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 RECOMMENDATION 
  
1.  Grant planning permission, subject to conditions. 
  
 BACKGROUND INFORMATION 
  
2.  The application is reported to Planning Sub-Committee following a referral request 

by Members. 
  
 Site location and description 
  
3.  The application site is located to the centre of the residential area bordered by 

Howden Street, Nutbrook Street, Maxted Road and Waghorn Street. The existing 
site is occupied by two separate commercial buildings, with a height of one 
storey. The main building however, has a large parapet surrounding its roof, 
giving the impression of a building that is 1.5 storeys in height. The site has no 
direct frontage to the highway, however vehicular and pedestrian access is 
available through two crossovers, one from each of Nutbrook Street and Howden 
Street.  

  
4.  The site forms part of an existing commercial complex which sits in this backland 

location surrounded by residential properties on the four roads that border the 
site. The proposal site forms the eastern side of this rectangular portion of land. 
The existing commercial buildings to the west, which are within the same 
ownership but do not form part of the development site, are to be retained. These 
units are understood to be predominantly used as artist’s studios. The area of the 
development site is approximately 860m², with a depth of approximately 42.5 
metres and a width of approximately 19.5 metres.  

  
5.  The residential properties that enclose the proposal site are predominantly two 

storeys in height, with some of these properties having created a third storey 
through habitable roof space and dormers. These properties also are 
characterised by two storey outriggers projecting to the rear of the main wall. 



Each dwelling also has a rear garden with an average depth of 7 metres.  
  
6.  The application site is located within an air quality management area, the urban 

density zone and the Peckham and Nunhead Action Area. The site is not located 
within a conservation area, nor is the application site within the setting of any 
Statutory Listed Buildings. 

  
 Details of proposal 
  
7.  Planning permission is sought for the demolition of the existing two standalone 

buildings which are currently within a light industrial (Class B1) use. The proposal 
involves the creation of a residential scheme (Class C3) consisting of three 
attached dwellings. The proposed building would be two storey in height, set in 
approximately 1.8m from the boundaries on Howden St and Nutbrook Street and 
8.7m to the rear, approximately 5.5m in height at the eaves and cover the 
footprint of the existing buildings widthways. 

  
8.  The proposed development would result in an increase in height of 1.23m on the 

boundary shared with Nutbrook Street; however there would be a reduction in 
depth of the proposed building of 7m, increasing the separation between the 3 x 
houses and the properties on Waghorn Street. 

  
9.  It is proposed to move the existing substation from a location at the bottom of the 

garden of 26 Howden Street to a new location to the rear of 20 Howden Street. 
The substation will be constructed in accordance with The Electricity Safety, 
Quality and Continuity (Amendment) Regulations 2009. 

  
10. The proposal incorporates a simple palette of materials namely brickwork and 

metal framing to windows, louvres and copings. ‘Mystique’ bricks in a stretcher 
bond are the predominant material. This is a contemporary looking multi textured 
brick. Contrasting cheddar brown bricks are to be used within the recesses of the 
vertically stacked brick feature. Window frames, coping, louvres and gates are all 
painted dark grey. 

  
11. Amendments to the proposal 
  
 • The dwelling nearest to Howden Street has been lowered into the ground 

so that its highest point is similar in height of the existing building.  
• There is a small increase in the size of the garden serving the lowered 

dwelling from 55 m² to 60m² and a small decrease in the size of the 
adjacent proposed garden from 65m² to 55m². This results from the 
position of the retaining wall between these two dwelling. 

• The previously proposed sedum roof and photo voltaic panels on the roofs 
will be omitted. 

• A proprietary single ply membrane roof will replace the sedum roof. This 
will be applied to the remaining roofs for consistency. 

  
12. Planning history 
  
 Planning appeal ref: T/APP/A5840/A/89/126755/H5 dated 8th February 1990 was 

dismissed at appeal. The appeal was lodged for non determination. 

The application was for outline planning permission to erect 28 self-contained 
units for the elderly together with wardens unit, common areas, library, 
parlour/lounge, dining facilities and communal gardens on the land at 
Trademasters Premises, Howden Street, and Peckham London. 



The Planning Inspector stated that he considered the main issues in this case to 
be the visual appearance of the proposal and the impact of noise and 
disturbance. 

The appeal application was described as comprising 28 units although only 24 
units were shown on the submitted plans. The units were shown sited in such a 
way that the external walls of these buildings would form the boundary with the 
adjoining residential properties and their eaves would properly overhang with the 
adjoining houses. 

The Planning Inspector goes further to say that he appreciates that the existing 
workshops on the appeal site already occupy a large part of the site and that the 
new residential units would be no higher than these existing buildings. He also 
acknowledges that a residential use of the site would be much more appropriate 
for this area. Regrettably the current appeal scheme contains too many units to 
make it acceptable. However the units would be too close to the boundary of the 
appeal site and the retention of the existing first floor structure for warden’s 
accommodation would be inappropriate in a new housing scheme. 

The Inspector raised concerns that the number of parking spaces would not be 
adequate for 28 units even if they are for sheltered accommodation. Furthermore 
he was of the opinion that the vehicular access for 28 units would result in noise 
and disturbance. 

 Planning ref: 346/90 for the erection of a mansard roof extension to the front part 
of the existing light industrial single storey building at 33 Nutbrook Street, London 
SE15. 

Reason for refusal: 

The erection of the proposed extension at first floor level would result in the 
overdevelopment of the site to the detriment of the neighbouring residential 
properties by reason of an increase sense of enclosure and loss of visual 
amenity. 

 Planning appeal ref: T/APP/A5840/A/90/170814/P7 dated 30th May 1991 was 
dismissed at appeal. The appeal was lodged for a refused planning application for 
a new mansard roof at first floor over existing ground floor area to form a new 
computerised type setting and design data transmission studio at 33 Nutbrook 
Street. 

The Planning Inspector states “in relation to the houses in Nutbrook Street that 
the existing building is about as high as the gutters of those houses, and less than 
10m away. The boundary wall here is 1.8m high for most of its length, and 2.42m 
at the western end, with the storage building and adjacent wall being 2.675m 
high. The existing building is 4.25m high, so that the boundary walls provide no 
screening for the upper part of it as seen from the houses. 

The appeal was dismissed on grounds that the increased height at the western 
end would be unacceptable. It would curtail the outlook and view of the sky from 
those houses, and cause the occupiers to feel enclosed.  

 Planning permission was granted through a succession of decisions dated 
(05/09/78), 24/07/79 and 03/03/81 for the erection of a single storey light 
industrial building at 20A Howden Street to be used for lithographic work. 
 
Condition 05 of the last of these planning permissions restricted operational use 
to 07:30 -19:00 Mon to Fri and 07:30 to 13:00 Sat and not at all on Sundays and 
Public holidays. 



 
 96/716 - Certificate of Lawfulness (existing) in respect of the continued use of the 

land and buildings for light industrial use. Granted 17/09/1996. 
 

 98/AP/1556 for: Full Planning Permission  
Mansard roof extension at 1st floor level to provide ancillary office 
accommodation. 
 
Reason(s) for refusal: 
The erection of the proposed roof extension at first floor level would result in the 
overdevelopment of the site to the detriment of the neighbouring residential 
properties by reason of an increase sense of enclosure and loss of visual amenity 
contrary to Policy E.3.1 [Protection of Amenity of the Southwark unitary 
Development Plan. 
 

 09/AP/2081 Application type: Full Planning Permission (FUL) 
Change of use from light industrial (Class B1) to multi-purpose community use 
including place of worship (Class D1) 
Decision date 08/03/2010 Decision: Refused (REF)  Appeal decision date: 
03/08/2010 Appeal decision: Withdrawn (WDRN) 
  
Reason(s) for refusal: 
The proposed Class D1 uses would, due to the backland location of the site and 
by reason of the general level of activity resulting from people coming and going 
to the premises and use of the external areas, give rise to noise and disturbance 
to the adjoining residential properties. The proposal would therefore be contrary 
to Policies 3.2 Protection of Amenity and 2.2 Provision of New Community 
Facilities of the Southwark Plan 2007.  
 
The proposal fails to comply with the policy relating to the provision of new 
community facilities due to the harm arising to the amenity of neighbours in terms 
of traffic and highway congestion and through increased pressure on levels of on 
street parking. As such, it is contrary to Policies 2.2 Provision of New Community 
Facilities and 5.2 Transport Impacts of the Southwark Plan 2007. 
 
The proposal fails to demonstrate how the buildings would be adequately 
ventilated without allowing sound to escape and cause nuisance to the adjoining 
residential properties. As such the proposal is contrary to Policy 3.2 Protection of 
Amenity of the Southwark Plan 2007.  
 

 09/EQ/0121 Application type: Pre-Application Enquiry (ENQ) 
Pre application for conversion of property into a community facility  
Decision date  Decision: Pre-application enquiry closed (EQC)     
 

 12/EN/0568 Enforcement type: Change of use (COU) 
Change of use to an artist's studio/function room 
Sign-off date 10/01/2014 Sign-off reason: Final closure - breach ceased (FCBC 
 

 14/EQ/0103 Application type: Pre-Application Enquiry (ENQ) 
Demolish existing B1 premises on backland development and construct 4 homes 
with car parking to the front and a new substation out building to replace existing 
Decision date 30/07/2014 Decision: Pre-application enquiry closed (EQC)     

  
 Planning history of adjoining sites 
  
13. 16 HOWDEN STREET, LONDON SE15 4LB 

  



 
 
 
 

Reg. No. Type Description Summary 
12/AP/0732 FUL Ground floor single storey rear infill extension to 

existing dwelling  
GRA 

12/AP/1656 CLP Construction of a dormer extension to main house, 
mansard roof extension over outrigger and two 
rooflights to front roofslope; provides additional 
residential accommodation. 

GRA 

 
  
14. 14B HOWDEN STREET, LONDON SE15 4LB 

 
 
 
 
 
 

 
Reg. No. Type Description Summary 
13/AP/1505 FUL Construction of an L-shaped rear dormer and the 

insertion of 2no. rooflights in the front roof slope, to 
facilitate a loft conversion to provide additional 
residential accommodation. 
 

GRA 

 
  
15. 57 MAXTED ROAD, LONDON SE15 4LF 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Reg. No. Type Description Summary 
15/AP/1117 FUL Ground floor side infill extension to rear of 

dwellinghouse 
 

GRA 

15/AP/1594 FUL Rear dormer roof extension with x3 rooflights to 
front roof slope 
 
Reason for refusal: 
The proposed roof extension, by reason of its 
excessive scale, bulk and massing, its poor form 
and design and its visual prominence, would 
introduce a visually incongruous and discordant 
element into the streetscene of Maxted Road and 
the unbroken run of original London valley (or 
‘butterfly’) roofs visible from Howden Street. The 
proposal is therefore contrary to Section 7 
(Requiring good design) of the National Planning 
Policy Framework (2012), policies 7.4 (Local 
character) and 7.6 (Architecture) of The London 
Plan (2015), strategic policy 12 (Design and 
Conservation) of the adopted Southwark Core 
Strategy (2011), saved policies 3.12 (Quality in 
Design) and 3.13 (Urban Design) of the Southwark 
Unitary Development Plan (2007) and the Council's 
adopted Supplementary Planning Document: 
Residential Design Standards (2011). 

REF 

 
  
16. 
 
 
 

63 MAXTED ROAD, LONDON SE15 4LF 
 
Reg. No. Type Description Summary 
14/AP/3482 FUL Erection of a ground floor single storey rear and 

side infill extension 
GRA 

 
  
17. 
 
