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Item  No: 
6.2 

Classification: 
Open 
 

Date:  
30 July 2024 

Meeting Name: 
Planning Committee 
(Smaller Applications) 

 

Report title:   
 

Addendum report 
Late observations and further information 
 

Ward(s) or groups affected: 
 

St Georges 

From: 
 

Director of Planning and Growth 

 

 
PURPOSE 

 

1. To advise members of clarifications, corrections, consultation responses and 
further information received in respect of the following items on the main 
agenda. These were received after the preparation of the report and the 
matters raised may not therefore have been taken in to account in reaching the 
stated recommendation. 

 

RECOMMENDATION 
 

2. That members note and consider the additional information and consultation 
responses in respect of each item in reaching their decision.  

 

FACTORS FOR CONSIDERATION 
 

3. Late observations, consultation responses, information and/or revisions have 
been received in respect of the following items on the main agenda: 

 

ITEM 6.2: 23/AP/2122 for Full Planning Application – Friendship 
House, 3 Belvedere Place, London, Southwark, SE1 0AD 
 

         Paragraph 35 (over-concentration of hostels): 
 

4. A late objection re-iterates concerns previously raised by objectors with regards 
an over-concentration of hostels and supported housing within the local area 
with specific reference to Borough Road and adjacent on Southwark Bridge 
Road. The objector however did not provide any details of the locations of 
these properties. 

 
5. The applicant submitted a Hostel Needs Assessment dated September 2021. 

This document contains a map, shown below, showing the site and Southwark 
hostels, private and university schemes in Southwark. The Hostel Needs 
Assessment only refer to the three addresses: (Unite Students) 268 Waterloo 
Road, (Porchester House) New Kent Road and (LSE) 159 Great Dover 
Street.  Wellington Lodge is approximately 400m to the west and appears to be 
student accommodation. Porchester House is approximately 550m to the 
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southeast and also appears to be student accommodation.159 Great Dover 
Street is approximately 800m to the southeast and also appears to be student 
accommodation Whilst this document is almost 3 years old officers have not 
seen any evidence that the increase in rooms on this sui generis hostel site 
would lead to an over-concentration of hostel accommodation within the local 
area. The late objection also re-iterated anti-social behaviour concerns.  

 

           The site and Southwark hostels, private and university schemes in Southwark 
 
 

6. The council’s Anti-Social Behaviour Team advised on 29.07.2024 that the last 
received report for Friendship House was the 20th December 2022 in relation 
to the noise from a dog barking. A wider Belvedere Place check revealed that 
the location appears considerably low for reported acts of alleged anti-social 
behaviour /noise. 
 

7. With regards the repeat objection lodged in relation to alleged anti-social 
issues, the applicant provided some further commentary as below. 

 
8. ‘Apex Airspace instructed Savills who undertook a comprehensive piece of 

work which explained that with the delivery of new dwellings not meeting 
targets and many households priced out of housing that is available, there is a 
clear identified and demonstrable need for the delivery of alternative housing 
options in LB Southwark. Short and longer term rentals in the sui-generis use 
class provided by the applicant/LHA London is one such housing product that 
meets a clear need for households who are above the threshold for traditional 
social housing but cannot afford properties on the open market through the 
private rented sector, often in Houses of Multiple Occupancy (HMO). LHA 
accommodation offers affordable housing particularly for key-workers, those in 
the hospitality and catering industry, students and interns who are typically 
priced out of the wider PRS market. 
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9. Despite the clear need for this type of accommodation, supported by a period of 
circa five years with zero voids, given the quality design of the existing building 
and technical challenges of airspace, there have been several planning pre-
application meetings over the past four years with Officers of LB Southwark, with 
Apex understanding significant and enhanced technical due diligence and 
assessment of the building and use type, including sunlight/daylight, Rights of 
Light, Fire Strategy, Structural Engineering, Acoustic and Vibration Dampening 
Assessment. 

