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RECOMMENDATION

1. That planning permission be granted subject to conditions.

BACKGROUND INFORMATION

Site location and description

2. The application site contains the Dulwich College Kindergarten and Infants School 
(DUCKS) in two self-contained buildings. The kindergarten is housed in a detached 
Edwardian property while the infant school utilises a historically converted and 
extended sports pavilion. Adjoining them are the playgrounds and extensive sports 
pitches.

3. The site is on the north-east side of College Road, and is adjoined to the south by a 
dwelling-house at 89 College Road. Other surrounding properties are primarily in 
residential use.

4. The application site is located within the following designated planning areas:

 Metropolitan Open Land
 Dulwich Wood Conservation Area
 Suburban Density Zone

Details of proposal

5. Planning permission is sought for construction of a single storey extension with a 
single-pitch roof sloping down towards the boundary with 89 College Road. The 
extension would follow the established visual character of the converted pavilion, with 
the exception that one of the classrooms created would be set away from the 
boundary with 89 College Road by 3.4m rather than continuing the linear design.

6. As a result of the proposed works, two new classrooms (45.5 and 41.5 sq.m) would be 



created. Furthermore, the existing toilet on the side of current classrooms would be 
updated to provide more toilets and some storage space. An extended corridor would 
connect the existing with proposed classrooms.

7. The proposed new structure would be timber clad, with timber framed windows and 
doors. In visual appearance it would follow the established character of the existing 
classrooms, which will be externally refurbished. 

8. Sedum green roofs are proposed to the new classrooms, and some soft landscaping 
would surround the new structure. 

Planning history

9. 03/AP/1853 Full planning application for:
Construction of single storey rear extension to allow the nursery facility to be located 
on the ground floor, together with the provision of a new entrance door in the flank 
elevation and enlargement of existing door on the front elevation.
Granted permission on 04/02/2004

Planning history of adjoining sites

10. 89 College Road

11. 02/AP/2291 Full planning application for:
Single storey ground floor side extension to dwelling-house
Granted permission on 30/01/2003

KEY ISSUES FOR CONSIDERATION

Summary of main issues

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

a) Acceptability of proposal based on land use policies;
b) Impact on adjoining occupiers;
c) Design quality;
d) Impact on trees.

Adopted planning policy

National Planning Policy Framework (NPPF)

13. The revised National Planning Policy Framework ('NPPF') was published in July 2018 
and updated 19 February 2019. It sets out the national planning policy and how this 
needs to be applied. The NPPF focuses on sustainable development with three key 
objectives: economic, social and environmental.

14. Paragraph 212 states that the policies in the Framework are material considerations 
which should be taken into account in dealing with applications. 

Chapter 2 - Achieving sustainable development
Chapter 11 - Making effective use of land
Chapter 12 - Achieving well-designed places
Chapter 13 - Protecting Green Belt
Chapter 14 - Meeting the challenge of climate change, flooding and coastal change
Chapter 15 - Conserving and enhancing the natural environment
Chapter 16 - Conserving and enhancing the historic environment



London Plan 2016

15. The London Plan is the regional planning framework and was adopted in 2016. The 
relevant policies of the London Plan 2016 are:

Policy 3.18 - Education facilities  
Policy 7.4 - Local character
Policy 7.6 - Architecture
Policy 7.11 - Heritage assets and archaeology
Policy 7.17 - Metropolitan Open Land
Policy 7.21 - Trees and woodlands

Core Strategy 2011

16. The Core Strategy was adopted in 2011 providing the spatial planning strategy for the 
borough. The strategic policies in the Core Strategy are relevant alongside the saved 
Southwark Plan (2007) policies. The relevant policies of the Core Strategy 2011 are:

Strategic Policy 1 - Sustainable development
Strategic Policy 4 - Places for learning, enjoyment and healthy lifestyles
Strategic Policy 11 - Open spaces and wildlife
Strategic Policy 12 - Design and conservation

Southwark Plan 2007 (saved policies)

17. In 2013, the council resolved to 'save' all of the policies in the Southwark Plan 2007 
unless they had been updated by the Core Strategy with the exception of Policy 1.8 
(location of retail outside town centres). Paragraph 213 of the NPPF states that 
existing policies should not be considered out of date simply because they were 
adopted or made prior to publication of the Framework. Due weight should be given to 
them, according to their degree of consistency with the Framework. The relevant 
policies of the Southwark Plan 2007 are:

