Eltham & Kidbrooke Area Planning
Committee
Agenda
Place

To Be Held Remotely

Date

Thursday, 03 December 2020

Time

6:30 PM
This meeting is viewable by the press and public on the Council’s
Youtube Channel.

Councillors
Stephen Brain (Chair)
Norman Adams (Vice Chair)
John Fahy
Bill Freeman
Ian Hawking
Mark James
Christine May
Charlie Davis
Patricia Greenwell

Labour
Labour
Labour
Labour
Labour
Labour
Labour
Conservative
Conservative

Members are reminded that officer contacts are shown at the end of each
report and they are welcome to raise questions in advance with the
appropriate officer. This does not prevent further questioning at the meeting.
If you require further information about this meeting please contact the
Corporate Governance Officer:
Jean Riddler
Email: corporate-governance@royalgreenwich.gov.uk
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Agenda
1

Apologies for Absence
To receive apologies from Members of the Committee

2

Urgent business
The Chair to announce any items of urgent business circulated
separately from the main agenda.

3

Declarations of Interest
Members to declare any personal and financial interests in
items on the agenda. Attention is drawn to the Council's
constitution, the Council's Code of Conduct and associated
advice.

4

57A Kingsground Eltham London SE9 5EY - Ref 200326-F
Planning permission is sought for the construction of a single
storey rear extension and sub-division of plot to facilitate the
construction of a two-storey dwellinghouse (1 x 2-bed).

5

Land R O 67 and 67A Eglinton Hill - 20-1518-F
Planning permission is sought for construction of a 3 bedroom
5 person dwelling, construction of a new access, boundary
treatments and other associated works.

6

366 Rochester Way SE9 6LH - Ref 20-1436-F
Planning permission is sought for change of use of Unit 3 from
Class D1 to Class Sui Generis to allow for community events
or when in not in use as overflow seating for the public house
(Class A4) at Unit 1. Inclusion of a brewery [Class B2] within
Unit 2 which is ancillary to the existing A4 use within Unit 1.

7

43 Foxes Dale, Blackheath, London, SE3 9BH - Ref 202034-HD
Planning permission is sought for construction of a part-one
part-two storey rear extension, replacement of existing
windows and doors, the installation of roof lights in north and
east elevations, replacement of the existing tiled roof, removal
of some windows and relocation of the door in the southern
elevation, widening of vehicle entrance through removal of
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existing hedge, removal of chimney and removal of existing
palm trees.

Date of Issue
Wednesday, 25
November
2020

Debbie Warren
Chief Executive

Remote Meetings
This meeting will be conducted remotely in accordance with the Coronavirus Act
2020 and related regulations.
This meeting will be viewable live, and for one year afterwards, on the Council’s
Youtube Channel: https://www.youtube.com/user/royalgreenwich
Those who have agreed to participate in the meeting have deemed to have
consented to being recorded, and to the public use of the recording.
If you have any queries regarding the recording of meetings, please email the
Corporate Governance Manager at corporate-governance@royalgreenwich.gov.uk
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AREA PLANNING COMMITTEES
PUBLIC INFORMATION
PLEASE TURN ALL MOBILE PHONES TO SILENT MODE
Terms of Reference
The Area Planning Committees have delegated powers to take decisions on
matters within their Terms of Reference as published in the Council’s
Constitution.
Areas
The three Area Planning Committees (APC) deal with matters relating to the
following Wards:
Eltham & Kidbrooke APC covers: Coldharbour & New Eltham,
Eltham North, Eltham South, Eltham West, Kidbrooke with Hornfair,
Middle Park & Sutcliffe, and Shooters Hill.
Greenwich APC covers: Blackheath Westcombe, Greenwich West,
and Peninsula.
Woolwich & Thamesmead APC covers: Abbey Wood,
Charlton, Glyndon, Plumstead, Thamesmead Moorings,
Woolwich Common and Woolwich Riverside.
Determining planning applications
When determining planning applications and related matters Officers and
Councillors must adhere to important principles set out in legislation and
Central Government Guidance.
Applications shall be determined in accordance with the Development Plan
unless material considerations indicate otherwise. (Section 38A, Planning and
Compulsory Purchase Act, 2004). The development plan comprises the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies 2014 and the
Spatial Development Strategy for Greater London.
The Key Principles of which are:
• If there are other material considerations, the Core Strategy is the starting
point and other considerations weighed up against it.
• Where the Core Strategy is not relevant or there are policy conflicts, the
application must be treated on its merits.
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Material Planning Considerations include;
• Statutory provisions contained in Planning Acts and Statutory
Regulations and Planning Case Law.
• Central Government planning policy and advice as contained in
Circulars, The National Planning Policy Framework (NPPF) and
National Planning Policy Guidance (NPPG).
• Planning Briefs and other Supplementary Planning Guidance, e.g. Home
Extension Guidelines.
• Site specific issues such as availability of infrastructure, density, car
parking.
• Environmental effects such as effect on light, noise, overlooking,
effect on the street scene.
• The need to preserve or enhance the Special Character or appearance
of Conservation Areas and protect Listed Buildings.
• Previous planning decisions, including appeals.
• Desire to retain and promote certain uses.
Matters that must not be taken into account when determining
planning applications include
•
•
•
•
•
•

Moral and religious issues.
Unfair competition.
Breach of private covenants or other property rights.
Devaluation of property.
Protection of a private view.
Identity of an applicant or occupier.

LEAD OFFICERS
Assistant Director (Planning and Building Control)
Major Developments Manager - Major Projects
Area Development Manager West
Area Development Manager East
Legal Adviser – Planning
Corporate Governance Officer
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Area Planning Committees are meetings in public, not public meetings.
This meeting is being streamed live on the Council’s YouTube Channel and a
recording of this meeting will be available to view for one year after this
meeting.
New emergency Regulations have been introduced to enable local authorities
to hold virtual remote meetings. To ensure the smooth running of these virtual
meetings, some of the Council’s procedures have been amended in accordance
with emergency powers.
The following additional procedure rules will apply to meetings of the Area
Planning Committees, which will all be held via the online Zoom facility.
Only those members of the public who have registered to speak at the
meeting 2 working days before the meeting, will be provided with a link to
participate in the meeting.
· During the meeting, all participants will be in control of their own
microphone on Zoom.
· The microphone should be set to mute at all times until the Chairperson
invites you to address the Committee
· Any member of the Committee who wishes to ask questions to an officer or
to a speaker who has verbally addressed the Committee, or to speak during
the discussion part of the meeting, should do so by raising the thumbs up icon
on Zoom. Please be patient, the Chairperson will be aware you wish to speak
and will come to you in due course.
Each speaker will have two, or more, minutes each to speak (at the
Chairperson’s discretion). Members of the Committee will then have the
opportunity to address questions to the speaker, after which the speaker’s
participation in the meeting will end.
· The ‘chat’ function on Zoom will be disabled in the interests of transparency.
The Chairperson will have complete discretion of the procedure to be
adopted for the meeting and the order in which those entitled to address the
Committee are permitted to make his or her submissions.
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If you have activated the raised hand function while speaking, please remember
to switch it off once you have finished your submission.
· If the Chairperson needs to adjourn the meeting, she /he will announce the
time of adjournment and indicate when the meeting will be reconvened, and all
participants should stay in the meeting until the meeting has ended.
Any member of the Committee who loses visual or audio connection during
the virtual meeting must notify the Chair before any voting takes place and the
loss of connectivity will be recorded within the minutes of the meeting.
Voting on any agenda item will take place by the Chair asking each member of
the Committee on how they wish to vote.
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The Procedure for considering Applications
The conduct of the meeting is at the discretion of the Chair. According to the
number of items to be considered, the Chair will strictly control the time for
speakers wishing to address the Committee.
Any additional material (i.e. photographs, dioramas’ etc.) not previously
submitted to Planning Officers that you wish to draw to the attention of the
Committee must be submitted no less than two working days before the
meeting to the Corporate Governance Officer at corporategovernance@royalgreenwich.gov.uk .
Any documentation received after this deadline, including at the meeting, will
not be accepted. This deadline is to allow sufficient time to scrutinise any
additional information and for it to be presented to Members.
At the start of the meeting the Chair will summarise the procedure to be
followed and announce that anyone wishing to address the Committee should
give the Corporate Governance Officer their names, as if they are not
included on the list they will not be permitted to speak.
1 Council Officers will introduce each item, outlining Officers’
recommendations on the matter, and answer any questions from the
Committee. The Chair will then invite members of the public on the list to
come to the table and address the Committee.
2. Both objectors to and supporters off an application, including amenity
societies will be invited to address the Committee. The Chair has
indicated that the following times will generally be allocated to speakers
on any one application. The Chair may vary the time available, e.g. where
there is a significant number of speakers or where there is a repetition or
non-planning matters are being raised.
• Individuals – up to two minutes each
• Organised groups – up to four minutes each
• Elected representatives (MPs and Councillors) – up to five minutes
each
• Applicant – up to 10 minutes
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3. Comments should be confined to planning matters and the public will be
advised to include everything they wish to say in one contribution, as
normally no further opportunity will arise. It must be noted that only
relevant planning considerations can be taken into account when
considering planning applications (see ‘determining planning applications’
for details).
4. Members of the Committee may wish to ask questions. The speaker
should return to the public seating area. There will be no further input
or interruption from members of the public.
5. The Applicant and or their representatives will be invited to address
the Committee, once all other parties have spoken, in order to
respond to any points raised by previous speakers or Members.
6. The public will be able to listen to the Councillors’ discussing the
item and coming to a decision. The Chair will then announce the
decision.
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ELTHAM AND KIDBROOKE AREA
PLANNING COMMITTEE
TITLE
Declarations of Interests
CHIEF OFFICER
Chief Executive
1.

ITEM NO
3

Decisions Required
The Committee is requested to:

1.1

Note the list of Councillors’ memberships (as Council appointed
representatives) on outside bodies, joint committees and school governing
bodies.

1.2

Request that Members orally declare any personal or financial interests,
including those detailed, in specific items listed on the agenda as they relate
to matters under discussion.

2.

Members’ Interests

2.1

Appended to this report is a list of the outside bodies, joint committees and
school governing bodies that each member of Council has been appointed to
by the Council or the Leader. The list does not include bodies with which a
Member is involved in a personal or private capacity.
Personal interests

2.2 A Member has a personal interest where any business is likely to affect:
(a)

them, or

(b)

a relevant person or a relevant body (where the Member is aware

that they have the interest); more than a majority of those in the ward you
represent.
A relevant person is defined as the member’s spouse or civil partner, a
person who they are living with as husband and wife or as civil partners, or a
person with whom they have a close association.1

1

See the guidance in Annex 1of the Code of Conduct

ITEM NO: 3
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A relevant body is defined as (a) any organisation, school governing body
or outside committee or trust which they have been appointed to by the
Royal Borough or by the Leader, or (b) any other voluntary organisation,
school governing body or commercial organisation where you are a
management committee member, school governor, trustee or director.
2.3

Members must declare the existence and nature of any personal interest at
the start of the meeting, or when the interest becomes apparent. Members
must say which item their interest relates to.

2.4

A Member who has a personal interest may stay, speak and vote, except
where the business:
(a)

affects the financial position of the Member or any person or body
described in paragraph 2.2 above, or

(b)

relates to an interest that would be affected financially or relates to
the determining to any approval, consent, licence, permission or
registration in relation to the Member or any person or body
described in paragraph 2.2 above

Financial Interests
2.5

A Member has a financial interest where any business relates to or is likely to
affect an interest set out in paragraph 18 of the Code of Conduct, and which is
the Member’s interest or the interest of a person described in paragraph 2.2(a)
above.

2.6

Members must declare the existence and nature of any financial interest at
the start of the meeting, or when the interest becomes apparent. Members
must say which item their interest relates to.

2.7

A Member who has a financial interest must leave the meeting, but may
attend to make representations, answer questions or give evidence relating
to the business, provided that the public are also allowed to attend the
meeting for the same purpose, and provided they leave the meeting
immediately after doing so. The Member must not participate in the
discussion nor the vote.

ITEM NO: 3
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General
2.8

The Code also requires Members to declare interests in relation to relevant
bodies for six months after ceasing from being a member and take the
appropriate action in relation to financial interests.

Background Papers
Agenda and Minutes of the Annual Meeting of the Council – 13 May 2020

Report Author:
Tel:
Email:

Anthony Soyinka, Committee Services Manager
020 8921 2230
anthony.soyinka@royalgreenwich.gov.uk

Reporting to:
Tel:
Email:

Veronica Johnson, Head of Corporate and Democratic Services
020 8921 5004
veronica.johnson@royalgreenwich.gov.uk

ITEM NO: 3
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Councillor
Adams
Brain

Davis
Fahy
Freeman
Greenwell
Hawking
James, M
May

Organisation
Greenwich Dance Agency
DG Cities Limited
Greenwich Services Solutions
Greenwich Millennium Village Management Ltd
Greenwich Co-operative Development Agency
Learning Disability Partnership
Trinity Laban
Reserves Forces & Cadets Association
Middle Park Community Centre
Overview & Scrutiny Joint Health Committee
Middle Park Community Centre

Role
Member
Member
Member
Deputy

Governorship

Member
Member
Haimo Primary School
Member
Member
Member
Member
Member
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Eltham and Kidbrooke Area Planning Committee

Agenda Item: 4

3 December 2020

Reference No.: 20/0326/F

Applicant:

Mr Brown, 11 Kings Road, Romford, RM1 2ST

Site Address:
57A Kingsground, Eltham, London, SE9 5EY

Ward:
Eltham South
Application Type:
Full planning

ADDENDUM
1.1

The application was deferred at the Eltham and Kidbrooke Area Planning
Committee held on the 19th November due to an administration error.

1.2

Members are requested to consider the application as set out in the original
committee report dated 29th September 2020.

Report Author:
Tel No.:
Email:

Neil Willey (Area Planning Manager – West)
020 8921 5764
neil.willey@royalgreenwich.gov.uk

Reporting to:

Victoria Geoghegan, Assistant Director Planning & Building
Control
020 8921 4296
victoria.geoghegan@royalgreenwich.gov.uk

Tel No.:
Email:

ITEM NO: 4

Page 17

Page 18

Eltham & Kidbrooke Area
Planning Committee

Agenda Item: 6

29 September 2020

Reference No: 20/0326/F

Applicant: Mr Colin Brown, 11 Kings Road, Romford, Essex, RM1 2ST
Agent:
N/A
Site Address:
57a Kingsground, Eltham, London, SE9 5EY
Eltham, London, SE9 5EY

Ward: Eltham South
Application Type:
Full Planning Permission

1.

Recommendation

1.1

The Committee is requested to grant Planning Permission as outlined below:
- Construction of a single storey rear extension and sub-division of plot to
facilitate the construction of a two-storey dwellinghouse (1 x 2-bed).
Subject to:
(i)

Conditions set out in Appendix 2.

2.

Summary

2.1

Detailed below is a summary of the application:
The Site Site Area (m²)
Heritage Assets
Tree Preservation Order
Flood Risk Zone

330m²
Adjacent to Eltham Palace Conservation
Area
No
No

Proposed Building
Building height (metres)
No. of storeys
Floor area (m²)

9.6m
2
94sqm

ITEM NO: 6
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Housing
Dwelling type
Housing
Standards

2-bed, 2 storey
The proposal complies with Technical housing standards
– nationally described space standard and London Plan
standards.

Transportation
Car Parking
No. Existing Off-Street Car Parking Spaces
No. Proposed off-Street Car Parking Spaces
Cycle Parking
No. Proposed Cycle Parking
Complies with policy
Public Transport PTAL Rating
Public Consultation
Number in Support
0
Number of objections 9
Main issues raised
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

0
2
2
Yes
2

Contrary to policy
Scale and massing unacceptable
Create undesirable precedent
Loss of residential amenity of neighbouring
properties.
Loss of privacy
Loss of residential garden.
Development would fail to complement the
unique character of the area.
Proposal would not respect the pattern of
development.
The proposal would be an incongruous
form of development.
Unneighbourly sense of enclosure.
Inadequate parking facility.
Proposed density is too high.
Proposed development is too cramped.
Would harm the Eltham Palace
Conservation Area.
Previous applications refused in local area.

ITEM NO: 6

Page 20

2.2

The application is being reported to the Eltham and Kidbrooke Area Planning
Committee because more than 8 objections to the proposed development
have been received.

2.3

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

2.4

The application is considered to be acceptable and is recommended for
approval, subject to compliance with the below conditions detailed in
Appendix 2.

3.

Site and Surroundings

3.1.

The subject site contains a two-storey, semi-detached single-family dwelling.
The subject property and the adjoining dwelling (no.55a) features a mock
Tudor Gable front. The application site has a rectangular shape which tapers
towards the end of its rear garden. The property is set back from
Kingsground behind a small grassed area, hard standing and public footpath
and features a brick boundary treatment. The public footpath in front of the
subject property runs north to south connecting Kingsground and King
John’s Walk respectively. To the East of the application site is 28 Kings
Orchard, whilst to the South is 30 Kings Orchard. The surrounding area is
characterised by a mix of detached, semi-detached and terraced single family
terraced dwellings.

3.2.

The site is adjacent to metropolitan open land to the South West. The
property is not statutorily or locally listed but it is located directly adjacent
to the Eltham Palace Conservation Area to the South and East. The site is
not affected by any relevant Article 4 Direction.

ITEM NO: 6
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4.

Relevant Planning History
- 92/0835/H – Erection of a two-storey side extension together with a new
front porch – approved 23/09/1992 – (not implemented)
- 18/4159/HD - Demolition of front porch and ground floor side extension
and undertake construction of 2-storey side extension, including new
windows, a roof extension and creation of new front porch – 22/01/2019

5.

Proposal

5.1

The proposed development is outlined as follows.
“Construction of a single storey rear extension and sub-division of plot to
facilitate the construction of a two-storey dwellinghouse (1 x 2-bed).”