 
10. Whilst Apex have undertaken more than the usual technical due diligence, we 

recognise that a number of concerns have been raised by a neighbouring 
occupier(s) and the applicant team therefore invited them to a workshop on 
Wednesday 8th May from 3pm-4pm; where we provided them with a short tour 
of the existing facility, explaining the enhanced technical due diligence that we 
have undertaken and discussed the proposed risk mitigation and management 
measures relating to the neighbour's  concerns. 

 
11. The reality is that many of the issues referred to in the objector's literature    

concerns matters which have no relation whatsoever to Friendship House, to its 
users/occupiers, its staff, its management nor its operations. 'Down and out' drug 
and alcohol users are not guests of nor visitors to Friendship House. Problems 
associated with rough sleeping are outside the remit of this planning application 
proposal and there is a limit to what measures can be done to aid in addressing 
these ongoing issues that affect the wider community. The applicant has 
however committed to ensuring proper management of the occupiers of the site 
and ensuring that the site itself is kept secure and monitored to provide a safe 
and well-lit space within the grounds of the facility itself and its immediate 
surrounds from where it has the right to control these things as landowner. LHA 
London cannot take control of any of the spaces such as the alleyway referred 
to, which falls outside the boundary of LHA London's ownership.’ 

 
12. Concerns were raised in the late letter of objection with regard to the combined 

impact of the application and the application at Borough Triangle (application 
reference 24/AP/1958) on daylight and sunlight of 44-46 Borough Road.  

 

13. The applicant provided comments in this regard – ‘…the proposed development    
at Borough Triangle (application reference 24/AP/1958) is located to the south-
east of 44-46 Borough Road, whereas Friendship House is to the north / north-
west.  Having obtained plans and considered the dual aspect nature of the 
windows/rooms adjacent to Friendship House, there would be no material 
combined effect from Borough Triangle scheme on the results presented in the 
Daylight Sunlight Consulting report.  This is because the dual aspect windows to 
the tested rooms within 44-46 Borough Road face west, north and north-west, 
and not taking light from over the Borough Triangle scheme.   

 
14. Attached to this email is a PDF file showing 3D views of the 44-46 Borough 

Road modelling, from two different angles, with the window referencing and floor 
levels marked on.  Also shown in blue cross hatch are where the five windows 
fall below the VSC tests.  What has been removed from these views are the 
existing and proposed massing, as they will obscure the view of the windows, 
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due to the proximity of the buildings.  As highlighted in the daylight/sunlight 
report, light levels are already much lower due to this close relationship.   

 
15. As is highlighted in the summary text for  44-46 Borough Road below, whilst    

there are areas of non-compliance to the VSC test, the daylight distribution 
assessments demonstrate the occupants will maintain acceptable light levels, 
with no noticeable reductions in light.  The 3D Views show that there will always 
be other windows lighting the same room, where there might be VSC reductions, 
which maintain the light within the rooms. 

 

Image - 44-46 Borough Road 3D Views 
 

 
 

16. Therefore, in summary, we can only re-iterate that the Borough Triangle scheme 
will have no cumulative effect on the windows/rooms tested within 44-46 
Borough Road, when considering the Friendship House works.  The 
assessments to 44-46 Borough Road show the occupants within the rooms 
adjacent to the proposed Friendship House works will maintain acceptable 
daylight levels, with no noticeable reductions in light.’ 

 

17. The application at Borough Triangle is at an early stage as it was submitted on 
the 8th July 2024 and is likely to be decided later this year or early next year. 
Each application is assessed on its own merits and officers therefore assessed 
the current application in isolation in terms of the impact on daylight on 44-46 
Borough Road. This is shown in the first table of paragraph 101 in the officer 
report, included below form ease of reference: 
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18. The daylight distribution test in paragraph 102 of the officer report shows that all 

14 windows tested at 44-46 Borough Road pass the No-Sky Line test. The table 
is included below for ease of reference: 

 
 

 
 

