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Item No.  
7.3 

 

Classification:   
Open 
 

Date: 
16 November 2021 

Meeting Name:  
Planning Sub Committee A 

Report title:  
 
 

Development Management planning application:   
Application for: Full Planning Application 21/AP/2967 
 
Address: Woodland Road Green At The Apex Of Gipsy Hill And 
Woodland Road, Gipsy Hill, London Southwark SE19 1PJ 
 
Proposal: Erection of a part 5, part 6 storey building comprised of 21 
flats (4x1B, 11x 2B, 5x 3B and 1x 4B) with associated hard and soft 
landscaping and play equipment.  
 

Ward(s) or  
groups  
affected:  

Dulwich Wood 

From:  Director of Planning and Growth 
 

Application Start Date  27/08/2021 PPA Expiry Date 26/11/2021 

Earliest Decision Date  15/10/2021  

 
 

 RECOMMENDATION 
 

1.  That planning permission be granted subject to conditions, the applicant 
entering into an appropriate legal agreement. 

  
2.  In the event that the requirements of paragraph 1 above are not met by 

28/02/2022, the director of planning be authorised to refuse planning 
permission, if appropriate, for the reasons set out in paragraph 123. 

  
 EXECUTIVE SUMMARY 

 

3.  The proposal is for the erection of a part 5, part 6 storey building comprised 
of 21 new council homes (4x1B, 11x 2B, 5x 3B and 1x 4B) with associated 
hard and soft landscaping and play equipment.  

  
4.  The proposal is located on housing amenity land within the existing estate 

which consists of two point blocks of flats which are seven stories in height. 
The principle of the development in land use terms is accepted as the 
proposed use would remain residential. New landscaping and planting would 
result in an increase in the urban greening factor and result in a net increase 
in canopy cover from the development. It would also achieve biodiversity net 
gain. 

  
5.  The development would result in some minor impacts on the amenity of 

surrounding residents by way of daylight and sunlight, however there would 
not be any significant impacts in terms of noise, overlooking or outlook. The 
dwelling mix and quality of accommodation proposed is of a very high 
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quality, providing much needed new council homes. 
  
6.  The scheme would provide a distinctive new piece of architecture which 

would be an appropriate scale within the context of the surrounding area. 
Furthermore it would not significantly impact on the transport network or air 
quality of surrounding residents. 
  

7.  Overall, the development would be of a very high quality and it would 
provide significant public benefit through the delivery of affordable council 
homes and the wider estate improvements. It is recommended that planning 
permission is granted subject to the completion of a unilateral undertaking 
legal agreement.  

  
 BACKGROUND INFORMATION 

 

 Site location and description 
 

8.  The application site is a grassed housing amenity area on the corner of 
Woodland Road and Gipsy Hill. The wider application site extends into the 
existing housing estate which included Forbes Court and Gould Court.  

  
9.  The site sits on the boundary with the London Borough of Lambeth which is 

to the West and South of the site. The site is within the suburban zone, and 
a critical drainage area. The Gipsy Hill Railway Cutting Borough Open Land 
is also located to the north-east of the site. 

  
10.  The site contains a number of large mature trees on the corner of Woodland 

Road and Gipsy Hill with other large trees to the north and east of the site. 
  
11.  The surrounding area is predominantly residential in nature however there 

are a some commercial uses with shops, a public house and petrol station to 
the north of the site and  

  
12.  Existing site plan: 
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13.  Existing photo looking south from Gipsy Hill 
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 Details of proposal 
 

14.  The proposal is for the erection of a part 5, part 6 storey building comprised 
of 21 flats (4x1B, 11x 2B, 5x 3B and 1x 4B) with associated hard and soft 
landscaping and playspace within the estate. The proposal  

  
15.  The proposed building would be located at the corner of Woodland Road 

and Gipsy Hill and would be set back from both street edges to create a new 
pavilion style building. At ground floor the development would provide the 
residential core including refuse, cycle storage, a plant room as well as three 
dwellings. On the first to fourth floor, four homes would be provided on each 
floor with two further homes being provided on the fifth floor.   
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16.  The proposal would also include a significant level of new landscaping within 

the wider estate to provide new planting, new children’s playspace and the 
provision of new seating areas for the residents.  

  
17.  Image – Proposed ground floor layout 

 

 
 

  
 Comments from members of the public and local groups 

 
18.  After the initial publicity of the planning application, a total of 22 responses 

were received from members of the public, 21 of which were in objection to 
the proposed development and one response in support. The issues raised 
in objection: The objections included: 
 
- Development taking place on grassed housing amenity land 
- Design including height mass and scale and detailed design being 
inappropriate 
- Impacts on existing residents’ amenity, including daylight and sunlight and     
privacy 
- Density 
- Loss of trees 
- Impact on parking stress 
- Impact on the Gipsy Hill Conservation Area 
 

 Planning history of the site, and adjoining or nearby sites. 
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19.  Any decisions which are significant to the consideration of the current 
application are referred to within the relevant sections of the report. A fuller 
history of decisions relating to this site, and other nearby sites, is provided in 
Appendix 3. 

  

 KEY ISSUES FOR CONSIDERATION  
 

 Summary of main issues 
 

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

 Principle of the proposed development in terms of land use;  

 Housing mix, density and residential quality 

 Affordable housing  

 Amenity space and children’s play space 

 Design, including layout, building heights, landscaping and ecology; 

 Heritage considerations 

 Impact of proposed development on amenity of adjoining occupiers 
and surrounding area, including privacy, daylight and sunlight 

 Transport and highways, including servicing, car parking and cycle 
parking 

 Environmental matters, including construction management, flooding 
and air quality 

 Energy and sustainability, including carbon emission reduction 

 Ecology and biodiversity 

  
  
21.  These matters are discussed in detail in the ‘Assessment’ section of this 

report. 
  
 Legal context 

 

22.  Section 38(6) of the Planning and Compulsory Purchase Act (2004) requires 
planning applications to be determined in accordance with the development 
plan, unless material considerations indicate otherwise. In this instance the 
development plan comprises the London Plan 2016, the Core Strategy 2011, 
and the Saved Southwark Plan 2007. Section 72 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 requires decision-makers 
determining planning applications for development within Conservation 
Areas to pay special attention to the desirability of preserving or enhancing 
the character or appearance of that area. Section 66 of the Act also requires 
the Authority to pay special regard to the desirability of preserving listed 
buildings and their setting or any features of special architectural or historic 
interest which they possess. 

  
23.  There are also specific statutory duties in respect of the Public Sector 

Equalities Duty which are highlighted in the relevant sections below and in 
the overall assessment at the end of the report.  

  
 Planning policy 
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24.  The statutory development plans for the Borough comprise the London Plan 
2016, Southwark Core Strategy 2011, and saved policies from The 
Southwark Plan (2007 - July). The National Planning Policy Framework 
(2019) and emerging policies constitute material considerations but are not 
part of the statutory development plan. A list of policies which are relevant 
to this application is provided at Appendix 3. Any policies which are 
particularly relevant to the consideration of this application are highlighted in 
the report. 

  

 ASSESSMENT 
 

 Principle of the proposed development in terms of land use 
 

25.  The application site is located within a wider residential estate and is 
ancillary space for the surrounding residents. The land is not designated as 
open space in Development Plan.  Such areas are Metropolitan Open Land, 
Borough Open Land and Other Open Space.  

  
26.  In order to meet the Council’s housing and affordable housing targets the 

council has to make the most efficient use of land and optimise the use of 
land on all developments in Southwark.  

  
27.  The land subject to this application is not protected as open space but rather 

housing amenity land. This land is not subject to the constraints for 
development on designated open space The proposal is acceptable in land 
use terms. 
  

 Density 

28.  The application site area is approximately 0.641 hectares and the proposed 
development would provide 66 habitable rooms which would equate to a 
proposed density of 103 habitable rooms per hectare which would be below 
the suburban density range of 200-350 habitable rooms per hectare. There 
are however two existing blocks consisting of 55 homes within the site, with 
these blocks included with an average of three habitable rooms per home, 
the density would equate to approximately 360 habitable rooms per hectare 
which would slightly exceed the expected density range. The proposal 
would however be of a similar scale to the adjacent blocks and would still be 
set within extensive landscaping. As such, the density of the proposed 
development is considered acceptable.  

  
 Housing mix, density and residential quality 

  
29.  The proposal would provide the following dwelling mix:  

• 1 bed units: 4 (19%) 4 x 1b2p,  
• 2 bed units: 11 (52.4%) 1 x 2b3p and 10 x 2b4p 
• 3 bed units: 5 (23.8%) 5 x 3b5p  
• 4 bed units: 1 (4.8%) 1 x 4b6p 

  
30.  In summary, in excess of 81% of units would be two or more bedrooms 
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which would accord with strategic policy 7 'Family Homes' of the Core 
Strategy. The number of 3+ bedrooms would be 6 units which would equate 
to 28.6% of the dwellings being family sized 3 or more bedrooms units which 
would exceed the required 20% in accordance with strategic policy 7.  

  
31.  The development would not provide any wheelchair housing, however this is 

due to the site level changes and the inability to provide wheelchair parking 
on site. Given the level changes, it is not considered possible to provide a 
level access into the site and given the relatively low PTAL of 3 across the 
site, wheelchair parking bays would also be required in order to make any 
potential wheelchair accessible units truly accessible.  

  
32.  Given this, it is considered appropriate to provide a financial contribution in 

order to facilitate the adaptation of existing council homes for wheelchair 
users. The proposal would provide 67 habitable rooms in total which would 
thus require provision of 7 habitable rooms to be wheelchair accessible. As 
outlined within the S106 Planning Obligations and Community Infrastructure 
Levy (CIL) SPD, a payment of £10,000 per habitable room would be 
required, as such a financial off-set payment of £70,000 will be secured 
through the unilateral undertaking.  

  
33.  In terms of the quality of accommodation of the proposed homes, at ground 

floor, the proposal would provide a 4B/6P home, a 2B/3P home and a 2B/4P 
home. All three of these units would meet or exceed the required internal 
floorspace standards and would be dual aspect. All three dwellings would 
also provide outdoor amenity space exceeding 10sqm. 

  
34.  On the first to fourth floors, four homes would be provided per floor which 

would include one 3B/5P, two 2B/4P and 1B/2P homes which would all be 
dual aspect, would meet or exceed the internal overall unit and room sizes 
as well as providing 10sqm of amenity space per unit. 