5.2

The proposed development would involve the construction of a two-storey
2 bed, 4-person single family dwelling house with 1 parking space at the front
and private outdoor space to the rear. The proposal would adjoin the
southern flank wall of no.57a Kingsground creating a terrace group of 3
units. The proposal would feature a 3m deep single-storey rearward
projection adjacent to its shared boundary.

5.3

With regards to no.57a the property would be extended by way of a 3m
deep single storey rear extension and the alteration to the roof form to
create a single ridgeline linking to the proposed dwelling as opposed to a
hipped roof. The hard boundary treatment would be removed to create a
parking space.

5.4

The front elevation of the proposed end-of-terrace dwelling would feature a
mock Tudor gable front. The roof profile of the new unit would be hipped
which is also a characteristic feature of the terrace.

5.5

The refuse storage bins would be located to the side of the subject property
and there would be 2 bicycle parking spaces to the front.

5.6

In respect to materiality, the application form indicates that the materials
used to construct the proposal would match the existing.

ITEM NO: 6

Page 22

6.

Consultation

6.1

The application since being submitted has been the subject of public
consultation, comprising a site notice placed on site on the 26th February
2020 and a press notice issued on the 15/07/2020. Twelve (12) individual
letters were sent to the occupiers of neighbouring properties in the vicinity
of the application site. The process also included consultation with internal
consultees and the Eltham Society.
Council Departments

6.2

A summary of the consultation responses received along with the officer
comments are set out in the table below:
Details of
Representation and
date received
Highways Officer –
21/08/2019
Waste Strategy Officer

Housing Occupational
Therapy Manager

Environmental
protection

Summary of
Comments

Officer’s comments

No highways objection.

Noted

Proposal is satisfactory
with regards to waste
storage and collection.
The proposal must
comply build M4(2)

Noted

No objections

ITEM NO: 6

Noted. A condition has
been attached requiring
the proposed
development to meet
M4(2) building control
accessibility standards.
Noted
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Neighbour Responses
6.4

A summary of the consultation responses received along with the officer
comments are set out in the table below:
Summary of Comments
Contrary to policy

Scale and massing unacceptable

Create an undesirable precedent

Loss of residential amenity of
neighbouring properties

Loss of privacy

Loss of residential garden

Development would fail to
complement the unique character of
the area
Proposal would not respect the
pattern of development

ITEM NO: 6

Officer’s comments
For the reasons set out in the report
the proposed development complies
with adopted planning policy.
For the reasons set out in section 10
of the report the scale and massing
of the proposal is acceptable.
The proposed development is
acceptable and would not create an
undesirable precedent.
For the reasons set out in section 12
of the report the development
would not have an adverse impact
on the residential amenity of
neighbouring properties.
For the reasons set out in section 12
of the report the development
would not result in a loss of privacy
for neighbouring properties.
The proposed development would
result in the loss of the land to the
side of the application site. This is
currently hard surfaced. Both the
proposed and existing dwelling
would be provided with an
acceptable sized garden as a result of
the development.
For the reasons set out in section 10
of the report the development
would complement the character of
the area.
For the reasons set out in section 10
of the report the development
would respect the pattern of
development in the area.
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The proposal would be an incongruous For the reasons set out in section 10
form of development
of the report the development
would not constitute an incongruous
form of development.
Unneighbourly sense of enclosure
For the reasons set out in section 12
of the report the development
would not result in an unneighbourly
sense of enclosure.
Inadequate parking facility
For the reasons set out in section 13
of this report the proposed
development would provide
sufficient off-street parking facilities
Proposed density is too high
The proposed density of the new
house would be 214HRH, which is
acceptable for this location.
Proposed development is too cramped For the reasons set out in section 11
of the report the development
would not create a cramped form of
development.
Would harm the Eltham Palace
For the reasons set out in section 10
Conservation Area
of the report the development
would not harm the character and
appearance of the Eltham Palace
Conservation Area.
Previous applications refused in the
All planning applications are assessed
local area
on current planning policy and on
their own merits.
7.

Planning Context

7.1

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

National Planning Policy Framework (NPPF – 2019)
Technical Housing Standards – Nationally Described Space
Standard (Department for Communities and Local Government –
March 2015)
The London Plan (March 2016) - Full details of relevant policies
refer to appendix 3.
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•

The Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (“Core Strategy” – 2014) - Full details of
relevant policies refer to appendix 3.

8.

Material Planning Considerations

8.1

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 (Ref: 20/0326/F):
•
•
•
•
•
•
•

Principle of development;
Design and impact on the Eltham Palace Conservation Area;
Standard of accommodation for future occupiers;
Residential Amenity;
Transport and Highways;
Waste and recycling;
Community Infrastructure Levy (CIL); and

9.

Principle of Development

9.1

The Royal Borough of Greenwich makes a major contribution to London’s
housing provision, having the third largest target for new housing of all
London Boroughs. It is vital that the Royal Borough’s unique housing needs
are met, while still contributing to the overall London housing numbers. The
borough’s current target for the plan period is for a minimum of 26,850 net
additional dwellings over the 10-year period 2015 - 2025 (an average of
2,685 per year, as set out in the London Plan 2016). The current application
would positively contribute to this if found acceptable and permission
approved.

9.2

Policy 3.3 of the London Plan (2016) highlights the pressing need for more
homes in London and states that Boroughs should seek to achieve and
exceed relevant minimum borough annual average housing targets. This is
supported by Policy 3.4 which adds that development should optimise
housing output for different types of location.

9.3

Policy H1 of the Core Strategy states that the current target for the plan
period is for a minimum of 26,850 net additional dwellings over the 10-year
period 2015 - 2025 (an average of 2,685 per year, as set out in the London
Plan 2016).
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9.4

The proposed development would make a minor contribution of 1 new
dwelling towards the Council’s housing target and London in general.

9.5

Paragraph 68 of the National Planning Policy Framework 2019 states that
small and medium sized sites can make an important contribution to meeting
the housing requirement of an area and are often built-out relatively quickly.
To promote the development of a good mix of sites local planning
authorities should; (d) work with developers to encourage the sub-division
of large sites where this could help to speed up the delivery of homes.

9.6

The proposed dwelling would be located to the side of 57a Kingsground.
London plan policy 3.5 states that boroughs may introduce a presumption
against development on back gardens or other private residential gardens
where this can be locally justified. Core Strategy policy H(c) states that due
to the pressure for land for new housing in Royal Greenwich, infill and
backland sites are increasingly considered for housing development subject
to the following criteria: (see next page →)
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Criteria
i. An unreasonable reduction in the
amount of amenity space enjoyed by
existing residents, especially for
those in houses with the shared use
of a garden;

Assessment
The proposal would not result in an
unreasonable reduction in the amount
of amenity space enjoyed by existing
residents at No. 57a Kingsground Road
in meeting criteria i. This is expanded
on in Section 11 of this report.
ii. An unreasonable loss of privacy
The proposal would not result in the
from overlooking adjacent houses
unreasonable loss of privacy from
and/or their back gardens (also see
overlooking adjacent houses or their
Policy DH(b));
back gardens complying with criteria ii
and this discussed further in detail in
Section 12 of this report.
iii. An unreasonable increase in noise In terms of criteria iii Section 13 of this
and disturbance from traffic gaining
report demonstrates the proposed
access;
development would not create an
unreasonable increase in noise and
disturbance from traffic gaining access.
iv. There is significant loss of wildlife The application is not supported by an
habitats, particularly trees or shrubs ecology appraisal, however the site
which would adversely affect the
does not have any policy designation
appearance and character of the
that requires such details to be
area; and
submitted having regard to criteria iv.
v. The character of the area is not
The proposal is considered to be
maintained with particular regard to acceptable in respect to character,
the scale, design and density of the
scale, design and density against criteria
development.
v and this is expanded on in Section 10
of this report.

9.7

In light of the above and for reasons further expanded on throughout the
body of this report it is considered that the proposed development would
comply with policy H(c) and the principle of the infill development on the
site is therefore acceptable.

ITEM NO: 6
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10.

Design and impact on the Eltham Green Conservation Area

10.1 As part of the assessment of the acceptability of the principle of the
development, Officers have regard to point (v) of Core Strategy policy H(c),
which states that the character of the area is maintained with particular
regard to the scale, design and density of the development. Policy DH1
states that all developments are expected to provide a positive relationship
between the proposed and existing urban context by taking account of the
established layout and spatial character. Policy H5 requires new residential
development to achieve a high quality of housing design. The above policies
are supported by London Plan policies 3.5 and 7.4.
10.2 As the application site is located adjacent to the Eltham Palace Conservation
Area, the impact of the development on this identified heritage asset needs
to be assessed. Under Sections 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990, when assessing a proposal related to land
and buildings adjacent to a conservation area special attention should be paid
to the desirability of preserving or enhancing the character or appearance of
that designated heritage asset.
10.3 Chapter 16 of the National Planning Policy Framework (NPPF) identifies the
significance of heritage assets and places an importance on their
conservation. Paragraph 193 of the NPPF states that when assessing planning
applications affecting heritage assets, great weight should be placed on their
conservation. Paragraph 194 of the NPPF states that any harm to, or loss of,
the significance of a designated heritage asset (from its alteration or
destruction, or from development within its setting), should require clear
and convincing justification.
10.4 This advice is carried through at a local level within London Plan policy 7.8
and Core Strategy policies DH3 and DH(h). Policy DH(h) of the Royal
Greenwich Local Plan Core Strategy (2014) states that planning permission
will only be granted for proposals which pay special attention to preserving
or enhancing the character or appearance of the Conservation Area.
10.5 The insertion of an additional dwellings to the side of no.57a Kingsground
would respect the height, scale and bulk of adjoining properties and would
appear as an integral addition that would respect the character and
appearance of the existing semi-detached pair and the wider street scene.
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10.6 It is acknowledged that the proposal would result in the loss of the openness
of the application site at its side. However, due to the sites location away
from the main road and its limited visibility from the wider street scene, the
harm caused by this would be minimal and would not have an adverse impact
on the overall character and appearance of the area. In coming to this view
officers are mindful that 55a has been extended to the side and the limited
gaps that exist between the other properties in this section of Kingsground.
10.7 The proposed dwelling by virtue of its design creates a degree of symmetry
within the newly formed terrace. In respect to materiality the proposed
dwelling would feature a mock Tudor gable front with facing brick work to
match the existing adjoining property. The roof of the proposal would be
tiled. The proposed materials would mirror that of the existing dwellings on
Kingsground and would therefore be acceptable in this regard. As such the
design of the proposed dwelling is acceptable. The proposal would also
feature a single storey rear extension which would have a depth of 3m and a
height of 2.8m. This would not be an excessive rearward projection or
unduly high.
10.8 With regards to the proposed single storey extension to the existing
property. The proposed extension would have a depth of 3m and a height of
2.8m. This is also considered to be an acceptable and a proportionate
addition to the subject property.
10.9 In respect of the impact of the proposed development on the Eltham Palace
Conservation Area, the proposed development would be located adjacent to
the far north western corner of the Conservation Area, next to 28 and 30
Kings Orchard. Given the limited scale of the development and its
relationship with the Conservation Area, the proposal would not be highly
visible and would have no adverse impact on views into or out of the
Conservation Area. Moreover, as the design of the proposed dwelling is
characteristic of the surrounding properties in Kingsground it would respect
the established pattern of development within the area.
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10.10 For the reasons outlined above it is considered that the development would
not cause any substantial harm to the appearance or character of the
conservation area or that of the immediate area. Furthermore, any harm
that is generated would be off-set by the public benefit of the creation of an
additional dwelling. The proposal would therefore comply with the
requirements of the NPPF, London Plan Policies 3.5, 7.4 and 7.8, Core
Strategy Policies H5, H(c), DH1, DH3 and DH(h) as well as the Eltham Place
Conservation Area Character Appraisal.
11.

Standard of accommodation for future occupiers

11.1 The current application seeks permission for one residential unit. The
following table shows how this size of unit compares with the requirements
of the Technical Housing Standards – Nationally Described Space Standard’s
(2015) standards:

Unit Type

Room

Two bedroom,
four person unit

Bedroom
1 (double)
Bedroom
2 (double)
Storage

Nationally Described
Space Standard’s (2Proposed
bed, 3 people unit over unit (m²)
2 floor)
79m²

94m²

2.3m for at least 75% of
gross internal area

2.3m for at
least 75% of
gross internal
area

11.5m2

11.5m2

2

11.5m
2.0m2

12m2
0.65m2

11.2 The table above demonstrates that the proposed dwelling would comply
with and exceed the above standards except for the provision of designated
storage space. Although limited storage facilities (a laundry room) are
shown on the plans submitted, as the GIA of the proposed unit significantly
exceeds the minimum requirements, future occupiers would not be
prejudiced as additional storage space can readily be made available. The
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submitted cross sections demonstrate that the internal floor to ceiling height
would be above 2.3m for at least 75% of its area.
11.3 The proposed dwelling would be dual aspect with windows to the front and
rear of the property. Further to this it is considered that the dwelling has
been provided with enough window openings to secure natural light and
cross ventilation. In this context it is considered that the proposed
development would be acceptable in respect to residential amenity of future
occupiers and standard of accommodation.
11.4 The garden area of the proposed unit and the resultant garden area for the
existing unit (providing 67sqm and 60sqm for the existing and additional unit
respectively) would also comply with the requirements of both the London
Plan (5sqm plus 1sqm for each additional occupant) and Greenwich’s Core
Strategy (50sqm).
11.5 Policy 7.2 of the London Plan requires developments to be designed so that
they provide an inclusive environment for all members of society. Core
Strategy Policy H5 supports the principles of inclusive living environment and
Policy DH1 also states that all new developments should achieve accessible
and inclusive environments. Officers note that at a minimum, proposals
should comply with the standards of Approved Document M4 category 2:
accessible and adaptable dwellings of The Building Regulations. A condition
has been attached requiring compliance with M4(2) requirements.
11.6 For the reasons outlined above it is considered that the proposed
development would be acceptable and consistent with the Nationally
Described Space Standards, London Plan Policies 3.5 and 7.2 and Policies H5
and DH1 of the Core Strategy.
12.

Residential Amenity

12.1 Policy DH(b) of the Core Strategy requires new development, including
extensions and renovations, to demonstrate that there would be no
significant loss of amenity to adjacent or nearby properties, by reducing the
amount of daylight, sunlight, privacy or outlook they enjoy, or by creating an
unneighbourly sense of enclosure.
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12.2 Further to the above, the Residential Extensions, Conversions and
Basements Guidance SPD (2018) provides useful guidance for the
determination of planning applications, especially in relation to impacts on
residential amenity. The SPD sets out that developments should not result in
a significant loss of privacy to gardens or main habitable rooms of nearby
properties, and the degree to which a development results in overlooking
will be affected by a range of factors including distance, the height of the
proposed development, angles of view and directly facing windows. It further
sets outs that there are no specific distances required to be maintained
between facing habitable rooms as the distance will be dependent on the
existing character and layout of the built form in the area.
12.3 The back to back distance between the rear wall of the proposed dwelling
and that of 28 Kings Orchard is approximately 53 metres. In view of this
distance, the existing vegetation on the boundary between the two sites and
the position and orientation of the sun, the proposed development would
not have any adverse impact on the residential amenity enjoyed by the
occupiers of this property in terms of loss of outlook, increased sense of
enclosure, loss of privacy due to overlooking or a loss of daylight/sunlight.
12.4 With regards to 30 Kings Orchard there would be a back to back distance of
approximately 21 metres between the proposed dwelling and No.30 itself.
Due to this there would be no adverse impact in terms of a loss of outlook,
increased sense of enclosure, loss of privacy due to overlooking or a loss of
daylight/sunlight to the dwelling itself. Whilst the garden of No.30 would
extend past where the proposed dwelling is to be located, as the sun is to
the south the proposed development would not have any impact on the
garden in terms of loss of daylight and sunlight. Due to the limited height,
scale and bulk of the development, that no windows are proposed in the side
elevation of the dwelling, the overall size of the garden belonging to No. 30
and established vegetation on the boundary, the development would not
result in a loss of outlook, an increased sense of enclosure or a loss of
privacy due to overlooking into the garden.
12.5 The main impacts of the proposed development would be to 55A
Kingsground as a result of the proposed rear extension. Both existing and
proposed dwellings would feature a 3m single storey rearward projection
with a height of 2.8m. This would be built adjacent to the shared boundary
with no.55A Kingsground. The depth of the single storey rear extension
would be within the acceptable tolerance level set out in Council guidance
which discourages single storey extensions with depth beyond 3.6m.
Moreover, this element of the scheme would not be unduly high.
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12.6 For the reasons outlined above it is considered that the proposed
development would be acceptable and consistent with policies 7.6 of the
London Plan (2016), and Policies DH(b) and H(c) of Adopted Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
13.

Transport and Highways

13.1 The proposed development would provide two off-street parking spaces for
the existing and proposed dwelling, which is shown on drawing no. KGD RA
01 099 (Proposed Site Plan). The site has a public transport accessibility
(PTAL) rating of 2, on a scale of 1-6b, with 6b being the most accessible. As
such the London Plan requires less than 1 space per unit for a 2-bed
dwelling.
13.2 The application site is set back from Kingsround beyond a grassed area and
permeable hard standing. A number of properties in the immediate area of
the application site have off-street car parking, including No.55A, which
requires vehicles to drive over the hardstanding. No such off-street parking
arrangement exists for no.57a at present. The proposal development would
create an off-street parking spaces for the existing and proposed dwelling
respectively which would be accessed by driving over the hard standing.
13.3 As a result of the proposed off-street parking arrangements there would be
no significant increase in parking stress on the road. This view is also shared
by the Council’s Highways Officer who have raised no objection to the
proposal.
13.4 Policy 6.9 of the London Plan states that the Mayor is committed to cycling
in London and to improve the experience of cycling by providing safe and
attractive routes that encouraged people to cycle more. Table 6.3 of the
London Plan provides cycle parking standards including for residential
developments that should provide 1 cycle space per 1-bedroom unit and 2
spaces per all other dwellings. This is supported by Policy IM(c) of the Core
Strategy.
13.5 The proposal would provide 2 x bicycle parking spaces which would be
located to the front of the property. This would meet the above outlined
standard however the bicycle parking spaces shown on submitted drawings
are not detailed. A condition has been attached requiring the applicant to
submit full details of cycle parking facilities to the Local Authority to be
approved in writing.
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14.