19. The image below is taken from the daylight and sunlight report and shows the 
existing light contour (green) and the proposed light contour (red) on the fifth 
and sixth floors at 44-46 Borough Road. The hatched area indicated light 
reduction, none of which would be below a factor of 0.8.   
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20. As stated in paragraph 104 in the officer report the BRE sunlight tests should 

be applied to all main living rooms…which has a window, which faces within 90 
degrees of due south. The table below is in paragraph 105 of the officer report 
and shows that only 4 windows at 44-46 Borough Road needed to be tested. 
The four windows tested are to a fourth floor bedroom (W2), a fifth floor 
bedroom (W2), a sixth floor bedroom (W2) and a seventh floor bedroom (W2). 
Two windows passed both the total annual and winter hours testes. All four 
windows passed the winter hours test, but three windows would fail the total 
annual test. However, two of the three windows – on the fourth and fifth floor – 
already received less than 25% of annual probable sunlight hours.  
 

21. The annual probable sunlight hours of the window on the fourth floor would 
reduce from 19% to 18% and the annual probable sunlight hours of the fifth 
floor window would reduce from 23% to 18%. The annual probable sunlight 
hours of the third window, on the sixth floor, would reduce from 32% to 21%. 
The sunlight assessment has shown for 44-46 Borough Road that the sunlight 
levels are limited in both the existing and proposed conditions. The ratio of 
reduction demonstrates that there would be a noticeable, but not significant, 
reduction in sunlight. The table is included below for ease of reference: 
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22. The proposed development at Borough Triangle (application reference 24/AP/1958) 
comprise: 
Phased mixed-use redevelopment of the site comprising: 
Demolition of all existing buildings/structures and site clearance, except 82 and (part) 
83 Borough Road which are to be retained, altered and refurbished for Flexible 
Commercial, Business and Service, and Learning and non-residential institution uses 
Uses (Class E / F1); 
- Construction of basement structure and vehicular access; 
- Construction of buildings to provide Dwellings (Class C3), Flexible Commercial, 
Business and Service and mixed food and drink and leisure uses (including drinking 
establishments with expanded food provision, hot food takeaways, live music 
performance venue and cinema) (Class E / Sui Generis) and public toilets; and 
- Provision of associated car and cycle parking, open space and landscaping, means 
of access and highway alterations, installation of plant and utilities and all other 
associated ancillary works incidental to the development. 
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Image – existing site and proposed massing: 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
    Appendix 1: 

 
23. Contact details of the Management Team of the premises shall permanently be 

displayed at the main front pedestrian gate.  
 
          Reason 
          In order to ensure that neighbouring properties can contact the Management 

Team to report any anti-social behaviour associated with the site in accordance 
with Policy P56 Protection of Amenity of the Southwark Plan 2022. 

 
Appendix 3 

 
24. 21/EQ/0136: Follow up Pre application advice - Construction of a part one, part 

two and part three storey upward extension above existing Friendship House to 
provide a mix of single and double ensuite bedrooms totalling 62 Sui Generis 
Accommodation units, 32 additional cycle parking spaces within secure 
storage, additional refuse storage capacity (6,600 ltrs) and removal of 1 of 3 
exisitng car parking space (for visitors/staff/deliveries). Closed 18 August 2021.  
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25. 20/EQ/0055: Pre-application advice for the upward extension of existing roof 
space comprised of an additional three storeys to the West and South wings 
and an additional two storeys to the North and East wings to deliver 100 new 
units of sui generis accommodation. Closed 31 March 2021. 
 

Conclusion of the Director of Planning and Growth 
 
26. Having taken into account the additional information, following consideration of 

the issues raised, the recommendation remains that planning permission 
should be granted, subject to conditions as amended in this Addendum report 
and completion of a s106 agreement. 

 
 

REASON FOR URGENCY 
 

27. Applications are required by statute to be considered as speedily as possible. 
The application has been publicised as being on the agenda for consideration 
at this meeting of the Planning Committee and applicants and objectors have 
been invited to attend the meeting to make their views known. Deferral would 
delay the processing of the applications and would inconvenience all those who 
attend the meeting. 

