PLANNING BOARD

Agenda Item: 5

7 January 2020

Reference No: 18/4530/F

Applicant: The Edition Group
Agent:
Savills
Site Address:
Ravensbourne Wharf,
Norman Road, Greenwich, SE10 9QF

Ward: Greenwich West
Application Type: Full Planning
Permission

1.

Recommendation

1.1

The Board is requested to Grant Planning Permission as outlined below:
Demolition of existing buildings and construction of a 28 storey building (plus
basement) comprising 129 self-contained residential units (Use Class C3), 791sqm
of co-working office floorspace (Use Class B1a) and 64sqm of café floorspace (Use
Class A3), public realm improvements, hard and soft landscaping, communal
amenity space (including child play space), secure cycle storage, car parking spaces
and car lift, provision of access for a permanent mooring for public use on Deptford
Creek, and other associated works.
RECOMMENDATION: That planning permission be GRANTED subject
to:
A. Referral of the application to the Mayor of London as required under the
terms of The Town and Country Planning (Mayor of London) Order 2008
B. To resolve to grant conditional planning permission subject to the prior
completion of an agreement under Section 106 of the Town and Country
Planning Act 1990 (as amended) containing the planning obligations as
summarised in the heads of terms set out in this report (Section 30.0), its
addendums, and the minutes of this Planning Board meeting.
C. To authorise the Assistant Director of Planning & Building Control to:
i. make any minor changes to the detailed wording of the recommended
conditions as set out in this report, its addendums, or summarised in
the minutes of the Planning Board meeting, where the Assistant
Director of Planning & Building Control considers it appropriate, before
issuing the decision notice; and
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ii.

finalise the detailed terms of the planning obligations pursuant to
Section 106 of the Town and Country Planning Act 1990 (as
amended), as set out in this report (Section 30.0), its addendums and
summarised in the minutes of the Planning Board meeting, of this
Planning Board meeting.

D. In the event that the Section 106 Agreement is not completed within three
(3) months of the date of this Planning Board meeting, to authorise the
Assistant Director of Planning & Building Control to consider whether
permission should be refused on the grounds that the proposals are
unacceptable in the absence of the benefits which would have been
secured, and if so, to determine the application with reasons for refusal
which will include the following:
i. In the absence of a legal agreement to secure Affordable Housing and
workspace and financial and non-financial contributions including for
Employment, Skills and Training, Highways, Energy and delivering
public realm improvements, the development would fail to maximise
the delivery of affordable housing and fails to mitigate its impact on
local services, amenities and infrastructure contrary to policies H3,
IM1 and EA(c) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (Adopted July 2014) and the Planning obligations
(s106) Guidance SPD (adopted July 2015).
2.

Summary

2.1

Detailed below is a summary of the application:
The Site
Site Area (m²)

0.119 ha

Local Plan Allocation

MU16 –Light Industry, Small business units,
Cultural Industries, residential within a mix.

Heritage Assets

250m east of the Grade II listed St. Alfege with
St. Peter’s School

Tree Preservation Order

N/A

Flood Risk Zone
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Proposed Building
Building height (metres)

86.5 metres

No. of storeys

28 storeys

Floor area (m²)

791sqm co working space (Use Class
B1a)
64sqm café (Use Class A1/A3)
129 residential flats

Housing
Density

Dwelling Mix

Affordable
Housing /
Tenure Split

Housing
Standards

Units per Hectare (u/ha) and
Habitable Rooms per Hectare
(hr/ha)

1,084 u/ha and 2,924 hr/ha

Studio (no. / %)

N/A

1-bed (no. / %)

58 / 45%

2-bed (no. / %)

52 / 40 %

3-bed (no. / %)

19 / 15%

Overall Affordable Housing at
London Living Rent (no. / %)

26 / 20%

Private Rented (no. / %)

103 / 80%

Total (no. / %)

129 / 100%

Commuted Sum

N/A

Complies with Technical
housing standards – nationally
described space standard and
London Plan standards?

Yes
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Transportation
Car Parking

Commercial

Residential

No. Proposed Car Parking
0
Spaces

0

No. Proposed Blue Badge
Car Parking Spaces

0

4

Proposed Parking Ratio

0

0.03

Cycle Parking No. Proposed Cycle
Parking

229 private
12 Long Stay
cycle spaces
2 Short Stay
4 Visitor
8 Visitor Spaces
Spaces

Complies with policy

Yes

Public
Transport

4

PTAL Rating

Public Consultation
Number in Support

6

Number of objections

53

Main issues raised

Support
• Extraordinary design quality, improvement from
those neighbouring
• Benefits of opening up the creek to public
• Creative design
• Support a build-to-rent scheme in the borough
• Support the provision of flexible / co-working
space
Objection
Amenity
• Poor quality of internal living environment
• No construction management plan has been
provided
• HGV’s manoeuvring on the street in front of
Babbage Point
• Construction mitigation (i.e. air conditioning, triple
glazing and relocation)
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•
•
•
•
•

Construction Impacts for Babbage Point
Poor air quality
Loss of Light for surrounding properties
Overlooking / privacy impacts of the development
Noise pollution

Design/Heritage
• Too tall and will block light
• Harm to Greenwich Park
• The building is of a poor standard and design
• Visually unattractive
• Overdevelopment
• Harm to the UNESCO World Heritage site and
Greenwich Town Centre
• Out of context with the immediate surrounding
environment
• Out of scale with the development at Babbage
Point
Ecological Impacts
• Ecological impact to Deptford Creek of the
continued construction occurring on its banks.
Affordable Housing
• The affordable housing offer is inadequate and
would revert to private sale after 15 years
• No plans for affordable housing
• Management costs are significant and
inconsistent with other buildings
Open Space
• Insufficient Open Space for the residents
• The Creekside walk has failed to be delivered at
Babbage Point
Impact upon services
• Impact on amenities and public services
• Impact on education infrastructure
• Impact on doctors services
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Transport and Highways
• Infrastructure at Greenwich Station is already
overcrowded
• Impact on DLR services
• Increased traffic on Creek and Norman Road
• Insufficient capacity on the Thames Clipper
• Contributions should be made toward
infrastructure improvements
• The development should not be providing any onsite parking
• Increase in parking pressure in the area and lack
of parking onsite
2.2

The report details all relevant national, regional and local policy implications
of the scheme, including supplementary planning guidance.

2.3

The application is recommended for approval.
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Site Plan

Figure 1: Site Plan
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Site and Surroundings (in detail)

4.1

The application site is located on the west side of Norman Road and backs
immediately on to Deptford Creek. The site is approximately 0.119ha and is
currently occupied by existing commercial uses.

4.2

The site falls in the Deptford Creek/Greenwich Riverside Opportunity Area
and is also in the West Greenwich town centre. The character of the
surrounding area is generally mixed in nature. To the east of the site is the
Thornham Estate, a residential development that rises up to 18 storeys in
height. To the north of the site sits a Safeguarded Wharf known as Brewery
Wharf. Beyond the safeguarded wharf and Creek Road is a development
know as Greenwich Reach, which has been developed for mixed use purposes
(residential and commercial). These buildings are a maximum of circa 11
storeys.

4.3

Immediately south of the Site lies Hilton's Wharf (also known as Babbage
Point), a recently completed 8-storey mixed-use scheme comprising of office
and residential uses. The site overlooks Deptford Creek, which includes a
number of new residential developments, including Creekside Village East
development (also known as Union Wharf) which is currently under
construction.

4.4

The site is adjacent to Deptford Creek, a tributary of the Thames and is
designated as a Site of Importance of Nature Conservation. The site is not
within a Conservation area, but is in close proximity to St Pauls Conservation
Area (SPCA), West Greenwich Conservation Area (WGCA) and Deptford
Creek Conservation Area (DCCA) and the Greenwich World Heritage site
and buffer zone.

4.5

The application site is located within a Flood Zone Area 3 with Deptford
Creek protected by flood defences. The site is located within Greenwich
Town Centre and has a Public Transport Accessibility Level (PTAL) of 4,
which means that the site has good access to public transport. The site is also
located within the West Greenwich Controlled Parking Zone (CPZ).
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Relevant Planning History

5.1

89/1341/P - Erection of new bagging plant for existing aggregates firm.
Approve 02/02/90

5.2

94/1091/F - Change of use to a place of worship. Refuse 17/11/94
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5.3

98/1657/F - Change of use to car repairs, tyres, exhaust and MOT testing.
Withdrawn 13/01/99

5.4

18/3716/CE - Certificate of Lawfulness (Existing) is sought to establish Studio
5 and Studio 6 as two x studio flats. Refuse 18/12/18
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Proposals (in detail)

6.1

The proposals seek the demolition of the existing buildings and the mixed-use
redevelopment of the site to provide 791sq.m. of co-working office floorspace
at ground and first floors, with 129 residential units (build-to-rent) above,
within a building up to 28 storeys in height.

6.2

The proposal will include the construction of 129 residential units, comprising
58 x 1 bed (45%), 52 x 2 bed (40%) and 19 x 3 bed (15%). Of this
accommodation, 26 units will be affordable, representing 20% provision
across the scheme (by unit).

6.3

The scheme is a fully build-to-rent development with all dwellings (except
those as identified as affordable) are to be held under a covenant for a
minimum of 15 years. The affordable housing on the site will be held in
perpetuity. The 20% affordable housing offer will all be offered as London
Living Rent (LLR), which is set by the Greater London Authority (GLA) and
attached as Appendix 5. The applicant has advised that all units within the
development will be delivered and managed by the applicant.

6.4

The proposed 791sqm of co-working office floorspace (Use Class B1a) and
64sqm of café floorspace (Use Class A3) will be located at the ground and
first floor level of the building, and would replace the existing on-site
employment provision.

6.5

Landscaping around the buildings will include a new public space around the
building including the creekside, soft landscaping, and a tree-lined walkway
between the site and Babbage Point to the rear. The proposed areas will also
include some publicly accessible doorstep child play space. In addition to the
above, the development will include a publicly accessible seeded barge for
educational and amenity purposes which a Memorandum of Understanding
has been signed between the developer and the Creekside Trust and this has
been attached as Appendix 4.
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6.6

In terms of amenity, all units within the development will have access to a
private balcony and there would be communal roof terrace proposed at the
28th floor. Internal amenity spaces are also proposed at levels 3 and 27, which
will contain playspace facilities, gym and other communal spaces.

6.7

Four (4) disabled parking spaces will also be provided at basement level
accessed by car lift. Cycle storage will be located at basement level in the
centre of the development. This will include 233 cycle parking spaces (229
long-stay and four visitor) for the residential component and 14 for the
commercial uses (12 long-stay and 2 visitor). Eight-visitor cycle parking will be
provided at ground level in form of Sheffield stands at the north-western
corner of the site, accessed directly from Norman Road. Refuse and plant
equipment will also be at basement level.
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Consultation

7.1

The application has been subject of two rounds of public consultation,
comprising of a press notice, site notice and 525 individual letters, sent to
individual occupiers in the vicinity of the application site. Along with the
individual letters, consultation also included twenty six (26) statutory bodies
and local amenity groups.

7.2

Statutory Consultees
A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Representation
and Date
Received

Summary of Comments

Historic England The following summarised
comments are made:

Officers comments

Issues relating to
Impact on the St Pauls
Conservation Area
Maritime Greenwich World
(SPCA), West
Heritage Site
Greenwich
Conservation Area
• The axis along College Way
has been specifically identified (WGCA) and Deptford
Creek Conservation
as an Important Local View
Area (DCCA), and
within the Maritime
World Heritage Site
Greenwich World Heritage
Site Management Plan (Third (WHS) are assessed in
Review, 2014) to protect the sections 18.0 and 19.0
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visual relationship between
of this report.
the town centre buildings and
the formal layout of the Old
Royal Naval College.
• In our opinion, the proposed
development would further
reduce our ability to
appreciate this relationship by
appearing above the roofline
of the Pepys Building
alongside other emerging
developments and creating a
cumulative visual distraction
along a significant stretch of
College Way.
St Paul’s Deptford
• Views 33-35 of the visual
assessment set out the impact
of the proposed development
on the Grade I listed St Paul’s
Deptford in views from the
far west end of the
churchyard by Deptford High
Street. The proposed tall
building development appears
well screened by trees in
these views.
Overall
• On the basis of the revised
information provided and our
own views assessment, we
consider that these proposals
would cause some harm to
the Outstanding Universal
Value of the Maritime
Greenwich World Heritage
Site
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Maritime
Greenwich

Issues raised regarding the height
of the building and the
relationship to the east-west
would be highly visible from
College Way, the Nelson Room
and upper storey west facing
rooms of King Charles Court.
Further detail and kinetic views
were requested broadly in line
with comments requested by
Historic England.

Issues relating to
Impact on the St Pauls
Conservation Area
(SPCA), West
Greenwich
Conservation Area
(WGCA) and Deptford
Creek Conservation
Area (DCCA), and
World Heritage Site
(WHS) are assessed in
sections 18.0 and 19.0
of this report.

Further detail was submitted and
re-consulted with Maritime
Greenwich and no adverse
comment was received.
Natural England

No comments to make on the
application.

Transport for
London – TfL

No objection subject to
conditions and s106.
In summary:
• Modification to coach
parking to be secured by
S278
• Cycle storage condition
• Construction Logistics Plan
condition
• Travel Plan Condition

The Greater
London
Archaeological
Authority

Noted. See relevant
conditions 4, 5, 7, 8, 38
- 41 at Appendix 2.
Planning obligations
include a s278
agreement, financial
contributions and
removal of access to
parking permits
detailed in section 30.0
of this report.

S106 required
• CS4 improvements at Creek
Road / Norman Road
junction
• Contribution toward legible
London signage

Issues relating to
Transport and Access
are assessed in section
26.0 of this report.

No objection subject to
condition.

Noted. See condition
10 at Appendix 2.

A condition is therefore
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(GLAAS)

recommended to require a twostage process of archaeological
investigation comprising: first,
evaluation to clarify the nature
and extent of surviving remains,
followed, if necessary, by a full
investigation.

Aerodromes
Standards
(London City
Airport)

No objection

Crime
No objection subject to a
Prevention
‘Secured by Design’ condition.
Officer/Metropol
itan Police
GLA

Noted. See relevant
conditions 32 and 42 at
Appendix 2.

The GLA comments are
Noted.
summerised below:
a) Principle of development:
a) The principle of
Residential-led, mixed-use
development is
redevelopment of this site,
detailed in section
including employment
9.0 with particular
floorspace suitable for SME’s,
land use issues
is supported in principle. The
relating to the loss
proposal must demonstrate
of the existing
compliance with the strategic
business use
safeguarding objectives and
outlined in section
Agent of Change Principles.
10.9 – 10.18
b) Housing: Whilst the PRS
housing offer is supported in
principle, the applicant must
confirm that the product will
fully meet the criteria in Part
B of Policy H13 and the
Mayor’s Housing SPG.

With Agent of
Change considered
under sections
10.24 – 10.27.
b) A detailed
assessment against
Part B of Policy H13
is outlined in
section 10.35.

c) Affordable housing: 26%
affordable housing by
habitable room, all of which
would be London Living Rent. c) Affordable Housing
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This offer is unacceptable.

is detailed under
section 16.0

d) Urban design & residential
quality: The proposed height d) Detailed in sections
and massing is supported.
12.0, 13.0 and 17.0.
Further consideration of the
south-facing elevation and
e) Detailed in section
Creekside walkway is
24.0
required to maximise
animation along this route.
f) Detailed in section
Further evidence is required
26.0.
to ensure the residential
quality of the lower level units
is not compromised by the
adjacent wharf.
e) Sustainable development: The
applicant has broadly followed
the energy hierarchy;
however, further information
regarding overheating,
potential connection to a
nearby district heat network,
the site heat network and
renewable energy is required
before the proposals can be
considered acceptable.
f) Transport: A financial
contribution is required
towards Legible London
signage. A delivery and
servicing plan, car park design
and management plan,
construction logistics plan and
travel plan should be secured
by the Council by condition
or S106
Port of London
Authority

Objection.
The Port of London Authority
had original raised no objection
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Noted. See relevant
conditions 4, 5, 11 –
18, 31, 40, 46, 49 and
50 at Appendix 2.

subject to the Council agreeing
to conditions and s106 legal
agreement.
However, the recommended
obligation was not considered to
meet the test of a planning
obligation as set out in regulation
122 of The Community
Infrastructure Levy Regulations
2010 and therefore has not been
agreed. However, all
recommended conditions have
been adopted.
The conditions should include
the following:
• Detailed noise condition and
monitoring
• Installation Of External
Privacy Screens And Obscure
Glazing
• Specifications of the fencing /
gates / riparian lifesaving
equipment on the Creekside,
including the access gates to
the seed barge.
• Full consideration of the use
of the river as part of the
construction stage of the
development including
whether materials can be
used from the adjacent
working wharf through the
supply chain.
• Confirmation that the
proposed Travel Information
Packs include relevant
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Including
recommended planning
obligations as detailed
in section 30.0 of this
report.

timetables and maps of nearby
river bus services, with
associated targets to increase
sustainable transport use
• Confirmation that lighting
strategy recommendations
will be carried out, and a
condition added with regard
to lighting adjustments.
Environment
Agency

No objection, subject to
conditions.

Noted. See relevant
conditions 20 – 23, 51
- 57

Thames Water

No objection, subject to precommencement conditions.

Noted. See relevant
conditions 24 and 25 at
Appendix 2.

London Fire and No objection.
Noted. See relevant
Emergency
conditions informative
Planning
Satisfied with the proposals in
at Appendix 2.
relation to the fire precautionary
arrangements.
An undertaking should be given
that, access for fire appliances as
required by Part B5 of the
current Building Regulations
Approved Document and
adequate water supplies for
firefighting purposes, will be
provided.
UKPN

No comment received.

ZAYO Group

No comment received.

SGN Network

No comment received.

London Borough The LBL raised three
of Lewisham
observations regarding the
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Noted each aspect is
addressed in turn:

(LBL)

proposed development:
a) The Daylight and Sunlight
a) The scheme known
Study (Rapleys, August 2019)
as Creekside
does not give regard to the
Village East has not
Creekside Village East scheme
been consented.
(reference DC/18/108548).
The proposed
b) It is not clear whether the
massing at
microclimate modelling for
Creekside Village
pedestrian wind comfort
East is 100m away
includes the cumulative
from the proposed
impact of the Creekside
development at
Village East scheme.
Ravensbourne
Wharf; and this
c) The Heritage, Townscape and
would be
Visual Impact Assessment
sufficiently far away
provides views from the
to not warrant
North of St Pauls
inclusion in the
Churchyard. For the
assessment.
townscape assessment for
Creekside Village East,
b) As above, a
Historic England required a
cumulative
kinetic view to be assessed
assessment was not
from the path joining the High
undertaken
Street with the front of St
however the
Paul’s. These views should be
meteorological
provided for the
data derived from
Ravensbourne Wharf scheme
Deptford Creek
for compassion.
indicates the
prevailing winds are
from the south and
south-west yearround, while less
than 10.11% of
winds originate
from a north,
north-easterly
direction.
c) Therefore this
indicates that the
cumulative impact
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from a north-east
wind direction
would be compliant.
Issues relating to
views and listed
buildings are
assessed in sections
17.0 and 19.0 of this
report.
7.3 Council Departments
A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Representation
and date
received

Summary of Comments

Officers
comments

Highways

No objection, subject to detailed
conditions, s106 and s279
agreements.

