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7th October 2016

The person dealing with this matter is Helen Acton

North Cray Residents Association

Dear Sir/Madam

TOWN AND COUNTRY PLANNING ACTS
20, 22, 28 And Land Rear Of 20 - 28  St James Way Sidcup
Demolition of No. 20 and erection 1 x 3 bed and 5 x 4 bed detached dwellings with
provision of  parking, a detached garage to no.  28 with new access road from St
James Way.

I refer to your correspondence on the above application and write to inform you that
your observations in respect of the proposal were considered in reaching the decision
detailed below.

Decision: Application Refused

Conditions/Reasons for Refusal:  

 1 Due to the spatial relationship of the Cedar of Lebanon tree, which is 
protected by a Tree Preservation Order, to the proposed development, 
applications to repeatedly or excessively prune, or entirely remove the tree 
may reasonably be expected. The extent of dominance of the tree, its effect 
on shading and the prospective occupiers' reasonable use and enjoyment of
the garden are such that the long term retention of the tree is considered to 
be severely prejudiced by the proposed development. This would result in a 
serious loss of amenity due to the widespread visibility of the tree and the 
public amenity which it provides, contrary to saved Unitary Development 
Plan (2004) Policies H3, H8, ENV35 and ENV39 and Core Strategy (2012) 
Policy CS06.

 2 The proposal involves the removal of the majority of trees from the site, 
including specimens which are categorised as "desirable for retention" 
(Copper Beech, Monterey Cypress and Deodar Cedar) as well as others 
within the southern part of the site, and including also a group of Beech 
trees and Holly trees along the rear boundary of the site. These trees 
contribute significantly to the character and appearance of the area, when 
viewed from the houses in The Grove (to the west) and also from the 
houses to the south, which are within the High Beeches Conservation Area. 
This represents an undesirable deterioration in the character and 
appearance of the site, contrary to saved Unitary Development Plan (2004) 
Policies H3, H7, H8, ENV35, ENV39 and Core Strategy (2012) Policy CS06,
affecting thereby the character and appearance of the High Beeches 
Conservation Area which is adjacent to the site.
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 3 The proposed development of the site represents a reduction in the amenity 
enjoyed by the surrounding residents particularly in The Grove, whose 
outlook from their homes and gardens will be fundamentally adversely 
affected by the introduction of the buildings on the site, in locations which 
are on a higher ground level thereby exacerbating this effect. This is 
considered to be contrary to the saved Unitary Development Plan (2004) 
Policies H7, H8 and ENV39.

 4 The extent of useable private garden area available for the occupiers of the 
large family home proposed on Plot 3, is considered to be unacceptable. A 
significant proportion of the rear garden will be covered by the canopy of the
retained Cedar tree, under which little will grow. Fears about branch drop, or
actual branch drop, will limit the available area of this garden by the 
occupying family. Due to the tree canopy and the orientation of the site, only 
a reduced area of the garden will receive direct sunlight for a part of the 
middle of the day. For all of these reasons, the size of useable private 
garden for this house is considered to be unacceptable, contrary to saved 
Unitary Development Plan (2004) Policies ENV39 and H7.

INFORMATIVES :-

 1 To assist applicants the Local Planning Authority has produced policies and
written guidance, all of which together with national and London wide policy,
is  available  on  the  Council's  website.   A pre-planning application  advice
service is also offered and encouraged.  In this instance the pre application
advice provided by the LPA was taken into account in many respects, but
upon full assessment of the proposed development, it has been concluded
that   the submitted application does not  accord with planning policy and
guidance.   The  LPA acted  in  a  proactive  manner,  offering  suggested
improvements to the scheme to comply with policies and written guidance
and these have been incorporated by the applicant.  Notwithstanding the
amendments which were incorporated, the scheme remains unacceptable.
The  LPA delivered  the  decision  in  a  timely  manner,  in  accordance  with
previous advice given and acted in accordance with the requirements of the
NPPF.

 2 This  decision has been taken on the basis  of  the documents and plans
submitted with the application being plan number 15134 S101 C, S102 B,
S103 C, /C101A, /C102A, P101 H, P102 Q, P105 D, P110 H, P111 B, P112
D, P113 D, P114 D, P115 D, P120 A and P121 B.

Yours faithfully

Head of Development Control