 

REASON FOR LATENESS 
 

28. The new information and corrections to the main reports and recommendations 
have been noted and/or received since the committee agenda was printed. 
They all relate to items on the agenda and members should be aware of the 
comments made. 

 

 BACKGROUND DOCUMENTS 
 

Background Papers Held At Contact 

Individual files 

TP/1395-A 

 

Corporate Services, Finance 

and Governance, 

160 Tooley Street 

London 

SE1 2QH 

Planning enquiries 

Telephone: 020 7525 5403 
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Councillor Richard Livingtone

Councillor Adam Hood

Welcome to Southwark 
Smaller Planning Committee

2024
CouncillorJane Salmon
(Vice Chair)

MAIN ITEMS OF BUSINESS

Item 6.1 - 17/AP/1285

Land Adjacent To Warwick Court

Choumert Road (Rear Of 160-162 Rye Lane) London,

SE15 4SH

Item 6.2 - 23/AP/2122

Friendship House 3 Belvedere Place, London, Southwark,

SE1 0AD

Item 6.3 - 24/AP/0050

Marlborough Cricket Club, Dulwich Common, London,

Southwark, SE21 7EX
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Wi-Fi Password
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Councillor Sabina Emmanuel

Councillor Cleo Soanes (Chair)

Councillor Sam Foster 

Councillor  Sam Dalton
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Item 6.1 - 17/AP/1285

Land Adjacent To Warwick Court Choumert Road (Rear Of 160-

162 Rye Lane) London, SE15 4SH

Construction of a part two, part three and part four-storey block for

co-living (Sui generis) comprised of 11 rooms with shared facilities,

roof pavilion and roof terrace, external walkways, balconies and

associated cycle and bin stores.
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Location Plan
12
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Site Designations 

• Major Town Centre – Peckham 

• Area Vision Boundary – Peckham 

• Conservation Area – Rye Lane 

Peckham 

• Action Area Core – Peckham 

• Action Areas – Peckham and 

Nunhead

• Critical Drainage Area – East 

Southwark 

• AQMA
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Surrounding development 
14
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Site Photographs 
15
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Site Photographs 
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Site Photographs 
17
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Site Photographs 
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Neighbour consultations 

Support Object Neutral Total 

representations 

2017 

consultation

17 34 0 51

2024 

consultation

40 14 1 55

Total 57 48 1 106

Support

• High quality design 

• Improves quality of the area

• Provide much needed 

accommodation

Object

• Neighbouring amenity 

concerns 

• Design would be an eyesore

• Refuse collection concerns 

Support letters –

8/57 have SE15 post 

codes 

Object letters –

42/48 have SE15 

postcodes
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Proposed Site Plan
20
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Proposed Front Elevation

Front

21
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Rear

Proposed Rear Elevation
22
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Proposed Side Elevation
23
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Proposed Side Elevation
24
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Proposed Ground Floor Plan
25
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Proposed First Floor Plan
26
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Proposed Second Floor Plan
27
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Proposed Third Floor Plan
28
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Proposed Fourth Floor Plan
29
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Reasons for Refusal 

1. Affordable Housing 

2. Residential Amenity

Note:

The current application is 

for 11 x co-living units 

compared with the appeal 

scheme which was for 6 x 

residential units (4 x 1 bed 

and 2 x 2 bed).

Assessment
30
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Appeal decision plans
31
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Proposed First Floor Comparison 

2.4m
3.8m
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Proposed Second Floor Comparison 

4.2m 4.6m
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6.5m 7.4m

Proposed Roof Comparison 
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Appeal decision elevations vs. current proposal 

Proposed Front Elevation
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Appeal decision elevations vs. current proposal 

Proposed Rear Elevation
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Appeal decision elevations vs. current proposal

Proposed Side Elevation

37



29

Appeal decision elevations vs. current proposal

Proposed Side Elevation
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Assessment

Principle of development and viability

• Policy complaint affordable housing contribution of £492,000 and provide 11 co-living units.

