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Item No.
6.1

Classification: Date:
Meeting Name:
Open
16 November 2021 Planning Sub-Committee A

Report title:

Development Management planning application:
20/AP/3460 for Planning permission
20/AP/3461 for Listed building consent
Address: 33 EAST DULWICH GROVE, LONDON SOUTHWARK
SE22 8PW
Proposal: Change of use of the former Dulwich Constitutional Club
(Sui Generis) into a children's day nursery (Class E) with exterior
alterations to the existing listed buildings and associated works, and
for listed building consent (20/AP/3461) for interior and exterior
alterations to the existing listed buildings, landscaping and associated
works related to the change of use.

Ward(s) or
groups
affected:
From:

Goose Green

Director of Planning of Planning and Growth

Application Start Date

16.11.2020

Earliest Decision Date

09.08.2021

PPA Expiry Date 30.11.2021

RECOMMENDATION
1.

That planning permission be granted subject to conditions.

2.

That listed building consent be granted subject to conditions.

EXECUTIVE SUMMARY
3.

The application site is the former Dulwich Constitutional Club and comprises a
former early Victorian semi-detached house and two late Victorian halls, and is
Grade II listed. The club has been vacant since 2019, following a long history of
use as a private members club (Sui Generis). The proposals are for alterations
and its change of use to a children’s day nursery, providing spaces for up to
195 infants and toddlers, operating weekdays. Two rounds of local
consultations have been undertaken, with 138 responses received, 90% of
which raised an objection.

4.

The proposed development is acceptable in land use terms, supporting
educational facilities. Its operation would be accommodated by the local
highway network, with sufficient on-street parking and space for on-street
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servicing remaining available. The scheme proposes an improved local
crossing facility, a travel plan and sufficient on-site cycle and scooter storage.
The external alterations are minor in nature and would not noticeably alter the
street scene or wider townscape. The main changes are internal and extensive,
including the modernisation of services and subdivision of the large halls for
classrooms and ancillary rooms; and the re-landscaping of the rear gardens for
children’s play. The designs have been modified to reduce the harmful impacts
and are offset by the buildings’ considerable refurbishment, which should
ensure the long-term viability of the heritage asset. Conditions sufficiently
address amenity concerns of overlooking and acoustic attenuation.
5.

For the reasons set out in full in the ‘Assessment’ section of this report, it is
therefore recommended that planning permission and Listed Building Consent
are granted subject to conditions and a S.278 agreement.

BACKGROUND INFORMATION
Site location and description
6.
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The site is the former Dulwich Constitutional Club, located on the south side of
East Dulwich Grove midway between the new Tessa Jowell medical centre and
Lordship Lane. The club has been vacant for a few years, following a long
history of use as a private members’ club, providing sports and social facilities
that included a bowling green, a snooker hall and function hall, as well as bar
facilities. The site contains living accommodation on the second floor, which
was used ancillary to the main use of the private members club, and is not selfcontained. The bowling green is located within the rear garden.

Figure 1: Existing site layout
7.

Established in 1888, the club operated in a semi-detached, early Victorian
townhouse that was extended by the addition of two large interconnected halls
to its side. The elegant, stucco-fronted, three-storey townhouse dates from the
early to mid-19th century, and is contrasted by the robust, two-storey red brick
halls with tall pitched roofs and gable-ends that date from the late 19th century.
Further small extensions were added mainly to the rear during the Edwardian
period and mid-20th century. The building complex is Grade II listed, whilst the
site is not within a conservation area. The most sensitive part of the site in
terms of heritage is the Victorian house, and as one half of a semi-detached
pair with no.31, although the attached halls are nonetheless significant. The
site, together with the neighbouring property, is described by Historic England
on its statutory list as:
TQ3375SE EAST DULWICH GROVE 636-1/49/322 (South
side) 27/09/72 Nos.31 AND 33, Grade II
‘2 semi-detached houses. Early to mid C19. Painted stucco with lowpitched, hipped slate roof with deep eaves soffit. 3 storeys and basement,
3-window range; No.31 with 2-storey, 1-bay entrance extension to left. 1stfloor sill band. Plain reveals to flat-arched windows with sashes of an
original design: 6x9 to ground floor, 6x6 above, and 3x6 to 2nd floor.
Projecting and boxed eaves. Banded, rusticated ground floor forming
voussoirs to round-arched doorways; acanthus brackets flanking entrance.
INTERIOR: not inspected.’

Figure 2: Existing building complex
8.

The site is subject to the following designations:
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Air Quality Management Area
Critical Drainage Area
Suburban Density Zone (middle)
TPO Individual TPO Zone (31 East Dulwich Grove & 39 Matham Grove).
Public Transport Accessibility Level (PTAL) 4
East Dulwich Controlled Parking Zone (ED).

Details of proposal
9.

The application seeks planning permission to change the existing sui generis
use of the site, which was last used as a private members’ club (Dulwich
Constitutional Club), to a Children's Day Nursery (E(f)). The proposed day
nursery would be run by the N Family club (nursery providers) and would
provide spaces for up to 195 children. The proposed operation would have
children on-site between the hours of 0700-1900, Monday to Friday, for 51
weeks of the year. There would also be occasional family events during the
week and on weekends. The new use would also provide 46 full time and 5 part
time staff positions.

10.

The proposed use of the building comprises of a kitchen, plant room and staff
facilities in the basement. The ground floor comprises of rooms for babies, preschoolers and toddlers as well as staff facilities. The first floor comprises of
toddlers and babies areas. The second floor a play area and the third floor a
potential specialised room. The proposal also includes exterior alterations to
the buildings including replacement of timber windows in the rear elevation with
timber bi-folding doors, new front entrance door. Four windows in the side
(west elevation) are being re-opened. Other associated works (e.g., front and
rear landscaping, bike and bin stores, etc.). A concurrent application is sought
for listed building consent for the internal and external alterations to the existing
buildings. The proposed alterations to the listed buildings are considered in the
design and heritage section of this report.

Figure 3: Proposed ground floor plan
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Surrounding area
11.

The site is located within a mainly residential area of East Dulwich, fronting
onto East Dulwich Grove, close to the Derwent Grove bus stop (B), with the
high street of Lordship Lane some 150m to the east.

12.

The site sits amongst uniform streets of modest two and three-storey late
Victorian terraced housing and semi-detached villas, with some modern infill of
similar low-rise scale. However, East Dulwich Grove itself is slightly more
mixed in scale and character, being an important local road and containing the
Dulwich Grove United Reform Church, which is nearby on the junction with
Melbourne Grove; the local retail parade with flats above at nos.71-79 East
Dulwich Grove; and the former Dulwich Community Hospital with its focal
‘chateau’ building, which is 275m to the west. The latter has been part
refurbished and part redeveloped to provide the new Charter (East Dulwich)
secondary school and Tessa Jowell medical centre. The church and its
adjoining church hall are Grade II listed (1889, James Cubitt). The hospital
‘chateau’ is regarded as a non-designated heritage asset and includes a Grade
II listed war memorial to the front.

13.

The application buildings abut no.31 East Dulwich Grove to the east, a building
that was granted planning permission for a change of use from office use to
educational use and is currently occupied by EDG Nursery. To the immediate
west of the site is a terrace containing 6no. three-storey residential properties
(nos. 35-45 East Dulwich Grove), which have mostly been subdivided into
residential flats. The site is bounded to the south west by the back gardens of
the residential properties of Tell Grove; to the south east by the front garden
and flank wall of no.37 Matham Grove; and to the south (rear) by the back
gardens of the residential properties of Ashbourne Grove.

Figure 4: Site and its immediate context
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Amendments to the application
14.

Following the validation of the planning and listed building consent applications
on 26 November 2020, a number of amendments and additional information
have been submitted. The information includes a transport statement
addendum to the initial transport statement submitted, which provides surveys
from current branches of N Family nurseries in similar locations. The survey
information is intended to ensure reliable estimates of the likely numbers of
visitors/ users of the facility during peak periods. Based on these surveys, the
transport statement addendum also suggests the likely modes of transport that
will be adopted to travel to the site, details of car parking available, and how car
parking will be discouraged and monitored by the nursery. The additional
information was provided in order to suitably assess potential transport
impacts.

15.

The amended plans include an increased size of play area within the bowling
green to the rear, and a series of internal changes to the proposed layout and
design details, most notably: the removal of the front lightwell extension, the reorganisation of the main reception and the revised planform of the mezzanine
insert.

Consultation responses from members of the public and local
groups
16.

Two rounds of consultations were undertaken for the full planning and listed
building consent applications. The first round of consultations ran from 9
December 2020 to the 9 January 2021 (32 days). Following this, officers met
with the agent and scheme architects on several occasions to discuss
concerns relating mainly to transport and heritage impacts. This led to the
submission of the additional survey information and the proposed mitigation
works to address the transport impacts, which would be secured by a Section
278 agreement. Amendments were also made to the proposed internal and
external changes to the listed building, as well as an increase in provision for
external play.

17.

The additional information and amended plans were subject to a second round
of consultations, which were carried out between 12 July 2021 and 9 August
2021, a period of 28 days. The follow-up consultations were conducted jointly
for the planning and listed building consent applications, with all those who
previously responded or invited to comment once again notified by letter. The
consultation area was extended, with additional site notices displayed in East
Dulwich Grove, Tell Grove, Matham Grove and Ashbourne Grove.

18.

Combining both consultations a total of 138 consultation responses were
received, which breaks down as 125 letters of objection, 12 letters of support
and 1 neutral response. The material planning considerations raised by
members of the public are summarised below:
Principle of development and proposed land uses:
 Loss of a community facility
Design quality and heritage impacts
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Alterations, particularly internal alterations, fail to preserve the special
character of the Grade II listed building
Over-development caused by the proposed external and internal
alterations.

Transport, parking, highways, deliveries and servicing matters
 Harmful transport impacts caused by parking and increased traffic
 Pedestrian safety/ drop-off times - The safety of pedestrians will be
compromised as a result of a large influx of children entering and exiting
the site from two nurseries at peak times.
Environmental Impacts
 Air quality/ pollution - Consequential harmful impacts will be caused to
the Air quality in the local area from pollution emanating from increased
traffic from cars on the road as result of visitors to the site arriving by
car.


Noise - Harmful noise impacts from use of play area to the rear, with
potential of 195 children and 51 staff using the nursery and the rear
amenity area.

Amenity loss of open space
 Loss of bowling green to the rear of children’s play area. This loss of
bowling green has increased following scheme amendments that
increased the size of play area.
Over-development
 The proposal is over-development in terms of capacity of use, which will
have harmful impacts on transport and the environment.
Other matters - Non Material considerations
Financial impacts to neighbouring nursery EDG 31 East Dulwich Grove The proposal for a neighbouring nursery will harm the financial viability
of the existing nursery EDG nursery at 31 East Dulwich Grove
 Housing should be prioritised on the site.
19.

The material planning considerations are addressed in the body of this report.

Planning history of the site, and adjoining or nearby sites
20.

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
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21.

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











22.

Principle of the proposed development in terms of land use
Heritage and design considerations
Impact of proposed development on amenity of adjoining occupiers and
surrounding area
Transport and highways, including servicing, car parking and cycle
parking
Environmental matters, including air quality
Ecology and biodiversity
Trees
Mayoral and borough community infrastructure levy (CIL)
Consultation responses and community engagement
Community impact, equalities assessment and human rights

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

Legal context
23.

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.

24.

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
25.

The statutory development plans for the Borough comprise the London Plan
2021, 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 that are relevant to the
applications is provided at Appendix 2. Any policies that are particularly
relevant to the consideration of the applications are highlighted in the report.

26.

With regards to listed building consent application 20/AP/1649, the application
is required to demonstrates that it conforms with the Listed Building and
Conservation Areas Act (1990) [the Act] as amended and updated, as well as
the material policy considerations in the NPPF, London Plan 2016, the Core
Strategy 2011 and the Saved Southwark Plan 2007.
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27.

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.

ASSESSMENT
Principle of the proposed development in terms of land use
Relevant policy designations
28.