Waste and recycling storage

14.1 Core Strategy Policy H5 identifies that development needs to minimise the
production of waste, to promote the reuse and recycling of waste materials
and to ensure that waste disposal is environmentally responsible. As such
residential schemes should incorporate measures for community recycling
that minimises waste disposal and should provide refuse bins and recycling
boxes. This is supported by London Plan Policy 5.16.
14.2 Regarding refuse arrangements, the proposed plans shows designated bin
storage to the side of the property. The application proposes 3 refuse bins
which would be consistent with Council standards. The provision of this
would be secured by condition.
15.

Community Infrastructure Levy (CIL)

15.1 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, 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 CIL will
contribute towards the funding of Crossrail. The Mayor has arranged
boroughs into three charging bands. The rate for Greenwich is £35 per
square metre.
16.

Royal Borough of Greenwich (CIL)

16.1 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.
16.2 The proposed development would not benefit from any exemption and
would therefore be liable to this requirement.
17.

Conclusion

17.1 The development would respect the character and appearance of the host
property, street scene and adjacent conservation area and in that context
would be acceptable in respect to character and appearance. The proposed
development would create an acceptable living environment for the
prospective occupiers and would be acceptable in respect of its impact on
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the residential amenity of the neighbouring occupiers. For the reasons set
out above the proposed development would be wholly acceptable.
17.2 Accordingly, it is recommended that permission be granted for application
reference 20/0362/F in line with Section 1 of this report.
Background Papers:
National Planning Policy Framework (2019)
The London Plan (2016)
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014)
Technical Housing Standards – Nationally Described Space Standards (2015)
The Mayor of London Housing Supplementary Planning Guidance (2016).
Report Author:
Tel No.:
Email:

Fidel Miller (Planning Officer)
020 8921 6438
Fidel.Miller@Greenwich.gov.uk

Reporting to:

Victoria Geoghegan (Assistant Director Planning &
Building Control)
020 8921 5704
Victoria.Geoghegan@royalgreenwich.gov.uk

Tel No.:
Email.:
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Appendix 1 - Drawing numbers
The following drawings and associated documentation has been submitted by the
applicant in support of application reference 20/0362/F:
Design and Access Statement, KGD RA 01 49 Rev PL, KGD RA 01 50 Rev PL, KGD
RA 01 51 Rev PL, KGD RA 01 52 Rev PL, KGD RA 01 099 Rev PL, KGD RA 01 100
Rev PL, KGD RA 01 101 Rev PL, KGD RA 01 105 Rev PL and KGD RA 01 106 Rev
PL
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Appendix 2 – Conditions and Informatives
1. Time Limit
The development to which this permission relates must be begun not later
than the expiration of three (3) years beginning with the date on which the
permission is granted.
Reason: As required by Section 91 of the Town and Country Planning Act
1990.
2. Approved Drawings
The development hereby permitted shall be carried out in accordance with
the following approved plans:
Design and Access Statement, KGD RA 01 49 Rev PL, KGD RA 01 50 Rev
PL, KGD RA 01 51 Rev PL, KGD RA 01 52 Rev PL, KGD RA 01 099 Rev PL,
KGD RA 01 100 Rev PL, KGD RA 01 101 Rev PL, KGD RA 01 105 Rev PL
and KGD RA 01 106 Rev PL
Reason: For the avoidance of doubt and in the interests of proper planning.
3. Materials
The materials to be used for the external surfaces of the development
hereby permitted shall match those of the existing building. All new works
and works of making good to the retained fabric shall be finished to match
the adjacent work unless otherwise stated on the approved drawings and
retained for the lifetime of the development.
Reason: To protect the character and appearance of the host property and
ensure compliance with Policies 7.4 and 7.8 of the Lndon Plan (2016), Policies
H5, DH1, DH3 and DH(h) of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (adopted 30th July 2014) and the Eltham Palace
Conservation Area Character Appraisal.
4. Waste
a) Prior to works above ground level taking place full details of the refuse
storage and recycling facilities shall be submitted to, and approved in
writing by, the Local Planning Authority.
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b) The storage and recycling facilities shall in all respects be constructed in
accordance with the approved details, before the relevant part of the
development is first occupied and maintained for the lifetime of the
development.
Reason: In order that the Council may be satisfied that sufficient provision
has been provided and ensures compliance with Policy 5.16 of the London
Plan and Policies H5 and DH1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (adopted 30th July 2014).
5. Cycle Storage
a) A minimum of 2 secure and dry cycle parking spaces shall be provided
within the development as indicated on the plans hereby approved
b) No development above ground level shall take place on site until the full
details of the cycle parking facilities have been submitted to and approved
in writing by the local planning authority.
c) All cycle parking spaces shall be provided and made available for use prior
to occupation of the development and maintained thereafter.
Reason: To ensure adequate cycle parking is available on site and to promote
sustainable transport by reducing the need for cr travel and ensure compliance
with Policy 6.9 of the London Plan and Policies IM(b) and IM(c) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (adopted 30th July
2014).
6. Accessibility M4(2)
The development shall be constructed so that the development hereby
permitted complies with Building Regulation requirement M4(2) ’accessible
and adaptable dwellings’.
Reason: To ensure that an accessibly living environment is provided and the
development accords with Policy 3.8 of the London Plan and Policy H5 of
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (adopted
30th July 2014).
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7. Water conservation
The development hereby permitted shall comply with Regulation 36(2)(b) of
the Building Regulations 2010 (as amended by the Building Regulations
(Amendment) Regulations 2015/767) and as set out in section G2 of the
Building Regulations Approved Document (110 litres per person per day).
Reason: To conserve water for the future occupiers and to comply with
Policies 5.1, 5.2, 5.3, 5.7 and 5.15 of the London Plan and Policy DH1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
8. Boiler
The dwelling hereby permitted shall contain boilers which have dry NOx
emissions not exceeding 40 mg/kWh (0%). The boilers shall be installed and
retained for the lifetime of the development unless the prior written approval
of the Local Planning Authority is given.
Reason: To protect future occupiers and neighbouring occupiers from poor
air quality local air quality, comply with Policy 7.14 of the London Plan (2016)
and Policy E(a) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (Adopted July 2014).
9. Removal of PD Rights (Extensions)
Notwithstanding the Town and Country Planning (General Permitted
Development) Order 2015 (or any Order revoking, re-enacting or modifying
that Order), no extensions or alterations to the building(s) hereby approved
shall be carried out without the prior written permission of the local planning
authority.
Reason: In order that, in view of the nature of the development hereby
permitted, the local planning authority may have the opportunity of assessing
the impact of any further development and to comply with policies DH1,
DH(a), DH(b) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (Adopted July 2014).
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10. Off-street Parking
The whole of the car parking accommodation shown on drawing nos. KGD
RA 01 099 Rev PL, KGD RA 01 100 Rev PL, KGD RA 01 101 Rev PL hereby
approved shall be provided prior to the occupation of the dwelling hereby
approved and retained permanently thereafter.
Reason: To ensure the permanent retention of the space(s) for parking
purposes, to ensure that the use of the building(s) does not increase onstreet parking in the vicinity and to comply with policies 6.13 of the London
Plan and Policy IM(c) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (adopted 30th July 2014).
Informative 1
The Council engages with all applicants in a positive and proactive way through
specific pre-application enquiries and the detailed advice available on the
Council’s website. On this particular application, no pre-application advice was
sought prior to an application being submitted. However, positive and
proactive discussions took place which has resulted in further information
being submitted. As the proposal was clearly in accordance with the
Development Plan, the application has been recommended for approval.
Informative 2 (Street Naming & Numbering)
The applicant be advised that the implementation of the proposal will require
approval by the Council of a Street naming & Numbering application. Details
of how to do this and application forms are available on the Council's web
site.
Informative 3 (Construction hours)
The applicant's attention is drawn to the requirements in the Considerate
Contractor Code of Practice. In the interests of minimising any adverse effects
arising from building operations, the limitations on hours of working are as
follows: 0800-1800 hours Monday - Friday (not including Bank Holidays) 08001300 hours Saturday.
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Appendix 3 – National, regional and local planning policies and
Supplementary Planning Guidance / Documents.
1. The London Plan (March 2016) – The following London Plan policies are of
consideration:
London’s People
3.3
3.4
3.5
3.8

Increasing Housing Supply
Optimising Housing Potential
Quality and Design of Housing Development
Housing Choice

London’s response to climate
5.1
5.2
5.3
5.15
5.17

Climate change mitigation
Minimising Carbon dioxide emissions
Sustainable design and construction
Water Use and Supplies
Waste capacity

London’s Transport
6.3
6.9
6.10
6.13

Assessing effects of development on transport capacity
Cycling
Walking
Parking

London’s Living Places and Spaces
7.1
7.2
7.4
7.6
7.8
7.10

Building London’s neighbourhoods and communities
An inclusive design
Local character
Architecture
Heritage assets and archaeology
World Heritage Site

Implementation, Monitoring and Review
8.3

Community Infrastructure Levy
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2. The Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(“Core Strategy” – 2014) – The main Core Strategy policies relevant to this
application are:
Housing Policies
H1
H5
H(c)

New Housing
Housing Design
Backland and Infill Development

Design and Heritage Policies
DH1
DH3
DH(a)
DH(b)
DH(h)

Design
Heritage Assets
Residential Extensions
Protection of Amenity for Adjacent Occupiers
Conservation Areas

Environment and Climate Change Policies
E1

Carbon Emissions

Infrastructure and Movement Policies
IM1
IM4
IM(b)
IM(c)

Infrastructure
Sustainable Travel
Walking and Cycling
Parking Standards

Supplementary Planning Guidance / Documents
The Mayor of London Housing Supplementary Planning Guidance (2016)
RBG CIL Charging Schedule (2015)
New Developments Guidance Notes for the storage and collection of waste and
recycling materials for the Royal Borough of Greenwich (2018)
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Eltham & Kidbrooke Area Planning Committee

Agenda Item: 5

3 December 2020

Reference No: 20/1518/F

Applicant:
Agent:

Mr Jain, CM International
Mr Butt, Lendel Stephens Ltd

Site Address:
Land rear of 67 & 67a Eglinton hill, Plumstead,
London, SE18 3NT

Ward:
Shooters Hill
Application Type:
Full Planning Permission

1.

Recommendation

1.1

The Committee is requested to grant Full Planning Permission (Ref:
20/0925/F) as outlined below:
‘Construction of a 3 bedroom 5 person dwelling, construction of a new
access, boundary treatments and other associated works..’
Recommendation:
i.

To resolve to grant conditional planning permission according to the
conditions in appendix 2, to be detailed in the notice of determination;
and

ii.

To Authorise the Assistant Director of Planning & Building Control to:
a. make any minor changes to the detailed wording of the
recommended conditions as set out in this report and its
addendums, where the Assistant Director of Planning & Building
Control considers it appropriate, before issuing the decision
notice.
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2.

Summary

2.1

Detailed below is a summary of the application:
The Site Site Area (m²)
Heritage Assets
Tree Preservation Order

416m²
None
• Two TPO oak trees within the
northern part of the site.
• A TPO oak tree on council owned
land in front of the site on Mayplace
Lane recently fell in a storm and is
expected to be replaced.
Flood Zone 1

Flood Risk Zone
Housing
Density (habitable rooms per
hectare – HRH)
Dwelling Mix
Housing Standards Complies with
Technical Housing Standards –
Nationally Described Space
Standards and London Plan
Standards?
Transportation
Car Parking

Public Transport

120 HRH
One, 3-bedroom dwellinghouse
Yes

No. Existing Off-Street
Car Parking Spaces
No. Proposed OffStreet Car Parking
Spaces
PTAL Rating

Public Consultation
Number in support
Number of objections
Number of neutral comments
Main issues raised (addressed in
section 10 of this report)

0
1

2 (Low)

0
13
1
• Impact on the character of the
area.
• Impact on local ecology
• Impact on local parking stress
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•
•
•
•
•

Disturbance during construction
Impact on protected trees
Loss of back garden space
Mayplace Lane is too narrow
Impact on neighbour amenity

2.2

The application is being reported to the Eltham and Kidbrooke Area Planning
Committee because the number of objections received exceeds 8 and the
application being called before Members by Councillor Thorpe (also raised
objections) and Councillor Merrill, in accordance with the Council’s Statement
of Community Involvement.

2.3

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

2.4

At the time of writing a members’ site visit has been arranged for Saturday
28th November 2020.

2.5

The application is considered acceptable and is recommended for approval,
subject to the recommendations set out in section 1.1 of this report.

3.

Site Plan
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4.

Site and Surroundings (in detail)

4.1

Eglinton Hill is a residential road which consists of a mixture of semidetached, terraced and detached houses. Numbers 65-67 Eglinton Hill
comprises of four floors and are occupied as a residential property. The site
formerly formed part of the rear garden used by the occupiers living at 67
Eglinton Hill. To the south of the site is a 4-storey modern block of flats known
as Highview.

4.2

The ground slopes down from South to North across the site and also down to
Mayplace Lane to the East.

4.3

There are two TPO trees within the site, as well as a group of TPO trees to the
north the site. A large oak tree sited between the eastern boundary of the
site and Mayplace Lane was subject to a TPO but was recently blown down.
The strip of land between the site and Mayplace Lane is owned by the Royal
Borough of Greenwich and therefore the fallen tree belonged to the Council.

4.4

The site is not within a conservation area, nor in the vicinity of any statutorily
or locally listed buildings. The site does not fall within a Flood Zone..

5.

Relevant Planning History
16/4035/F

Construction of 5x2-bed and 1x1-bed dwelling houses.
Refused 17/07/2018 for the following reasons:
1. The principle of new dwellings would not be supported due
to the limited plot size and would constitute unacceptable
garden grabbing to the detriment of the established
character and appearance of the area. The proposed
development of this site is, therefore, unacceptable for
reason and would be contrary to the Core Strategy Policy
H(c) and London plan Policies 3.4 and 3.5 of the London
Plan.
2. The proposed development due to its resultant plot sizes
would have an adverse impact on the spatial character and
appearance of the area; and the design and appearance of
the proposed dwellings would fail to respect the established
character and appearance of the built form in the area due
to its cramped appearance within an infill plot, which is
contrary to policies 3.5, 7.4 and 7.6 of the London Plan
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3.

4.

5.

6.

(2016) and policies H5 and DH1 of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (adopted
July 2014).
The proposed dwelling does not provide a suitable quality of
living environment with internal and external amenity space
that does not achieve national standards and as such the
development would constitute a cramped and poor living
environment contrary to the Nationally Described Space
Standards, Policy 3.5 of the London Plan (2016) and Policy
H5 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (adopted July 2014).
In the absence of a construction method statement, the
proposed development fails to fully demonstrate the
existing matures trees would be adequately protected and
would not result in adverse impact on the biodiversity of the
area, contrary to London Plan 7.19 (2015) and Core Strategy
Policy OS(f) Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014).
The proposal fails to demonstrate that adequate secure offstreet parking for the residents would be provided on site,
contrary to Policies IM(c) of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014) and Policy 6.13
of the London Plan (2016).
The proposal fails to demonstrate adequate recycling and
refuge space for resident’s onsite, contrary to Policy H5 of
the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014) and Policy 5.16 of the London Plan (2016).

Appeal dismissed 18/09/2018 ref: APP/E5330/W/17/3191146
-

Whilst the Inspector did not raise objections to a residential use on the site, in
this appeal the Inspector noted that the proposed development would
constitute a significantly different form of development from the adjacent
block at Highview and from the surrounding two and three storey houses. The
Inspector also noted that the development would also represent a high
density form of development when compared to the existing pattern of
development of the surrounding houses and gardens and would appear as
somewhat cramped on the site. Overall, the Inspector concluded that the
development would look incongruous and would jar with the established
character and appearance of the surrounding area.
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11/0573/F

Erection of 2 x 4 bed three storey town houses with off street
parking and refuse storage. Refused 09/06/2011 for the
following reasons:
1. The proposal development due to its sitting on this backland
site, would have an adverse impact on the character and
appearance of the locality, contrary to UDP Policies SD1, D1,
H1, H10 and O8 and PPS 3.
2. The proposed development would not meet with the
requirements of Lifetime Homes standards. As such, the
proposal would result in the creation of a poor living
environment, contrary to Policy H.17 of the Unitary
Development Plan 2006.

09/1574/F

Erection of a three/four storey block comprising four x onebed, two x two-bed, two x three-bed and one bedsit/studio
flat including parking and bicycle storage. Refused
25/01/2009 for the following reasons:
1. The proposed development by reason of its bulk and mass
would constitutes an over-development of the site being out
of scale with adjacent properties failing to respect the
established character of the area, contrary to Policies SD1,
D1, H1, H7 and H10 of the Unitary Development Plan and
result in the loss of an open area of land that makes a positive
contribution to the open character and visual amenities of the
area contrary to Policy O8 of the Unitary Development Plan.
2. The proposed development by reason of its close proximity to
the neighbouring property to No.2 Dallin Road would have an
adverse impact on the amenities of the occupiers of this
house by reason of an increase sense of enclosure,
overlooking and loss of privacy, contrary to Policies SD1, D1,
H1, H7 and H10 of the Unitary Development Plan, and the
introduction of new vehicular access would intensify the use
of the narrow road at Mayplace Lane, resulting in an increase
in noise and disturbance to this property contrary to policy E1
of the Unitary Development Plan.
3. The proposed development by reason of its close proximity to
the protected Oak tree, would be detrimental to its the future
long term health of the tree, contrary to Policies D3 and D8 of
the Unitary Development Plan
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Appeal dismissed 11/08/2010 ref: APP/E5330/A/10/2122222/NWF
- In this appeal the Inspector considered the application site to not be
residential garden space, but highlighted that the site has an environmental
and amenity function and provides a welcome break in the built up area. The
Inspector also noted that development should be integrated with, and
complement, neighbouring buildings in the local area more generally and
noted that this is especially relevant in the case of the appeal site in terms of
the prevailing scale and layout. The Inspector agreed with the Council in that
this 3/4 storey block would have preserved the amenity of the neighbouring
occupiers.
6.