  
35.  On the fifth and top floor, two homes are proposed, one 3B/5P home and 

one 2B/4P which would again be dual aspect, would meet or exceed the 
internal overall unit and room sizes as well as providing 10sqm of amenity 
space per unit. 

  
36.  In terms of the Average Daylight Factor (ADF) for each of the proposed 

properties, of the 82 habitable rooms tested, 67 (approximately 82%) 
achieve or surpass their ADF targets. Of the 15 rooms that fall short of the 
targets, 10 are kitchens and 5 living/dining spaces. The kitchen spaces 
which fall below the standards are all separate kitchens which are not 
habitable rooms as the dining facilities are within the living spaces of these 
units. The windows are all moderate shortfalls with these windows located 
within the lower floors in the northern elevation of the building where it would 
typically be expected to receive lower levels of daylight due to this 
orientation. The remaining rooms within the homes would all exceed the 
required ADF levels and overall each of these units would still benefit from 
good levels of daylighting.  

  
37.  Overall the quality of accommodation of the proposed development would be 

of a very high standard and would provide a high quality for the future 
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occupiers of the site. 
  
 Affordable housing and development viability 

 
38.  As noted, above, all of the proposed units are new council houses to be 

delivered as part of the Councils commitment to provide 11,000 new homes 
by 2035.  This is a significant public benefit of the proposed development 
and would deliver 100% of the proposed dwellings as Council Homes. 

  
39.  The London Plan (2021) policy H5 - Threshold approach to applications, 

outlines that development on publically owned land, or land formally in 
public ownership should deliver a minimum of 50% affordable housing. The 
total provision of 100% of affordable housing based on habitable rooms 
would significantly exceed the required 50% as outlined within the London 
Plan (2021) and would provide a very high quality of new Council Homes, 
which is supported. 

  
 Amenity space 

 
40.  In terms of the outdoor amenity space, the proposal would provide 

comprehensive landscaping for the housing amenity land surrounding the 
proposed block which would include the provision of a linear park fronting 
onto Gipsy Hill, new planting throughout the estate, new seating and 
pergola. These works would help provide more varied and useable spaces 
for residents to enjoy and play.  

  
 Children’s play space 

 
41.  The proposal includes a new area for children’s play space which would 

provide 244sqm and would be situated to the east of the proposed block and 
west of the Gould Court. This would exceed the minimum requirement of 
172sqm (10sqm of play space per child) as calculated by the GLA’s Child 
playspace calculator. 

  
42.  The playspace would provide a variety of new play equipment within the 

estate where there is currently no play equipment within the vicinity. It would 
provide a new facility that would cater for the future occupiers as well as the 
surrounding existing residents which is considered to be a substantial benefit 
of the scheme.  
 



11 
 

 
 Proposed site including playspace. 

 
 Design 

 
 Site layout 

 
43.  The proposed building would sit close to the junction between Gipsy Hill and 

Woodland Road with pedestrian access from Woodland Road into the 

building, cycle and refuse storage areas. Access to the plant room would be 

from the west elevation of the building facing Gipsy Hill.  

  

44.  Ground floor plan showing site layout 
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 Height scale and massing 
 

45.  Image: View from Woodland Road 
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46.  View from Gipsy Hill 
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47.  The pavilion block is composed as a pinwheel design with radiating wings 
and a stepped profile ranging in height from 5 to 6 storeys. The block is 
located at the south-west corner of the site roughly equidistant from the other 
two blocks on the site. This is done not only to optimise separation distances 
between the residential buildings, but also to offer a sense of enclosure to 
the shared communal garden located at the heart of the site. This 
arrangement in effect is not only practical but also helps to give an enhanced 
sense of purpose to the landscape of the site. 

  
48.  The massing is logical and carefully composed to take into account the steep 

slope that extends across the site. The block is designed with a central core 
with floor plates divided equally across the core with alternating floors 
accessed from every half-landing. In this way the block appears to step 
down the slope naturally and means the lowest flats benefit from a direct 
access onto the garden. The stepped design when coupled with the 
pinwheel plan form, gives the block a highly articulated roofline and an 
interesting and engaging massing without appearing overly dominant or 
discordant. 

  
49.  The proposal is well considered, logically arranged and reflects that 

character of the area and the estate. It would provide high quality 
architecture and landscape not just to the new residents but also to existing 
residents on the estate as well as the wider neighbourhood.  

  
 Architectural design and materials 
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50.  Proposed typical bay section of the proposal: 
 

 
  

51.  The architectural design is deliberately composed and mannered. The 
stepped profile and pinwheel design accommodated just four flats on every 
floor and two flats form every landing ensuring that all the flats benefit from a 
dual and triple aspect. The flats comply with all the council’s adopted 
standards and offer private amenity as well as communal gardens and child 
play space. 

  
52.  The block would be clad in a light-coloured brick to match the existing 

pavilions and include deep set balconies at the prominent corners to give the 
pavilion a highly articulated and elegant silhouette. The design uses a simple 
cornice and a banded string-course in reconstituted stone material at the 
heads and cills of windows and balconies to break down the proportions of 
the block and express its stepped design. 

  
53.  The quality of architectural design and landscape will depend to a great 

degree on the quality of architectural and landscape detailing and the choice 
of cladding materials. Conditions are recommended for sample materials 
and detailed sectional drawings in order to ensure that the quality of the 
proposed development is maintained during construction.  

  
 Heritage considerations 

 
54.  The site is not in a conservation area. However the property is located at the 

borough boundary and directly across the way on Gipsy Hill, is the Gipsy Hill 
Conservation Area. The Gipsy Hill conservation area is characterised by 
piecemeal 19th-century suburban development which rises up Gipsy Hill. It 
includes Gipsy Hill Station, the landmark tower of Christ Church and the 
former police station. The conservation area was first designated in the 1974 
and extended revised in 1982 and most recently in 1999. 
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55.  Immediately opposite the site the conservation area boasts a well-preserved 
3.5 storey frontage of stucco and brick facades in the neo-classical style 
which are designed with a stepped profile to accommodate the steep slope. 
Due to its scale and siting this proposal is likely to affect the setting of this 
important conservation area. 

  
56.  The pavilion block is designed to replicate the scale and profile of the 

existing pavilions constructed in the 1970s and now an established feature of 
the area. The block is located carefully well back form the pavement edge – 
some 7.5m from the kerb line and behind three mature trees worthy of 
preserving. 

  
57.  By being on the opposite side of the street from the conservation area, the 

development will ensure that the fulsome appreciation of the historic frontage 
is not affected. Only in so far as it is likely to be visible together with the 
historic frontage in the northerly or southerly views along Gipsy Hill, will there 
be possible incursion into the setting of the conservation area. 

  
58.  View along Woodland Road showing the Gipsy Hill conservation area

 
  

59.  As such, and in accordance with para 199 of the NPPF (21) Officers have 
assessed the potential harm arising as a result of the development and 
considered it to be on the lesser order of Less than Substantial Harm. The 
NPPF goes on to guide decision-making bodies that, any harm to heritage 
assets should be avoided and requires clear and demonstrable justification. 
In the case of Less than Substantial Harm it instructs decision-making 
bodies in para 202 to consider in the balance against that harm any public 
benefits arising due to the development. 
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60.  In this case it is considered that the substantial public benefits to be 
considered in the balance include: the linear park installed along the entire 
Gipsy Hill frontage of the property; the enhanced communal facilities for the 
estate in the wider site including new play space and landscaped gardens; 
as well as the 100% provision of social housing. 

  
61.  Given the established pattern of development, the modest scale of the 

incursion into the longer views of the conservation area, and the substantial 
set-back of the new pavilion block, the proposal will cause limited harm to its 
setting. The proposal includes clear and convincing justification for that harm 
and, when considered in the balance, the any harm identified is outweighed 
by the quality of design, and the substantial public benefits include: the linear 
park; the enhanced communal facilities; and the affordable housing 
proposed. 

  
 Landscaping, trees and urban greening 

 
62.  The details provided outline that only one tree would require removal in order 

to facilitate the footprint of the proposed building. This tree is a category C 

Hawthorn tree (T14) and as such is not considered to be of a significant 

quality that requires retention and as there will be significant new planting 

proposed throughout the site which would lead to a significant increase in 

canopy cover. The applicant has provided acceptable details for the method 

by which the remaining trees are to be protected and retained throughout the 

duration of works. Subject to a detailed method statement and schedule of 

site supervision it is not considered that there would be any significant 

impacts on trees within the site. This will be conditioned. 

  

63.  There would be significant landscaping improvements throughout the estate 

which would include a new linear garden running parallel to Gipsy Hill. A 

large new children’s play area and residents garden would also be provided 

between the proposed block and Gould Court as well as providing a new 

orchard and wild garden to the north and northeast of the site. A new 

covered pergola and terrace planting area would also be provided to the 

north of Gould Court and east of Forbes Court which would be provided as 

communal amenity space for the existing estate and future occupiers of the 

site. This would provide significant landscape improvements for the existing 

residents within the estate as well as local residents within the wider area.  

  

64.  As required by policy G5 - Urban greening of the London Plan 2021, the 

applicant has provided an assessment of the Urban Greening Factor that the 

development would achieve. The urban greening measures proposed which 

include a biodiverse green roof as well as planting and landscaping 

measures as outlined above, would achieve an Urban Greening Factor of 

0.44, which would exceed the required level of 0.4 as required by the 

London Plan. 

  

65.  Image: Landscape layouts 
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 Ecology and biodiversity 

 

66.  The applicants have provided an ecology report which looks at the potential 
impacts of the development on biodiversity. The Council’s ecologist outlines 
that the report considers the potential impacts on ecology effectively and 
outlines that the proposal would deliver ecology net gain through the 
landscaping and new habitats created which would include new roost and 
nesting features, a wildflower meadow, new tree planting and the provision 
of a green roof. However, the ecologist does outline that not lighting should 
be provided within the trees and as such a lighting condition is proposed to 
ensure that all lighting would be low level so it would not impact bat activity 
within the site.  

  
67.  The ecologist also recommends conditions in relation to the green roof 

details, landscaping details and the provision of swift bricks. Conditions are 
attached for each of these elements in order to ensure that the proposal 
would significantly increase biodiversity on the site.  

  
 Designing out crime 

 
68.  The Metropolitan Police have provided a response to the application and 

they note that the proposed scheme has the potential meet secure by design 
accreditation. A condition has been recommended to require further 
information in order to ensure that the development seeks to meet secure by 
design accreditation as outlined by the Secure By Design Officer. 