Saved Policies 2.1 and 2.2 of the Saved Southwark Plan states the following;
Policy 2.1 – Enhancement of Community Facilities
Planning permission for a change of use from D Class community
facilities will not be granted unless:
i The applicant demonstrates to the satisfaction of the LPA that the
community facility is surplus to requirements of the local community and
that the replacement development meets an identified need; or
ii The applicant demonstrates that another locally accessible facility with
similar or enhanced provision can meet the identified needs of the local
community facility users.
Policy 2.2– Provision of new Community Facilities
Planning permission will be granted for new community facilities provided:
i. Provision is made to enable the facility to be used by all members of the
community; and
ii. The facility is not detrimental to the amenity of present and future
occupiers of the surrounding area in compliance with Policies 3.2 and 5.2;
and
iii. Where developments will generate more than 20 vehicle trips at any
one time a Transport Assessment will be required in compliance with
Policies 3.3 and 5.2.

29.

It should be noted that references to D Class have been superseded by the
changes to the Use Classes Order 1987 by The Town and Country Planning
(Use Classes) (Amendment) (England) Regulations 2020 (SI 2020/757) (2020
Regulations) which revoke the D Use Classes and replace with classes E
(commercial, business and service), F.1 (learning and non-residential
institutions) and F.2 (local community).

30.

Prior to these changes the proposed use as a day care centre/ nursery would
have fallen into Use Class D but now falls within Use Class E (commercial,
business and service).

31.

The proposal seeks a change of use from the authorised use as a private
members drinking club with ancillary living accommodation (sui generis) to a
Children's Day Nursery (Class E). In planning policy terms there are no
protection for sui generis uses.

32.

Concern has been raised through consultation comments that the proposal will
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result in the loss of a community facility (class F). It is noted that the site has
been vacant since 2019. Prior to the site being vacant, it appears that the
Dulwich Constitutional Club permitted non-members to use facilities such as
fitness classes for a charge. The club also appears to have allowed musical
and community events and private parties.
33.

It would appear that the last use was as a members drinking club as noted on
the ‘CAMRA’ website (Campaign for Real Ale) and whatpub.com notes,
therefore the application property was used at certain times by non-members
for a charge. This use would have been ancillary to the main use as a
member’s only drinking club and that the community uses have been used
ancillary to the principal sui generis use. As such, saved policies 2.1 and 2.2 of
the Southwark Plan 2007 do not apply to this application.

34.

The proposal seeks the change of use from sui generis to a nursery providing
educational facilities. Saved Policy 2.4 - Educational Deficiency – Provision of
new Educational Establishments states the following;
Policy 2.4 - Educational Deficiency – Provision of new Educational
Establishments
Planning permission will be granted for new educational establishments
especially in areas of demonstrated educational deficiency provided:
i. Opportunities are taken wherever possible to ensure that provision is
made to enable the facility to be used by all members of the community.

35.

Educational establishments are supported by policies in the London Plan 2021,
Policy S3 ‘Education and childcare facilities’ and the NPPF Chapter 8
‘Promoting healthy and safe communities’ which specifically seeks to ensure
that a sufficient choice of school places is available to meet the needs of
existing and new communities. Planning permission for educational uses will be
granted especially in areas of demonstrated educational deficiency. While it is
noted that there is a neighbouring nursery at 31 East Dulwich Grove providing
similar services, there are no policies in relation to nurseries being located next
to each other in educational terms.

36.

The Area Vision for East Dulwich AV.08 also notes that developments within
this area should ‘Meet the needs for school places, health services and
community facilities;’ indicating that the provision of additional school places
would be supported in this location which is in East Dulwich. Furthermore
emerging NSP policy, P26 ‘Education places’ notes that development of
educational facilities will be permitted ‘where proposals provide pre-school,
school, higher and further education places to meet identified needs and
where there are sports, arts, leisure, cultural or community facilities that are
shared with local residents and all members of the community’ [ and that]
‘school places must provide sufficient floor space for teaching, halls, dining,
physical education, staff and administration activities, storage, toilets and
personal care, kitchen facilities, circulation, plant and any non-school or
support functions such as special needs facilities. Schools must receive
adequate daylight and sunlight, provide high quality external areas that avoid
sightlines from neighbouring homes, have good internal and external air
quality and support safe, healthy travel by pupils.’
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37.

The proposal at the application property complies with the area vision through
the provision of: a play area within the former Bowling Green area;
opportunities for sports and play and general physical education; kitchen
facilities within the basement floor; two meeting rooms for staff administration
activities on the basement floor and; 19 WCs and 1 shower within the
premises. The internal space has also been designed to protect the privacy of
neighbouring properties and is supported by transport measures to aid users of
the nursery safely attending the facility with no adverse impact on highway
issues and safety.

38.

Concern has been raised through objections that the proposal will result in
financial loss to the existing neighbouring nursery from a competing nursery at
the site leading to its eventual demise. This is noted, however, potential
competition from competing service providers within a particular industry is not
a material planning consideration. In line with the area vision, the proposal will
increase choice for customers in terms of educational providers for pre-school
services.

Affordable workspace
39.

Emerging Policy P30 of the New Southwark Plan requires developments
proposing over 500 sq. m GIA or more employment floorspace to provide 10%
of the floorspace as affordable workspace at market rents. Although the
proposal falls within the category of Class E- Commercial, Business and
Service, the area provided for office use would not amount to 500sqm. As such
emerging policy P30 does not apply and there is no requirement to provide
affordable workspace.

Environmental impact assessment
40.

The applicant did not make a screening request to determine whether an
Environmental Impact Assessment (EIA) is required in respect of the proposed
development due to the size and scale of the proposed scheme at 0.22
hectares.

Design, layout and heritage assets

Heritage considerations
41.
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The report considers both the relevant planning and listed building impact of
the development. Section 16 (2) of the Planning (Listed Building and
Conservation Areas) Act 1990 states that “In considering whether to grant listed
building consent for any works the local planning authority or the Secretary of
State shall have special regard to the desirability of preserving the building or
its setting or any features of special architectural or historic interest which it
possesses. The NPPF (July 2021) reinforces this principle stressing that
heritage assets are “an irreplaceable resource, and should be conserved in a
manner appropriate to their significance, so that they can be enjoyed for their
contribution to the quality of life of existing and future generations” (para 189).

42.

The NPPF requires Local Planning Authorities to identify the significance of a
heritage asset and its setting, and to and take this into account when
considering the impacts of a scheme, to avoid or minimise any conflict between
the listed building and the proposals (para 195). It sets out the tests for
considering the impacts of a proposed development on a listed building,
highlighting the need to give great weight to the conservation of the heritage
asset (and the more important the asset, the greater the weight) and of
evaluating the extent of harm or loss of its significance, and its justification. It
expects the Local Planning Authority to generally refuse consent where the
harm is substantial, or where necessary, assess that the impacts are
outweighed by substantial public benefits (para 201). Where the development
leads to less than substantial harm, this should be weighed against the public
benefits, which can include securing the building’s optimum viable use (para
202).

43.

With regards to the Council’s Core Strategy, chapter 12, Design and
Conservation requires the conservation of listed buildings and conservation
areas, while saved Southwark Plan policies 3.15 Conservation of the Historic
Environment; Policy 3.16 Conservation areas; and 3.17 Listed Buildings are
also relevant. The policy approach will shortly be carried through to the New
Southwark Plan NSP) in policies P18 and P20.

44.

As referenced earlier, the Dulwich Constitutional Club comprises three main
elements, a former townhouse and two purpose-built halls that together form a
small complex of buildings that front onto the main road, with a large garden to
the rear. The townhouse is one half of a pair of large semi-detached family
houses, nos. 31 and 33, that were constructed in the late 1830s/ early 1840s.
The white painted stucco-fronted properties comprise three storeys raised
above a basement level, and are neo-classical in their elevational architecture
and proportions, featuring a rusticated ground floor with voussoirs to roundarched doorways and acanthus brackets flanking the entrances, and an
ordered arrangement of sash windows with a strong elevational hierarchy. The
townhouses share a low-pitched hipped slate roofs with deep eaves soffits that
lends a Regency villa quality. The application property retains its panelled
entrance door and sash windows. The pair of houses were added to the
statutory list in 1972.

45.

Internally, the application building (no.33) retains a reasonable sense of its
original planform, with the room proportions evident to the front and on upper
floors, and notable surviving interior details, including window shutters and
architraves, elements of cornicing and skirtings, several fireplaces and internal
doors, dado rails and plasterwork panelling, and the staircases between 1 st
floor and second floors and to the attic room. The rear room features a small
war memorial attached to the wall. However, the building has undergone
substantial alterations as part of its adaptation as a clubhouse and during
subsequent refurbishments. The most notable change is to its circulation at
lower levels, with the main staircase replaced and rotated 90 degrees and
lateral openings made within the hallway’s party wall at ground and first floors
to connect through to the adjoining central hall. The staircase, double-leaf
doors and wood panelling date from mid-20th century in their detailed finishes.
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46.

Further changes are the part opening up of the front and rear rooms at ground
floor level, and an additional opening within the rear room, connecting through
to a ground floor rear extension that accommodates a small bar area. The
single storey extension appears Victorian in its finishes, although the saloon
bar itself is modern. The basement has been extended to the front, infilling the
original lightwell to provide toilets and cellarage. Lastly, a metal fire escape
stair is attached to the rear of the townhouse over upper floor levels.

47.

The two concentric halls are substantial two-storey red brick buildings with
steeply pitched slate roofs and gable ends to the front and rear. The central
building features a two-storey gabled bay with flat arched openings and timber
sash windows at ground floor and multi-paned casements at first floor, with a
strong vertical proportioning. The front elevation includes decorative brickwork
keystones, banding at first floor level and roof dentils. The building is accessed
internally from the townhouse by a short flight of internal stairs, being at grade
level and with no doorway onto the street. The internal entrance and stairs
match the designs of the main staircase (see above).

48.

At ground floor the central hall is divided into two main spaces, a smaller room
to the front that appeared to provide a games room, and a larger room to the
back that may have provided a small hall, but presently accommodates the
main saloon bar. A later single storey infill extension is added to the rear,
connected to the bar by large bi-fold doors. The timber and glass structure
provided a sun lounge, with extensive windows and French doors onto the rear
garden. The flooring is exposed timber, though beyond this little original
detailing remains evident at ground floor, with the introduction of modern
dropped ceilings and the saloon bar.

49.

The main feature of the central hall is at first floor level, which survives as a
single, long room that is open to the roof space, with its exposed timber and
steel-trussed roof structure and roof lanterns. The room also retains its timber
flooring, cast-iron radiators and windows to the front and back, albeit the walls
are plainly plastered. It retains its original use as a billiards or snooker room.
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Figure 5: Central hall existing 1st floor
50.

Lastly, the west building articulates forward of the central building, better
defining its profile towards the street. Wider than the central hall, the building
reads as two-storeys onto the street, but was originally conceived as a doubleheight concert/ lecture hall with stage for the club. The street elevation is
notable for the pedimented design of its gabled roof and for the central large
oculus at first floor that sits above an engaged brickwork portico. Tall casement
windows sit to either side of the front bay, sharing the same brickwork banding,
flat arch openings and keystones as the central hall. The portico contains a
tripartite timber window above a brick panel, although it originally formed the
building’s main entrance, reflecting its design and alignment with the perimeter
gate. The entrance was probably closed off during the Edwardian period, given
the condition of the brickwork infill, since when its main access has been
internal from the central hall, with secondary exits only on its flank and rear
elevations.

51.

Internally, the character and proportions of the large function hall have become
obscured by the insertion of a suspended ceiling and the erection of a partition
wall at mezzanine level that screens off a former end balcony. These
alterations were undertaken during the 1970s, when much of the interior
finishes were replaced in an extensive refurbishment. Nonetheless, the general
layout of the hall remains, with the proscenium stage, front apron and wings
evident. Backstage is a glazed corridor space that forms the ‘cross-over’ and
accesses a corner dressing room and staircase to the basement level, which is
set out as toilets and a further changing room. The ground floor area at the
north end (front) of the building is fitted out as a modern kitchen space with
tiling. The upper former theatre balcony retains little detail beyond its simple
concrete access stair, balustrade and timber flooring, but is notable for the
modern suspended ceiling that cuts across the oculus and is visible from the
street.
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52.

