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Item No.  
 
7.1 

Classification:   
 
OPEN 
 

Date: 
 
30 November 2021 

Meeting Name:  
 
Planning Committee 

Report title:  
 
 

Development Management planning application:   
Application 20/AP/3285 for: Full Planning Application 
 
Address: 40-46 SOLOMONS PASSAGE, LONDON, SOUTHWARK, 
SE15 3UH 
   
Proposal: Demolition of all buildings on the site and construction of a 
development of 91 residential units within four buildings (a 7-storey 
Block A building, a 6-storey Block B/C building and two buildings in 
Block D of 2- and 4-storeys), together with alterations to the retained 
basement, provision of car and cycle parking and landscaping. 
 

Ward(s) or  
groups  
affected:  

Peckham Rye 

From:  Director of Planning and Growth 

Application Start Date: 11/11/2020   PPA Expiry Date: 28/2/2022  

Earliest Decision Date: 10/4/2021  

 
 
 RECOMMENDATION 

 
1.  That planning permission be granted subject to conditions and the applicant 

entering into an appropriate legal agreement. 
  
2.  In the event that the requirements of paragraph 1 above are not met by 31 May 

2022, the Director of Planning and Growth be authorised to refuse planning 
permission, if appropriate, for the reasons set out in paragraph 229. 

  
 EXECUTIVE SUMMARY 

 

3. 3
. 
The application proposes to demolish all buildings on the site, which despite 
their relatively recent construction have substantial faults.  Four replacement 
residential blocks A-D are proposed, which are larger, taller and of improved 
architecture when compared to the existing buildings. This application has been 
made by the siteôs new owner, Henley. It follows on from two 2017 applications 
by the previous owner, Wandle Housing Association, that were granted 
permission; firstly to demolish two blocks and replace with a larger building, and 
secondly to carry out extensive renovations to the other two blocks. These 2018 
permissions have not been implemented. 

  
4. 5

. 
The current application was amended twice in response to neighbour objections 
and officer comments, particularly to the detail of block Dôs heights, windows 
and balconies near to the boundary with the Waveney Avenue properties.  The 
affordable housing offer was increased from 35% to 40%.  
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5. 6

. 
The special circumstances of the existing structures requiring replacement so 
soon after construction are accepted in this case, particularly as the site has 
continued to deteriorate since the earlier applications were presented to the 
Planning Committee in June 2018. The current proposal provides an improved 
residential quality and design compared with the existing flats and the approved 
scheme.  The six additional homes would contribute to the boroughôs housing 
targets.  The proposal would achieve a 44.3% reduction in carbon emissions, 
and the full redevelopment of the site would enable a more sustainable 
construction to replace these buildings.  The new homes would be better quality, 
well-insulated and ultimately more carbon-efficient homes, capable of long term 
beneficial use. 

  
6.  The public responses to the initial consultation and two re-consultations were 

mainly in objection, focussed on the history of redevelopments on this site, harm 
to neighbour amenity, unacceptable design, lack of affordable housing, transport 
impacts (particularly on-street parking pressure), pollution, sustainability issues, 
and lack of engagement by the applicant at pre-application stage.  The applicant 
has worked with some of the closest neighbours on the boundary height, 
detailing of windows and balconies and surveyed heights for the final scheme 
design.  Two objections and one support comment were received to the last 
consultation.   

  
7.  The proposal complies with adopted policies, and provides 40% affordable 

housing in the tenure split of emerging New Southwark Plan policy P1. It would 
have an acceptable impact on neighbour amenity and heritage assets in the 
area, and has taken sufficient account of sustainability considerations, transport 
and highways, tree and biodiversity impacts. The application is recommended 
for approval, subject to conditions and completion of a legal agreement. 

  
 Planning summary tables 

 

Housing  

 

Homes 

 

Private 

Homes 

Privat

e HR. 

