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Item 7.1
23/AP/0330
10 Love Walk, London, SE5 8AE

Demolition of all existing buildings on site and comprehensive redevelopment to 
provide a part-three and part-four storey new care home (Class C2 - Residential 
Institutions), including up to 63 bedrooms each with wet room, plus cycle parking, 
refuse/recycling storage, mechanical and electrical plant, new sub-station, 
landscaping and green/living walls, amenity areas, perimeter treatment and 
associated ancillary works.
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Site location plan and aerial image
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Constraints and designations

• Air Quality Management Area
• Critical Drainage Area
• Smoke Control Zone
• Camberwell Area Vision AV05
• Urban Zone
• TPO London Plane
• PTAL 6a

Surrounding area

Adjacent to the Camberwell Grove
Conservation Area (shaded red)

Listed Buildings (highlighted in green)
• Grade II 18-60 Kerfield Place
• Grade II 49-55 Grove Lane
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Existing care home
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Consultation responses

• 11 letters in support

• Important to have sufficient housing for older people in need of care
• Critical need in the borough.
• Existing care home is in a poor state of repair and has a negative impact on street scene
• Will redevelop an underused site
• Exceeds building regulation standards and help to meet zero carbon targets

• 141 letters of objection raising the following concerns:

• Scale, height and architecture
• Impact on the Camberwell Grove conservation area
• Impact on residents amenity
• Inadequate access
• Inadequate parking provision
• Increased traffic and transport
• Loss of trees
• Lack of consultation
• Concerns regarding the quality of accommodation
• Increased pressure on water systems.
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Proposed site plan
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Proposed basement plan
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Proposed ground floor
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Proposed first floor
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Proposed second floor
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Proposed third floor
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Proposed roof plan
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Proposed elevations
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Proposed elevations
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CGI Images from Love Walk
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CGI Images
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CGI Images
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View 1 – Kerfield Place

3D model view AVR view submitted 29/06/2023
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View 2 – Eastern end of Love Walk

3D model view AVR view submitted 29/06/2023
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View 3 – Evesham Walk

3D model view AVR view submitted 29/06/2023
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View from 10A Love Walk
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Impact on neighbour amenity: 
Daylight and sunlight

• 6 Love Walk
• 11 A-F Love Walk
• 48 Grove Lane
• 40 Kerfield Place
• 54, 56 and 58 Grove Lane
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9.2m

19.05m

14.75m
12.05m

20.18m

Separation distances with neighbouring properties
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External amenity space

• Total 665sqm
• Ground floor gardens

427sqm
• First floor terraces 36sqm
• Second floor terraces 63sqm
• Third floor terraces 139sqm

Landscaping

• Removal of 17 trees
• 13 category C
• 4 category U

• Tree contribution of £56,434
• Urban Greening Factor score:

0.427
• 17.28% Biodiversity Net Gain
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Proposed Highways works
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Conclusion:

• Redevelopment of currently underused site to provide a new high quality 63 en-suite bedroom
dementia care home.

• Would meet the backlog and growing need for dementia care homes in Southwark, in accordance
with the Southwark Plan (2022) and London Plan (2021).

• It would have some impact Love Walk, however, opportunities have been taken to improve the
design and detailing of the proposed building.

• There would be some minor less than substantial harm to the setting of the Camberwell Grove
Conservation Area and Grade II Listed 18-60 Grove Lane. The public benefit of providing the
specialist dementia care facility is considered to provide the clear and convincing justification for the
development to satisfy the test of the NPPF (2021).

• No significant impact on neighbouring amenity. The majority of the neighbouring properties meet the
BRE criteria given the urban context.

• Hard and soft landscaping proposal across the site including the provision of green roofs, green
walls, 92 PV panels and air source heat pump. The proposal would have a UGF 0.427 and
Biodiversity Net Gain of 17.28%.