Regarding the significance of the site, it is evident from the listed building entry
that there is a primary focus on no.33 as part of a pair of surviving, early
Victorian semi-detached houses with their coherent neo-classical architecture,
although their underlying structure is not without some doubt. Nonetheless, the
two houses have a historic significance in being a surviving part of the early
suburbanisation of the Champion Grove/ East Dulwich area, with the buildings
originally set within generous grounds and predating the arrival of the railway
and the laying out of the surrounding network of streets and modest housing.
Whilst not referenced in the listing description, its surviving sense of planform
and decorative elements add to its architectural and historic significance,
confirming its early Victorian domestic character. Similarly, there is significance
in the evolution of the building, with its adaptation and extension use as a
constitutional club, with its cultural identity and social interest.

53.

The halls are considered of significance, albeit to a lesser extent than the
house. Attached to the main house, the buildings nonetheless possess a
confident, robust architecture that is engaging and functional, with the two halls
distinct in profile and stylistically unified. Their general built form and elevational
architecture are intact. The interior finishes have been extensively altered.
However, the internal roof structures, proscenium stage and backstage,
balcony and general planform can nonetheless be appreciated, albeit the
spatial qualities are often concealed by the false ceilings.

Design and impacts of the proposals on the heritage asset
54.
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Looking at the proposals, the external works are mainly matters of
refurbishment, involving the restoration of the brickwork and overhaul of the
surviving original windows and the roofs. The latter includes the insertion of
additional insulation beneath the roof covers. A schedule for the window
refurbishment and retention of single glazing for the original windows is
recommended. The current French doors and non-original ground floor
windows at the rear would be replaced in an appropriate style, but would not
affect the special interest of the buildings, being modern structures and of poor
quality and condition. New windows and doors are to be inserted within the
exposed flank elevation of the west hall, although these would be within
existing openings that have previously been infilled/ form design relief panels or
replace current doors. New skylights are also proposed to be inserted within
the slate roof of the west hall. The windows and doors would bring additional
daylight into the building and allow for emergency egress. They would have
minimal impact upon the appearance of the building, being within the flank wall
and only glimpsed from the street. The proposals include the removal of the
external emergency staircase at the rear, helping to declutter the rear elevation,
as seen from the neighbouring Matham Grove.

Figure 6: Front Elevation – Proposed
55.

The significant external changes to the front are to the townhouse at basement
level and to the west hall at ground floor level. Regarding the townhouse, the
opportunity is being taken to re-establish the front lightwell and to incorporate a
secondary entrance that will service a new kitchen area at basement level. This
will involve demolishing the single storey extension that current protrudes
above grade and mars the appearance of the townhouse, and reinstating a
metalwork stair to access basement level. In addition, the modern concrete
stairs to the main front door will be replaced and a shallow ramp incorporated
to improve access to the townhouse. Subject to detailed designs for the new
stairs, steps, ramp and railings, these changes would enhance the appearance
of the townhouse, reinstating its original condition to the front. Importantly, the
main front door would remain, although a condition is recommended to ensure
its reinstatement following refurbishment and the re-introduction of a traditional
fanlight.

56.

Secondly, a new entrance is proposed to be inserted within the gable end of
the west hall, which will form the main entrance to the nursery. The existing
tripartite window and brickwork below would be removed and metal-framed
sliding doors inserted. Whilst the change in appearance would be evident, the
new entrance would improve the legibility of the host architecture, reinstating
the original door position and making sense of the façade’s engaged portico.
The doors would be high quality, using slim-profile metal frames and, although
not traditional, would read as the main entrance and would not unduly disrupt
the appearance of the host building. A condition confirming the design details
(incl. kick-plates) and colour finish is recommended.

57.

In townscape terms, with no extensions, the existing general built form would
be unchanged, as would the general appearance of the buildings. The removal
of the lightwell infill would better reveal townhouse at ground floor level, whilst
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the additional new entrance would provide good urban design, animating the
street frontage, as well as improving informal surveillance. As such, the
changes to the front are welcome on design grounds and are considered an
enhancement of the heritage asset. The changes to the rear are not so
obvious, being generally glimpsed from Matham Grove, although the removal
of the external staircase at high level modestly improves the building’s
appearance in the townscape.
58.

The majority of the important changes affecting the heritage asset, however,
are within the building envelope and impact upon its surviving planform and
decorative elements. Taking each building in turn:

59.

Townhouse: The proposals make use of the current circulation, retaining and
refurbishing the mid-century staircase, but also the Victorian staircase at upper
floor levels. The lobby doors within the ground floor hallway and those
connecting with the central hall would be removed, but are later additions and
therefore of no strong interest. A new opening is proposed leading into the front
room, which is not considered problematic subject to a slight change to an offcentre position, generally aligning with the original door position that became
closed off during more recent renovations.

60.

The open form of the front and rear main rooms remains as current, albeit there
is sufficient sense of the front room’s proportions. The reinstatement of the
partition wall within the rear room separating it from the hallway is welcome,
and whilst the contribution is potentially negated by the insertion of a small
bathroom, its design as a pod structure could ease matters and is
recommended by condition. Elsewhere, the original cellular plan form at 1 st
floor is retained, whilst the position of new partition walls generally follow the
original planform at 2nd floor, allowing for a small bathroom. Given the floor
hierarchy, the interventions at this level are of modest impact. Similarly, at
basement level, the changes are of lower significance, being at an ancillary
level, with the exception of the removal of the front extension (see earlier),
which is particularly welcome. The new partitions are not problematic, allowing
a new kitchen and ancillary services to be provided, which is appropriate at this
level.

61.

Regarding fixtures and finishes, the retention and refurbishment of the original
window shutters and the retention and reopening of fireplaces are welcome.
The relocation of the war memorial to the west hall, where it would be more
prominent, is supported. The retention and refurbishment of the timber flooring
throughout is welcome, as is the remaining decorative cornicing. The loss of
the timber panelling within the lobby area is disappointing, but not resisted,
comprising a thin timber veneer. The restoration of the decorative panelling
within the stairwell is welcome, especially at upper floor levels, where the
detailing is Victorian. New services will be introduced, and a schedule of
services will be required by condition to ensure the proposed routeing is not too
invasive in terms of visual impact and loss of fabric. More overt is the provision
of wall-mounted heaters, although the units are and justified in terms of child
safety and comfort, and are sufficiently discreet.
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Figure 7: Proposed additions at ground floor level
62.
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Central hall: The internal access from the townhouse at ground and first floor
level is retained, although the short stair at ground floor level is replaced. This
is disappointing as the stair is mid-century and co-ordinates with the staircase
within the townhouse. However, the stair does not meet modern standards and
its retention would unduly restrict the layout of the adjoining rooms, and
therefore its loss would be unreasonable to resist. The removal of the saloon
bar and sub-division of the space for washrooms and classrooms is supported,
being the most modified space within the hall. The main feature is the 1 st floor
billiards room, where the proposal is to refurbish the internal roof structure,
including reopening the roof lanterns as skylights, and to leave the ceiling void
exposed. The room itself, however, would be subdivided, which is harmful to
the original planform and sense of quality of space, albeit the partitions are
detailed to minimise their impact on the roof structure, be reversible and to
retain the sense of openness to the roof void. A condition requiring the upper
sections of the partitions be glazed is recommended, allowing the single space
to continue to be read. Furthermore, the existing cast-iron radiators will be
removed and replaced with high-level heaters. Although this loss is justified for
reasons of child safety and comfort, it is nonetheless harmful, the radiators
being attractive and authentic to the billiards room.

Figure 8: Central hall proposed first floor (currently billiards room)
63.

West hall: This sees the most fundamental changes, with the hall repurposed
to provide the main reception and larger nursery spaces. The re-opening of the
original front entrance, removal of the kitchen fixtures and fitting and the
refurbishment of the front room as the main reception is welcome, arguably
reinstating the space as an important ‘receiving’ space. Little historic fabric
remains within the space. The intention is to take the interior finish of the main
structural walls back to their original brickwork, which is repaired and
overpainted in a light or white colour. New partition walls are painted
plasterwork, whilst the new internal doors comprise timber framed glazed doors
with matching sidelights and fanlights. The look is simple and clean, with
modern fixtures and fittings. The changes are well designed and discreet.

64.

A corner office meeting room is inserted within the space, using studwork
partitions and glazing, but has little impact on the sense of space and is
reversible. The reception is made larger than the current kitchen space with the
demolition of the partition wall between the kitchen and hall, but is
proportionate to its use as the pick-up and drop-off area and is acceptable as
part of the changes to the main hall space (see below). The changes will
involve the demolition of the original corner stair that leads to the theatre
balcony, resulting in the loss of original fabric, albeit concrete and ironwork, and
detracting from the original planform.

65.

Within the main hall, the current side entrance from the central hall will be
retained, and a new circulation introduced with a central corridor across the
main hall and two further corridors running the length of the hall at its outer
edges. This is created by removing the suspended ceiling and inserting a new
mezzanine structure within the main hall, providing a new first floor level for
additional classroom accommodation. The new mezzanine is intended to read
as a modern insert, comprising white painted plasterwork, varnished timber
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framed windows and doors in a modern style, and occasional plywood finishes
in accent colours. Its structure is designed to be as freestanding and reversible
as possible, relying on minimised anchor points to the hall walls and ceiling and
providing its own new central staircase and service voids.

Figure 9: West hall proposed double-height corridor (currently hall with
false ceiling)
66.

The insertion of the new mezzanine does disrupt the historic planform of the
main hall. However, its spatial quality is currently impacted by the suspended
ceiling and arguably the mezzanine floor does much the same, but more
sensitively in that it allows the full height of the building to be appreciated in
several places. The mezzanine is also reversible. The first floor floorplate is
pulled in from the main flanks of the hall for much of their length, allowing the
new outer corridors to form double height spaces and the full height of the
original hall to be read. As with the central hall, the existing roof structure, with
its timber framework and steel trusses, will be refurbished and left exposed and
therefore visible from within both corridors, as well as from within the new first
floor classrooms. A further double-height space is also provided within part of
the proposed rear classroom. Whilst the location was originally backstage and
the ceiling never exposed in this part, the additional sense of building’s spatial
quality is nonetheless welcome.

67.

The provision of the new mezzanine and classroom layout involves the
demolition of elements of the proscenium stage, which is integral to the
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significance of the west building and wider complex. The existing stage apron,
which is a simple timber structure that provides additional downstage space
and storage, is demolished and replaced by a larger timber platform with
staircase, whilst the backstage partition that formed the stage wings and
crossover is demolished. The works facilitate a larger rear classroom space
that features the raised platform and a double-height ceiling at the rear. This
impacts upon the understanding of the stage and its supporting spaces.
Importantly, however, the main stage and proscenium arch are retained in situ
at ground floor, which are the main public-facing features of the stage, as well
as the corner dressing room space. At first floor the proscenium arch is infilled
to partition off the upper classroom from the rear double-height space. That
said, the infill is made evident in its material treatment and is reversible, whilst
the detailing of the proscenium arch is restored and left exposed as a feature of
the room. The new partition includes a round internal window that allows the
children to look into the rear double-height space and down into the classroom
below.
68.

The west hall includes a small basement area, which is accessed backstage,
and currently contains modern partitions and sanitary ware. The underlying
layout of the space and its exposed structural steel beam will be retained, and
a new minor partitions inserted to provide storage and staff rooms lit by the
existing rear lightwell. The works do not impact upon any important historic
fabric or compromise the planform, whilst the use reflects its original ancillary
function.

69.

Statutory consultations on heritage: Historic England have responded to the
proposals, stating that they do not wish to offer any direct comments and are
satisfied for the application to be determined by the Council in accordance with
policy and with the advice of the Council’s conservation officer. The Victorian
Society was consulted, but chose not to respond.

Conclusion on design and heritage impacts
70.