• Development would not prejudice future development on surrounding sites.

Design and Conservation

• Would not harm Rye Lane Conservation Area owing to the stepped appearance of the scheme, however further

detailed designs and materials conditions are required to ensure a high-quality finish.

Quality of accommodation

• Acknowledged that the ground floor rooms would receive less daylight than the upper floor rooms, however

shared spaces on the upper floors are accessible to all. Consistent with other developments within a built-up

urban town centre area.

Neighbouring Amenity

• The VSC assessment show that all 12 windows assessed on 14-19 Kapuvar Close would deviate from the BRE

Guidelines due to the external balcony and roof overhang restricting the sky visibility and daylight potential. The

absolute VSC alterations are between 1.76% and 4.72%, which is relatively small. The revised design of the

scheme in comparison to the appeal decision means the development is stepped away from Kapuvar Close.

The impact on 14-19 Kapuvar Close is considered on balance acceptable.
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Assessment

Landscaping and Trees

• No concerns in regards to trees.

• A landscaping condition has been added.

Transport and Highways

• Site overprovides in terms of cycle parking, further details by condition.

• Details on refuse storage has been added by condition.

• Warwick Court is a private road and delivery and servicing would not take place on a public highway.

Other matters

- Noise and vibrations – conditions recommended by EPT

- Energy and sustainability – no objection raised

- Ecology and biodiversity – no concerns raised

- Air quality – air quality neutral assessment condition recommended by EPT

- Ground conditions and contamination – contamination condition added recommended by EPT

- Water resources and flood risk – no flood risk concerns
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Recommendation

• It is recommended that planning permission is granted, subject to conditions.

41
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Item 6.2 - 23/AP/2122

Friendship House 3 Belvedere Place, London, Southwark, SE1

0AD

Construction of a part one, part two and part three storey upward extension 

above the existing Friendship House building to provide 62 additional Sui 

Generis (Hostel) accommodation units, along with 5 additional shared kitchen 

spaces and an additional communal space in the form of a sky room. Provision 

of an additional cycle parking spaces within secure area, an enlarged bin 

storage for increased refuse capacity; and the removal of 1 car parking space at 

ground floor level 42
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Details of proposal 
43



35

View from the south
44
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Existing building photo viewed from Borough Road

45
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Site Location Plan 
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Proposed ground floor plan

47
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48



40

49
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Proposed south elevation 
50



42

Proposed east elevation 
51
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10 comments of objection raising the following: 

- Design quality and site layout

- Neighbour amenity impacts

- Transport, parking, highways, deliveries and servicing matters

- Environmental impact during the construction phase (noise, dust and dirt etc.)

- Security and prevention of anti-social behaviour

- Information missing from plans 

- Conflict with local plan 

- Strain on existing community facilities

- Concerns about the degree of community engagement
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The site and Southwark hostels, private and university schemes in 

Southwark

53
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Proposed fifth floor - daylight for future occupiers
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Proposed fourth floor
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Proposed sixth floor 
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Proposed design viewed from the north east

57



49

Rear/north boundary wall
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Proposed green roof 5th and 6th floor
59
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Alleyway next to Friendship House 
60
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Image – Daylight and sunlight site and neighbouring properties 
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VSC test 44-46 Borough Road

62



54

Daylight test No-Sky Line: Fifth and sixth floors at 44-46 Borough 

Road
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Image – 44-46 Borough Road 3D Views
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Rear gardens of Gibbings House
65
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Proposed refuse and cycle storage 

66
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Planning obligations 

67
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Item 6.3 - 24/AP/0050

Marlborough Cricket Club, Dulwich Common, London, Southwark,

SE21 7EX

Demolition of existing pavilion including removal of three trees; and erection 

of a new single storey cricket pavilion along with refuse / recycling stores, 

cycle parking facilities, hardstanding, landscaping and associated works.

68
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Site Location Plan 

69
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Existing Aerial view 
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Heritage Assets 

71
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Proposal 

The proposal is for the demolition of the existing pavilion and the erection of a new single 

storey cricket pavilion. 