• Officers are recommending the application for approval subject to conditions and completion of a
s106 legal agreement.
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Item 7.2  
21/AP/3417

Herne Hill Stadium, 104 Burbage Road, London, SE24 9HE

Retrospective planning application for the use of land as a class E(f) outdoor 
nursery (and temporary use as a holiday club) and the stationing of 
associated temporary free standing structures. This application is a 
DEPARTURE APPLICATION: The proposed development is a departure from 
Policy P57 (Open Space) of the Southwark Plan (2022).
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Site Context 

Presenter Notes
Presentation Notes
Site abuts Griffin Sports Club NE, Railway Line NW and Burbage Road SW53m to rear façade of neighboursFS located in SW Corner of siteDulwich Village Conservation AreaHerne Hill Stadium Metropolitan Open Land (MOL)Herne Hill Stadium Site of Importance for Nature Conservation (SINC)
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Site Plan

Presenter Notes
Presentation Notes
Site is located within wider grounds of HHV, covering 4 HaRed line of site is approximately 0.23 HaAccessed via a lane near 104 Burbage Road
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Proposed site plan Elevations and photographs

Details of Proposal

Presenter Notes
Presentation Notes
The land was previously in use in association with the wider velodrome site as woodland and off road cycle tracks Enforcement complaint was received in August 2020. Schools Outdoor Dulwich leases the land from Herne Hill Velodrome Trust, is a sister nursery of Under the Willow Nursery located on Croxted Road. Development is situated to SW corner, however proposal is for fluid use of the whole red line area. Retention of Forest School, to accommodate 24 nursery students and an additional 20 students at holiday club for 10 weeks across the year.Activities comprise a mix of guided and self-led learning and outdoor play. Supported by temporary free standing structures, equipment tent, shed and two toilet blocks. 
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Summary of objections

• Principle of land use
• Impact to community facility 
• Visual impact to conservation area
• Transport impacts
• Lack of consultation
• Breach of planning permission 

15/AP/0790
• Amenity impacts
• Fire risk 
• Air quality
• Ecological impacts 

Summary of comments in support

• Enhances velodrome viability
• Provides childcare
• Well-being of children
• Preserves MOL
• No adverse highway impact
• Supports employment

Publicity and Consultation 

Presenter Notes
Presentation Notes
The public consultation process included various forms of publicity through the Council Planning Register, site notices, neighbour letters and through Press Notices across the life cycle of this application. The Council website was regularly updated with information and residents were kept informed with updated from the Planning Department. We also conducted re-consultation as necessary to ensure residents had the opportunity to review and comment on additional detail provided in support of the  proposal This has acknowledged and responded to concerns raised by neighbours with additional revisions of the noise impact assessment and the negotiation of the operational management plan condition In total there 45 objections which are summarised in themes. Expanded points on each of these themes can be found in paragraph 17 of the committee report.
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Assessment:

Principle of the land use

• The proposal would not curtail the community facility

• Proposal publicised as a departure application, as the use is not directly cited 
amongst policy

• The proposal is considered to comply with P57 ‘Open spaces’ as a use which 
preserves the openness of MOL

• Proposal accords with P27 ‘Education places’, as this would provide additional 
nursery spaces

• The nursery is well supported by facilities commensurate to its scale and 
nature

Presenter Notes
Presentation Notes
P57 cites requirement for development not to detract from the openness and character of the MOLCites provision of ancillary features essential for outdoor sport, recreation, cemeteriesOr for other uses which preserve the openness of MOL and do not conflict with its function
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Design

• Free-standing structures preserve the openness of the MOL and the 
conservation area

• Condition will be applied to remove structures if the use ceases. 
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Landscaping, trees and ecology

• Urban Forester is satisfied in regard to safety of tree canopy, waste 
management, proximity of structures to trees

• Urban Forester has raised no objection further to condition for tree planting

• Ecological enhancement secured by condition, with mitigations outlined 
ecology report

Presenter Notes
Presentation Notes
Loss of trees raised by residents which is considered to have been resolved by tree planting conditionMitigations include provision of bird and bat nesting boxes, hedgehogs houses and log piles for insects, secured by condition
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Amenity

Presenter Notes
Presentation Notes
Concern with regard to overlooking from raised ground levels, tree planting and distance to rear gardens and properties would be considered sufficient
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Burbage Road residents

Noise

Presenter Notes
Presentation Notes
Background noise levelsTwo noise surveys carried out, the first 02 September 2021 and 16 March 2023Weather conditions were conducive, average windspeed of 0.4 m/s, highs of 19 lows of 15, sunshine and light windsMeasurements taken away from the nursery to be representative of potentially affected receptors Background noise levels taken 08:00 to 18:00 Average sound pressure level of 51.1 Db measured across 10 hour sampleMajority of the time this was 38.6 to 42.5 db 
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Noise levels across the day
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Noise levels across the day