Looking at the designs in the round, the proposals do not alter the built form or
the external architecture of the townhouse and the adjoining halls, with the
buildings remaining much the same as they appear, albeit refurbished and
returned to a high standard of finish. The new openings are mainly to a hidden
flank elevation and, along with the replacement windows and doors on the rear
elevation, are positioned and detailed sympathetic to the host building. The
entrance to the townhouse is retained and a new main entrance is provided
within the west hall, improving the building’s legibility and activation within the
street scene. The new entrance is modern, but remains sufficiently sympathetic
to the host architecture. Overall, the proposals do not alter the general
townscape in terms of additional height or massing, but bring welcome
improvements in terms of the building’s architectural appearance and its
contribution to the street scene and good urban design.

71.

The outstanding factor is the development’s heritage implications for the Grade
II listed complex. The design approach is well considered and adept, involving
a mix of refurbishment and sensitively handled new internal additions. On
balance, the scheme works well to sustain the special interest of the early
Victorian townhouse, with its retained and refurbished historic fabric and sense
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of planform, including the reinstatement of the front lightwell and some internal
partitions. The central staircase of the club is retained and restored and,
although not part of the building’s original planform, preserves the building’s
evolution and special interest as part of the Constitutional Club. By contrast, the
disruption of additional bathrooms and services and the loss of elements of
historic fabric are minor, given its refurbishment and part restoration.
72.

Regarding the halls, whilst acknowledging they are of less significance, their
heritage contribution is nonetheless important. Their poor decorative order and
extensive alterations are key considerations, as are the surviving planform and
fabric of the billiards room within the central hall, the proscenium stage within
the west hall, and the surviving timber and steel-trussed roof structure, albeit
the latter is partly concealed. Whilst the new proposals are similarly extensive
and there is harm to planform and spatial qualities of the billiards room and
function hall and loss of elements of historic fabric, the harm has been
minimised as part of the new design. This mainly comprises the careful
positioning and treatment of the new partitions within the billiards room and the
‘light-touch’ insertion of the discrete mezzanine structure within the main hall,
with its double-height spaces. Along with the refurbishment of the roof structure
and its partial exposure within the main hall, the changes should allow a sense
of the planforms and spatial qualities to be sufficiently retained and
appreciated. The new insertions are modern and evidently contrasting in their
appearance, and generally reversible. The harm is less than substantial, but is
towards the lower end of the scale and is offset by the sensitive external and
internal refurbishment of the townhouse and halls; the removal of the
unattractive lightwell extension and modest improvement to their setting; and
securing their functional use and long-term viability as a Grade II heritage
asset.

73.

Overall, the scheme meet the requirements of the council’s design policies and
the NPPF as high quality design that sustains the historic environment, and is
therefore supported on these grounds, subject to appropriate conditions.

Landscaping
74.

In addition to the works to the buildings, the proposals will provide new
landscaping both to the front and rear of the building complex. At the front, the
proposals are to refurbish the existing low-wall and railings and to renew the
existing hard surface that covers the property’s forecourt, providing a scooterfriendly finish. New planted borders will be introduced adjacent to the front
boundary wall and in sections immediately adjacent to the three buildings,
which will soften the appearance of the built form within the street scene.
Furthermore, the new planting immediately adjacent to the re-instated front
lightwell of the former townhouse will support a sense of its original domestic
quality. Provision is made for new scooter and bike parking and bin enclosures,
with low-rise storage units discreetly positioned and finished in timber cladding,
the final designs for which will be controlled by condition to prevent clutter.

75.

The site currently features a small rear garden of 144 sqm and a bowling green
of 885 sqm. At the rear, the landscaping proposals have been revised to
acknowledge the bowling green as part of the social history of the former club.
The short section of former lawn immediately adjacent to the buildings and
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which is currently overgrown, is re-landscaped as a small garden with
ornamental border planting, a pergola for shade and a play area for babies
(including sand pit). A long single storey covered space will separate the small
garden from the main landscape to the rear. The structure is not detailed and is
reserved by condition, but is intended to provide a simple, covered activity area
that will be open on both main sides. The bowling green, which is similarly
become overgrown, will be mostly retained as lawn with several trampolines
recessed into the ground and the rear bowls hut repurposed as a play den. The
bowling green’s perimeter will be re-landscaped as a nature trail, growing area
and additional tree planting, with a replacement close-boarded, high timber
fence with acoustic attenuation for the boundary treatment. Overall, the rear
landscaping works well, providing an attractive green landscape that retains the
sense of the former bowling green.
76.

Objection has been raised that this will result in the loss of green space
however the green space will still be retained but partially used for play space
to be utilised by the users of the nursery. Sports England was also consulted
on concerns related to the alterations to the bowling green, but chose not to
comment.

Figure 10: Landscaping proposals at the rear

77.
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Overall, the landscaping will bring a welcome improvement to the site within the
street scene, softening its appearance, as well as maintaining its green open

aspect and the sense of its former recreational use at the rear. It provides a
modest, but nonetheless welcome improvement to the townscape and setting
of the heritage asset.

Impact of proposed development on amenity of adjoining
occupiers and surrounding area
Daylight, sunlight and overshadowing
78.

The proposal does not include any external extensions and therefore there will
be loss of daylight, sunlight or a sense of enclosure to adjoining properties.

Privacy, outlook and sense of enclosure
79.

In terms of privacy the proposal will reintroduce first floor windows along the
west elevation on the first floor, these window are currently bricked up. These
windows serve a void created by the introduction of a double height circulation
area on the ground floor. There are additional internal windows and therefore it
is not possible to stand by the newly opened windows and look out onto the
flank elevation of 35 East Dulwich Grove. Therefore, it is not considered the
proposal will adversely affect the amenity of the occupiers of 35 East Dulwich
Road by loss of privacy.

Noise and vibration
80.

An acoustics assessment has been submitted with the planning application.
Relevant NPPF policies include para 170 and 180 which require development
to reduce or mitigate impacts on the environment, including noise and vibration.
London Plan 2021 policies Policy D13 Agent of Change, Policy D14 Noise,
Saved Southwark Plan Policy 3.2 Protection of Amenity and emerging policy
P55 Protection of amenity of NSP are also material planning considerations.
The submitted acoustic assessment looked at noise impacts from sound from
two primary sources:
1. The mechanical services equipment serving the development
2. Noise impacts as a result of the proposed play area.

81.

The design of the proposed mechanical services equipment serving the
development has not yet been finalised and so maximum permissible levels for
any future equipment has been specified. To ensure compliance with the
Council’s standard noise requirements,
a condition is recommended
requesting further details of the proposed plant to ensure that that the
cumulative maximum permissible sound rating level operating together should
not exceed LAeq 27dB during the proposed operating period between 07:00 –
19:00 hours at 1m from any noise-sensitive properties in the vicinity.

82.

There have been concerns from neighbouring residential properties that
harmful noise impacts could occur as a result of a new play area to the rear in
particular the play area located partially within the bowling green. The basis for
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an assessment of this type of noise is discussed in the Guidelines for
Environmental Noise Impact Assessment, written by the Institute of
Environmental Management and Assessment (IEMA). The noise assessment in
relation to noise emanating from the play area considered noise arising from at
least 50 children playing in the amenity space. It noted that this will
predominantly be during operational hours and will not be for long periods, it
also noted that that noise within the play area would primarily be of children’s
voices. The noise assessment confirmed noise emissions from the proposed
play garden when the play garden is at its busiest will cause a cumulative
increase to the existing residual sound level of ≤2.5dBA. When assessed in
accordance with the IEMA Guidelines, gives an initial impact of “none/not
significant”.
83.

Taking into account potential high noise events from the play space such as
children shouting or laughing it is considered that with adequate supervision
that this would only happen on an occasional basis. LAfmax sound levels at
neighbouring properties will be at or below LAfmax 73dB. This exceeds existing
LAfmax values recorded during ACA Acoustics’ background sound level survey
of LAfmax 70dB by only 3dBA. To provide additional protection against a loss
of amenity to neighbouring properties from these types of occasional events an
acoustic fence is proposed to the rear to protect, a condition is recommended
to ensure that this is provided. The acoustic fence would be a minimum 2.6m
high to the western and north-western sides, and 2.3m to other sides. A
suitable fence would be formed of nominally 20mm thick timber laths, tongue
and grooved or with overlapping laths to ensure no gaps between boards. Any
doors/gates would be formed to a similar specification to ensure the
effectiveness of the acoustic qualities of the fence and gates.

Transport and highways
84.

The site falls within Public Transport Accessibility Level 4 and is located within
East Dulwich Controlled Parking Zone (ED) which operates from Monday to
Friday 08:30 -18:30. The application property is located adjacent to double
yellow lines and a loading bay. The site is located close to East Dulwich Train
Station and on bus routes 37 and 42.

Property access
85.

There are two pedestrian entrances proposed that can be accessed from East
Dulwich Grove. One entrance is to the west hall and would serve as the main
reception and access point to the nursery facility. The second is the retained
entrance to the townhouse, which would form a secondary or staff entrance
and would be more occasionally used. A further access point to the townhouse
is proposed to be provided at basement level within the re-opened front
lightwell, using the new steps. This will allow direct access to the new kitchen
and would be for servicing and emergency egress only. Lastly, there is access
to the landscaped play area to the rear.

Trip generation
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86.

As noted above a transport statement was submitted with the application and
an addendum was later submitted by the applicant. The initial transport
statement provided data on modes of travel in relation to the applicants N
Family club branch in Hackney (Defoe Road) based on a survey that was
carried out in April 2019. This site has a similar Public Transport Accessibility
Level (PTAL) of 4. Of the 69 parents and carers of children 65% (45) travelled
by foot and 9% (6) travelled by car. The most used modes of travel to site were
by foot and by bicycle. The transport addendum provided details of estimated
modes of travel to the site based on other branches run by the applicant in
other comparable locations including Brixton SW2 with a PTAL of 5, Church
Street N16 with a PTAL of 4, London Fields E8 with a PTAL of 6a, West
Hampstead NW6 with a PTAL of 6a and Twickenham TW1 with a PTAL 5. The
Defoe Road branch in Hackney (N16) also provided updated information on
travel modes. This data was obtained through surveys undertaken during
March 2021.

87.

The survey data concluded that 61% of children travelling less than a mile to
their nursery and 92% less than two miles. On average, 89% of children travel
by active modes either walking by themselves or being pushed in a buggy by
parent/carer, scooting or by cycle. On average, 11% of children are transported
by car, with all sites other than Twickenham having a car mode share equal to,
or lower than this percentage. These surveys undertaken by the agent have
been used by to estimate how users and staff at the proposed nursery will
travel to the nursery proposed at 33 East Dulwich Grove

88.

The nursery proposed at 33 East Dulwich Grove will accommodate up to 195
children with 46 full time members of staff and 5 part time members of staff.
The nursery will be open between 7am and 7pm weekdays only, with core
hours being 8am to 6pm. Drop-off and pick-up activity for children attending
during core hours will be encouraged to take place between 8am – 9am and
5pm – 6pm. As such, activity will be spread across this period resulting in no
intensive period of peak activity.

89.

Using the averages provided in the transport addendum, the addendum
suggests that 11% (22) of the proposed 195 pupils would use cars for their
journeys to and from this school while the remaining 89% (173) would use
sustainable travel modes. The travel survey has also suggested that only 14%
(7) of the 51 staff would travel by car. Southwark Transport Policy and Highway
teams reviewed and verified the conclusions reached in the transport
addendum provided by the applicants transport consultants.

90.

In terms of car parking demand, during a parking survey by officers, 43 spaces
were observed unoccupied along the immediate sections of Derwent Grove,
Elsie Road, Matham Grove and Oxonian/ Zenoria Street during a site visit at
14:50hrs on 27 April 2021. A car parking survey carried out by the applicant’s
consultants on Thursday 11 February 2021 along the proximate segments of
same roads plus Tintagel Crescent, Lordship Lane, Crawthaw Grove, Tell
Grove, East Dulwich Grove and Melbourne Grove has indicated that on
average at each period during morning and evening peak times of 0800hrs to
0900hrs and 1700hrs to 1800hrs, 50 (19%) and 78 (30%) of the 261 restricted

28

car parking spaces respectively were unoccupied.
91.