Noted. See
relevant conditions
4 - 9, 38 - 44 at
Appendix 2.

Conditions:
• Car Parking Management Plan
• Construction Logistics Plan to be
conditioned
• A condition for a construction
management plan, including
controlling of construction traffic
is to be agreed
S106:
• Car-Free Development
• Contribution to an existing car
club
• Contribution toward Council’s
Cycle Strategy to improve cycle
facilities
• Coach parking to be secured be
s278
• Contribution toward making
good the two crossings to be
removed as well as improving /
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The car-free nature
of the scheme is
secured through
the relevant heads
of terms at section
30.0.

relaying the footway in front of
the site
• A contribution toward CS4
improvements should be
provided / sought.
Housing

The following comments are raised:
• The affordable housing offer is a
total of 26 units (20%).
• The proposed split is not in line
with the Council’s requirements
• The draft London Plan sets out
that the affordable housing offer
for Build-to-Rent can be solely
discounted market rent (DMR) in
tenure, at a genuinely affordable
rent (preferably London Living
Rent level) and this should be
secured in perpetuity.

Issues relating to
housing mix and
affordable housing
are assessed in
sections 15.0 &
16.0 of this report.
The London Living
Rented units will be
set in accordance
with the GLA
benchmark.

Street Services – No objection subject to compliance
Waste
condition and details confirmation.

Noted. See
relevant conditions
19 and 39 at
Appendix 2.

Environmental
Health (Noise
and Air Quality)

No objections, subject to conditions
to secure a noise impact assessment,
details of sound insulation, extract
ventilation system, Construction
Plant and Machinery and
Demolition/Construction Air Quality
Impacts.

Noted. See
relevant conditions
4 – 9, 11 - 19 at
Appendix 2.

Sustainability

No objection subject to conditions
and s106 planning obligations.

Noted. See
relevant conditions
58 - 63 at
Appendix 2 and
section 24.0 of the
planning board
report.
A s106 clause will
secure that the
applicant shall pay a
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cash in lieu
contribution to the
Local Authority to
account for
emissions from the
development.
Biodiversity

No objection, subject to conditions Noted. See
securing the mitigation measures and relevant conditions
enhancements
26 - 29 at
Appendix 2.
It is recommended the mitigation
requirements outlined in section 6 of
the ecology assessment are
undertaken in full

Occupational
Therapist

No objection to the revised plans,
provided relevant conditions
securing M4(2) and M4(3).

Noted. See
relevant conditions
34 - 36 at
Appendix 2. The
conditions require
separate details for
M4(3)(2)(a) and
M4(2).

Land
Contamination

No objection subject to standard
contaminated land conditions
imposed.

Noted. See
relevant conditions
20 - 23 at
Appendix 2.

Public Health

No objections.

Noted.

It is noted that the developer has
undertaken a satisfactory desktop
Health Impact Assessment (HIA)
using the Healthy Urban
Development Unit (HUDU)
checklist which assesses the main
health impacts associated with the
development.
Flood Risk
Officer

No objection.

Noted. See
relevant condition
The proposed outline SuDS strategy 37 at Appendix 2.
is acceptable in principle, and should
ITEM NO: 5

be secured by condition for the final
SuDS design and maintenance plan
for the SuDS.
Conservation

Similar to the comments raised by
Historic England.
However, the following summarised
comments are made:
The height of the proposed tower
building mean that it will be visible
from, and have an impact on, the
Scheduled Ancient Monuments as
well as a large number of heritage
assets. An assessment of all heritage
assets and strategic views, and the
impact of the proposals upon them,
although have been provided, the
most concerning view will be the
one from College Way, as
approaching St Mary’s Gate the
building will appear to be most
prominent in its wider contextual
setting.

Noted. Issues
relating to Impact
on the West
Greenwich
Conservation Area
(WGCA) and
World Heritage
Site (WHS) are
assessed in sections
18.0 and 19.0 of
this report.

It is noted, in the cumulative views
provided, the proposals will be seen
in the context of a number of the
consented schemes. The proposed
buildings will appear of a greater
height on the skyline and would
therefore cause some harm.
7.3

Amenity Groups
The Greenwich Society has commented on the application, their comments
are as follows.
We challenged this submission on the last occasion. On the grounds that it is an
imaginative design but on the wrong site. This building needs a landmark site.
We can see that in its own way this is a distinguished building architecturally.
However it is in quite the wrong place. The RBG tall buildings assessment makes
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it quite clear that a tall building on this site will be acceptable. However the
architects have failed to relate the design to the setting, where the buildings
recently built on both sides of the Creek as well as those which are planned but
not yet built have established some sort of a grammar which we do not think
should be ignored.
7.3.1 Noted, issues relating to Design, Townscape and Visual Impact, Impact to the
conservation area and Impact to the adjacent Listed Buildings are assessed in
sections 17.0, 18.0 and 19.0 of this report.
7.4

Local Residents and Businesses
Consultation letters were sent to 525 Local Residents and Businesses, 53
letters of objection were received by the Council and 6 letters in support. A
summary of the consultation responses received and relating to planning
matters are set out in table below:
Summary of Comments

Officers comments

Poor quality of internal
living environment

Issues relating to Quality of Living
Environment Provided for Future Residents
are assessed in section 12.0 of this report.

Construction impacts and
associated noise impacts

It is noted that construction effects would
be temporary in nature and limited to the
construction period and no greater than
what can be anticipated within an urban
residential environment. It is noted that in
this instance, given the operation of the
wharf there is already noticeable
background noise in the area.

No construction
management plan has been
provided
HGV’s manoeuvring on the
street in front of Babbage
Point
Construction mitigation
(i.e. air conditioning, triple
glazing and relocation)
Construction Impacts for
Babbage Point

A condition, however, has been suggested
to minimise impacts to residential amenity
during construction.
A requirement to provide construction
mitigation in the form of air conditioning,
triple glazing and relocation would not meet
the tests for planning conditions or
obligations.
In addition, a detailed logistics route which
predominantly uses the Strategic Road
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Network (and if possible the river) to avoid
traversing through residential areas is
required through condition.
See relevant conditions 4 and 5 at Appendix
2.
Overlooking / privacy
Issues relating to overlooking and privacy
impacts of the development impacts, particularly Babbage Point are
assessed in section 20.0 of this report.
Noise pollution

Issues relating to Environmental Pollution
are assessed in section 22.0 of this report.
No objection has been raised from
environmental health, it is considered that
subject to conditions and mitigation
measures proposed the receptors would be
suitably protected from environmental
noise and vibration, with monitoring
secured.

Poor Air Quality

Issues relating to air quality are assessed in
section 22.0 of this report.

Loss of Light and outlook
for surrounding properties

Issues relating to daylight and sunlight are
assessed in section 20.0 of this report.
However in summary, the proposed
impacts are not considered to be
uncommon or unacceptable within this
urban environment.
Babbage Point currently has unrestricted
outlook over the application site. Therefore
any redevelopment of the site would impact
on the outlook of the neighbouring
property.

Building is too tall
Poor architectural quality
Visually unattractive

Issues relating to Design, Townscape and
Visual Impact, Impact to the conservation
area and Impact to the adjacent Listed
Buildings are assessed in sections 17.0, 18.0
and 19.0 of this report.
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Out of context with the
immediate surrounding
environment
Out of scale with the
development at Babbage
Point
Harm to the World
Heritage Site, Greenwich
Park and the Greenwich
Town Centre (Conservation
Area)

Issues relating to Impact on the St Pauls
Conservation Area (SPCA), West
Greenwich Conservation Area (WGCA)
and Deptford Creek Conservation Area
(DCCA), and World Heritage Site (WHS)
are assessed in section 18.0 of this report.

Overdevelopment

Issues relating to density are assessed in
section 11.0 of this report.

Insufficient improvement
to Ecology

Noted. See section 23.0 and relevant
conditions 26 - 29 at Appendix 2.
These conditions seek to improve the
biodiversity of the site in line with the
submitted Revised Ecology Report,
prepared by Applied Ecology Ltd.
The ecology report has recommended bird
boxes. These will be secured by condition.
The development would result in a net
ecological benefit.

The affordable housing offer Issues relating to affordable housing are
is inadequate and would
assessed in section 16.0 of this report.
revert to private sale after
15 years
No plans for affordable
housing
Management costs are
significant and inconsistent
with other buildings
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Insufficient quantum of
Affordable Housing
Open Space and Creekside
Walk provision

Issues relating to open space are discussed
in section 11.0 of this report.
It is noted that the public access to the
Creekside has been secured through the
heads of terms in section 30.0

Impact on amenities and
public services
Impact on education
infrastructure

The proposed development is liable to pay
both Mayoral and Borough CIL. CIL covers
fund for new infrastructure, facilities and
services in the local area.

Impact on doctors services
Increase in parking pressure Issues relating to Transport and Access are
in the area and lack of
assessed in section 26.0 of this report.
parking onsite
The development will be car-free except
The development should
for four (4) accessible spaces.
not be providing any on-site
parking
Infrastructure at Greenwich The proposed development is liable to pay
Station is already
both Mayoral and Borough CIL. CIL covers
overcrowded
fund for new infrastructure, facilities and
services in the local area.
Impact on DLR services
It is noted that some transport
Increased traffic on Creek
contributions have been agreed and these
and Norman Road
are outlined in the heads of terms in section
30.0.
Insufficient capacity on the
Thames Clipper
Contributions should be
made toward infrastructure
improvements

ITEM NO: 5

8

Planning Context
8.1

This application needs to be considered in the context of a range of
national, regional and local planning policies and Supplementary Planning
Guidance / Documents:

• Revised National Planning Policy Framework (2019)
• The London Plan (March 2016) - Full details of relevant policies refer to
appendix 3.
• The Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(“Core Strategy” – 2014) - Full details of relevant policies refer to appendix
3.
• Full details of relevant SPD / Documents refer to appendix 3.
8.2

9

The draft London Plan has completed the Examination in Public and has
now reached an advanced stage in the adoption process. As such the
draft London Plan is a material consideration in the determination of
planning applications and decision makers can now attach more weight to
its polices. The draft London Plan however does not hold full weight until
formally adopted and until this time applications will continue to be
determined in accordance with the current Local Plan and polices as
detailed in the above section and appendix 3 of this report.

Material Planning Considerations
9.1

This section of the report provides an analysis of the specific aspects of
the proposed development and the principal issues that need to be
considered in the determination of the planning application:
•
•
•
•
•
•
•
•
•

Principle of development
Density
Quality of Living Environment Provided for Future Residents
Amenity Space and Children’s Play
Safety and Security
Residential Mix
Affordable Housing
Design, Townscape and Visual Impact
Impact on the St Pauls Conservation Area (SPCA), West Greenwich
Conservation Area (WGCA) and Deptford Creek Conservation Area
(DCCA) and World Heritage Site (WHS).
• Impact on nearby Listed Buildings
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•
•
•
•
•
•
•
•
•
•
•
•
•
10

Impact on Adjoining Residential Properties
Environmental Pollution
Accessible Housing
Ecology
Sustainability and Energy
Aviation Safety
Transport and Access
Flooding
Community Infrastructure Levy (CIL)
RBG CIL
Legal Agreement
Implications for Disadvantaged Groups
Conclusion

Principle of development
10.1 The Deptford Creek and Greenwich Riverside is designated as an
‘Opportunity Area’ in the London Plan (2016) (Policy 2.13 & Table A1.1).
Policy 2.13 requires development proposals to ‘seek to optimise
residential and non-residential output and densities, provide necessary
social and other infrastructure to sustain growth, and, where appropriate
contain a mix of uses’.
10.2 Greenwich is one of the locations for strategic development and the
focus for the majority of development in the Borough, as set out by the
Local Plan.
10.3 Part 3.3.28 states that Greenwich and Blackheath will see a combination
of both enhancement, in locations such as Greenwich Town Centre, and
growth, in locations such as East Greenwich and Creekside.
10.4 Deptford Creek and Greenwich Creekside is an area that is already
undergoing significant change including mixed use developments at
Creekside Village and Deals Gateway.
10.5 According to the Royal Greenwich Local Plan Allocation, the site falls
within the site proposal MU16 (UDP Site Proposals Schedule), which
includes Hilton’s, Lion and Saxon Wharves and Upper Norman Road. It
proposes “light industry, small business units, cultural industries,
residential within a mix.” It further states that the allocation site “must
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include a significant proportion of non-residential uses and public access
to the Creek”.
10.6 Policy TC1 states that residential development in town centres is
supported. As publicly accessible locations with an existing diversity of
uses they are considered the most appropriate locations for retail,
offices, leisure and entertainment and arts, culture and tourism.
10.7 Policy TC4 states that the Royal Borough will protect and enhance the
historic character of Greenwich Town Centre whilst also promoting the
multi-functional role of Greenwich as a District Centre, a tourist
destination and a centre for tertiary education.
10.8 The Royal Borough will support:
• Additional retailing;
• Improvements to the environment for pedestrians and a reduction in
the impact of traffic; and
• Development that will encourage tourists to stay longer.
Loss of Existing Use
10.9 The Royal Borough supports the expansion of existing businesses and
increased employment opportunities. New, high quality jobs that meet
the needs and skills of local people will be created by:
• Concentrating retail, leisure, cultural and office development within the
hierarchy of town centres. In particular the Royal Borough seeks to
improve the quality and positioning of Woolwich Town Centre. (refer
to policy TC2);
• The development of a new employment and creative industries hub at
North Greenwich Designating a new leisure-led District Centre at
North Greenwich encompassing the O2 Arena and surrounding area
(refer to policy TC5);
• Increasing employment opportunities in the new and emerging low
carbon sectors and advanced manufacturing;
• The development of new urban quarters at Charlton Riverside and
Greenwich Peninsula West along with the planned intensification of
existing employment land (refer to policies EA2 and EA3); and
Supporting the development of small and medium business space.
10.10 Policy EA (a) (Local Employment Sites) states that the Council will seek
to maximise the contribution to employment in the Borough from sites
in existing or previous employment use. Non-employment uses will only
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be permitted on vacant employment sites where it can be demonstrated
that:
• The site is environmentally or physically unsuitable for any
employment-generating use;
• Marketing on fair price and terms for at least two years indicates there
is no realistic prospect of any form of employment arising; or
• Employment is only viable within a mixed-use scheme.
10.11 The site is currently in part-use as a B1c and B1a of circa 676 sqm. The
proposal would result in the loss of the existing business and replace
with a mixed use residential led scheme with 791sqm co working space
(Use Class B1a) and a 64sqm café (Use Class A1/A3)
10.12 The existing use has a low employment yield. The site currently employs
1-2 FTE employees. Further information was required regarding the
relocation of the existing business. The Applicant has confirmed that
once operation has ceased, the existing owners will be retiring.
Therefore, the proposed development will not affect the existing jobs at
the application site.
10.13 The main thrust of the London Plan’s strategic policies strongly directs
the sites redevelopment to be mixed use in nature. It is noted that three
of the sites included within the MU16 site allocation (Hilton’s Wharf,
Caledonian Point and recently Saxons Wharf) have been developed or
consented with mixed use schemes. Therefore, Ravensbourne Wharf is
the last remaining site to be developed. Notwithstanding the above, the
proposed development will still have a loss of an active employment use
in the borough, which is contrary to the aforementioned employment
policies.
10.14 The Applicant submitted an Economic Statement by Savills which states
that there is reduced demand for commercial uses in the area.
Greenwich currently has a relatively low supply of co-working spaces.
The Ravensbourne Wharf scheme will contribute to improving
Greenwich’s co-working offer in a location that will experience strong
demand.
10.15 Compared to the existing use of the site the proposed scheme is
expected to generate up to 150 jobs per year during construction and up
to 62 or 87 jobs during operation (based on two different density
measures). While the existing jobs on-site equate to 2 FTE, when
measured against a standard B1c standard this would equate to 14 FTE.
This would result in a significant employment uplift, consistent with
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Councils employment policies and the MU16 site allocation still with a
significant proportion of non-residential floorspace to be delivered on
the site.
10.16 The applicant through the submitted Economic Statement has
demonstrated the following:
1.

The significance of this loss of this B1c employment site is relatively
small. It also noted that the site is not located within a strategic industrial
location.

2.

It is sited where residential use, river and road infrastructure surrounds
it, creating an ‘island,’ physically separating it from any adjoining
(industrial) land uses. It is conceivable that any industrial redevelopment
would be subject to planning conditions safeguarding the amenity of
surrounding land uses regardless of the safeguarded wharf.

3.

The incorporation of B1a use provides potential for co-work office uses.

4.

The Assessment finds that the site is capable of office re-use as B1a and
gives rise to greater employment potential.

5.

The scheme involves a significant increase of 85 FTE of long term
employment. The office space provides the potential to substantially
increase employment on site. It currently provides 2 jobs. The
Assessment estimates a B1a development will generate 87 jobs.