Aff.SR 

Homes 

Aff.SR 

HR 

Aff.Int 

Homes 

Aff.Int 

HR 

Homes Total 

(% of total) 

HR Total 

Studio 4 8 0 0 0 0 4 (4.4%) 8 (2.7%) 

1 bed 21 44 3 6 2 4 26 (28.6%) 54 (18.3%) 

2 bed 26 85 11 40 5 16 42 (46.2%) 141 (47.8) 

3 bed 8 40 8 37 3 15 19 (20.9%) 92 (31.2%) 

4 bed + 0 0 0 0 0 0 0 0 

Total 

and (% 

of total) 

59 

(65%) 

177 

(60%) 

22 

(24%) 

83 

(28%) 

10 

(11%) 

35 

(12%) 

91 

(100%) 

295 

(100%) 
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Parks and child play space 

 Existing sqm Proposed 

sqm 

Change +/- 

Public Open  Space 0 0 0 

Play Space 0 123 +123 

 

Environmental, carbon neutrality, trees  

CO2 Savings beyond part L Building 

Regs. 

44.3% 

Trees lost Class A (0) Class B (5) Class C (1). 

Trees gained 7  

 

 Existing Proposed Change +/- 

Urban Greening Factor (unknown) 0.32 + 

Greenfield Run Off Rate  146.3 l/s 6 l/s -140.3 l/s 

Green/Brown Roofs 0sqm 780sqm +780sqm 

EVCPS  (on site) 0 8 +8 

Cycle parking spaces  Approx. 50 238 Approx. +188 

Car parking spaces 62 40 -22 

 

CIL and S106 (or Unilateral Undertaking)  

CIL (estimated) £548,944.45 

MCIL (estimated) £127,253.67 

S106 £241,892.14 
 

  
  

 BACKGROUND INFORMATION 
 

 Site location and description 
 

8. 7
. 
The application site of nos. 40, 42, 44 and 46 Solomons Passage has an area of 
0.35 hectares, and fronts Peckham Rye to the south, and Solomons Passage to 
the west. It encompasses four blocks known as A, B, C and D. The site is 
surrounded by hoarding and most of the 85 flats are vacant. 
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 Existing site layout plan of blocks A to D 

  
  

 
 Existing block A (centre) as seen from Peckham Rye, with neighbouring Aura 

Court on the right-hand side and the dark brown cladding of block B on the left 
  
9.  Block A (no. 46 Solomons Passage) is at the southern end of the site, facing onto 

Peckham Rye and Solomons Passage. It is a five storey block, with a sixth storey 
corner element, and contains 23 flats. 

  
10.  Block B (no. 44) has four storeys fronting Solomons Passage with a fifth storey 
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set back from the front elevation, and is six storeys high on the eastern side 
(close to the boundary with Aura Court). It contains 31 flats. 

  
  

 
 Block C on the right and block D on the left.  
  

11.  Block C (no. 42) is three- and four-storeys high on the Solomons Passage 
frontage, with set back fourth and fifth storeys on the eastern boundary with 
Williamson Court.  It provides 17 flats. 

  
12.  Block D (no. 40) is at the northern end of the site and is bounded by the rear 

gardens of the Waveney Avenue. Despite being referred to as block D, there are 
actually two separate buildings. The larger C-shaped building fronts onto 
Solomons Passage, has two and three storeys and contains 12 units (7 flats, 1 
maisonette and 4 small two-storey houses). The smaller, two-storey building is 
set further to the east between Williamson Court and Waveney Avenue and 
contains two flats. 

  
13.  The existing buildings all have a combination of white render and horizontal 

timber-cladding to the elevations, with metal balcony railings.  A store building 
on the Peckham Rye frontage takes up part of the front garden.   

  
14.  Solomons Passage is a cul-de-sac of residential properties.  On the north-

western side of Solomons Passage, facing the site are three- and four- storey 
blocks of flats. To the north of the application site are two-storey residential 
terraced properties along Waveney Avenue. 