Policy 3.2 - Protection of amenity
Policy 3.11 - Efficient use of land
Policy 3.12 - Quality in design
Policy 3.15 - Conservation of the historic environment
Policy 3.16 - Conservation areas
Policy 3.25 - Metropolitan Open Land
Policy 3.28 - Biodiversity

Relevant supplementary planning guidance documents

18. Dulwich SPD 2013

Emerging planning policy

Draft New London Plan

19. The draft New London Plan was published on 30 November 2017 and the first and 
only stage of consultation closed on 2 March 2018. The document is expected to 
reach examination stage later this year, however, given the stage of preparation it can 
only be attributed limited weight. 
 



New Southwark Plan

20. For the last 5 years the council has been preparing the New Southwark Plan (NSP) 
which will replace the saved policies of the 2007 Southwark Plan and the 2011 Core 
Strategy. The council concluded consultation on the Proposed Submission version 
(Regulation 19) on 27 February 2018. It is anticipated that the plan will be adopted in 
2019 following an Examination in Public (EIP). Similarly with the OKR AAP, as the 
NSP is not yet adopted policy, it can only be attributed limited weight. Nevertheless 
paragraph 48 of the NPPF states that decision makers may give weight to relevant 
policies in emerging plans according to the stage of preparation of the emerging plan, 
the extent to which there are unresolved objections to the policy and the degree of 
consistency with the Framework.

Acceptability of proposal based on land use policies 

21. The application site is located within Metropolitan Open Land (MOL). Same principles 
that protect the Green Belt are applied to MOL, and protective policies are set out in 
planning policy documents at all levels (national, regional and local). 

22. Paragraph 145 of the NPPF states that 'A local planning authority should regard the 
construction of new buildings as inappropriate in the Green Belt'. One of the 
exceptions offered, however, is 'the extension or alteration of a building provided that 
it does not result in disproportionate additions over and above the size of the original 
building'. 

23. Policy 7.17 of the London Plan (2016) states that 'The strongest protection should be 
given to London's Metropolitan Open Land and inappropriate development refused, 
except in very special circumstances, giving the same level of protection as in the 
Green Belt. Essential ancillary facilities for appropriate uses will only be acceptable 
where they maintain the openness of MOL’.

24. The Draft New London Plan Policy G3 is more concise in stating that 'Development 
proposals that would harm MOL should be refused'.

25. The current Southwark Plan Policy 3.25 states that 'Within Metropolitan Open Land, 
planning permission will only be permitted for appropriate development'. Following the 
guidance of the NPPF 'Extension or alteration to an existing dwelling, providing that it 
does not result in disproportionate additions over and above the size of the original 
building' is considered to be appropriate development. 

26. The Draft New Southwark Plan Policy P56 includes the same exception for 
appropriate development, though the word 'dwelling' has been replaced with 'building'. 

27. In light of the policy context set out above, the principle of extending the existing 
building is acceptable, subject to further consideration regarding the extent and scale 
of the proposal in relation to existing building. 

28. In this regard, it is noted that the extension would follow an established character of 
the converted sports pavilion. It would be of the same height and scale as the existing 
building, thus not resulting in a disproportionate addition. 

29. The structure would extend along the perimeter of the application site, thus 
maximising the remaining open space and minimising the impact on the openness of 
the MOL. 

30. Furthermore, photographs depicting views of the application site from within the wider 
MOL have been included in the Design and Access Statement. They show that a large 



sports ground is located next to the school, separating it from its surroundings. Very 
little of the school is therefore visible from nearby public vantage points. The small 
extension would therefore also be minimally visible and would have negligible effect 
on the feeling of openness of the MOL. 

31. Lastly, Policy 3.18 of the London Plan states that 'Development proposals which 
enhance education and skills provision will be supported, including new build, 
expansion of existing or change of use to educational purposes'. While the MOL 
policies are given more weight, it is also important to note that the extension would 
benefit children attending DUCKS by providing improved facilities.

Consultation Responses

32. No neighbour consultation responses have been received.

Impact on adjoining occupiers

33. The only property that would have the potential to be affected by the proposed 
development is the dwelling at 89 College Road. It is, however, noted that the building 
itself is located to the front of the property, and an extensive rear garden adjoins the 
part of the application site where the new extension would be constructed.