 
 

31 NUTBROOK STREET, LONDON SE15 4JU 
 
Reg. No. Type Description Summary 
12/AP/2791 FUL Single storey rear extension GRA  

  



18. 
 
 
 
 
 

21 NUTBROOK STREET, LONDON SE15 4JU 
 

Reg. No. Type Description Summary 
13/AP/2868 FUL Construction of a single storey side/rear, part infill 

extension following the demolition of the existing 
single storey rear extension and replacement 
windows at first floor level within the northern and 
eastern elevation. 

GRA 

 
  
19. 17 NUTBROOK STREET, LONDON SE15 4JU 

 
Reg. No. Type Description Summary 
14/AP/0638 FUL Erection of a single storey side infill and rear 

extension to provide additional accommodation 
GRA 

 
  
  
 KEY ISSUES FOR CONSIDERATION 
  
20. Summary of main issues 
  
 The main issues to be considered in respect of this application are: 

 
a)   the principle of a residential use on the site, 
 
b)   the design and the quality of the residential accommodation proposed, 
 
c)   the amenity impacts of the development on the adjoining residential 
properties, 
 
d)   impacts upon trees 
 
e)   transport impacts 

  
 Planning policy 
  
21. National Planning Policy Framework (the Framework) 2012 
 Section 1 - Building a strong, competitive economy  

Section 4 - Promoting sustainable transport  
Section 6 - Delivering a wide choice of high quality homes  
Section 8 - Promoting healthy communities 
Section 7 - Requiring good design  
Section 10 - Meeting the challenge of climate change, flooding and coastal 
change 

  
22. The London Plan 2015 Consolidated with Alterations since 2011  
 Policy 3.3 Increasing housing supply  

Policy 3.5 Quality and design of housing developments   
Policy 3.8 Housing choice   
Policy 3.16 Protection and Enhancement of Community Infrastructure 
Policy 6.9 Cycling         
Policy 6.10 Walking   
Policy 6.13 Parking  
Policy 7.4 Local character        
Policy 7.6 Architecture        
Policy 7.8 Heritage assets and archaeology  

  
 



23. Core Strategy 2011 
 Strategic policy 1 - Sustainable development 

Strategic policy 2 - Sustainable transport 
Strategic policy 5 - Providing new homes 
Strategic policy 6 - Homes for people on different incomes 
Strategic policy 7 - Family homes 
Strategic Policy 10 - Jobs and businesses 
Strategic policy 12 - Design and conservation 
Strategic policy 13 - High environmental standards 

  
  

24. Southwark Plan 2007 (July) - saved policies 
The council's cabinet on 19 March 2013, as required by para 215 of the NPPF, 
considered the issue of compliance of Southwark Planning Policy with the 
National Planning Policy Framework. All policies and proposals were reviewed 
and the Council satisfied itself that the policies and proposals in use were in 
conformity with the NPPF. The resolution was that with the exception of Policy 1.8 
(location of retail outside town centres) in the Southwark Plan all Southwark Plan 
policies are saved. Therefore due weight should be given to relevant policies in 
existing plans in accordance to their degree of consistency with the NPPF.  

  
 1.4 - Employment Sites Outside the Preferred Office Locations and 

Preferred Industrial Locations 
3.2 - Protection of amenity 
3.7 - Waste reduction 
3.11 - Efficient use of land 
3.12 - Quality in design 
3.13 - Urban design 
4.2 - Quality of residential accommodation 
4.3 - Mix of Dwellings 
5.2 - Transport impacts 
5.3 - Walking and cycling 
5.6 - Car parking 

  
25. Peckham and Nunhead Area Action Plan SPD (2014) 
 6 - Business Space 

15 - Residential parking 
16 - New homes 
18 - Mix and design of new homes 
20 - Trees 
25 - Built form 

  
26. Supplementary Planning Documents 
 Section 106 Planning Obligations (2007) 

Sustainable design and construction SPD (2009) 
Sustainability assessments SPD (2009) 
Sustainable Transport SPD (2010) 
Residential Design Standards SPD (2011) 

  
 Summary of consultation responses 
  
27. 35 Letters of objections received from local residents. 
  
 Consultation responses received during first round of consultations dated 22 July 

2015 
 

28. Loss of light in our garden in Howden Street. The proposed building would be 



significantly taller than the existing studio building and would thus cut a lot of light 
from our directly adjoining outside space.  
 
Response: The proposal was revised on 11 November 2015 by lowering the 
proposed dwelling on the Howden Street elevation to the height of the existing 
building therefore it is considered that there would be no increase in the loss of 
daylight or sunlight which already exists. 

  
29. Loss of light into the rear of our property. We believe that the extent of the 

proposed increase in building height described in the point above would also 
negatively impact the light coming into the ground floor rear of our property. 
 
Response:  Appendix 3 & 4 of the daylight and sunlight report submitted with pre-
application 14/EQ/0242, and provided as a supporting document with the current 
application, confirms that with a larger scheme as proposed in 14/EQ/0242 would 
not have a detrimental impact on neighbouring properties in regards to loss of light 
or overshadowing. Drawing 122 – PL 300B confirms that the proposed 
development complies with the 25 degree guideline for sunlight and daylight as 
set out within the BRE-standards. It is therefore considered that the proposal 
would not have a significant detrimental impact on neighbours in regards to the 
loss of light. 

  
30. The plans do not properly reflect the projecting volumes – these aspects of the 

proposed new structure would be significantly closer to our boundary wall than the 
existing building.  
 
Response:  Drawing PL098A – Proposed masterplan shows the proposed and 
existing (redline). It is clear from this drawing that the main flank walls of the 
proposed houses are no closer to side boundaries than the walls of the existing 
building. The projecting window elements at first floor will be closer to boundaries 
although these are relatively small elements and therefore are not considered to 
cause undue harm to neighbours' amenity. 

  
31. The proposed design is substantial, modern and not at all in keeping with the 

existing housing stock of the area. 
 
Response:  It is acknowledged that the proposal is of a contemporary design; 
however this is a backland development which is not visible from the highway. 
The site is neither within a conservation area nor within the setting of a listed 
building. As such the design would not have a materially harmful effect on the 
character and appearance of the area 

  
32. Potential loss of security – access to the current studio complex is secured with 

locked gates. Removal of these would allow easy access to the new secluded 
houses (which would presumably be often vacant during the daytime) and so to 
the rear of our property.  
 
Response:  The inclusion of residential units ensures that the site is occupied at 
all times thereby providing natural surveillance that should help to deter criminal or 
anti social activity. Furthermore the site will be controlled by gates at both 
Nutbrook Street and Howden Street.  

  
33. Loss of employment and community resource. 

 
Response:  The site does not benefit from any policy protection in regards to loss 
of employment. As such saved policy 1.4 (Employment sites outside the preferred 
office locations and preferred industrial locations) is not relevant here. 



  
34. Density of housing in the area.  

 
Response: The development complies with strategic policy 5 (Providing New 
Homes) of the core strategy as it has a density range of 200-700hr/ha. The 
density of the proposed development would equate to 328.5hr/ha 

  
35. Increased pressure on parking in an already congested area. 

 
Response: The proposal complies with the council’s SPD on parking. No 
objections raised by the council’s transport team. 

  
36. Noise levels during the construction, pollution, access of lorries etc.  

 
Response: The effects of the construction process are dealt with under other 
legislation, as is fire safety, while the effect on property values is not a planning 
matter. 

  
37. Loss of privacy - Any new houses would have views into my garden even if there 

are no windows on the flank wall directly facing my house. 
 
Response: No windows are proposed that would directly overlook the properties 
on Nutbrook and Howden Streets, any views that are afforded of rear gardens in 
these roads from the new development will be oblique. 

  
38. Access to the site is extremely limited in height and width, therefore vehicles 

larger than cars and small vans could not access it. It is clear that no fire engine 
could get direct access to the site. 
 
Response: This is a matter dealt with under building control regulations; however 
as a result of this objection the applicant submitted a fire safety report to address 
these concerns. Additional fire hydrants are proposed as well as sprinkler systems 
to each dwelling. 
 

39. It is also important to note that the planning inspectorate allowed an appeal dated 
13/12/2011 Appeal Ref: APP/A5840/A/11/2159340, LBS Reg.No. 11-AP-0006 to 
the rear of 168-190 Friern Road stating that the driveway does not need to be 
wide enough to accommodate fire engines and services and emergency access 
could be from the street. 

  
40. Inadequacy of the design and access statement and plans submitted - they do not 

contain a daylight, sunlight or shadowing study of the proposed development (only 
of the existing building). The plans do not show the height of the existing or 
proposed developments. Without these key pieces of information, it is difficult for 
those who will be impacted by the development to make any accurate assessment 
of it.  
 
Response: The applicant submitted a daylight and sunlight report during the pre-
application process. See report which formed part of 14/EQ/0242 and which has 
been submitted as part of the supporting documents on the current application. 
This was for a larger scheme and was policy compliant. Drawing 122 – PL 300B 
confirms that the proposed development complies with the 25 degree guideline for 
sunlight and daylight as set out within the BRE-standards. It is therefore 
considered that the proposal would not have a detrimental impact on neighbours 
in regards to the loss of light. 

  
41. Loss of amenity for existing residents. As noted in the Southwark Residential 



Design Standards, “Backland development, particularly for new residential units, 
can have a significant impact on amenity, neighbouring properties and the 
character of an area.” The proposed development reduces the amenity of 
neighbouring properties in key areas - light, privacy, traffic and parking, noise and 
security.  
 
Response: The proposal has been designed with this in mind and addressed 
issues such as overlooking, loss of privacy and daylight and sunlight. Furthermore 
it is considered that the proposed development is appropriate in design, bulk and 
mass for this backland site. 

  
42. Inappropriate mass and density for the backland site. The height of the two-

storeys proposed will be greater than the two-storey outriggers of the 
neighbouring buildings, so it will not be subordinate in design. The density of 
proposed occupation is high, and the houses are in close proximity to those on 
Howden and Nutbrook Streets. The increase in height will have an even greater 
impact upon Howden Street residences which have a lower ground level relative 
to the site. 
 
Response: The proposal is lower than the main buildings of the adjoining sites 
and has been lowered during the course of the application on the northern side of 
the site to take account of the lower neighbouring ground levels in Howden Street. 

  
43. The gardens of Waghorn will be directly overlooked by the new development.  

 
Response: The development is 22.4m from those on Waghorn Street, which 
accords with the 21m back to back separation stipulated in the council's 
residential design guidance SPD. 

  
44. The plans indicate large trees to be planted in the gardens - these will only further 

increase the loss of light in adjacent gardens and seem excessive for such a small 
garden. 
 
Response: Soft landscaping was assessed and found acceptable by the council’s 
urban forester; the nature of the landscaping can be agreed under a condition to 
ensure that it is appropriate for this location. 

  
45. The proposed development is higher than the existing building, by approx. 1.5m. 

 
Response: The proposed development would be approximately 1.2m higher on 
the Nutbrook Street side than the existing building and retain the current height on 
the Howden Street elevation. 

  
46. My main objection is that the proposed plans include moving the substation to a 

more central location behind Howden Street.  
 
Response: The substation will be moved in accordance with policy as well as 
health and safety regulations. There is a building on the boundary in this location. 