  
15.  To the south and east of the application site are two blocks of flats - Aura Court 

and Williamson Court. Aura Court is a large C-shaped block of 50 flats, 5- to 7-
storeys high which fronts Peckham Rye, constructed in white render, timber 
cladding and aluminium cladding. Williamson Court is set behind Aura Court 
further back from Peckham Rye and is 4- to 5-storeys high, also in white render. 
Aura Court and Williamson Court are of similar age to the application site. 

  
16.  The site is within the urban density zone. The site is not within a conservation 

area, although the Nunhead Green Conservation Area is very close, only 10m to 
the north of the site and includes the Carden Road properties. The nearest listed 
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buildings are nos. 141-153 Peckham Rye, which are grade II listed and are 51m 
to the west of the site. The site is not within an archaeological priority area, and 
there are no protected trees on or near to the site.  Peckham Rye is a Site of 
Importance for Nature Conservation and Metropolitan Open Land, and a grade 
II listed registered park.  

  
 Details of proposal 

 

17.  This application follows on from two earlier applications considered by the 
Planning Committee on 4 June 2018 made by the former owner, Wandle Housing 
Association.  Those planning permissions were issued in October 2018. The 
permissions approved works to reclad and substantially renovate blocks A and 
D (ref. 17/AP/2326), and to demolish and redevelop blocks B and C as one larger 
block (ref. 17/AP/2330).  Wandle has since sold the site to Henley, the current 
applicant, in 2020. Henley is now proposing to redevelop all the buildings on the 
site and build 91 new flats and houses.   

  
18.  The current application seeks to demolish all buildings on the site, including the 

plant store at the front of the site and a cycle store.  The basement car park and 
vehicle ramp down would be the only retained structures on the site. 

  
  

 
 Proposed floorplan showing the blocks and store buildings to be demolished in 

red 
  
  

 



 

9 
 

 Existing section through the site showing in red the demolition of all building 
above ground level 

  
19.  Five new buildings are proposed, one on Peckham Rye in the same location as 

block A, one long central building to replace blocks B and C, one at the northern 
end to replace block D, and a smaller block D building at the rear.   The layout is 
shown below.  

  
  

 
 Proposed site plan 
  

20.  A total of 91 residential units are proposed, 6 more than the 85 flats and houses 
in the current buildings (and 4 more than approved in the 2018 permissions).  Of 
these 91, 59 would be market tenure, 10 intermediate tenure and 22 social rent.  
A brief description of each proposed building is set out below along with some of 
the submitted visuals.  
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 Visual of block A 
  
 Block A 

 
21.  Block A at the front of the site, facing onto Peckham Rye, would be have a 

shoulder height of five storeys, with two further floors set back from the side and 
front walls to give a total height of seven storeys. It would measure 24m wide 
and 17m deep (although the projecting balconies that stretch around the corners 
increase these dimensions), with a shoulder height of 16.9m, roof height of 
22.4m, and maximum height of 23.2m for the lift shaft.  

  
22.  It would provide 26 flats and one duplex unit, all of which would be market 

housing.  A ground floor bin store is proposed at the rear. All units would have a 
garden, balcony or a roof terrace. The existing front plant store alongside the 
Peckham Rye pavement would be demolished, allowing a larger front garden 
area to be created (as communal amenity space and playspace).  

  
  

 
 Visual of part of block B/C in the centre and righthand side, and block D on the 

left 
  
 Block B/C 

 
23.  The largest proposed building would replace two buildings at the centre of the 

site, blocks B and C.  It would have two cores: the south-western part (block B) 
would be private tenure providing 32 flats, while block C at the north-eastern end 
would be 20 social rent flats.  

  
24.  It would measure 54m wide and varies in depth from 12.6m to 23.5m.  It would 

be three- to six-storeys high. The heights of the different parts of the building step 
from 10.6m at the three-storey front bays, 13.8m for the four-storey frontage, 
16.9m for the five-storey main building parapet, the main roof at 19.5m, the lift 
overruns at 20.9m and plant enclosure at 21.2m.   

  
25.  The ground floor flats would have gardens, and the flats in the upper levels would 




































































































