Proposal (in detail)

6.1

The construction of a 3 bedroom 5 person dwelling, construction of a new
access, boundary treatments and other associated works. The dwellinghouse
would be constructed on a vacant and overgrown plot of land to the rear
(east) of Nos. 67 and 67A Eglinton Hill. This land is under separate ownership
to Nos. 67 and 67A and is separated by an existing boundary wall which is a
long-standing arrangement.

6.2

The proposed dwelling would be single storey above ground level with one
basement level and would be of contemporary design. At ground floor level
would be a double bedroom and a single bedroom as well as a living room
and bathroom, at basement level would be another double bedroom and a
combined kitchen/dining room arranged around an external courtyard as well
as another bathroom.

6.3

The dwelling would be set within a large garden with parking for one vehicle
at the front of the site accessed via a new vehicle entrance from Mayplace
Lane.

6.4

No trees would be removed as part of the development although the dwelling
would be sited adjacent to two oak trees which are subject to a Tree
Preservation Order TPO. The dwelling would be set within a landscaped
garden including proposed tree planting along the rear (western) boundary of
the site.

7.

Consultation

7.1

Since being submitted in has been subject to the following public
consultations:
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•
•
•

Ward Councillors were consulted on 1st July 2020
Forty-Five (45) Neighbouring properties were consulted on 2nd July 2020
A site notice was displayed at the site on 2nd July 2020.

Statutory Consultees
7.2

A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Representation
and date received
London Fire
Brigade

Summary of Comments

Officers comments

An undertaking should be Issues relating to Fire Safety
given that, access for fire are assessed in Section 20 of
appliances as required by this report.
Part B5 of the current
Building Regulations
Approved Document and
adequate water supplies
for firefighting purposes,
will be provided.

Council Departments
7.3

A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Summary of Comments
Representation
and date received
Tree Officer
No objections. The smaller
oaks (G1) on the site that
formed part of the TPO do
not appear to be affected
and are afforded protection
in the arboricultural report.
Two oak trees are only
affected by the patio area
and therefore care should
be taken when installing this
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Officers comments

Issues relating to Trees are
assessed in Section 17 of
this report.
Conditions relating to tree
protection and landscaping
as well as an informative
advising the applicant of
plans to replace the fallen
oak tree have been
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Environmental
Health

from possible root damage.
There should not be any
issues with replanting the
oak tree on Mayplace Lane
as long as the developers are
made aware that it will be
replaced at some point
No objections,
recommended conditions
relating to and
construction/demolition
hours.

recommended in Appendix
2.

Issues relating to quality of
accommodation and noise
are assessed in Section 14
of this report.
Conditions relating to
construction management
and air quality have been
recommended in Appendix
2.

Highways Officer

Submitted comments raising Issues relating to highways
no objections.
are assessed in Section 16
of this report.
Conditions relating to cycle
parking and construction
management have been
recommended in Appendix
2.

Occupational
Health

This scheme should comply
with the standards of
Approved Document M4
category 2: accessible and
adaptable dwellings.
Compliance with M4(2)
should be conditioned, and I
will want to review all unit
layouts (1:50) and general
arrangement drawings
(1:100) at submission of
details stage, to check
compliance with M4(2).
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Issues relating to
accessibility are assessed
in Section 15 of this report.
A condition relating to
accessibility has been
recommended in Appendix
2.
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Waste Services

No objections.

Issues relating to refuse
and recycling are assessed
in Section 16 of this report.
Conditions relating to
residential refuse and
recycling storage and
collection have been
recommended in Appendix
2.

Neighbouring residents
7.4

A summary of the consultation responses received along with the officer
comments are set out in table below:
Summary of Comments
Officers comments
• Impact on the character of
• Impact on provision of utilities is
the area;
not a valid planning consideration
for this application.
• Impact on amenity of
neighbouring properties
• Impact on surrounding property
due to scale of
prices is not a valid planning
development, loss of
consideration for this application.
privacy and
noise/disturbance;
All other concerns are addressed within
subsequent sections of this report.
• Density of development;
• Previous applications on
the site refused;
• Impact on local ecology;
• Impact on local parking
stress;
• Disturbance during
construction;
• Impact on protected trees;
• Loss of back garden space;
• Mayplace Lane is too
narrow for traffic;
• Impact on trees;
• Impact on provision of
utilities;
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• Impact on value of
surrounding properties;
• Impact on drainage;
• Fire safety concerns.
Councillors
7.5

A summary of the consultation responses received along with the officer
comments are set out in table below:
Councillor
Councillor Danny
Thorpe

Summary of Comments Officers comments
• Siting and scale of
the development
would harm the
green and open
character of the
area.
• Concern for the
quality of the
living
environment for
future occupiers
due to habitable
accommodation
being provided at
basement level.
• Concerns for the
amenity of
neighbouring
occupiers due to
the potential for
overlooking from
the development
of the rear
gardens of
properties along
Eglinton Hill.
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These concerns are
addressed with subsequent
consideration sections of
this report.
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Councillor Sarah Merrill

• Requested the
application be
heard at
committee in the
event officers
recommend
approval.

It is noted that this was
called in to committee.

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.
• National Planning Policy Framework (NPPF – 2019)
• Planning (Listed Buildings and Conservation Areas) Act 1990 – Section 66
and 72
• The London Plan (March 2016) - Full details of relevant policies refer to
appendix 3.
• The Intend to Publish London Plan (December 2019) (Intend to Publish
LP)– The Intend to Publish version has reached an advanced stage in the
adoption process and save for those areas where the Secretary of State
has directed modifications the policies in the Intend to Publish version are
considered to have substantial weight as a material consideration in the
determining of planning applications. 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.

9.

Material Planning Considerations

9.1

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

Principle of Development;
Density;
Design and Appearance
Impact on Neighbouring Amenity;
Quality of Accommodation;
ITEM NO: 5

Page 56

•
•
•
•
•
•
•
•
10.

Inclusive Design;
Highways/Refuse;
Trees;
Sustainability;
Ecology and Biodiversity;
Fire Safety;
CIL; and
Implications for Disadvantaged Groups

Principle of development

10.1 At the heart of NPPF, London Plan policy and the Council’s Core Strategy
policy is the delivery of sustainable development. National policy promotes
the bringing forward of sufficient land of a sustainable quality and in
appropriate locations to meet the needs of housing, industrial, retail and
commercial development.
Principle of additional residential accommodation on the site
10.2 The Royal Borough of Greenwich makes a major contribution to London’s
Housing provision, having the third largest target for new housing of all
London Boroughs. It is vital that the Royal Borough’s unique housing needs
are met, while still contributing to the overall London housing numbers. The
Borough’s current target for the plan period is for a minimum of 26,850 net
additional dwellings over the 10-year period 2015 - 2025 (an average of 2,685
per year, as set out in the London Plan 2016). The current application would
positively contribute to this if found acceptable and permission approved. The
Draft London Plan also sets ambitious targets for housing which the
development would also contribute to.
10.3 Policy 3.3 of the London Plan (2016) highlights the pressing need for more
homes in London and states that Boroughs should seek to achieve and exceed
relevant minimum borough annual average housing targets. This is supported
by Policy 3.4 which adds that development should optimise housing output
for different types of location.
10.4 The proposal is for the creation of 1 x 1bedroom dwelling and 1 x 2 bedroom
dwelling on the site which would contribute to the housing targets set by the
Borough and London in general and would also provide a much-needed family
unit in the Borough in meeting the above policy framework.
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10.5 The proposed development is a backland development and Policy H(c) of the
Core Strategy requires such development to be assessed individually against
each criterion below:
i.

ii.
iii.
iv.

v.

There is no unreasonable reduction in the amount of amenity space
enjoyed by existing residents, especially for those in houses with the
shared use of a garden.
There is no unreasonable loss of privacy from overlooking adjoining
houses and/or their back gardens.
There is no unreasonable increase in noise and disturbance from traffic
gaining access.
There is no significant loss of wildlife habitats, particularly trees or
shrubs which would adversely affect the appearance and character of
the area.
The character of the area is maintained with particular regard to the
scale, design, and density of the development.

10.6 The site was formerly part of the rear garden of 67 Eglinton Hill, however as
this land has been separated from No.67 for a significant period by a wall, it is
not considered to be part of the external amenity space of No.67. This is
further evidenced by the title plan for the site which has been submitted with
the application and confirms the site as being separate from No. 67. It is
noted that in the previous applications on the site including the dismissed
appeal ref: APP/E5330/A/10/2122222/NWF, the development was
considered to not result in an unacceptable loss of external amenity space for
surrounding properties. Therefore, the proposal satisfies criteria i.
10.7 Due to the limited height of the upper floor windows, the significant
separation distance to the nearest neighbouring properties on Eglinton Hill,
Dallin Road and Mayplace Lane and presence of screening vegetation at the
side and rear of the development, the development would not unacceptably
overlook neighbouring properties, in accordance with criteria ii.
10.8 Due to the significant separation distance to the nearest neighbouring
properties the presence of screening vegetation and the low number of
movements, vehicles accessing the site would not cause significant noise and
disturbance impacts on neighbouring occupiers, in accordance with criteria iii.
Further, adjacent to the site is a flatted development with a carpark,
therefore vehicles accessing the site would not be out of character.
10.9 The site is not subject to any ecological designations, however the applicant
has submitted an ecological appraisal which confirms that the site is not
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occupied by significant wildlife habitat and this satisfies the requirements of
criteria iv. There are two trees subject to a Tree Protection Order (TPO) within
the site, and the site is surrounded by mature trees to the rear on the
unmade and un-adopted road Mayplace Lane. No trees would be removed as
part of this development and a further assessment of the impact on trees is
considered within Section 17 of this report.
10.10

11.

In summary the provision of a backland residential development on the site
is acceptable in principle. A discussion of the proposal in terms of its impact
on the character of the area pursuant to criteria v. of Policy H(c) as well as
an assessment against all other material planning considerations follows in
the remainder of this report.
Density

11.1 Development policy seeks to optimise the development capacity of a site. As
part of this assessment table 3.2 of the London Plan sets out recommended
density thresholds for sites depending on their location and their accessibility
to public transport (PTAL rating). The application site is characterised as a
suburban area with low access to public transport with a PTAL rating of 2.
11.2 The recommended density level for the site is therefore between 150-250
habitable rooms per hectare (HRH). The site has an area of 416m², proposed
to have 5habitable rooms and, as such a density of 120HRH. This is slightly
below the London Plan density requirement, however given the site
constraints the development is still considered to satisfactorily optimise the
housing potential of the site.
12.

Design and Appearance

12.1 The NPPF seeks, in summary and in reference to this report, to promote good
quality living through design and sustainable environments and conserve and
enhance the historic environment. New development should make a positive
contribution to local character and distinctiveness.
12.2 London Plan Policy 7.4 has regard to local character and states in its overall
strategic aim that ‘development should have regard to the form, function,
and structure of an area, place or street and the scale, mass and orientation
of surrounding buildings’.
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12.3 Policy DH1 of the adopted Royal Greenwich Local Plan Core Strategy with
Detailed Policies (2014) require proposals to have a high quality of design and
to maintain scale and design which creates a positive relationship with the
host building and locality.
12.4 The scale and massing of the development would accord with the prevailing
pattern of development and would preserve the character and appearance of
the area. The development responds to the topography of the land and its
limited height and footprint would ensure that it appears as a subordinate
feature of the landscape.
12.5 In terms of its more detailed design, the contemporary architectural form
with variations in its height responds well to the constraints of the site and is
considered to be high-quality design subject to the acceptability of the
materials and finish which have been secured by condition.
12.6 The proposed elevational treatments would be vertical timber cladding which
extends over the roof, full details of the specification and appearance of this
cladding have not been provided, however the material is supported in
principle and would respond well to the wooded nature of the surroundings.
The rest of the materials palette includes aluminium windows and doors and
concrete for the base and lower portions of the elevations as well as a glass
balustrade. Subject to the materials being high quality, the materials palette is
supported.
12.7 The application follows the dismissal of an appeal for the construction the
erection of a three/four storey block comprising four.one-bed, two, two-bed,
two, three-bed and one bedsit/studio flat including parking and bicycle
storage (Appeal dismissed 11/08/2010 ref: APP/E5330/A/10/2122222/NWF).
In this appeal the Inspector considered the application site to not be
residential garden space, but highlighted that the site has an environmental
and amenity function and provides a welcome break in the built up area. The
Inspector also noted that development should be integrated with, and
complement, neighbouring buildings in the local area more generally and
noted that this is especially relevant in the case of the appeal site in terms of
the prevailing scale and layout. The Inspector agreed with the Council in that
this 3/4 storey block would have preserved the amenity of the neighbouring
occupiers.
12.8 The application follows the dismissal of an appeal for the construction of 5x2bed and 1x1-bed dwelling houses (Appeal dismissed 18/09/2018 ref:
APP/E5330/W/17/3191146). In this appeal the Inspector noted that the
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proposed development would constitute a significantly different form of
development from the adjacent block of flats at Highview and from the
surrounding two and three storey houses. The Inspector also noted that the
development would also represent a high density form of development when
compared to the existing pattern of development of the surrounding houses
and gardens and would appear as somewhat cramped on the site. Overall, the
Inspector concluded that the development would look incongruous and
would jar with the established character and appearance of the surrounding
area.
12.9 The current application is considered to overcome the concerns raised by the
Inspector in the two previous appeals because it is significantly smaller in
height, being only single storey above ground level, and significantly smaller
in footprint, being only one 3-bedroom dwellinghouse. The current proposal
is also of a high quality design and architectural form which responds to the
topography of the site and the green and wooded character of the area. The
incorporation of elements such as a green roof and vertical timber cladding as
well as proposed planting would help to blend the development into its
surroundings so that is would not appear prominent in the streetscene and
would continue to provide a welcome break in the built form.
12.10

The two previous appeals did not raise an in-principle objection to the
residential redevelopment of the site and did not consider the
development to result in the loss or back garden space or to constitute
‘garden grabbing’.
Hard and soft landscaping

12.11

Policy DH1 Design states that to achieve a high quality of design, all
developments are expected to provide a positive relationship between the
proposed and existing urban context by taking account of topography,
landscape setting, ridges and natural features. Policy DH1 also requires
development to enhance biodiversity consistent with the Greenwich
Biodiversity Action Plan and also reduce surface water flood risk and
landscape the environment in a way that provides for permeable surfaces.

12.12

The proposal would provide a high quality hard and soft landscaping plan
which would be a significant improvement on the existing arrangement of
the site which is currently significantly overgrown. Full details of hard and
soft landscaping have been secured by condition to ensure this element of
the scheme is delivered to the highest quality.
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12.13

13.

In summary, the proposed backland development is considered to have
overcome the concerns raised by the Inspector in two previous appeals on
the site and would have an acceptable impact on the character and
appearance of the area, in accordance with Policies 7.4 and 7.6 of the
London Plan (2016), and Policies DH1 and H(c) of the Core Strategy (2014).
Residential Amenity

13.1 Core Strategy Policy DH(b) states that new developments will only be
permitted where it can be demonstrated that the proposal does not cause an
unacceptable loss of amenity to adjacent occupiers by reducing the amount
of daylight, sunlight or privacy they enjoy or result in an unneighbourly sense
of enclosure.
13.2 Policy 7.15 of the London Plan requires development proposals to seek to
reduce noise and manage the effects of noise.
13.3 Core Strategy Policy EA(a) states that planning permission will not normally
be granted where a proposed development or change of use would generally
have a significant adverse effect on the amenities of adjacent occupiers or
uses, and especially where proposals would be likely to result in an
unacceptable emission of noise, light, vibrations, odours, fumes, dust, water
and soil pollutants or grit.
Impact on outlook, daylight/sunlight and sense of enclosure
13.4 Due to the limited height of the development at one storey above ground
level, as well as the significant separation distance to the surrounding
properties on Eglinton Hill, Dallin Road and Mayplace Lane, the development
would not result in loss of amenity due to loss of outlook or sunlight or
increased sense of enclosure to these adjacent residential units. The dwelling
would be sited 23m from the rear elevation of the properties on Eglinton Hill
to the rear and 11.6m from the flank elevation of the 4-storey block of flats to
the south of the site which are considered to be significant distances.
Impact on privacy
13.5 The Mayor’s Housing SPG (2016) states that Designers should consider the
position and aspect of habitable rooms, gardens and balconies, and avoid
windows facing each other where privacy distances are tight. In the past,
planning guidance for privacy has been concerned with achieving visual
separation between dwellings by setting a minimum distance of 18 – 21m
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between facing homes (between habitable room and habitable room as
opposed to between balconies or terraces or between habitable rooms and
balconies/terraces). The Housing SPG states that while these distances can be
useful yardsticks for visual privacy, adhering rigidly to these measures can
limit the variety of urban spaces and housing types in the city, and can
sometimes unnecessarily restrict density and it will often be beneficial to
provide a set-back or buffer where habitable rooms directly face a public
thoroughfare, street, lane or access deck
13.6 Due to the significant separating distance of 23m between the rear windows
of the proposed welling and the rear windows of the properties fronting
Eglinton Hill significant loss of privacy due to overlooking would not occur.
The development would also feature a raised external amenity space above
the flat roof of the basement element of the development which rises above
the surrounding ground level by up to 1.4m. The rear of this raised terrace
would be 14m from the rear elevation of Nos. 67 and 67A Eglinton Hill to the
rear and significant overlooking from the terrace would not occur due to the
significant intervening distance as well as the presence of proposed tree
planting along the rear boundary which would provide screening. It is also
noted that use of the terrace is likely to be infrequent.
13.7 The nearest property to the south of the site is the 4-storey block known as
Highview which includes residential windows at 1st floor level which would
not be overlooked by the development due to the significant height
difference between the two developments with the application site
significantly lower due to the topography of the area which slopes down
south to north. There are no residential properties to that would be
overlooked to the north or east of the site.
Noise and disturbance
13.8 One on-site car parking space is proposed and as this space is located at the
front of the site, vehicles accessing the site would not cause noise and
disturbance to neighbouring residents.
13.9 As a basement is proposed, and the submitted Basement Impact Assessment
demonstrates that the excavation of a basement would not unacceptably
harm the amenity of the neighbouring occupiers and would not compromise
surrounding structures.
13.10 In summary, the proposal would suitably safeguard neighbouring amenity,
including with respect to sense of enclosure, outlook, daylight/sunlight,
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privacy, noise, light and other emissions, in accordance with Policies 7.6 and
7.15 of the London Plan and Policies DH(b), H(c) and E(a) of the Core Strategy.
14.