  
 Fire safety 
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69.  London Plan policy D12 outlines that for all major developments, a fire 
statement should be provided which sets out how the development will 
function in terms of the following:  
1) The building’s construction: methods, products and materials used, 
including manufacturers’ details. 
 
2) The means of escape for all building users: suitably designed stair cores, 
escape for building users who are disabled or require level access, and 
associated evacuation strategy approach. 
 
3) features which reduce the risk to life: fire alarm systems, passive and 
active fire safety measures and associated management and maintenance 
plans 
 
4) Access for fire service personnel and equipment: how this will be 
achieved in an evacuation situation, water supplies, provision and 
positioning of equipment, firefighting lifts, stairs and lobbies, any fire 
suppression and smoke ventilation systems proposed, and the ongoing 
maintenance and monitoring of these. 
 
5) How provision will be made within the curtilage of the site to enable fire 
appliances to gain access to the building. 
  
6) Ensuring that any potential future modifications to the building will take 
into account and not compromise the base build fire safety/protection 
measures. 

  
70.  The applicants have provided a fire statement with the application which 

outlines that the proposal would be completed with non-combustible 
materials to limit surface spread of all walls and roof coverings, and identifies 
the need for fire doors. It sets out the means of escape for all building users, 
with a ‘stay-put’ strategy, whereby only the flat of fire origin will be signalled 
to evacuate upon activation of a fire detector. The building will be fitted with 
a protected stair and by an evacuation lift for disabled persons as well as all 
units being fitted with an automatic sprinkler system with coverage 
throughout. The report also outlines the access arrangements for the fire 
brigade from Woodland Road and Gipsy Hill into the building and to the 
upper floors by the protected stair core. The submitted fire strategy accords 
with the requirements of London Plan policy D12 and a condition is 
recommended for the development to be carried out in accordance with the 
recommendations of the report. The London Plan requirements and the 
proposed measures are outlined within the table below. 
  

71.  London Plan D12 (A) 
requirement 

Information provided in the submission to 
address the requirements of D12 (A) 

  

1) Identify suitably positioned 
unobstructed outside space 
for fire appliances to be 
positioned on and 
appropriate for use as an 

Access for firefighters is proposed from the 
entrance off of Woodland Road and from 
Gipsy hill. 
 
An area to the north of the site off of Gipsy Hill 
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evacuation assembly point. is identified as the evacuation muster point. 
The space is only be required where the fire 
crew decide to abandon the stay put policy.  
 

2) Incorporate appropriate 
features which reduce the 
risk to life and the risk of 
serious injury in the event 
of a fire. 

Various active and passive fire safety 
measures are proposed including a fire 
detection and alarm system, suitable means 
of escape, fire resistance and 
compartmentation, and fire suppression.  
 

3) Be appropriately 
constructed to minimise the 
risk of fire spread. 

The construction method is to be confirmed 
during the detailed design of development.  
 
The building will be constructed in compliance 
with the relevant Building Regulations related 
to fire safety.  
 

4) Provide suitable and 
convenient means of 
escape, and associated 
evacuation strategy for all 
building users. 

A stay put evacuation strategy is proposed. 
Fire detection and alarm systems are to be 
installed and suitable escape routes have be 
identified for the scale of development. 

5) Develop a robust strategy 
for evacuation which can 
be periodically updated and 
published, and which all 
building users can have 
confidence in. 
 

The new development is proposed to be 
managed by Southwark Council. The 
management requirements will be clearly 
detailed by the management company for the 
building.  

6) Provide suitable access 
and equipment for 
firefighting which is 
appropriate for the size and 
use of the development. 

Direct access for firefighting has been 
identified off Woodland Road and Gipsy Hill.  
 
The nearest existing fire hydrants are located 
within proximity to the site on the corner of 
Woodland Road and Gipsy Hill. A fire service 
information box will be provided at the building 
entrance.  
 

 

  
 Impact of proposed development on amenity of adjoining 

occupiers and surrounding area 
 

 Outlook and privacy 
 

72.  Map showing distances to the surrounding properties. 
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73.  In terms of privacy and outlook, to the south of the site lies 103-105 

Woodland Road and the flank elevation of 88 Gipsy Hill, these properties 
would be 14-17m in distance across Woodland Road which would exceed 
the required 12m across a road as outlined within the Residential Design 
Standards in in order to ensure that there would not be significant 
overlooking or outlook concerns 

  
74.  To the west of the site, lie the terraced properties along Gipsy Hill with are 

situated approximately 20m from the habitable windows within the proposed 
development which would again accord with the requirements of the 
Residential Design Standards SPD.  

  
75.  To the east of the site, lies Gould Court, however this lies approximately 27m 

from the proposed habitable windows within this site, as such this would 
exceed the required 21m distances between habitable windows as required 
by the Residential Design Standards, as such it is not considered that there 
would be significant privacy or outlook issues here.  

  
76.  To the north of the site lies Forbes Court, which at its closest point would be 

situated approximately 12.5m from the site. At this point the windows within 
the proposed building serve secondary windows for living spaces within two 
bedroom units from ground to fifth floor. As these rooms all have a primary 
outlook to the east of the site, these windows are principally provided for 
secondary daylight, and given the distances between habitable windows at 
this point to the north, it is considered prudent to ensure a condition requiring 
obscure glazing within these secondary windows within the north elevation.  

  
77.  The proposed building then steps away further where there would be an 

oblique angle between the proposed bedroom windows within the proposed 
four and three bedroom where the distance would be approximately 15m. 
However the windows would not be directly facing one another at this point 
and would be at an oblique angle with the northern wing of the proposed 
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building partially blocking views towards Forbes Court.  As such it is not 
considered that there would be any significant impacts in terms of 
overlooking from the bedroom windows.  

  
78.  In terms of impacts on outlook of the properties within Forbes Court, there 

would still be a sufficient distance between the properties coupled with the 
very open aspects to the southeast and southwest of the site would ensure 
that these properties still benefit from very good outlook.  

  
 Daylight 

 
79.  A daylight and sunlight report based on the BRE guidance has been 

provided, and the following daylight tests have been undertaken: 
 
- Vertical Sky Component (VSC) is the amount of skylight reaching a window 
expressed as a percentage. The guidance recommends that the windows of 
neighbouring properties achieve a VSC of at least 27%, and notes that if the 
VSC is reduced to no less than 0.8 times its former value (i.e. 20% 
reduction) following the construction of a development, then the reduction 
will not be noticeable. 
 
- No-Sky Line (NSL) is the area of a room at desk height that can see the 
sky. The guidance suggests that the NSL should not be reduced to less than 
0.8 times its former value (i.e. no more than a 20% reduction). This is also 
known as daylight distribution, and where windows do not pass the VSC test 
the NSL test can be used. 

  
80.  Gould Court 

 
 

 

Vertical Sky Component (VSC)  

Window Loss 

Total Pass BRE compliant  20-30% 31-40% 41% + 

67 67 100% 0 0 0 

  
81.  As noted above, all of the windows would meet the required VSC levels 

above 27% or the proportionate loss would be less than 20% which outlines 
that the impacts on these windows would not be noticeable. As such no 
concerns are raised in relation to daylight impacts on these properties.  

  
 Forbes Court 

 
82.  

 

Vertical Sky Component (VSC)  

Window Loss 

Total Pass BRE compliant  20-30% 31-40% 41% + 

56 36 64% 4 8 8 

No Sky Line (NSL) 

Room      

Total Pass BRE compliant 20-30% 31-40% 41% + 

49 49 100% 0 0 0 
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83.  As noted above, the majority of windows within Forbes Court would meet the 
required VSC levels, however 20 windows would fail to achieve the desired 
VSC levels. The VSC levels still achieved at the windows within these 
properties would range from 13.1% to 24.4% with only 6 windows falling 
below 18% VSC. 

  
84.  It is noted that there would be some impacts on the daylight received within 

these properties, which currently benefit from unhindered southerly aspect. 
However, the vast majority of these windows would still receive good levels 
of daylight in excess of 18% VSC which is considered to be a good access 
to daylight within urban locations such as this.  

  
85.  Furthermore, the applicants have obtained lease plans showing the layouts 

of some of the flats within the building which shows four uits over each floor 
within the block. The daylight distribution test outlines that all of the windows 
within Forbes Court affected in terms of VSC as noted above, would all meet 
the required NSL tests with retained ratios in excess of  80% of their former 
value. As such it is not considered that there would be a significant impact 
on the daylight of these properties. 

  
 103-105 Woodland Road 

 
86.  

 

Vertical Sky Component (VSC)  

Window Loss 

Total Pass BRE compliant  20-30% 31-40% 41% + 

80 57 71% 18 4 1 

No Sky Line (NSL) 

Room      

Total Pass BRE compliant 20-30% 31-40% 41% + 

80 75 93.8% 0 4 1 

  
87.  As outlined within the above table, the majority of windows do pass the 

required VSC levels, however there were 23 windows that would fail to meet 
these requirements. The affected windows serve rooms that are also served 
by other windows and as such the daylight distribution (No Sky Line) test has 
been undertaken. As can be seen from the table above, all of the rooms bar 
5 would pass the daylight distribution test of which two relate to hallways and 
are as such not considered habitable rooms. All of the windows within each 
of these rooms would retain VSC levels in excess of 20% which 
demonstrates that each of the rooms would achieve an overall good level of 
daylight within these properties and as such it is not considered that the 
proposal would have an unacceptable impact on these properties.  

  
 53-71 Gipsy Hill 

 
88.  Vertical Sky Component (VSC) – habitable windows only 

Window Loss 

Total Pass BRE 
compliant  

20-30% 31-40% 41% + 

92 81 88.04% 8 2 1 
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No Sky Line (NSL) 

Room      

Total Pass BRE 
compliant 

20-30% 31-40% 41% + 

4 4 0% 1 1 2 
  
89.  When looking at habitable rooms only, the majority of windows do pass the 

required VSC levels, however there were 11 windows that would fail to meet 
these requirements. The majority of the windows which fail the VSC test are 
minor shortfalls with these windows still retaining good access to daylight as 
they would still achieve in excess of 17% VSC, with most of the windows 
exceeding 20%. The windows within these properties would therefore still 
achieve good levels of daylight. 