Presenter Notes
Presentation Notes
Cite how additional survey captured the holiday club children, producing 54.9 db across sample period 10:15 to 10:25Add in slide to make comparisons of how the sound level is perceived. What does 54.9 db actually sound like? 50 – 60 db can be classified as conversation, which makes sense. 
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Impact of noise received by neighbours

Presenter Notes
Presentation Notes
NoiseMap model predicts max average sound level at 52 BR, as 36 db, 15 db attenuationMaximum noise events are considered to exceed ambient noise levels of 51.6 dB by 1.1 Db *clarify this point*Contribution of the nursery is considered to exceed ambient noise levels by 1.1dB, a negligible increase according to IEMA guidelinesPresence of other background noisesComment on scrutiny letterLetter from KP Acoustics submitted to scrutinise the AIARaises omission of assessment of uncertainty, relevant to impulsive and tonal noise from young childrenMaximum noise events would exceed ambient noise level by 4 dB and up to 8 dB at the rear façade of properties on Burbage RoadMaximum noise events would exceed background noise level of 39 dB by approximately 16 dB The letter observes that the noise is disruptive constituting a Significant Observed Adverse Equivalent Level (SOAEL)Other concerns raised in regard to impact of topography on findings, impact of outbuildings shielding noise and requirement for mitigations to be incorporatedEPT CommentsBoth the amended AIA and scrutiny letter has been reviewed by EPTFull assessment of uncertainty has not been provided in accordance with noise technical guidanceApplicant is recommended to explore further distance between nursery and nearby residents as well as acoustic fencingVisits to site have shown that activities are largely not disruptive, but should be balanced against Observed Adverse Noise Effect LevelIt is recommended that a noise management plan is drawn up to allow accountability from the applicant and ongoing monitoring
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Amenity and noise impacts (continued)

• Both the AIA and Acousticians letter are acknowledged in their assessment of 
the proposal

• Important to note that the type of noise produced is subjective and intermittent

• Planning officers have resolved to undertake a balanced assessment of the 
impacts

• This has been supplemented with site visits to the nursery to observe activities

• Occasional increases in noise levels are acknowledged, however not 
considered to be detrimental to wider amenity to warrant refusal

• The land use is not considered to be uncommon in residential areas where 
nurseries serve residential localities

• A noise section of the operational management plan to be conditioned will be 
secured 

Presenter Notes
Presentation Notes
Site visits 10 June 202213 June 202215 June 202226 August 2022 Benefit to children under PSED
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Other matters

• Fire safety

• Air quality

• Transport

Presenter Notes
Presentation Notes
The nursery is situated in the open MOL with accessibility for firefighters if required and sufficient space for evacuation and assemblyFire safety measures such as the placement of extinguishers, buckets of water and prohibition of smoking and use of e-cigarettes will be in placeA fire safety protocol outlines the fire drill procedure where the alarm is raised, children and staff are evacuated and the emergency services are contacted A condition requiring the approval of an operational management plan will require a fire safety section for ongoing complianceConcern raised regarding the impact of open fires upon local residents within smoke control zoneConsidered necessary to secure the use of smokeless fuels in accordance with DEFRA guidelines, with operational management plan conditionUsers of the site would primarily access on foot and by bicycle from the local areaThe main velodrome has some provision of existing car parking, this is not considered to lead to excess parking or traffic congestionThe shared access lane requires cars to access at 5mph, which preserves safety along the shared access routeThe proposal can utilise sufficient bicycle parking spaces at the main Velodrome PavillionThe waste requirements of the use would be accommodated with the wider velodrome siteThe proposal would be served with fresh food daily, from Under the Willow Nursery. 
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Conditions

• Approved plans: for free standing structures

• Ecological enhancement: to secure mitigations

• Tree planting: 7 Elm ‘New Horizon’ trees

• Operational management plan: details for operations, activities, noise 
management, fire safety, servicing, delivery and waste management

• Hours of operation: 08:00 to 18:00 Monday to Friday

• Number of children: Maximum 44 children

• Removal of alternative uses: other Class E uses excluded

• Removal of permitted development: excluded from Class M PD rights

• Removal of structures: at cessation of use
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Conclusion

• Principle of the land use is considered acceptable on balance

• Land use is acceptable in terms of design, fire safety, landscaping and trees,  
transport, amenity impacts and air quality

• Noise impact is considered acceptable on balance

• Conditions have been agreed to secure tree planting, ecological enhancement 
and the submission of a management plan
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