10.17 From the information submitted it appears that the proposal provides an
appropriate balance between employment uses and residential.
10.18 The application also proposes an A3 café use on the site. The A3 use
would be capped to a maximum of 64sqm to ensure that it does not
adversely impact upon the employment density of the site and the
aspirations of MU16. This is to be secured by condition 47.
10.19 Overall the proposed residential-led scheme would make very effective
use of this underutilised brownfield site, maximising regeneration
potential that would deliver increased housing supply and commercial
space within Norman Road, consistent with the above policies.
Therefore the principle of mixed-use commercial and residential
development is considered acceptable, subject to compliance with the
aims and objectives of wider policy considerations.
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Safeguarded Wharf
10.20 Brewery Wharf is a safeguarded by the Secretary of State through a
Direction made under Article 10(3) of the Town and Country Planning
(General Development Procedure) Order 1995. Safeguarded wharf
policies are detailed under London Plan Policy 7.26 (increasing the use of
the blue ribbon network for freight transport) which states that
safeguarded wharves should only be used for waterborne freight handling
use and that redevelopment of safeguarded wharves for other land uses
should only be accepted if the wharf is no longer viable or capable of
being made viable for waterborne freight handling. The policy also states
that developments which increase the use of safeguarded wharves for
waterborne freight transport, especially on wharves which are currently
not handling freight by water, will be supported.
10.21 This proposal has been considered as a departure from the development
plan as it involved work within land identified as a Safeguarded Wharf.
However, the Port of London Authority (PLA) have commented that
there was an error in the mapping of the safeguarded wharf. The PLA
state that they support “… the approach taken by the applicant to resolve
this mapping error: amending the wharfs direction through the Safeguarded
Wharves Review 2018”. Notwithstanding this, whilst the Safeguarded
Wharves review is ongoing, the entire Safeguarded Wharf, including part
of the development site remains under the Safeguarding Directions and
the proposal is therefore strictly contrary to Local Plan policy.
10.22 The GLA has recently published its round two consultation on the
Safeguarded Wharves Review 2018, which proposes to amend the
Safeguarded Wharf boundary for Brewery Wharf in line with this
application red line boundary and the PLA’s consultation responses.
10.23 The entry in the round two consultation states “Land Edition and the PLA
submitted that the boundary of Brewery Wharf that was included in the
original safeguarding directions of 16 June 2000 is incorrect. It is shown to
extend beyond the physical extent of Brewery Wharf’s operations and onto the
adjacent and unsafeguarded Ravensbourne Wharf. It is proposed that the
safeguarded area is adjusted to correctly reflect Brewery Wharf’s operational
footprint”. This consultation is yet to be concluded.
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Figure 2: Safeguarded Wharf Boundary
10.24 It is acknowledged that due to technical reasons, the proposals would
have to be considered as a departure from the development plan.
However, given the retention of the Brewery Wharf (and that no works
are to occur on land which is essential to the wharf operation) would
ensure the safeguarded wharf would continue to use the River for
waterborne freight. This is in line with the London Plan and is supported
by principles set out in the NPPF. It is clear from the assertions of both
the PLA and the applicant that the mapping boundary is an error. The
proposed development is therefore considered to be consistent with the
policy objective because it retains the existing wharf use at Brewery
Wharf.
Agent of Change
10.25 The agent of change principle is detailed within policy D12 of the draft
London Plan which require consideration of co-location of sensitive uses
adjacent to noise generating activities, in this instance, Brewery Wharf.
This policy states that the Agent of Change principle places the
responsibility for mitigating impacts from existing noise-generating
activities or uses on the proposed new noise-sensitive development.
Draft London Plan Policy D12 requires that developments are designed
to ensure that established noise-generating venues remain viable and can
continue or grow without unreasonable restrictions being placed on
them.
10.26 With this Agents of Change policy in mind, the development has been
designed to ensure that the development, and subsequent occupation, of
Ravensbourne Wharf would not be incompatible with the noisegenerating operations at Brewery Wharf. The design of the development
will ensure that the residential and commercial users of Ravensbourne
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Wharf are not adversely impacted by noise. This has primarily been
achieved through the usage of high-quality glazing and material used in
the fabric of the building as well as the careful design and layout of units
to mitigate any potential noise impacts.
10.27 For the residential units which face onto Brewery Wharf, cooling system
will be provided within the dwellings. This will allow these units to be
cooled without requiring the need to open windows. This will be
beneficial at times of noise-intensive operations at Brewery Wharf.
10.28 Given the proposed design and layout of units as well as high quality
glazing and building materials, noise attenuating vents, the cooling
provided within relevant units and the conditions proposed, the
development would not adversely impact upon the operations of
Brewery Wharf. As such is consistent with the Agents of Change policy
at Draft London Plan Policy D12.
Non-residential summary
10.29 Overall it is considered that the proposed development would result in a
net uplift of jobs from the existing situation and adheres to the objectives
of the site allocation, which seeks to promote light industry and small
business units. In addition, it is considered that the proportion of nonresidential floorspace is considered acceptable, given the constraints of
the application site. Furthermore, the proposal would not result in the
loss of jobs, and would not compromise the existing safeguarded wharf.
It has also been assessed that the development would be consistent with
the agents of change principles. On balance, it is considered that the
proposal complies with the aims and objectives of policy EA1 and EA(a)
of the Core Strategy 2014 and seeks to maximise the employment
potential of the site and result in increased employment opportunities
from the existing situation.
Proposed Residential Use
10.30 Policy H1 of the Council’s adopted Core Strategy (2014) and Policy 3.3
of the London Plan (2016) support the delivery of new homes in the
Borough, in line with the housing targets set out in the London Plan. The
Royal Borough of Greenwich currently has one of the highest housing
targets of any London borough, which stands at a total of 38,925 net
additional dwellings over the 15- year period 2013-2028 (an average of
2,595 per year, as set out in the London Plan.
10.31 The proposal involves the construction of 129 homes. The introduction
of homes at this location is acceptable, given the site is located in an
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Opportunity Area, the Greenwich Town Centre and lies within an urban
area and sustainable location (PTAL 4). Therefore the location has good
access to shops and services and is well served by public transport.
10.32 The introduction of a residential use would also be in line with the
Councils Site Allocation MU16 and the evolving pattern of development
along Deptford Creek.
10.33 Policy 3.3 of The London Plan March 2016 refers to the need to increase
housing supply to meet demand within London and policy 3.14 promotes
the efficient use of existing stock. This is supported by London Plan
policy 3.4 which aims to ensure that development proposals achieve the
maximum intensity of use compatible with local context.
10.34 Policy 3.8 Housing Choice of the London Plan 2016 states that the
planning system provides positive and practical support to sustain the
contribution of the Private Rented Sector (PRS) in addressing housing
needs and increasing housing delivery…' Supporting policy 3.8 above,
Core Strategy Policy H5 seeks to ensure an adequate standard of
accommodation to ensure satisfactory levels of residential amenity and
quality of life for future occupiers.
10.35 The proposed development would comprise 129 build to rent units. The
Mayor’s support of this developing residential sector is supported by the
Draft London Plan policy H13 (Build to Rent), the Mayor’s Affordable
Housing and Viability SPG and the NPPF. It is considered that Build to
Rent developments can make a positive contribution to increasing
housing supply and accelerating delivery.
10.36 In accordance with policy H13, to qualify as a Build to Rent the following
criteria must be met and each is addressed in turn below.
1. The development, or block or phase within the development has at
least 50 units.
The application is of 129 units.
2. The homes are held as Build to Rent under a covenant for at least 15
years
This has been agreed with the applicant and will be secured through the
s106 legal agreement.
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3. A clawback mechanism is in place to recoup additional affordable
housing contributions in the event of the covenant being broken
This has been agreed with the applicant and will be secured through the
s106 legal agreement.
4. All the units are self-contained and let separately
The units are all self-contained and let separately.
5. There is unified ownership and unified management of the development
This has been agreed with the applicant and will be secured through the
s106 legal agreement, and part of the management strategy of the building.
6. Longer tenancies (three years or more) are available to all tenants.
These should have break clauses for renters, which allow the tenant to
end the tenancy with a month’s notice any time after the first six
months
This has been agreed with the applicant and will be secured through the
s106 legal agreement.
7. The scheme offers rent certainty for the period of the tenancy, the
basis of which should be made clear to the tenant before a tenancy
agreement is signed, including any annual increases which should always
be formula-linked
This has been agreed with the applicant and will be secured through the
s106 legal agreement, any increases will be CPI linked.
8. There is on-site management, this does not necessarily mean full-time
dedicated on-site staff, but all schemes need to have systems for
prompt resolution of issues and some daily on-site presence
The site will be managed on-site through a concierge and a management
plan has been secured through the s106 legal agreement and condition.
9. Providers have a complaints procedure in place and are a member of a
recognised ombudsman scheme
The applicant has agreed to be a part of a recognised ombudsman scheme.
The details of this will be secured through a s106 legal agreement.
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10. Providers do not charge up-front fees of any kind to tenants or
prospective tenants, other than deposits and rent-in-advance.
This has been agreed with the applicant and will be secured through the
s106 legal agreement
10.37 In addition to the above, Policy H13 also states that the affordable
housing offer can be solely Discounted Market Rent at a genuinely
affordable rent, preferably London Living Rent level. Affordable housing
should be secured in perpetuity. The applicant has offered the 20%
affordable housing at London Living Rent and they will all be held in
perpetuity.
10.38 The scheme therefore aims to bring the site into beneficial residential
use.

Conclusion
10.39 Overall the proposed residential-led scheme would make very effective
use of this underutilised brownfield site, maximising regeneration
potential that would deliver increased mixed-tenure housing supply and
commercial floor space within Norman Road, consistent with the above
policies. Therefore, the principle of residential-led development is
considered acceptable, subject to compliance with the aims and
objectives of wider policy considerations.
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Density
11.1 Policy 3.4 of the London Plan seeks to ensure that the housing potential
of sites is optimised as outlined in the relevant density range shown in
table 3.2 of the London Plan. Table 3.2 takes into account location,
existing building form, massing and Public Transport Accessibility (PTAL).
The PTAL rating is used as a means of quantifying and comparing the
accessibility of public transport for a site.
11.2 The PTAL rating for the site is 4 (where 0 is the worst and 6 is the best
accessibility). The development would be categorised into the ‘Urban’
setting in Table 3.2 of the London Plan. According to the policy, the
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appropriate density range for the site would be 200–700 hr/ha and 70–
260 u/ha. The application proposes 129 residential units, equating to
1,084 u/ha and 2,924 hr/ha. As such the proposed development is outside
the upper limits of the density range for both habitable room and units
per hectare.
11.3 The London Plan states that the density matrix should not be applied
mechanistically, without being qualified by consideration of other factors
and planning policy requirements. Rather the merits of the proposal and
its potential impacts on the local context are considered throughout this
report. However at this juncture it can be noted that the proposal is
considered to provide a good standard of accommodation to serve the
future occupiers of the site, and would make a valuable contribution to
the build-to-rent housing stock within the borough.
11.4 Notwithstanding this, Policy D6 of the Draft London Plan is moving away
from density matrix to a focus of a design led approach to density. This
will mean developing at densities above those of the surrounding area on
most sites. The design of any development must optimise housing
density, although particular consideration is given to the sites context,
connectivity and overall capacity.
11.5 The application scheme represents a good example of optimisation,
balancing policy, amenity and site constraints, whilst maximising the
potential for additional affordable housing. Regard to whether the scale
gives rise to wider impact on the character of the area and residential
amenity is addressed below.
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Quality of Living Environment Provided for Future Residents
12.1 Core Strategy Policy H5 seeks to ensure an adequate standard of
accommodation to ensure satisfactory levels of residential amenity and
quality of life for future occupiers.
12.2 The following table shows how the proposed units compare with the
requirements of the Technical Housing Standards – Nationally Described
Space Standards (2015):
Flat Type

Nationally
Described
Space
Standards

Proposed units (m²)
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One Bedroom,
two people

50.0 m²

54.0 m²

Two bedroom,
four people

70.0 m²

80.0 m² – 82.0 m²

Three bedroom,
86.0 m²
five people

108.0 m²

Three bedroom,
five people (over 93.0 m²
2 floors)

108.0 m²

12.3 All of the proposed units exceed the relevant size standards.
12.4 The London Housing SPG states that a minimum ceiling height of 2.5
metres for at least 75% of the gross internal area is required. The floor
to ceiling heights will be at least 2.5m through all rooms within the
development and therefore meets the requirements.
12.5 The London Housing SPG states that developments should minimise the
number of single aspect dwellings. It also states that single aspect
dwellings that are north facing, exposed to significant noise levels or
containing three or more bedrooms should be avoided. Policy H5 of the
Core Strategy includes a presumption against single aspect north facing
units and a presumption in favour of dual aspect units where possible.
The unique shape of the windows means that every unit will be able to
enjoy a wide aspect outlook of at least 136°, in comparison to 90° in a
typical dual aspect flat with windows on two external walls on adjacent
sides, meaning there are no single-aspect, north-facing units. Overall each
of the proposed dwellings has a well-designed layout that would enable a
good standard of internal living accommodation, and is considered
acceptable.
Daylight and Sunlight
12.6 A BRE Assessment (Daylight & Sunlight Amenity (Internal), prepared by
Rapleys LLP) has been carried out of the daylight levels within the
proposed units. The assessment focused on daylight received by units
from level 3 (first level of residential) to level 7 (last floor of adjacent
residential development) of the building, given that this would be the
worst case scenario. In new dwellings, the minimum recommended
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average daylight factor (ADF) is 1 % for bedrooms, 1.5% for living rooms
and 2 % for kitchens. The results of the analysis confirm that all of the
rooms within the proposed development surpass the Average Daylight
Factor Targets (ADF) and in some cases achieve more than five times the
target.
12.7 However, notwithstanding the findings with regard to the ADF the
results outline that 3 of the 21 living rooms tested would not comply
with the relevant VSC BRE standard. The BRE guide acknowledges that it
is not always possible for every dwelling to be well situated to receive
direct sunlight and in this circumstance every effort has been made to
ensure the highest number of living rooms have good access to sunlight.
Nevertheless, given the location, the overall scale of the proposal, and
the need to balance townscape development with daylight and sunlight
impacts, it is considered that, on balance, the proposed development
would provide appropriate levels of daylight access.
12.8 The following rooms do not fully comply with the BRE standards:
• Third Floor - R2 (w5) – two windows w3 + w4 are north facing. Does
meet the total per winter requirement but not the total annual with 22%
instead of the 25% required under the BRE.
• Fifth Floor – R3 (w5) – two windows w3 + w4 are north facing. Does
meet the total per winter requirement but not the total annual with 22%
instead of the 25% required under the BRE.
• Sixth Floor – R11 (w27) – two windows w28 + w29 are north facing. Does
not meet the total per winter requirement of 5% (at 3%) and not the total
annual with 22% instead of the 25% required under the BRE.
12.9 Overall, this minor non-compliance with BRE is considered acceptable in
this context.
Overlooking
12.10 Having regards in terms of overlooking, the balconies closest to Babbage
Point include mitigation by use of Vision Control Film and External
Screens so that the occupiers in the proposed and existing development
will be protected from overlooking impacts. These measure which have
been employed regarding overlooking are also relevant in protecting
privacy of the residents of Ravensbourne Wharf. In addition to the
above, it is considered that the overlooking relationships to the east and
west are acceptable given the separation distances which are similar to
surrounding buildings. This is detailed in section 19.9 of this report.
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12.11 In terms of Brewery Wharf and overlooking, given the overall radial
design of the building this would limit the extent to which there is
overlooking as opposed to a standard square faced building. The design
would result in a lesser glazing-to-façade ratio for any elevation facing the
wharf. This is demonstrated in fig. 3.

Figure 3: Comparison between radial and square-faced building

Internal Noise
12.12 The following design and mitigation techniques have been included to
ensure internal noise levels are acceptable:
• The residential floors start on the fourth storey above ground, and the
residential outlook is13m above ground and over the top of the
safeguarded wharf
• The radial layout gives bedrooms’ oblique views away from the
safeguarded wharf
• Worst affected facades of the development to achieve a dB RW reduction
of 49dB, resulting in an internal noise level of 21 dB LAeq for bedrooms
and 26 dB LAeq for living rooms
• Fixed glazing with no openable windows on bedrooms
• Attenuated vents in bedrooms which achieve a dB RW reduction of 21dB
when open.
• Individually controlled comfort cooling and mechanical ventilation is to be
provided to ensure all occupants can close windows at night without the
risk of overheating
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• The residential units are to be 100% Build to Rent with unified ownership
and management, and this will ensure strategies are implemented in full
12.13 Following on from the internal noise, the external private balconies
shows that for 10 flats out of 129 would be above the 55dB target for
amenity space. The architect has provided further design treatment
which on balustrade and soffit treatments which could achieve a 3dB
noise level reduction. This reduction is considered on balance acceptable
in-conjunction with the suite of noise mitigation measures already
detailed, that the units are at least 10% above the national prescribed
space standards and that other internal amenity space is provided within
the scheme.
Conclusion
12.14 In light of the above considerations, the proposed living environment is
considered adequate in terms of size, design and orientation. The
proposal would therefore meet the objectives of sections 6 and 7 of the
National Planning Policy Framework, policy 3.5, 7.1 and 7.6 of the
London Plan (2016) and the Core Strategy.
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Amenity Space and Children’s Play
13.1 Standards 26 and 27 of the Mayor’s Housing SPG states that ‘a minimum
of 5sqm of private outdoor space should be provided for 1-2 person
dwellings and an extra 1sqm should be provided for each additional
occupant’. Policy H5 of the Core Strategy states that in flats a good-sized
balcony, a terrace or enclosed communal gardens should be provided
and family housing should normally have direct access to a private
garden.
13.2 Each unit includes a private external amenity space in the form of a
balcony or in line with the requirements above. All balconies will have a
minimum width and depth of 1500mm and area of 8.0 m2. The proposals
therefore accord with the objectives of Policy H5 of the Council’s
adopted Core Strategy (2014).
13.3 A Revised Landscape Plan, prepared by Bradley-Hole Schoenaich
Landscape (BHSLA); has been submitted with the application. The
landscape plan details the landscaping around the site (of 554 sqm), which
includes a mixture of planting (including a number of trees and climbing
plants, pavers, and play equipment). The development proposes common
circulation areas through to the Creekside creating a strong link and
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connection through the building and around which will deliver an
opportunity to link the Thames Path and paths along Deptford Creek. In
addition, site-specific planting strategies have been proposed to reflect
and further enhance the Creek ecology.
Amenity Space
Shared internal amenity space
Shared external amenity space
Total shared amenity space
Figure 4: Total Amenity Space Provision

755 m²
813 m²
1568 m²

Figure 5: Access / Entry to Creek Walk
13.4 The shared amenity for use by the residents of the entire development
(i.e. tenure blind) provides both physical and visual amenity space of 1014
sqm. In terms of the spaces these include, well-being rooms (gym, fitness
studio and related uses), library, winter garden and play-space all located
on level 2 (185sqm (shared: play including play areas) 220sqm (shared:
market and buy-in for LLR)), residents lounge (54 sqm) on level 27 and
roof garden (204 sqm) on level 28. The spaces as detailed would be fully
managed by The Edition Group and secured by condition. The gym,
wellness and other amenities on the second floor would be accessible to
all residents through a buy-in plan. Those tenants who are paying London
Living Rent (LLR) would have the ability to ‘top-up’ their membership to
include those facilities they want to use. The play space on the second
floor and residents lounge on level 27 will be open to all residents
without charge.
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Figure 6: Landscaping Plan
13.5 In addition to the provision of standard amenity space the applicant has
agreed to provide a Seeded Barge, directly on the creek moored in front
of the site.
13.6 The purpose of this space is to provide opportunities to educate
regarding the local ecology in coordination with Creekside Education
Trust. This will be a landscaped feature and will be planted with species
associated with the existing and historical waterside habitats to replicate
a natural river environment. The details of its management will be
secured through a Section 106 legal agreement as part of the planning
permission, and condition.
13.7 Subject to the conditions it is considered that the proposed development
would provide an acceptable standard of private and communal amenity
space.
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13.8 Policy 3.6 of the London Plan requires that new housing development
ensure that children have access to good quality, well designed, secure
and stimulating play opportunities. Policy H(e) of the Core Strategy
requires that in residential developments that include over 50 units of
family housing, suitably equipped and well-designed children’s play areas
are required for different age groups. The required level of provision is
calculated using the methodology set out in the Mayor of London’s Play
and Informal Recreation SPG.
13.9 The Mayor’s Shaping Neighbourhoods: Children and Young People’s Play
and Informal Recreation SPG recommends 10sqm of play space per child.
The GLA divide the requirements of children’s play space into three
categories. The required amount of play space as set out in the SPG
would be 100sqm for children 0-3 years, 100sqm for children of 4-15
years old and 30 sqm for children of 16 years or older which is a total of
230 sqm.
13.10 A Landscape Plan and Play Space assessment was submitted with the
application. The plan details that the development will be able to achieve
all the required play space facilities, on site. These are as follows:
• 116sqm of incidental play space at ground floor (all ages);
• 103sqm of internal/external doorstep play space (Under 5);
• 29sqm dedicated play space common areas; and
• 72sqm of youth space on the second floor (12+).
13.11 The incidental play space for the under 5s and 5-11 years old will be
combined at ground floor level at the Creekside. Further at second floor
level are dedicated play areas catered to different age groups and offer
safe play areas suitable for creative and imaginative play which is
overlooked by the parent’s waiting area. However the specific details of
the type, design and number will be secured through condition.
13.12 With respect to the 12 + age group, the play area will be located at
second floor level and consist of a youth space. This will comprise a total
of 72 sqm. While the space is internal, there are two playspace facilities
within an 800m radius of the site, which is identified in the SPG as an
acceptable walking distance for children of 12+ to travel to use play
spaces; St Alfege Park and Greenwich Park. The closest site is St Alfege
Park, 300m walking distance from the application site, and includes
various playground equipment which would be the most suitable for the
12+ age group.
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Incidental Play
Space

Doorstep Play
Space

Youth Play Space

Figure 7: Playspace type and location
13.13 When combining the above amenity areas to the private balconies the
total amenity for the proposal is 2,728sqm, which equates to 21sqm per
unit.
13.14 Overall, it is considered that given the constraints of the application site
and the proximity to other local parks, the proposed provision of
playspace and equipment facilities is considered acceptable. If the scheme
is found acceptable by members, a condition is recommended to ensure
that the playspace meets the minimum space requirement as set out
above and to secure the provision of detailed layouts and details of
equipment to be provided in each of the proposed play areas.