  
90.  The room layouts of some of the properties were obtained for 67 & 69 Gipsy 

Hill and of the 4 rooms tested here, all 4 would fail the NSL tests. However, 
as noted, the individual windows within these properties would still retain 
good levels of daylight and it is therefore not considered that there would be 
an unacceptable impact on daylight on these properties. 

  
91.  Sunlight 

 
Sunlight measured by the Annual Probable Sunlight Hours (APSH) test. This 
should be considered for all windows facing within 90 degrees of due south 
(windows outside of this orientation do not receive direct sunlight in the UK). 
The guidance advises that windows should receive at least 25% APSH, with 
5% of this total being enjoyed during the winter months. If a window receives 
less than 25% of the APSH or less than 5% of the APSH during winter, and 
is reduced to less than 0.8 times its former value during either period and 
has a reduction in sunlight received over the whole year of greater than 4%, 
then sunlight to the building may be adversely affected. 

  
92.  All of the windows within 1 to 27 Gould Court, 1 to 28 Forbes Court, 103 to 

105 Woodland Road and 53 to 73 (odds) & 88 Gipsy Hill that face within 90 
degrees of due south have been tested for direct sunlight, with all windows 
with a requirement for sunlight pass both the total annual sunlight hours test 
and the winter sunlight hours test. The proposed development would 
therefore not result in a significant impact on sunlight within the surrounding 
properties.  

  
 Overshadowing of amenity spaces 

 
93.  The BRE guidance outlines that on March 21st, a well-lit amenity space as 

being one which receives at least 2 hours of direct sunlight on this date over 
50% of its area. The assessment provided within the daylight and sunlight 
assessment demonstrates that the proposal would not impact on the 
surrounding amenity spaces as all garden areas would achieve at least 50% 
achieving more than 2 hours of direct sunlight.   

  
94.  All gardens and open spaces surrounding the site would meet the BRE 

recommendations and would achieve a minimum of 2 hours of direct sunlight 



25 
 

on this date over 50% of its area. 
  

 Conclusion on daylight and sunlight 
 

95.  Overall the proposal is not considered to result in an unacceptable significant 
impact on the amenity of the surrounding residents in terms of daylight or 
sunlight with all properties retaining good access to daylight. 

  
 Noise and vibration 

 
96.  The applications have provided a noise impact assessment which reviews 

the background noise levels and the potential impacts from noise generating 
elements of the proposed development. The report recommends that robust 
glazing is required in order to ensure that the council’s internal noise levels 
are met.  A condition is thus recommended to ensure that the residential 
spaces will meet the required internal noise levels 

  
 Transport and highways 

 
 Site layout 

 
97.  The site is located on the corner of Gipsy Hill and Woodland Road and 

refuse storage and cycle storage areas would be provided with access onto 
Woodland Road. No parking is proposed, however servicing would take 
place from Woodland Road. 

  
 Trip generation 

 
98.  This proposed development is in an area with moderate public transport 

accessibility level and within short walking distances of Gipsy Hill train 
station and the bus routes on the A214 Central Hill/Westow Hill. The 
proposed vehicle movements emanating from this development proposal 
would generate approximately 4 two-way vehicle movements in the morning 
or evening peak hours, similar to the estimated figure by the applicant’s 
consultants.  

  
99.  Furthermore, the applicant has proposed some travel plan initiatives 

comprising the provision of sustainable transport information and cycle 
training to the initial occupiers of this development. Taking into account the 
likely vehicle movements from other committed developments in this locality, 
this proposed development would not have any noticeable adverse impact 
on the present vehicular traffic on the adjoining roads. 

  
 Servicing and deliveries 

 
100.  The applicants have provided a transport statement which includes a 

delivery and servicing plan. It notes that general deliveries generated by the 
new dwellings will be adequately accommodated from Woodland Road 
which is considered acceptable given the scale of development proposed 
and likely small number of deliveries. Refuse collection would be undertaken 
on-street given the close proximity to the public highway and again this is 
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considered an acceptable arrangement. 
  
 Refuse storage arrangements 

 
101.  Refuse storage is located at ground floor close to Woodland Road and would 

be within the recommended distances for collection. Furthermore, the 
capacity of the refuse storage area would provide sufficient capacity for the 
future occupiers as outlined within the Councils waste management 
guidance note. This is considered acceptable.  

  
 Car parking 

 
102.  Even though there is limited parking control at this location, the overnight car 

parking surveys carried out by the applicant’s consultants on Wednesday 30 
October and Monday 04 November 2019 included all roads within a 200m 
walking distance from the site (in accordance with Lambeth methodology. 
The surveys have indicated that on average, 87(25%) of the 351 calculated 
bays observed were unoccupied. In any event, the prospective residents of 
this development will be restricted from obtaining car parking permits under 
any future CPZ in this locality.  

  
 Cycle parking and cycling facilities 

 
103.  The applicant has proposed 38 two-tier Josta cycle parking spaces plus 2 

Sheffield cycle racks holding 4 cycle parking spaces (42 spaces in total) 
which would meet the requirements as outlined within the London Plan 2021. 
A compliance condition is recommended to ensure that these spaces are 
secured.  

  
 Environmental matters 

 
 Construction management 

 
104.  In order to ensure that the proposed construction of the development would 

not significantly impact on the surrounding highways in terms of traffic and to 
ensure that the surrounding residents are not significantly impacted upon in 
terms of noise, dust etc. during construction, and a condition is 
recommended to be applied to require the submission of a construction 
management plan.   

  
 Water resources 

 
105.  Thames Water were consulted on the planning application however a 

response has not been received. Given the small scale of the proposal and 
the moderate uplift in new homes, it is not considered that the proposal 
would impact the capacity of the water network in this area.  

  
 Sustainable urban drainage 

 
106.  The Council’s Flood and drainage team have reviewed the submitted flood 

risk assessment and basement impact assessment and have confirmed that 
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the proposed drainage strategy meets Southwark's requirements in terms of 
surface water discharge rates and attenuation. However they have 
recommended conditions in relation to finalised SUDS details. These 
conditions have been included within the recommendation.   

  
 Land contamination 

 
107.  A contamination report has been provided and reviewed by the Council’s 

Environmental Protection Team who have noted that the report outlines that 
there is a need for further phase 2 report is required as a result of organic 
and inorganic pollutants being found that would need remediating for the 
proposed residential use. A condition is proposed to require this further 
information to be submitted prior to the commencement of development. 

  
 Air quality 

 
108.  The applicants have provided an Air Quality Assessment with the 

application which has been reviewed by the Council’s Environmental 
Protection Team. They note that the conclusions of the report are agreed 
with and that the proposal would not result in any impacts on air quality of 
the surrounding residents and that the future residents of the site would not 
be subject to harmful levels of air quality. 

  
109.  The report also outlines that the proposal would meet the requirements of 

the New London Plan insofar as the development would meet the 
requirements of the air quality neutral assessment. As such, the proposal 
would not result in any significant impacts on air quality within the area.  

  
 Light pollution 

 
110.  The proposal initially outlined lighting within the trees, however this would 

not be considered acceptable due to the potential to impact on bat activity 
within the area. As such a lighting strategy is recommended through 
condition ensure that all potential lighting on site shall be designed in a way 
as to ensure that it would not impact on biodiversity within and around the 
site.  

  
 Energy and sustainability 

 
 Whole life cycle and carbon capture 

 
111.  An energy statement has been provided with the application and this sets 

out the measures taken to ensure that the proposed development to ensure 
that the building is as energy efficient as possible, following the London Plan 
Energy Hierarchy: Be Lean, Be Clean, and Be Green. The overriding 
objective in the formulation of the strategy is to maximise the reductions in 
CO2 emissions through the application of this hierarchy with a cost-effective, 
viable and technically appropriate approach and to minimise the emission of 
other pollutants over the lifetime of the building. 

  
 Carbon emission reduction 
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112.  The submitted energy statement outlines that the proposal would achieve an 

overall carbon saving of 83% above building regulations for the proposed 
development. This demonstrates a significant saving above the required on 
site savings of 35% and presents the maximum achievable carbon savings 
on site from the proposed development. However, as the development 
cannot be delivered as fully carbon neutral, a carbon off-set payment will be 
required of £11,899 which will be secured through the unilateral undertaking. 
The details of the carbon savings are set out below. 

  
 Be Lean (use less energy) 

  
113.  It is expected that all developments are to exceed Building Regulation 

requirements (Part L 2013 Baseline figures for carbon emissions) though 
passive and active demand reduction measures alone, with the London Plan 
requiring domestic developments to achieve at least a 10 percent 
improvement on Building Regulations from demand reduction measures and 
Non-domestic developments to achieve at least a 15 percent. 

  
114.  The applicants energy statement notes that the orientation and massing of 

the building has been optimised within the site constraints and will provide 
passive design measures  including highly insulating building fabric, high 
airtightness envelope) and energy efficient services (energy-efficient 
ventilation systems, high efficiency lighting & controls, which are all to be 
incorporated. This will enable a saving of 16% through these efficiency 
savings which would meet the requirements for residential developments. 

  
 Be Clean (supply energy efficiently) 

 
115.  The site does not fall within the proximity of an existing or proposed heat 

network and as such a connection to one is not feasible. Nonetheless, 
proposed heating system shall have provision for connection to any future 
district heating network in the vicinity of the development by way of a plate 
heat exchanger and booster pump set. As such this would futureproof the 
site and the ability to further increase carbon savings on site as and when a 
district heating network would extend to the vicinity of the site. 

  
 Be Green (Use low or carbon zero energy) 

 
116.  The final stage of the energy hierarchy is to incorporate renewable energy 

technology onsite to further reduce emissions to zero carbon for the 
residential element. The proposal would introduce new air source heat 
pumps and the provision of PV panels on the roof in order to fully maximise 
the carbon savings on site, this would result in an on-site saving of 67% on 
site savings through renewable energy technologies.  

  
 Be Seen (Monitor and review) 

 
117.  The energy use of within each apartment shall be able to be monitored by 

the occupants in order for them to understand the energy they are 
consuming and manage the costs of their incoming services. A home user 
guide will be provided to each dwelling to inform residents of the most 
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efficient way in which to operate their home and to encourage more 
sustainable ways of living. Monitoring equipment shall be included with the 
installation of their plant services. This is in the aim the occupants can 
reduce their energy use to a minimum.  

