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1.0   Background   

1.1         The ICO Health Group consists of four practices located in the vicinity of the Grove Park 
area of Lewisham. The practices are:  

 

 Boundfield Medical Centre, Boundfield Road SE6  

 Chinbrook Practice, 32 Chinbrook Road, SE12  

 Moorside Clinic (formerly Downham Way Practice), BR1 

 Marvels Lane Clinic, Marvels Lane SE12 
 

1.2 The ICO group formed through merging of the four practices in January 2013. They 
propose to consolidate Boundfield, Chinbrook and Marvels Lane practices and part-
consolidate Moorside practice into one new purpose built medical centre at No. 54 
Chinbrook Road. The Chinbrook Practice, located at 32 Chinbrook Road (a former 
dwellinghouse 114m west of the application site) would close and the applicant states that 
it would revert to residential use.  

2.0   Property/Site Description   

2.1 The application site is located on a corner plot on the south-western side of the junction of 
Chinbrook and Amblecote Roads, and presently contains a three-storey, five-bedroom 
detached dwellinghouse. The site has two existing vehicular accesses, one from 
Chinbrook Road providing access to the front garden and parking area and one from 
Amblecote Road providing access to two garages. 

2.2     The subject property is not located within a Conservation Area, nor is it subject to an 
Article 4 Direction. It is not a listed building, nor is it in proximity to any listed buildings.  

2.3     The site has a Public Transport Accessibility Level (PTAL) rating of 4 (good), within a 
range of 1-6, where 6 is ‘excellent’. Grove Park station is located 400 metres (a 5-minute 
walk) west of the site. Bus stops are located on both sides of Chinbrook Road, within 
approximately 40 metres of the subject site. 

2.4 The surrounding area is residential, of predominantly two and three storey semi-detached 
and terraced housing, though there are elements of infill on Chinbrook Road of a larger 
scale and footprint. The surrounding residential development is in a variety of styles 
relating to the particular era in which development was built. Amblecote Road generally 
dates back to early 20th Century development, Chinbrook Road is from the interwar 
period and there is evidence of post war local authority development diagonally opposite 
the site and further up the street towards Baring Road. 

2.5 The Quaggy River is located east of the site. The site is not located in an area at risk of 
flooding. 

3.0 Planning History 

3.1 A Certificate of Lawful Development was issued on 19 August 1993 for the use of the 
subject site for occasional respite care of up to two persons with learning difficulties. 

4.0 Current Planning Application 

The Proposals 

4.1 The proposal involves the demolition of the existing three-storey, five bedroom 
dwellinghouse (Use Class C3) and outbuildings on the site, and construction of a part 
single/part two/part three/part four storey purpose built building to provide a new medical 
centre (Use Class D1).  



 

 

4.2 The proposed building would contain 8 clinical rooms (six GP consulting rooms and two 
treatment rooms), together with ancillary clinical space, admin offices, staff areas and 
meeting rooms. It is expected that up to 11 medical staff (GPs/nurses) and 5 
administrative staff would be on site at any given time i.e. 16 total.  

4.3 It is proposed that the new building would consolidate existing GP surgeries at Boundfield 
Road, 32 Chinbrook Road and Marvels Lane and part-consolidate the Moorside Practice 
into one new purpose built medical facility.  

4.4 The Design & Access Statement states that the new health centre would coordinate and 
complement the facilities at the Moorside Clinic. All 12,000 patients of the group are free 
to book and attend appointments at any of the four sites currently. Within the Grove Park 
Ward approximately 6,000 patients currently utilise services from Marvels  Lane Clinic and 
Chinbrook Surgery. 

4.5 The proposed building would be of part 3/4 storeys in height facing Chinbrook Road, with 
this mass focused largely on the footprint of the existing dwelling, though extending closer 
to the boundary with Amblecote Road. The three storey element would be adjacent to the 
neighbouring property at 52 Chinbrook Road, with the four storey element located closer 
to Amblecote Road and set back from the front and side. To the rear, the building would 
project at a height of two storeys along Amblecote Road, reducing to a single storey (3.6m 
in height) closest to the boundary with No. 52, from which it would be set back by 3.6m.  

4.6 At ground floor level, the building would include a patient waiting room and reception, 
together with four GP consulting rooms, two treatment rooms and ancillary facilities 
including an admin office, interview room and storage etc.  

4.7 On the first floor would be two further GP consulting rooms, a sub wait room, counselling 
room, GP hot desk room, clinical pharmacist room, trainee room and ancillary facilities. 
The second floor would contain mainly offices, together with a staff room, while the third 
floor would provide a library/study area, meeting room and IT room. A living roof would be 
installed on the single storey roof and PV panels on the two storey element. 

4.8 The design is contemporary in appearance, incorporating flat roofs at each level and a 
curved wall as the building turns the corner between Chinbrook Road and Amblecote 
Road. It features full height glazing to the ground floor waiting room and third floor 
meeting room, facing brickwork in contrasting light and darker grey tones, marley eternit 
cladding to the two and three storey elements and aluminium framed windows throughout. 

4.9 The proposals include three car parking spaces at the rear for clinical staff, utilising an 
existing crossover. Three car parking spaces would be provided for visitors at the front of 
the development, one of which would be for disabled users.  

4.10 Parking and bin storage is located at the rear of the site, together with covered cycle 
parking for staff. Visitor cycle parking is provided within the forecourt, beside the main 
entrance.  

4.11 Soft landscaping is proposed in the form of three trees, two at the front and one to the 
rear, together with hedgeplanting on the public boundaries and shrub planting in the front 
and rear parking areas, which would be finished in block paving. 

 
5.0 Consultation 

5.1 This section outlines the consultation carried out by the applicant prior to submission and 
by the Council following the submission of the application and summarises the responses 
received.  



 

 

Pre-application consultation by applicant 

5.2 The applicant submitted a Public Consultation Statement in support of the application. 
The pre-application consultation carried out by the applicant, as stated in this document, 
can be summarised as follows:   

 questionnaire undertaken from January 2017 asking patients where they lived and 
how they travelled to the Chinbrook Surgery and Marvels Lane Medical Centre. 

 250 patients surveyed at the current Chinbrook Road Surgery. Of the 176 patients 
that responded over 89% supported the provision of new services at an enlarged 
new medical centre (survey date not stated). 

 public consultation event held on the 22nd March 2017. Invitations were sent to the 
Patient Partnership Group and 50 Neighbours. Illustrative material, including a CGI 
of the proposed design at that point, was also circulated. 22 people attended the 
public consultation meeting. 7 people completed a comments sheet and an 
additional comment was e-mailed in later. The main themes raised were: 

- the design of the new medical centre 

- the proposed location of the medical centre considering alternatives 

- transport and car parking issues 

- residential amenity particularly for direct neighbours 

 meeting of the Patient Participation Group held on the 28th March 2017 

 meeting with the neighbours at 52 Chinbrook Road on the 20th of April 

5.3 The statement summarises the issues raised during the consultation process and how the 
applicant has sought to address these in the submitted application. 

Post-submission consultation by Council 

5.4 The Council’s consultation exceeded the minimum statutory requirements and those 
required by the Council’s adopted Statement of Community Involvement.  

5.5 Site notices were displayed and letters were sent to residents and businesses in the 
surrounding area and the ward Councillors.  

Written Responses received from Local Residents and Organisations 

5.6 In response to consultation, 36 objections and 9 letters of support were received.  

5.7 The following planning concerns raised by objectors are summarised as follows:  

 Impact on parking locally, particularly Amblecote Road and Luffmann Road (which is 
on the edge of the CPZ and already experiencing pressure) 

 Inadequate parking provided on site 

 Construction impacts, including heavy vehicles 

 Lack of consultation 

 Traffic safety concerns: Chinbrook Road very busy and site is on a junction plus 
increased vehicle manoeuvres on Amblecote Road, potentially affecting users of 
Chinbrook Meadows. 