  
47. The proposal would contravene policy 3.2 by resulting in loss of amenity for 

neighbouring occupiers as well as potential future inhabitants of the proposed site. 
A previous planning application (09/AP/2081) was refused as: "The proposed 
Class D1 uses would, due to the backland location of the site and by reason of the 
general level of activity resulting from people coming and going to the premises 
and use of the external areas, give rise to noise and disturbance to the adjoining 
residential properties. The proposal would therefore be contrary to Policies 3.2 
Protection of Amenity and 2.2 Provision of new community facilities of the 



Southwark Plan 2007" A previous proposal (98/AP/1556) was also refused as 
"The erection of the proposed roof extension at first floor level would result in an 
overdevelopment of the site to the detriment of the neighbouring residential 
properties by reason of increased sense of enclosure and loss of visual amenity." 
These previous refusals demonstrate the council’s acceptance of the potential 
impact of development here. I believe the proposal is an even greater risk to 
amenity than these previously refused applications. 
 
Response:  Each application has to be considered on its merits having regard to 
relevant development plan policy, supporting guidance and other material 
considerations. These other applications were materially different to the current 
application and therefore do not form a precedent here. The current proposals, 
with the reduction in height on the northern side, are now considered to have 
overcome the issues raised against the earlier applications cited above, and will 
have an acceptable impact on the area. 

  
48. Thames Water - No objection 
  
49. Fire Brigade – ‘The Brigade is not satisfied with the proposal and refers to their 

Guidance note 29. Furthermore they recommend that the proposal should include 
sprinklers. 

  
50. The officer goes further and states that insufficient details are shown for full 

approval to be made. The applicant is referred to the relevant British Standard BS 
5588 part 11 regulations, current building regulations and the appropriate fire 
safety guidance document. 
 
Response:  The applicant has since responded by providing further details of 
hydrants and sprinklers within the site. This matter will be considered under the 
Building Regulations which takes account of fire safety. 

  
 Consultation responses received during second round of consultations dated 16 

November 2015 
 

51. Given there are many dimensions missing from the online plans, I would like to 
understand how this will be controlled and verified.  
 
Response: Datum levels are provided on the drawings it is therefore possible to 
appreciate and control the height and dimensions of the proposed development. 

  
52. From an aesthetical point of view I think it would be preferable for the entire 

construction to be lowered as per the Howden adjacent house. This would also 
avoid any negative changes to the sense of enclosure suffered by residences of 
Nutbrook Street.  
 
Response:  The submitted plans demonstrate that the 25 degree line of signt test 
from the rear of the Nutbrook Street properties will be met by this proposal, which 
is an important indicator that the proposal will not have a significant impact on 
sunlight and daylight, or the degree to which it is overbearing, on the Nutbrook 
Street side. Furthermore, it is important to note that whilst the proposal will be 
taller than the existing building on this side, it will not be as deep, which again will 
ensure that there will not be an undue impact on neighbours. 

  
53. To published guidelines on the days and hours of construction work be respected. 

However, I would request that weekend working be avoided.  
 
Response: Hours of construction will be controlled though legislation outside of 



planning. The council’s environmental protection team will monitor breaches in 
regards to construction work outside of permitted hours. 

  
54. I believe that after some consultation the plans have been amended to reduce the 

height of the property on the Howden Street side of the development because of 
concerns over natural light and sunlight. This is not the case for the Nutbrook side 
– although I would contest that we would also lose sunlight with a higher building 
than currently occupies the site. I further note that the Southwark council website 
includes, as a material consideration, privacy (amongst other things). I would 
request that the height of the Nutbrook side be lowered to also be no higher than 
the current building based on this too. I understand that you have seen how close 
the site is to the end of the gardens at Nutbrook Street and I seriously believe that 
there would be a claustrophobic feel to our properties, and a feeling of loss of 
privacy should the new building be higher.  
 
Response: The reduction in height on Howden Street is as a result of BRE 
regulations. The 2011 BRE guidelines recommend that when attempting to 
determine whether a neighbouring property will receive an adequate quantum of 
daylight or sunlight, a section in a plane perpendicular to the centre of the lowest 
window of the affected building is drawn. It then recommends that a measurement 
of the angle to the horizontal subtended by the window is taken, and if this angle 
is less than 25 degrees where it intersects the proposed building then it is unlikely 
to have a substantial effect on the diffuse skylight enjoyed by the existing window. 
 
Taking this in account drawing 122 – PL 300B confirms that the proposed 
development complies with the 25 degree guideline for sunlight and daylight for 
the properties on Nutbrook Street to the south, Waghorn Street to the east and the 
existing Nutbrook Studios to the west. 
 
The proposed development is approximately 8.5m away from the properties on 
Nutbrook Street, 8.8m away from the properties on Howden Street, and 22.4m 
from those on Waghorn Street. Furthermore these properties do not project any 
closer to these houses than the existing commercial building; however as a result 
of the reduced footprint the separation distance to Waghorn Street has increased 
by 7m. 

  
55. Objectors raised concerns that the gates at the two street entrances remain 

locked for reasons of security. 
 
Response: The site will still remain private and will provide access to those who 
have a legitimate purpose to be there. The inclusion of residential units ensures 
that the site is occupied at all times thereby providing natural surveillance that will 
deter criminal or anti social activity. The site will be controlled by gates at both 
Nutbrook Street and Howden Street. Further by introducing three houses in part of 
the site with their own gates to their gardens this will provide added security to 
both the studios and the local residents. 

  
56. Change of use to residential would drastically alter the noise levels on the site with 

24 hour habitation - cars entering and leaving at night, doors opening and closing, 
new gardens being in very close proximity to the gardens of existing houses. The 
introduction of this increase in the type, volume and duration of noise suffered by 
neighbours can only be described as a significant loss of amenity. 

Response:  In the planning appeal decision ref: T/APP/A5840/A/89/126755/H5 
dated 8 February 1990 the planning inspector acknowledges that a residential use 
of the site would be much more appropriate for this area. It is considered that the 
introduction of a residential use will not have a detrimental impact on residential 



amenity as a result of the residents' comings and goings to the houses at the rear 
of properties on Nutbrook, Howden and Waghorn Streets. The level of noise 
generated by the new households should not be dissimilar to that generated by 
the existing households that surround the site. 

  
57. An objector stated that if the council still believes that permission should be 

granted then at least the following conditions should be applied: 
 
* The height of all three houses should be at the lower level now proposed for the 
house adjacent to the Howden St back gardens.  
 
Response:  The height of the houses is now considered to be appropriate for the 
area taking into account the different topography between north and south. 
 
* The site should remain gated as it is now from both Howden and Nutbrook 
Streets, to preserve security for the existing houses, and to prevent the site from 
becoming a pedestrian way. 
 
Response: The inclusion of residential units ensures that the site is occupied at 
all times thereby providing natural surveillance that will deter criminal or anti social 
activity. The site will be controlled by gates at both Nutbrook Street and Howden 
Street. 

* The permission for housing on this part of the site should not be taken as a 
precedent for the other half of the site on the western side, which should remain 
as appropriate only for art studios.  
 
Response:  The neighbouring site falls outside the application site boundary and 
therefore it would not be appropriate to fetter any future redevelopment proposals 
at that site through conditions on this application. Any proposals for 
redevelopment of that site would likely require planning permission, or prior 
approval if permitted development, and would be considered on their merits at the 
time. 
 
* There should be restrictions applied to limit the days and hours allowed for 
construction. 
 
Response: Hours of construction is controlled by environmental legislation. 
 
* There needs to be restrictions imposed to keep the level of car use to three as 
provided for on the site. Already car parking in Nutbrook Street can be impossible 
at any time of day or evening. In addition to this development, we have also the 
new school being built at the end of Nutbrook Street. That is also going to 
increase the number of cars attempting to be parked in and around Nutbrook 
Street. We therefore need restrictions imposed on the car ownership of the 
occupancy of the new houses to keep these pressures down. 
 
Response: The site does not fall within a controlled parking zone as such it would 
not be possible to impose conditions to prevent on-street parking. Nevertheless, 
by providing off-road parking within the site this proposal should avoid undue 
parking pressure on surrounding roads. 

  
58. Objectors requested that conditions should be imposed on the application if 

granted. 
 
Response: Paragraph 206 of the National Planning Policy Framework state “ 
Planning conditions should only be imposed where they are: 



 
• necessary; 
• relevant to planning and; 
• to the development to be permitted;  
• enforceable; 
• precise and; 
• reasonable in all respects.” 

 
Those conditions deemed necessary by officers in accordance with the above 
tests are set out within the main recommendation. 

  
59. Statutory consultees raised no objections as a result of the revised scheme / 

reconsultations. 
  
 Principle of development  
  
60. Saved Policy 1.4 (Employment sites outside the Preferred Office Locations and 

Preferred Industrial Locations) states that outside preferred office locations, on 
sites with an established Class B use and that either front a classified road, are 
within the central activity zone or a strategic cultural area, development should not 
result in a net loss of the Class B use. This is reinforced by strategic policy 10 of 
the core strategy which seeks to preserve the existing business floor space within 
the borough and updates the areas protected as: the central activities zone, town 
and local centres, strategic cultural areas, the Camberwell action area, and on 
classified roads. 

  
61. In this instance, the loss of a class B1 use would not be resisted as the site does 

not fall within the above categories. Therefore the principle of converting the use 
to a residential use, particularly given the site is located within an established 
residential area, is accepted.  

  
62. The site is within the Peckham South character area of the Peckham and 

Nunhead action area plan. The objective of the Peckham South character area is 
for it to remain a 'predominantly residential area by supporting residential uses'. 
This point supports the proposed change to a class C3 use. The primary 
employment spaces to be protected within this character area are the shops on 
East Dulwich Road and Bellenden Road and the print village Industrial Estate on 
Chadwick Road, none of which are relevant to the proposal site.  

  
63. The creation of new residential dwellings is also supported by Section 6 of the 

NPPF and strategic policy 5 of the core strategy which seeks to provide more 
housing opportunity for residents across the borough. The proposal would also 
comply with the objectives of saved policy 3.11 of the Southwark Plan which 
seeks to make efficient use of brownfield land for development. 

  
 Environmental impact assessment  
  
64. The site does not require any formal assessment as it falls outside of the EIA 

criteria. 
  
 Impact of proposed development on amenity of adjoining occupiers and 

surrounding area  
  
65. Strategic policy 13 of the core strategy requires consideration to be given to the 

impact of developments on the places in which people live, work and enjoy. Saved 
policy 3.2 of the Southwark Plan seeks to ensure an acceptable standard of 
amenity for existing and future occupiers.  



  
66. The proposed development is not considered to result in a significant loss of 

amenity for the occupiers of adjoining sites. The proposed 3 x two storey terraced 
dwellings would not generate noise levels which would be inappropriate / 
excessive and the development would not be overbearing upon or likely to result 
in overshadowing of any neighbouring rooms or gardens to any significant extent .  

  
67. Loss of privacy or overlooking: 

 
The proposed development is approximately 8.5m away from the properties on 
Nutbrook Street, 8.8m away from the properties on Howden Street, and 22.4m 
from those on Waghorn Street. Furthermore these properties do not project any 
closer to these houses than the existing commercial building; however as a result 
of the reduced footprint the separation distance to Waghorn Street has increased 
by 7m. 

  
68. The windows within the rear elevation complies with section 2.8 ‘Privacy and 

security’ of the residential design standards 2011 which states that to prevent 
unnecessary problems of overlooking, loss of privacy and disturbance, 
development should achieve a minimum distance of 21 metres at the rear of 
buildings. 