Quality of Accommodation

14.1 An assessment of the proposed dwelling against the required space standards
is considered below in line with Table 3.3 ‘Minimum space standards for new
dwellings of the London Plan, and the Nationally Described Space Standards.

Unit type

Nationally
Described and
London Plan
Proposed GIA
Space
(m²)
Standard’s
(m²)

2 storey 3 bedroom 5
person flat

93

150

14.2 As can be seen from the above, the dwelling meets the minimum GIA
requirements of the London Plan. All of the bedrooms would exceed the
minimum size internal floor space requirements of 11.5sqm for a double
bedroom and 7.5sqm for a single bedroom. The dwelling would also have a
usable layout and sufficient built in-storage of at least 2.5sqm would be
provided. London Plan Policy 3.5 requires new dwellings to provide a
minimum of 2.5m floor to ceiling height for at least 75% of the gross internal
area (GIA) which the proposed dwelling would achieve. This indicates that the
dwelling would provide sufficient internal living space.
Outlook, light and privacy
14.3 Standard 29 of the London Plan Housing SPG (2016) states that developments
should minimise the number of single aspect dwellings. Standard 32 of the
SPG states that all homes should provide for direct sunlight to enter at least
one habitable room for part of the day. Standard 28 of the SPG states that
design proposals should demonstrate how habitable rooms within each
dwelling are provided with an adequate level of privacy in relation to
neighbouring property, the street and other public spaces.
14.4 Royal Greenwich Local Plan; Core Strategy Policy H5 states that the quality of
new housing should meet the standards of Mayor of London's Housing SPG.
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Policy H5 also confirms the Council’s presumption against single-aspect north
facing units and a presumption in favour of dual aspect units where possible.
14.5 The dwelling would be triple aspect and all habitable rooms would be served
by at least one window which would provide sufficient natural light and
outlook. The submitted Daylight/Sunlight assessment confirms that the
dwelling would achieve broad compliance with BRA guidelines for daylight
and sunlight but notes that the basement living rooms would fall below the
recommended guidance for levels of direct sunlight during winter months.
However, the BRA guidelines acknowledge that full compliance may not
always be possible and recommends in such cases that the development be
designed to mitigate this. The accommodation in the basement would be
served by a sunken courtyard as well as high level windows in the north side
elevation as well as rooflights and this would provide sufficient outlook and
natural light. The Daylight/Sunlight Assessment confirms that all habitable
rooms in the development would achieve BRE compliant average daylight
factor which demonstrates that all rooms would achieve acceptable levels of
natural light.
14.6 None of the habitable rooms of the proposed dwelling would be significantly
overlooked and a reasonable level of privacy would therefore be afforded to
future occupants.
Private external space
14.7 The London Housing SPG (2016) standard 26 requires a minimum of 5sqm of
private outdoor space for 1-2 person dwellings, and an extra 1sqm should be
provided for each additional occupant. Policy H5 requires housing suitable for
family occupation (3+ bedrooms) should provide at least 50sqm of private
garden space.
14.8 The dwelling would benefit from a 188sqm private rear garden as well as a
large front garden which is well in excess of the policy requirement.
Noise and Air Pollution
14.9 Core Strategy Policy EA(a) states that planning permission will not normally
be granted where a proposed development or change of use would generally
have a significant adverse effect on the amenities of adjacent occupiers or
uses, and especially where proposals would be likely to result in an
unacceptable emission of noise, light, vibrations, odours, fumes, dust, water
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and soil pollutants or grit; this is supported by Policies 7.14 and 7.15 of the
London Plan.
14.10 The dwelling would be set in a backland location within a residential location
with no significant noise sources in the vicinity. As such the future
occupiers of the development would not be exposed to harmful levels of
noise or air pollution.
14.11 In summary, the proposed development would provide an acceptable
standard of residential accommodation for future occupants of the new
development, in accordance with London Plan Policies 3.5, 7.14 and 7.15,
the Mayor’s Housing SPG and Policies H5 and E(a) of the Core Strategy.
15.

Inclusive design

15.1 London Plan Policies 3.5 and 3.8 state that new housing must meet building
regulation M4(2) ‘accessible & adaptable dwellings’. Policy 7.2 requires
developments to be designed so that they provide an inclusive environment
for all members of society.
15.2 Core Strategy Policy H5 supports the principles of inclusive living environment
and Policy DH1 also states that all new developments should achieve
accessible and inclusive environments. It is advised that any new dwelling is
designed to meet Part M4(2) of the Building Regulation as it is a requirement
of London Plan Policies 3.5 and 3.8 and Core Strategy Policy H5.
15.3 The arrangement of the dwelling could reasonably comply with the
requirement of M4(2) and details demonstrating full compliance have been
recommended as a condition.
16.

Highway and Refuse and Recycling

16.1 London Plan Policy 6.13 requires the maximum standards in Table 6.2 to be
applied. Core Strategy Policy IM(c) states that developments must provide the
minimum level of car parking provision necessary as set out in the London
Plan. This is supported by Policy IM4 of the Core Strategy which seeks to
promote sustainable forms of transport.
16.2 Policy 6.10 of the London Plan required development proposals to ensure
high quality pedestrian environments and emphasise the quality of the
pedestrian and street space.
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16.3 The site has a low PTAL of 2 and would provide 3 bedrooms, 1 on-site car
parking space would be provided which is considered acceptably provision in
line with Policy 6.13 and IM(c).
16.4 A new vehicular access to the site would be created from Mayplace Lane
which is acceptable in principle and comments received from the Council’s
Highways Officer raised no objections on highway safety grounds.
16.5 London Plan Policy 6.9 states that developments should provide secure,
integrated and accessible cycle parking facilities in line with the minimum
standards set out in Table 6.3. This table states that residential developments
should provide 1 space per 1-bedroom unit and 2 spaces per all other units.
16.6 Cycle storage for 2 bicycles would be provided at the front of the site within a
cycle locker which is acceptable.
Refuse and recycling
16.7 London Plan Policies 5.16 and 5.17 require developments to minimise waste
and encourage recycling. Policy DH1 of the Core Strategy requires
development proposals to demonstrate on-site waste management including
evidence of waste reduction, use of recycled materials and dedicated
recyclable waste storage space.
16.8 Refuse and recycling storage would be provided at the side of the dwelling
and it has been confirmed by Greenwich Refuse that the site could be
serviced via Mayplace Lane and it noted that the adjacent flatted
development at Highview is serviced via Mayplace Lane.
16.9 In summary, the parking and refuse and recycling storage facilities for
development are acceptable and in accordance with Policies, 5.16, 5.17, 6.9,
6.10 and 6.13 of the London Plan and Policies DH1, IM4, IM(b) and IM(c) of
the Core Strategy (2014).
17.

Trees

17.1 London Plan Policy 5.10 states that development proposals should integrate
green infrastructure from the beginning of the design process to contribute to
urban greening, including the public realm.
17.2 London Plan Policy 7.21 states that existing trees of value should be retained
and any loss as the result of development should be replaced following the
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principle of ‘right place, right tree’. Wherever appropriate, the planting of
additional trees should be included in new developments, particularly largecanopied species.
17.3 Core Strategy Policy H(c) states that proposals for backland development
should not result in significant loss of wildlife habitats, particularly trees or
shrubs which would adversely affect the appearance and character of the
area.
17.4 There are two TPO trees, two mature oak trees, within the site along its
northern boundary and it should be noted that the site is surrounded by
mature trees to the rear on the un-adopted road Mayplace Lane. A large oak
tree subject to a TPO sited between the eastern boundary of the site and
Mayplace Lane (outside the development site) was recently blown down. The
strip of land between the site and Mayplace Lane is owned by the Royal
Borough of Greenwich and therefore the fallen tree belonged to the Council.
Discussions with the Council’s Tree Officer confirmed that the fallen tree will
be replaced by a replacement of similar size in due course.
17.5 The submitted Arboricultural Impact Assessment confirms that no trees
would be removed to implement the development. The two TPO oak trees
within the site are categorised within the submitted Arboricultural Impact
Assessment (AIA) as being poor quality however they are to be retained and
the AIA confirms that the foundation of the development would not harm the
surrounding trees, the nearest being the two TPO oak trees. A patio is
proposed at the rear of the dwelling which would encroach into 30% of the
root protection area (RPA) of the oak trees however harm to the tress could
be satisfactorily mitigated by implementing a ‘no-dig’ construction method
when construction the patio and this approach is recommended by the AIA.
17.6 The siting of the proposed dwelling would not prejudice the anticipated
replacement of a TPO oak tree in front of the site on Mayplace Lane which
was blown down in a storm because of the dwelling would be significantly set
back from the where this tree would be replanted.
17.7 During implementation of the development suitable measures to protect
existing trees within and surrounding the site are recommended by the AIA
and these measures have been secured by condition.
17.8 The landscape plan included within the proposal proposes new trees to be
planted along the western boundary which would contribute to urban
greening as supported by the London Plan and Core Strategy and would also
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help to further screen the development from the nearest neighbouring
properties on Eglinton Hill. Details of the specific species, size and
maintenance arrangements have been recommended as a condition.
17.9 In summary, subject to the recommended condition, the development would
have an acceptable impact on surrounding trees, in accordance with Policies
5.10 and 7.21 as well as Policies DH1 and H(c) of the Core Strategy.
18.

Sustainability

18.1 London Plan policy 5.2 requires developments to incorporate sustainable
design measures and should make the fullest contribution to minimising
carbon dioxide emissions in accordance with the following energy hierarchy:
1) Be lean: use less energy
2) Be clean: supply energy efficiently
3) Be green: use renewable energy
18.2 The dwelling would feature a green roof atop the basement element and the
ground floor roof would feature solar panels which is supported by Policy 5.2
as well as Core Strategy Policy E(f) which states that New build development
proposals should be designed to incorporate living roofs or walls.
18.3 London Plan Policy 5.15 states that developments should minimise the use of
mains water by incorporating water saving measures and equipment, and
residential development should be designed so that mains water
consumption would meet a target of 105 litres or less per head per day. A
condition to requiring the development to be designed to minimise mains
water consumption has been recommended.
18.4 In light of the above, the proposed development would comply with London
Plan Policies 5.2 and 5.15 and Policy E(f) of the Core Strategy.
19.

Ecology and Biodiversity

19.1 London Plan Policy 7.19 states that Proposals should wherever possible make
a positive contribution to the protection, enhancement, creation and
management of biodiversity.
19.2 Policy OS4 of the RBG Core Strategy states that Royal Greenwich's rich
biodiversity and geodiversity will be protected, restored and enhanced.
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19.3 The site is not subject to any ecological designations and the submitted
Preliminary Ecological Appraisal Survey confirms that in addition to a desktop
ecological study an on-site ecological survey was conducted be qualified
ecologists on 28th February 2020 and the survey concludes that the site is not
inhabited by significant wildlife species or habitat. The report does not
recommend further ecological survey and makes no recommendations which
would prevent the development as proposed from moving forwards. A
condition requiring the development to be implemented in accordance with
all recommendations of the Preliminary Ecological Appraisal Survey has been
recommended.
19.4 Subject to the recommended condition, the development would have an
acceptable impact on local wildlife and ecology, in accordance with Policy
7.10 of the London Plan and Policy OS4 of the Core Strategy.
20.

Fire Safety

20.1 Policy D12 ‘Fire safety’ of the Draft London Plan (yet to be formally adopted)
states that in the interests of fire safety and to ensure the safety of all
building users, all development proposals must achieve the highest standards
of fire safety and ensure that they identify suitably positioned unobstructed
outside space:
a) for fire appliances to be positioned on
b) appropriate for use as an evacuation assembly point
20.2 It is noted that the site is accessed via Mayplace Lane which is a narrow single
track road. The London Fire Brigade reviewed the proposal and raised no
objections in principle to the development on fire safety grounds. But
highlighted that 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.
20.3 In light of the comments from London Fire Brigade and the presence of
existing flatted development adjacent to the site at Highview which is also
accessed from Mayplace Lane, the narrowness of the access is not considered
to present an unacceptably fire safety risk and could be suitably mitigated in
line with current Building Regulations. Further assessment of development in
relation to the fire safety requirements of the Building Regulations is beyond
the scope of the planning considerations for this application and the
development is considered to be acceptable in terms of fire safety. An

ITEM NO: 5

Page 70

informative advising the applicant of the comments from London Fire Brigade
has been recommended.
21.

Community Infrastructure Levy (CIL)

21.1 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 CIL2 formally came into effect on 1st April 2019, 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 CIL will
contribute towards the funding of Crossrail. The Mayor has arranged
boroughs into three charging bands. The rate for Greenwich is £35 per square
metre.
21.2 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.
21.3 The proposed development would not be liable to the Mayor’s CIL and the
RBG Community Infrastructure Levy.
22.

Implications for Disadvantaged Groups

22.1 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:
• There are no specific implications for disadvantaged groups identified
for the application.
23.

Conclusion

23.1 The development to provide a high quality three bedroom dwellinghouse
suitable for family occupation whilst preserving the character and appearance
of the area as well as the amenity of the neighbouring occupiers.
23.2 The proposal is in accordance with the NPPF (2019) and relevant policies of
the London Plan (2016) and Royal Greenwich Core Strategy (2014), as well as
the Draft New London Plan yet to be formally adopted.
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23.3 Accordingly, it is recommended that planning permission be granted for
application reference, in line with Section 1 of this report.
Background Papers:
National Planning Policy Framework (2019)
The London Plan (2016)
Housing SPG (2016)
Nationally Described Space Standards (2015)
The Intend to Publish London Plan (2019)
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014)
Responses from consultations
Report Author:
Email.:

Joe Higgins
joe.higgins@royalgreenwich.gov.uk

Reporting to:

Victoria Geoghegan - (Assistant Director Planning &
Building Control)
Victoria.Geoghegan@royalgreenwich.gov.uk

Email:
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Appendix 1 - Drawing numbers
The following drawings and associated documentation has been submitted by the
applicant in support of application reference 20/1518/F:
030_500_N_01;
030_200_N_41;
030_200_N_01;
030_100_A_B01 rev B;
030_100_A_B02 rev A;
030_200_A_B01 rev B;
030_200_A_B41;
030_100_A_B41 rev A;
030_100_A_B42;
Arboricultural Impact Assessment ref: 200415_1.1_67EH_AIA_TCP_TPP dated
15th April 2020; Basement Impact Assessment dated May 2020; Daylight and
Sunlight Assessment (Within Development) dated 4th May 2020; Preliminary
Ecological Appraisal Survey; Appendix J: Email exchanges with RBG Waste Services
(Refuse Strategy); Title Plan; Design and Access Statement dated May 2020.
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Appendix 2 – Conditions and Informatives Application 20/1518/F
Conditions and Reasons
Condition 1
The development to which this permission relates must be begun not later than the
expiration of three (3) years beginning with the date on which the permission is
granted.
Reason: As required by Section 91 of the Town and Country Planning Act 1990.
Condition 2
The development shall be carried out strictly in accordance with the application
plans, drawings and documents hereby approved and as detailed below:
030_500_N_01; 030_200_N_41; 030_200_N_01; 030_100_A_B01 rev B;
030_100_A_B02 rev A; 030_200_A_B01 rev B; 030_200_A_B41; 030_100_A_B41
rev A; 030_100_A_B42; Arboricultural Impact Assessment ref:
200415_1.1_67EH_AIA_TCP_TPP dated 15th April 2020; Basement Impact
Assessment dated May 2020; Daylight and Sunlight Assessment (Within
Development) dated 4th May 2020; Preliminary Ecological Appraisal Survey;
Appendix J: Email exchanges with RBG Waste Services (Refuse Strategy); Title Plan;
Design and Access Statement dated May 2020.
Reason: In the interests of good planning and to ensure that the development is
carried out in accordance with the approved documents, plans and drawings
submitted with the application and is acceptable to the local planning authority.
Condition 3
Prior to the commencement of the development hereby approved, including site
clearance works, a Construction Logistics Plan (CLP) and a Construction
Management Plan (CMP) shall be submitted, to and approved in writing by, the Local
Planning Authority, in consultation with Transport for London, to minimise impacts
to the local highway network and to control noise, vibration and air pollutants
generated as a result of the construction process. These documents shall be
prepared in accordance with the London Freight Plan, 'The control of dust and
emissions from construction and demolition' Supplementary Planning Guidance, the
council's Construction Site Noise Code of Practice
(http://www.royalgreenwich.gov.uk/downloads/file/470/noise_from_major_construct
ion _sites _leaflet), BRE Pollution Control Guides 'Controlling particles and noise
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pollution from construction sites' and 'Controlling particles, vapour and noise
pollution from construction sites'. The CLP and CMP shall include details of (but
shall not be limited to):
•
•
•
•
•
•
•
•
•
•
•
•
•

•
•
•

loading and unloading of plant and materials;
storage of plant and materials;
programme of works;
measures for traffic management and encouragement of sustainable modes of
transport for workers;
details of a vehicle booking system
provision of boundary hoarding and visibility zones of construction traffic
routing;
hours of operation;
means to prevent deposition of mud on the highway;
likely noise levels to be generated from plant and construction works;
a dust risk assessment;
means to monitor and control dust, noise and vibrations;
haulage routes;
a site plan identifying location of site entrance, exit, wheel washing, hard standing
hoarding (distinguishing between solid hoarding and other barriers such as heras
and monarflex sheeting), stock piles, dust suppression, location of water supplies
and location of nearest neighbouring receptors;
bonfire policy; and
confirmation that a mobile crusher will/won't be used on site and if so, a copy of
the permit and intended dates of operation.
Confirmation that a photograph survey of the footpath and carriageway will be
undertaken before works commence on site and made available to the Council
upon request, and once works on site are complete any damage to the footpath
or carriageway will be rectified.