14

Safety and Security
14.1 Policy 7.3 of the London Plan (2016) seeks to ensure that developments
are designed to reduce the opportunities for criminal behaviour and
contribute to a sense of security without being overbearing or
intimidating.
14.2 Policy DH1 of the Core Strategy (2014) states that all developments are
expected to demonstrate how they contribute to a safe and secure
environment for users and the public. Policy CH1 goes to state that all
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developments must include measures that help to create and maintain
cohesive communities.
14.3 The proposal has been assessed by the Metropolitan Police Designing
Out Crime Officer. The Officer did not object to the scheme provided
that the development is required to meet the Secured by Design
certification, and to ensure that suitable security measures are in place
prior to occupation of the development. This would be secured by
conditions 32 and 42.
14.4 Subject to conditions, it is considered that the proposed development
would reduce opportunities for criminal behaviour and contribute to a
sense of security generally, in accordance with Policy 7.3 of the London
Plan (2016) and Policy DH1 and CH1of the Council’s Core Strategy
(2014).
15

Residential Mix
15.1 London Plan Policy 3.8 encourages a full range of housing choice. Policy
H2 of the Core Strategy requires a mix of housing types and sizes in all
developments which should contain a proportion of 3, 4 and 4+
bedroom units. The exact mix on each site will vary according to the
location of the development and the character of the surrounding area
and will be affected by factors such as the level of accessibility to public
transport or where there is a poor external environment.
15.2 The application proposes the following housing mix:
Unit type / Size

Total (%)

1-bed (no. / %)

58 / 45%

2-bed (no. / %)

52 / 40 %

3-bed (no. / %)

19 / 15%

Total

129 (100 %)

15.3 It is noted that the percentage of family sized units is good (15%),
however it is considered that because of the town centre location of the
site, the proposed development is appropriately suited to smaller sized
units with the balance being one / two bed units. It is noted that the
direction of travel with the draft London Plan and policy H12 recognises
that many families do live in two-bedroom units and this should be taken
into account when assessing the needs that different sized units can
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meet. On balance, having regard to the specific circumstances of the site
and location it is considered that the proposed mix is acceptable.
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Affordable Housing
16.1 Policies 3.11 and 3.12 of the London Plan seek to maximise affordable
housing provision over the term of the London Plan. Policy 3.12 states
that negotiations on sites should take account of their individual
circumstances including development viability, the availability of public
subsidy and provisions for reappraising the viability of schemes prior to
implementation.
16.2 Policy H3 of the Core Strategy requires a minimum of 35% affordable
housing. The precise percentage, distribution and type will be determined
by the particular circumstances and characteristics of the site and of the
development, including financial viability. The affordable housing that is
provided should be provided as 70% social / affordable rented and 30%
intermediate housing.
16.3 In August 2017 Supplementary Planning Guidance was published by the
Mayor of London entitled ‘Homes for Londoners: Affordable Housing
and Viability Supplementary Planning Guidance 2017’ (‘the 2017 SPG’).
This supersedes Part 4 (Affordable Housing – Viability Appraisals) of the
2016 Housing SPG.
16.4 The Viability SPG sets out two approaches, the fast track approach and
the viability tested approach. The guidance is clear that 35% is the
threshold at which the approach to viability information changes. Should
a proposal provide 35% affordable housing or more, the scheme will be
assessed under the fast track approach, provided that public subsidy is
not required and the tenure split is policy compliant (70:30). Should the
proposal not meet the 35%, require public subsidy or have a discordant
tenure split, the proposed will be assessed using the viability-tested
approach. However, the SPG also recognises that there a specific and
distinct economics associated with a build-to-rent scheme.
16.5 London Living Rent is entirely an intermediate product, with the Mayor
preferring homes to be let at London Living Rent and to be held in
perpetuity. Subsequent to the initial submission, the affordable housing
offer has been revised to ensure that it is completely held in perpetuity,
rather than covenanted for only 15 years.
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16.6 The proposal would provide the following affordable housing units:
Tenure
1 –bed
2- bed
3-bed
Total
% of total
units
London
12
10
4
26
20% (per unit)
Living Rent

16.7 The Applicant has offered 20% of affordable housing (per unit) all London
Living Rent. The viability assessment has been reviewed by BPS
Chartered Surveyors on behalf of the Council in which it was concluded
that the current affordable housing offers maximises provision and no
additional contributions can realistically be made, the viability review is
attached as appendix 6 of this report. However further mechanisms
through the s106 should be secured to ensure capture any future change
in viability circumstances as well as clawback mechanisms. The heads of
terms have been agreed which are outlined in section 30.0.
16.8 It is noted that the proposal overall meets the NPPG benchmark of 20%
of affordable rent units (and maintained in perpetuity) in any build to rent
scheme. However, the Mayor’s SPG states that viability with the
intention of maximising the supply of affordable homes, preferably
provided at London Living Rent levels. This development meets the
criteria listed above.
16.9 The affordable rented housing within the scheme is to be provided at the
London Living Rent levels as published on the GLA website, this has been
agreed with the applicant and to be secured by s106 legal agreement. The
London Living Rent ward benchmark data 2020/21 is included in
appendix 5.
16.10 In conclusion, the proposed build-to-rent development complies with
planning policy, and guidance, the proposed affordable housing offer is
the maximum reasonable amount of affordable housing that could be
provided on-site as assessed through the Viability Tested Route. Subject
to the heads of terms on affordable housing, the proposal is considered
to comply with Policy H3 of the Core Strategy (2014) and the London
Plan Affordable Housing and Viability SPG.
17

Design, Townscape and Visual Impact
17.1 Paragraph 124 of the Revised National Planning Policy Framework (2019)
states that the creation of high quality buildings and places is fundamental
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to what the planning and development process should achieve. Good
design is a key aspect of sustainable development, creates better places in
which to live and work and helps make development acceptable to
communities.
17.2 Policy 7.6 (Architecture) of the London Plan (2016) states that
architecture should make a positive contribution to a coherent public
realm, streetscape and wider cityscape. It should incorporate the highest
quality materials and design appropriate to its context.
17.3 London Plan Policy 7.7 (Location and design of tall and large buildings)
sets out a number of criteria against which proposals for large and tall
buildings should be assessed. The Policy states that such buildings should
generally be limited to certain areas including opportunity areas and that
they should only be considered in areas whose character would not be
affected adversely by the scale, mass or bulk of a tall building
17.4 Core Strategy Policy DH1 sets out the general principles that the
Council will promote in order to achieve a high quality of design. In
particular, all developments are expected to provide a positive
relationship between the proposed and existing urban context and
promote local distinctiveness by providing a site specific design solution.
17.5 Core Strategy Policy DH2 states that tall buildings may be appropriate in
Greenwich Peninsula, Greenwich Peninsula West, East Creekside,
Charlton Riverside, Tamesis Point in Thamesmead, Thamesmead Town
Centre, the area directly surrounding Abbey Wood train station, and ‘the
Hub’ area surrounding Kidbrooke station. All other parts of Royal
Greenwich are inappropriate for tall buildings. Paragraph 4.4.16 of the
Core Strategy defines a tall building as any building ‘… which is noticeably
taller that its surroundings, has a significant impact on the skyline or is
larger than the threshold size set for referral to the Mayor’.
17.6 Policy DH2 of the Core Strategy (2014) states that the Tall Buildings
Assessment provides further information as evidence for the locations in
this policy. In particular part 5.4.2 is relevant to this application.
17.7 Part 5.4.2 states “the Creekside area is situated to the west of Greenwich
Town Centre. Significant development in Creekside has already / is currently
taking place in Creekside and is generally residential-led mixed use
development including floor space for businesses. The character of the area is
therefore set to change significantly. Development at the western side of the
creek, will reach 24 storeys to the east and 17 storeys to the west”.
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Figure 8: View from Creek Road (facing west)
17.8 The proposed form of the building comprises a single building of 28
storeys which has a prominent frontage; on to Norman Road with
separated in a residential and non-residential entrances. The scheme
incorporates 129 residential units constructed as a build to rent scheme
with commercial uses within the lower floors. A key component of the
scheme is the improvement of the public realm and opening the access to
the Creekside.

Figure 9: View of the Creekside relationship
17.9 The height has been designed to have a robust presence and relationship
with the height of buildings on Deptford Creek and the wider area. This
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height relates to the emerging cluster in the Creekside area, including
developments on the opposite side of the Creek. The Creekside Village
East scheme consists of two towers, the taller of which stands at the
same height of +86.5 m AOD – the same as the proposed building.
17.10 Notwithstanding the above, it is noted that substantial buildings have
been recently constructed on the opposite side of Deptford Creek, at
Creekside Village (12- 23 storeys), Kent Wharf (6-16 storeys) and Saxon
Wharf (17 storeys). It is also noted that an application has been
submitted for a 26-30 storey building at Creekside Village East in the
London Borough of Lewisham. However this has not yet been
determined.
17.11 The buildings modest footprint seeks to ensure that the development
maximizes the public realm area on the site, and to open up a wide
thoroughfare leading to the Creekside and the seed barge, creating an
entry point for the Creek Walk.
Layout
17.12 The ground level has two distinct entrances: a triple-height glazed
entrance for Ravens Works (co-work users and members of the public)
facing Norman Road, and a more private entrance for Ravens Wharf
(residents) to the side. The prominence to the Ravens Works principally
come from the differences in materiality which include large glazed
element to provide a direct view into the use within and beyond to the
creek. This provides visual interest at street level, as well as an active
frontage.
17.13 Internally, the ground floor and first floor are predominantly for nonresidential use in the form of co-work and artist studios with a café, with
additional space at first floor level. At second floor consists of shared
amenity and play spaces which can be accessed by both residents and cowork users. The play areas as detailed in section 12.0 is located on the
north side with two dedicated internal play spaces (Doorstep Play and
Youth Space), an external terrace and a parents’ waiting area. Beyond the
second floor is the residential accommodation.
17.14 In addition, the scheme also includes a viewing platform at first and
second floor levels overlooking the creek and working wharf and a
widened Creek access to open space. This is supported by the PLA in
terms of providing opportunity for education and condition 50 has been
included requiring details of historic information. The proposed layout of
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the buildings provides a significantly improved public realm and Creekside
activation.
17.15 In terms of parking and servicing, four (4) blue badge spaces will be
located on the basement with cycle storage.
Scale & Design
17.16 As set out above the site is within an Opportunity Area and thus meets
the locational requirement for tall buildings. However as Policy DH2
states this does not mean that all tall buildings will be appropriate in
these areas and any proposed tall building will still need to consider its
impact on existing character of the area.
17.17 The proposed development would sit directly to the north of Babbage
Point an 8 storey building. On the opposite side of Norman Road sits the
Thornham Street Estate, which rises up to 16 storeys.
17.18 The scheme was presented at the Greenwich Design Review Panel on
the 07 December 2018. The Design Review Panel outlined in terms of
height, that based on townscape views, the existing and anticipated tall
buildings within the wider neighbourhood and the building’s architectural
quality, articulation and slender form, the proposed height of the building does
not pose a concern. The height of this proposed building in particular has
been designed to generally align with the height of the tall buildings at
Creekside East, although an additional two story’s it would be the same
height as Creekside Village East at +86.5 m AOD.
17.19 While it is recognised that the tower element would be taller than other
buildings on Norman Road, it considered the overall scale, design and
materiality would ensure that it would integrate appropriately with the
surrounding context. The tower features differing materials and
articulation styles of the radial design provides a more slender form with
a successful attempt to break up the massing. This layout minimises the
number of rooms overlooking Brewery Wharf to the north and
improves the daylight performance of the apartments. Furthermore the
development is considered to be of similar scale and height to the
existing and emerging context of the developments located on the
opposite side of Deptford Creek.
17.20 In terms of siting, the proposed building footprint is considered to be a
logical response to the shape of the subject site and provides an
appropriate transition in scale. The development integrates well with the
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rear of the site being the Creekside and would have a suitable
relationship with the adjacent residential areas.
17.21 It has been considered that the height and in particular the views (as
discussed in the following sections 17.27 – 17.32) would not raise
significant concerns when regard is had to the existing and anticipated tall
buildings within the wider area and the architecture proposed.
17.22 The proposed building would have a contemporary design that is
articulated well with strong rhythm emphasised by balconies, balustrades,
glazing, differing materials on the façade treatment, and recessed
elements throughout. The proposed materiality references the industrial
heritage of the Creekside, and the elevation of the proposed building is
composed of five distinct architectural elements:
•
•
•
•
•

Glass Reinforced Concrete (GRC) with concrete pigmentation
KME Tecu expanded metal panels
Linit insulated glass
Corten steel balustrade, mesh and planters
Reynaers aluminium curtain wall system (bronze colour)

17.23 Notwithstanding this, it is recommended that any planning permission be
subject to a condition requiring the submission of samples and details of
materials for approval prior to development commencing to ensure that
the exact specification of facing materials would be suitable.
17.24 As noted above, the development has been subject to Design Review
Panel at pre-application stage, which the applicant has sought to address
the main points raised. Prior to submission, the applicant had made
significant amendments which involved, reduction in height from +101
AOD to +86.5 AOD to align with the development at Creekside Village
East, increase in amenity space provision and further detailed assessment
in terms of heritage and noise. Overall, as detailed in the foregoing
paragraphs, it is considered that the proposal as considered is an
improvement and the development is considered to appropriately relate
to the surrounding area.
17.25 It can be summarised that the proposed arrangement of form, scale and
massing of the building responds sympathetically to the character, scale
and settings both within the site itself but also that of the adjoining land
uses. The proposed materials would also contribute to achieving an
attractive and visually striking appearance. In combination with the
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Creekside walk proposals, the development would result in a welldesigned, architecturally interesting building that would contribute
positively to the character of the surrounding area and the visual amenity
of the street scene.
Tall buildings Assessment
17.26 Policy 7.7 of the London Plan also states that tall buildings should not
have a harmful impact on their surroundings in terms of such matters as
micro climate, wind turbulence, overshadowing, noise or aviation. These
matters are discussed elsewhere in the report.
Views
17.27 A Heritage, Townscape Visual Impact Assessment (HTVIA) has been
provided with the planning application. The assessment details the
proposals impacts on the existing townscape character and local and
strategic views within the borough. A summary of the 42 view locations
are provided in the table below:
Viewpoint
Description
No.
1
2
3
4
5
6

LVMF 5A.1: Wolfe
Statue, Greenwich Park
LVMF 5A.2: Wolfe
Statue, Greenwich Park
LVMF 6A.1: Blackheath
Point

Viewpoint
Description
No.
LVMF 23A.1: Centre of
Bridge over the
22
Serpentine to the Palace
of Westminster
23
24

LVMF 4A.1: Primrose Hill 25
LVMF 24A.3: Island
Gardens, Isle of Dogs
Footpath, East of Cutty
Sark

26
27

7

College Way, Old Royal
Naval College

28

8

Trafalgar Road

29

9

Queen’s House,
Greenwich Park

30
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College Way: Grand Axis
College Way: Painted
Hall Portico
College Way: Grand
Square entrance/exit
College Way: Painted
Hall, visitor entrance
College Way: Naval
College Gardens
College Way: Naval
College Gardens/Mews
Schoolroom
College Way: Mews
Schoolroom Entrance
College Way: Mews
Schoolroom/Royal Naval
College Gates

10

Roan Street

31

St. Alfege’s Church,
32
West Side
Henry Moore Statue,
33
Greenwich Park
The Hill restaurant, Royal
34
Hill/ Prior Street Junction

11
12
13
14

Greenwich Station

35

15

Creek Road/Horseferry
Road

36

15N

Creek Road/Horseferry
Road

37

16

Mary Ann Buildings

38

17

St. Nicholas’ Church,
East Door

39

18

Greenwich Reach Swing
Bridge

40

19
20
21

New Capital Quay,
Victoria Parade
Thames Path, Granite
Wharf
St. Paul’s Churchyard

41
42

College Way: Royal
Naval College Gates
College Way: College
Approach
St Paul's Approach,
Deptford High Street
St Paul's: West Porch,
Churchyard
St Paul's: Footpath,
Churchyard
Cutty Sark & Greenwich
Foot Tunnel, Thames
Path
Cutty Sark Gardens
Bellot memorial,
Footpath East of Cutty
Sark
King Charles Court,
Interior of West Facing
Rooms
King Charles Court,
Exterior of West Facing
Rooms
Nelson Room, Interior of
West Facing Window
Nelson Room, Exterior
of West Facing Window

17.28 Greenwich has two strategic views in the London View Management
Framework (2012). These are identified as Blackheath Point (6A.1
towards St Pauls and Central London) and Greenwich Park (5A.2 viewed
from the General Wolfe Statue to St Pauls and central London), however
beyond the borough further views were also incorporated both at the
request of the GLA and the assessment undertaken by the applicant
these include 24A.3 (Island Gardens to the Old Royal Naval College)
within Tower Hamlets, 4A.1 (Primrose Hill: the summit - looking toward
St Paul’s Cathedral) and 23A (Serpentine Bridge). The development
should make a positive contribution to the character and overall
composition of the designated views. This is explained in greater detail in
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Policy 7.10 of the London Plan and the London View Management
Framework.
17.29 As detailed through views 01 and 02, these both demonstrate that the
proposal will be wholly restricted by intervening development and any
glimpses of the building would be limited and therefore would not impact
upon the strategic viewing corridor when viewed from Greenwich Park,
viewpoint 5A.1 and 5A.2.
17.30 The development would be viewable in the wider periphery from
Blackheath Point. The report outlines that the visibility of the application
proposals must be viewed within the context of emerging tall buildings within
the Creekside Wharf area, which will alter the nature of the view north from
this location. The high-quality of the development, notably its cylindrical from
and animated architecture, will make a valuable contribution to the emerging
character of the area.
17.31 The development would have the most prominence on Viewpoints 15,
15N, 18 & 19 where the building would be completely unobscured.
Viewpoint 15, and 15N which are taken from Norman Road (east of the
site looking west), with views 18 and 19 both from within the reach to
the north. These views are not particularly sensitive and does not form
part of the local or strategic views in the borough. Further it is noted
that as demonstrated in fig 5. below that the building would be seen
together as a cluster with the towers within Thornham Estate and the
Creekside East scheme.
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Figure 10: View 15N (with the proposed building to the centre)
17.32 Views 21, 33, 34 and 35 were all taken from within the Lewisham Borough
focusing on the relationship with St Paul’s Deptford. Lewisham were
consulted on the application and raised concern regarding the extent of the
views undertaken of the proposed development. Historic England has
confirmed that they raise no objection; this is supported by Council’s
conservation officers who both form the view that there is less than
substantial harm. Overall, the proposed development would be visible from
the Deptford Creekside and St Pauls Conservation area. However the impact
is not considered to be harmful and would form part of the cluster of tall
buildings.
18

Impact on the St Pauls Conservation Area (SPCA), West
Greenwich Conservation Area (WGCA) and Deptford Creekside
Conservation Area (DCCA), World Heritage Site Buffer Zone
(WHSBZ) and World Heritage Site (WHS).
Conservation Area

18.1 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
provides a general duty in the exercise of planning functions, that ‘with
respect to any buildings or other land in a conservation area … special
attention shall be paid to the desirability of preserving or enhancing the
character or appearance of that area’.
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18.2 Paragraph 192 of the National Planning Policy Framework (2019) states that in
determining planning applications, local planning authorities should take
account of the desirability of sustaining and enhancing the significance of
heritage assets and putting them to viable uses consistent with their
conservation.
18.3 Paragraph 193 of the National Planning Policy Framework (2019) advises that
when planning decision makers are considering the impact of a proposed
development on the significance of a designated heritage asset, great weight
should be given to the asset’s conservation.
18.4 These are further supported by London Plan policies 7.8 (Heritage assets and
archaeology) and 7.10 (World Heritage Sites), and draft London Plan policies
HC1 (Heritage Conservation and Growth) and HC2 (World Heritage Sites)
which broadly require that special attention is paid to the desirability of
preserving or enhancing the character or appearance of a conservation area.
18.5 Core Strategy Policy DH3 states that the Borough will protect and enhance
the heritage assets and settings of Royal Greenwich, including the Maritime
Greenwich World Heritage Site, preserving or enhancing the character or
appearance of the 20 Conservation Areas, applying a presumption in favour of
the preservation of statutory listed buildings and their settings, giving
substantial weight to protecting and conserving locally listed buildings,
protecting the three registered parks and gardens, as well as Royal
Greenwich's archaeological remains and areas of special character. This is
supported by Core Strategy Policy DH4 which outlines specific considerations
for development within the Maritime Greenwich World Heritage Site, and
DH(h) which outlines the consideration for Conservation Area development.
18.6 The site is not located within a conservation area, however given the
proximity of the conservation areas they are considered in turn below.
A) St Paul’s Conservation Area (London Borough of Lewisham)
B) West Greenwich Conservation Area (Royal Borough of Greenwich)
C) Deptford Creekside (London Borough of Lewisham)
18.7 With respect to the St Paul’s Conservation Area, the Applicant has provided a
verified view from within the conservation area at 16, 21, 33, 34 and 35 to
demonstrate the impact of the proposal from the Conservation area and on
the setting of St Paul’s Deptford. The verified views given the significant
separation distance, the divisibility between the heritage assets and the overall
emerging context would ensure the asset is not undermined. In particular
from the ground of Grade I listed St Paul’s Deptford in views from the far
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west end of the churchyard by Deptford High Street. The proposed tall
building development appears well screened by trees in these views.