The surveys provide evidence that the resulting residual capacities of the
nearby road sections are more than double the 22 spaces calculated as being
needed for the whole school during drop-off or pickup periods based on the
sampled nurseries’ existing travel plans

92.

The Southwark Transport Policy Team concluded that after interrogating the
TRICS’ travel survey that this proposed development is likely to produce 62
and 65 two-way vehicle movements in the morning and evening peak periods.
This would result in, at the most, 33 on-street car parking spaces being needed
for the drop-off or collection of children. Although this is slightly higher than the
projected 22 children estimated to be attending the site by car as purported by
the applicants transport addendum, the estimated total can still be absorbed by
the free on-street car parking spaces discussed above.

Servicing and deliveries
93.

The level of delivery and servicing activity for the proposed development will be
low, with refuse likely to be collected three times a week and deliveries
anticipated to take place two or three times a week. Deliveries will take place
outside of the operational hours of the nursery. Deliveries to the site will
typically take place using Transit size vans comprising of supermarket / food
orders, office and nursery supplies. The nursery will seek to schedule deliveries
to the site to avoid periods when children are being picked up and dropped off
at the nursery, this will ensure that deliveries can be unloaded and carried into
the site without drivers needing to negotiate their way past people arriving or
departing from the site.

94.

The Southwark Transport Policy Team have concluded that servicing and
delivery activities can be conducted effectively on the prevailing dedicated onstreet loading bay flanking the application property on East Dulwich Grove. The
Southwark Transport Policy Team also acknowledge that the forecourt of the
application property has ample space to contain patrons converging on the
application property during the course of dropping off and collection of children,
without any overspill onto the adjoining highway.

Refuse storage arrangements
95.

The proposal provides 2no. 1100L bins for residual waste and 2no. 1100L bins
for recyclable waste which are proposed to be located on the front court yard
via a refuse store. Refuse will be collected three times a week. As previously
confirmed the loading bay directly outside the application property frontage will
enable waste to be collected efficiently.

Car parking
96.
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No car parking spaces are to be provided for staff. It was considered that if the
14% off staff surveyed to travel by car was to be doubled to 28%, this would
mean a demand for 14 on-street spaces on the uncontrolled/’Pay by Phone’

road segments where 28 free spaces had been observed.

Cycle parking and cycling facilities
97.

98.

The New Southwark Plan (main modifications) requires proposals for nonresidential development in PTAL 4 to comply with the following requirements.
require the following for nurseries:


For 46 full time members of staff and 5 part time members of staff, 6
cycle spaces are required for staff (long stay) and 5 cycle spaces are
required for short stay.



For 195 children, 24 spaces are required for long stay and 24 spaces
are required for short stay.

8no. Sheffield cycle racks containing 16no. cycle parking spaces and 25no.
scooter spaces for children are provided. Whilst there is a shortfall in relation to
the above requirements, it is nonetheless considered a reasonable level of
provision, given the limited opportunity for additional cycle storage provision
within the limited front garden area.

Highways
99.

The proposed development is wholly contained within the application property
and does not fall on highway land. However, a Section 278 agreement for
works surrounding the site is necessary to secure improvements around the
site and fronting East Dulwich Grove. If consent is granted the developer must
enter into a S278 agreement to complete the following works:
1. Creation of a new raised table/crossing at the proximate eastern side of
this East Dulwich Grove/Matham Grove junction, reconstruction and
raising of the gradient of the current zebra crossing at its western side
plus reconstruction of the footway adjoining this site on East Dulwich
Grove. Works to be completed prior to opening.
2. Submit a travel plan affirming that this school would operate/maintain
staggered arrival and departure of pupils and aspire to secure after the
primary period of opening a minimum of Bronze standard membership of
TfL’s STARS (Sustainable Travel Active Responsible and Safe) scheme,
for approval.
3. Submit a scheme for the provision of 8 (eight) Sheffield cycle racks
containing 16(sixteen) cycle parking spaces which must be enclosed in a
shelter and 25 scooter spaces for children

Environmental matters
Air quality
100. The site is within an Air Quality Management Area. Poor air quality around
nurseries has an adverse impact on young children's health. Saved policy 3.6
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states that planning permission will not be granted for development that would
lead to a reduction in air quality. P64 similarly require that development achieve
or exceed air quality neutral standards and reduces exposure to and mitigate
the effects of poor air quality.
101. The construction work related to this application is minor in scale, the proposal
will not create any extensions, or result in wholesale demolition of buildings, as
such it is not envisaged the proposal will result in adverse impact on air quality.
Moreover, proposal includes additional soft landscaping and additional planting
that will provide air quality benefits.
102. Air quality impacts are more likely to arrive from the change of use of the
application property in relation to potential increase of cars making journeys via
car and idling engines. This was raised as a concern by objectors through
consultation comments. As noted above, officer’s assessment of the scheme’s
transport statement and addendum have concluded that there would be a
maximum potential of 40 car uses (7 staff and 33 children) which are not
considered to have an adverse impact on air quality.
103. Cycle and scooter spaces are being provided to encourage sustainable travel.
The applicant has also committed in their transport to implement measures to
encourage users of the facility to adopt non car modes of travel by clients
required to sign an agreement committing not to park on street in the vicinity of
the site in contravention of local parking restrictions. The applicant’s Family
Club staff will monitor pick up and drop off activity and people seen breaking
this agreement are issued with a warning. Repeat offenders could have their
place at the nursery withdrawn.
104. These measures will be included in a travel plan that will be the subject of a
pre-commencement condition, which will minimise traffic congestion, limiting
pollution caused by car use and engine idling, especially during drop off and
pick up times.

Energy and sustainability
105. Strategic Policy 13 of Southwark’s Core Strategy requires development to meet
the highest possible environmental standards, to be designed and built to
minimise greenhouse gas emissions, and to become more energy efficient.
Strategic Policy 13 require refurbishments such as schools to achieve a
BREEAM rating of ‘very good’ and Emerging Policy P68 require non-residential
to achieve a BREEAM rating of ‘Excellent’ in non-domestic refurbishment for
conversion, extension and change of use of non-residential floorspace over
500sqm; and reduce the risk of overheating, taking into account climate change
predictions over the life time of the building.
106. Historic England states that listed buildings are exempt from compliance with
the energy efficiency requirements of Part L of Building regulations to the
extent that the requirements would “unacceptably alter the character or
appearance of such buildings”. Saved Southwark Plan Policy 3.17 Listed
buildings requires that developments should preserve the building and its
features of special architectural or historic interest

31

107. As the proposal is for a minor application the proposal is not required to provide
a minimum of 40% reduction on building regulations and zero carbon (100%).

Other matters
Fire safety
108. Planning applications for specified high-rise residential buildings are required to
be accompanied by a Fire Statement as legislated in The Town and Country
Planning (Development Management Procedure and Section 62A Applications)
(England) (Amendment) Order 2021.
109. As the site is a non-residential the site is not required to provide a fire
statement for this proposal.

Planning obligations (S.106 agreement)
110. 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 echoes the Community
Infrastructure Levy Regulation 122 which requires obligations be:
• 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.
111. 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.
112. The Council is not seeking section 106 obligations other than the 278
agreement for highway works in the vicinity of the development.

Mayoral and borough community infrastructure levy (CIL)
113. 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.
114. This proposal is not CIL liable, the proposal does not include additional
residential floorspace and the proposal is not a CIL development type with a
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CIL rate.

Community involvement and engagement
115. The current Statement of Community Involvement 2008 notes that there is an
expectation for developers to consult on major developments prior to submitting
their application.
116. The Agent did not undertake any consultation in terms of community
involvement prior to submitting the application. However, this is not usually
expected for minor applications such as this proposal.

Consultation responses from external and statutory consultees
117. Summarised below are the material planning considerations raised by internal
and divisional consultees, along with the officer’s response.
Historic England
 No response
Sports England
 No response

Consultation responses from internal consultees
118. Summarised below are the material planning considerations raised by internal
and divisional consultees, along with the officer’s response:
Environmental Protection Team
 Advise compliance condition with noise impact assessment and
proposed acoustic fence.
 Advice air quality management plan and travel plan.
Design and Conservation Team
 Development does not alter the general form of the buildings, but
improves the activation and engagement with the streetscape with the
proposed new main entrance and improved front landscaping.
 Following amendments and subject to conditions, the alterations
associated with the new use sufficiently preserves the special interest of
the historic buildings.
Transport Planning Policy
 Parking survey shows displaced vehicles can be offset elsewhere within
the vicinity of the site.
 Advise that further details of cycle parking and a Construction
Environmental Management Plan (CEMP) are required.
Urban Forester
 Advise hard and soft landscaping condition.

Community impact and equalities assessment
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119. The council must not act in a way which is incompatible with rights contained
within the European Convention of Human Rights.
120. The council has given due regard to the above needs and rights where relevant
or engaged throughout the course of determining this application.
121. 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.
122. 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
123. 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.
124. This application has the legitimate aim of day care and nursery facilities and
refurbishment works to the existing building. 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
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125. The council has published its development plan and Core Strategy on its
website together with advice about how applications are considered and the
information that needs to be submitted to ensure timely consideration of an
application. Applicants are advised that planning law requires applications to be
determined in accordance with the development plan unless material
considerations indicate otherwise.
126. 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.

Positive and proactive engagement: summary table
Was the pre-application service used for this application?

NO

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

N/A

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?

NO

CONCLUSION
127. It is therefore recommended that planning permission be granted, subject to
conditions, the timely completion of a unilateral agreement for highway works,
and that Listed Building Consent be granted, subject to conditions.

BACKGROUND DOCUMENTS
Background Papers
Site history file: 2120-33
Application file: 20/AP/3460
& 20/AP/3461
Southwark Local
Development Framework
and Development Plan
Documents
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APPENDIX 1
FIRST RECOMMENDATION
Planning Permission 20/AP/3460
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

NSS IV (Investments) LLP and
N Family Club
Application Type Minor application
Recommendation

Reg.
Number

20/AP/3460

Case
Number

2120-33

Draft of Decision Notice
for the following development:
Change of use of the Former Dulwich Constitutional Club (Sui Generis) into a
Children's Day Nursery (Class E) with exterior alterations to the existing listed building
and associated works (20/AP/3460) and for LISTED BUILDING CONSENT
(20/AP/3461) Interior and exterior alterations to the existing listed building,
landscaping and associated works related to the change of use
33 East Dulwich Grove London Southwark SE22 8PW
In accordance with application received on 25 November 2020 and Applicant's
Drawing Nos.:
Existing Plans
Proposed Plans
Elevations - Proposed PROPOSED ELEVATION PLANS received 25/11/2020
Floor Plans - Proposed SK1000 PROPOSED BASEMENT TO THIRD FLOOR
PLANS received 25/11/2020
Floor Plans - Proposed PROPOSED FLOOR PLANS received 25/11/2020
Plans - Proposed Proposed basement to thrird floor level incoming services, drainage
and louvre requrements SK1000 Rev 03 received 12/07/2021
Plans - Proposed Proposed basement to third floor Access Control Requirements Rev
00 received 12/07/2021
Plans - Proposed Landscaping sketch received 12/07/2021
Plans - Proposed Landscaping zoning plan received 12/07/2021
Plans - Proposed Basement demolition plan PO31 received 12/07/2021
Plans - Proposed First floor demolition plan P033 received 12/07/2021
Plans - Proposed Ground floor demolition plan PO32 received 12/07/2021
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Plans - Proposed Second floor demolitikon plan PO34 received 12/07/2021
Plans - Proposed Third floor demolition plan received 12/07/2021
Plans - Proposed Front elevation demolition plan PO36 received 12/07/2021
Plans - Proposed Rear elevation demolition plan PO37 received 12/07/2021
Plans - Proposed West elevation demolition plan received 12/07/2021
Plans - Proposed Proposed basement plan P111 received 12/07/2021
Plans - Proposed Proposed ground floor plan P112 received 07/10/2021
Plans - Proposed Proposed first floor P113 received 12/07/2021
Plans - Proposed Proposed second flor P114 received 12/07/2021
Plans - Proposed Proposed third floor P115 received 12/07/2021
Plans - Proposed Proposed front elevation P116 received 12/07/2021
Plans - Proposed Proposed rear elevation P117 received 12/07/2021
Plans - Proposed Proposed west elevation P118 received 12/07/2021
Plans - Proposed Proposed section A-A P119 received 12/07/2021

Other Documents
Design and access statement DESIGN & ACCESS STATEMENT received
25/11/2020
Design and access statement DESIGN & ACCESS STATEMENT received
25/11/2020
Design and access statement DESIGN & ACCESS STATEMENT received
25/11/2020
Design and access statement DESIGN & ACCESS STATEMENT received
25/11/2020
Design and access statement DESIGN & ACCESS STATEMENT received
25/11/2020
Design and access statement DESIGN & ACCESS STATEMENT received
25/11/2020
Heritage statement HERITAGE STATEMENT received 25/11/2020
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 Grade Condition(s)
3.