The development shall be constructed in accordance with the approved details.
Reason: To ensure that the proposed development does not interfere with the
free flow of traffic and conditions of safety on the public highway, and to ensure the
development process does not have a significant adverse impact on the amenities of
nearby residential properties in accordance with Policies 6.3, 6.14. 7.14 and 7.15 of
the London Plan (2016), Policies IM5 and E(a) of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies and the Greener Greenwich SPD.
Condition 5
Prior to above ground works for the development hereby approved, full physical
samples and details of all facing materials and finishes, including windows, to be used
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on the development hereby approved shall be submitted to, and approved in writing
by, the Local Planning Authority and the scheme shall thereafter be implemented in
accordance with the approved materials.
Reason: In order that the Council may be satisfied with the external appearance of
the building and ensure compliance with Policies 7.4 and 7.6 of the London Plan
(2016) and Policies DH1 and H(c) of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (adopted 30th July 2014).
Condition 6
Prior to the commencement of above ground works for the development hereby
approved, full details of the design and operation of the new vehicle entrance gates
providing access to the site via Mayplace Lane shall be submitted to and approved in
writing by the local planning authority. The development shall be fully implemented
in accordance with the approved details and shall be retained in perpetuity.
Reason: In order that the Council may be satisfied with the external appearance of
the building and to preserve highway safety, to comply with 6.10, 6.11, 7.4 and 7.6
of the London Plan (2016) and Policies IM4, IM(b), DH1 and H(c) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (adopted 30th July
2014).
Condition 7
a) Prior to the first occupation of the development hereby approved, a Landscaping
Strategy for all the hard and soft landscaping of any part of the site not occupied
by buildings shall be submitted to and approved in writing by the local planning
authority. Details shall include:
1 Permeability of all hard surfaces
2 Materials
3 Shrub and tree planting, including details of species and size
4 Screening for the private residential gardens
b) All hard landscaping works which form part of the approved scheme under part
(a) shall be completed prior to occupation of the development.
c) All planting, seeding or turfing comprised in the landscaping scheme under part
(a) shall be carried out in the first planting and seeding seasons following the
occupation of the buildings or the completion of the development. Any trees or
plants which within a period of 5 years from the completion of the development
die, are removed or become seriously damaged or diseased, shall be replaced in
the next planting season with others of similar size and species.
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Reason: In order that the local planning authority may be satisfied as to the details
of the proposal and to comply with Policies DH1 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
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Condition 8
Prior to the first occupation of the development hereby approved, a completed
Water Efficiency Calculator for New Dwellings must be submitted to the Local
Planning Authority and approved in writing to show that internal potable water
consumption for each of the dwellings will be limited to 105 litres per person per
day (l/p/d) based on the Government's national calculation method for water
efficiency for the purpose of the Building Regulations. The Water Efficiency
Calculator shall be accompanied by details of the location and type of all appliances
or fittings that use water, the capacity or flow rate of any equipment and any
rainwater or greywater collection systems incorporated as part of the development.
The approved details shall be implemented prior to the first occupation of any part
of the development hereby approved and thereafter permanently maintained as
such.
Reason: To conserve water for the future occupiers and to comply with Policies
5.1, 5.2, 5.3, 5.7 and 5.15 of the London Plan (2016).
Condition 9
Prior to the commencement of the development hereby approved detailed drawings
demonstrating that the approved dwelling shall comply with Building Regulation
requirement M4(2) ’accessible and adaptable dwellings’, shall be submitted to and
approved in writing by the local planning authority. The development shall be fully
implemented in accordance with the approved details and compliance with M4(2)
shall be maintained for the lifetime of the development.
Reason: To accord with Policy 3.8 of the London Plan (2016) as amended and
Policy H5 of the Royal Greenwich Core Strategy and Detailed Policies 2014.
Condition 10
The boilers to be used in the development hereby approved shall have dry NOx
emissions not exceeding 40 mg/kWh (0%) and shall be installed prior to the first
occupation of the development and shall be retained for the lifetime of the
development.
Reason: To comply with the London Plan’s SPG on Sustainable Design and
Construction and Policy 7.14 of the London Plan (2016) in relation to air quality.
Condition 11
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A minimum of 2 secure and dry cycle parking spaces shall be provided within the
development hereby approved as indicated on drawing Ref: 030_200_AB01 rev A.
All cycle parking spaces shall be provided and made available for use prior to
occupation of the development and maintained thereafter.
Reason: To promote sustainable travel and to ensure compliance with Policy 6.9
of the London Plan (2016) and IM4, IM(b) and IM(c) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (Adopted July 2014).
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Condition 13
All refuse and recycling facilities for the development hereby approved, as illustrated
on drawing Ref: 030_200_AB01 rev A and detailed in the approved Appendix J:
Refuse Strategy, shall be made available for use prior to the first occupation of the
development and shall be maintained for the lifetime of the development.
Reason: In order that the Council may be satisfied with the details of the proposal
and to ensure compliance with Policy 5.16 of the London Plan (2016) and Policies
H5 and DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (Adopted July 2014).
Condition 14
No enlargement or other alteration falling within Classes A, B, C, D and E of Part 1,
Schedule 2 of Town and Country Planning (General Permitted Development) Order
1995 (or any order revoking and re-enacting that order with or without
modifications) to the new dwellinghouse hereby permitted shall be carried out
without the prior written permission of the Local Planning Authority.
Reason: To prevent uncontrolled alterations and enlargements pursuant to Classes
A to E of the Town and Country Planning (General Permitted Development) Order
1995 (or any order revoking and re-enacting that order with or without
modifications) from: harming the character and appearance of the host property and
streetscene; from harming the amenities of neighbouring properties; and to ensure
compliance with Policies 3.5, 7.4, and 7.6 of The London Plan (2016) and Policies
H5, H(c) and DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (adopted 30th July 2014).
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Condition 16
During construction works of the development hereby approved the proposed tree
protection measures as set out in the approved Arboricultural Impact Assessment
ref: 200415_1.1_67EH_AIA_TCP_TPP dated 15th April 2020, shall be carried out in
accordance with British Standards 5837:2012 (Trees in relation to design,
demolition and construction – Recommendations).
Reason: To safeguard the health and safety of trees during building operations and
the visual amenities of the area generally and to comply with Policy 7.21of the
London Plan (2016) and Policy OS4 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (Adopted July 2014).
Condition 17
The basement hereby approved, shall be constructed in accordance with all of the
recommendation in the approved Basement Impact Assessment dated May 2020,
unless prior written agreement is obtained from the Local Planning Authority.
Reason: In the interests of the amenity of the neighbouring occupiers, and to
comply with Policy 7.15 of the London Plan (2016) and Policy E(a) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted July 2014) as
well as the Residential Extensions, Basements and Conversions Guidance SPD
(2018)
Condition 19
The development shall be fully implemented in accordance with the
recommendations of the approved Preliminary Ecological Appraisal Survey.
Reason: To ensure an acceptable impact on local ecology and biodiversity, and to
comply with Policy 7.10 of the London Plan (2016) and Policy OS4 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).
Condition 20
Prior to any above ground works, of the development, a surface water drainage
scheme for the site based on sustainable drainage principles shall be submitted to,
and approved by, the Local Planning Authority. The surface water drainage strategy
should seek to implement a SUDS hierarchy that achieves a greenfield runoff rate.
The development shall be carried out and retained for the lifetime of the
development in accordance the approved details.
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Reason: To prevent the increased risk of flooding, both on and off site and to
ensure compliance with Policy 5.13 of the London Plan (2016).
Condition 22
Prior to the first occupation of the development hereby approved, a vehicular
crossover providing access to the parking spaces in front of the approved dwelling
from Mayplace Lane shall be fully constructed in consultation and cooperation with
the Royal Borough of Greenwich Highways Department at the applicant’s expense.
The approved vehicle access gates shall not open outwards over the highway.
Reason: To ensure that safe and secure off-street parking and traffic movement can
be provided and ensure compliance with Policy 6.13 of the London Plan (2016) and
Policy IM(c) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014).
Informative 1
Positive and Proactive Statement: The Council engages with all applicants in a
positive and proactive way through specific pre-application enquiries and the
detailed advice available on the Council’s website. On this particular application,
positive and proactive discussions took place with the applicant prior to the
application being submitted through a pre-application discussion. As the proposal
was in accordance with these discussions and was in accordance with the
Development Plan, no contact was made with the applicant prior to determination.
Informative 2
The applicant be advised that the implementation of the proposal will require
approval by the Council of a Street naming & Numbering application. Details of how
to do this and application forms are available on the Council's website.
Informative 3
The applicant is advised that the application granted may be subject to the
Community Infrastructure Levy (‘the CIL’). There are two CIL charges in Royal
Greenwich - the Mayoral CIL, which was introduced 1 April 2012; and the local CIL,
introduced 6 April 2015. The Council’s Planning Obligations Team will review your
permission and will confirm if a CIL liability arises. If liable, you will receive a CIL
Liability notice that details the amount that will be due on the commencement of
development. Prior to starting on site you must submit an Assumption of Liability
form and Commencement Notice to the Council. More information on CIL and
the necessary forms are available at:
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http://www.royalgreenwich.gov.uk/info/1004/planning_policy/1182/community_infras
tructure_levy_cil
Informative 4
Works of demolition and construction shall be carried out during normal working
hours, i.e. 08:00 to 18:00 hours Monday to Friday, and 08:00 to 13:00 hours on
Saturdays, with no noisy working audible at the site boundary being permitted on
Sundays or Bank Holidays. Reference shall be made to: The Councils’ Construction
Site Noise Code of Practice
http://www.royalgreenwich.gov.uk/downloads/file/469/noise_from_smallscale_buildin
g_works_leaflet
Informative 5
The applicant is advised that the London Fire Brigade commented that 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.
Informative 6
The applicant is advised that the oak tree which was the subject of a Tree
Preservation Order located on the Council owned land between the application site
and Mayplace Lane is anticipated to be replaced. The implementation of this
permission must be carried out with this in mind and must not hinder works to
replace this tree.

Appendix 3 – National, regional and local planning policies and
Supplementary Planning Guidance / Documents.
National Planning Policy Framework (2019)
Chapter 9
Promoting sustainable transport
Chapter 11 Making effective use of land
Chapter 12 Achieving well designed spaces
Chapter 16 Conserving and enhancing the natural environment
The London Plan (2016):
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Policy 3.3
Policy 3.4
Policy 3.5
Policy 3.8
Policy 5.10
Policy 6.3
Policy 6.9
Policy 6.10
Policy 6.11
Policy 6.13
Policy 7.2
Policy 7.4
Policy 7.6
Policy 7.14
Policy 7.15
Policy 7.19
Policy 7.21
Policy 8.3

Increasing Housing Supply
Optimising housing potential
Quality and Design of Housing Developments
Housing Choice
Urban Greening
Assessing effects of development on transport capacity
Cycling
Walking
Smoothing traffic flow and tackling congestion
Parking
An inclusive environment
Local Character
Architecture
Improving air quality
Reducing and managing noise
Biodiversity and access to nature
Trees and Woodland
Community Infrastructure Levy

The Royal Borough of Greenwich Adopted Core Strategy (with Detailed Policies)
July 2014:
Policy H1 New Housing
Policy H2 Housing Mix
Policy H5 Housing Design
Policy H(c)
Backland and Infill Development
Policy DH1 Design
Policy DH(b)
Protection of Amenity of Adjacent Occupiers
Policy E1 Carbon Emissions
Policy E(a)
Pollution
Policy E(c)
Air Pollution
Policy E(f)
Living Roofs and Walls
Policy IM1
Infrastructure
Policy IM(b) Walking and Cycling
Policy IM(c) Parking Standards
Policy OS4
Biodiversity
Supplementary Planning Guidance/Documents:
London Sustainable Design and Construction SPG
RBG CIL Charging Schedule (2015)
New Developments Guidance Notes for the storage and collection of waste and
recycling materials for the Royal Borough of Greenwich (2018)
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The Draft London Plan (emerging plan not adopted):
Policy GG4
Policy D1
Policy D3
Policy D4
Policy D5
Policy D6
Policy D7
Policy D10
Policy D12
Policy D14
Policy H1
Policy H2
Policy H10
Policy G5
Policy G7
Policy SI 1
Policy SI 5
Policy SI 7
Policy SI 8
Policy T4
Policy T5
Policy T6
Policy T6.1

Delivering the homes Londoners need
London’s form, character and capacity for growth
Optimising site capacity through the design-led Approach
Delivering good design
Inclusive design
Housing quality and standards
Accessible housing
Basement development
Fire safety
Noise
Increasing housing supply
Small sites
Housing size mix
Urban greening
Trees and woodlands
Improving air quality
Water infrastructure
Reducing waste and supporting the circular economy
Waste capacity and net waste self-sufficiency
Assessing and mitigating transport impacts
Cycling
Car parking
Residential parking
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Eltham & Kidbrooke Area Planning Committee Agenda Item: 6
3 December 2020
Applicant:
Agent:

Reference No.: 20/1436/F

Common Rioters
bmd Architects LLP

Site Address:
366 Rochester Way, Eltham, SE9 6LH

Ward:
Eltham
Application Type:
Full Planning

1.0

Recommendation

1.1

The Committee is requested to grant Planning Permission (Ref: 20/1436/F), as
outlined below:
‘Change of use of Unit 3 from Class D1 to Class Sui Generis to allow for
community events or when in not in use as overflow seating for the public
house (Class A4) at Unit 1. Inclusion of a brewery [Class B2] within Unit 2
which is ancillary to the existing A4 use within Unit 1.’
Recommendation:
i.

To resolve to grant conditional planning permission according to the
conditions in appendix 2, to be detailed in the notice of determination;
and

ii.

To Authorise the Assistant Director of Planning & Building Control to:
make any minor changes to the detailed wording of the recommended
conditions as set out in this report and its addendums, where the
Assistant Director of Planning & Building Control considers it
appropriate, before issuing the decision notice.
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2.0

Summary
Background

2.1

An application submitted by Royal Borough of Greenwich under Ref:
16/1579/F was granted planning permission on 20 October 2016. The
development was for the following:
‘Demolition of the existing buildings and redevelopment of the site to provide
29 new dwellings (23 houses, 3 maisonettes and 3 flats) and a community use
building.’

2.2

A further minor amendment s73 planning application Ref: 17/3163/F was
granted planning permission on 8 June 2018. This application sought the
following:
‘Removal of condition 10 (BREEAM) and condition 26 (Accessible and
Adaptable Dwellings) of planning permission dated 20/10/2016 (Reference:
16/1579/F).’

2.3

No conditions were attached to the above permissions restricting the hours
of operation or use.
Scope of current application

2.4

The site, the subject of the current planning application, comprises an
existing two-storey mixed-use building which has been recently completed as
part of the larger consented development. By way of a comparison the
existing and proposed uses for this application are set out in the below table:
Unit
Unit 1

Existing Use
A4 [public house]

Proposed Use
Retained

Unit 2

Location
Lower Ground
Floor
Ground Floor

Ancillary to A4 use

Unit 3

First Floor

D1

Mezzanine Floor

Ancillary Office

Addition of B2 ancillary
brewery to A4 use
Sui generis to allow for
community events or
ancillary A4 seating to
public house
Retained
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2.5

Detailed below is a summary of the application:
The Site Site Area (m²)
Heritage Assets
Tree Preservation Order
Flood Risk Zone
Non-Residential Uses
Existing Use(s)

195m²
N/A
N/A
Flood Zone 1

Existing use (Classes) /
Operator
m²

Proposed Use(s)

Proposed use(s)
(Classes) / Operator
m²

Employment

Existing Number of
Jobs
Proposed number of
jobs

Public Consultation
Number in Support
Number of Objections
Main issues raised

A4
D1
A4 – 165sqm
D1 – 102sqm
B2
Sui Generis
B2 - 37sqm [of the A4
use]
Sui Generis –102qm
0 [vacant]
4.5 full-time equivalent
[Unit 1 - Pub - 1 full
time manager; 3 part
time beer guides
Unit 2 - Brewery - 1 full
time lead brewer; 1
part time brewer, 1
brewery apprentice
Unit 3 - Casual staff as
required for events.]

5
19
Disturbance to existing residents – this
is discussed in more detail under Para.
6.4 of this report
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2.6

The application is being reported to the Eltham and Kidbrooke Area Planning
Committee due to significant local interest in accordance with the Council’s
Statement of Community Involvement.

2.7

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

2.8

The application is considered acceptable and is recommended for approval,
subject to the conditions listed in Appendix 2.

3.0

Site and surroundings (in detail)

3.1

The application site relates to a two-storey mixed-use building including a
mezzanine with a flexible commercial and community use of Class A1, A4 and
D1, which was granted under planning permission 16/1579/F.

3.2

The area is predominantly residential in character with 29 residential units
located to the south and west of the application site which are of similar bulk
and scale to the application site. An area of open space is located to the north
of the site. The site is bounded by Rochester Way to the east.

3.3

There are no trees on-site protected under a tree preservation order.

3.4

The building is not located in a conservation area and there are no statutory
or locally listed buildings in the vicinity.