  
69. The design of the southeast (facing Nutbrook Street) and northwest (facing 

Howden Street) elevations acknowledges the close proximity of the rear of the 
houses on Nutbrook Street and Howden Street. The scheme has been designed 
that there are no windows in these elevations directly overlooking the neighbours. 
The windows in both these elevations are designed that they point towards 
Waghorn Street and the commercial building within the site. 

  
70. Whilst the northeast elevation (facing Waghorn Street) would include the 

installation of rear windows, given that there are a large number of windows on 
the rear facade of the existing terrace on Waghorn Street it is not anticipated that 
the additional windows would cause any material loss of privacy to rear gardens 
above that already experienced. 

  
71. Given the above, it is not considered that the proposed location of the 

development would result in any harmful loss of privacy or overlooking. 
  
72. Loss of daylight/sunlight 

 
Pre-application advice was sought for the redevelopment of the site involving the 
demolition of the existing two standalone buildings which are currently within a 
Light Industrial (Class B1) use. That proposal involved the creation of a residential 
scheme (Class C3) consisting of four attached dwellings rising to a height in the 
central section of 3 storeys. The building would have been constructed flush with 
the shared boundaries to the north and south, with a separation distance of 
approximately 3 metres retained with the two single storey units shared boundary 
to the west and approximately 9.6 metres retained with the shared boundary to 
the west (see drawings within the appendix to this report together with the pre-
application advice provided). 

  
73. Even though the submitted daylight / sunlight and overshadowing assessment 

indicated that above development would fully adhere with the BRE 2011 
Guidance the Council recommended a reduced scheme, which resulted in the 
submission of the current scheme. The proposed scheme is 1.445m lower at its 
highest point than the pre-app scheme assessed in the daylight / sunlight and 
overshadowing assessment. Furthermore the scheme was revised further during 



the current application so that the dwelling nearest to Howden Street has been 
lowered into the ground so that its highest point is similar in height of the existing 
building.  

  
74. The 2011 BRE guidelines recommend that when attempting to determine whether 

a neighbouring property will receive an adequate quantum of daylight or sunlight, 
a section in a plane perpendicular to the centre of the lowest window of the 
affected building is drawn. It then recommends that a measurement of the angle 
to the horizontal subtended by the window is taken, and if this angle is less than 
25 degrees where it intersects the proposed building then it is unlikely to have a 
substantial effect on the diffuse skylight enjoyed by the existing window. 
 

75. Taking this into account drawing 122 – PL 300B confirms that the proposed 
development complies with the 25 degree guideline for sunlight and daylight for 
the properties on Howden Street to the north, Nutbrook Street to the south, 
Waghorn Street to the east and the existing Nutbrook Studios to the west. 

  
76. As a result of the site’s location, the reduction in scale and massing of the 

development, and its separation from neighbouring properties, it is considered 
that the proposed development would not result in a detrimental impact on the 
amenity of nearby neighbours in regards to loss of daylight / sunlight and 
overshadowing.  

  
77. Noise 

 
Concerns have been raised about increased levels of noise from people living 
immediately behind in the existing residential properties. It is however considered 
that the introduction of a residential use will not have a detrimental impact on 
residential amenity as a result of the resident’s comings and goings to the houses 
at the rear on Nutbrook, Howden and Waghorn Streets as noise levels should be 
similar to existing neighbouring occupants.  

  
 Impact of adjoining and nearby uses on occupiers and users of proposed 

development 
  
78. There will be no conflict of use detrimental to amenity such that neighbouring uses 

cannot co-exist with this development. 
  
 Transport issues  
  
79. Saved policy 5.2 of the Southwark Plan seeks to ensure that developments do not 

result in adverse highways conditions. 
  

 Car parking 
 

80. The site is within an area with a public transport accessibility level of 5 which is 
high. The application site is not within a controlled parking zone. The following 
onsite parking is proposed: 1 x space for commercial deliveries, 2 x spaces for the 
commercial use and 3 x spaces for residents. Therefore it is not considered that 
the residential units would have an adverse impact upon parking in the local area 
as the proposal accords with the council's policies which set maximum and not 
minimum standards. 

  
81. The site currently accommodates B1 premises and do not benefit from any formal 

parking arrangements, therefore it is considered that the proposed 1 x space for 
commercial deliveries and 2 x spaces for the commercial use would be an 
improvement to what is there currently. 



  
 Cycle parking 

 
82. The proposed masterplan (PL098) indicates that 8 cycle parking spaces would be 

provided to the front of the development site in an existing building and a further 7 
cycle spaces for the commercial unit. This level of provision would meet the 
London Plan cycle parking standards and would be supported.  

  
 Refuse storage 

 
83. The refuse stores for all 3 houses are located within close proximity to the front 

doors of the dwellings and would provide 1 x 240 litre wheeled bin for mixed dry 
recycling, 1 x 240 litre wheeled bin for refuse and 1 x 240 litre wheeled bin for 
mixed food and garden waste per dwelling. 

  
84. The transportation of wheeled bins to the collection point will be managed within 

the development. The refuse collection point is located in the driveway near 
Nutbrook Street and is within 10m of the refuse vehicle stopping point. These bins 
would be returned once the bins have been emptied. This managed system is 
being deployed for the commercial premises therefore the estate management 
staff are already in place to apply this service to the houses. 

  
85. All of the above issues are therefore considered to be satisfactory and in 

accordance with the relevant Development Plan policies set out above.  
  
 Design issues  
  
86. Saved Policy 3.11 states that all developments should maximise the efficient use 

of land, whilst, amongst other things, ensuring a satisfactory standard or amenity 
for future occupiers and not unreasonably compromising the development 
potential of neighbouring sites. It goes on to state that the LPA will not grant 
permission for development that is considered to be an unjustified 
underdevelopment or over-development of a site. 

  
87. The NPPF stresses the importance of good design and states in paragraph 56 

that: “Good design is a key aspect of sustainable development, is indivisible from 
good planning, and should contribute positively to making places better for 
people.” 

  
88. Policy SP12 of the Core strategy states that “Development will achieve the highest 

possible standards of design for buildings and public spaces to help create 
attractive and distinctive places which are safe, easy to get around and a pleasure 
to be in.” 

  
89. Saved Policy 3.13 of the Southwark Local Plan asserts that the principles of good 

urban design must be taken into account in all developments. This includes 
height, scale and massing of buildings, consideration of the local context, its 
character and townscape as well as the local views and resultant streetscape. 

  
 Local Context 
90. The site sits within a backland area of existing class B1 use buildings. Bordered 

by amenities of the surrounding area, with access to the site from both Nutbrook 
Street and Howden Street. The majority of the surrounding buildings are 2 storeys 
in height. To the west of the site is the existing artist studios which is under the 
same ownership. The existing site is occupied by tow separate single storey 
commercial buildings, the main building has a large parapet surrounding its roof, 
giving the impression that the building is 1,5 storeys in height. 



  
91. The residential properties that surround the proposal site are predominantly two 

storeys in height, with some of these properties having created a third storey 
through roof conversions. These properties are also characterised by tow storey 
outriggers projecting to the rear. 

  
 Site layout and design 
 

92. The form of the 3 x houses is inspired by the multi tiered volume of the existing 
Nutbrook studios. This has been rationalised into 3 rectilinear volumes which 
interlocks and overlap each other.  

  
93. The design of the southwest elevation reflects a contemporary interpretation of the 

opposing Nutbrook studios elevation. The industrial fenestration of Nutbrook 
studios characterised by closely spaced vertical bars has been reflected in the 
fenestration of the development and scale up to increase the spaces between the 
vertical bars. 

  
94. The design of the southeast and northwest elevations acknowledges the relatively 

close proximity of the rear of the houses on Nutbrook Street and Howden Street. 
This is expressed by the absence of windows in the proposed elevations looking 
out directly onto the neighbouring properties. The length of the proposed elevation 
is punctuated by a vertically stacked brick feature which denotes the position of 
the doors to the houses and references the vertical bar fenestration of the existing 
Nutbrook studios. 

  
95. The design of the northeast elevation is a reflection of the southwest elevation but 

excludes the reference of the industrial fenestration. 
  
96. While the design approach is quite different from the traditional Victorian dwellings 

within the area, as the site is a backland development and not visible form public 
vantage points it would not appear visually discordant with the surrounding area 
and the proposal has taken in account the overall proportions or neighbouring 
properties in term of their height. 

  
97. The architectural design is considered to be acceptable. Concerns have been 

raised by a neighbouring resident that the development will result in 
overdevelopment and that the design of the buildings would result in loss of 
privacy and overlooking of neighbouring properties and should be refused.  

  
98. Whilst this is noted, given that the height, scale and massing, and the separation 

between neighbouring buildings and the development is approximately 8.5m away 
from the properties on Nutbrook Street, 8.8m away from the properties on 
Howden Street, and 22.4m from those on Waghorn Street, and that there are no 
windows facing in the direction of both Nutbrook and Waghorn Streets, it is not 
considered that concerns regarding the architectural design resulting in 
overlooking would be sufficient grounds for refusing planning permission. 
Furthermore, the proposed development would equate to 328.5 habitable rooms 
per hectare and would therefore comply with this policy. 

  
99. An objection was raised that a previous proposal (98/AP/1556) was refused on 

grounds that the erection of the proposed roof extension at first floor level would 
result in an overdevelopment of the site to the detriment of the neighbouring 
residential properties by reason of increased sense of enclosure and loss of visual 
amenity. This is acknowledged; however the proposed development would only 
have an increase of 1.2m in height on the Nutbrook Street elevation, and would 
have a reduced footprint to the existing building. This would result in substantially 



reduced elevations fronting onto Nutbrook Street and Howden Street. Generally 
roof extensions are approximately 2.3m in height to allow for an acceptable ceiling 
height. It is therefore considered that the proposed development would not result 
in an increased sense of enclosure and loss of visual amenity 

  
 Quality of accommodation 
  
100. Saved policy 4.2 requires new residential developments to provide a good 

standard of accommodation.  
  

 
101. The details of the proposed Schedule of Accommodation are shown below:  
  
  Total 

internal 
floor 
area 

Bed 
1 

Bed 
2 

Bed 
3 

Bed 
4 

Storage Kitchen Lounge Garden 

House 
1 

153m² 
(4b/6p = 
107m²) 

15m² 15m² 9m² 9m² 3m² 25m² 30m² 55m² 

House 
2 

196m² 
(4b/8p = 
107m²) 

19m² 19m² 12m² 12m² 2m² 34m² 36m² 62m² 

House 
3 

153m² 
(4b/6p = 
107m²) 

15m² 15m² 9m² 9m² 3m² 25m² 30m² 55m² 

 
  
102. The floor areas of the proposed residential units are shown above. The proposed 

units have floor areas above the minimum set out in the residential design 
standards (RDS) and the new national standards. All of the rooms have room 
sizes above the minimum room sizes. 

  
103. All of the units are shown to be dual aspect and would have access to appropriate 

levels of sunlight, daylight and outlook. There are no facing habitable room 
windows so each of the units will have acceptable levels of privacy. The internal 
floor heights for the proposed units are above 2.3m. This is considered to be 
generous provision and will help create a high quality of accommodation for 
prospective residents. 

  
 Impact on trees  
  
104. There are a number of trees of varying species, sizes, age and visual significance 

adjacent to the site. As a result of the location of the development within the 
existing footprint of the building currently on site the proposal does not require the 
removal of any trees. 

  
105. The site is not within a conservation area nor are there any protected (TPO) trees 

on the site therefore it is considered that the proposal would not result in a 
detrimental impact on the site in regards to trees. 