Figure 11: Map of Conservation Areas
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18.8 As referred to in paragraph 17.0 above, the building form and articulation
have been designed to relate sympathetically to the local context. It is
considered that proposal would conserve the significance of the
conservation area heritage asset. The Applicant has provided a verified
view from within the conservation area which include 10 (Roan Street),
11 (St Alfege’s Church) And 13 (The Hill Restaurant). The HTVIA clearly
outline that the proposal would have a marginal increase in visual impact
over the existing situation, with part of the upper portion of the building
being visible and would consolidate as a cluster of tall buildings within this
tall buildings designation. As shown in figure 7, it is considered that the
distant views and separation would ensure that the proposed building
would not overwhelm or result in an adverse impact to the conservation
area. The development is not considered to have an adverse impact on
the visual amenities of the Conservation area. The submitted HTVIA also
confirmed that there would be less than substantial harm on the West
Greenwich Conservation Area.

Figure 12: View 11 (St Alfege's Church)
18.9 In terms of Deptford Creekside Conservation Area, while parts of the
development would be visible (at a distance) the proposal would remain to be
seen collectively with the surrounding buildings in this context. In particular, it
is concluded in the HTVIA that “As much of the surrounding area to the north of
the conservation is entirely modern, and separated by the high level railway viaduct
abutting the northern boundary of the conservation area, it is considered that the
application proposals will not impact the special interest of Deptford Creekside
Conservation Area”.
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18.10 The applicant has provided a HTVIA with the application. The report has
assessed the proposals impact on the aforementioned Conservation
Areas and its surrounds. It concludes that the proposed development will
not detrimentally impact on these designated heritage assets, and having
regard to the above it is considered would result in less than substantial
harm.
Maritime Greenwich World Heritage Site
18.11 UNESCO designated Maritime Greenwich as a World Heritage Site in 1997.
The Maritime Greenwich World Heritage Management Plan (2014) states that
the importance of Maritime Greenwich “lies in its royal origins, especially
under the British Tudor and Stuart dynasties, and its development from the
17th century as a site of astronomical research related to navigation, and of
Royal Naval welfare and education”. The World Heritage Site encompasses
the Old Royal Naval College (formally the Royal Naval College), the National
Maritime Museum, the Royal Park and Greenwich Town Centre.
18.12 The HTVIA contains an assessment of the proposals on the Outstanding
Universal Value (OUV) of the Maritime Greenwich WHS. The northern
boundary of the WHS is located approximately 450m from the site, which is
visible from elevated positions within it and therefore forms part of its wider
setting. The WHS is noted to be of exceptional heritage value. London Plan
Policy 7.10 ‘World Heritage Sites’ states that development should not cause
adverse impacts on World Heritage Sites or their settings, and, in particular,
should not compromise the ability to appreciate outstanding universal value,
integrity, authenticity or significance.
18.13 Views 1 and 2 are discussed above. View 7 from the Royal Naval College
(College Way) is recognised as of high value. Given this, and subsequent to
Historic England’s, Maritime Greenwich World Heritage Site and RBG
Conservation initial comments further kinetic testing was undertaken (views
23-32). The kinetic testing was required, as it was clear that the overall
appreciation and value of this site is not from one static viewpoint location
but the overall experience.
18.14 The kinetic view is essential at establishing any harm from the proposed
building to the east west axis. For clarity the extent of the kinetic assessment
is shown below in fig. 13. The east-west view along College Way to the Town
Centre is one of the key views outwards from the Old Royal Naval College.
In particular, the WHS Management Plan identifies this axis along College
Way as an Important Local View. Therefore, following initial consultation with
Historic England further detailed assessment was undertaken to the west
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along College Way where the Grade I listed Royal Naval College Gates and
Gate Piers and high street buildings behind come into view.
18.15 The HTVIA outlines that for the most part; there would be glimpses of the
building from views 26 – 29 with the building hidden by existing built form at
the other viewpoints. In particular, view 27 where the development would be
seen in context with the Essential Living scheme which is of the exact same
height. From views 28 – 32 which is a kinetic view towards the High Street,
the building would be visible as the viewer approaches the edge of the World
Heritage Site. However, concern was raised by Historic England regarding the
harm of the building in isolation, and in combination with other emerging
schemes in Deptford Creek. Particular concern was raised regarding harm to
the roofline of the Grade II Pepys Building.
18.16 The additional information provided by the applicant with the kinetic
view of College Way outlines that the proposals will not affect the ability
to appreciate the Outstanding Universal Value of the Maritime
Greenwich World Heritage Site. The focus will remain the buildings and
development in the foreground with the proposed building seen at a
substantial distance from the WHS.

Figure 13: Collage Way Kinetic Assessment Views 23 – 32
18.17 The WHS, and its overall significance as a designated heritage asset, would
remain predominantly intact. While there would be some harm caused to the
settings of the adjoining listed buildings in the vicinity, these form part of their
significance from their settings being the WHS. The fabric of these listed
buildings, would remain completely untouched.
18.18 The HTVIA concludes “… that the application proposals will not affect the ability
to appreciate the Outstanding Universal Value of the Maritime Greenwich World
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Heritage Site. It is important to note that effects on heritage assets are not just
limited to visual considerations and it is important to understand the experiential
element of the setting as well. In all of the views, the application proposals will be
visible to a different degree, albeit that they will be seen as a backdrop element
which the viewer will be able to appreciate the different planes on which the
buildings sit. As a result, foreground elements will remain as the visually dominant
element”.
18.19 In addition to the external views, the applicant has provided additional
viewpoints from within the World Heritage Site including from rooms within
the Royal Naval College itself, and are noted as views 39 – 40. In terms of
these views the application proposals would be largely obscured by
interposing mature trees which screen the surrounding built environment.
The setting for the listed building is a heritage asset. In this context, the
proposed development would not draw significant attention to itself, in a
negative way undermining the value of the Category II listed building or from
the ability to appreciate the Outstanding Universal Value of the World
Heritage Site. This is notable for the approach west on College Way. This
degree of separation is increased as a result of the significant distance
between the viewing place and the application proposals.
Conclusion
18.20 Considered together, the proposal would not be detrimental to the character
of the surrounding buildings and would represent less than substantial harm
to the relevant Conservation Areas and Maritime Greenwich World Heritage
Site. This harm is considered to be outweighed by the public benefits of the
scheme, which include 129 new homes, of which 20 % (26 units) will be
affordable as London Living Rent. In addition, the proposal includes the
inclusion of 791sqm of co-working office floorspace (Use Class B1a) and
64sqm of café floorspace (Use Class A3) which would provide for 72
additional jobs onsite. Improvements to Norman Road and promotion of
sustainable transportation including CS4 with associated cycling and car club
membership; public open space improvements opening up access to Creek
Walk to allow the appreciation of Deptford Creek; and the provision of a
seed barge for the Creekside Education Trust (CET) to run for educational
uses. As such, it is considered to comply with the objectives of Section 72 of
the Planning (Listed Buildings and Conservation Areas) Act 1990, Section 12
of the National Planning Policy Framework, policies 7.8 (Heritage assets and
archaeology) and 7.10 (World Heritage Sites) of the London Plan (2016), and
draft London Plan policies HC1 (Heritage Conservation and Growth) and
HC2 (World Heritage Sites).
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18.21 The planning application lies in an area of archaeological interest. The planning
application was consulted with GLAAS who raised no objections subject to an
archaeological condition that requires a two stage process of archaeological
investigation comprising: first, evaluation to clarify the nature and extent of
surviving remains, followed, if necessary, by a full investigation.
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Impact on nearby Listed Buildings

19.1 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990
states that when considering whether to grant planning permission for
development which affects a listed building or its setting, the local planning
authority 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 HTVIA has identified 22 listed buildings near the site.
No.
Name
1
Office of the Saxonia Electrical Wire Company
2
Church of St. Nicholas
3
Charnel House to Church of St. Nicholas
4
Rachel McMillan Nursery
5
St. Alfege with St. Peter’s School
6
Church of St. Paul
7
Coal Shed immediately to the south of pair of Beam Engine
Houses with Linking Boiler House at Deptford Sewage
Pumping Station
Southernmost of pair of Coal Sheds to the south west of pair
of Beam Engine Houses within linking Boiler House at
Deptford Sewage Pumping Station
8
Pair of Beam Engine Houses with linking Boiler House at
Deptford Sewage Pumping Station
9
98, Greenwich High Road SE10
10
100-104, Greenwich High Road SE10
11
165, Greenwich High Road SE10
12
167, Greenwich High Road SE10
13
Railway Viaduct Extending from platforms of Greenwich
Railway Station to Deptford Creek
14
136 and 138, Greenwich High Road SE10
15
Queen Elizabeth’s Almshouses
16
Greenwich Station (incorporating Number 187)
17
13, 15 and 15a Greenwich South Street SE10
18
1-11 Greenwich South Street SE10
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Grade
II
II*
II*
I
II
I
II
II

II
II
II
II
II
II
II
II
II
II
II

19
20
21
22

199-213, Greenwich High Road
West Greenwich Library
Meridian House (Former Greenwich Town Hall)
Royal Naval College Pepys Building

II
II
II
II

19.2 Additionally, National Planning Policy Framework (2019), paragraph 193 states
that in relation to ‘the impact of a proposed development on the significance
of a designated heritage asset, great weight should be given to the assets
conservation ….irrespective of whether any potential harm amounts to
substantial harm, total loss or less than substantial harm to its significance.’
Paragraph 194 states that ‘any harm to, or loss of the significance of a
designated heritage asset (….. from development within its setting) should
require clear and convincing justification.’ Paragraphs 195 & 196 state that
local authorities should refuse consent where substantial harm is
demonstrated and where there is less than substantial harm, ‘this harm should
be weighed against the public benefits of the proposal.’
19.3 The Royal Greenwich Core Strategy Policy DH(i) iv) states that ‘proposals for
development which would detract from the setting and proportions of a listed
building or group will be resisted’.
19.4 The following listed buildings are considered to be the most affected by the
proposal:
• Church of St. Paul
• Pepys Building
Church of St. Paul (Grade I)
19.5 The Church of St. Paul is located to the west of the site and is located in the
London Borough of Lewisham. As this building is statutory listed,
consideration needs to be given to its preservation, including specific
consideration of any impact on the setting or important views and sightlines.
In particular, the building is located off Deptford High Street.
19.6 While the proposed building would be a perceptible change in the broader
background, it is considered that the massing and overall design would sit
comfortably with the listed building – this is shared by Historic England (see
Fig. 9).
19.7 Views 33-35 of the HTVIA set out the impact of the proposed
development on the Grade I listed St Paul’s Deptford in views from the
far west end of the churchyard by Deptford High Street. The proposed
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tall building development appears well screened by trees in these views.
While it is considered that the proposed development may be visible in
kinetic views along the pathway closer to the west porch of the church.
However, it is unlikely to visually compete with the church or break its
roofline in important views. It is considered that the design as proposed
provides an appropriate response without dominating the listed building.
19.8 Overall it is considered that the application proposals will have less than
substantial harm on the special interest of the listed buildings and its
significance will be preserved.

Figure 14: View of St Paul's Deptford with the proposed building in wireline
Pepys Building (Grade II)
19.9 In terms of the approach from the east on College Way there would be
limited change as the views themselves are currently heavily influenced by the
existing built form and mature trees and other obstructions, especially with
the completed Creekside Village East Scheme. When closer to the Pepys
Building, there would be a noticeable change in relationship given the
application proposals will be seen behind the grade II listed Pepys Building but
only in views from College Way.
19.10 It is further noted that, the principal elevation is that facing north towards the
river which features a highly decorative elevation with statuary placed within
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small niches. This principal elevation will not be affected by the application
proposals and there will be no indivisibility. This would mean the prominent
part of the front elevation of the building would not be concealed.
Importantly, it is noted that the proposed building is significantly separated
from the listed building.
All other listed buildings
19.11 The proposed building would not detract from the value of these listed
buildings and it is noted that the building is not located directly opposite any
of the listed buildings. Given the above, the design of the building and the
separation is considered sufficient that it would limit harm to the listed
buildings.
19.12 In summary, it is considered that due to the design, the siting in relation to
the heritage assets and that it preserves the visual lines of the listed buildings
the development would constitute less than substantial harm to the following
listed buildings identified. This harm is considered to be outweighed by the
public benefits of the scheme, which include 129 new homes, of which 20 %
(26 units) will be affordable as London Living Rent. In addition, the proposal
includes the inclusion of 791sqm of co-working office floorspace (Use Class
B1a) and 64sqm of café floorspace (Use Class A3) which would provide for 72
additional jobs onsite. Improvements to Norman Road and promotion of
sustainable transportation including CS4 with associated cycling and car club
membership; public open space improvements opening up access to Creek
Walk to allow the appreciation of Deptford Creek; and the provision of a
seed barge for the Creekside Education Trust (CET) to run for educational
uses. As such the proposal would accord with the aims and objectives of
London Plan policy 7.8, section 12 of the NPPF and Section 72 of the Planning
(Listed Buildings and Conservation Areas) Act 1990.
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Impact on Adjoining Residential Properties

20.1 The aim of Policy E(a) of the Core Strategy is to protect surrounding
properties from ‘problem uses’ and requires a consideration of the impact of
emission of noise, light, vibrations, odours, fumes, dust, water and soil
pollutants or grit. Policy DH(b) of the Core Strategy requires consideration of
the impact of new development in terms of loss of sunlight, daylight or
privacy.
20.2 The application site directly adjoins 30-52 Norman Road (known as Babbage
Point) which is to the south (fronting Norman Road) which is a residential
flatted building. Norman Road, on which the development fronts is
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predominately mixed in character, although this is evolving to be more
residential. To the north of the site sits a Safeguarded Wharf known as
Brewery Wharf and beyond this is Greenwich Reach. To the east is Deptford
Creek, with the Creekside East development on the opposite Bank and
further beyond this is Adagio Point. To the west of the site is the Thornham
residential estate. Further beyond this is the Maritime Greenwich World
Heritage Site which is discussed in section 18.0 above.
20.3 In terms of impact on adjoining residential properties, the following have been
considered:
North
• 5 Norway Street
• 7-8 Norway Street
• 8 Norway Street
South
• 30-52 Norman Road
• 45 Norman Road
• 33-43 Thornham Street
East
• 9-11 Greenwich Quay
• 12 Greenwich Quay
• 5 Greenwich Quay
• 6 Greenwich Quay

•
•

7 Greenwich Quay
Greenwich Creekside East

West
• 1-70 Thornham Street
• 71-90 Thornham Street
• 91-98 Thornham Street
• 99-106 Thornham Street
• 107-122 Thornham Street
• 123-130 Thornham Street
• 1-31 Thornham Street
• 1-106 Haddo House
• 1-49 Claremont Street

Each property will be addressed in turn below.
North (5, 6 & 7-8 Norway Street)
20.4 The properties on Norway Street would be the closest property to the north
of the site. The proposed development is unlikely to result in undue harm to
the residential amenity of neighbouring occupiers for the following reasons:
Potential overlooking and loss of privacy
20.5 The development would not result in undue overlooking from the upper
floors into the habitable rooms on Norway Street. This is due to the
proposed design, window/balcony treatments and separation distances:
• The balconies and windows at the proposed development parallel to the
development, the separation distances exceeds 20 metres as the closest
point is approximately 110m at the closest point. This is considered an
acceptable separation distance to maintain sufficient levels of privacy
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consistent with the Mayor’s Housing SPG regardless of the height
proposed.
• Notwithstanding this, the proposed balconies and windows nearest to the
proposed development, would not all be directly facing this site with some
at oblique angles which would restrict direct views from the windows,
balconies and glazed access doors.
Daylight Impacts
20.6 A Daylight & Sunlight Amenity (Neighbouring) Study & Shadow Analysis,
prepared by Rapleys LLP demonstrates that all of the surveyed habitable
room windows on the 5, 6 & 7-8 Norway Street would not be impacted by
loss of daylight to a degree classified as ‘adverse’ (defined as a reduction ratio
in the Vertical Sky Component of <0.8 of the baseline value) by the proposed
development.
Overshadowing to Neighbouring Gardens
20.7 The submitted report identifies all gardens on the 5, 6 & 7-8 Norway Street
would not be adversely affected by overshadowing to neighbouring gardens.
Potential Loss of Outlook
20.8 The main outlook that would be affected would be only at oblique views from
the upper floor windows of 5, 6 & 7-8 Norway Street. Whilst it is
acknowledged that the outlook from the upper-floor windows would change,
the proposed building line and the plot coverage are in keeping with the
surrounding emerging character although given the separation distance is
considered acceptable.
South (30-52 Norman Road, 45 Norman Road and 33-43 Thornham Street)
Potential overlooking and loss of privacy
20.9 To the south of the application site are 30-52 Norman Road, 45 Norman
Road and 33-43 Thornham Street. In terms of each property, these are
addressed separately below.
• 30-52 Norman Road, an overlooking diagram was provided with the
planning application. The diagram shows the distances between the
proposed development and the adjacent building (Babbage Point). The
proposed distance between the building and Babbage Point is
approximately 9.0m. This is considered acceptable to mitigate from any
severe overlooking impacts given the primary outlook for the units at
Babbage Point are east and west. Notwithstanding this, the balconies and
windows closest to Babbage Point include mitigation by use of Vision
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Control Film and external screens so that the occupiers in the proposed
and existing development will be protected from any overlooking impacts.
The installation would be secured by condition.