34. 89 College Road is at a higher ground level than the nursery building so only a small 
proportion of the new structure would be visible. In addition, the proposed downward 
sloping green roof would further alleviate any visual impact.

35. Even though residential windows are not located within close proximity of the 
extension, in order to avoid any potential impact of overlooking, the high level windows 
facing 89 College Road have been indicated to be obscure-glazed. A condition is 
recommended to clearly state that those windows should remain obscure-glazed.

36. Furthermore, the second classroom has been set away from the boundary with 89 
College Road by 3.4m to ensure that the structure does not have a negative impact on 
the tree located within the neighbours' garden. 

37. In light of the above, it is considered that the proposed extension is unlikely to cause a 
negative impact on the amenity of adjoining occupiers. 

Design quality 

38. As set out above, the proposal would visually replicate the existing classrooms and 
would merely enlarge the space available to the school in a matter that is sympathetic 
and proportionate to the existing buildings.

39. The existing timber facade of the pavilion would be refurbished, which is a welcome 
addition to the proposal. 

Impact on trees 

40. A cherry tree would have to be removed to make way for the proposed extension. The 
loss of the tree is acceptable due to its relatively small value, but also because 
opportunities for landscaping to make up for the loss of the tree are abundant within 
the property. A condition is recommended for hard and soft landscaping details to be 
submitted prior to commencement of any above grade works. 

41. Works would adjoin neighbouring trees that are protected by tree protection orders. 
While it is considered unlikely that the works would have a direct negative impact on 



the trees, a condition is recommended to require the submission of a tree protection 
method statement that would set out the protection measures that will be put in place 
during construction of the proposal to avoid causing harm to neighbouring trees.

Conclusion on planning issues 

42. The proposal is considered to be appropriate development on MOL which would not 
significantly affect its openness.  There would be little impact on the nearest 
residents. 

 Consultations

43. Details of consultation and any re-consultation undertaken in respect of this 
application are set out in Appendix 1.

Consultation replies

44. Details of consultation responses received are set out in Appendix 2.

Community impact statement / Equalities Assessment

45. The Public Sector Equality Duty (PSED) contained in Section 149 (1) of the Equality 
Act 2010 imposes a duty on public authorities to have, in the exercise of their 
functions, due regard to three “needs” which are central to the aims of the Act:

a) The need to eliminate discrimination, harassment, victimisation and any other 
conduct prohibited by the Act

b) The need to advance equality of opportunity between persons sharing a relevant 
protected characteristic and persons who do not share it. This involves having due 
regard to the need to:

 Remove or minimise disadvantages suffered by persons who share a relevant 
protected characteristic that are connected to that characteristic

 Take steps to meet the needs of persons who share a relevant protected 
characteristic that are different from the needs of persons who do not share it

 Encourage persons who share a relevant protected characteristic to participate 
in public life or in any other activity in which participation by such persons is 
disproportionately low. 

c) The need to foster good relations between persons who share a relevant protected 
characteristic and those who do not share it.  This involves having due regard, in 
particular, to the need to tackle prejudice and promote understanding.

46. The protected characteristics are: race, age, gender reassignment, pregnancy and 
maternity, disability, sexual orientation, religion or belief, sex, marriage and civil 
partnership.

47. The council must not act in a way which is incompatible with rights contained within 
the European Convention of Human Rights

48. The council has given due regard to the above needs and rights where relevant or 
engaged throughout the course of determining this application.

Human rights implications

49. 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.

50. 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.

BACKGROUND DOCUMENTS

Background Papers Held At Contact
Site history file: TP/2084-87

Application file: 19/AP/1378

Southwark Local Development 
Framework and Development 
Plan Documents

Place and Wellbeing 
Department
160 Tooley Street
London
SE1 2QH

Planning enquiries telephone: 
020 7525 5403
Planning enquiries email:
planning.enquiries@southwark.gov.uk
Case officer telephone:
0207 525 7708
Council website:
www.southwark.gov.uk 
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APPENDIX 1

Consultation undertaken

Site notice date:  04/06/2019 

Press notice date:  06/06/2019

Case officer site visit date: n/a

Neighbour consultation letters sent:  04/06/2019 

Internal services consulted: 

n/a

Statutory and non-statutory organisations consulted:

n/a

Neighbour and local groups consulted:

89 College Road London SE21 7HH

Re-consultation:  n/a



APPENDIX 2

Consultation responses received
Internal services

None 

Statutory and non-statutory organisations

None 

Neighbours and local groups

None 



APPENDIX 3

RECOMMENDATION

This document shows the case officer's recommended decision for the application referred to below.
This document is not a decision notice for this application.