  
 Overheating 

 

118.  The development has been designed in line with the cooling hierarchy 
outlined in Policy SI4 Managing heat risk in the New London Plan. This 
includes designing the building to ensure that it minimises internal heat gains 
through efficient design. The proposal also includes a high-performance 
thermal fabric and triple-glazed solar glazing in order to minimise heat 
entering the building whilst also ensuring that there are options for both 
passive and mechanical ventilation where required.  Overall the proposed 
design of the building will ensure that overheating within the site would be 
minimised.  

  

 Planning obligations (S.106 agreement) 
 

119.  Saved Policy 2.5 of the Southwark Plan and Policy 8.2 of the London Plan 
advise that planning obligations can be secured to overcome the negative 
impacts of a generally acceptable proposal. Saved Policy 2.5 of the 
Southwark Plan is reinforced by the recently adopted Section 106 Planning 
Obligations 2015 SPD, which sets out in detail the type of development that 
qualifies for planning obligations. Strategic Policy 14 ‘Implementation and 
delivery’ of the Core Strategy states that planning obligations will be sought 
to reduce or mitigate the impact of developments. The NPPF which echoes 
the Community Infrastructure Levy Regulation 122 which requires 
obligations be: 

  
120.  • necessary to make the development acceptable in planning terms; 

• directly related to the development; and 
• fairly and reasonably related in scale and kind to the development 

  
121.  Following the adoption of Southwark’s Community Infrastructure Levy (SCIL) 

on 1 April 2015, much of the historical toolkit obligations such as Education 
and Strategic Transport have been replaced by SCIL. Only defined site 
specific mitigation that meets the tests in Regulation 122 can be given 
weight. 

  
122.  Planning Obligation Mitigation Applicant Position 

Affordable Housing Provide all 21 units as 
affordable council 
homes (4x1B, 11x 2B, 
5x 3B and 1x 4B) 

Agreed. 

Carbon Off-set Carbon off-set payment 
of £11,899 

Agreed. 

Car Club Provide 3 year 
membership for future 
occupiers.  

Agreed 

Highways works  The developer must Agreed. 
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undertake the following 

works: 

1. Repave the 

footway including new 

kerbing fronting the 

development on 

Woodland Road using 

materials in 

accordance to 

Southwark's 

Streetscape Design 

Manual - SSDM 

(precast concrete slabs 

and 150mm wide 

granite kerbs). The 

footway on Gipsy Hill 

has been renewed 

during the last year so 

no works are required 

on that side. 

2. Remove existing 

concrete bollards on 

Woodland Road. 

3. Renew dropped 

kerbs at vehicle 

entrance on Gipsy Hill 

to provide flush surface 

(no upstand) and 

replace any damaged 

tactiles or block paving. 

4. Construct new 

dropped kerbs (flush) 

and tactile paving at 

entrance to estate 

parking bay on 

Woodland Road.  

5. Provide access 

arrangements such as 

a dropped kerb 

construction to 

accommodate refuse 

collection from the new 

block entrance on 

Woodland Road. 

6.  Rectify any 

damaged footways, 

kerbs, inspection 

covers and street 
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furniture due to the 

construction of the 

development.  

 
Future Parking Permits 
restriction   

Restrict all future 

occupiers from 

applying for car parking 

permits within the area 

(with the exception of 

blue badge holders) in 

the event a CPZ is 

introduced within the 

area. 

Agreed. 

Wheelchair housing 
contribution 

7 habitable rooms = 

£70,000 

Agreed 

  
123.  In the event that an agreement has not been completed by 28/02/2022, the 

committee is asked to authorise the director of planning to refuse 
permission, if appropriate, for the following reason: 

  
124.  In the absence of a signed S106 legal agreement there is no mechanism in 

place to mitigation against the adverse impacts of the development through 
contributions and it would therefore be contrary to Saved Policy 2.5 Planning 
Obligations of the Southwark Plan 2007, Strategic Policy 14 Delivery and 
Implementation of the Core Strategy (2011) Policy 8.2 Planning Obligations 
of the London Plan (2016) and the Southwark Section 106 Planning 
Obligations and Community Infrastructure Levy SPD (2015). 

  
 Mayoral and borough community infrastructure levy (CIL) 

 
125.  Section 143 of the Localism Act states that any financial contribution 

received as 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 invests in London as a 
whole, primarily Crossrail. Southwark’s CIL will provide for infrastructure that 
supports growth in Southwark. In this instance, based on information 
provided by the applicant, an estimated Mayoral CIL payment of £60 and a 
Southwark CIL payment of £218 per square metre would be due. This figure 
is an estimate only, and would be calculated in more detail when CIL 
Additional Information and Assumption of Liability forms are submitted prior 
to implementation.  However, it is also noted that the proposal would likely 
benefit from social housing relief in accordance with the CIL regulations.  

  
 Other matters 

 
126.  None identified. 

  
 Community involvement and engagement 
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127.  The applicants have submitted a community engagement summary with the 
application as well as providing further information of the community 
consultation that has been undertaken prior to the submission of the 
planning application within the Design and Access Statement. 

  
128.  The submitted information outlines the extensive level of community 

engagement that has been undertaken with ward councillors, the local 
project group as well as local residents invited to three residents meeting 
and an online public meeting which two residents attended.  

  
129.  The engagement summary also outlines that a ballot was undertaken with 

the existing residents in order to determine the proposed form of 
development on site. 

  
130.  The information provided does outline that local residents did raise concerns 

about the loss of the landscaped area as well as the potential impact on 
parking within the area.  

  
131.  The proposals have been developed further to demonstrate that the scale of 

the development is in keeping with the surrounding properties in terms of 
scale whilst also outlining additional planting and ecological improvements. 
Furthermore, the proposal also has included numerous estate improvements 
including the provision of a new link route through the estate as well as a 
pocket park and additional landscaping measures. Overall, the submitted 
information demonstrates the high level of consultation undertaken prior to 
the submission of the planning application and the additional works 
undertaken to incorporate comments from residents. 

  
 Consultation responses from external and statutory 

consultees 
 

132.  Met Police: 
A response was received in relation to the application and no objections 
were raised, subject to the addition of a condition in relation to secure by 
design measures to be included within the development.  
 
Officer response:  
A condition has been included within the recommendation.  

  
133.  Thames Water 

None received 
 
Officer response:  
Given the small scale of the proposal it is not considered that the proposal 
would impact on the water network.  

  
 Consultation responses from internal consultees 

  
134.  Environmental protection Team: 

The EPT have responded to the consultation request, however they have 
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not raised any objections to the proposal. However they have requested that 
a number of conditions are added to any recommendation in relation to site 
contamination, plant noise, and internal noise levels within the proposed 
flats, external lighting and a construction management plan.  
 
Officer response: 
These conditions have all been included within the recommendation.  

  
135.  Highways: 

No objections have been raised, however they did note that highway works 
would be required. These works are required to mitigate the proposed 
development are to be included within the unilateral undertaking legal 
agreement to be completed prior to occupation of the development.  

  
136.  Transport: 

Raised no objections, the comments are incorporated into the relevant 
sections of the report.  

  
137.  Ecologist: 

The ecologist outlined that the proposal would meet the biodiversity net gain 
and urban greening factor requirements and would create new habitats 
through bird/bat boxes and the biodiverse roof. Recommended conditions in 
relation to details of bird/bat boxes, biodiverse roof specification and 
landscaping details. 
 
Officer response:  
These conditions have been included within the recommendation.  

  
138.  Urban Forrester: 

Raised no objections subject to further details of tree protection and a 
method statement as well as further landscaping and planting details. 
Further information was requested in the form of site sections which were 
subsequently provided and demonstrated that there would not be an impact 
on the trees retained. 
 
Officer response : 
These conditions are included within the recommendation.  

  
139.  Design and conservation team: 

Raised no objections, the comments received have been incorporated into 
the main body of the report.  

  
140.  Flood and drainage team: 

Raised no objections following the submission of an updated flood and 
drainage statement to clarify the surface run-off rates.  

  
 Community impact and equalities assessment 

 
141.  The council must not act in a way which is incompatible with rights contained 

within the European Convention of Human Rights  
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142.  The council has given due regard to the above needs and rights where 
relevant or engaged throughout the course of determining this application.  

  
143.  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:  
 

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

2. 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  
 

3. 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.  

  
144.  The protected characteristics are: race, age, gender reassignment, 

pregnancy and maternity, disability, sexual orientation, religion or belief, sex, 
marriage and civil partnership.  

  
 Human rights implications 

 
145.  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.  

  
146.  This application has the legitimate aim of providing new Council Homes. 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.  

  
 Positive and proactive statement 

 
147.  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 
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be determined in accordance with the development plan unless material 
considerations indicate otherwise.  

  
148.  The council provides a pre-application advice service that is available to all 

applicants in order to assist applicants in formulating proposals that are in 
accordance with the development plan and core strategy and submissions 
that are in accordance with the application requirements. 

  
149.  Positive and proactive engagement: summary table 

 

Was the pre-application service used for this application? 
 

YES 

If the pre-application service was used for this application, was 
the advice given followed? 
 

YES 

Was the application validated promptly? 
 

YES 

If necessary/appropriate, did the case officer seek amendments 
to the scheme to improve its prospects of achieving approval? 
 

YES 

To help secure a timely decision, did the case officer submit 
their recommendation in advance of the agreed Planning 
Performance Agreement date? 
 

YES 

 CONCLUSION 
 

150.  The proposal is located on housing amenity land within the existing estate 
which consists of two point blocks of flats which are seven stories in height. 
The principle of the development in land use terms is accepted as the 
proposed use would remain in residential use. New landscaping and planting 
would result in an increase in the urban greening factor and result in a net 
increase in canopy cover from the development. It would also achieve 
biodiversity net gain. 

  
151.  The development would result in some minor impacts on the amenity of 

surrounding residents by way of daylight and sunlight, however there would 
not be any significant impacts in terms of noise, overlooking or outlook. The 
dwelling mix and quality of accommodation proposed is of a very high 
quality, providing much needed new council homes. 

  
152.  The scheme would provide a distinctive new piece of architecture which 

would be an appropriate scale within the context of the surrounding area. 
Furthermore it would not significantly impact on the transport network or air 
quality of surrounding residents. 
  

153.  Overall, the development would be of a very high quality and it would 
provide significant public benefit through the delivery of affordable council 
homes and the wider estate improvements. It is recommended that planning 
permission is granted subject to the completion of a unilateral undertaking 
legal agreement.  
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154.  It is therefore recommended that planning permission be granted, subject to 
conditions and the timely completion of a Unilateral Undertaking. 
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APPENDIX 1 

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 Camilla Jean-Baptiste 

Southwark Council 

Reg. 