 Building too large and out of character with the area 

 Loss of attractive, family house 



 

 

 General noise and disturbance from high patient numbers 

 Loss of daylight to 52 Chinbrook Road 

 Loss of trees and wildlife habitat 

 Drainage issues 

 Concern that this application could set a precedent for houses to be demolished in 
place of flats 

 Vehicles will need to turn around in Amblecote Road and facilities should be 
provided for this 

 Proposal will remove the mature planting on the site 

 Increased air pollution from traffic and tree removal 

5.8 Comments of support are summarised as follows:  

 Would provide much needed, fit for purpose GP facilities.  

 Will provide disabled access and parking, which are not available at the existing 
surgery at 32 Chinbrook Road 

 32 Chinbrook Road surgery is outdated and cramped 

 GP surgery supports local businesses, particularly pharmacies  

 NHS considers existing premises unsatisfactory and will close them 

 Consultation meetings well publicised 

 Due to the nature of the public meetings, the results of the technical assessments 
undertaken did not come across fully 

Local Meeting 

5.9   The Council’s Statement of Community Involvement (SCI) requires that a local meeting be 
offered to those who have made representations and the applicant at least two weeks 
prior to a decision being made on a planning application, in the following circumstances: 

 where one or more objection(s) have been received from a residents’ association, 
community/amenity group or ward Councillor; and/or 

 where a petition is received containing more than 25 signatures; and/or 

 where 10 or more individual written objections are received from different residents. 
 

5.10   As more than 10 objections were received, a Local Meeting was held on 19th June 2017.  
It was attended by approximately 50 local residents (41 signed attendance sheet), all ward 
councillors and Heidi Alexander. Representatives of the local NHS Clinical Commissioning 
Group (CCG) also attended and confirmed their support for the proposals. The general 
consensus at the meeting was that a new GP surgery is needed in Grove Park, however 
the majority of attendees at the meeting expressed concern about the proposed site due 
mainly to parking generation issues. 

5.11   The minutes of the Local Meeting are attached in full as Appendix A to this report.  

Written Responses received from Statutory Agencies 

Highways and Transportation 

5.12 The site is well located in terms of proximity to bus stops and Grove Park Station, and the 
parking survey within the Transport Statement does identify that there is some on-street 
capacity within the surrounding CPZ (in Amblecote Road) to accommodate the parking 
demand generated by the proposal.  

5.13 The parking survey does highlight that there is on-street parking stress in Luffman Road 
which doesn't benefit from being in the Grove Park CPZ and the proposal does have the 
potential to exacerbate the situation, particularly during the hours when the CPZ is in 
operation. In order to mitigate against the impact, the applicant would be required to make 



 

 

a contribution towards consulting residents on extending the area of the CPZ to include 
Luffman Road. 

5.14 As identified in the Transport Statement 66% of visitors to the site will travel to the site by 
sustainable modes of transport. The Transport Statement submitted with the application 
doesn't adequately assess the quality of the pedestrian environment in the vicinity of the 
site.  Given the increase in the number of pedestrian and bus trips to the site, highways 
improvement works would be required to improve pedestrian and bus passengers 
accessibility to the site. So, the applicant should be required to contribute to securing 
improvements to crossing facilities in the vicinity of the site, including: providing an 
informal crossing facility on Chinbrook Road (a pedestrian refuge or road narrowing/build 
out) and entry treatment works on Amblecote Road (tactile paving) to improve pedestrian 
access to the site. 

5.15 The applicant has since agreed to provide a financial contribution to deliver these works 
and the Council’s Highways Officer has confirmed that the scheme is therefore 
acceptable in highways terms.  

Ecological Regeneration Manager 

5.16 No objection subject to the implementation of mitigation measures. These include the 
provision of artificial roosting features, the retention of as much landscaping as possible 
and keeping site lighting to a minimum.  

Thames Water 

5.17 No objection with regard to water and sewerage infrastructure capacity. 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. No piling should be permitted 
without provision and approval of a piling method statement. 

Met Police 

5.18 Have met with representatives of Alexander-Sedgley to discuss this scheme and provided 
site specific advice to them, following the guidelines contained within ‘Secured by Design 
Guide for Commercial Developments, 2015’. Should this application proceed, there 
should be no reason why this development, should not be able to achieve the security 
requirements of Secured by Design with the guidance of Secured by Design Commercial 
Developments 2015 and with help and guidance from the South East Designing Out 
Crime Office. Further, I feel that the adoption of these standards will help to reduce the 
opportunity for crime, creating a safer, more secure and sustainable environment. 
Recommend that this is secured by condition. 

6.0 Policy Context 

Introduction 

6.1 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) 

6.2 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 

6.3 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)’. 

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

 Other National Guidance 

6.5 The other relevant national guidance is: 

Design  

Health and wellbeing  

Planning obligations  

Renewable and low carbon energy  

Travel plans, transport assessments and statements in decision-taking  

Use of Planning Conditions  

London Plan (2016) 

6.6 The London Plan policies relevant to this application are:  

Policy 3.1 Ensuring equal life chances for all 
Policy 3.2 Improving health and addressing health inequalities 
Policy 3.14 Existing housing 
Policy 3.15 Co-ordination of housing development and investment 
Policy 3.16 Protection and enhancement of social infrastructure 
Policy 3.17 Health and social care facilities 
Policy 5.3 Sustainable design and construction 
Policy 5.11 Green roofs and development site environs 



 

 

Policy 5.13 Sustainable drainage 
Policy 5.18 Construction, excavation and demolition waste 
Policy 6.3 Assessing effects of development on transport capacity 
Policy 6.7 Better streets and surface transport 
Policy 6.9 Cycling 
Policy 6.10 Walking 
Policy 6.11 Smoothing traffic flow and tackling congestion 
Policy 6.12 Road network capacity 
Policy 6.13 Parking 
Policy 7.1 Building London’s neighbourhoods and communities 
Policy 7.2 An inclusive environment 
Policy 7.3 Designing out crime 
Policy 7.4 Local character 
Policy 7.6 Architecture 
Policy 7.19 Biodiversity and access to nature 
Policy 8.2 Planning obligations 
Policy 8.3 Community infrastructure levy 
 

London Plan Supplementary Planning Guidance (SPG) 

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

Social Infrastructure (2015) 
Character and Context (2014) 
Accessible London: Achieving an Inclusive Environment (2014) 
Sustainable Design and Construction (2014) 
Planning for Equality and Diversity in London (2007) 
Control of dust and emissions from construction and demolition (2014) 
 

Core Strategy 

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

Spatial Policy 1 Lewisham Spatial Strategy 
Spatial Policy 5 Areas of Stability and Managed Change 
Core Strategy Policy 1 Housing provision, mix and affordability 
Core Strategy Policy 7 Climate change and adapting to the effects 
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 
Core Strategy Policy 19 Provision and maintenance of community and recreational 

facilities 
Core Strategy Policy 20 Delivering educational achievements, healthcare provision and 

promoting healthy lifestyles   
Core Strategy Policy 21   Planning obligations 
 
Development Management Local Plan 

6.9 The Development Management Local Plan was adopted by the Council at its meeting on 
26 November 2014. The Development Management Local Plan, together with the Site 
Allocations, the Lewisham Town Centre Local Plan, the Core Strategy and the London 
Plan is the borough's statutory development plan. The following lists the relevant strategic 

http://www.london.gov.uk/thelondonplan/guides/spg/spg_01.jsp
http://www.london.gov.uk/thelondonplan/guides/spg/spg_04.jsp
http://www.london.gov.uk/thelondonplan/guides/spg/spg_07.jsp
http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_04.jsp


 

 

objectives, spatial policies and cross cutting policies from the Development Management 
Local Plan as they relate to this application: 

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

DM Policy 1              Presumption in favour of sustainable development 

DM Policy 2     Prevention of loss of existing housing 

DM Policy 22  Sustainable design and construction 

DM Policy 23  Air quality 

DM Policy 24  Biodiversity, living roofs and artificial playing pitches 

DM Policy 25  Landscaping and trees 

DM Policy 26   Noise and vibration 

DM Policy 27  Lighting 

DM Policy 28   Contaminated land 

DM Policy 29  Car parking 

DM Policy 30  Urban design and local character 

DM Policy 41   Innovative community facility provision 
 

Planning Obligations Supplementary Planning Document (February 2015) 

6.11 This document sets out guidance and standards relating to the provision of affordable 
housing within the Borough and provides detailed guidance on the likely type and 
quantum of financial obligations necessary to mitigate the impacts of different types of 
development.   