3.5

The public transport accessibility of the site is rated at 1b on a scale between
1a and 6b where 1a is poor and 6b is excellent/best. The site is located
adjacent to a bus stop which serves No.132 and No. 286 which connects to
Eltham and Kidbrooke Train Stations.
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Figure 1: Site Plan
4.0

Relevant Planning History

4.1

17/3163/F – Removal of condition 10 (BREEAM) and condition 26 (Accessible
and Adaptable Dwellings) of planning permission dated 20/10/2016
(Reference: 16/1579/F). Granted 08/06/2018

4.2

16/1579/F – Demolition of the existing buildings and redevelopment of the
site to provide 29 new dwellings (23 houses, 3 maisonettes and 3 flats) and a
community use building at Land at junction of Briset Road/Rochester Way,
Eltham SE9 Granted 20/10/2016

5.0

Proposals (in detail)

5.1

The application relates to a mixed-use, vacant building with a flexible
commercial and community use of Class A1, A4 and D1, which was granted
under 16/1579/F which also included the wider development of 29
residential units. The site previously contained a social club and the
redevelopment of the site was considered acceptable as the social club use
could be relocated within the site.
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5.2

The application proposes to retain the uses associated with the consented
development at No.366 Rochester Way and add a Brewery Use [Class B2] in
Unit 2 which would be ancillary to the authorised A4 use in Unit 1 by virtue of
its limited size, function and opening hours. Some deliveries and distribution
would take place, but this would be ancillary to the B2 use.

5.3

It is the intent of the applicants to have the building for a great community
focus and aims to be a socially responsible, community-based business. The
applicants would brew the beer on-site for the Green Goddess Pub, using a
new 400L brew house. The public house would become a focal point for the
community; as a place to meet, to share experience, and a place to learn.

5.4

In addition to the main ground floor pub and small brewery, it is proposed to
allow for community events at first floor level in Unit 3 or use this as an
overflow seating area, for families, for the ground floor public house, when
not in use for events, (Sui Generis use). This community space (the hall)
available upstairs would offer the applicant the chance to engage with a
wider selection of people and become a focal point for community related
activities. The applicants are working with local groups such as GCDA
(Greenwich Community Development Agency) to develop ideas and potential
programme of activities to promote local independent caterers and other
small businesses. The versatility of the hall allows them to offer different
activities during evenings and weekends; celebratory parties; small wedding
receptions, wedding services (subject to separate license), birthdays and
other family events. The hall could be used for community meetings, local
group sessions, maker markets / wasteless markets and similar. They intend
to work with local artistic groups to use the space as an occasional art gallery
where this fits in with their other priorities.

5.5

There are no proposed changes to the external facades of the building, whilst
there will be minimal changes to the internal layout. Any new signage
requirements would be subject to separate advertisement consent.

5.6

The existing use of the lower ground floor and ground floor level is Use Class
A4 [public house] and it is proposed to retain this use with the addition of
Use Class B2 Brewery on the ground floor.
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Unit
Unit 1

5.7

Existing Use
A4 [public house]

Proposed Use
Retained

Unit 2

Location
Lower Ground
Floor
Ground Floor

Ancillary to A4 use

Unit 3

First Floor

D1

Mezzanine Floor

Ancillary Office

Addition of B2 brewery
ancillary to A4 use
Sui generis to allow for
community events or
ancillary A4 seating to
public house
Retained

The A4 public house would have opening hours as follows [with last order 30
minutes before closing], it is noted that there were no opening hours
condition attached to the original permission 16/1579/F and minor
amendment s73 permission 17/3163/F for the community use building:
• Monday – closed
• Tuesday and Wednesday – 16:00 – 22:30
• Thursday – 11:00 – 22:30
• Friday and Saturday 11:00 – 23:30
• Sunday – 13:00 – 20:30
The ancillary B2 brewery would have the following operational hours:
• Monday – closed
• Tuesday and Wednesday – 08:00 – 17:00

5.8

The function room at first floor level would be available for local community
groups, meetings, events, shared space, wedding / receptions, parties,
celebrations from 09:00 to 22:00 on Monday to Friday and 10:00 to 18:00 on
Saturday, Sunday and Bank Holidays. When the first-floor level is not in use
for local community events it would be used as ancillary seating for the A4
public house within the above hours.

5.9

The applicant has stated that deliveries from the site would be carried out
using a small van and the amount would vary week to week. A delivery would
be approximately 4/5 casks and 4/5 kegs on average. However, most beer
produced would be sold onsite through the Green Goddess pub. The
applicant has stated that lorry deliveries are expected to occur approximately
once a month with 1-2 pallets of empty kegs and 1 pallet of malts and
depending on operational requirements this may increase or decrease in
occurrences.
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5.10 The applicant has provided the following details in relation to the expected
employment levels associated with the site, which amounts to 4.5 full time
staff:
• Unit 1 - Pub - 1 full time manager; 3 part time beer guides
• Unit 2 - Brewery - 1 full time lead brewer; 1 part time brewer, 1
brewery apprentice
• Unit 3 - Casual staff as required for events.
6.0

Consultation

6.1

The application since being submitted in June 2020 has been subject of public
consultation, comprising a site notice erected on the 22/07/2020, together
with 19 consultation letters to neighbouring properties issued on the
04/06/2020 as well as statutory consultees.

6.2

Statutory Consultees

6.2.1. A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Representation
Local Ward
Councillors

Summary of Comments

No comments received

Officer’s
comments
N/A

6.3

Local Residents

6.4

A summary of the consultation responses [Nineteen (19) No. objections and
five (5) No. support letters] received from residents, along with the officer
comments are set out in table overleaf:
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Summary of Comments
Noise disturbance

Officer’s comments
Noted and discussed in
neighbouring amenity section of this
report.

Parking issues / congestion / no
parking for residents

Noted and discussed in traffic and
transport section of this report.

Not appropriate within a
residential area, bedrooms located
on ground floor facing the street

Noted and discussed in
neighbouring amenity section of this
report.

Excess footfall

Noted and discussed in
neighbouring amenity section of this
report.

Issues with litter and vandalism

Noted and discussed in
neighbouring amenity section of this
report.

Loud music

Noted and discussed in
neighbouring amenity section of this
report.

Late opening hours associated with Noted and discussed in
events
neighbouring amenity section of this
report.
Queries location of smoking area

Fob access gate should be put in
place on Forster road and Jack
Ackers if this is to be granted
Increased pressure on car parking

This would be set out in an
operational management plan by
the applicant
does not form part of the proposed
development
Noted and discussed in the
Transport & Highways section of the
report.
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6.5 Internal Consultees
6.6 A summary of the consultation responses received from local residents, along
with the Officer comments are set out in table below:
Details of
Representation
Transport &
Highways
Environmental
Health Pollution
Team

Summary of Comments
No objection raised.

Officer’s
Comments
Noted

No comments to date.

7.0

Planning Context

7.1

This application needs to be considered in the context of a range of national,
regional and local planning policies and Supplementary Planning Guidance /
Documents.
• National Planning Policy Framework (NPPF – 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.

7.2

For full details of relevant SPD / Documents refer to Appendix 3.

8.0

Planning Considerations

8.1

The planning considerations relevant to this application are as follows:
−
−
−
−
−
−

Principle of development
Neighbouring amenity
Accessibility
Highways
Refuse and Waste Disposal
CIL
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Principle of Development
Amendments to the Use Class Order 1987 (as amended)
8.2

It should be noted that changes to the Use Classes Order within the Town and
Country Planning (Use Classes) (Amendment) (England) Regulations 2020
came into effect on 1st September 2020 which sets out that the current A4
public house use and A1 and D1 uses would now fall under the new Use Class
Sui Generis and Use Class E respectively. However, this application was
submitted prior to this date and therefore the application is to be determined
under the previous Use Class Order.
Proposed uses and community facility

8.3

The Royal Borough of Greenwich sets out policies in relation to proposed
changes of use, and once the development adheres to the requirements of
these policies the principle of development is deemed to be acceptable.

8.4

As previously stated the applicant proposes to retain the public house and
community uses associated with 366 Rochester Way and to add a brewery
(Class B2) to the authorised public house use (Class A4). It is also proposed to
allow for community events at first floor level or use this as an overflow
seating for the public house, when not in use for community events.

8.5

Policy CH(a) outlines that the Royal Borough will protect existing social and
community facilities. Planning permission that would result in the loss of
community facilities through change of use or redevelopment will only be
granted where it adheres to certain criteria. However, in this instance the
applicant is enhancing the community facilities offering within the
development. This is supported by London Plan Policy 3.16 which promotes
the enhancement of social infrastructures. As such, the development
proposals would align with the above policy aspirations in bringing a vacant
premises back into gainful use for the local community.
Employment

8.6

In terms of employment the existing and lawful land use on the site is Class
A4, Class A1 and Class D1 and the applicant proposes to introduce an
additional use of B2 which would be ancillary to the A4 use. There will be no
increase in floor area. The additional use would provide additional
employment and a total of 4.5 full-time members of staff which is in line with
Policies E(c) and IM4 of the Royal Borough of Greenwich Core Strategy 2014.
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Neighbouring amenity
8.7

Royal Greenwich Local Plan; Core Strategy with Detailed Policy (2014) Policy
DH(b) states that developments will only be permitted where it can be
demonstrated that the proposal does not cause an unacceptable loss of
amenity to adjacent occupiers by reducing the amount of daylight, sunlight or
privacy they enjoy or result in an un-neighbourly sense of enclosure. This is
supported by London Plan Policy 7.6. Core Strategy Policy E(a) seek to protect
the amenity of adjacent occupiers in terms of noise and disturbance.

8.8

Policy 7.15 of the London Plan (March 2016) states that developments should
avoid significant adverse noise impacts on health and quality of life.

8.9

Policy E(a) of the Royal Borough of Greenwich Core Strategy 2014 states that
planning permission will not normally be granted where a proposed
development or change of use would generally have a significant adverse
effect on the amenities of adjacent occupiers or uses, and especially where
proposals would be likely to result in the unacceptable emission of noise,
light, vibrations, odours, fumes, dust, water and soil pollutants or grit.

8.10 The majority of objections received raised issues in relation to the impact on
existing residents relating to noise, vandalism and disturbance however given
that a social club previously existed on the site and it was included in the
previously granted planning permission no assessment can be made of the
previously approved uses [Class A4 & Class D1] as they have already been
established and the current development proposals do not seek to intensify
the consented uses.
8.11 The main impacts of the proposed development would be felt by the existing
residential development to the south and west of the site, mainly Jacks Acre
Lane and Forster Road. The nearest residential unit is located directly
adjacent to the building, approximately 2m, and those properties to the site
located approximately 10m from the building. All other neighbouring
properties would be a sufficient distance away from the development to
ensure it would have no significant impact.
8.12 Given that the building currently exists on site and there are no external
changes proposed there would be no negative impact on the residents in
terms of loss of privacy due to overlooking, sense of enclosure or loss of
daylight/sunlight. In terms of the proposed uses, it is noted that the building
already benefits from an authorised use of A4 and D1 and therefore the
proposed uses of B2 and Sui Generis are assessed in terms of their potential
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impact on neighbouring amenity. There is no increase in floor space as part of
the proposed development and therefore the activity and comings and goings
associated with the site would be as per the previously authorised uses. The
imposition of conditions to restrict the hours of opening would ensure the
amenity of local residents would not be unduly impacted.
8.13 It is noted that ventilation and extraction equipment would be required in
order to ensure that there are no odours from the brewing processes. Further
clarification was sought with the agent in relation to the potential odour
discharge for the proposed brewery. The applicant has stated that “The
ventilation/ extract for the brewery will be part of the specialist design by the
equipment manufacturer.” Therefore, a condition is recommended on any
grant of planning permission to ensure that the extraction/ventilation
proposals are appropriate and would not cause any transmission of
malodorous odours to existing residents living near the site.
8.14 In any grant of planning permission, further conditions are recommended in
relation to an Operations Management Plan and Opening Hours [for the first
floor level] in order to protect residential amenity of existing residents in the
area. The Operations Management Plan would also provide further details of
delivery times as part of the proposal is to distribute some of the product
brewed on the premises off site. These are set out in the Appendix 2 of this
report. Overall the development is considered to have an acceptable impact
on neighbouring amenity and therefore complies with Policies 7.6 and 7.15 of
the London Plan and Policies DH(b) and E(a) of the Core Strategy.
Accessibility
8.15 London Plan Policy 7.2 and Policies DHI and CH1 of the Core Strategy seek to
secure developments that contribute to a safe environment to users and the
public. Lifetime neighbourhoods are designed to be welcoming, accessible
and inviting for everyone regardless of age, health and disability. Given that
the building has already been constructed and proposal relates to additional
uses with no external changes, officers consider the development in this
instance is acceptable. Furthermore, there is no increase in floorspace
associated with the proposal nor changes to the entrances/exit points.
8.16 Internally it is noted that there is provision for a disabled WC internally and
this is welcomed, but it is uncertain as to how users with mobility issues
would access the first floor community space as there is no lift provision.
Despite the shortfall it is acceptable under these circumstances as the
application relates to a building which has already been constructed and
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given that the D1 use was approved previously with no lift access.
Furthermore, the access details submitted under discharge of planning
condition Ref: 17/3719/SD which sought to discharge Condition 28 (access
arrangements) was considered acceptable approved by the local planning
authority on 19 September 2018. On balance, the development proposals are
deemed to be acceptable in this instance.
Highways
8.17 London Plan Policy 6.13 sets out parking requirements for development and
to ensure that an appropriate balance is struck between promoting new
development and preventing excessive parking provision that can undermine
cycling, walking and public transport uses.
8.18 Policy IM(c) of the Royal Greenwich Local Plan states that developments must
provide the minimum level of car and cycle parking provision in accordance
with the requirements of the London Plan. Policy IM(c) further states that
developments in areas of high Public Transport Accessibility Levels (PTALs)
and within controlled parking zones (CPZs) should be car free.
8.19 The site benefits from a PTAL rating of 1a (poor), on a scale from 0-6b with 6b
being the most accessible. However, it is noted that there is a bus stop
adjacent to the site and it is also in close proximity and walking distance to
Eltham Train Station.
8.20 The wider scheme was previously granted under 16/1579/F and subsequent
minor amendment s73 application 17/3163/F which provided for a disabled
parking space to serve the community space/ facility, no other car parking is
allocated to the building. As the current application only relates to the
proposed B2 and Sui Generis uses transport implications can only be assessed
on the proposed uses and not the existing flexible commercial and
community mixed use (Class A1, A4 and D1).
8.21 The applicant has outlined that there would be an increase in employees [4.5
full time staff] using the site due to both the proposed B2 and the Sui Generis
uses. However, it is not considered that additional car parking would be
required as the uses would not be intensified over and above what is
currently authorised, and this aspect of the development is therefore
considered acceptable.
8.22 The applicant has stated that there would be some deliveries required for the
operation of the brewery and also some distribution of the finished product.
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This is considered to be ancillary to the B2 brewery use, which in itself is
ancillary to the A4 public house use. As no details have been provided a
condition is recommended for an Operations Management Plan [including
delivery details] to be submitted to the Local Authority prior to the
commencement of development.
8.23 Policy IM(b) of the Royal Greenwich Local Plan requires new development to
integrate with existing footpaths and cycle paths, to promote walking and
cycling safety, and to have regard to the Royal Borough’s Cycling Strategy.
Furthermore Policy 6.9 of the London Plan requires the following levels of
cycle parking:
Use Type

Short Stay

Long Stay

D2 Use

1 space per 500 sqm

1 space per 1000 sqm

Sui Generis

1 space per 8 staff

1 space per 30 seats

8.24 The proposed development by virtue of its size is below the requirement for
additional cycle parking for most of the proposal based on the above Table
but there is a requirement for additional cycle parking for long stay for the Sui
Generis use for 1 space based on 39 seats at first floor level. The applicant has
not set out any additional cycle parking and therefore a condition is
recommended for further details to be submitted to the Council to be agreed
prior to commencement of development. It is noted that there is one long
term cycle space set out at ground floor level and capacity to add an
additional space in accordance with the London Plan cycle parking standards.
Refuse and Waste Disposal
8.25 Policy DH1 of the Royal Greenwich Local Plan clearly states that any new
development should have a high-quality design which clearly demonstrates
on site waste management including evidence of waste reduction, use of
recycled materials and dedicated recyclable waste storage space. This is
supported by Policy H5.
8.26 Developments should always seek to propose efficient, safe, waste collection
models. The applicant has outlined that “trade effluent will need to be
disposed of into the normal mains wastewater system. Wastewater and
brewery by-products (hop pellet and yeast slurry) plus enzyme-based cleaning
products will need to be flushed away. The amount will vary week by week but
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could be circa 150L. Spent malts will be transferred to Woodlands Farm for
cattle feed. Hop slurry will be transferred to Woodlands Farm as nitrogen rich
plant food”. As no waste details have been provided a condition is
recommended for the applicant to set out the level of effluent associated
with the site.
CIL
8.27 The development would not be CIL liable under the Royal Borough of
Greenwich and Mayoral CIL.

9.0

Conclusion

9.1

The proposed development is considered acceptable with regard to the
additional uses which would bring an empty unit back into gainful use for the
local community. The development is also considered to have an acceptable
impact on neighbouring amenity and the local highway system.

9.2

Based on the above, it is therefore recommended that permission be granted
for application reference 20/1436/F, subject to the conditions outlined in
Appendix 2.