  
 Planning obligations (S.106 undertaking or agreement)  
  
106. S106 is not required for a development of this scale. 
  
 Other matters  
  

 CIL 



 
107. Section 143 of the Localism Act states that any financial contribution received in 

terms of community infrastructure levy (CIL) is a material "local financial 
consideration" in planning decisions. The requirement for payment of the Mayoral 
or Southwark CIL is therefore a material consideration; however the weight 
attached is determined by the decision maker. The Mayoral CIL is required to 
contribute towards strategic transport investments in London as a whole, primarily 
Crossrail, while Southwark’s CIL will provide for infrastructure that supports 
growth in Southwark. 

  
108. In Southwark the Mayoral CIL was established at a rate of £35 per sqm of new 

development, although this is an index linked payment. The Southwark CIL rate is 
based on the type and location of the development. The Mayoral CIL in Southwark 
currently is calculated on the basis of £40.02 per sqm and this equates to 
£2041.00 and the Southwark CIL is amount is £10,200.00. 

  
 Density 

 
109. Strategic policy 5 (providing new homes) of the core strategy locates the site 

within the urban density zone which has a density range of 200-700hr/ha.  
  
110. The density of the proposed development would equate to 328.5hr/ha.  
  

 Back-land development 
 

111. Back-land development sites are those located predominantly to the rear of 
existing dwellings separated from the residential dwelling (e.g. not a conservatory 
or extension to the existing dwelling). The proposal is located at the rear 
Nutbrook, Howden and Waghorn Streets; it is therefore considered that this is a 
back-land development. 

  
112. The proposed development is lower than surrounding properties therefore it is 

considered that the proposed height, scale and massing is acceptable, and would 
not have a detrimental impact on the streetscape. 

  
 Emergency vehicle access 
 

113. The existing access is not wide enough to accommodate a fire engine; however 
this can be overcome in two ways, by either installing a hydrant on the site or by 
installing a domestic sprinkler system to houses too far away. This is a matter for 
building control and is not covered by planning legislation. 

  
114. Even though this is a matter for building control and is not covered by planning 

legislation the applicant addressed fire safety as it was raised by a number of 
objectors. 

  
115. It is proposed to provide two new external fire hydrants to serve the houses. these 

hydrants would be within the prescribed 45m radius. Furthermore it is proposed to 
install a full sprinkler system in all three houses. 

  
 Security 

 
116. Neighbours raised an objection that the proposal will result in a security risk if the 

gates providing access to the site are removed. The site will still remain private 
and will provide access to those who have a legitimate purpose to be there. The 
inclusion of residential units ensures that the site is occupied at all times thereby 
providing natural surveillance that will deter criminal or anti social activity. The site 



will be controlled by gates at both Nutbrook Street and Howden Street. 
  
 Conclusion on planning issues  
  
117. The proposed loss of commercial floorspace and redevelopment with residential is 

acceptable in land use terms. The proposed development in terms of design, 
scale, massing and materials would be suitable for this development within the 
streetscape. The development will have no significant adverse impacts on the 
amenity of any adjoining occupiers or the surrounding area and will provide high 
quality accommodation. The proposal provides appropriate parking for vehicle and 
cycles within the site and is acceptable in respect of highway safety and amenity. 

  
118. The scheme complies with the relevant saved policies of the Southwark Plan 2007 

(July), the Core Strategy 2011, the Peckham and Nunhead AAP and the NPPF 
2012. As such it is recommended that detailed planning permission be granted 
subject to conditions. 

  
 Community impact statement  
  
119. In line with the council's community impact statement the impact of this application 

has been assessed as part of the application process with regard to local people 
in respect of their age, disability, faith/religion, gender, race and ethnicity and 
sexual orientation. Consultation with the community has been undertaken as part 
of the application process. 

  
 a) The impact on local people is set out above. 
  
 b) The following issues relevant to particular communities/groups likely to be 

affected by the proposal have been identified as: None, other than those set out 
above. 

  
 c) The likely adverse or less good implications for any particular 

communities/groups have been also been discussed above.  
  
  Consultations 
  
120. Details of consultation and any re-consultation undertaken in respect of this 

application are set out in Appendix 1. 
  
 Human rights implications 
  
121. This planning application engages certain human rights under the Human Rights 

Act 2008 (the HRA). The HRA prohibits unlawful interference by public bodies with 
conventions rights. The term ’engage’ simply means that human rights may be 
affected or relevant. 

  
122. This application has the legitimate aim of providing additional residential 

accommodation. The rights potentially engaged by this application, including the 
right to a fair trial and the right to respect for private and family life are not 
considered to be unlawfully interfered with by this proposal. 

  
 SUPPLEMENTARY ADVICE FROM OTHER OFFICERS 
  
123. None 
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APPENDIX 1 
 

Consultation undertaken 
 

 Site notice date:  23/07/2015  
 

 Press notice date:  n/a 
 

 Case officer site visit date: 23/07/2015 
 

 Neighbour consultation letters sent:  22/07/2015  
 

 Internal services consulted:  
Flood and Drainage Team 
 

 Statutory and non-statutory organisations consulted: 
London Fire & Emergency Planning Authority 
Thames Water - Development Planning 
 

 Neighbour and local groups consulted: 
 

62 Nutbrook Street London SE15 4LE Unit 4 33 Nutbrook Street SE15 4JU 
49a Nutbrook Street London SE15 4JU Unit 5 33 Nutbrook Street SE15 4JU 
60 Nutbrook Street London SE15 4LE Unit 3 33 Nutbrook Street SE15 4JU 
56 Nutbrook Street London SE15 4LE Unit 1 33 Nutbrook Street SE15 4JU 
58 Nutbrook Street London SE15 4LE Unit 2 33 Nutbrook Street SE15 4JU 
14a Howden Street London SE15 4LB Unit 9 33 Nutbrook Street SE15 4JU 
14b Howden Street London SE15 4LB Unit 10 First Floor 33 Nutbrook Street SE15 4JU 
12b Howden Street London SE15 4LB Unit 8 33 Nutbrook Street SE15 4JU 
49b Nutbrook Street London SE15 4JU Unit 6 33 Nutbrook Street SE15 4JU 
12a Howden Street London SE15 4LB Unit 7 33 Nutbrook Street SE15 4JU 
30 Howden Street London SE15 4LB 43 Nutbrook Street London SE15 4JU 
32 Howden Street London SE15 4LB 13 Howden Street London SE15 4LB 
28 Howden Street London SE15 4LB 16 Howden Street London SE15 4LB 
24 Howden Street London SE15 4LB 64 Waghorn Street London SE15 4JZ 
26 Howden Street London SE15 4LB 58 Waghorn Street London SE15 4JZ 
52 Nutbrook Street London SE15 4LE 60 Waghorn Street London SE15 4JZ 
54 Nutbrook Street London SE15 4LE 22 Howden Street London SE15 4LB 
38 Howden Street London SE15 4LB 23 Howden Street London SE15 4LB 
34 Howden Street London SE15 4LB 20 Howden Street London SE15 4LB 
36 Howden Street London SE15 4LB 17 Howden Street London SE15 4LB 
48a Nutbrook Street London SE15 4LE 44 Waghorn Street London SE15 4JZ 
25 Howden Street London SE15 4LB 46 Waghorn Street London SE15 4JZ 
Flat A 18 Howden Street SE15 4LB 42 Waghorn Street London SE15 4JZ 
21 Howden Street London SE15 4LB 45 Nutbrook Street London SE15 4JU 
19 Howden Street London SE15 4LB 47 Nutbrook Street London SE15 4JU 
15 Howden Street London SE15 4LB 54 Waghorn Street London SE15 4JZ 
Flat B 18 Howden Street SE15 4LB 56 Waghorn Street London SE15 4JZ 
33 Nutbrook Street London SE15 4JU 52 Waghorn Street London SE15 4JZ 
Flat 1 66 Waghorn Street SE15 4JZ 48 Waghorn Street London SE15 4JZ 
Flat 2 66 Waghorn Street SE15 4JZ 50 Waghorn Street London SE15 4JZ 
50b Nutbrook Street London SE15 4LE 8 Nigel Road London SE15 4NR 
48b Nutbrook Street London SE15 4LE 10 Howden Street London SE15 4LB 
50a Nutbrook Street London SE15 4LE 45 Nutbrook St London SE15 4JU 
Flat 6 66 Waghorn Street SE15 4JZ 17 Nutbrook Street London SE15 4JU 
62 Waghorn Street London SE15 4JZ 9 Howden Street London SE15 4LB 
Flat 5 66 Waghorn Street SE15 4JZ 38 Nutbrook Street London SE15 4LE 
Flat 3 66 Waghorn Street SE15 4JZ 43 London SE15 4DX 
Flat 4 66 Waghorn Street SE15 4JZ 67 Maxted Road London SE15 4LF 
27 Nutbrook Street London SE15 4JU 38 Howden Street Peckham SE15 4LB 
29 Nutbrook Street London SE15 4JU Flat 1 50 Nutbrook Street SE15 4LE 
25 Nutbrook Street London SE15 4JU 64 Nutbrook Street London SE15 4LE 
Unit 11 33 Nutbrook Street SE15 4JU 2 Howden Street London Se15 4lb 
Unit 12 33 Nutbrook Street SE15 4JU 63 Maxted Road London Se154lg 
39 Nutbrook Street London SE15 4JU 65 Maxted Road London SE15 4LF 
41 Nutbrook Street London SE15 4JU 28 Howden St London SE15 4LB 
37 Nutbrook Street London SE15 4JU 179 Friern Road  SE220BD 
31 Nutbrook Street London SE15 4JU 60 Nutbrook St Peckham SE15 4LE 
35 Nutbrook Street London SE15 4JU Email 



APPENDIX 2 
 

 Re-consultation:  16/11/2015 
 

Consultation responses received 
 Internal services 

Flood and Drainage Team  
 

 Statutory and non-statutory organisations 
London Fire & Emergency Planning Authority  
Thames Water - Development Planning  
 

 Neighbours and local groups 
Email  
Flat A 18 Howden Street SE15 4LB  
Flat 1 50 Nutbrook Street SE15 4LE  
Flat 1 50 Nutbrook Street SE15 4LE  
10 Howden Street London SE15 4LB  
10 Howden Street London SE15 4LB  
10 Howden Street London SE15 4LB  
16 Howden Street London SE15 4LB  
17 Howden Street London SE15 4LB  
17 Nutbrook Street London SE15 4JU  
179 Friern Road  SE220BD  
179 Friern Road  SE220BD  
2 Howden Street London Se15 4lb  
22 Howden Street London SE15 4LB  
24 Howden Street London SE15 4LB  
28 Howden St London SE15 4LB  
28 Howden St London SE15 4LB  
28 Howden Street London SE15 4LB  
28 Howden Street London SE15 4LB  
30 Howden Street London SE15 4LB  
32 Howden Street London SE15 4LB  
34 Howden Street London SE15 4LB  
34 Howden Street London SE15 4LB  
35 Nutbrook Street London SE15 4JU  
38 Howden Street London SE15 4LB  
38 Howden Street London SE15 4LB  
38 Howden Street Peckham SE15 4LB  
38 Nutbrook Street London SE15 4LE  
43 London SE15 4DX  
43 Nutbrook Street London SE15 4JU  
45 Nutbrook St London SE15 4JU  
45 Nutbrook Street London SE15 4JU  
45 Nutbrook Street London SE15 4JU  
45 Nutbrook Street London SE15 4JU  
47 Nutbrook Street London SE15 4JU  
50 Waghorn Street London SE15 4JZ  
56 Waghorn Street London SE15 4JZ  
60 Nutbrook St Peckham SE15 4LE  
60 Nutbrook St Peckham SE15 4LE  
60 Nutbrook Street London SE15 4LE  
63 Maxted Road London Se154lg  
64 Nutbrook Street London SE15 4LE  
64 Nutbrook Street London SE15 4LE  
65 Maxted Road London SE15 4LF  
67 Maxted Road London SE15 4LF  
8 Nigel Road London SE15 4NR  
9 Howden Street London SE15 4LB  
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 Chief executive's department 