7.0 Planning Considerations 

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

a) Principle of Development 
b) Design 
c) Highways and Traffic Issues 
d) Impact on Adjoining Properties 
e) Sustainability and Energy 
f) Ecology and Landscaping 
g)  Planning Obligations  
 

Principle of Development 

7.2 The proposal involves the loss of an existing single-family dwelling house and in its place, 
a new building to provide a health care facility. The policies of the Local Plan generally 
discourage the loss of residential accommodation. Specifically, the Council’s 
Development Management Local Plan (DMLP) DM Policy 2 sets out that the Council will 
only grant permission for the loss of housing where:  

 the proposed redevelopment would result in housing gain which regenerate and 
replace older housing estates in line with an agreed plan or strategy.  

 the land or premises are allocated for another use in an adopted Local Plan.  

 a change of use to a local community service or facility is proposed that meets an 
identified need.  

 an economic viability study confirms that the dwelling(s) cannot be rehabilitated to a 
satisfactory standard at reasonable cost.  



 

 

 evidence shows that environmental problems are such that demolition and 
redevelopment is the only effective option.  
 

7.3 A new health centre would constitute a local community service or facility and therefore 
the principle of the loss of housing on this site to accommodate this use would be 
acceptable in principle provided that it meets an identified need. 

7.4 The submitted Design and Access Statement states that the ICO Group formed to help 
with a number of complex issues including the impending retirement of senior clinicians, 
inadequate premises and a number of relatively small patient list sizes which ran the risk 
of not being financially viable in the long term.  

7.5 It is also stated that two other GP surgeries have closed within the area in recent years 
(Dr Sarker’s & Dr Whitworth’s), resulting in significant growth in the patient list sizes of 
Marvels Lane Clinic and Chinbrook Surgery leading to further strain on their existing, 
inadequate premises.  

7.6 It is stated that, within the Grove Park Ward approximately 6,000 patients currently utilise 
services from Marvels Lane Clinic and Chinbrook Surgery. The practice merger and 
intended collaborative working has logistically posed difficulties for the overall Group e.g. 
Marvels Lane based patients need to go to Chinbrook for Child Health Checks, Chinbrook 
based patients go to Marvels Lane for Phlebotomy services.  

7.7 The applicant states that a large proportion of Grove Park patients are forced to use 
Moorside Clinic due to lack of capacity at the other practices, which is evident from 
emergency appointments at the Grove Park locations filling up before those at Moorside. 
The proposal therefore seeks to ‘balance’ the Group’s services according to patient need. 
The applicant estimates, based on the addresses of patients, that approximately 6,000 
would favour the application site location, with the remainder opting for Moorside.  

7.8 At present, 600 patients use the Boundfield Road site and it is only open Monday and 
Thursday from 8am-1pm. It is stated that many of these patients use Moorside and 
sometimes Marvels Lane and Chinbrook Road. Currently, the main administrative support 
and management base of the Group is located at Moorside Clinic. This is planned to 
move to the new health centre, freeing up space at Downham Health & Leisure Centre, 
which is recognised as a local hub, for more patient services to be developed. 

7.9 It is further stated that it is financially not feasible for both Marvels Lane and Chinbrook 
Surgery to continue operating from separate sites, that both sites are inadequate for the 
future needs of primary care provision and neither site is suitable to accommodate the 
combined and growing patient lists. Specifically, the applicant states that it is extremely 
challenging to provide responsive healthcare to their patients when staff are spread 
across four sites. They state that both these premises are difficult to maintain and 
upgrade, and would not meet the requirements of the Care Quality Commission (CQC), 
particularly around infection control requirements. It is additionally noted that none of the 
three sites at Chinbrook Road, Marvels Lane and Boundfield Road operate 5 days a 
week. 

7.10 The applicant also states that, any replacement premises for both the Chinbrook and 
Marvels Lane surgeries, would need to be equally accessible to both practice populations 
and would need to be within Grove Park Ward. At the local meeting it was stated that, 
since the ICO Health Group was formed, the practice has looked at 10 sites for potential 
consolidation, and this is the only one that was feasible and could be progressed to 
planning stage. 

7.11 The applicant’s Planning Statement sets out the need for the new health centre, stating 
that the new centre would be fit for purpose, and thereby able to provide significant health 



 

 

benefits in the locality, helping to significantly improve health diagnostics and provide 
opportunities for new treatment pathways. The new medical centre would be fully 
wheelchair accessible, unlike existing provision. All clinical room spaces would be 
appropriately sized, with new up-to-date equipment and compliant with the latest NHS 
standards to allow for best clinical practice and help reduce patient infection risks. 

7.12 At the local meeting the NHS Clinical Commissioning Group (CCG) representative stated 
that the existing practice facilities were not fit for purpose and that the proposals have 
been through an approvals process to make sure that the building is the right size for the 
community. The applicant has also since confirmed that the CCG will no longer support 
the conversion of a dwelling and are seeking purpose built facilities for the delivery of 
healthcare. 

7.13 Policy 3.17 of the London Plan 2016 states that the Mayor will support the provision of 
high quality health and social care appropriate for a growing and changing population, 
particularly in areas of underprovision or where there are particular needs. It goes on to 
state that development proposals which provide high quality health and social care 
facilities will be supported in areas of identified need, particularly in places easily 
accessible by public transport, cycling and walking. 

7.14 Additionally, Policy 3.16, which relates more generally to social infrastructure, states that 
development proposals which provide high quality social infrastructure will be supported 
in light of local and strategic social infrastructure needs assessments and that facilities 
should be accessible to all sections of the community (including disabled and older 
people) and be located within easy reach by walking, cycling and public transport.  

7.15 In terms of the Council’s own policies, Core Strategy Objective 11: Community Well-being 
seeks to provide ‘physical, social and green infrastructure, including high quality health 
and education facilities, that are accessible and suitable to all of Lewisham’s residents, to 
foster independent community living.’ Core Strategy Policy 19 states that the Council will 
work with its partners to ensure a range of health and other facilities are provided, 
protected and enhanced across the borough. The Council will apply the London Plan 
policies to ensure that: the needs of current and future populations are sufficiently 
provided for; the preferred location for new uses will be in areas that are easily accessible 
and located within close proximity of public transport, services and town centres; and a 
safe and secure environment is created and maintained. In addition, Core Strategy Policy 
20 states that the Council will work with its partners to improve health and promote 
healthy lifestyles across the borough by supporting the Lewisham University Hospital, 
health centres and GP surgeries. 

7.16 The proposed location is considered to have good accessibility, indicated by its PTAL 
rating of 4, being located on bus routes and within walking distance of Grove Park Station 
and town centre. It is accepted that there is a need for enhanced health facilities in Grove 
Park and that the loss of the existing dwelling house to provide this facility is in line with 
policy DM2. Therefore, it is considered that the principle of development is acceptable, 
subject to the proposals meeting other policy requirements, particularly in respect of 
design, highways and traffic issues, impact on adjoining occupiers, sustainability, ecology 
and landscaping. These matters are considered in turn below.  