HARD AND SOFT LANDCAPING
Before any above grade work hereby authorised begins, detailed drawings of
a hard and soft landscaping scheme showing the treatment of all parts of the
site not covered by buildings (including cross sections, available rooting
space, tree pits, surfacing materials of any parking, access, or pathways
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layouts, materials and edge details), shall be submitted to and approved in
writing by the Local Planning Authority. The landscaping shall not be carried
out otherwise than in accordance with any such approval given and shall be
retained for the duration of the use.
The planting, seeding and/or turfing shall be carried out in the first planting
season following completion of building works and any trees or shrubs that is
found to be dead, dying, severely damaged or diseased within five years of
the completion of the building works OR five years of the carrying out of the
landscaping scheme (whichever is later), shall be replaced in the next planting
season by specimens of the equivalent stem girth 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, 12, 15 and 16 of the National
Planning Policy Framework 2021; Policies SI 4 (Managing heat risk), SI 13
(Sustainable drainage), G1 (Green Infrastructure, G5 (Urban Greening) and
G7 (Trees and Woodlands) 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), 3.12 (Quality in Design) 3.13 (Urban Design) and 3.28
(Biodiversity) of the Southwark Plan 2007.
Permission is subject to the following Pre-Occupation Condition(s)
4.

TRAVEL PLAN AND DETAILED TRANSPORT METHODS SURVEY
a) Before the first occupation of the building hereby permitted commences,
the applicant shall submit in writing and obtain the written approval of the
Local Planning Authority to a Travel Plan setting out the proposed measures
to be taken to encourage the use of modes of transport other than the car by
all users of the building, including staff and visitors.
b) At the start of the second year of operation of the approved Travel Plan, a
detailed survey showing the methods of transport used by all those users of
the building to and from the site and how this compares with the proposed
measures and any additional measures to be taken to encourage the use of
public transport, walking and cycling to the site shall be submitted to and
approved in writing by the Local Planning Authority and the development shall
not be carried out otherwise in accordance with any such approval given.
Reason:
In order that the use of non-car based travel is encouraged in accordance
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with: Chapter 9 (Promoting sustainable transport) of the National Planning
Policy Framework (2021); Policy T2 (Healthy streets) of the London Plan
(2021); Strategic Policy 2 (Sustainable Transport) of The Core Strategy
(2011); and Saved Policies 5.2 (Transport Impacts), 5.3 (Walking and Cycling)
and 5.6 (Car Parking) of the Southwark Plan (2007).
Permission is subject to the following Compliance Condition(s)
Permission is subject to the following Compliance Condition(s)
5.
Prioris
tosubject
the commencement
of use,
full particulars
of all plant and details of a
Permission
to the following
Compliance
Condition(s)
scheme
for the ventilation
of the premises
to anCondition(s)
appropriate outlet level,
Permission
is subject
to the following
Compliance
including
detailsto
ofthe
sound
attenuation
for any necessary
plant and the
Permission
is subject
following
Compliance
Condition(s)
standard of dilution expected, has been submitted to and approved by the
Local Planning Authority and the development shall not be carried out
otherwise than in accordance with any approval given.
Reason
In order to ensure that that the ventilation ducting and ancillary equipment will
not result in an odour, fume or noise nuisance and will not detract from the
appearance of the building in the interests of amenity in accordance with
Chapter 8 (Promoting healthy and safe communities) of the National Planning
Policy Framework (2021); Policy SI 1 (Air quality) of the London Plan (2021);
Strategic Policy 13 (High Environmental Standards) of The Core Strategy
(2011); and Saved Policy 3.2 (Protection of Amenity) and 3.6 (Air Quality) of
The Southwark Plan (2007).
6.

Acoustic fence around outdoor play area; non-standard
An close boarded acoustic fence height 2.6 metres (north and west
boundaries) and 2.3 metres (east and south boundaries) shall be constructed
and thereafter maintained in accordance with and as shown on figure 8 of
'Acoustic assessment of a proposed nursery 33 East Dulwich Grove, East
Dulwich, London' (ACA Acoustics) report reference 200807-R001B, dated
11th November 2020, submitted in support of this application.
Reason
To ensure that occupiers of neighbouring premises do not suffer a loss of
amenity by reason of noise 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.

7.

Notwithstanding the provisions in the Town and Country Planning (Use
Classes) Order 1987 and any associated provisions in the Town and Country
Planning (General Permitted Development) (England) Order 2015 (including
any amendment or re-enactment of those Orders), the change of use shall not
include E(b) Sale of food and drink for consumption (mostly) on the premises.
In order to prevent noise from a potential extractor flue and odour impacts
without consideration of an acoustics and odour assement in accordance with
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the National Planning Policy Framework 2021, Saved policy 3.2 `Protection of
amenity' of the Southwark Plan (2007), strategic policy 13' High environmental
standards' of the Core Strategy (2011)

8.

PROVISION OF REFUSE STORAGE
Before the first occupation of the building hereby permitted, the refuse storage
arrangements shall be provided as detailed on the drawings hereby approved
and shall be made available for use by the occupiers of the
dwellings/premises.
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).

9.

PROVISION OF CYCLE STORAGE
Before the first occupation of the building/extension, the cycle storage facilities
as shown on the drawings 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).

10 The applicant shall enter into a S278 highways agreement with the highways
authority to complete the following works:
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1. Creation of a new raised table/crossing at the proximate eastern side of this
East Dulwich Grove/Matham Grove junction, reconstruction and raising of the
gradient of the current zebra crossing at its western side plus reconstruction of
the footway adjoining this site on East Dulwich Grove. Works to be completed
prior to opening.
2. Submit a travel plan affirming that this school would operate/maintain staggered
arrival and departure of pupils and aspire to secure after the primary period of
opening a minimum of Bronze standard membership of TfL’s STARS
(Sustainable Travel Active Responsible and Safe) scheme, for approval.
3. Submit a scheme for the provision of 8 (eight) Sheffield cycle racks containing
16(sixteen) cycle parking spaces which must be enclosed in a shelter and 25
scooter spaces for children.
Reason
To ensure that the development enhances the street scene of the area, is of high
quality design and has good access arrangements in accordance with Chapters 9
(Promoting sustainable transport) and 12 (Achieving well-designed places) of
the National Planning Policy Framework (2021), Policies D4 (delivering good design)
and T2 (Healthy streets) of the London Plan (2021); Strategic Policies 2 (Sustainable
Transport) and 12 (Design and Conservation) of the Core Strategy (2011) and Saved
Policies 3.12 (Quality in design), 3.13 (Urban design), 5.2 (Transport impacts) and 5.3
(Walking and cycling) of the Southwark Plan (2007).
Informative
LISTED BUILDING CONSENT
Planning permission does not provides consent to carry out works to the listed
building. Separate listed building consent would be required for any physical
works/alterations to the listed building associated with this change of use.
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APPENDIX 1
SECOND RECOMMENDATION
Listed Building Consent 20/AP/3461
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

NSS IV (Investments) LLP and
N Family Club
Application Type Minor application
Recommendation

Reg.
Number

20/AP/3461

Case
Number

2120-33

Draft of Decision Notice
for the following development:
Change of use of the Former Dulwich Constitutional Club (Sui Generis) into a
Children's Day Nursery (Class E) with exterior alterations to the existing listed building
and associated works (20/AP/3460) and for LISTED BUILDING CONSENT
(20/AP/3461) Interior and exterior alterations to the existing listed building,
landscaping and associated works related to the change of use
33 East Dulwich Grove London Southwark SE22 8PW
In accordance with application received on 25 November 2020 and Applicant's
Drawing Nos.:
Reference no./Plan or document name/Rev.
Proposed basement Plans - Proposed (Rev: 112 - P111)
Proposed ground floor Plans - Proposed (Rev: 112 - P112)
Proposed first floor Plans - Proposed (Rev: 112 - P113)
Proposed seconf floor Plans - Proposed (Rev: 112 - P114)
Proposed third floor Plans - Proposed (Rev: 112 - P115)
Proposed front elevation Plans - Proposed (Rev: 112 - P116)
Proposed rear elevation Plans - Proposed (Rev: 112 - P117)
Proposed west elevation Plans - Proposed (Rev: 112 - P118)
Proposed section A-A Plans - Proposed (Rev: 112 - P119)
Proposed section B-B Plans - Proposed (Rev: 112 - P120)
Proposed section C-C Plans - Proposed (Rev: 112 - P121)
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Received on:
15.06.2021
15.06.2021
15.06.2021
15.06.2021
15.06.2021
15.06.2021
15.06.2021
15.06.2021
15.06.2021
15.06.2021
15.06.2021

Proposed demolition at basement Plans - Proposed (Rev: 112 P031)
Proposed demolition at ground floor Plans - Proposed (Rev: 112
- P032)
Proposed demolition at first floor Plans - Proposed (Rev: 112 P033)
Proposed demolition at second floor Plans - Proposed (Rev: 112
- P034)
Proposed demolition at third floor Plans - Proposed (Rev: 112 P035)
Proposed demolition at front elevation Plans - Proposed (Rev:
112 - P036)
Proposed demolition at rear elevation Plans - Proposed (Rev:
112 - P037)
Proposed demolition at west elevation Plans - Proposed (Rev:
112 - P038)

12.07.2021
12.07.2021
12.07.2021
12.07.2021
12.07.2021
12.07.2021
12.07.2021
12.07.2021