Applicant c/o agent Reg. Number 19/AP/1378
Application Type Full Planning Application 
Recommendation Grant permission Case 

Number
TP/2084-87

Planning Permission was GRANTED for the following development:

Construction of a single storey rear extension at ground floor level and installation of a rooflight to existing DUCKS 
Infant School building

At: ELLER BANK, 87 COLLEGE ROAD, LONDON, SE21 7HH

In accordance with application received on 08/05/2019 11:53:18    

and Applicant's Drawing Nos. 19002 100 P2, 19002 101 P3, 19002 102 P2, 19002 103 P3, 19002 105 P4, 
19002 106 P3, 19002 107 P4
Design and access statement (submitted on 24/06/2019),  Arboricultural impact assessment (submitted on 
06/06/2019)

Subject to the following seven conditions: 

Time limit for implementing this permission and the approved plans  

1 The development hereby permitted shall not be carried out otherwise than in accordance with the following 
approved plans: 19002 105 P4, 19002 106 P3, 19002 107 P4

Reason
For the avoidance of doubt and in the interests of proper planning.
 

2 The development hereby permitted shall be begun before the end of three years from the date of this permission.

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

  
Pre-commencement condition(s) - the details required to be submitted for approval by the condition(s) listed 
below must be submitted to and approved by the council before any work in connection with implementing this 
permission is commenced. 

3 Prior to works commencing, including any demolition, an Arboricultural Method Statement shall be submitted to and 
approved in writing by the Local Planning Authority.

a) A detailed Arboricultural Method Statement showing the means by which any retained trees on or directly 
adjacent to the site are to be protected from damage by demolition works, excavation, vehicles, stored or stacked 
building supplies, waste or other materials, and building plant, scaffolding or other equipment, shall then be 
submitted to and approved in writing by the Local Planning Authority. The method statements shall include details of 
facilitative pruning specifications and a supervision schedule overseen by an accredited arboricultural consultant.

Draft of Decision Notice



b) Cross sections shall be provided to show surface and other changes to levels, special engineering or construction 
details and any proposed activity within root protection areas required in order to facilitate demolition, construction 
and excavation.  

The existing trees on or adjoining the site which are to be retained shall be protected and both the site and trees 
managed in accordance with the recommendations contained in the method statement. Following the pre-
commencement meeting all tree protection measures shall be installed, carried out and retained throughout the 
period of the works, unless otherwise agreed in writing by the Local Planning Authority.  In any case, all works must 
adhere to BS5837: (2012) Trees in relation to demolition, design and construction and BS3998: (2010) Tree work - 
recommendations.

If within the expiration of 5 years from the date of the occupation of the building for its permitted use any retained 
tree is removed, uprooted is destroyed or dies, another tree shall be planted at the same place and that tree shall be 
of such size and species, and shall be planted at such time, as may be specified in writing by the Local Planning 
Authority.

Reason
To avoid damage to the existing trees which represent an important visual amenity in the area, in accordance with 
The National Planning Policy Framework 2019, Strategic Policies 11 'Open spaces and wildlife'; 12 'Design and 
conservation' and 13 'High environmental standards' of the Core Strategy 2011 and Saved Policies 3.2 'Protection of 
amenity'; 3.12 'Quality in design'; 3.13 'Urban design' and 3.28 'Biodiversity' of the Southwark Plan 2007.

 
Commencement of works above grade - the details required to be submitted for approval by the condition(s) 
listed below must be submitted to and approved by the council before any work above grade is commenced. The 
term 'above grade' here means any works above ground level. 

4 Before any above grade work hereby authorised begins, detailed drawings of a hard and soft landscaping scheme 
showing the treatment of all parts of the site not covered by buildings (including cross sections, surfacing materials 
of any parking, access, or pathways layouts, materials and edge details), shall be submitted to and approved in 
writing by the Local Planning Authority. The landscaping shall not be carried out otherwise than in accordance with 
any such approval given and shall be retained for the duration of the use. 