Design 

7.17 Urban design is a key consideration in the planning process. The NPPF makes it clear 
that national government places great importance on the design of the built environment. 
Good design is a key aspect of sustainable development, is indivisible from good 
planning, and should contribute positively to making places better for people. The NPPF 
states that it is important to plan positively for the achievement of high quality and 



 

 

inclusive design for all development, including individual buildings, public and private 
spaces and wider area development schemes. 

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

7.19 London Plan and Core Strategy design policies further reinforce the principles of the 
NPPF setting out a clear rationale for high quality urban design. Core Strategy Policy 15 
states that the Council will apply national and regional policy and guidance to ensure the 
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, is 
sensitive to the local context, and responds to local character.  DM Policy 30 states that 
the Council will require all development proposals to attain a high standard of design. 
Therefore the Council sets a high standard of design within the Borough.  

Layout, scale, massing and appearance 

7.20   The proposals would replace the existing dwelling house with a building significantly larger 
in terms of both its scale and footprint. The scheme was subject to pre-application 
discussions with officers and the scale of the building was reduced during that process. 
The 3/4 storey element of the building would sit approximately in the same position as the 
existing dwelling on the plot. This mass would sit within the front and rear building lines of 
the existing dwelling, though extending to the side to bring the side building line closer to 
Amblecote Road. The fourth floor would be set back from both Chinbrook and Amblecote 
Roads and the building steps down to three storeys adjacent to 52 Chinbrook Road. By 
maintaining the front and rear building lines of the adjacent dwelling, the potential for the 
proposed building to have an overbearing impact on the adjoining occupier is reduced. A 
biodiverse living roof would extend over the single storey element of the building, helping 
to soften the appearance of the structure in views from the neighbouring dwelling. 

7.21 The proposed building would then extend back to the rear at part single/part two storey 
scale, with the two storey element focused along the Amblecote Road boundary. The side 
building line is set in from the boundary, providing a landscaped buffer, which is important 
to integrate the scheme within the residential character of the area. 

7.22 The proposed four storey height across a small portion of the building is considered to be 
appropriate on a corner site such as the subject site, particularly given the community 
function of the building and to add architectural interest in the streetscene. The building 
incorporates a curve as it ‘turns’ the corner which, together with the level of fenestration 
and use of a lightweight material on the set back top floor and two storey element to the 
rear, serves to ‘break down’ the apparent mass of the building and aid its integration with 
the scale of the surrounding residential dwellings.  

7.23 The primary facing material would be brick of two contrasting grey tones. The proposed 
brick adjacent to No.52 Chinbrook Road would be a slightly darker multi grey brick to 
provide a sympathetic transition between the existing dwelling and the main curved 
corner feature of the new building, treated in a lighter grey brick.  A Marley Eternit 
‘Vertigo’ slate cladding is proposed to all the upper floor levels to suggest an element of 
roof rather than wall. Windows would be in aluminium/wood composite. Based on the 
details submitted, the proposed materials are considered to be of a high quality.  

Landscape and boundary treatment 

7.24 Greenery and vegetation in the form of lawn, shrubs and trees is an obvious character of 
the residential surroundings. Due to the larger building footprint proposed compared with 
the existing dwelling, a reduction in green space at the property would occur which has 



 

 

the potential to detract from the character of the area. Officers therefore advised at pre-
application stage that landscaping would be an important aspect of the design, 
fundamental to integrating the building within its setting, and that proposals would need to 
be developed to a detailed level alongside the building design. 

7.25 As a principle, the design ensures that the existing significant mature tree located on the 
public footpath on Chinbrook Road is retained. Three new trees are proposed within the 
site, two to the entrance forecourt and one to the rear, on the Amblecote Road boundary. 
Hedge planting is proposed on the north, east and west boundaries, except where 
pedestrian or vehicular access is proposed. On the public boundaries, galvanised black 
vertical railings are also proposed. Existing boundary fencing adjoining neighbouring 
properties to the west and south would be retained.  

7.26 Shrub planting is proposed within the entrance forecourt, rear parking area and on the 
boundary with 52 Chinbrook Road. All planting is stated as being native/semi-native 
species. Paving is proposed for the parking areas to the front and rear, with contrasting 
paving to demarcate the pedestrian access. 

7.27 It is considered that the landscaping and boundary proposals would serve to continue the 
strong green edge on the Chinbrook and Amblecote Road frontages. The trees, hedges 
and shrub planting would soften the appearance of the building and provide a welcoming 
entrance. It is considered that the landscaping proposals are well considered, relate to 
the building and its context and are of a high quality. Details of the planting specification 
and materials, including permeability, should be required by condition.  

Summary 

7.28 Taking all of the above elements together, it is considered that the design constitutes a 
successful, contemporary response to the local context and ensures that, while the 
building would be prominent, it would not be overly dominant or incongruous in the 
streetscene.  

 Highways and Traffic Issues 

7.29 Core Strategy Policy 14 ‘Sustainable movement and transport’ supports government 
policy and guidance which promotes more sustainable transport choices through walking, 
cycling and public transport, adopting a restricted approach on parking to aid the 
promotion of sustainable transport and ensuring all new and existing development of a 
certain size have travel plans. 

Highway impacts 

7.30 The Transport Statement submitted with the application provides an assessment of the 
impact of the proposed health centre on traffic generation in the area. The assessment is 
based on the surgery being open between the hours of 8.00am and 6.30pm Monday to 
Friday. Although Saturday opening is not anticipated, it is nevertheless assessed in the 
report. 

7.31 The Statement provides an estimate of the traffic generated by the proposed centre 
based on data for comparable facilities, by use and location in relation to public transport, 
using the TRAVL database. This enables an estimate of the number of patients visiting 
the proposed health centre according to the number of consulting, treatment and other 
rooms provided.  

7.32 The Statement identifies that each consulting room would have 5 appointments per hour 
mostly with one patient. Allowing that one of those 5 is accompanied, there would be 6 
visits per hour over 5.5 hours (the daily appointment window), resulting in 33 visits per 



 

 

room per day. If all 6 rooms are being used at the same time - which it is stated would be 
unlikely to be the case very often – then it would be on average 36 patients/visitors per 
hour. 

7.33 Two treatment rooms are proposed, with an average of 3 appointments. Allowing for one 
patient to be accompanied per hour, this would result in 22 visits per room per day. If both 
rooms are being used at the same time – which is likely to be the case on many days – 
then there would be on average 8 visits per hour. 

7.34 With the exception of staff, the other rooms are mostly rooms that patients already visiting 
the practice would subsequently use e.g. the clinical pharmacist, interview and 
counselling rooms.  

7.35 Out of the four existing GP practices which would be consolidated as part of the proposal, 
Chinbrook Practice is located nearby, 114m west of the proposed site location. Therefore, 
the ‘net’ increase in traffic on Chinbrook Road as a result of the proposed development 
has been calculated by discounting the traffic associated with the existing Chinbrook 
Practice (5 consulting rooms).  

7.36 Based on the above, the Transport Statement calculates the net increase in vehicular 
traffic on Chinbrook Road and other streets in the vicinity of the site during the 
development peak hours (Monday to Friday). These are: 

 AM Peak Hour: 10 two-way vehicle trips 

 PM Peak Hour: 9 two-way vehicle trips 

7.37 The Transport Statement identifies that a maximum net increase of 10 two-way vehicle 
trips equates to one additional vehicle approximately every six minutes. The Saturday 
increase is higher, at 21 trips, though this does not coincide with the Saturday peak of 11-
12 noon. 

7.38 A maximum net increase in walking/public transport trips by 13 trips (two-way) is 
calculated to occur on Chinbrook Road and other streets in the vicinity of the site between 
the hours of 10:00 – 11:00 hours which equates to one additional walking/public transport 
trip approximately every five minutes. 

7.39 These levels of increased vehicular and pedestrian/public transport trips are not 
considered to be significant. 

  Highway safety 

7.40 Concern has been raised in consultation responses from residents relating to highway 
safety, particularly around the junctions of Chinbrook Road with Luffmann Road and 
Amblecote Road and with regard to additional vehicles using Amblecote Road. 