Planning division 
Development management (5th floor - hub 2) 
PO Box 64529 
LONDON SE1P 5LX 

Mr. Freddie Addo 
F.G. Addo Architects  
XXXX 
XXXX 
London 
XXX XXX 

 
Your Ref:  
Our Ref: 14/EQ/0242 
Contact: Neil Loubser 
Telephone: 020 7525 5451 
E-Mail: planning.applications@southwark.gov.uk 
Web Site: http://www.southwark.gov.uk 

  
 Date: 19/12/2014 
Dear Mr. Addo   
 
TOWN & COUNTRY PLANNING ACT 1990 (as amended) 
PRE-APPLICATION ENQUIRY 
 
At: 33 NUTBROOK STREET, LONDON, SE15 4JU 
Proposal: Demolish existing B1 premises and construct 4 houses with car parking to the front and a new 

substation outbuilding to replace existing 
 

I write in connection with your pre-application enquiry received on 28th October 2014 
and further to your meeting on-site with Council officer Neil Loubser (Major Applications) 
on 2nd December 2014 and subsequent meeting at the Council officers on 4th 
December 2014. 
 
Summary  
 
The proposal involves the creation for 4 attached dwellings. Two of the proposed 
dwellings would be single storey in height and contain three bedrooms. The other two 
dwellings, located in the centre of the terrace would be three storeys in height and 
contain five bedrooms. 
 
The principle of the development to create residential units on land currently within a 
Class B1 use is accepted, given that the application site meets the exceptions test 
contained within Saved Policy 1.4 of the Southwark Plan. The proposed residential 
accommodation is also considered to be of a high quality due to its compliant room sizes 
and internal space; however the dwellings do not comply with the Residential Design 
Standards SPD (October 2011) requirements for amenity space, which requires a 
minimum of 50m² private garden space (amenity space).Furthermore the garden should 
be at least 10m in length. The proposed density is also compliant with Council 
requirements.  
 
The primary concerns with this application are the impact on the amenity of surrounding 
residents due to the height and bulk of the proposed development on the shared 
boundary with properties on both Nutbrook Street and Howden Street. It is considered 



that this height and bulk would create an unreasonable sense of enclosure and reduce 
the outlook of these properties. 
 
The Internal Daylight, Sunlight and Overshadowing Report ascertained that the proposed 
development at 33 Nutbrook Street will provide residential accommodation considered 
acceptable in terms of daylight and sunlight. All habitable rooms have been assessed for 
Average Daylight Factor (ADF), No Sky Line (NSL) and Room Depth Criterion (RDC).The 
report shown that all rooms will exceed the levels of ADF suggested by the BRE and all 
but two will meet the BRE’s recommendation for NSL. These two rooms (labelled no. 15 
and 18) are bedrooms which offer the typical outlook of rooms looking into a light well 
and as they achieve levels of ADF in line with recommendation they can be considered 
acceptable. 
 
A detailed Daylight and Sunlight as well as an Overshadowing assessment was carried 
out to assess the impact that the proposal would have on the rear gardens and windows 
of 35-49 Nutbrook, 20-38 Howden and 50-62 Waghorn Streets. The report states that the 
properties to the north of Howden Street did not pass the 25 degrees rule; however the 
detailed Daylight and Sunlight analysis found that the proposed development will fully 
adhere with the BRE 2011 Guidance, meaning that there will be a negligible impact by 
the proposed development. Furthermore the overshadowing assessment found that the 
rear gardens of three out of the ten properties on Howden Street will experience a 
beneficial impact from the proposed development, and two will have a negligible impact 
and the remaining five amenity spaces will see a minor impact fro the proposed 
development. 
 
In addition, the proposal would be classed as backland development and in accordance 
with the Residential Design Standards SPD, should be consistent with the established 
built form. The proposal for three stories is not considered to do this as the predominant 
dwelling height surrounding the site is two storeys with dual pitched roofs. Consideration 
therefore should also be given to reducing the overall height of the proposal. 
 
Furthermore, any future planning application should be accompanied by further details 
on waste storage, cycle storage and off street car parking, arboriculture impacts and 
sustainability. These points are discussed further within the letter below. 
 
Subsequent to the second meeting held on 4th December 2014 the applicant submitted 
a revised option which will be referred to in this report as Option B on the 15th December 
2014. Brief comments will appear in the body of this report as the applicant informed the 
Council that the original submission received on 28th October 2014 should be assessed 
within the pre-application report. Option B is as a result of the Council’s concerns to this 
scheme.  
 
Site Description 
 
The application site is located to the centre of the residential area bordered by Howden 
Street, Nutbrook Street, Maxted Road and Waghorn Street. The existing site is occupied 
by two separate commercial buildings, with a height of one storey. The main building 
however, has a large parapet surrounding its roof, giving the impression of a building that 
is 1.5 storeys in height. The site has no direct frontage to the highway, however vehicular 
and pedestrian access is available through two crossovers, one from each of Nutbrook 
Street and Howden Street.  
 



The area of the site is to the west of the centrally located commercial complex, with the 
buildings to the east being retained as part of this proposal. These existing commercial 
units to be retained are understood to be predominantly used as artist’s studios. The 
area of the development site is approximately 860m², with a depth of approximately 42.5 
metres and a width of approximately 19.5 metres.  
 
The residential properties that enclose the proposal site are predominantly two stories in 
height, with some of these properties having a created a third storey through habitable 
roof space and dormers. These properties also are characterised by two storey 
outriggers projecting to the rear of the main wall. Each dwelling also has a rear garden 
with an average depth of 7 metres.  
 
Also worthy of note is that the application site is located within an Air Quality 
Management Area, the Urban Density Zone and the Peckham and Nunhead Action 
Area. The site is not located within a Conservation Area, nor is the application site within 
the setting of any Statutory Listed Buildings. 
 
Relevant planning history for the site and neighbouring sites 
 
There have been numerous applications for householder applications on residential 
properties surrounding the application site, fronting Howden Street, Nutbrook Street and 
Maxted Road, and you are advised to refer to the Council's website for details 
(www.southwark.gov.uk/planning). Other applications that are of note are as follows: 
 
33 Nutbrook Street (Proposal Site) 
 
98/AP/1556 
 
Planning Permission was refused for a Mansard roof extension at 1st floor level to 
provide ancillary office accommodation on 19 November 1998. 
 
09/AP/2081 
 
Planning Permission was refused for a Change of use from light industrial (Class B1) to 
multi-purpose community use including place of worship (Class D1) on 8 March 2010. 
This decision was appealed by the applicant; however this appeal was withdrawn on 3 
August 2010. 
 
Proposal 
 
Pre-application advice is sought regarding redevelopment of the site involving the 
demolition of the existing two standalone buildings which are currently within a Light 
Industrial (Class B1) use. The proposal involves the creation of a residential scheme 
(Class C3) consisting of four attached dwellings. The proposed building accommodating 
the four dwellings would be single storey with a flat roof on its northern and southern 
flank, rising to a height of 3 storeys (2 storeys with mansard roof) for the two centrally 
located dwellings. The building would be constructed flush with the shared boundaries to 
the north and south, with a separation distance of approximately 3 metres retained with 
the two single storey units shared boundary to the west and approximately 9.6 metres 
retained with the shared boundary to the west. 
 
The 2 x 3 bedroom single storey units: 



Each dwelling would contain living / kitchen / dining areas, and 3 x bedrooms on the 
ground floor level, with central court yard acting as a light-well and decking / amenity 
space to the rear of the dwelling. Car parking proposed to the front of the dwelling and a 
Sheffield cycle stand in the rear garden accessed through the dwelling. 
 
The 2 x 5 bedroom three storey units: 
Each dwelling would contain living and dining / kitchen areas on the ground floor level, 
with residential accommodation above. The two x three storey dwellings located within 
the centre of the building would have 3 x bedrooms at first floor level and 2 x bedrooms 
at second floor level (mansard roof). Amenity space proposed to the rear of the dwelling 
which consists of soft landscaping and decking. Car parking proposed to the front of the 
dwelling and a Sheffield cycle stand in the rear garden accessed through the dwelling. 
 
The submission includes a variety of existing and proposed floor plans, as well as 
section diagrams, a massing study and sunlight assessment. The application package 
also includes photographs of the built form surrounding the application site.  
 
Option B 
The demolition of the existing two standalone buildings which are currently within a Light 
Industrial (Class B1) use. The proposal involves the creation of a residential scheme 
(Class C3) consisting of three attached dwellings. The proposed building would be two 
storey in height, set in approximately 1.8m from the boundaries on Howden St and 
Nutbrook St and 8.1m to the rear, approximately 5m in height and cover the footprint of 
the existing buildings. 
 
Planning policy designations (Proposals Map) 
 
Air Quality Management Area 
Urban Density Zone 
Peckham and Nunhead Action Area 
PTAL Score of 5 
 
Planning policies 
 
The Development Plan is made up of the London Plan 2013, Core Strategy 2011 and the 
saved policies of the Southwark Unitary Development Plan 2007, along with 
Supplementary Planning Documents. The National Planning Policy Framework is a 
material consideration. The proposal would be considered with regard to various policies 
including, but not exclusively: 
 
National Planning Policy Framework 
 
Section 1 - Building a strong, competitive economy  
Section 4 - Promoting sustainable transport  
Section 6 - Delivering a wide choice of high quality homes  
Section 8 - Promoting healthy communities 
Section 7 - Requiring good design  
Section 10 - Meeting the challenge of climate change, flooding and coastal change 
 
London Plan July 2011 consolidated with revised early minor alterations October 2013 
           
Policy 3.3 Increasing housing supply  



Policy 3.5 Quality and design of housing developments       
Policy 3.8 Housing choice          
Policy 3.16 Protection and Enhancement of Community Infrastructure 
Policy 6.9 Cycling         
Policy 6.10 Walking            
Policy 6.13 Parking  
Policy 7.4 Local character        
Policy 7.6 Architecture        
Policy 7.8 Heritage assets and archaeology  
 
Core Strategy (2011) 
 
Strategic policy 1 - Sustainable development 
Strategic policy 2 - Sustainable transport 
Strategic policy 5 - Providing new homes 
Strategic policy 6 - Homes for people on different incomes 
Strategic policy 7 - Family homes 
Strategic policy 12 - Design and conservation 
Strategic policy 13 - High environmental standards 
 
Saved policies of the Southwark Plan (2007) 
 
1.4 - Employment Sites Outside the Preferred Office Locations and Preferred Industrial 
Locations 
3.2 - Protection of amenity 
3.7 - Waste reduction 
3.11 - Efficient use of land 
3.12 - Quality in design 
3.13 - Urban design 
4.2 - Quality of residential accommodation 
4.3 - Mix of Dwellings 
5.2 - Transport impacts 
5.3 - Walking and cycling 
5.6 - Car parking 
 
Supplementary Planning Documents 
 
Section 106 Planning Obligations (2007) 
Sustainable design and construction SPD (2009) 
Sustainability assessments SPD (2009) 
Sustainable Transport SPD (2010) 
Residential Design Standards SPD (2011) 
 
Principle of the proposed development  
 
Saved Policy 1.4 (Employment sites outside the Preferred Office Locations and 
Preferred Industrial Locations) states that outside preferred office locations, on sites with 
an established Class B use and that either front a classified road, are within the Central 
Activity Zone or a Strategic Cultural Area, development should be made that does not 
result in a net loss of the Class B use. This is reinforced by Strategic Policy 10 which 
seeks to preserve the existing business floor space within the Borough. 
 