Figure 15: Viewing angles from Ravensbourne Wharf to Hilton’s Wharf
• 45 Norman Road, the proposed development is approximately 70 metres
plus from the buildings on the opposite side of Norman Road, given this
separation distance it is considered that the proposal would not generate
any adverse privacy impacts on the surrounding occupiers. It is important
to note that this is a road facing elevation with the building lines proposed
consistent with development within the wider locality. This is supported by
the London Housing SPG which recommends a separation distance of 1821m between facing habitable rooms / spaces to ensure that adequate
separation would be provided to mitigate overlooking impacts.
• 33-43 Thornham Street, the closest point of the development is
approximately 50 meters from the building tapering to 58 metres. In terms
of outlook, part of the building would be already of Babbage Point and
given the overall separation distance is considered to be acceptable. It is
noted that these units are dual aspect with southern aspect unaffected by
this development.
Daylight Impacts
45 Norman Road
20.10 A Daylight & Sunlight Amenity (Neighbouring) Study & Shadow Analysis,
prepared by Rapleys LLP demonstrates that all of the surveyed habitable
room windows at 45 Norman Road would comply with the relevant BRE
standards with the proposed condition remaining at 0.97 to 1.0 the existing
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values. An adverse impact is defined as a reduction ratio in the Vertical Sky
Component of <0.8 of the baseline value) by the proposed development. As
such, it is considered there would be no adverse impact to these properties in
terms of the VSC.
30-52 Norman Road
20.11 A Daylight & Sunlight Amenity (Neighbouring) Study & Shadow Analysis,
prepared by Rapleys LLP demonstrates that all of the surveyed habitable
room windows in 30-52 Norman Road would comply with the relevant BRE
standards with the proposed condition remaining at 0.81 to 0.92 the existing
values (except those which are on the northern flank of the building). Of
those habitable windows on the flank, these would reduce to 0.48 to 0.56 of
its former value. An adverse impact is defined as a reduction ratio in the
Vertical Sky Component of <0.8 of the baseline value) by the proposed
development.
20.12 However, notwithstanding the broad compliance with the VSC, all of the
affected rooms would still receive sufficient daylight as a result of the
proposed development. As each of the rooms which are served by the
development are either secondary windows (i.e. dual aspect) or serving
kitchens. It should be noted that all of the windows on this flank elevation
should have been obscure glazed and that no windows on the eastern or
western flanks are affected. Having regard to the urban context, the values
are considered to be appropriate, whilst the remainder of the building is
compliant, on balance, this is considered acceptable
33-43 Thornham Street
20.13 The BRE Site Layout Planning for Daylight and Sunlight states that “… if the
existing building stands unusually close to the common boundary with the
new development, or has a large balcony or overhang above the window,
then a greater reduction in sunlight access may be unavoidable”. The
document further states that “Existing windows with balconies above them
typically receive less daylight. Because the balcony cuts out light from the top
part of the sky, even a modest obstruction opposite may result in a large
relative impact on the VSC, and on the area receiving direct skylight”. These
considerations are relevant in this case.
20.14 A Daylight & Sunlight Amenity (Neighbouring) Study & Shadow Analysis,
prepared by Rapleys LLP demonstrates that all but 21 of the surveyed
habitable room windows in 33-43 Thornham Street would comply with the
relevant BRE standards. Of those 21 which do not comply with the proposed
condition remaining:
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• 14 windows will achieve a marginal result of no less 0.72 of its former
value, which is considered acceptable.
• 6 windows are obstructed by overhanding balconies (815, 819, 834, 838,
854 & 858). As noted above, in paragraph 19.3 the BRE guidance suggests
that these windows are further compromised by the balconies above and
even a modest obstruction would have a relatively larger impact.
• 1 window would be no less that 0.67 of its former value.
20.15 While it is recognised that the daylight to these windows would be reduced
to less than 0.8 times their former VSC value as a result of the proposed
development, it should be noted that all of the ground floor side elevation
windows currently have very low VSC values which are below BRE guidelines.
This is largely due to the location of these windows. Given the low existing
VSC values any alteration to these could result in a disproportionate
percentage change. Therefore while it is likely that the impact of the
proposed development would be noticed, given the existing low levels of VSC
it is likely that occupants already use electric lighting to supplement existing
poor daylight levels. It should be further emphasised that the layout of the
units are dual aspect in nature. Nevertheless, as this is a town centre location,
the overall scale of the proposal, and the need to balance townscape
development with daylight and sunlight impacts, it is considered that, on
balance, the level of daylight for 33-43 Thornham Street is acceptable.
Potential Loss of Outlook
20.16 In regards to the proposed development it is acknowledged that the outlook
would change. However, the proposed building and their separation distance
and the overall scale of the development are consistent with the surrounding
wider urban context on Norman Road.
20.17 Therefore it is not considered that the proposed development would result in
a harmful loss of outlook or an undue sense of enclosure.
Overshadowing to Neighbouring Gardens
20.18 The submitted report identifies all gardens at the 30-52 Norman Road, 45
Norman Road and 33-43 Thornham Street would not be adversely affected by
overshadowing to neighbouring gardens.
East (5, 6, 7, 9-11, 12 Greenwich Quay and Greenwich Creekside
East)
20.19 The residential amenity enjoyed by occupants of 5, 6, 7, 9-11, 12 Greenwich
Quay and Greenwich Creekside East is unlikely to result in undue harm to
the residential amenity of neighbouring occupiers for the reasons as follows:
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• The proposed development is at least 100 metres from 5, 6, 7, 9-11, 12
Greenwich Quay and approximately 45 meters from Greenwich Creekside
East, given this separation distance it is considered that the proposal would
not generate any adverse privacy impacts on the surrounding occupiers. As
with the relationships detailed above these are supported by the London
Housing SPG which recommends a separation distance of 18-21m between
facing habitable rooms / spaces to ensure that adequate separation would
be provide to mitigate overlooking.
Daylight Impacts
5, 6, 7, 9-11, 12 Greenwich Quay
20.20 A Daylight & Sunlight Amenity (Neighbouring) Study & Shadow Analysis,
prepared by Rapleys LLP demonstrates that all of the surveyed habitable
room windows on the 5, 6, 7, 9-11, 12 Greenwich Quay would not be
impacted by loss of daylight to a degree classified as ‘adverse’ (defined as a
reduction ratio in the Vertical Sky Component of <0.8 of the baseline value)
by the proposed development.
Greenwich Creekside East
20.21 A Daylight & Sunlight Amenity (Neighbouring) Study & Shadow Analysis,
prepared by Rapleys LLP demonstrates that there would be little or no
variation in the receipt of daylight. With six exceptions, all the values would
continue to be in excess of 0.8 the existing value and there would be no
adverse effect. The proposal would have five windows (1904, 1910, 1987,
2049 & 2051) which would be no less than 0.78 and therefore almost
complaint. Nevertheless, while the ratio change would be reduced to less
than 0.8 times its former value as a result of the proposed development, this
is considered acceptable.
Sunlight Impacts
5, 6, 7, 9-11, 12 Greenwich Quay
20.22 The results confirm that there will be no sunlight impact for these properties.
Greenwich Creekside East
20.23 The results confirm that satisfactory levels of sunlight amenity will be
experienced in every instance following the construction of the development
with the exception of 19 rooms. These rooms have been labelled as
living/dining/kitchens as per the numerical assessments received.
20.24 These impacts would range 0.79 – 0.67. It is acknowledged that the windows
worst affected (33% reduction), already experience very low levels of daylight
compared to other parts of the development. In reality the difference from
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the proposed development from the existing situation would not materially
have an impact upon the units overall daylight quality currently received from
these windows. In total, 437 windows were tested for sunlight at this
property, 19 windows falling short of the requirements equates to a pass rate
of 96%. Having regard to the above, it is considered that this is a high level of
compliance in the context.
Overshadowing to Neighbouring Gardens
20.25 The submitted report identifies Greenwich Creekside East and Greenwich
Quay would not be adversely affected by overshadowing to neighbouring
gardens.
Potential Loss of Outlook
20.26 In regards to the proposed development it is acknowledged that the outlook
from the windows would unavoidably change. However the proposed building
and their separation distance are consistent with the surrounding urban
context.
20.27 Therefore it is not considered that the proposed development would result in
a harmful loss of outlook and an undue sense of enclosure.
West (1-70, 71-90, 91-98, 99-106, 107-122, 123-130, 1-31 Thornham
Street, 1-106 Haddo House & 1-49 Claremont Street)
Daylight Impacts
20.28 A Daylight & Sunlight Amenity (Neighbouring) Study & Shadow Analysis,
prepared by Rapleys LLP demonstrates that there would be little or no
variation in the receipt of daylight for habitable rooms. With 16 exceptions
(out of 1097 windows surveyed), all the values would continue to be in excess
of 0.8 the existing value and there would be no adverse effect. The proposal
would have 16 windows (303, 304, 305, 645, 650, 652, 666, 667, 669, 670,
1117 – 1120, 1184 & 1188). Nevertheless, while the ratio change would be
reduced to less than 0.8 times its former value as a result of the proposed
development. In terms of the results:
• Three windows fail BRE (303-305), although no less that 0.78 of the
original value.
• Three of these windows achieve a marginal result (645, 650 & 652) of no
less than 0.75 of the former value.
• Six windows (1117 – 1120, 1184 & 1188) would all achieve a result of no
less than 0.69 of its former value
These are close to being compliant.
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20.29 The remaining four windows, all at 123-130 Thornham Street achieve no less
than 0.51 against the recommendation of 0.8. Taking into account the high
rise urban environment the proposed development is situated in it is
considered that these are acceptable. While the impact of the proposed
development would be noticed, given the existing low levels of VSC it is likely
that occupants already supplement existing poor daylight levels. It should be
further emphasised that the layout of the units would be unaffected by the
proposal given the dual aspect nature
Sunlight Impacts
20.30 A Daylight & Sunlight Amenity (Neighbouring) Study & Shadow Analysis,
prepared by Rapleys LLP demonstrates that all of the surveyed habitable
room windows would not be impacted by loss of daylight to a degree
classified as ‘adverse’ (defined as a reduction ratio in the Vertical Sky
Component of <0.8 of the baseline value) by the proposed development.
Overshadowing to Neighbouring Gardens
20.31 The overshadowing modelling submitted within the daylight, sunlight and
overshadowing report demonstrates that the proposed apartment building
would not result in overshadowing neighbouring gardens. Therefore these
existing amenity spaces would receive the same existing levels on sunlight
amenity as a result of the proposed development.
Potential Loss of Outlook
20.32 In regards to the proposed development it is acknowledged that the outlook
from the first floor windows would unavoidably change. However the
proposed building and their separation distance are consistent with the
surrounding urban grain. Therefore while the outlook would now be of parts
of the proposal, this is not considered unreasonable and would be acceptable.
20.33 Therefore it is not considered that the proposed development would result in
a harmful loss of outlook and an undue sense of enclosure.
Other Affected Neighbouring Occupiers
20.34 There are no other properties that would be adversely affected through
overlooking, loss of privacy or outlook.
20.35 Therefore, it is not considered that there are any other properties that would
be adversely affected in regard to residential amenity.
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Environmental Pollution

21.1 London Plan policies 5.21, 7.14 and 7.15 seek to manage potential impacts
concerning contaminated land, air quality, and noise emissions (affecting both
proposed occupants of the development and adjoining occupiers). The
applicant has submitted the following reports to support the application
Revised Air Quality Assessment, prepared by Southdowns Environmental
Consultants Ltd; Revised Contaminated Land Assessment, prepared by
GeoSmart Information Ltd; Revised Environmental Noise Survey &
Assessment, prepared by RBA Acoustics Ltd and Revised Lighting
Assessment, prepared by Atelier Ten. The proposal has been reviewed by
Council’s Regulatory Services (Pollution Team) and no objections have been
raised subject to safeguarding conditions noted as follows.
Land Contamination
21.2 It is suspected from the Revised Contaminated Land Assessment, prepared by
GeoSmart Information Ltd, that the site and / or nearby land and water may
be contaminated as a result of former industrial / rail use or other uses on
site and has only been partly characterised and risk assessed. It is
recommended that prior to the commencement of the development, further
targeted investigation, to provide a detailed report attaining to site
characterisation and risks; CSM; and rationale for sampling protocol.
Revisions to CSM can be factored, based on subsequent SI findings; and
determination attaining to gas/voc status, GPR and ordnance issues, this will
be captured by conditions. The Environmental Health officer has reviewed
and in principle raises no objections subject to stringent conditions requiring
the submission and approval of a preliminary risk assessment and verification
report to demonstrate the completion of the remediation works if required.
21.3 Four conditions (20 - 23) have been included to secure these matters.
Therefore, subject to compliance with these conditions, the development
would be in accordance with policy 5.21 of the London Plan.
Noise/Disturbance
21.4 Paragraph 109 of the NPPF requires that the planning system should
contribute to and enhance the natural and local environment by preventing
both new and existing development from contributing to or being put at
unacceptable risk from, or being adversely affected by unacceptable levels of
soil, air, water or noise pollution or land instability.
21.5 Policy 7.15 of the London Plan seeks to ensure that development proposals
reduce noise by minimising the existing and potential adverse impacts of noise
on, from, within, or within the vicinity; by separating new noise sensitive
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development from major noise sources wherever practicable through the use
of distance, screening or internal layout; and by promoting new technologies
and improved practices to reduce noise at source.
21.6 Policy E(a) states that housing or other sensitive uses will not normally be
permitted on sites adjacent to existing problem uses, unless ameliorating
measures can reasonably be taken.
21.7 Policy H5 Housing Design of the Core Strategy states that new residential
development will be expected to achieve a high quality of housing design and
an integrated environment. The Royal Borough will take into account the key
relationships between the character of the area, site location and housing
densities and expect the following:
iii) An acceptable level of noise insulation being achieved by means of sensitive
design, layout and in development vulnerable to transportation noise and
vibration.
21.8 As detailed in section 10.24 – 10.27, the agent of change principle is detailed
within policy D12 of the draft London Plan which require consideration of colocation of sensitive uses adjacent to noise generating activities. In this
instance, Brewery Wharf. This policy states that the Agent of Change
principle places the responsibility for mitigating impacts from existing noisegenerating activities or uses on the proposed new noise-sensitive
development. Draft London Plan Policy D12 requires that developments are
designed to ensure that established noise-generating venues remain viable and
can continue or grow without unreasonable restrictions being placed on
them. Regard has been had to ensuring acceptable mitigation given the
relationship with the safeguarded wharf.
21.9 An Environmental Noise Survey was undertaken continuously between
Thursday 8 March to Wednesday 14 March 2018, a second survey was
undertaken in response to a change in wharf operations between Wednesday
26 September and Wednesday 3 October to obtain the baseline sound
conditions. The main noise issue is the activity of the concrete batching plant
and the wider wharf activity and barge deliveries.
21.10 The assessment considered the noise level would be classed as a “medium
noise risk” and mitigation will be required. In order to meet British Standards
BS: 8233:2014 the internal noise levels within living rooms must not exceed
35dB(A) during the daytime (0700-2300) and 30 dB(A) in bedrooms during
the night –time (2300-0700). However, the applicant have adopted a noise
level criteria which are 9 dB lower than the recommended standards. This can
be achieved by performance glazing and façade mitigation. The applicant have
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provided specific glazing details of three types of glazing with a varying ratio of
glass and cavity, these are targeted for comfort for each particular flat. The
appropriate mitigation measures have been identified in the form of building
envelope sound insulation performance, including ventilation requirements.
These will be secured through conditions 11 – 18 and 49.
21.11 Another mitigation measure, is that all bedroom windows in the development
will be fixed shut with attenuated vents for comfort cooling and ventilation.
The technical note states that the results are above the 35 dB LAeq 16 hour
criteria for bedrooms during the daytime period when these vents are open
despite the attenuation properties. The purpose of the vents is to allow for
purge ventilation and rapid cooling during periods of hot weather and
overheating. However, in order to mitigate the acoustic issue, individually
controlled comfort cooling and mechanical ventilation will be provided to
ensure appropriate internal cooling within each property, although further
details are required in line with the sustainability and energy hierarchy
21.12 With respect to the private amenity areas, British Standards BS 8233:2014
states that it is recommended that external noise level does not exceed 50dB
LAeq,T with an upper guideline of value of 55dB LAeq,T. The acoustic
assessment states that in parts the external amenity space for some of the
units will be 65dB in the worst case scenario. Following comment from the
GLA and the PLA, the applicant has provided further detail on the external
amenity areas. It is noted that of the 129 balconies, 12 are predicted, in the
worst-case, to have noise levels around 64-65 dB LAeq,T. As mitigation,
detailed assessment has been provided which outlined that there are a
number of balustrade and soffit treatments, which could achieve a 3dB noise
level reduction. In addition residents will still have access to quiet alternative
amenity space at the 28th floor roof garden. Should permission be granted,
condition 49 has been imposed to secure the noise levels of the balcony
mitigation to be submitted to the LPA for approval.
21.13 Having regard to the context, the number of units impacted by this it is
considered that whilst it is regrettable that the space would exceed noise
level targets, it is recognised that internally the units would comply with the
relevant noise standards and that the communal spaces would all comply with
relevant standards providing sufficient and appropriate respite. It is also
appreciated that existing residential development on Norman Road and
Creekside East would have similar noise exposure levels. In order to secure
the acoustic noise improvements of 3 dB this is to be secured by condition
49.
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21.14 Notwithstanding the above, the applicant has agreed Section 106 terms with
the PLA and the RBG which includes provisions with regard to the
Safeguarded Wharf Operations. The obligation require the owner / operator
in this instance Land Edition, to inform prospective future occupiers of the
general nature and extent of activities at the Safeguarded Wharf including the
fact that the wharf may be operational 24 hours a day seven days per week
throughout the year.
21.15 The proposed plant store is located at the basement level of the
development. The Council’s Environmental Health Officer and the PLA have
reviewed the application and raised no objections subject to conditions 11 to
18.
21.16 As such, it is considered that subject to a good acoustic design process,
acceptable internal ambient noise levels will be achievable in the development.
The application is considered to satisfy Policy H5 of the Core Strategy (2014).
Air Quality
21.17 In terms of Air Quality, Policy 7.14 of the London Plan states that
developments should minimise increased exposure to existing poor air quality
and make provision to address local problems of air quality, and that they
should also reduce emissions during demolition and construction phases.
21.18 Policy E(c) of the Core Strategy (2014) states that residential development
within areas that are currently exposed to air quality concentrations above
the National Air Quality Strategy (NAQS) Objectives for Particulate Matter
(PM10) and Nitrogen Dioxide (NO2) should take into account the need to
reduce exposure by the following design mitigation hierarchy:
i.
ii.
iii.
iv.