Number 

21/AP/2967 

Application Type Local Authority Development    

Recommendation GRANT subject to Legal Agreement Case 

Number 

2575-A 

 

Draft of Decision Notice 
 

Grant subject to Legal Agreement for the following development: 
 

Erection of a part 5, part 6 storey building comprised of 21 flats (4x1B, 11x 2B, 5x 3B 

and 1x 4B) with associated hard and soft landscaping and playspace within the estate. 

 

Woodland Road Green At The Apex Of Gipsy Hill And Woodland Road Gipsy Hill 

London Southwark 

In accordance with application received on 19 August 2021 and Applicant's 

Drawings 

1. The development shall be carried out in accordance with the following approved 

plans: 

Reference no. /Plan or document name/Rev.  

SWR-WTA-00-XX-DR-A-0005 Proposed Block Plan Rev P01.3 
SWR-WTA-00-00-DR-A-1000 - Proposed Ground Floor Plan Rev P01.3 
SWR-WTA-00-01-DR-A-1001 - Proposed First Floor Plan Rev P01.3 
SWR-WTA-00-02-DR-A-1002 - Proposed Second Floor Plan Rev P01.3 
SWR-WTA-00-03-DR-A-1003 - Proposed Third Floor Plan Rev P01.3  
SWR-WTA-00-04-DR-A-1004 - Proposed Fourth Floor Plan Rev P01.3  
SWR-WTA-00-05-DR-A-1005 - Proposed Fifth Floor Plan Rev P01.3  
SWR-WTA-00-06-DR-A-1006 - Proposed Roof Plan Rev P01.3  
SWR-WTA-00-ZZ-DR-A-1021 Proposed North Elevation Rev P01.3  
SWR-WTA-00-ZZ-DR-A-1022 Proposed South Elevation Rev P01.3 
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SWR-WTA-00-ZZ-DR-A-1023 Proposed East Elevation Rev P01.3  
SWR-WTA-00-ZZ-DR-A-1024 Proposed West Elevation Rev P01.3 
SWR-WTA-00-ZZ-DR-A-1031 Proposed Section AA Rev P01.3  
SWR-WTA-00-ZZ-DR-A-1032 Proposed Section BB Rev P01. 
SWR-WTA-00-ZZ-DR-A-1033 Proposed Section CC Rev P01.3  
SWR-WTA-XX-ZZ-DR-A-1051 – Proposed Bay Details 01 Rev P01.3  
SWR-WTA-XX-ZZ-DR-A-1052 - Proposed Bay Details 02 Rev P01.3 
2015-020 – Proposed Landscape Plan 
2015-023 - Landscape Setting Out Plan 1 of 3       

2015-024 - Landscape Setting Out Plan 2 of 3       

2015-025 - Landscape Setting Out Plan 3 of 3    

2015-0004 – Typical Paving Details       

 

Reason: 

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

 

 Time limit for implementing this permission and the approved plans 
 
 

 

 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. 

 Permission is subject to the following Pre-Commencements 
Condition(s) 

 Permission is subject to the following Pre-Commencements Condition(s) 
 Permission is subject to the following Pre-Commencements Condition(s) 
 Permission is subject to the following Pre-Commencements Condition(s) 
 Permission is subject to the following Pre-Commencements Condition(s) 
 
 

 

 3. Prior to the commencement of any development:    

 a) A detailed remediation strategy to bring the site to a condition suitable for 

the intended use by removing unacceptable risks to human health, buildings 

and other property and the natural and historical environment shall be 

prepared and submitted to the Local Planning Authority for approval in writing. 

The scheme shall ensure that the site would not qualify as contaminated land 

under Part 2A of the Environmental Protection Act 1990 in relation to the 

intended use of the land after remediation.  The approved remediation 

scheme (if one is required) shall be carried out in accordance with its terms 

prior to the commencement of development other than that required to carry 

out remediation, unless otherwise agreed in writing by the Local Planning 

Authority. The Local Planning Authority shall be given two weeks written 

notification of commencement of the remediation scheme works.    

 b) Following the completion of the measures identified in the approved 

remediation strategy, a verification report providing evidence that all work 

required by the remediation strategy has been completed shall be submitted 

to and approved in writing by the Local Planning Authority.   

 c) In the event that contamination is found at any time when carrying out the 

approved development that was not previously identified, it shall be reported 
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in writing immediately to the Local Planning Authority, and a scheme of 

investigation and risk assessment, a remediation strategy and verification 

report (if required) shall be submitted to the Local Planning Authority for 

approval in writing, in accordance with a-c above.    

 Reason   

 To ensure that risks from land contamination to the future users of the land 

and neighbouring land are minimised, together with those to controlled waters, 

property and ecological systems, and to ensure that the development can be 

carried out safely without unacceptable risks to workers, neighbours and other 

offsite receptors in accordance with saved policy 3.2 `Protection of amenity' of 

the Southwark Plan (2007), strategic policy 13' High environmental standards' 

of the Core Strategy (2011) and the National Planning Policy Framework 

2021. 

 4. 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 pre-commencement meeting shall be arranged, the details of which shall 

be notified to the Local Planning Authority for agreement in writing prior to the 

meeting and prior to works commencing on site, including any demolition, 

changes to ground levels, pruning or tree removal.   

 b) 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.  

 c) 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 
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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  2021 Parts 8, 11, 12, 15 and 16; Policies G1 (Green 

Infrastructure, G5 (Urban Greening) and G7 (Trees and Woodlands) of the 

London Plan 2021;  and policies of The Core Strategy 2011: SP11 Open 

spaces and wildlife; SP12 Design and conservation; SP13 High environmental 

standards, and Saved Policies of The Southwark Plan 2007: Policy 3.2 

Protection of amenity; Policy 3.12 Quality in Design; Policy 3.13 Urban Design 

and Policy 3.28 Biodiversity. 

 5. No development shall take place, including any works of demolition, until a 

Construction Environmental Management Plan has been submitted to and 

approved in writing by the Local Planning Authority.  The approved statement 

shall be adhered to throughout the construction period.  The Statement shall 

provide for:    

A detailed specification of demolition and construction works at each phase of 

development including consideration of all environmental impacts and the 

identified remedial measures;   

 Site perimeter continuous automated noise, dust and vibration monitoring 

  

Arrangements for a direct and responsive site management contact for nearby 

occupiers during demolition and/or construction (signage on hoardings, 

newsletters, residents liaison meetings, etc.)   

  A commitment to adopt and implement of the ICE Demolition Protocol and 

Considerate Contractor Scheme; Site traffic - Routing of in-bound and 

outbound site traffic, one-way site traffic arrangements on site, location of lay 

off areas, etc   

 - the parking of vehicles of site operatives and visitors;   

 - loading and unloading of plant and materials;   

 - storage of plant and materials used in constructing the development;  

 - wheel washing facilities;   

 - a scheme for recycling / disposing of waste resulting from demolition and 

construction works   

 Reason:   

 To ensure that occupiers of neighbouring premises do not suffer a loss of 

amenity by reason of pollution and nuisance, in accordance with strategic 

policy 13 'High environmental standards' of the Core Strategy (2011) saved 

policy 3.2 'Protection of amenity' of the Southwark Plan (2007), and the 

National Planning Policy Framework 2021. 
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 6. Prior to the commencement of development a drainage strategy detailing any 

on and or off site drainage works shall be submitted to and approved in writing 

by the Local Planning Authority in consultation with Thames Water. No 

discharge of foul or surface water from the site shall be accepted into the 

public systems until drainage works referred to in the strategy have been 

completed and the development shall not be carried out otherwise than in 

accordance with any such approval given.    

 Reason   

 The development may lead to sewage flooding and to ensure that sufficient 

capacity is made available to cope with the new development and in order to 

avoid adverse environmental impact upon the community in accordance with 

Chapter 14 (Meeting the challenge of climate change, flooding and coastal 

change) of the National Planning Policy Framework (2021); Policy SI 13 

(Sustainable drainage) of the London Plan (2021); Strategic Policy 13 (High 

Environmental Standards) of the Core Strategy (2011) and Saved Policy 3.9 

(Water) of the Southwark Plan (2007). 

 7. Prior to the commencement of the use hereby granted permission, a Lighting 

Plan shall be submitted to and approved by the Local Planning Authority.  

 The recommended lighting specification using LED's (at 3 lux) because they 

have little UV. The spectrum recommended is 80% amber and 20% white with 

a clear view, no UV, horizontal light spread ideally less that 70º and a timer.

   

 Reason:  

To ensure compliance with the Habitats Regulations and the Wildlife & 

Countryside Act 1981 (as amended) and Chapter 15 (Conserving and 

enhancing the natural environment) of the National Planning Policy 

Framework (2021); Policy G6 (Biodiversity and access to nature) of the 

London Plan (2021); and Strategic Policy 11 (Open spaces and wildlife) of the 

Southwark Core strategy (2011). 

  

Permission is subject to the following Grade Condition(s) 
Permission is subject to the following Grade Condition(s) 
Permission is subject to the following Grade Condition(s) 
Permission is subject to the following Grade Condition(s) 
Permission is subject to the following Grade Condition(s) 
Permission is subject to the following Grade Condition(s) 
 
 

 

 8. Before any above grade work hereby authorised begins, details of the 

biodiversity (green/brown) roof(s) shall be submitted to and approved in 

writing by the Local Planning Authority. The biodiversity (green/brown) roof(s) 

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 



43 
 

wildflower planting, and no more than a maximum of 25% sedum coverage).

   

 The biodiversity (green/brown) 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.  

  

 The biodiversity roof(s) shall be carried out strictly in accordance with the 

details so approved and shall be maintained as such thereafter.    

 Discharge of this condition will be granted on receiving the details of the 

green/brown roof(s) and Southwark Council agreeing the submitted plans, and 

once the green/brown roof(s) are completed in full in accordance to 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 

Chapter 15 (Conserving and enhancing the natural environment) of the 

National Planning Policy Framework (2021); Policies G1 (Green 

infrastructure), G5 (Urban greening) and G6 ( Biodiversity and access to 

nature) of the London Plan (2021); Strategic Policy 11 (Design and 

Conservation) of the Core Strategy (2011); and Saved Policy 3.28 

(Biodiversity) of the Southwark Plan (2007). 