7.41 The Transport Statement includes road traffic accident data for a three year period to the 
end of July 2016 in the vicinity of the site, obtained from TfL. This shows that a total of five 
accidents occurred during the study period. There were no pedestrians involved in the 
accidents. 

7.42 Out of the five accidents, four occurred at the Chinbrook Road junction with Luffman Road 
and one occurred at the Chinbrook Road junction with Amblecote Road. The accidents at 
the Chinbrook Road junction with Luffman Road occurred as a result of vehicles exiting 
Luffman Road onto Chinbrook Road either without looking properly or disobeying the give-
way road markings. 



 

 

7.43 The accident at the Chinbrook Road junction with Amblecote Road occurred as a result of 
one vehicle rear shunting another vehicle which braked suddenly. The vehicle behind was 
reported to travel too fast for the conditions. 

7.44 As such, the accident analysis shows that all the accidents within the vicinity of the site 
were the result of driver error.  It is noted that the accidents recorded occurred prior to the 
introduction of the 20mph speed limit in the Borough in September 2016. TfL have 
confirmed that no additional accidents occurred in the vicinity up to November 2016, 
which is the most recent data available. The applicant states in their Traffic Note dated 
July 2017 that patients usually drive in and reverse out of the two parking spaces at the 32 
Chinbrook Road surgery and that no accidents have been reported at or in close proximity 
to that site.  

7.45 The Council’s Highways Officer has advised that, based on the nature of the scheme and 
trip generation together with the mitigation proposed, the proposal would not give rise to 
concerns over highway safety. 

Access 

7.46 The existing site access arrangements (i.e. accesses on Chinbrook Road and Amblecote 
Road) will be retained as part of the proposals. 

7.47 The site has a PTAL rating of 4 (good accessibility) and is located within 5 minutes 
walking distance of Grove Park Rail Station. Bus stops located within 40m on Chinbrook 
Road provide access via four bus routes to Downham, Catford, Lewisham and Bromley 
and other destinations. 

7.48 The submitted Transport Statement identifies that 66% of visitors to the site will travel by 
sustainable modes of transport. Given the increase in the number of pedestrian and bus 
trips to the site, it is considered that highways improvement works are necessary to 
improve pedestrian and bus passenger accessibility to the site, including the provision of 
an informal crossing facility on Chinbrook Road (a pedestrian refuge) and entry treatment 
works on Amblecote Road (tactile paving), to improve pedestrian access to the site. 
These works have been costed at £7,500, which the applicant has agreed to cover, and 
would be secured by legal agreement. 

Cycle Parking 

7.49 Cycle parking should be provided in line with London Plan Policy 6.9 Cycling and Table 
6.3 Cycle Parking minimum standards.  

7.50 The proposed facility is expected to have a maximum of 11 medical staff (GPs/Nurses) 
and up to five administrative staff at any given time i.e. total of 16 staff. The plans include 
six cycle parking spaces by the front entrance of the building for patients and four secure 
and dry spaces to the rear for the use of staff, which exceeds the London Plan cycle 
parking standards by two. In addition, staff shower/changing facilities and lockers are 
shown within the building.  

7.51 This level of provision is considered good and is therefore acceptable. 

Car Parking 

7.52 The proposed plans have been amended in response to comments during the 
consultation process to show a total of six parking spaces. Three spaces at the front of 
the site, accessed from Chinbrook Road, would provide 1 disabled space and two regular 
spaces for visitors. To the rear, three spaces would be provided for staff, accessed from 
Amblecote Road. Previously, 5 spaces were shown in this location in a tandem 



 

 

arrangement (one directly behind the other). However, on further review, the Council’s 
Highways Officer advised that this would give rise to concern as it may involve a 
significant amount of vehicle reversing manoeuvres on Amblecote Road, which would 
increase the potential for conflict and could have highway safety implications.  

7.53 Paragraph 39 of the NPPF advises that local authorities should, when setting local 
parking standards for residential and non-residential development, take into account: 

 the accessibility of the development; 

 the type, mix and use of development; 

 the availability of and opportunities for public transport; 

 local car ownership levels; and 

 an overall need to reduce the use of high-emission vehicles. 
 

7.54 Table 6.2 of The London Plan sets out maximum parking standards according to land 
use, however does not cover GP surgeries or health centres. Core Strategy Policy 14 
adopts a managed and constrained approach to car parking provision in order to 
contribute to the objectives of traffic reduction and promotes the potential use of 
Controlled Parking Zones (CPZs), which may be required to prevent parking demand 
being displaced from the development onto the surrounding streets. 

7.55 In determining the actual number of spaces to be provided, an appropriate balance needs 
to be struck between supporting new development and preventing excessive car parking 
provision that can undermine cycling, walking and public transport use. The site has good 
access to public transport, local shops and other services and the proposal includes cycle 
parking for visitors and staff in accordance with the London Plan requirements. 

7.56 Parking surveys were undertaken to provide an accurate picture of existing parking 
pressure in the area. These were undertaken on the 25th March 2017 (Saturday) and 27th 
March 2017 (Monday) between the hours of 09:00 – 14:00 hours and 08:00 – 20:00 hours 
respectively. Concern was raised in consultation responses that the surveys took place 
during half term break. Having checked the term times for Lewisham Schools officers can 
confirm that the second half of the Spring term ran from 20th February to 31st March, 
therefore the midweek survey took place during term time and is robust. 

7.57 There are six short term parking spaces (maximum 2 hour stay) located on the western 
side of Amblecote Road, adjacent to the application site. The parking survey within the 
submitted Transport Statement identifies that, during the proposed opening hours of the 
health centre, there is generally sufficient capacity in these bays in conjunction with the 
spaces provided on site, to accommodate the visitor parking demand generated by the 
proposal. The survey identified one 1-hour period (3-4pm) when there was a shortfall of 
one space midweek. The Saturday survey showed no shortfall. The Council’s Highways 
Officer advised that the actual parking demand would be likely to vary from day-to-day 
and they were therefore comfortable with the theoretical shortfall of one car parking space 
given the general policy direction towards limiting car use. 

7.58 The proposals provide 3 spaces for staff of the health centre, intended to be used by the 
GPs so that they can make home visits. According to the travel survey of staff, 47% travel 
by car. With a staff quota of 16, this would mean that 7.5 people travel by car, giving an 
overspill of 5 spaces. These staff would be unable to park on Amblecote Road given the 
CPZ and would need to park further afield or travel by other means. The applicant states 
that there are 2 parking spaces at the current 32 Chinbrook Road surgery, which are 
unallocated and used primarily by patients, therefore staff presently need to park off site. 
It is also stated that the existing Chinbrook Road does not provide staff cycle parking and 
so the provision of such facilities at the proposed site would be expected to lead to a 
reduction in the use by staff of cars to journey to/from work. 



 

 

7.59 Concerns were raised by the Council’s Highways Officer that the proposal may add to 
parking stress levels on Luffmann Road, which sits on the edge of the Grove Park CPZ. 
The proposal has the potential to exacerbate this situation, particularly during the hours 
when the CPZ is in operation. In order to mitigate against this impact, it is recommended 
that the applicant be required to make a financial contribution towards consulting 
residents on extending the area of the CPZ to include Luffman Road. The level of 
contribution required is £10,000, which the applicant has agreed to and would be secured 
via legal agreement. 

7.60 In addition, the applicant has submitted a Framework Travel Plan aimed at increasing 
travel to the site by sustainable means, the implementation of which could be a condition 
of approval. On the basis of the proposed mitigation measures, the application proposals 
are considered to be acceptable with regard to transport and parking. 

Refuse 

7.61 Delivery and servicing of the proposed facility would match existing arrangements. The 
number of deliveries is anticipated to be low. Refuse and waste would be collected via on-
street from Amblecote Road. 