Listed building consent is granted is subject to the following condition(s)
1. STANDARD TIME LIMIT - LB CONSENT
The development hereby permitted shall be begun before the end of three years from
the date of this permission.
Reason:
As required under Section 18 of the Planning (Listed Buildings & Conservation Areas)
Act 1990 as amended.
2. MATERIALS TO MATCH EXISTING
All new internal and external works and finishes and works of making good shall
match existing original work adjacent in respect of materials used, detailed execution
and finished appearance, except where indicated otherwise on the drawings hereby
approved or as required by any condition(s) attached to this consent.
Reason:
In order to ensure that the design and details are in the interest of the special
architectural or historic qualities of the listed building 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).
3. SPECIFICATION OF RAINWATER GOODS AND PIPEWORK
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All repairs to rainwater goods and new pipework runs are to be in cast iron and to
match existing historic profiles and details. No new plumbing, pipes, soil stacks, flues,
vents or ductwork shall be fixed on the external faces of the building except where
indicated otherwise on the drawings hereby approved or unless approved by this
Local Planning Authority in writing before commencement of the works on site.
Reason:
In order to ensure that the materials and details are in the interest of the special
architectural or historic qualities of the listed building in accordance with Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policies D4 (Delivering good design) and HC1 (Heritage
conservation and growth) of the London Plan (2021); Strategic Policy 12 (Design and
Conservation) of the Core Strategy (2011); and Saved Policies 3.15 (Conservation of
the Historic Environment), 3.16 (Conservation Areas) and 3.17 (Listed Buildings) of
the Southwark Plan (2007).
4. SCHEDULE OF CONDITION AND SCHEDULE OF WORKS
Prior to commencement of relevant works, the applicant shall submit a Schedule of
Condition of existing windows and doors and Schedule of Works for their repair to the
Local Planning Authority for approval in writing.
All existing doors, windows, shutter boxes and window cases, are to be retained,
repaired and refurbished (including remaining single glazed), except where indicated
otherwise on the drawings hereby approved or unless approved by this Local Planning
Authority in writing before commencement of the works on site. The development shall
not be carried out otherwise than in accordance with any such approval given.
Reason:
In order to ensure that the proposed works are in the interest of the special
architectural or historic qualities of the listed building, in accordance with: Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policy HC1 (Heritage conservation and growth) of the London Plan
(2021); Strategic Policy 12 (Design and Conservation) of the Core Strategy (2011),
and; Saved Policies 3.15 (Conservation of the Historic Environment), 3.16
(Conservation Areas) and 3.17 (Listed Buildings) of the Southwark Plan (2007).
5. LB METHOD STATEMENT SCHEDULE OF WORKS TO MEMORIAL
Prior to commencement of the relevant works to the former house, no.33, a Method
Statement(s) and Schedule of Works for the careful removal, storage, any restoration
work, and the relocation of the war memorial within the main reception (west hall) shall
be submitted to the Local Planning Authority for approval in writing; the development
shall not be carried out otherwise than in accordance with any such approval given.
Reason:
In order to ensure that the proposed works are in the interest of the special
architectural or historic qualities of the listed building in accordance with Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policy HC 1 (Heritage conservation and growth) of the London
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Plan (2021); Strategic Policy 12 (Design and Conservation) of The Core Strategy
(2011) and Saved Policies: 3.15 (Conservation of the Historic Environment); 3.16
(Conservation Areas); 3.17 (Listed Buildings) of The Southwark Plan (2007).
6. LB METHOD STATEMENT SCHEDULE OF WORKS TO HOUSE
Prior to commencement of the relevant works, detailed drawings and a written report
providing a room by room schedule (inc hallway and staircases) for internal works to
the former house, no.33, shall be submitted to and approved in writing by the Local
Planning Authority. The schedule must provide:
a) Elevation, plan and reflected ceiling showing the retention and reinstatement of
historic fabric, including chimney pieces, window shutters and staircases
b) New joinery details, including new internal doors, architraves, skirtings, picture
rails
c) New plasterwork detailing
d) New air-conditioning equipment and lighting
The development shall not be carried out otherwise than in accordance with any such
approval given. The existing decorative plaster cornices must be retained and
protected during the course of the works. The details of the remaining cornices
recorded used to create new sections. Repairs to the ceiling must be undertaken in
lath and plaster, the use of plasterboard is not permitted.
Reason:
In order to ensure that the design and details are in the interest of the special
architectural or historic qualities of the listed building in accordance with Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policy HC1 (Heritage conservation and growth) of the London Plan
(2021); Strategic Policy 12 (Design and Conservation) of The Core Strategy (2011)
and Saved Policies: 3.15 (Conservation of the Historic Environment); 3.16
(Conservation Areas); 3.17 (Listed Buildings) of The Southwark Plan (2007).
7. LB METHOD STATEMENT FLOORBOARDS
Prior to commencement of the relevant works, a Schedule of Works and detailed
drawings (at a scale of 1:5 or 1:10) of floor strengthening, fire protection, sound
deadening and insulation works shall be submitted to and approved by the Local
Planning Authority in writing; the development shall not be carried out otherwise than
in accordance with any such approval given. All existing floorboards are to be reused
where feasible and the location of replacement boards to be agreed prior to removal.
Reason:
In order to ensure that the proposed works are in the interest of the special
architectural or historic qualities of the listed building in accordance with Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policy HC1 (Heritage conservation and growth) of the London Plan
(2021); Strategic Policy 12 (Design and Conservation) of The Core Strategy (2011)
and Saved Policies: 3.15 (Conservation of the Historic Environment); 3.16
(Conservation Areas); 3.17 (Listed Buildings) of The Southwark Plan (2007).
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8. LB DETAIL CONDITION SURVEY EXTERIOR
Prior to commencement of the relevant works, a detailed condition survey of the
exterior of the building, including marked up photographs indicating the defective
render, stucco, brick and stonework and a Specification and Schedule of Works of the
proposed repairs to the elevations of the building, shall be submitted to and approved
by the Local Planning Authority in writing; the development shall not be carried out
otherwise than in accordance with any such approval given.
Reason:
In order to ensure that the proposed works are in the interest of the special
architectural or historic qualities of the listed building in accordance with Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policy HC1 (Heritage conservation and growth) of the London Plan
(2021); Strategic Policy 12 (Design and Conservation) of The Core Strategy (2011)
and Saved Policies: 3.15 (Conservation of the Historic Environment); 3.16
(Conservation Areas); 3.17 (Listed Buildings) of The Southwark Plan (2007).
9. LB SCHEDULE OF MECHANICAL AND ELECTRICAL INSTALLATION WORKS
Prior to commencement of the relevant works, a Schedule of Works and detailed
drawings (at a scale of 1:50) of the proposed mechanical and electrical installation
works shall be submitted to and approved by the Local Planning Authority in writing;
the development shall not be carried out otherwise than in accordance with any such
approval given.
Reason:
In order to ensure that the proposed works are in the interest of the special
architectural or historic qualities of the listed building in accordance with Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policy HC1 (Heritage conservation and growth) of the London Plan
(2021); Strategic Policy 12 (Design and Conservation) of The Core Strategy (2011)
and Saved Policy 3.17 (Listed Buildings) of The Southwark Plan (2007).
10. SAMPLE MATERIALS REQUIRED
The following samples shall be made available on site for inspection by the Local
Planning Authority, and approval in writing obtained prior to the commencement of the
relevant works; the development shall not be carried out otherwise than in accordance
with any such approval given.
i) Brick for the repairs
ii) Natural roofing slate for repairs
iii) Stucco repairs and repainting
iv) External brickwork and stonework cleaning, including written method for cleaning.
Reason:
In order to ensure that the design and details are in the interest of the special
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architectural or historic qualities of the listed building in accordance with Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policy HC1 (Heritage conservation and growth) of the London Plan
(2021); Strategic Policy 12 (Design and Conservation) of The Core Strategy (2011)
and Saved Policies 3.15 (Conservation of the historic environment), 3.16
(Conservation Areas) and 3.17 (Listed Buildings) of The Southwark Plan (2007).
11. WINDOWS AND DOORS SUBMIT DETAILS
Shop drawings (scale 1:2 or 1:5) for all new fenestration, rooflights and doors, internal
and external, shall be submitted to this Local Planning Authority and approved in
writing prior to the commencement of the relevant works; the development shall not be
carried out otherwise than in accordance with any such approval given.
Reason:
In order to ensure that the design and details are in the interest of the special
architectural or historic qualities of the listed building in accordance with Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policy HC1 (Heritage conservation and growth) of the London Plan
(2021); Strategic Policy 12 (Design and Conservation) of The Core Strategy (2011)
and Saved Policies 3.15 (Conservation of the historic environment), 3.16
(Conservation Areas) and 3.17 (Listed Buildings) of The Southwark Plan (2007).
12. SHOP DRAWINGS SUBMIT DETAILS
Shop drawings at a scale (1:2 or 1:5) of the following shall be submitted to the Local
Planning Authority for approval in writing; the development shall not be carried out
otherwise than in accordance with any such approval given.
(a) Replacement stairs and new ramp to the main entrance to the former house,
no.33.
(b) New railings, gate and staircase to reinstated basement lightwell of the former
house, no.33. Railings and gate are to be cast/wrought iron or steel and
painted black, and retained as such.
(c) New fanlight above the entrance door to the former house, no.33 in an
appropriate, tradition style.
(d) Replacement internal stair and handrail at ground floor level from central hall
to former house.
(e) New wc/ bathroom within rear principal room at ground floor of former house,
no.33. Structure is to be designed as a ‘pod structure’ within room.
(f) New partition walls within 1st floor of central hall (former billiards room),
including junction details with existing roof soffit. Upper section of new wall is
to be glazed to maintain transparency and continuous view of roof soffit
(g) Replacement roof lanterns within roof of central hall.
(h) New entrance doors and opening to reception within west hall.
(i) Any new railings, gate and staircase to existing basement lightwell to the rear
of the west hall. Railings and gate are to be cast/wrought iron or steel and
painted black, and retained as such.
(j) Scooter and bike storage within the front courtyard space.
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(k)
(l)
(m)
(n)

Shelter structure providing covered play space within rear garden.
New fenestration
New rooflights, excluding roof lanterns (see g)
New internal and external doors, excluding main reception (see h).

Reason:
In order to ensure that the design and details are in the interest of the special
architectural or historic qualities of the listed building in accordance with Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policy HC1 (Heritage conservation and growth) of the London Plan
(2021); Strategic Policy 12 (Design and Conservation) of The Core Strategy (2011)
and Saved Policies 3.15 (Conservation of the historic environment), 3.16
(Conservation Areas) and 3.17 (Listed Buildings) of The Southwark Plan (2007).
13. LB METHOD STATEMENT SCHEDULE OF WORKS TO STAGE
Prior to commencement of the relevant works, detailed drawings and a written report
for works to the proscenium arch within the west hall shall be submitted to and
approved in writing by the Local Planning Authority. The schedule must provide plans,
sections and elevations confirmed its restoration and preservation in situ and/or
exposure; the development shall not be carried out otherwise than in accordance with
any such approval given.
Reason:
In order to ensure that the design and details are in the interest of the special
architectural or historic qualities of the listed building in accordance with Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policy HC1 (Heritage conservation and growth) of the London Plan
(2021); Strategic Policy 12 (Design and Conservation) of The Core Strategy (2011)
and Saved Policies: 3.15 (Conservation of the Historic Environment); 3.16
(Conservation Areas); 3.17 (Listed Buildings) of The Southwark Plan (2007).
14. SIGNAGE
Prior to commencement of the relevant works, details of signage, including any
proposed stonework or lettering to be located on the front (street-facing) facades of
the buildings shall be submitted to and agreed in writing by the Local Planning
Authority.
Reason:
In order to ensure that the design and details are in the interest of the special
architectural or historic qualities of the listed building in accordance with Chapter 16
(Conserving and enhancing the historic environment) of the National Planning Policy
Framework (2021); Policy HC1 (Heritage conservation and growth) of the London Plan
(2021); Strategic Policy 12 (Design and Conservation) of The Core Strategy (2011)
and Saved Policies 3.15 (Conservation of the historic environment), 3.16
(Conservation Areas) and 3.17 (Listed Buildings) of The Southwark Plan (2007).
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Informative
LISTED BUILDING CONSENT
This listed building consent only applies to the works specified here, including the
drawings and schedules on this notice. Any additional fire, sound and other structural
works that may be necessary for building regulations approval and which are not
shown on the drawings and schedules on this notice are likely to require an additional
application for Listed Building Consent (LBC). Please bear in mind that unauthorised
works to a Listed Building could constitute a criminal offence.
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APPENDIX 2
Planning policy
National Planning Policy Framework (the framework)
The revised National Planning Policy Framework (‘NPPF’) was published on 20 July
2021, which sets out the national planning policy and how this needs to be applied.
The NPPF focuses on sustainable development with three key objectives: economic,
social and environmental. Paragraph 218 states that the policies in the Framework are
material considerations, which should be taken into account in dealing with
applications.
The relevant chapters from the Framework are:











Chapter 2 Achieving sustainable development
Chapter 6 Building a strong, competitive economy
Chapter 7 Ensuring the vitality of town centres
Chapter 8 Promoting healthy and safe communities
Chapter 9 Promoting sustainable transport
Chapter 11 Making effective use of land
Chapter 12 Achieving well-designed places
Chapter 14 Meeting the challenge of climate change, flooding and coastal
change
Chapter 15 Conserving and enhancing the natural environment
Chapter 16 Conserving and enhancing the historic environment.