The planting, seeding and/or turfing shall be carried out in the first planting season following completion of building 
works and any trees or shrubs that is found to be dead, dying, severely damaged or diseased within five years of 
the completion of the building works OR five years of the carrying out of the landscaping scheme (whichever is 
later), shall be replaced in the next planting season by specimens of the same size and species in the first suitable 
planting season. Planting shall comply to BS: 4428 Code of practice for general landscaping operations, BS: 5837 
(2012) Trees in relation to demolition, design and construction and BS 7370-4:1993 Grounds maintenance 
Recommendations for maintenance of soft landscape (other than amenity turf).

Reason
So that the Council may be satisfied with the details of the landscaping scheme in accordance with The National 
Planning Policy Framework 2019, Strategic Policies 11 'Open spaces and wildlife'; 12 'Design and conservation' and 
13 'High environmental standards' of the Core Strategy 2011 and Saved Policies 3.2 'Protection of amenity'; 3.12 
'Quality in design'; 3.13 'Urban design' and 3.28 'Biodiversity' of the Southwark Plan 2007.

 
5 Before any above grade work hereby authorised begins, details of the biodiversity (green) roofs shall be submitted 

to and approved in writing by the Local Planning Authority.  The green roofs shall be:
biodiversity based with extensive substrate base (depth 80-150mm); 
laid out in accordance with agreed plans; and
planted/seeded with an agreed mix of species within the first planting season following the practical completion of 
the building works (focused on windflower planting, and no more than a maximum of 25% sedum coverage).

The green roof shall not be used as an amenity or sitting out space of any kind whatsoever and shall only be used in 
the case of essential maintenance or repair, or escape in case of emergency.

Installation of biodiversity roofs shall be carried out strictly in accordance with the approved details and shall be 
maintained as such thereafter. 

Discharge of this condition will be granted on receiving the details of the green roofs and Southwark Council 
agreeing the submitted plans, and once the green roofs are completed in full accordance with the agreed plans. A 



post completion assessment will be required to confirm the roof has been constructed to the agreed specification.

Reason
To ensure the development provides the maximum possible provision towards creation of habitats and valuable 
areas for biodiversity in accordance with The National Planning Policy Framework 2019, Policies 2.18 'Green 
infrastructure: the multi functional network of green and open spaces', 5.3 'Sustainable design and construction', 
5.10 'Urban greening', and 5.11 'Green roofs and development site environs' of the London Plan 2016, Strategic 
Policy 11 'Open spaces and wildlife' of the Core Strategy 2011 and Saved Policy 3.28 'Biodiversity' of the Southwark 
Plan 2007.

  
Compliance condition(s) - the following condition(s) impose restrictions and/or other requirements that must be 
complied with at all times once the permission has been implemented. 

6 The materials to be used in the implementation of this permission shall not be otherwise than as described and 
specified in the application and on the drawings hereby approved unless the prior written consent of the local 
planning authority has been obtained for any proposed change or variation.

Reason
To ensure that the new works blend in with the existing building in the interest of the design and appearance of the 
building in accordance with The National Planning Policy Framework 2019, Strategic Policy 12 - Design and 
Conservation of The Core Strategy 2011 and Saved Policies 3.12 Quality in Design and 3.13 Urban Design of the 
Southwark Plan 2007
 

7 The windows on the south east elevation of the extension shown on drawing 107 revision P4 hereby approved shall 
be obscure glazed and shall not be replaced or repaired otherwise than with obscure glazing.

Reason
In order to protect the privacy and amenity of the occupiers and users of the adjoining premises at 89 College Road 
from undue overlooking in accordance with The  National Planning Policy Framework 2019, Strategic Policy 13 - 
High environmental standards of The Core Strategy 2011 and Saved Policy 3.2 'Protection of Amenity' of the 
Southwark Plan 2007.

  
 Statement of positive and proactive action in dealing with the application 

The Council has published its development plan and core strategy on its website together with advice about how 
applications are considered and the information that needs to be submitted to ensure timely consideration of an 
application. Applicants are advised that planning law requires applications to be determined in accordance with the 
development plan unless material considerations indicate otherwise. 