Summary 

7.62 The Council’s Highways Officer has advised that the proposal is acceptable in transport 
terms, subject to the mitigation specified in the form of contributions towards CPZ review 
and pedestrian environment improvements, as well as conditions in respect of 
implementation of a Travel Plan, provision of a construction logistics plan for approval, 
provision of parking spaces as proposed and details of cycle parking. 

 Impact on Adjoining Properties 

7.63 Core Strategy Policy 15 requires that any adverse impact on neighbouring amenity 
arising from development proposals will need to be addressed. 

Overbearing impact 

7.64 As covered earlier in this report, it is considered that the scale and proportions of the 
proposed scheme are appropriate to the context of the site and would not give rise to an 
overbearing impact on neighbouring occupiers. 

Privacy 

7.65 There are no windows proposed in the first floor rear projection facing west and therefore 
no direct overlooking of the rear garden of No 52 would arise. The proposed building 
includes windows on the rear façade at first and second floor levels which face the rear of 
the application site, towards 125 Amblecote Road. At first floor level, whilst a degree of 
overlooking towards the rear garden of No 52 could arise from this part of the building, it 
would be at an oblique angle and similar to the present situation as the existing dwelling 
has a similar amount of fenestration at 1st floor level. At second level, the proposed 
building would introduce an additional window compared to the existing situation, which 
would be closer to the boundary with No 52. As this would give rise to an increase in 
overlooking, officers requested that it be obscure glazed and this is reflected in the 
current plans.  There are no facing windows on the side elevation of 125 Amblecote Road 
and therefore no impact arising on the privacy of those occupiers as a result of the 
proposal.  

 

 



 

 

Daylight, Sunlight and Overshadowing 

7.66 The applicant has submitted overshadowing studies showing the shadowing arising from 
the existing dwelling and proposed building during the equinox and summer solstice. 
During the equinox (March/September 21st) a greater level of overshadowing would occur 
to the front and rear gardens of 52 Chinbrook Road and to the front garden of 50 
Chinbrook Road at 8am, however this would dissipate by 12 noon. The BRE Guidelines 
“Site Layout Planning for Daylight and Sunlight – A Good Practice Guide” are the 
accepted standard for assessment of daylight and overshadowing impacts. For 
overshadowing, the BRE guidelines state that any garden should have at least two hours 
of sunshine for at least half the garden. The submitted shadow studies indicate that the 
garden of No52 would retain over four hours sunlight for the whole of the garden during 
the equinox. During the summer solstice (21st June), the impact is reduced. Officers have 
reviewed the shadow diagrams and, given the southerly aspect of the rear gardens of 52 
and 54 Chinbrook Road, consider that they are an accurate reflection of the likely 
impacts. These impacts are considered to be minor in the context of the BRE guidelines.  

7.67 Overall, the assessment demonstrates that the proposed scheme will not give rise to any 
unacceptable impact on the amenity of neighbouring properties in terms of an 
overbearing relationship, loss of privacy, daylight or overshadowing.  

Sustainability and Energy  

7.68 Policy 5.3 Sustainable Design and Construction of the London Plan states that the 
highest standards of sustainable design and construction should be achieved in London 
to improve the environmental performance of new developments and to adapt to the 
effects of climate change over their lifetime.  

7.69 Policy 5.2 Minimising Carbon Dioxide Emissions of the London Plan states that 
development should make the fullest contribution to minimising carbon dioxide emissions 
in accordance with the following energy hierarchy: 

1  Be Lean: use less energy 

2   Be clean: supply energy efficiently 

3  Be green: use renewable energy 

7.70 Achieving more sustainable patterns of development and environmentally sustainable 
buildings is a key objective of national, regional and local planning policy. London Plan 
and Core Strategy Policies advocate the need for sustainable development. All new 
development should address climate change and reduce carbon emissions. Core 
Strategy Policy 8 requires all new non-residential development to achieve a BREEAM 
rating of ‘Excellent’.  

7.71 The applicant has submitted a BREEAM Pre-Assessment Report in support of the 
application, prepared by BRE accredited assessors. The report assesses the 
performance of the proposed scheme in respect of the 10 BREEAM accreditation areas: 
management, health & wellbeing, energy, transport, water, materials, waste, landuse and 
ecology, pollution and innovation and concludes that a BREEAM score of 74.10% is 
achievable, giving a BREEAM rating of ‘Excellent’.  

7.72 On this basis, the scheme would meet the requirements of Core Strategy Policy 8.  

 

 

 



 

 

Other considerations 

Ecology 

7.73 The application site contains planting to the front, side and rear, typical of a mature 
residential garden. The trees are not subject to Tree Preservation Orders and the site is 
not located within an area of designated landscape or wildlife conservation value.  

7.74 The application is supported by a Preliminary Ecological Appraisal (February 2017), 
which identified that the site site shows potential to support breeding birds and roosting 
bat. As bats are a protected species, a further survey was undertaken, the results of 
which were presented in a report submitted in June 2017. The report identifies that no bat 
activity was observed and therefore no mitigation is required in respect of bats in relation 
to the proposed works.  

7.75 Both reports have been reviewed by the Council’s Ecological Regeneration Manager and 
he has advised that the methodology and results are accepted.  He has raised no 
objection, subject to the implementation of mitigation measures including the provision of 
artificial roosting features, the retention of as much landscaping as possible and keeping 
site lighting to a minimum. A condition has been specified to require details of artificial 
bird and bat nests to be provided for approval. Although limited existing vegetation would 
be retained, the landscape proposals indicate native/semi-native species and this can be 
controlled by condition. Similarly, details of lighting can be adequately controlled by 
condition.  

7.76 In summary, the site is not designated for its nature conservation value and has been 
assessed by a qualified ecologist as being of low ecological value. Provided that the 
specified mitigation measures are put in place, the proposals are considered to have a 
neutral impact on local biodiversity. 

Construction 

7.77 Concern has been raised regarding disruption to local residents arising from construction 
works. A condition requiring a Construction Management Plan, plus the Council's normal 
Code of Construction Practice will enable to Council to limit working hours to reasonable 
times in order to address these concerns, although it is inevitable that some disruption 
would occur during the demolition and construction phases. 

Planning Obligations 

7.78 The National Planning Policy Framework (NFFP) states that in dealing with planning 
applications, local planning authorities  should consider whether otherwise unacceptable 
development could be made acceptable through the use of conditions or planning 
obligations. Planning obligations should only be used where it is not possible to address 
unacceptable impacts through a planning condition. It further states that where 
obligations are being sought or revised, local planning authorities should take account of 
changes in market conditions over time and, wherever appropriate, be sufficiently flexible 
to prevent planned development being stalled. The NPPF also sets out that planning 
obligations should only be secured when they meet the following three tests: 

(a) Necessary to make the development acceptable 

(b) Directly related to the development; and 

(c) Fairly and reasonably related in scale and kind to the development 



 

 

7.79 Paragraph 122 of the Community Infrastructure Levy Regulations (April 2010) puts the 
above three tests on a statutory basis, making it illegal to secure a planning obligation 
unless it meets the three tests. 

7.80 The obligations sought are as follows: 

 Financial contribution in respect of CPZ review: £10,000  

 Financial contributions in respect of highways improvements:  

- Informal crossing facility (Chinbrook Road): £5,000 

- Tactile paving (Chinbrook/Amblecote junction): £2,500 

 Monitoring, legal and professional costs 

7.81 As set out elsewhere in this report, the obligations outlined above are directly related to 
the development. They are considered to be fairly and reasonably related in scale and 
kind to the development and to be necessary and appropriate in order to secure policy 
objectives, to mitigate the proposed development’s impact and make the development 
acceptable in planning terms. Officers are therefore satisfied the proposed obligations 
meet the three legal tests as set out in the Community Infrastructure Levy Regulations 
2010. 

8.0 Local Finance Considerations  

8.1 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). 

8.2 The weight to be attached to a local finance consideration remains a matter for the 
decision maker. 

8.3 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. 