 

 9. Details of the all of the materials to be used in the carrying out of this 

permission shall be submitted to and approved by the Local Planning 

Authority before any work in connection with this permission is carried out and 

the development shall not be carried out otherwise than in accordance with 

any such approval given.      

 Reason:    

 In order to ensure that these samples will make an acceptable contextual 

response in terms of materials to be used, and achieve a quality of design and 

detailing in accordance with Chapter 12 (Achieving well-designed places) of 

the National Planning Policy Framework (2021); Policy D4 (Delivering good 

design) of the London Plan (2021); 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). 

 

10.  1:5/10 section detail-drawings through:   

 o the facades;   

 o parapets;  

 o roof edges;  
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 o base junctions  

 o plant rooms;   

 o common areas; and   

 o heads, cills and jambs of all openings,  

 to be used in the carrying out of this permission shall be submitted to and 

approved in writing by the Local Planning Authority before any above-grade 

work in connection with this permission is carried out; the development shall 

not be carried out otherwise than in accordance with any such approval given.  

 Reason:   

 In order that the Local Planning Authority may be satisfied as to the design 

and details in accordance with Part 12 and part 16 of the NPPF (2021); 

Strategic Policy SP12 - Design and conservation - of the Core Strategy 

(2010); and saved policies: 3.12 Quality in Design; and 3.13 Urban Design, of 

The Southwark Plan (2007). 

11. a) The development hereby permitted shall incorporate security measures to 

minimise the risk of crime and to meet the specific security needs of the 

development in accordance with the principles and objectives of Secured by 

Design. Details of these measures shall be submitted to and approved in 

writing by the local planning authority prior to commencement of the 

development.    

 b) Any such security measures shall be implemented prior to occupation in 

accordance with the approved details which shall 'seek to achieve' the 

secured by design accreditation award from the Metropolitan Police Service.

  

 Reason:     

 In pursuance of the Local Planning Authority's duty under section 17 of the 

Crime and Disorder Act 1998 to consider crime and disorder implications in 

exercising its planning functions and to improve community safety and crime 

prevention, in accordance with Chapter 8 (Promoting healthy and safe 

communities) of the National Planning Policy Framework (2021); Policy D11 

(Safety, security and resilience to emergency) of the London Plan (2021); 

Strategic Policy 12 (Design and Conservation) of the Core Strategy (2011); 

and Saved Policy 3.14 (Designing out crime) of the Southwark Plan (2007).  

 

12. Before any above grade work hereby authorised begins, detailed drawings of 

a hard and soft landscaping scheme and details of children’s playspace, 

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.    
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 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 Chapters 8 (Promoting healthy and safe 

communities), 12 (Acheiving well designed places),and 15 (Conserving and 

enhancing the natural environment) of the National Planning Policy 

Framework (2021); 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). 

 

13. Details of bird and bat nesting boxes/bricks shall be submitted to and 

approved in writing by the Local Planning Authority prior to the 

commencement of the use hereby granted permission.      

 No fewerl than 6 bat bricks and 12 Swift Bricks shall be provided and the 

details shall include the exact location, specification and design of the 

habitats.  The boxes / bricks shall be installed with the development prior to 

the first occupation of the building to which they form part or the first use of the 

space in which they are contained.     

 The nesting boxes / bricks shall be installed strictly in accordance with the 

details so approved, shall be maintained as such thereafter.   

 Discharge of this condition will be granted on receiving the details of the 

nest/roost features and mapped locations and Southwark Council agreeing 

the submitted plans, and once the nest/roost features are installed in full in 

accordance to the agreed plans. A post completion assessment will be 

required to confirm the nest/roost features have been installed 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 

Chapter 15 (Conserving and enhancing the natural environment) of the 
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National Planning Policy Framework (2021); Policy G6 (Biodiversity and 

access to nature) of the London Plan (2021); and Strategic Policy 11 (Open 

spaces and wildlife) of the Southwark Core strategy (2011). 

Permission is subject to the following Compliance 
Condition(s) 

Permission is subject to the following Compliance Condition(s) 
Permission is subject to the following Compliance Condition(s) 
Permission is subject to the following Compliance Condition(s) 
Permission is subject to the following Compliance Condition(s) 
 
 

 

14. Before the first occupation of the building/extension, the cycle storage facilities 

as shown on the drawing ref: SWR-WTA-00-00-DR-A-1000 - Proposed 

ground floor plan, hereby approved shall be provided and made available to 

the users of the development.    

 Thereafter, such facilities shall be retained and the space used for no other 

purpose and the development shall not be carried out otherwise in accordance 

with any such approval given.   

 Reason:   

 To ensure that satisfactory safe and secure bicycle parking is provided and 

retained for the benefit of the users and occupiers of the building in order to 

encourage the use of alternative means of transport and to reduce reliance on 

the use of the private car in accordance with: Chapter 9 (Promoting 

Sustainable Transport) of the National Planning Policy Framework (2021); 

Policy T5 (Cycling) of the London Plan (2021); Strategic Policy 2 (Sustainable 

Transport) of the Core Strategy (2011); and Saved Policy 5.3 (Walking and 

Cycling) of the Southwark Plan (2007). 

15. The dwellings hereby permitted shall be designed to ensure that the following 

internal noise levels are not exceeded due to environmental noise:   

  

 Bedrooms - 35dB LAeq T†, 30 dB L Aeq T*, 45dB LAFmax T *   

 Living and Dining rooms- 35dB LAeq T †     

 Night-time - 8 hours between 23:00-07:00   

Daytime - 16 hours between 07:00-23:00.    

     

 Reason   

 To ensure that the occupiers and users of the development do not suffer a 

loss of amenity by reason of excess noise from environmental and 

transportation sources in accordance with strategic policy 13 'High 

environmental standards' of the Core Strategy (2011) saved policies 3.2 

'Protection of amenity' and 4.2 'Quality of residential accommodation' of the 

Southwark Plan (2007), and the National Planning Policy Framework 2021. 

16. Before the first occupation of the building hereby permitted, the refuse storage 

arrangements shall be provided as detailed on the drawing ref:SWR-WTA-00-

00-DR-A-1000 - Proposed Ground Floor, hereby approved and shall be made 

available for use by the occupiers of the dwellings/premises.    
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 The facilities provided shall thereafter be retained and shall not be used or the 

space used for any other purpose.   

 Reason:   

 To ensure that the refuse will be appropriately stored within the site thereby 

protecting the amenity of the site and the area in general from litter, odour and 

potential vermin/pest nuisance in accordance with Chapters 8 (Promoting 

healthy and safe communities) and 12 (Achieving well-designed places) of the 

National Planning Policy Framework (2021); Policy D4 (Delivering good 

design) of the London Plan (2021); Strategic Policy 13 (High Environmental 

Standards) of the Core Strategy (2011); and Saved Policies 3.2 (Protection of 

Amenity) and 3.7 (Waste Reduction) of The Southwark Plan (2007). 

 

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

recommendations of the Fire Safety Strategy Report ref: 12816BB prepared 

by BB7 dated 27/08/2021 unless otherwise approved in writing by the Local 

Planning Authority.   

 Reason:   

 To ensure that the development incorporates the necessary fire safety 

measures in accordance with Policy D12 (Fire safety) of the London Plan 

2021. 

 

18. Arboricultural Site Supervision  

 Part 1: All Arboricultural Supervisory elements to be undertaken in accordance 

with the approved Arboricultural Method Statement for this site, as evidenced 

through signed sheets and photographs.  

 Part 2: The completed schedule of site supervision and monitoring of the 

arboricultural protection measures as approved in tree protection condition 

shall be submitted for approval in writing by the Local Planning Authority 

within 28 days of completion of the development hereby permitted.  This 

condition may only be fully discharged on completion of the development, 

subject to satisfactory written evidence of compliance through 

contemporaneous supervision and monitoring of the tree protection 

throughout construction by the retained or pre-appointed tree specialist.  

 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  2021 Parts, 8, 11, 12, 15 and 16; Policies G1 (Green 

Infrastructure, G5 (Urban Greening) and G7 (Trees and Woodlands) of the 

London Plan 2021); Polices G5 (Urban greening) and G7 (Trees and 

woodland) of the London Plan (2021); 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), 
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3.12 (Quality in Design),  3.13 (Urban Design) and 3.28 (Biodiversity) of The 

Southwark Plan (2007). 

19.The secondary windows to the living rooms on the north elevation of the 

building shall be obscure glazed and fixed shut 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 ^IN; from undue overlooking in accordance with Chapter 

8 (Promoting healthy and safe communities) of the National Planning Policy 

Framework (2021); Policy D4 (Delivering good design) of the London Plan 

(2021); Strategic Policy 13 (High Environmental Standards) of the Core 

Strategy (2011); and Saved Policy 3.2 (Protection of Amenity) of the 

Southwark Plan (2007). 
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APPENDIX 2 

Planning Policies 

 

1. National Planning Policy Framework (the Framework) 2021 
 
Section 2 – Achieving sustainable development 
Section 5 – Delivering a sufficient supply of homes 
Section 8 – Promoting healthy and safe communities 
Section 9 – Promoting sustainable transport 
Section 11 – Making efficient use of land 
Section 12 – Achieving well designed places 
Section 14 – Meeting the challenge of climate change, flooding and coastal change 
Section 15 – Conserving and enhancing the natural environment 
Section 16 – Conserving and enhancing the historic environment 
  
 
2. London Plan 2021 
 
GG1 Building strong and inclusive communities  
GG2 Making the best use of land  
GG3 Creating a healthy city  
GG4 Delivering the homes Londoners need  
GG6 Increasing efficiency and resilience  
Policy D1 London’s form, character and capacity for growth  
Policy D2 Infrastructure requirements for sustainable densities  
Policy D3 Optimising site capacity through the design-led approach  
Policy D4 Delivering good design  
Policy D5 Inclusive design  
Policy D6 Housing quality and standards  
Policy D7 Accessible housing  
Policy D8 Public realm  
Policy D11 Safety, security and resilience to emergency 
Policy D12 Fire safety  
Policy D14 Noise  
Policy H1 Increasing housing supply 
Policy H2 Small sites  
Policy H4 Delivering affordable housing 
Policy H5 Threshold approach to applications  
Policy H6 Affordable housing tenure  
Policy H7 Monitoring of affordable housing  
Policy H10 Housing size mix  
Policy S4 Play and informal recreation  
Policy HC1 Heritage conservation and growth  
Policy G1 Green infrastructure  
Policy G6 Biodiversity and access to nature  
Policy G7 Trees and woodlands  
Policy SI 1 Improving air quality  
Policy SI 2 Minimising greenhouse gas emissions  
Policy SI 3 Energy infrastructure  
Policy SI 4 Managing heat risk 
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Policy SI 5 Water infrastructure 
Policy SI 8 Waste capacity and net waste self-sufficiency  
Policy SI 12 Flood risk management 
Policy SI 13 Sustainable drainage  
Policy DF1 Delivery of the Plan and Planning Obligations  
Policy T2 Healthy Streets  
Policy T3 Transport capacity, connectivity and safeguarding  
Policy T4 Assessing and mitigating transport impacts 
Policy T5 Cycling  
Policy T6 Car parking  
Policy T6.1 Residential parking 
Policy T7 Deliveries, servicing and construction  
 