In this instance, the loss of a Class B1 use would not be resisted as the site has no direct 
frontage to a classified road. The site is also not within the Central Activity Zone nor is it 
within a Strategic Cultural Area. Therefore the principle of converting the use to a 
residential use, particularly given the site is located within an established residential 
area, is accepted.  
 
The site is within the Peckham South Character Area of the Peckham and Nunhead 
Action Area Plan. The objective of the Peckham South Character Area is for it to remain 
a 'predominantly residential area by supporting residential uses'. This point supports the 
proposed change to a Class C3 use. The primary employment spaces to be protected 
within this Character Area are the shops on East Dulwich Road and Bellenden Road and 
the Print Village Industrial Estate on Chadwick Road, of which are not relevant to the 
proposal site.  
 
The creation of new residential dwellings is also supported by Section 6 of the NPPF and 
Strategic Policy 5 of the Core Strategy which seeks to provide more housing opportunity 
for residents across the Borough. The proposal would also comply with the objectives of 
Saved Policy 3.11 of the Southwark Plan which seeks to make efficient use of brownfield 
land for development. 
 
Density 
 
Strategic policy 5 of the Core Strategy 'Providing new homes' permits a density range of 
between 200 - 700 habitable rooms per hectare (hrh) in the Urban Density Zone. This 
requirement is repeated within the Residential Design Standards SPD, which also notes 
that this may be exceeded in the core area where developments are of an exemplary 
standard of design. The proposal for 4 units includes 22 habitable rooms for the 
purposes of calculation of density, which is inclusive of the proposed separate 
kitchen/dining and living areas. This equates to a density of 299hrh, which is within the 
allowable density. The proposed density is also acceptable given the sensitive ‘backland’ 
nature of the proposal site. There are concerns regarding the height and massing of the 
proposed building, as discussed within later sections of this letter. 
 
Option B 
The proposal for 3 units includes 18 habitable rooms for the purposes of calculation of 
density, which is inclusive of the proposed separate kitchen/dining and living areas. This 
equates to a density of 245hrh, which is within the allowable density. The proposed 
density is also acceptable given the sensitive ‘backland’ nature of the proposal site. 
 
 
Affordable housing 
 
Due to the size of the proposed residential scheme, the Council would not require 
affordable housing to be provided as part of this type of development. 
 
Housing mix 
 
The Council generally requires developments to provide for a mix of housing in 
accordance with Strategic Policy 7 of the Core Strategy, the Peckham and Nunhead 
Action Area Plan and the Residential Design Standards SPD. However this requirement 
is only applicable to developments with 10 dwellings or greater and is therefore not 
relevant to the assessment of this application. 



 
Amenity of neighbouring occupiers and the surrounding area 
 
Strategic Policy 13 of the Core Strategy requires developments to achieve high 
standards for reducing air, land, water, noise and light pollution and avoiding amenity 
and environmental problems that affect how we enjoy the environment in which we live 
and work. In addition, Saved Policy 3.2 of the Southwark Plan seeks to ensure an 
adequate standard of amenity for existing and future occupiers. 
 
The design of the building raises some significant amenity issues to adjoining properties. 
A particular concern is the height of the proposed building where it is flush with the 
property boundaries of those residential properties fronting Howden Street and Nutbrook 
Street. The building would have a height along its southern boundary (Nutbrook Street) 
of 3.266 metres. Given that the rear gardens of those properties adjoining the application 
site to the north (Howden Street) are sunken below that of the application site, the 
proposal would have a height of 4.126 metres.  
 
The creation of walls with the abovementioned heights along these boundaries would 
create an unreasonable sense of enclosure and loss of outlook to the properties facing 
both Howden Street and Nutbrook Street. This is particularly evident given that these 
properties are characterised by small gardens and the creation of such a large and bulky 
structure for a depth of approximately 24 metres will have a detrimental impact on the 
amenity currently enjoyed by the occupants of adjoining properties.  
 
The Town and Country Planning (General Permitted Development) Order 1995, Part 2, Minor 
Operations, Class A states that development is permitted if  the height of any other gate, fence, 
wall or means of enclosure erected or constructed do not exceed two metres above ground level. 
Given this consideration should be given to reducing the height along the boundary to one storey 
not exceeding 2 metres in height at eaves level, with a gradual rise in height towards the centre 
of the building. It is noted that this would impact the proposed internal configuration of the 
building and perhaps the ability to provide for 4 separate dwellings and the scale of the residential 
accommodation to be provided should also be considered. 
 
It is noted that that the proposed Daylight / Sunlight Sections see drawing no. DL 200 
Sections A-A and C-C indicate that the development do not fully comply with the 
recommendations as set out in the Residential Design Standards (October 2011) SPD in 
regards to the 25 degree sunlight angle. Even though the submitted Daylight / Sunlight 
and Overshadowing Assessment state that the proposed development will fully adhere 
with the BRE 2011 Guidance it is recommended that the two x three storey dwellings 
located within the centre of the building are reduced to a maximum of height of 2 storeys. 
 
Option B 
The proposal do not raise any concerns in regards to scale, bulk and massing as it is 
proposed within the same footprint of the current building. Furthermore the proposal is 
for a two storey building similar in height to the current building and set in from the 
boundaries. 
 
Option B do not raise any issues in regards to daylight / sunlight as it is of a similar scale 
to what is on site. Furthermore drawing annotated as 33 Nutbrook Street – Proposed 
sketch design – 3 houses December 2014 Section A-A shows that the proposal complies 
with the 25 degree angle rule. 
 
 



Quality of accommodation 
 
Saved policy 4.2 of the Southwark Plan requires residential developments to provide a 
good standard of accommodation. You are referred to the Council's Residential Design 
Standards SPD which establishes minimum room and overall flat sizes based on 
occupancy levels. The proposed internal space of the current proposal for each of the 
dwellings appears to comply with internal space requirements and their compliance is set 
out below: 
 

 Flat 1 Flat 2 Flat 3 Flat 4  
Description 3 Bed 5 Bed 5 Bed 3 Bed  
Required  
size 

86m² 110m² 110m² 86m²  

Unit size 98m² 180m² 180m² 98m² Comply 
Bedroom 1 14m²  

(12m²) 
18.5m²  
(12m²) 

18.5m²  
(12m²) 

14m²  
(12m²) 

Comply 

Bedroom 2 12m² 
(7m²) 

15m² 
(7m²) 

15m² 
(7m²) 

12m² 
(7m²) 

Comply 

Bedroom 3 7m² 
(7m²) 

12.8m² 
(7m²) 

12.8m² 
(7m²) 

7m² 
(7m²) 

Comply 

Bedroom 4  7m² 
(7m²) 

7m² 
(7m²) 

 Comply 

Bedroom 5  20m² 
(7m²) 

20m² 
(7m²) 

 Comply 

Living /  
Dining /  
Kitchen 

30m² 
(30m²) 

  30m² 
(30m²) 

Comply 

Living  17m² 
(15m²) 

17m² 
(15m²) 

 Comply 

Dining /  
Kitchen 

 24.5m² 
(12m²) 

24.5m² 
(12m²) 

 Comply 

Storage Unknown 
(2.25m²) 

Unknown 
 (2.75m²) 

Unknown 
 (2.75m²) 

Unknown 
(2.25m²) 

Unknown 

WC Unknown 
(3.5m²) 

Unknown 
(3.5m²) 

Unknown 
(3.5m²) 

Unknown 
(3.5m²) 

Unknown 

Amenity  
Space 

22m² 
(50m²) 

47m² 
(50m²) 

47m² 
(50m²) 

6.4m² 
(50m²) 

Do not 
comply 

 
 
All proposed rooms would also comply with the minimum internal room sizes as outlined 
within Table 3 of the Residential Design Standards SPD. Each dwelling would also be 
dual aspect, which will create a satisfactory living environment for future occupants. 
 
You are referred to the Council's Residential Design Standards SPD which establishes 
minimum room and overall dwelling sizes based on occupancy levels, and from the plans 
you have submitted, it would appear that the proposal complies with the overall internal 
space requirements. Internal light levels and light levels to the amenity spaces including 
communal space should be tested through a BRE report. 
 
Section 3 of the Residential Design Standards SPD sets out the Council's amenity space 
requirements for residential developments and states that all developments must meet 
the following minimum standards and seek to exceed these where possible: 
 
- 50 m² communal amenity space per development;  
- For units containing three or more bedrooms, 10 m² of private amenity space;  
- For units containing two or less bedrooms, 10 m² of private amenity space should 



ideally be provided. Where it is not possible to provide 10 m² of private amenity space, 
as much space as possible should be provided as private amenity space, with the 
remaining amount added towards the communal amenity space requirement; 
- Balconies, terraces and roof gardens must be a minimum of 3 m² to count towards 
private amenity space.  
 
Your current proposal does not comply with above requirements as set out within the 
Residential Design Standard SPD. It is therefore recommended that the single storey 
dwellings are reduced in size by pulling the back elevation (western flank wall) in line 
with the rear elevation of the two centre 5 bedroom units. It is noted that this would 
impact the proposed unit size and internal configuration of the building and perhaps the 
ability to provide for 4 separate dwellings and the scale of the residential accommodation 
to be provided should also be considered. 
 
Option B 
The proposed internal space of the current proposal for each of the dwellings appears to 
comply with internal space requirements and their compliance is set out below: 
 

 Flat 1 Flat 2 Flat 3  
Description 4 bed 6 

person 
4 bed 6 
person 

4 bed 6 
person 

 

Required  
size 

107m² 107m² 107m²  

Unit size 153m² 190m² 153m² Comply 
Bedroom 1 15m²  

(12m²) 
17m²  
(12m²) 

15m²  
(12m²) 

Comply 

Bedroom 2 9m² 
(7m²) 

12m² 
(7m²) 

9m² 
(7m²) 

Comply 

Bedroom 3 9m² 
(7m²) 

12m² 
(7m²) 

9m² 
(7m²) 

Comply 

Bedroom 4 15m² 
(7m²) 

17m² 
(7m²) 

15m² 
(7m²) 

Comply 

Living 17m² 
(15m²) 

34m² 
(15m²) 

17m² 
(15m²) 

Comply 

Dining /  
Kitchen 

29m² 
(12m²) 

32m² 
(12m²) 

29m² 
(12m²) 

Comply 

Storage Unknown 
(2.25m²) 

Unknown 
 (2.75m²) 

Unknown 
 (2.75m²) 

Unknown 

WC Unknown 
(3.5m²) 

Unknown 
(3.5m²) 

Unknown 
(3.5m²) 

Unknown 

Amenity  
Space 

54m² 
(50m²) 

54m² 
(50m²) 

54m² 
(50m²) 

Comply 

 
The proposed development would provide a satisfactory living environment for future 
occupants, with compliant room sizes as well as overall space sizes, amenity space and 
circulation areas. 
 