The London Plan 2021
On 2 March 2021, the Mayor of London published the London Plan 2021. The spatial
development strategy sets a strategic framework for planning in Greater London and
forms part of the statutory Development Plan for Greater London. The relevant policies
are:
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Policy D3 Optimising site capacity through the design-led approach
Policy D4 Delivering good design
Policy D5 Inclusive design
Policy D8 Public realm
Policy D12 Fire safety
Policy D14 Noise
Policy HC1 Heritage conservation and growth
Policy G1 Green infrastructure
Policy G4 Open space
Policy G5 Urban greening
Policy G6 Biodiversity and access to nature
Policy G7 Trees and woodlands
Policy SI1 Improving air quality
Policy SI2 Minimising greenhouse gas emissions









Policy SI 12 Flood risk management
Policy SI 13 Sustainable drainage
Policy T4 Assessing and mitigating transport impacts
Policy T5 Cycling Policy
T6.5 Non-residential disabled persons parking
Policy T7 Deliveries, servicing and construction
Policy DF1 Delivery of the plan and planning obligations.

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







Strategic Policy 1 Sustainable development
Strategic Policy 2 Sustainable transport
Strategic Policy 10 Jobs and businesses
Strategic Policy 11 Open spaces and wildlife
Strategic Policy 12 Design and conservation
Strategic Policy 13 High environmental standards.

Southwark Plan 2007 (saved policies)
In 2013, the council resolved to ‘save’ all of the policies in the Southwark Plan 2007
unless they had been updated by the Core Strategy with the exception of Policy 1.8
(location of retail outside town centres). Paragraph 213 of the NPPF states that
existing policies should not be considered out of date simply because they were
adopted or made prior to publication of the Framework. Due weight should be given to
them, according to their degree of consistency with the Framework. The relevant
policies of the Southwark Plan 2007 are:
The relevant policies in the Plan are:
 Policy 1.1 Access to employment opportunities
 Policy 2.5 Planning obligations
 Policy 3.2 Protection of amenity
 Policy 3.3 Sustainability assessment
 Policy 3.4 Energy efficiency
 Policy 3.6 Air quality
 Policy 3.7 Waste reduction
 Policy 3.9 Water
 Policy 3.11 Efficient use of land
 Policy 3.12 Quality in design
 Policy 3.13 Urban design
 Policy 3.14 Designing out crime
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Policy 3.15 Conservation of the historic environment
Policy 3.17 Listed Buildings
Policy 3.18 Setting of listed buildings, conservation areas and world heritage






sites
Policy 5.2 Transport impacts
Policy 5.3 Walking and cycling
Policy 5.6 Car parking
Policy 5.7 Parking standards for disabled people and the mobility impaired.

SPDs
Of relevance in the consideration of this application are:
 2015 Technical Update to the Residential Design Standards SPD (2011)
 Section 106 Planning Obligations and Community Infrastructure Levy (CIL)
SPD (2015)
 Sustainable Design and Construction SPD (2008)
 Dulwich SPD 2013.
New Southwark Plan
The New Southwark Plan is now at an advanced stage. The New Southwark Plan
(NSP) was submitted to the Secretary of State in January 2020. The Examination in
Public (EiP) for the NSP took place between February and April 2021. The Inspectors
wrote a post hearings letter on 28 May 2021 and under Section 20(7)(c) of the
Planning and Compulsory Purchase Act (2004) the Council asked the Inspectors to
recommend Main Modifications to ensure the Plan is sound. The Council is consulting
on the Main Modifications as recommended by the Inspectors from 6 August 2021 to
24 September 2021. The Inspectors will write a report once the consultation has
concluded and they have had the opportunity to consider representations.
It is anticipated that the plan will be adopted later in 2021 and will replace the saved
policies of the 2007 Southwark Plan, the 2011 Core Strategy, the Aylesbury Area
Action Plan 2010, the Peckham and Nunhead Area Action Plan 2014 and the Canada
Water Area Action Plan 2015. 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.
The Inspectors have heard all the evidence submitted at the Hearings and in previous
stages of consultation. The Main Modifications comprise the changes to policies the
Inspectors consider are needed to ensure the Plan is sound.
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APPENDIX 3
Relevant planning history
Reference and Proposal

Status

08/AP/0034
33 East Dulwich Grove
Partial demolition of rear wall to rear, ground floor extension and
rebuilding to address severe cracking and displacement of rendered
brickwork following ground subsidence; associated internal and
external decorations and crack repairs.

Dec:
GRANTED
Date:
31/03/2008

08/AP/1017
33 East Dulwich Grove
Details of a structural report as required by condition 4 of planning
permission dated 31/03/2008 LBS.REG:08-AP-0034 for partial
demolition of rear wall to rear, ground floor extension and rebuilding to
address severe cracking and displacement of rendered brick work
following ground subsidence, associated internal and external
decorations and crack repairs.(LISTED BUILDING APPLICATION)

03/AP/0210
31 East Dulwich Grove London SE22 8PW
Details of cycle storage as required by condition 5 and refuse storage
as required by condition 6 of planning permission dated 23/07/02 LBS
Reg.0200034 for change of use from office to primary school for 36
pupils.
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Dec:
GRANTED
Date:
08/07/2008

Dec:
GRANTED
Date:
27/10/2003

APPENDIX 4
Consultation undertaken
Site notice date:
Press notice date: 15/07/2021
Case officer site visit date: n/a
Neighbour consultation letters sent: 12/07/2021

Internal services consulted
Transport Policy
Design and Conservation Team [Formal]
Environmental Protection
Flood Risk Management & Urban Drainage
Transport Policy
Transport Policy
Design and Conservation Team [Formal]
Environmental Protection

Statutory and non-statutory organisations

Transport for London

Transport for London
Neighbour and local groups consulted:
1 Tell Grove London Southwark
First Floor Flat 35 East Dulwich Grove
London
Ground Floor Flat 35 East Dulwich
Grove London
Re-consultation:

55

Second Floor Flat 35 East Dulwich
Grove London
31 East Dulwich Grove London
Southwark

APPENDIX 5
Consultation responses received
Internal services

Transport Policy
Design and Conservation Team [Formal]
Environmental Protection
Transport Policy
Design and Conservation Team [Formal]
Statutory and non-statutory organisations

Transport for London
Neighbour and local groups consulted:
77 Ivanhoe road London Se58dj
66 Silvester Road East Dulwich SE22
9PE
22 Lordship Lane London SE22 8HN
84 Salters Hill London SE19 1EA
10 East Dulwich Grove East Dulwich
SE22 8PP
18 East Dulwich Grove London
SE228PP
64 Crawthew Grove London
64 Crawthew Grove East Dulwich SE229AB
Flat 4, 36 east dulwich grove London
SE22 8PP
9 Tel Grove London SE22 8RH
167 Peckham Rye London UK SE15 3hz
Flat 11 Byron Court Lordship Lane
LONDON
Flat 4 Waldron House Brixton
53 Ashbourne Grove London SE22 8RN
Plough Homecraft 346-348 Lordship
Lane Dulwich
21a TINTAGEL CRESCENT LONDON
SE228HT
Unit 2, Church Lane Estate Church
Lane, Plummers Plain Horsham
31 East Dulwich Grove Dulwich London
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Flat 5 36 East Dulwich Grove London
15 Elsie Road London Southwark
The Villa 54 - 56 Lyndhurst Grove
London
11 B East Dulwich Grove London
SE228PW
50 Altima Ct East Dulwich Road London
201 Lordship Lane East Dulwich London
88 Bushey Hill Road London SE5 8QJ
26 East Dulwich Grove London SE22
8PP
31 East Dulwich Grove London SE22
8PW
26 Matham Grove London SE22 8PN
28 Ashbourne Grove East Dulwich
23 Wood Vale London SE23 3DS
28A East Dulwich Grove London
19 Ashbourne Grove London SE22 8RN
84a East Dulwich Grove East Dulwich
209 East Dulwich Grove London SE22
8SY
295 Ivydale rd London SE153DZ
50 Ashbourne Grove London SE22 8RL
29 East Dulwich Grove East Dulwich
London
209 East Dulwich Grove London SE22
8SY

28 Ashbourne Grove East Dulwich
London
21 Crawthew Grove East Dulwich SE22
9AA
23 Woodwarde Road London SE22 8UN
26 Ashbourne Grove East dulwich
Se228rl
Crawthew London Se229ab
5 Tell Grove East Dulwich SE22 8RH
47a Amott Road London SE15 4HU
24 Elmbourne road London Sw178jr
49A East Dulwich Grove London SE22
8PR
19A East Dulwich Grove London SE22
8PW
71 Whateley Road London Se229de
693 Wandsworth Road Clapham Town
SW8 3JF
4 Matham Grove London SE22 8PN
21a Tyrrell Road London SE22 9NA
169 Eversleigh Road London SW11 5UY
4 Matham Grove London SE22 8PN
17 Elsie Road London Southwark
29 East Dulwich Grove London
Southwark
7 Derwent Grove London SE22 8DZ
115 Dulwich Village London SE21 7BJ
164 Hollydale Road London SE15 2TQ
120 Norwood High Street West Norwood
SE27 9NH
16 landcroft road London Se22 9lh
65 London W149pj
71 Ethnard Road London SE15 1SB
32 Abbotswood Rd London SE22 8DL
103a Crystal Palace Road London se22
9es
Flat 3 London SE20 7SR
Flat 12A Dearmer House Tulse Hill
London
33 EDG Nursery London SE228PW
35 Elsie Road London SE22 8DX
Flat 12 26 Dartmouth Road SE23 3XU
201 Lodshipship lanes East Dulwich
SE22 8HA
34 torr lane Plymouth Pl3 5nz
47a Amott Road London SE15 4HU
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45 Nutfield Road London SE22 9DG
157 Lordship Lane London
Flat 12 26 Dartmouth Road SE23 3XU
31 Adys Road London SE15 4DZ
96b Forest Hill Road London
28 Ashbourne Grove London SE22 8RL
29 Rye Court 214 Peckham Rye London
25 Playfield Crescent London Se228qr
14a Herne Hill Mansions Lambeth
London
18 Lausanne Road London SE152HU
Flat 1 Burgess House London
44 Amott Road London SE15 4JD
14 Frankfurt Road Herne Hill LONDON
119 B Blackstock Road London N4 2JW
1 Tell Grove London Southwark
100 Wood Vale London SE23 3ED
9 Tell Grove London SE22 8RH
29 Elsie Road East Dulwich SE22 8DX
3 Milo Rd London SE22 8LX
St Margaret Clitherow church 22 Dulwich
Wood Park Dulwich
40 Elsie Road London SE22 8DX
31 Matham Grove London SE22 8PN
Hazel Court Haydon Way London
15 frogley road East Dulwich SE22 9DF
24 Derwent Grove London Se22 8ea
40b Tarbert London SE22 8QB
31 East Dulwich Grove Dulwich London
35 Elsie Road London SE22 8DX
35 Chesterfield Grove London SE22
8RP
21A Tintagel Crescent London
Southwark
51A East Dulwich Grove London SE22
8PR
14 Angelina House Goldsmiths Road
Peckham
31 East Dulwich Grove London Se228pw
29 MOSSLEA ROAD Bromley BR2 9 PS
40b Tarbert Road London SE22 8QB
35 Melbourne Grove London SE22 8RG
18 zenoria street London Se22 8hp
12A Dearmer House Tulse Hill London
47a Oakhurst Grove London SE229AH
14, Williamson Court 163a Peckham Rye
London
172a Barry Road London SE220JW

198, Croxted Road London SE21 8NW
81 East Dulwich Grove LONDON SE22
8PU
112 Landcroft Road London
32 Adys Road London SE15 4DZ
Hazel Court Haydon Way London
26 Matham Grove London SE228PN
243 Crystal Palace Road London
28 Grove Vale London SE5 8DH
29 Matham Grove London SE22 8PN
42 East Dulwich Grove London SE22
8PW
Fairhill Cottage, Warners Hill Cookham
Dean Maidenhead
457c Lordship Lane East Dulwich
London
9 Tell Grove London Southwark
22 Dulwich Wood Park Dulwich SE19
1HL
1 Great Spilmans London SE22 8SZ
13 Bassano Street East Dulwich London
172a Barry Road Dulwich SE220JW
13 Tell Grove London Southwark
30 Ashbourne Grove London SE22 8RL
201 Lordship Lane Dulwich London
47A East Dulwich Grove London SE22
8PR
3 Acacia Grove West Dulwich London
24 Matham Grove East Dulwich SE22
8PN
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