9.0 Community Infrastructure Levy  

9.1 The above development is CIL liable. 

10.0 Equalities Considerations  

10.1 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. 

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



 

 

10.3 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. 

10.4 The planning issues set out above do not include any factors that relate specifically to any 
of the equalities categories set out in the Act, and therefore it has been concluded that 
there is no impact on equality. 

11.0 Conclusion 

11.1 This application has been considered in the light of policies set out in the development 
plan and other material considerations. 

11.2 The proposed development would provide a new purpose built healthcare facility in an 
accessible location. It would consolidate existing services, replacing inadequate premises 
with modern clinincal facilities and ancillary services and would be fully wheelchair 
accessible. It would therefore meet an identified local need, meeting the policy exception 
to the loss of a dwelling and being in line with policy objectives to improve health facilities.  

11.3 The new facility would replace 3 existing local GP surgeries, including the nearby 32 
Chinbrook Road premises, resulting in a net increase in the immediate area of one 
consulting room and two treatment rooms, together with additional patient facilities. The 
net increase in vehicular and pedestrian movements in the area would not therefore be 
significant.  

11.4 Parking survey results show that most of the parking demand generated by the proposal 
could be accommodated in Amblecote Road. The proposal has the potential to 
exacerbate existing parking stress on Luffmann Road, and to mitigate this a financial 
contribution towards consultation on an extension of the existing CPZ is proposed. The 
majority of visitors to the site are expected to travel by sustainable modes of transport 
and, to improve pedestrian and bus passenger accessibility to the site, a further 
contribution towards highways works in the vicinity of the site is required.  

11.5 It is considered that the design constitutes a successful, contemporary response to the 
local context and ensures that, while the building would be prominent, it would not be 
overly dominant or incongruous in the streetscene.  

11.6 The proposals are considered to accord with the development plan. Officers have also 
had regard to other material considerations, including guidance set out in adopted 
supplementary planning documents and in other policy and guidance documents and the 
responses from consultees, which lead to the conclusions that have been reached in this 
case. Such material considerations are not considered to outweigh a determination in 
accordance with the development plan and the application is accordingly recommended 
for approval. 

12.0 RECOMMENDATION (A) 

To agree the proposals and authorise the Head of Law to complete a legal agreement 
under Section 106 of the 1990 Act (and other appropriate powers) to cover the following 
principal matters:-  

 Financial contribution in respect of CPZ review: £10,000  

 Financial contributions in respect of highways improvements:  

- Informal crossing facility (Chinbrook Road): £5,000 

- Tactile paving (Chinbrook/Amblecote junction): £2,500 

 Monitoring, legal and professional costs 



 

 

RECOMMENDATION (B) 

Upon the completion of a satisfactory Section 106, in relation to the matters set out 
above, authorise the Head of Planning to Grant Permission subject to the following 
conditions:- 

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: 
 
1124-SP-03; 1124-SP-01-(PL3); 1124-EX-01; 1124-EX-02; 1124-EX-03; 1124-EX-04; 
1124-EX-05; 1124-EX-06; 1124-EX-06;  1124-GA-03-(PL8); 1124-GA-04-(PL8); 1124-
GA-05-(PL8); 1124-GA-13; 1124-GA-06-(PL3); 1124-GA-07-(PL3); 1124-GA-08-
(PL3); 1124-GA-09-(PL3); 1124-GA-10-(PL3); 1124-3D-02-(PL3); 1124-3D-03-(PL3); 
1124-3D-04-(PL3);; 1124-WD-01; Materials Board; 17.2065.01.A; (received 24th April 
2017);  
 
Bat Report (Landscape Planning, June 2017) (received 3rd July 2017);  
 
Traffic Note (ADL, July 2017); 1124-SP-02-(PL8)-Proposed Site Plan (received 28th 
July 2017); 
 
1124-3D-101-(PL3); 1124-3D-102-(PL3); 1124-GA-02-(PL9); 1124-GA-13-(PL9); 

1124-SP-02-(PL8) (received 1st August 2017); and 
 

1124-GA-11-(PL4); 1124-GA-09-(PL4) (received 4th August 2017). 
 
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 (including demolition) 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  (including demolition of existing buildings and structures) shall 

commence until each of the following have been complied with:- 
(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 to 
and approved in writing by the Council.  

(iii) The required remediation scheme implemented in full.  
 
(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 shall not be occupied until a closure report 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.  (a) The building hereby approved shall achieve a minimum BREEAM Rating of 

‘Excellent’. 
 
(b) No development shall commence above ground level until a Design Stage 

Certificate for each building (prepared by a Building Research Establishment 



 

 

qualified Assessor) has been submitted to and approved in writing by the local 
planning authority to demonstrate compliance with part (a). 

 
(c) Within 3 months of occupation of any of the buildings, evidence shall be 

submitted in the form of a Post Construction Certificate (prepared by a Building 
Research Establishment qualified Assessor) to demonstrate full compliance with 
part (a) for that specific building.  

 
Reason:  To comply with Policies 5.1 Climate change and mitigation, 5.2 Minimising 
carbon dioxide emissions, 5.3 Sustainable design and construction, 5.7 Renewable 
energy, 5.15 Water use and supplies in the London Plan (2015) and Core Strategy 
Policy 7 Climate change and adapting to the effects, Core Strategy Policy 8 
Sustainable design and construction and energy efficiency (2011). 

 
6.  (a) No development shall commence above ground level on site until a scheme for 

surface water management, including specifications of the surface treatments 
and sustainable urban drainage solutions, has been submitted to and approved 
in writing by the local planning authority. 

 
(b) The development shall be carried out in accordance with the approved scheme 

and thereafter the approved scheme is to be retained in accordance with the 
details approved therein. 

 
Reason:  To prevent the increased risk of flooding and to improve water quality in 
accordance with Policies 5.12 Flood risk management and 5.13 Sustainable drainage 
in the London Plan (July 2011) and  Objective 6: Flood risk reduction and water 
management and Core Strategy Policy 10:Managing and reducing the risk of flooding 
(2011). 

 
7.  (a) No piling or any other foundation designs using penetrative methods shall take 

place, other than with the prior written approval of the local planning authority. 
 
(b) Details of any such operations must be submitted to and approved in writing by 

the local planning authority prior to commencement of development on site and 
shall be accompanied by details of the relevant penetrative methods.  

 
(c) Any such work shall be carried out only in accordance with the details approved 

under part (b).  
 
Reason:  To prevent pollution of controlled waters and to comply with Core Strategy 
(2011) Policy 11 River and waterways network and Development Management Local 
Plan (November 2014) DM Policy 28 Contaminated land. 

 
8.  No development shall commence above ground level on site until a detailed schedule 

and samples of all external materials and finishes/windows and external doors/roof 
coverings to be used on the building 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. 
 

9.  The refuse facilities shown on the approved plans listed under Condition 2 above 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). 

 
10.  (a) A minimum of 4 secure and dry cycle parking spaces for staff and 6 visitor 

spaces shall be provided 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). 

 
11.  (a) No development shall commence above ground level on site until drawings 

showing hard landscaping of any part of the site not occupied by buildings 
(including details of the permeability of hard surfaces) have been submitted and 
approved in writing by the local planning authority.  

 
(b) All hard 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. 

 
12.  The development hereby approved shall be carried out in accordance with the Tree 

Protection Plan (TPP) included as Appendix 4 of the Arboricultural Impact 
Assessment (Landscape Planning, 14.02.2017) and following the recommendations 
set out in BS 5837:2012 (Trees in relation to design, demolition and construction – 
Recommendations).   
 
Reason:  To safeguard the health and safety of trees during building operations and 
the visual amenities of the area generally and to comply with Policy 12 Open space 
and environmental assets of the Core Strategy (June 2011), and DM Policy 25 
Landscaping and trees and DM Policy 30 Urban design and local character of the 
Development Management Local Plan (November 2014). 