Transport 
 
Saved policy 5.2 of the Southwark Plan seeks to ensure that developments do not result 
in adverse highway conditions; 5.3 require the needs of pedestrians and cyclists to be 
considered and 5.6 establish maximum parking standards. The site has a PTAL (public 
transport accessibility level) of 5. It is noted that the proposal site allows for vehicles to 
enter the site from Nutbrook Street and exit the site to Howden Street; however it was 
observed during the site visit on 2nd December that the Howden Street access gate was 
securely locked not allowing any vehicles through. Furthermore this access is narrow 



with residential accommodation bridging this access way. This is also very low which 
would impede large delivery vehicles from using this as an exit point. It also became 
apparent during the site visit that a large number of vehicles were parked in front of the 
commercial units not allowing free access to the site. Inadequate information provided in 
regards to parking and servicing of the neighbouring commercial use on this site. 
 
Drawing number DL100.1 proposed ground and first floor plans indicate 4 residential 
parking bays in front of each residential unit. As the commercial and residential uses 
coexists at this site the commercial and residential parking may have an impact on each 
other it is recommended that transport survey are carried out which should include a 
parking survey and a swept path analysis.  
 
Parking 
 
Southwark Transport SPD requires that a maximum of 1 car parking space per unit 
should be provided. Given the size of the proposed units, the Council would expect that 
some level of off street car parking to be provided on the site and therefore consideration 
of this should be given accordingly. Whilst the area surrounding the application site is not 
located within a Controlled Parking Zone, it is considered that the space available could 
accommodate off street car parking to reduce demand on on-street car parking.    
 
Cycling 
 
Saved policy 5.3 of the Southwark Plan states that planning permission for development will be 
granted if developments are designed to accommodate bicycles and provide sufficient cycle 
parking spaces. Cycle parking must also be convenient, secure and weatherproof. Access 
should not involve walking long distances or carrying bicycles up stairs or in lifts or through 
dwellings. 
 
The applicant will be expected to provide cycle storage in line with the London Plan plus 
10% for visitor space in line with the Southwark Plan. Officers recommend Sheffield 
stands as the preferred cycle storage method in all cases, and request that every attempt 
is made to provide these in the design. Two-tiered or vertical (and semi-vertical) storage 
systems are not recommended as they are not particularly easy to use. Cycle storage 
should be located so that residents are not required to lift their bikes and unless there are 
suitably sized lifts or ramps provided, storage must be located on the ground floor.  
 
Drawing number DL100.1 proposed ground and first floor plans indicate 4 cycle parking 
spaces in the rear gardens of the proposed dwelling which can only be accessed through 
the dwellings. This does not comply with saved policy 5.3 of the Southwark Plan or with 
the guidance as set out in Southwark’s Sustainable Transport SPD. As such this aspect 
of the proposal should be redesigned in accordance with policy.  
 
Refuse and Recycling 
 
Before finalising the refuse and recycling stores you are referred to the Council 
document 'Waste Management guidance notes for residential developments' which is 
aimed at providing developers with the requirements for waste storage at new sites. You 
are also referred to the Sustainable Design and Construction SPD which contains further 
information and the calculation for determining the amount of refuse storage required 
should be included in your submission. To maximise use and for ease of collection 
residents should not have to travel more than 30m to a refuse store and the refuse store 



should be no more than 10m from the collection point.  
 
No details have been provided as to the location of the proposed waste storage area and 
the strategy for collection and further details should be provided as part of any future 
planning application. Furthermore as it is proposed that the commercial and residential 
uses coexists at this site the commercial refuse storage and collection may have an 
impact on that of the residential use. As no details have been provided this could not be 
assessed and discussed in this document. 
 
Option B 
Inadequate information provided to comment on above issues relating to Option B; 
however comments for main submission will be relevant to Option B and should be 
complied with if applicant decides to proceed with this option. 
 
 
Design, Character and Appearance 
 
The site is not located within a Conservation Area, however, the proposal should have a 
positive design outcome, in accordance with Section 7 of the NPPF, Policies 7.4 and 7.6 
of the London Plan, Strategic Policy 12 of the Core Strategy and Saved Policies 3.12 
and 3.13 of the Southwark Plan. The established built form surrounding the application 
site is residential dwellings with a height of two storeys. It is noted that on some 
properties surrounding the proposal site a third level has been created, however these 
are through dormer window extensions that are subordinate in appearance to the original 
dwelling. 
 
The proposal to create three storey dwellings, even though the third storey is designed 
as a mansard roof, it is considered to be not in keeping with the established built form of 
the area. The Residential Design Standards SPD refers to backland development and 
states that ‘development must not be more intensive than existing development on the 
adjoining street frontage, frequently backland development is single storey so as not to 
impose on the surrounding area. Backland development should echo the characteristics 
of existing neighbours’. Based on this requirement, a two storey scheme would be most 
appropriate for this location and as previously discussed the scale of the proposal should 
also be reduced at the northern and southern shared boundaries.  
 
Any future planning application should also be accompanied by details on the types of 
the materials to be used in the construction of the building. In accordance with Section 7 
of the NPPF, Strategic Policy 12 of the Core Strategy and Saved Policies 3.12 and 3.13 
of the Southwark Plan, the materials proposed should be high quality and reflect and be 
consistent with the established built form.  
 
Option B 
The proposal do not raise any concerns in regards to scale, bulk and massing as it is 
proposed within the same footprint of the current building. Furthermore the proposal is 
for a two storey building similar in height to the current building and set in from the 
boundaries. 
 
Impact on trees  
 
It is noted that there are some large trees within the rear garden of no. 12 Nutbrook 
Street. This tree is a third party tree that contributes positively to the leafy and green 



character of the surrounding area. Some branches of this tree also overhang onto the 
proposal site and the proposal is likely to have a significant impact on this tree. 
Accordingly, any future proposal should be accompanied by an Arboricultural Impact 
Assessment of any proposal on this tree.   
 
Option B 
Inadequate information provided to comment on above issues relating to Option B; 
however comments for main submission will be relevant to Option B and should be 
complied with if applicant decides to proceed with this option. 
 
Sustainable development implications  
 
Saved Policy 3.4 seeks energy efficient development and Saved Policy 3.9 advises that 
all development should incorporate measures to reduce the demand for water supply. 
These policies are expanded on in the Council's Sustainable Design and Construction 
SPD. Core Strategy SP13 - High environmental standards applies a similar energy 
hierarchy to the London Plan and requires the highest environmental standards. The 
table set out at p114 of the Core Strategy sets out the targets to be achieved including 
CSH level 4 for new housing.  
 
Strategic policy 13 of the Core Strategy (High Environmental Standards) requires all 
residential developments to achieve at least Code for Sustainable Homes Level 4. 
 
No information regarding an energy strategy for the site has been provided to date; 
however drawings of the 1st floor indicate sedum / green roofs with photovoltaic cells on 
the flat roofs of the 2 x single storey dwellings and photovoltaic cells on the mansard 
roofs of the 3 x storey dwellings. This proposal is welcomed as it would contribute 
towards the energy strategy and Code for Sustainable Homes requirements. An energy 
strategy and Code for Sustainable Homes pre-assessment indicators would be required 
at application stage. 
 
Option B 
Inadequate information provided to comment on above issues relating to Option B; 
however comments for main submission will be relevant to Option B and should be 
complied with if applicant decides to proceed with this option. 
 
Mayoral CIL 
 
This application would be Mayoral CIL liable and as such a CIL liability form should be 
submitted with any future application. 
 
It will be calculated according to the amount of additional floor space a new development 
will produce and/or the change of use of existing floor space taking into account the last 
lawful occupancy of the building. The amount to be paid is calculated when planning 
permission is granted and it is paid when development starts. Further details about the 
CIL can be found at: 
http://www.communities.gov.uk/publications/planningandbuilding/communityinfrastructurel
evymay11 
 
Existing floorspace (gross) within the red line plan can be deducted from the chargeable 
floorspace calculation. Existing floorspace can only be considered where it has been in 
continuous lawful use for at least 6 months of the 3 years prior to the development being 



permitted.  
 
Southwark CIL 
 
Southwark is seeking to implement its own CIL contribution and this will apply to all new 
developments creating new units. It is envisaged that Southwark CIL will be in place from 
around late autumn, details of the scheme and how it affects your development can be 
found on the Council's website. 
 
List of documents required at application stage 
 
Links to further information about planning application forms and local and national 
validation requirements is set out below. A list of documents that officers consider would 
be necessary for validation is set out below. 
http://www.southwark.gov.uk/downloads/download/2021/full_planning_permission 

• Completed planning application form. 
• Planning application fee 
• Site location plan 
• Block plan 
• Existing and proposed plans, elevations and sections, (including key views from 

the street and sections through the adjoining sites). 
•    Drawings of elevations and sections to a stated metric scale; each drawing must 

include a scale bar; 
• Section drawings including the disabled access  
•    Design and Access Statement including townscape visual impact assessment 
• Planning Statement including schedule of existing and proposed uses - Air Quality 

Assessment 
• Car parking management plan  
• Refuse and servicing details 
• Code for Sustainable Homes Pre-assessment 
• Acoustic Report 
• Photographs and photomontages  
• Completed CIL form; 

 
It is recommended that as much detailed information as possible (including samples and 
specifications) be submitted at application stage with regard to materials, 
refuse/recycling storage, cycle storage, etc. Should the application then proceed to a 
positive recommendation this will reduce the need for extensive conditions which require 
discharge. 
 
Other matters 
 
It is anticipated that further meetings may be required as the scheme progresses, and a 
PPA may be required to determine an appropriate timescale for determination. 
 
Conclusion 
 
The proposed development would provide a satisfactory living environment for future 
occupants, with compliant room sizes as well as circulation areas; however the amenity 
space do not comply with the space standards as set out in the Residential Design 
Standards SPD. No objection is raised to the loss of B1 floor space as the proposal 
would comply with the exceptions test contained within Saved Policy 1.4 of the 



Southwark Plan. However the Council has concerns over the impact that this proposal 
would have on the amenity of existing residents due to its proximity to shared 
boundaries. The design and its height is also inconsistent with the established built form 
of the area and therefore the applicant should reconsider the overall bulk and scale of 
the proposal. Consideration should also be made to providing off street car parking 
within the development site to ensure the proposal does not unreasonably impact the 
availability of on street parking within Howden and Nutbrook Streets or that of the 
commercial use coexisting on this site. Further information would be required on 
proposed cycle storage and waste storage areas and the applicant should also provide 
an Arboricultural Impact Assessment on the existing tree within the rear garden of no.12 
Nutbrook Street.  
 
On balance, the Council would be unable to recommend approval of this application in its 
current form and the applicant should reconsider the overall bulk, scale and height of the 
proposal.  
 
Option B 
The proposed development would provide a satisfactory living environment for future 
occupants, with compliant room sizes as well as overall space sizes, amenity space and 
circulation areas. The design, its height and being set in from the boundaries is 
considered consistent with the established built form of the area. Consideration should 
also be made to providing off street car parking within the development site to ensure the 
proposal does not unreasonably impact the availability of on street parking within 
Howden and Nutbrook Streets. Further information would be required on proposed cycle 
storage and waste storage areas and the applicant should also provide an Arboricultural 
Impact Assessment on the existing tree within the rear garden of no.12 Nutbrook Street.  
 
 
Yours sincerely 
 
 
 
 
 
Neil Loubser 
Planning Officer -Development Management 
    
 