Separation by distance;
External layout
Internal layout; and
Suitable ventilation.

21.19 The whole of the Royal Borough of Greenwich is designated as an Air Quality
Management Area. The application was supported by a Revised Air Quality
Assessment, prepared by Southdowns Environmental Consultants Ltd. The
report has reviewed the pollution effects from construction activities
associated with the development and air quality impacts during the
operational phase.
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21.20 During construction the risks associated with the different activities towards
dust generation were ‘medium’ and the impact upon human health was ‘low’.
Subject to appropriate mitigation measures (comprising best practice
measures during construction); the impact of the proposed development
during construction would be negligible. This will be managed by an air quality
and dust management plan as part of the Construction Management Plan as
secured under condition 4.
21.21 With respect to the Air Quality Neutral Assessment, the report considered
both transport and building emissions as required. The air quality neutral
calculations against all benchmarks was compliant and therefore the Proposed
Development is ‘air-quality neutral’.
21.22 The Council’s Environmental Health Officer has reviewed the report and
raised no objections. Dust emissions will be controlled through a
construction management and demolition management condition listed as 4
and 5. As such, it is considered that the proposed development will meet the
objectives of policy 7.14 of the London Plan (2016), Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
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Accessible Housing

22.1 Policy H5 of the Core Strategy requires 10% of the dwellings be built to full
wheelchair standards, or be easily adaptable for users who are wheelchair
users. Policy 3.8 of the London Plan requires that 90% of units meet Building
Regulations requirement M4 (2) ‘accessible and adaptable dwellings’ and 10%
of new housing must meet Building Regulations requirement M4 (3)
‘wheelchair user dwellings’, i.e. is designed to be wheelchair accessible, or
easily adaptable for residents who are wheelchair users. In line with the
London Plan 2016, 116 of the units would be M4 (2) compliant.
22.2 It is proposed to provide 13, M4 (3) wheelchair user dwellings. These
comprise 6 x one bedroom units and 7 x two bedroom units. As set out in
the London Housing SPG it is desirable for every wheelchair user dwelling to
be served by more than one lift, and for all dwellings entered at the seventh
floor (eighth storey) and above should be served by at least two lifts. Given
the development is served by a single core of three elevators all units would
be in accordance with this requirement.
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22.3 13 accessible units are to be provided within the scheme these are identified
as:
London Living Rent
R4.01 (1B2P)
R4.05 (2B3P)

Private Market Rent
R6.04 (1B2P)
R7.05 (2B3P)
R9.04 (2B3P)
R11.01 (1B2P)
R12.03 (2B3P)
R14.01 (1B2P)
R16.03 (2B3P)
R18.01 (1B2P)
R20.03 (2B3P)
R23.01 (1B2P)
R25.03 (2B3P)

22.4 The layouts of the units are considered acceptable. Conditions will be applied
to ensure that the required number of accessible and adaptable units are
provided and to ensure that these meet the council’s fit out requirements.
22.5 The remaining 116 units within the scheme are designed to meet part M4 (2)
of the Building Regulations and as such have designed to be step-free, with
three lifts provided within the core and will serve all floors including the
basement, commercial floors and residential floors with security controlled
access to each floor.
22.6 The proposed development therefore meets the objectives of Policy H5
above and the requirements of London Plan Policy 3.8.
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Ecology

23.1 Policy 7.19 of the London Plan (2016), Policy OS4 of the Core Strategy (2010)
seek wherever possible to ensure that development makes a positive
contribution to the protection, enhancement, creation and management of
biodiversity.
23.2 Policy OS (f) of the Core Strategy (2014) states that development proposals
will be expected to take account of ecological factors, in particular
development decisions will be based on the requirement:
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• To protect trees and their root systems from damage as a result of the
development both during and after building operations;
• To achieve an appropriate replacement of trees taking account of size, coverage
and species where it is agreed that existing trees can be felled;
• That landscaping schemes should include environmentally appropriate planting
using locally native species and demonstrate appropriate irrigation plans for
landscaping; and
• To ensure that planting design does not impact negatively on personal safety and
accessibility
23.3 Policy 5.10 of the London Plan requires development to integrate green
infrastructure to be incorporated in the design process to contribute to the
Mayor’s aim for ‘urban greening’. Policy 7.19 requires a ‘proactive approach to
the protection, enhancement, creation, promotion and management of
biodiversity in support of the Mayor’s Biodiversity Strategy’ the policy goes on
to list the considerations for planning decisions to achieve this strategic aim.
23.4 Policy OS4 of the Core Strategy requires that new development enhance
Royal Greenwich’s rich biodiversity and geo-diversity. Policy OS(f) expands on
the aspects that must be taken into account when assessing ecological factors.
23.5 Policy E(f) of the Core Strategy and Policy 5.11 of the London Plan provide
additional detail in terms of requirements for living walls/roofs.
23.6 The applicant has provided a Revised Ecology Report, prepared by Applied
Ecology Ltd to assess the ecological impacts of the proposed development.
The proposed site lies next to Deptford Creek. Deptford Creek, as a
tributary of the River Thames, is designated a Metropolitan Site of Importance
for Nature Conservation (SINC) in the London Plan, along with the rest of
the River Thames.
23.7 The Ecology Report was commissioned to carry out an Extended Phase 1
Habitat Survey and Bat Building Survey, protected species assessment, and
ecological evaluation of the site. The report concluded that a number of
recommendations have been made for the proposed development including
any suitable habitat including grassland, shrub and/or buildings are removed
outside of the typical bird season or under the supervision of an ecologist if
required. In addition, the lighting strategy will take into account the presence
of the nesting boxes and the minimisation of light spillage and the after dark
lighting, installation of green walls, brown roofs, and provision of openfronted nest bird boxes are also recommended.
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23.8 Plantation of a variety of wildlife planting, invertebrate hotels and habitat piles
as well as trees in line with relating standards should be also considered to
enhance the overall ecology and biodiversity value of the site.
23.9 The report found that the site currently negligible ecological and biodiversity
value in habitat terms given the extent of hard standing. In addition no
protected species or species rare in the Creek were found. The report noted
that the redevelopment of the site provides an opportunity to support
greater biodiversity in the area by providing brownfield roofs and ecologically
local landscaping of the terrestrial part of the site, as well as bird boxes.
23.10 An important public benefit of the scheme is the proposed seeded barge. This
barge will be planted with species associated with the existing add historical
waterside habitats such as flag iris and reeds to replicate a natural river
environment. It will extend the opportunities to educate about the local
ecology in coordination with the Creekside Education Trust. A letter from
the Creekside Education Trust is listed in Appendix 4.
23.11 While there would be clearance of the existing buildings the site has negligible
ecological and biodiversity value in habitat terms, the proposal would deliver a
greater diversity of habitats. Significantly the creation of an Ecological
Management Plan (to be secured by condition) will improve the biodiversity
value of the site and maintain its integrity over the long-term. Therefore, the
proposal would result in net gains for biodiversity consistent with policy 7.19
of the London Plan.
23.12 Subject to conditions the application is considered to comply with policy 7.19
of the London Plan (2016) and policy OS4 and OS(f) of the Core Strategy
(2014).
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Sustainability and Energy

24.1 The National Planning Policy Framework (2019) sets out that planning plays a
key role in delivering reductions to greenhouse gas emissions, minimising
vulnerability and providing resilience to climate change. The NPPF also notes
that planning supports the delivery of renewable and low carbon energy and
associated infrastructure.
24.2 The London Plan (2016) policy 5.1 seeks an overall reduction in carbon
dioxide emissions whilst policy 5.2 states that major development proposals
should make the fullest contribution to minimising carbon dioxide emissions
in accordance with the following hierarchy:
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1.
2.
3.

Be lean: use less energy;
Be clean: supply energy efficiently; and
Be green: use renewable energy.

24.3 Policy 5.2 and 5.3 of the London Plan (2016) sets targets for carbon dioxide
emissions reduction in buildings along with the adoption of sustainable design
and construction measure. These are expressed as minimum improvements
over the Target Emission Rate (TER) outlined in national building regulations.
The target for residential buildings is zero carbon from 2016 and nondomestic buildings from 2019, calculated against Building Regulations Part L
2013. For the domestic element, a minimum 35% reduction in regulated CO2
emissions above Building Regulations 2013 is expected to be achieved onsite
with the remaining carbon shortfall paid to the Council’s Carbon Offsetting
Fund.
24.4 London Plan Policy (2016) 5.7 states that there is a presumption that all major
development proposals will seek to reduce carbon dioxide emissions by at
least 20 per cent through the use of on-site renewable energy generation
wherever feasible.
24.5 Policy E1 of the Core Strategy (2014) states that Carbon Emissions will be
reduced in accordance with the Mayor’s energy hierarchy.
24.6 The Applicant has demonstrated in their Energy Strategy that the
development is designed to a site wide CO2 emissions reduction of at least
35% over and above Part L 2013 Target Emission Rate. The proposal would
use ‘Be Lean’ and ‘Be Green’ measures in accordance with the Mayor’s Energy
Hierarchy to achieve the above Carbon savings.
Be Lean
24.7 In terms of ‘Be Lean’, the applicant has revisited the passive and active design
measures to reduce energy consumption, including Average window to wall
ratios of approximately 40-45% with variations across the three dwelling
types, Glazing with mid-range G-value of 0.38, allow a high degree of solar
control with good levels of daylight penetration, Self-shading from balconies
to most dwellings and sliding external shutters. In terms of active measures,
these would include communal heating, low energy lighting, MVHR, active
cooling, individual energy metering. This in conjunction with fabric energy
improvements have resulted in a total CO2 emission reduction of 13%,
equating to 15 tonnes per annum, above the compliant Part L 2013 base case.
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24.8 In terms of the non-residential elements the passive design measures would
include achieving beyond the energy fabric targets in the building regulations
as well as design consideration regarding the glazing to solid ratios. The active
design measures include low energy lighting, heating and cooling by
ASHP. This in conjunction results in a total CO2 emission reduction of 8%,
equating to 1 tonnes CO2 per annum, above the compliant Part L 2013 base
case.
Be Clean
24.9 According to the London Heat Map, there are no potential heating networks
nearby. An onsite centralised system served by ASHPs is provided to provide
the hot water requirements of the development. The applicant has made
provision in their plant to accommodate connection to the offsite district heat
network if this becomes possible in the future. Details of this has not
however been demonstrated.
Be Green
24.10 As mentioned above, provision of a single on-site energy centre designed to
provide low temperature hot water has been assessed and will serve the new
development. Each unit will be provided with their own individual heat pumps
that produce heated or chilled water to the desired temperature. The system
provides the opportunity to reintegrate excess heat into the main system
reducing overall demand and heat loss.
24.11 Solar Photovoltaic (PV) panels have been deemed as the most suitable
renewable technology option for the ‘Be Green’ stage of the Energy
Hierarchy. In line with energy report, a solar PV system of 20kWp will supply
approximately 15,339 kWh of electricity per annum to the residential units of
the development which covers approximately 2.8% of the regulated annual
residential electrical energy demand. The PV panels will be sited on the sixth
storey roof level of the development. The non-residential areas of the
development will be provided with Air Source Heat Pumps (ASHPs) which
provide a better efficiency. The Energy Strategy shows that the provision of
the PV panels will provide a 56% (residential, equivalent to 64 tonnes CO2
per year) and 16% (non-residential, equivalent to 3 tonnes CO2 per year) of
CO2 emissions reduction savings from renewable technologies. This would
meet the 20% target (at a site wide 51%, equivalent to 67 tonnes CO2 per
year) required by policy 5.7 of the London Plan (2016).
Site Wide Results
24.12 Site-wide regulated carbon dioxide emissions and savings based on SAP 2012
Carbon factors are the following:
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Be Lean: 7%
Be Clean: 0%
Be Green: 28%
Total: 35%
Carbon Offset 2,568 tonnes CO2 for 30 years from both residential and nonresidential elements
24.13 Site-wide regulated carbon dioxide emissions and savings based on SAP 10
Carbon factors are the following:
Be Lean: 12%
Be Clean: 0%
Be Green: 51%
Total: 63%
Carbon Offset 1,099.5 tonnes CO2 for 30 years from both residential and
non-residential elements
Carbon Offset
24.14 In order to comply with the zero carbon requirements of The London Plan
(2016) and Core Strategy, an offset payment of £60/tonne over a 30 year
lifecycle will be required for the remaining emissions on both the residential
and non-residential elements of the scheme. At present if planning permission
is approved, a s106 clause will secure that the applicant shall pay a cash in lieu
contribution to the Local Authority to account for emissions from the
development.
Sustainability/ BREEAM
24.15 The Energy and Sustainability Statement (November 2019) also describes how
the applicable sustainability policies and standards can be met by the proposed
design. This is in line with the approved London Plan (2016), Draft London
Plan (2019), Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(July 2014), Greener Greenwich Supplementary Planning Document (SPD)
(September 2014) and Mayor’s Sustainable Design and Construction SPG
(April 2014).
24.16 The Statement demonstrates that the development will meet good standards
of sustainable design and construction including passive design and renewable
and low carbon technologies, energy efficient lighting with appropriate
controls, water saving measures, registration with Considerate Constructors
Scheme, environmentally friendly and responsibly sourced materials where
possible using the BRE’s Green Guide to Specification, waste management
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during construction and operation, improvement of biodiversity by enhancing
the site’s ecology, improve public transport accessibility and provision of
secured cycling storage, minimisation of flood risk through discharging surface
water catchments to the Deptford Creek, Secure by Design principles and
reduction of light and noise pollution through following guidance and
appropriate controls and design.
24.17 The application documents indicate that the non-residential element will be
constructed to meet BREEAM Excellent rating in line with Core Strategy
Policy DH1 (xvi). Reasonable endeavours to achieve ‘Outstanding’ should be
made as per Core Strategy Policy DH1 (xvi). Conditions are recommended to
secure the above requirements.
Overheating
24.18 To demonstrate compliance with London Plan (2016) policy 5.9, overheating
mitigation measures were addressed in the Overheating Assessment, which
includes day time natural ventilation potential and a night time ventilation
strategy. The results showed that while the majority of habitable spaces
tested pass the comfort criteria without active cooling and therefore do not
face risk of overheating, there are also some spaces that fail to pass the
criteria for the current design summer year weather file. A better
representation of the types of units should be included in the analysis.
24.19 Further details will be required demonstrating a Dynamic Overheating
Assessment with results containing only natural ventilation before active
cooling is proposed and with additional measures including MVHR system
with higher air flow rate to provide the right amount of comfort for the
occupants or mechanical ventilation heat and cool recovery system and
winter gardens. This assessment should also include corridor overheating
analysis, capturing the presence of a centralised LTHW circulation system, as
required for the hybrid system to operate. Given that the system is accepted
in principle, it is considered that the inclusion of this condition is appropriate.
Summary
24.20 Whilst the proposed scheme is generally acceptable, there are areas of
improvement and measures and additional details that the applicant should
consider and provide for verification purposes for the proposed development.
A number of conditions and Head of Terms are therefore proposed to
ascertain that the applicant will commit to investigate them before and during
the construction of the development.
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Aviation Safety

25.1 Core Strategy Policy IM(d) states all applications to develop sites within the
outer safeguarding boundary for London City Airport will be determined
having regard to the advice received from the Civil Aviation Authority.
25.2 The relevant safeguarding consultee (London City Airport) has been
consulted and has raised no objection.
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Transport and Access