 
13.  (a) A scheme of soft landscaping (including details of any trees or hedges to be 

retained and proposed plant numbers, species, location and size of trees and 
tree pits) and details of the management and maintenance of the landscaping 
for a period of five years shall be submitted to and approved in writing by the 
local planning authority prior to construction of the above ground works. 

 
(b) All planting, seeding or turfing shall be carried out in the first planting and 



 

 

seeding seasons following the completion of the development, in accordance 
with the approved scheme under part (a).  Any trees or plants which within a 
period of five years from the completion of the development die, are removed or 
become seriously damaged or diseased, shall be replaced in the next planting 
season with others of similar size and species. 

 
Reason:  In order that the local planning authority may be satisfied as to the details of 
the proposal and to comply with Core Strategy Policy 12 Open space and 
environmental assets, Policy 15 High quality design for Lewisham of the Core 
Strategy (June 2011), and DM Policy 25 Landscaping and trees and DM Policy 30 
Urban design and local character of the Development Management Local Plan 
(November 2014). 

 
14.  (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). 

 
15.  Details of the number and location of the bird and boxes to be provided as part of the 

development hereby approved shall be submitted to and approved in writing by the 
local planning authority prior to commencement of above ground works and shall be 
installed before occupation of the building and maintained in perpetuity.  
 
Reason:  To comply with Policy 7.19 Biodiversity and access to nature conservation 
in the London Plan (2015), Policy 12 Open space and environmental assets of the 
Core Strategy (June 2011), and DM Policy 24 Biodiversity, living roofs and artificial 
playing pitches and local character of the Development Management Local Plan 
(November 2014). 

 
16.  (a) The development shall be constructed with a biodiversity living roof laid out 

across the entire single storey flat roof of the building hereby approved. 
 

(b)     Details of the living roof (including a roof plan to a scale of 1:50, cross-section to 
a scale of 1:20, specification and details of a substrate base and details of 
management) shall be submitted to and approved in writing by the local 
planning authority prior to the commencement of development above ground 
level. 

 
(c) The living roofs shall not be used as an amenity or sitting out space of any kind 

whatsoever and shall only be used in the case of essential maintenance or 
repair, or escape in case of emergency. 

 
(d) Evidence that the roof has been installed in accordance with (a) shall be 

submitted to and approved in writing by the local planning authority prior to the 
first occupation of the development hereby approved. 

 
Reason:  To comply with Policies 5.10 Urban greening, 5.11 Green roofs and 
development site environs, 5.12 Flood risk management, 5.13 Sustainable Drainage 
and 7.19 Biodiversity and access to nature conservation in the London Plan (2015) , 



 

 

Policy 10 managing and reducing flood risk and Policy 12 Open space and 
environmental assets of the Core Strategy (June 2011), and DM Policy 24 
Biodiversity, living roofs and artificial playing pitches of the Development Management 
Local Plan (November 2014). 

 
17.  (a) Prior to occupation of the development a scheme for any external lighting that is 

to be installed at the site, including measures to prevent light spillage shall be 
submitted to and approved in writing by the local planning authority.   

 
(b) Any such external lighting as approved under part (a) shall be installed in 

accordance with the approved drawings and such directional hoods shall be 
retained permanently.   

 
(c) The applicant should demonstrate that the proposed lighting is the minimum 

needed for security and working purposes and that the proposals minimise 
pollution from glare and spillage. 

 
Reason:  In order that the local planning authority may be satisfied that the lighting is 
installed and maintained in a manner which will minimise possible light pollution to the 
night sky and neighbouring properties and to comply with DM Policy 27 Lighting of the 
Development Management Local Plan (November 2014).  

 
18.  (a) No part of the development hereby approved shall be occupied until such time 

as a user’s Travel Plan (for staff and visitors), in accordance with Transport for 
London’s document ‘Travel Planning for New Development in London’ has been 
submitted to and approved in writing by the local planning authority.  The 
development shall operate in full accordance with all measures identified within 
the Travel Plan from first occupation.   

 
(b) The Travel Plan shall specify initiatives to be implemented by the development 

to encourage access to and from the site by a variety of non-car means, shall 
set targets and shall specify a monitoring and review mechanism to ensure 
compliance with the Travel Plan objectives.  

 
(c) Within the timeframe specified by (a) and (b), evidence shall be submitted to 

demonstrate compliance with the monitoring and review mechanisms agreed 
under parts (a) and (b). 

 
Reason:  In order that both the local planning authority may be satisfied as to the 
practicality, viability and sustainability of the Travel Plan for the site and to comply 
with Policy 14 Sustainable movement and transport of the Core Strategy (June 2011). 

 
19.  Prior to occupation of the development hereby approved, evidence that an application 

for a Secured by Design Award in respect of the approved scheme has been 
submitted to the relevant Crime Prevention Design Adviser shall have been submitted 
to and approved in writing by the Local Planning Authority. 
 
Reason:  To ensure that the local planning authority may be satisfied as to the 
security arrangements of the building 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. 
 

20.  Notwithstanding the Town and Country Planning (General Permitted Development) 
Order 2015 (or any Order revoking, re-enacting or modifying that Order), no plumbing 
or pipes, other than rainwater pipes, shall be fixed on the external faces of the 
building. 
 



 

 

Reason:  In order that the local planning authority may be satisfied with the details of 
the proposal and to accord 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). 

 
21.  Notwithstanding the Town and Country Planning (General Permitted Development) 

Order 2015 (or any Order revoking, re-enacting or modifying that Order), the new 
windows to be installed in the south elevation at second floor level of the building 
hereby approved shall be fitted as obscure glazed and retained in perpetuity.  
 
Reason:  To avoid the direct overlooking of adjoining properties and consequent loss 
of privacy thereto and to comply with DM Policy 31 Alterations and extensions to 
existing buildings including residential extensions, DM Policy 32 Housing design, 
layout and space standards, DM Policy 32 Housing design, layout and space 
standards of the Development Management Local Plan (November 2014). 

 
22.  Notwithstanding the Town and Country Planning (General Permitted Development) 

Order 2015 (or any Order revoking, re-enacting or modifying that Order), the use of 
the flat roofs on the building hereby approved shall be as set out in the application 
and no development or the formation of any door providing access to the roofs shall 
be carried out, nor shall the roof area be used as a balcony, roof garden or similar 
amenity area.  
 
Reason:  In order to prevent any unacceptable loss of privacy to adjoining properties 
and the area generally and to comply with Policy 15 High Quality design for Lewisham 
of the Core Strategy (June 2011), and DM Policy 31 Alterations and extensions to 
existing buildings including residential extensions, DM Policy 32 Housing design, 
layout and space standards of the Development Management Local Plan (November 
2014). 

 
23.  The whole of the car parking accommodation shown on drawing nos. 1124 SP-02 PL8 

hereby approved shall be provided and retained permanently for the accommodation 
of vehicles of the occupiers of the development (including employees using the 
building and persons calling at the building for the purposes of conducting business 
with the occupiers thereof) and the premises shall not be occupied until such car 
parking accommodation has been provided. 
 
Reason:  To ensure the permanent retention of the space(s) for parking purposes 
and to ensure that the use of the building does not increase on-street parking in the 
vicinity and to comply with Policy 14 Sustainable movement and transport of the Core 
Strategy (June 2011), DM Policy 29 Car parking of the Development Management 
Local Plan (November 2014), and Table 6.2 of the London Plan (March 2016).  

 
24.  The premises shall only be open for customer business between the hours of 8.00 

and 18.30 on Monday to Friday, 8.00 and 14.00 on Saturdays and not at all on 
Sundays or Public Holidays.  
 
Reason:  In order to safeguard the amenities of adjoining occupants at unsociable 
periods and to comply with Paragraph 120 of the National Planning Policy Framework 
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 
discussions took place which resulted in further information being submitted. 



 

 

 
B 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 

 
C 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. 
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