Supporting works include the removal of three trees and the provision of refuse / recycling 

stores, cycle parking facilities, hardstanding and landscaping. 

Cricket grounds
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Existing pavilion

Existing pavilion looking north west (front) Side entrance
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Rear entrance Main club room and hall 
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Consultation

Site notices were erected and 162 notification letters were sent to neighbours 

on 08 February 2024. 

Summary table 

Total number of responses: 115

The split of view between the 115 responses was: 

In objection: 1 Neutral: 0 In support: 114

The objections raised the following material planning consideration: 

• Removal of trees 

The support comments raise the following material planning considerations: 

• New facilities will enhance community provision and inclusive environment 

• Existing pavilion is beyond repair 

• New design is sensitive to the local area and visually attractive

• Biodiversity net gain 

• The proposal promotes active travel 
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Principle of development 

• Policy P57 (Open space) of the Southwark Plan and Policy G3 (MOL) 

seek to protect the openness of MOL

• The proposal is for a cricket pavilion which is essential for outdoor sport 

• The proposal is a replacement pavilion and the amount of open space 

would actually increase – existing footprint is 369sqm and proposed 

footprint is 250sqm; it would be of a slightly different orientation and 

pushed to the south 

• The principle of development is acceptable as the proposal would 

positively contribute to the setting, accessibility and quality of the open 

space 
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Existing pavilion footprint to be demolished (red) Proposed pavilion footprint (grey)
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Design

• The existing building is not considered a Non-Designated Heritage Asset 

and makes a neutral contribution to the Dulwich Village Conservation 

Area – demolition and replacement is supported on design grounds

• The new building would remain single storey (5.5 m to ridge height) with 

a smaller footprint than existing (250 sqm being a reduction of 119 sqm) 

and would sit well within the landscape 

• The architecture is engaging in its modern take on a traditional cricket 

pavilion 

• It would enhance the character and appearance of the conservation and 

preserve the openness of the MOL

Proposed front elevation 
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Trees

• The proposal includes the removal of four trees: two Goat Willows 

(Category U), one Contorted Willow (Category U) and one Ash (Category 

C) – these are low and poor quality trees which is acceptable, subject to 

replacement planting 

• Conditions for an updated Arboricultural Method Statement to be 

submitted and for full details of all proposed tree planting totalling 64cm in 

girth to be submitted have been recommended 
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Impact on amenity

• The proposed development would not add any significant height, bulk or 

massing The closest residential properties are over 120 metres to the 

north west 

• The replacement facilities would not intensify the use of the site and 

would not result in any impacts in this regard 

• A Noise Impact Assessment concludes that noise levels on the terrace 

would be below the ‘present and not intrusive’ noise levels and any 

internal music noise break-our would be below the existing evening 

background sound level 

• A condition has been recommended to ensure that there would not be 

any noise impacts from noise creep due to plant and machinery 
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Transport

• It is not anticipated that the proposal would result in an increase in the 

number of trips to the site 

• 10 external cycle parking spaces are proposed 

• 2 wheelchair accessible spaces are proposed 

• The existing car park of around 20 spaces would be retained but no 

additional car parking would be provided 

• A swept path analysis shows 7m box vehicles can access and egress the 

site in forward gear for servicing and delivery 81
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Ecology and biodiversity 

• The proposed development would not affect the Biodiversity Action Plan 

(BAP) habitat or Cox’s Walk SINC

• The PEA finds that the remaining habitats on site have little to no 

ecological value 

• A condition has been recommended for an updated PEA to submitted 

prior to commencement to cover the existing buildings on site 

• Surveys found one bat emerging from one of the existing buildings

• Mitigation measures, recommended to be secured via condition, include: 

requiring a European Protected Species Mitigation License before any 

works take place, for artificial lighting to be managed sensitivity and to 

use locally sourced native species within the soft landscaping to be 

planted 
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Recommendation 

It is recommended that planning permission is granted, subject to 

conditions. 
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