3. 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 11 – Open spaces and wildlife 
Strategic Policy 12 – Design and conservation 
Strategic Policy 13 – High environmental standards 
 
4. Southwark Plan 2007 (July) - saved policies 
 
2.5 - Planning obligations 
3.2 - Protection of amenity 
3.4 - Energy efficiency 
3.6 - Air quality 
3.7 - Waste reduction 
3.9 - Water 
3.11 - Efficient use of land 
3.12 - Quality in design 
3.13 - Urban design 
3.14 - Designing out crime 
3.28 - Biodiversity 
4.2 - Quality of residential accommodation 
4.3 - Mix of dwellings 
4.4 - Affordable housing 
4.5 - Wheelchair affordable housing 
5.2 - Transport impacts 
5.3 - Walking and cycling 
5.6 - Car parking 
5.7 - Parking standards for disabled people and the mobility impaired 
 
5. Supplementary planning documents 
 
Sustainable design and construction SPD (2009) 
Sustainability assessments SPD (2009) 
Sustainable Transport SPD (2010) 
Residential Design Standards SPD Technical Update (2015) 
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Affordable housing SPD (2008 - Adopted and 2011 - Draft) 
Section 106 planning obligations and community infrastructure levy (CIL) SPD (2015) 
Development Viability SPD (2016) 
 
Emerging planning policy  
 
6. New Southwark Plan 
The New Southwark Plan (NSP) was submitted to the Secretary of State in January 
2020. The Examination in Public (EiP) for the NSP is taking place between February 
to April 2021 and the amendments within the Proposed Changes to the Submitted 
New Southwark Plan will be considered along with the consultation responses 
received at each stage of public consultation. It is anticipated that the plan will be 
adopted later in 2021 following the EiP which will replace the saved policies of the 
2007 Southwark Plan and the 2011 Core Strategy.  
 
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. 
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APPENDIX 3 

Relevant planning history 

 

21/EQ/0069 - Pre application advice sought for the construction of 21 flats (4 x 1B, 10 

x 2B, 6 x 3B and 1 x 4B) with associated hard and soft landscaping 

 
Pre-application advised was sought for a similar development to this application on the 

site. Officers advised that the principle of the development was acceptable, subject to 

layout and design refinements and further information on the loss of trees. The 

additional information requested has been provided in detail as part of this planning 

application. 
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APPENDIX 4 

Consultation undertaken 

 

Site notice date: 17/09/2021 

Press notice date: 02/09/2021 

Case officer site visit date: 17/09/2021 

Neighbour consultation letters sent:  27/08/2021 

 

Internal services consulted 
 

Community Infrastructure Levy Team 

Design and Conservation Team [Formal] 

Ecology 

Environmental Protection 

Highways Development and Management 

Flood Risk Management & Urban Drainage 

Transport Policy 

Urban Forester 

Waste Management 

 

Statutory and non-statutory organisations 
 

Metropolitan Police Service (Designing O 

Thames Water 

 

Neighbour and local groups consulted:  

 

 Flat 23 Forbes Court Gipsy Hill 

 19B Colby Road London Southwark 

 Flat 8 Gould Court Woodland Road 

 Flat 14 Gould Court Woodland Road 

 Flat B 2 Colby Road London 

 Second Floor Flat 128 Gipsy Hill London 

 Flat A 2 Colby Road London 

 14C Colby Road London Southwark 

 Flat 18 Forbes Court Gipsy Hill 

 Flat 10 Gould Court Woodland Road 
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 Flat 13 Gould Court Woodland Road 

 128 Gipsy Hill London Southwark 

 126 Gipsy Hill London Southwark 

 12B Colby Road London Southwark 

 19A Colby Road London Southwark 

 6A Colby Road London Southwark 

 10A Colby Road London Southwark 

 32 Colby Road London Southwark 

 First Floor Flat 126 Gipsy Hill London 

 Flat 25 Forbes Court Gipsy Hill 

 21B Colby Road London Southwark 

 Flat 2 29 Colby Road London 

 Flat 21 Forbes Court Gipsy Hill 

 Flat 14 Forbes Court Gipsy Hill 

 Flat 22 Forbes Court Gipsy Hill 

 Flat 2 Forbes Court Gipsy Hill 

 Basement Flat 25 Colby Road London 

 Flat 3 Forbes Court Gipsy Hill 

 Flat 28 Forbes Court Gipsy Hill 

 14B Colby Road London Southwark 

 Flat 15 Forbes Court Gipsy Hill 

 4A Colby Road London Southwark 

 28 Colby Road London Southwark 

 Flat 5 Gould Court Woodland Road 

 Flat 26 Gould Court Woodland Road 

 Flat 17 Forbes Court Gipsy Hill 

 Flat 13 Forbes Court Gipsy Hill 

 Flat 20 Forbes Court Gipsy Hill 

 21A Colby Road London Southwark 

 30 Colby Road London Southwark 

 Flat 24 Gould Court Woodland Road 

 Flat 2 Gould Court Woodland Road 

 24 Colby Road London Southwark 

 Flat 6 Gould Court Woodland Road 

 10B Colby Road London Southwark 

 Top Floor 23 Colby Road London 

 110A-122 Gipsy Hill London Southwark 

 4C Colby Road London Southwark 

 22 Colby Road London Southwark 

 Flat 27 Gould Court Woodland Road 

 Flat 25 Gould Court Woodland Road 

 Flat 17 Gould Court Woodland Road 

 Flat 16 Forbes Court Gipsy Hill 

 Flat 21 Gould Court Woodland Road 

 Flat 18 Gould Court Woodland Road 

 Flat 1 Gould Court Woodland Road 

 14 Colby Road London Southwark 

 Flat 9 Gould Court Woodland Road 

 Flat 1 29 Colby Road London 

 Second Floor Flat 126 Gipsy Hill London 

 Flat C 2 Colby Road London 

 26 Colby Road London Southwark 

 Flat 7 Gould Court Woodland Road 

 31 Colby Road London Southwark 

 Flat 3 Gould Court Woodland Road 

 Flat 11 Gould Court Woodland Road 

 Flat 22 Gould Court Woodland Road 

 Ground Floor Flat 25 Colby Road 

London 

 Flat 7 Forbes Court Gipsy Hill 

 14A Colby Road London Southwark 

 8B Colby Road London Southwark 

 Flat 4 Gould Court Woodland Road 

 Flat 20 Gould Court Woodland Road 
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 Basement Flat 23 Colby Road London 

 Flat 8 Forbes Court Gipsy Hill 

 Flat 26 Forbes Court Gipsy Hill 

 Flat 11 Forbes Court Gipsy Hill 

 Flat 10 Forbes Court Gipsy Hill 

 Flat 23 Gould Court Woodland Road 

 Flat 19 Gould Court Woodland Road 

 Flat 9 Forbes Court Gipsy Hill 

 Flat 16 Gould Court Woodland Road 

 6B Colby Road London Southwark 

 First Floor Flat 25 Colby Road London 

 Flat 4 Forbes Court Gipsy Hill 

 Flat 6 Forbes Court Gipsy Hill 

 4D Colby Road London Southwark 

 27 Colby Road London Southwark 

 Flat 15 Gould Court Woodland Road 

 Flat 12 Gould Court Woodland Road 

 Flat 24 Forbes Court Gipsy Hill 

 12A Colby Road London Southwark 

 Flat 27 Forbes Court Gipsy Hill 

 Flat 12 Forbes Court Gipsy Hill 

 4B Colby Road London Southwark 

 First Floor Flat 128 Gipsy Hill London 

 36 Colby Road London Southwark 

 20 Colby Road London Southwark 

 124A Gipsy Hill London Southwark 

 Ground Floor Flat 23 Colby Road 

London 

 Flat 5 Forbes Court Gipsy Hill 

 Flat 19 Forbes Court Gipsy Hill 

 8A Colby Road London Southwark 

 34 Colby Road London Southwark 

 18 Colby Road London Southwark 

 15 Colby Road London Southwark 

 

 

Re-consultation: N/A. 

 



 

 

 

APPENDIX 5 
 

Consultation responses received 
 
Internal services 
 

Community Infrastructure Levy Team 

Design and Conservation Team [Formal] 

Ecology 

Highways Development and Management 

Transport Policy 

Urban Forester 

 

Statutory and non-statutory organisations 
 

Metropolitan Police Service (Designing O 

 

Neighbour and local groups consulted:  

 

 41 Highfield Hill London LONDON 

 3 Woodland Hill Upper Norwood London 

 18 Oakfield Gardens London SE191HF 

 3 Colby Road Gipsy Hill LONDON 

 46a Alexandra Drive Gipsy Hill Gipsy Hill 

 Flat 13 french house Cawnpore street 

London 

 1 roper house Kingswood estate Dulwich 

 23 Dulwich Wood Avenue London 

 5 Tylney Avenue London SE19 1LN 

 20 Oakfield Gardens London SE19 1HF 

 104 Woodland Road London SE19 1PA 

 18 Oakfield Gardens Dulwich Wood 

Avenue London 

 71Gipsy Hill London London 

 19 Oakfield Gardens London SE19 1HF 

 18 Oakfield Gardens London SE191HF 

 30 Spinney Gardens London 

 16 Oakfield Gardens London SE19 1HF 

 78 Gipsy Hill London SE19 1PD 

 19 Oakfield Gardens London SE19 1HF 

 227 Gipsy Road London SE27 9RB 

 18 Oakfield Gardens London SE191HF 

 



 

 

Southwark Council, PO BOX 64529, London SE1P 5LX • southwark.gov.uk • facebook.com/southwarkcouncil • twitter.com/lb_southwark  

 

 