26.1 London Plan Policy 6.13 requires the maximum standards in Table 6.2.
Developments supported by a high level of public transport accessibility and
within Controlled parking Zones (CPZ) should be car free. This is supported
by Core Strategy Policy IM(c).
26.2 The site is located within the Greenwich town centre Controlled Parking
Zone (CPZ). There is heavy demand for parking in the zone where there is
limited opportunity for parking
26.3 The site is in close proximity to Greenwich mainline station and DLR, being
approx. 600m, (a 7-8 min walk) and within walking distance of 7 bus routes, it
is therefore considered to have good access to public transport with a PTAL
of 4-5 on a scale of 1 to 6, where 6 is considered excellent.
Car parking
26.4 As noted above, the proposed development will be car free with only
accessible parking provided. While there is still some availability in the zone as
a whole there is heavy demand for parking near the site.
26.5 The Council’s Transport Services have assessed the proposals and consider
the car free housing proposal to be acceptable in this location. To ensure that
there would be no increase in parking pressure in the area as a result of the
development, it has been recommended that the applicant be required to
enter into a section 106 agreement to prevent the future occupiers of the
development from obtaining parking permits in the CPZ. The applicant has
agreed to this restriction.
26.6 The Applicant has provided a revised basement layout. Parking is proposed
on site for four (4) cars located in a basement which are accessed from a
widened existing point off Norman Road via a single car lift with one (1) being
for electric charging and the rest being passive. All the spaces are to be
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dedicated for blue badge holders. It is envisaged, that a management company
will control the spaces available, given the single management of the building,
and therefore a Car Park Design and Management Plan should be provided
which has been agreed with the applicant. It is also noted that the spaces
themselves will be leased separately and available for any of the accessible
units themselves and will be tenure blind.
26.7 Given the limited amount of parking, but recognising that car use may still be
required on ad-hoc basis, car club use is supported. The applicant has agreed
a planning obligation to provide 5-years membership for all residents to a
local car-club.
Cycle Parking
26.8 Cycle parking has been provided at the basement level of the development.
The proposed cycle parking provision for the development is to be in-line
with the minimum standards set out in the London Plan. There would be a
total of 214 long stay cycle spaces will be provided at the site and 6 short
stay, which meets the minimum requirements. The spaces are located in the
basement and accessed by a dedicated lift. The requirement for any additional
spaces can be monitored through the Travel Plan and this has been secured
through condition with monitoring secured in the s106 legal agreement. Four
Sheffield Stands providing eight cycle parking spaces will be provided at
ground floor level for visitor cycle parking. Also, in line with SPD
requirements, a contribution towards cycle training has been agreed.
26.9 It should be noted that in response to initial comments that, the cycle parking
provision for residential and commercial elements have been revised to allow
for increase isle widths of 2.5m to be provided. Further to this, spaces for
large bikes have now been incorporated into the design within the basement
in the form of Sheffield stands. The revised cycle parking layout is included in
Drawing SK039 Revision 02.
26.10 In case of bike lift breakdown, cyclists can use the car lift to transfer their
bikes to/from ground floor. This contingency plan is considered acceptable.
There will be a maintenance contract in place for the bike lift which will
ensure that lift access is restored in case of breakdown.
26.11 Condition 38 is recommended to secure the cycle storage areas to ensure
that they are an appropriate specification and convenient to use.
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Cycle Improvements
26.12 The nearest cycle route in the National Cycle Network is Route 21, located
at Deptford Bridge. While there are no cycle routes adjacent to the site, it is
noted that an interim Quietway crosses Norman Road at Tarves Way, with
CS4 to the north. In addition, proposed Cycle Superhighway 4 on Creek
Road is located less than 400m from the site. A contribution has been agreed
with the applicant towards improving cycle facilities in the area consistent
with the Council’s Cycling Strategy.
26.13 The proposals will provide public realm improvements at the site and access
to the Creekside path. In addition to this a contribution toward CS4 is being
sought. The proposals for CS4 will provide improvements for both
pedestrians and cyclists and would provide improved access to local
destinations such as local bus stops, Deptford, North Greenwich/the O2,
Greenwich Market, the Isle of Dogs, Surrey Quays, Canada Water, Cutty
Sark and others would provide significant benefits to the site’s residents,
occupants of the on-site office space and visitors to the development as a
whole including the café. The delivery of CS4 is in line with the priorities of
the Mayor’s
26.14 Given these benefits and the number of walking and cycling trips that will be
generated by the proposals, it is considered that a contribution towards the
CS4 improvements at the Creek Road/Norman Road junction should be
secured and Legible London signage at the site to help residents of the site,
employees of the office, visitors to all three land uses, and people wanting to
access the river.
Travel Plan
26.15 The application has been supported by a transport assessment which has
considered the impact of the proposed development on both the local roads
and also on public transport; this in turn has been assessed by Officers. The
proposed development will result in an increase in person trips in the area
principally from the residential use however the increased demand on bus and
rail services is considered to be capable of being accommodated by existing
provision.
26.16 Increased traffic generated by the development is considered to have
negligible impact on the highway network as there will be few additional
vehicle based trips due to the limited off street parking provided.
26.17 A Full Travel Plan that includes the amendments to the draft as well as the
first monitoring survey results to be submitted within six months of 75%
occupation, this has been secured by planning obligation. It has also been
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agreed to prepare a Workplace Travel Plan prior to occupation as part of a
separate planning condition. It is noted that additional details will be included
Travel Plan including:
o An increase cycling target given the provision of CS4;
o Following from above, the Travel Plan should identify additional measures
to come forward in year 3, 4 and 5 if surveys show that the development
is unlikely to make its walking and cycling targets; such as provision of freeto-use cycle hire on-site and free cycle training sessions for residents;
o Surveys should be TRICS-compliant;
o Personalised Journey Planning and Welcome Packs
26.18 In order to mitigate the impact of the development on both the local highway
network and public transport a number of mitigation measures are proposed,
led by a Travel Plan. The Travel Plan will include measures; targets and
monitoring that promote sustainable transport, as well as a Workplace Travel
Plan. A Delivery and Servicing Plan, Demolition Plan and Construction
Logistics Plan will all be secured via planning conditions 4, 5, 39 and 40
Waste and Servicing
26.19 Servicing to the site is proposed to be from the public highway from single
yellow lines where there would be waiting restrictions but no loading
restrictions. In particular, the DSP states that a concierge service will be
provided at the development for use of the residents. This is welcomed and
will help reduced failed deliveries to the site. Given the industrial nature of
the former site and the extensive works required in the highway, it is
recommended that the footway along the frontage is coherently and
comprehensively re-laid as part of these works and contribution has been
agreed.
26.20 It is proposed to provide commercial and residential refuse stores at the
basement level of the building. The Waste Services team has been consulted
and has confirmed that these details are acceptable. A condition is
recommended seeking the submission and approval of a detailed refuse
management plan under condition 39.
26.21 On relevant collection days, the site management team will transfer the
Eurobins associated with the residential or commercial element of the scheme
from basement level to ground level to be collected by RBG’s waste
collection operatives or private contractors. The size and location of the
temporary bin storage area, which is located 15m from Norman Road’s
carriageway, has been designed based on discussions with RBG’s waste
management team. Drawing 31096/AC/007 Rev C shows the temporary
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location at ground level and potential trolleying route for the Eurobins. A
condition is recommended requiring submission and approval of a detailed
refuse management plan is listed in condition 19.
26.22 While the principles of the service strategy for the site have been agreed, a
delivery and servicing plan is requested by way of a condition. This would
need to set out a detailed strategy for waste collections and other servicing
activities on site, measures to ensure freight consolidation and reduce the
number of servicing trips.
26.23 Overall, it is considered that the proposed is acceptable in respect of
transport and access.
Walking
26.24 The provision of the access adjacent to the Creek allows a connection
through to Babbage Point and beyond in a continuation of a waterside
pedestrian route as a leisure route that allows for riverside access
(particularly the Creekside barge). It recommended that the riverside access
is secured in the Section 106 to remain publicly accessible at all times, and this
has been agreed with the applicant.
26.25 In terms of on-site walking and access conditions, the access will be improved
and widened to allow access for vehicles into the proposed car lift, as well as
accommodating the new pedestrian and cyclist access link from Norman Road
to the Creek Walk. This public access off Norman Road will be designed as a
level surface and will be shared between vehicles and pedestrians. The scheme
will be developed so that pedestrians, especially those with sensory
disabilities, can cross this area safely.
26.26 The ground floor is clearly defined with two separate entrances for private
and public. The public entrance directly faces the street and has a triple height
glazed elevation, whereas the residential entrance is single storey and to the
side with a wide approach. Both entrances are designed to provide step-free
access from the public realm. In terms of the safety, an external lighting
scheme for the new development will be designed to provide sufficient
illuminance for safety and security. This will condition under 32.
S278 works: Coach parking / Vehicular Access
26.27 In order to provide a longer section of single yellow line along the site’s
frontage to accommodate for servicing and improve access for the site’s
southern vehicular access, it is proposed that the coach parking along the
site’s frontage is to be moved approximately 5m to the north. The relocated
bay will be in front of the site’s northern access which will be closed following
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redevelopment of the site. This has been agreed and secured through a s106
legal agreement.

Figure 16: Coach parking plan
Creekside Barge
26.28 The PLA and harbourmaster have not raised objection to the location of the
barge on the creek.
26.29 The Creekside Education Trust (CET) have drafted a letter of intent for the
use of the barge. The letter outlines who will have access to the seed barge
and the procedure for granting access. It also sets out the safety
responsibilities and who will be responsible for long-term maintenance of the
seed barge and the associated infrastructure. A copy of the letter of intent is
appended to this planning board report as appendix 04. Notwithstanding the
letter, a Rivers Works Licence and maintenance plan is required to be
submitted outside the planning process.
Emergency Service Access
26.30 Fire access is proposed to the rear of the site being accessed from a route
along the eastern boundary of the site.
26.31 The height of the building exceeds 30m and therefore, an automatic water fire
suppression system (AWFSS) will be installed throughout the building.
26.32 The London Fire Brigade have commented on the application and is satisfied
provided that access for fire appliances as required by Part B5 of the current
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Building Regulations Approved Document and adequate water supplies for
firefighting purposes, will be provided.
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Flooding

27.1 Policy E2 of the Core Strategy states that new developments should apply the
sequential and exceptions tests as detailed in the NPPF and the Council’s
Strategic Risk Assessment be used to inform development and reduce flood
risk in the Borough.
27.2 Policy E3 states that within those areas protected by flood defences but with
a high residual risk classification should implement risk reduction measures
with the primary aim of reducing risk to life.
27.3 The site is located within Flood Zone 3 but is defended by the Thames Tidal
Defences and flood barriers.
27.4 The use of the site as residential is considered to be classified as a ‘More
Vulnerable use’. The aforementioned policies states that developments
susceptible to flood risk should provide a sequential and exceptions test and
detail how the site will manage residual flood risk over the lifetime of the
development. Furthermore Policy E3 requires applicants to provide indicative
breach flood water levels and finished floor levels of the proposed
development to ensure there is no flood risk to properties.
27.5 The aim of the Sequential Test is to steer new development to areas with the
lowest probability of flooding. The area where the site is located has been
identified in the MU16 site allocation as appropriate for mixed use
development. Furthermore the location has been identified by the Mayor as
an Opportunity area. As such, the site has been prioritised over other sites in
the borough as being appropriate for large scale residential development. It is
therefore considered that the Sequential test has been met.
Flood Risk Assessment
27.6 The applicant has provided a Flood Risk Assessment (FRA) with the
application. The FRA details that the proposed development will incorporate
flood resistance and resilience measures to ensure that extreme flooding is
mitigated. In addition, evacuation details are provided on what to do if a flood
occurs on the application site.
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Breach Flood Water Levels
27.7 Policy E3 requires that Applicants, as part of their flood risk assessment must
provide details of indicative breach flood water levels, ground levels, and
finished floor levels.
27.8 The FRA states that a flood defence wall set at 5.203m AOD to the crest
level is located adjacent to the Deptford Creek, and has been designed with a
lifespan of 100 years. The risk of flooding to the site will therefore only be
residual.
27.9 The site is within the (1 in 200 year) tidal event at risk of residual flooding.
This could result in a maximum flood level on the site at 5.68m AOD. The
fluvial flood risk for the Deptford Creek would be 4.41m AOD in Norman
road adjacent to the site.
27.10 The Finished Floor Levels (FFL) of proposed ground floor commercial areas
and entrances to basement areas will be set at 5m AOD, but the FFL’s of the
proposed residential levels (including sleeping accommodation) at third floor
and above will be raised to at least 6.28m AOD (0.6m above the breach
scenario flood level of 5.68m AOD).
27.11 With agreement with Environment Agency (EA), there will be no retaining
structure or basement within the 6m section of the boundary in front of the
river wall to allow access for the EA maintenance. To facilitate the applicant
has modified the plan and removed any basement works within the 6m.
27.12 In discussion with the EA, the applicant has agreed to rising of the flood
defences up to the TE2100 levels as discussed in the FRA. A condition will be
imposed to secure details in consultation with the EA.
27.13 The flood risk report recommends the following mitigation measures to
ensure flood risk remain acceptable:
• Occupants of the Site must be signed up to the EA’s flood warning direct
service to receive Flood Alerts and Flood Warnings;
• A Flood Evacuation Plan and Business Continuity Plan should be
considered for the proposed development;
• Internal access to first floor level should be available to ensure persons
using the building can achieve safe refuge at a higher level;
• Raising electrical sockets, bunding plant and tiling in ground floor areas;
and
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• Non-return flap valves should be considered for any proposed foul and
surface water discharge pipes and any flood drainage outfalls from the
basement;
• A Flood Risk Activity Permit (FRAP) is likely to be required for any
proposed development due to its close proximity to the Main River and
tidal flood defences, to ensure the EA are informed of the timescales of
the proposed works and to obtain agreement for any temporary works
required during the construction of the proposed development.
27.14 These will all be secured in condition 55.
Surface water flooding
27.15 The Councils Flood Risk Officer has reviewed the proposal and raised no
objections to all surface water being discharged in to Deptford Creek, which
is considered to be the optimal drainage strategy. In addition, it has been
confirmed that the sewer in Normal Road is likely to be required for any
drainage from the basement of the development, due to the depth of the
basement. Further detail design of the outfall will be secured by condition and
in consultation with the EA.
27.16 It is recommended that a condition secures a final drainage strategy with a
maintenance plan for the system which will be implemented all surface water
to be discharged unrestricted into Deptford Creek.
27.17 As such, it is considered that the applicant has adequately addressed the
response to Flood Risk measures on the site and passed the requirements of
the Exception Test.
Environment Agency
27.18 The Environment Agency, in response to the design changes, has reviewed the
proposal and raised no objections subject to conditions.
27.19 The provided technical note ref 094/TN/6a and the details addresses aspects
relating to the treatment of the flood defence including TE2100 raisings and
set back, and the in-channel works comprising the barge grid.
27.20 It is considered that the proposed development would provide an adequate
buffer zone between the buildings and the Creek wall for maintenance and
emergency works to the Thames Tidal flood defence which is essential.
27.21 Ten conditions (20, 21, 29, 51- 57) have been recommended by the
Environment Agency and have been included to secure these matters.
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Community Infrastructure Levy (CIL)

28.1 The Mayor has introduced a London-wide Community Infrastructure Levy
(CIL) to help implement the London Plan, particularly policies 6.5 and 8.3. The
Mayoral CIL formally came into effect on 1st April 2015, and it will be paid on
commencement of most new development in Greater London that was
granted planning permission on or after that date. The Mayor’s CIL2 will
contribute towards the funding of Crossrail. The Mayor has arranged
boroughs into three charging bands. The rate for Greenwich is £25 per
square metre.
28.2 The current application is liable to this requirement.
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RBG CIL

29.1 The Royal Borough adopted its Local Community Infrastructure Levy (CIL)
charging schedule, infrastructure (Regulation 123) list, instalments policy and
exceptional circumstances relief policy on the 25th March 2015 and came into
effect in Royal Greenwich on the 6th April 2015.
29.2 The current application is liable to this requirement.
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Legal Agreement

30.1 The development of the site will require a Legal Agreement. The following
Heads of Terms are proposed:
Housing
General Housing Provisions
• All dwellings (except those as identified as London Living Rent) are to be
held as Build to Rent under a covenant for a minimum of 15 years
• All dwellings shall be covenanted under a unified ownership and
management of the entire development.
• If covenant is broken above, this would trigger a ‘Clawback’ review which
would result in a payment to the Council in accordance with the (Homes
of Londoners) Viability SPG.
• Provision of an housing lettings plan, detail of which should include:
o That longer tenancy (three years or more) is available to all tenants.
o That break clauses for renters, which allow the tenant to end the
tenancy with a month’s notice any time after the first six months
o That annual increases should be formula-linked
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o That no up-front fees of any kind to tenants or prospective tenants,
other than deposits and rent-in-advance.
o Complaint procedure with a recognised ombudsman scheme
• Provision to permit occupiers of whole development (affordable and
private) access to communal areas including play spaces (as identified on
pages 138-141 of the revised Design & Access Statement by Craftworks)
• Covenant periods shall commence from the date of first occupation of any
residential unit.
• Rent increases are limited to the CPI within tenancies.
• Design of London Living Rent housing units
Affordable Housing
• Provision of 26 units (20% by unit) secured at GLA London Living Rent
levels.
• Provision of LLR housing in perpetuity
• Secure a mix of LLR units:
o 12 x 1 bed
o 10 x 2 bed
o 4 x 3 bed
• Provision of an affordable housing lettings plan, including agreement with
the Council regarding the intermediate eligibility criteria, which should
include locally defined eligibility criteria. The plan should detail monitoring
of any occupants in the London Living Rent units.
• Provision of an affordable housing marketing plan.
• To use reasonable endeavours to keep service charges for LLR tenants to
a minimum
• Agreement protocol for the Council to advertise to individuals living and
/or working in the Borough in the first instance
• In the event that private rent units are sold (i.e. after the 15 year
covenant), sale of the affordable units will only be accepted if it can be fully
demonstrated that the units cannot be retained as affordable housing. In
such cases the equivalent level of affordable housing and discount should
be provided in the vicinity of the site.
• No occupation of more than 75% of the Open Market Housing Units until
all the London Living Rent Units have been completed and available for
occupation.
Review Mechanism
• Early review mechanism, if not commenced within two years;
• Late review mechanism which is triggered following occupation of at least
75 per cent of the market units
• Reviews to be undertaken in accordance with Formula 5 and Formula 6 of
the (Homes of Londoners) Viability SPG.
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Transport
• Financial contribution of £20,000 towards the CS4 improvements at the
Creek Road/Norman Road junction.
• Financial contribution of £2,580 towards cycle training;
• Financial contribution of £7,500 for public realm improvements
• Financial contribution £3,500 towards modification to the coach parking
• Residents and other occupiers of the development (except Blue Badge
holders) to be exempt from acquiring CPZ permits including amendments
to Traffic Orders as required. Financial contribution of £3,500 towards
implementing modification to the traffic order.
• Payment of membership for residents of the development for the first five
years.
• Financial contribution towards Legible London signage at the site to help
residents of the site, employees of the office, and people wanting to access
the river.
• The submission, enforcement, monitoring and periodic review of the
Travel Plan
S278 Agreement
• Closing of vehicle crossovers and resurfacing of footway in line with the
contributions as listed above
• Relocation of existing coach parking as outlined on 31096/AC/023 REV C
of the Revised Transport Assessment, prepared by Transport Planning
Practice, dated October 2019
Creekside Access
• Covenant public access to the Creekside for the lifetime of the
development
• Submission of Access Way Plan and Management (including with the
adjacent Hiltons Wharf Path)
• Covenant public access to the Creekside Barge for the lifetime of the
development
• Submission of a Management Plan for the Creekside Barge and public
access
Employment and Training
• Commitment and participation towards GLLaB and business support
including a £129,550 contribution in line with Planning Obligations SPD
Noise
• Covenant that the prospective tenant lessee or purchaser of the general
nature and extent of activities at Brewery Wharf (including the fact that
the wharf may be operational 24 hours a day and/or on seven days per
week) and the mechanisms to control the level of noise and air flow within
the dwelling from Brewery Wharf such as keeping the windows closed and
using the mechanical means of ventilation provided within the dwelling.
ITEM NO: 5

The air flow is to be controlled by attenuated vents which are advised to
be for daytime use only and closed at night with a notice to be displayed
internally.
• Installation of one sound level meter and one dust monitor for TSP/PM10
be installed at developers expense
• Financial contribution of £2000 toward Environmental Monitoring
Carbon Offset Payment
• Financial contribution to the Local Authority to account for emissions
from the development.
• Provision for a future connection to an off-site network
Other Obligations
• The existing architects or other such architects as approved in writing by
the Local Authority, acting reasonably, shall undertake the detailed design
of the project.
• Payment of legal costs;
• Payment of S106 monitoring costs.
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Implications for Disadvantaged Groups

31.1 The implications for disadvantaged groups identified below are an integral part
of the consideration of the development and community benefits as set out in
the report:
• The scheme will provide 26 units at London Living Rent (which has been
determined to be the maximum affordable housing which can reasonably
be provided);
• 10% of the new housing will be designed as wheelchair standard housing;
• The proposal will provide new job opportunities in the construction phase,
the operation of the proposed commercial floorspace and the management
of the residential units;
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Conclusion

32.1 Having regards to the above assessment the principle of a residential led
development with associated commercial floor space is considered to be
acceptable. The proposed development would encourage regeneration within
existing urban areas and efficient use of land.
32.2 Overall, the design quality is considered to be of a high standard that
responds appropriately to the character, scale and settings both within the
site itself but also that of the adjoining land uses. Furthermore it is considered
that the proposals would represent less than substantial harm on the
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conservation area, listed buildings and the World Heritage Site. This harm is
considered to be outweighed by the public benefits of the scheme, which
include 129 new homes, of which 20 % (26 units) will be affordable as London
Living Rent. In addition, the proposal includes the inclusion of 791sqm of coworking office floorspace (Use Class B1a) and 64sqm of café floorspace (Use
Class A3) which would provide for 72 additional jobs onsite. Improvements
to Norman Road and promotion of sustainable transportation including CS4
with associated cycling and car club membership; public open space
improvements opening up access to Creek Walk to allow the appreciation of
Deptford Creek; and the provision of a seed barge for the Creekside
Education Trust (CET) to run for educational uses.
32.3 The impacts of the proposed development upon the amenity of neighbouring
occupants have been assessed and have been found to be acceptable.
Appropriate provision has been made to address the infrastructure
requirements of the development and to mitigate its environmental impacts,
and these have been secured by legal agreement.
32.4 With regard to the amenity for future residents of the scheme it is
acknowledged that there are some compromises in terms of daylight and
sunlight when compared with the BRE guidance, however the overall standard
of amenity across the site (taking into account such matters as the amenity
space and play provision) is considered to be satisfactory.
32.5 On balance, the proposal is considered to be acceptable and for all the
reasons outlined in this report it is recommended that permission be granted
for application reference 18/4530/F, in line with Section 1 of this report.
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