Background Papers:

Report Author:
Tel No.:
Email:
Reporting to:
Tel No.:
Email:

National Planning Policy Framework (2018)
The London Plan (2016)
Royal Greenwich Local Plan; Core Strategy with Detailed
Policies (2014)
Roisin Butler
0208 921 4302
Roisin.Butler@royalgreenwich.gov.uk
Victoria Geoghegan - Assistant Director Planning &
Building Control
0208 921 4296
Victoria.Geoghegan@royalgreenwich.gov.uk
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Appendix 1 - Drawing numbers
The following drawings and associated documentation has been submitted by the
applicant in support of application reference 20/1436/F:
19-2307/P/01, 19-2307/P/02, 19-2307/P/03A, 19-2307/P/04, 19-2307/P/05, 192307/P/06 and Design & Access Statement.
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Appendix 2 – Conditions and Informative(s)
Condition 1
The development to which this permission relates must be begun not later than the
expiration of three (3) years beginning with the date on which the permission is
granted.
Reason: As required by Section 91 of the Town and Country Planning Act 1990.
Condition 2
The development shall be carried out strictly in accordance with the application
plans, drawings and documents hereby approved and as detailed below:
19-2307/P/01, 19-2307/P/02, 19-2307/P/03A, 19-2307/P/04, 19-2307/P/05, 192307/P/06 and Design & Access Statement.
Reason: In the interests of good planning and to ensure that the development is
carried out in accordance with the approved documents, plans and drawings
submitted with the application and is acceptable to the local planning authority.
Condition 3
a) The development hereby approved shall not be occupied until full details of the
distillery tanks, storage facility and associated effluent has been submitted to and
approved in writing by the Local Planning Authority.
b) The distillery tanks, storage facility and associated effluent shall be implemented
in accordance with the approved details and retained for the lifetime of the
development.
Reason: In order to protect the amenity of adjoining occupiers and ensure
compliance with Policies E(a) and E(c) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies, 2014.
Condition 4
a) The development hereby approved shall not be occupied until full details of the
ventilation/extraction equipment for the brewing processes has been submitted
to and approved in writing by the Local Planning Authority.
b) The equipment shall be implemented in accordance with the approved details
and retained for the lifetime of the development.
Reason: In order to protect the amenity of adjoining occupiers and ensure
compliance with Policy 7.15 of the London Plan (2016) and Policies DH1 E(a) and E(c)
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies, 2014.
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Condition 5
a) The development hereby approved shall not be occupied until an Operations
Management Plan is submitted to and approved in writing by the Local Planning
Authority. Details shall include a Delivery and Servicing Plan to demonstrate the
expected number and time of delivery and servicing trips to the site, with the
aim of reducing the impact of servicing activity.
b) The approved Operations Management Plan shall be implemented in full
accordance with the approved details from the first occupation of the
development and shall be adhered to for the lifetime of the development.
Reason: In order to safeguard residential amenity and pedestrian and traffic safety
and ensure compliance with Policy 6.3 of the London Plan (2016) and Policies E(c)
and IM4 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014)
Condition 7
The public house [Class A4] shall only be open for customer business between the
hours of
• Monday – closed
• Tuesday and Wednesday – 16:00 – 22:30
• Thursday – 11:00 – 22:30
• Friday and Saturday 11:00 – 23:30
• Sunday and Bank Holidays – 13:00 – 20:30
Reason: In order to safeguard the amenities of adjoining occupants at unsociable
periods and to comply with Policies 6.3 and 7.15 of the London Plan (2016) and
Policies E(c) and IM4 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (Adopted July 2014).
Condition 8
The community facility and overflow seating (during public house opening hours)
[Class Sui Generis] at first floor level shall only be open between the hours of 09:00
to 22:00 on Monday to Friday and 10:00 to 18:00 on Saturday, Sunday and Bank
Holidays
Reason: In order to safeguard the amenities of adjoining occupants at unsociable
periods and to comply with Policy 6.3 and 7.15 of the London Plan (2016) and
Policies E(c) and IM4 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (Adopted July 2014).
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Condition 9
No music, amplified sound system or other form of loud noise (such as singing or
chanting) shall be used or generated which is audible outside the premises or within
adjoining buildings
Reason: In order to safeguard the amenities of adjoining occupants at unsociable
periods and to comply with Policies 6.3 and 7.15 of the London Plan (2016) and
Policies E(c) and IM4 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (Adopted July 2014).
Condition 10
a) Prior to the first occupation of the development hereby approved, full details of
the refuse storage and recycling facilities, including bin stores shall be submitted
to, and approved in writing by the Local Planning Authority.
b) The storage and recycling facilities shall in all respects be constructed and
implemented in accordance with the approved details, before the relevant part
of the development is first occupied and maintained for the lifetime of the
development.
Reason: In order that the Council may be satisfied with the details of the proposal
and to ensure compliance with Policy 5.16 of the London Plan (2016) and Policies
H5 and DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (Adopted July 2014).
Condition 11
a) Prior to the first occupation of the development hereby approved full details of
the cycle parking facilities shall be submitted to and approved in writing by the
local planning authority. A minimum of 1 secure and dry cycle parking space
shall be provided within the development as indicated on the plans hereby
approved. A minimum aisle width of 2.5m between the end of the cycle stand
and the wall is required.
b) All cycle parking spaces shall be provided and made available for use prior to
occupation of the development and maintained thereafter.
Reason: To promote sustainable travel and to ensure compliance with Policy 6.9 of
the London Plan (2016) and IM4, IM(b) and IM(c) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (Adopted July 2014).

Page 108

ITEM NO: 6 (Appendices)

Informative(s)
1.

2.

The Council engages with all applicants in a positive and proactive way
through specific pre-application enquiries and the detailed advice available on
the Council’s website. On this particular application, no pre-application advice
was sought. However, as the proposal was clearly in accordance with the
Development Plan, permission could be granted without any further
discussion.
You are advised that this permission relates only to the proposed change of
use and that any alterations to, or new advertisements relating to the
proposed use, would require separate planning permission and/or
advertisement consent.
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Appendix 3 - National, regional and local planning policies and
Supplementary Planning Guidance / Documents
The NPPF (2018)
The National Planning Policy Framework (NPPF) confirms that applications for
planning permission must be determined in accordance with the development plan,
unless material considerations indicate otherwise. Of relevance in this instance is:
Chapter 2
Chapter 6
Chapter 9
Chapter 12
Chapter 15

Achieving sustainable development
Building a strong, competitive economy
Promoting sustainable transport
Achieving well-designed places
Conserving and enhancing the natural environment

The London Plan (2016)
In March 2016 the London Plan (March 2015) was updated with minor amendments.
The policies relevant to this application are:
Policy 5.1
Policy 5.2
Policy 6.3
Policy 6.9
Policy 6.12
Policy 6.13
Policy 7.4
Policy 7.15
Policy 8.3

Climate change mitigation
Minimising Carbon Dioxide Emissions
Assessing effects of development on transport capacity
Cycling
Road network capacity
Parking
Local character
Reducing and managing noise
Community infrastructure levy

The Royal Borough of Greenwich Adopted Core Strategy (July 2014)
The Royal Greenwich Local Plan: Core Strategy with Detailed Policies was adopted
by the Council on 30th July 2014. The Core Strategy and the London Plan are the
borough's statutory development plans. The following lists the relevant strategic
objectives, spatial policies and cross cutting policies from the Core Strategy as they
relate to this application:
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Policy DH1
Policy DH(b)
Policy E1
Policy IM1
Policy IM(a)
Policy IM(b)
Policy IM(c)
Policy IM4

Design
Protection of Amenity for Adjacent Occupiers
Carbon Emissions
Infrastructure
Impact on the Road Network
Walking and cycling
Parking standard
Sustainable Travel

Page 111

ITEM NO: 6 (Appendices)

Page 112

Eltham and Kidbrooke Area Planning Committee

Agenda Item: 7

3 December 2020

Reference No.: 20/2034/HD

Applicant: Mr and Mrs Craggs
Site Address:
43 Foxes Dale, Blackheath, London, SE3 9BH

Ward:
Middle Park
and Sutcliffe
Application Type:
Householder Planning

1.0

Recommendation

1.1

The Committee is requested to grant Planning Permission, as outlined below:
Construction of a part-one part-two storey rear extension, replacement of
existing windows and doors, the installation of roof lights in north and east
elevations, replacement of the existing tiled roof, removal of some windows
and relocation of the door in the southern elevation, widening of vehicle
entrance through removal of existing hedge, removal of chimney and removal
of existing palm trees.
subject to:

(i) Conditions set out in Appendix 2 of this report.
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2.0

Summary

2.1

Detailed below is a summary of the application:
The Site Heritage Assets

within the Blackheath Park
Conservation Area
Zone 1 (Least Probability of Flooding)

Flood Risk Zone
Public Consultation
Number in support
Number of
objections
Number of
comments
Main issues raised
by objectors

0
9
1
− Impact on Blackheath Park Conservation
Area
− Rear extension is overbearing and
incongruous
− Amenity impacts (loss of light and privacy
and potential overlooking)
− Loss of trees
− Impact on front landscaping

2.2

The application is considered acceptable and is recommended for approval,
subject to the conditions listed in Appendix 2.

3.0

Site and surroundings (in detail)

3.1

The application site comprises a two-storey detached, single-family dwelling,
located on the eastern side of Foxes Dale.

3.2

Foxes Dale is predominantly comprised of detached properties of a similar
size and design to the application property. The street contains examples of
traditional properties, as well as properties of a more contemporary design.
The site is located within the Blackheath Cator Estate and the Blackheath Park
Conservation Area.

3.3

Figure 1 (below) shows the location of the site (outlined in red) in the context
of the surrounding area.
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Figure 1: Site Location Plan
4.0

Relevant Planning History

4.1

The tables below set out the planning history for the application site, as well
as other relevant applications within Foxes Dale.
Application Site:
Advice
Issued

App
Number:

19/3938/DP

Address:

43 Foxes Dale, Blackheath, London, SE3 9BH

Decision:

Decision
Date:

23/12/2019

Proposed alterations and extension to the rear of the property at
Description: ground and first floor to provide additional living accommodation.
Adaption of existing. loft conversion and internal alterations.
App
Number:

15/0808/F

Address:

33 Foxes Dale, Blackheath, London, SE3 9BH

Decision:

Approved

Decision
Date:

29/05/2015

Construction of a part 1/part 2-storey rear extension, single storey
Description: side extension and loft conversion comprising rear dormer window
and rooflights.
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App
Number:

14/2203/F

Address:

26 Foxes Dale, Blackheath, London, SE3 9BHQ

Decision:

Approved

Decision
Date:

01/10/2014

Construction of a 2-storey rear extension, loft conversion comprising
rear dormer window and 4 rooflights, replacement windows,
Description:
conversion of garage into habitable room, new front porch and
pitched roof to front bay.

5.0

Proposals (in detail)

5.1

The application proposes the construction of a part-one part-two-storey rear
extension, the replacement of existing windows and doors, the installation of
a roof light in the northern (side) roof slope and eastern (rear) roof slope,
replacement of the existing roof tiles, the removal of some existing windows
and relocation of the existing door on the southern elevation, the widening of
the existing vehicle entrance through removal of hedge, removal of chimney,
and the removal of two existing palm trees in the rear garden.

5.2

The proposed ground floor element of the rear extension would have a depth
of 2.0 and a width of 9.7m and would replace the existing rear extension,
which has a depth of 2.0m and a width of 5.5m. The proposed ground floor
extension therefore only constitutes an enlargement of the width of the
existing rear extension. The proposed ground floor element would have a flat
roof with a maximum height of 3.1m with a slight projection at the door,
taking the height up to 3.25m for 1.1m of the width. The proposed first floor
element of the rear extension would have a depth of 2.0m and a width of
6.7m. The first-floor element would have a hipped roof to correspond with
the design of the main roof, with a maximum height of 8.1m and an eaves
height of 5.2m.

5.3

The extension, as shown in the originally submitted drawings, contained a
‘Cabrio’ style balcony within the rear roof slope. As is set out later in this
report, the proposed balcony / roof light was considered disproportionate
and of an inappropriate design. Accordingly, the balcony was omitted and
replaced with a smaller conservation-style roof light.

5.4

The proposed alignment of the ground floor bi-fold doors in the rear
elevation of the extension was also revised during the determination of the
application; the purpose of the revision being to ensure that the opening for
the doors aligned with the positioning of the windows at first-floor level.
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5.5

A further revision has been the retention of the existing design and glazing
arrangement of the windows on the front elevation of the property. The
proposals, as originally submitted, proposed the replacement of all windows
in the property with a consistent design of plain glazing. However, following
concerns raised by Officers, the proposals were revised to ensure that the
current characteristic front window design is retained.

5.6

The proposals, as originally submitted, proposed the installation of a roof
light in the front roof slope of the property. Whilst roof lights are present at
the front of other properties along Foxes Dale, the proposals were revised to
remove the roof light following concerns from the Council’s Conservation
Officer and from objectors.

5.7

The current proposals follow the issue of pre-application advice by the
Council on 23/12/2019. The pre-application proposals proposed similar
proposals to that which are currently proposed but the rear extension
proposed in the pre-application was full width.

6.0

Consultation

6.1

The consultation involved the following:
• Eight (8) neighbouring properties were sent consultation letters on
06/08/2020;
• The Blackheath Society, the Blackheath Park Conservation Group and
the Blackheath Cator Estate Residents Ltd were notified by letter on
06/08/2020;
• Local Ward Councillors were consulted on 06/08/2020;
• A press notice was displayed in the Greenwich Weekender on
12/08/2020; and
• A site notice was displayed at the site on 10/08/2020.
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6.2

Statutory and External Consultees

6.3

A summary of the consultation responses received from statutory consultees
along with the officer comments are set out in table below:
Details of
Representation
Local Ward
Councillors

Summary of Comments
No responses received.
Current rear extension is an
improvement over the preapplication proposals.
However, hipped roof over
extension appears dominating.

Blackheath
Society

Impact on amenity of No. 39
and 45 Foxes Dale should be
demonstrated.
Small-paned Georgian-style
windows should be retained.
Need justification for proposed
loss of palm trees.

Blackheath Cator
Estate Residents
Ltd

Officer’s comments

Further detail on proposed
changes to front driveway
requested.
Accumulation of rear extension
over three floors would
dominate existing dwelling and
would fail to be subservient.
Would have a negative impact
on the property.
Front roof light is considered
acceptable, as is proposed side
door and removal of existing
side windows.
Enlarged parking area would
detract from green and open

The impact of the
proposals in terms
of design, amenity
and loss of trees is
assessed within the
relevant sections of
this report.
With regard to the
front windows, the
application has
subsequently been
revised to ensure
that this design is
retained.

The design and
conservation
considerations are
contained within
the relevant part of
the assessment
section.
It is prudent to note
that BCERs
comments were
received prior to
the removal of the
‘Cabrio’ roof light
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nature of conservation area.
Chimneys are an existing
feature of this part of Foxes
Dale.

and so it is assumed
that it was this
feature which BCER
was relating to in
describing the
extension as threestoreys. The
extension is, in fact,
only part-one parttwo storeys.

6.4

Local Residents

6.5

A summary of the consultation responses received from local residents, along
with the officer comments are set out in table below:
Summary of Comments
Two-storey extension would be overbearing and incongruous.

Officer’s comments
Consideration of the design of
the proposals is contained within
the Design and Conservation
section of the assessment below.

The proposals would harm the
character and appearance of the
conservation area.

Consideration of the design of
the proposals and its impact on
the Blackheath Park Conservation
is contained within the Design
and Conservation section of the
assessment below.
Consideration of the design of
the proposals is contained within
the Design and Conservation
section of the assessment below.
Consideration of the amenity
impacts is contained within the
Impact on Neighbouring Amenity
section of the assessment below.

Proposed widening of vehicle access
and associated works to front garden
would diminish established
streetscape.
Proposed rear extension would
impact daylight and sunlight of
adjacent property and no Daylight /
Sunlight Report has been provided.
Similarly, rear extension and rooflight
would result in overlooking of
adjacent properties.
The proposals would involve the loss
of two existing trees within the rear
garden. No justification is provided

Consideration of the proposed
removal of the trees is contained
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7.0
7.1

and no replacement trees are
proposed.
Planning Context

within the Trees section of the
assessment below.

This application needs to be considered in the context of a range of national,
regional and local planning policies and Supplementary Planning Guidance /
Documents.
• National Planning Policy Framework (NPPF – 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;
• Residential Extensions, Basements and Conversions Guidance
Supplementary Planning Document (SPD) (December 2018); and
• Blackheath Park Conservation Area Appraisal (2013).

7.2

For full details of relevant SPD / Documents refer to Appendix 3.

8.0

Planning Considerations

8.1

The planning considerations relevant to this application are as follows:
−
−
−
−

Principle of Development
Design and Conservation
Impact on Neighbouring Amenity
Trees

Principle of Development
8.2

The overriding objective of the Royal Greenwich policy framework is to
deliver high quality development which improves the quality and distinctive
identity of places and contributes to their success and the area’s popularity as
somewhere to live, work and stay.

8.3

As such, it is acknowledged that alterations and extensions to existing
buildings can facilitate additional and enhanced floorspace for improved
living or working conditions for occupants. They are therefore considered
acceptable in principal, subject to ensuring a high-quality neighbourly design.
Such matters are addressed below.
Design and Conservation
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8.4

The site is within the Blackheath Park Conservation Area. As such, it is
important to ensure that any developments preserve and enhance the
character and appearance of these heritage assets.

8.5

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
requires special attention to be paid to the preservation and enhancement of
the character and appearance of conservation areas. Paragraph 193 of the
NPPF states that great weight should be placed on the conservation of
designated heritage assets, with clear and convincing justification being
required for any harm to, or loss of, the assets significance (paragraph 194).
This same requirement is in place at the local level, through Policy 7.8 of the
London Plan and Policies DH3 and DH(h) of the Core Strategy.

8.6

Policy DH1 of the Core Strategy states that requires all developments to be of
a high quality of design and demonstrate that they positively contribute to
the improvement of the built and natural environments. To achieve a high
quality of design, all developments are expected to provide a positive
relationship between the proposed and existing urban context by taking
account of; the architecture of the surrounding buildings; and the scale,
height, bulk and massing of the adjacent townscape. Policy DH(a) of the Core
Strategy requires proposals for rear side and other additions to be limited to a
scale and design appropriate to the building and locality. This is supported by
Policies 7.4 and 7.6 of the London Plan.
Rear Extension

8.7

The Council's Residential Extensions, Basements and Conversions Guidance
SPD (2018) states that rear extensions should be set in from the property
boundaries; and, that flat roof extensions will be acceptable where they
cannot be seen between or over other properties in the street. The SPD
states, in relation to two-storey rear extensions, that such extensions need to
be in keeping with the size of the original house and not appear bulky to
ensure there is little impact on the character of the host property,
neighbouring properties and the street scene.

8.8

The proposed 2.0m depth of the extension at both ground and first floors
would mirror that of the existing flat roofed ground floor rear extension. It is
considered that this depth is acceptable, as is the proposals to extend the
ground floor across the full width of the property. It is also considered that
the section of rear extension to be finished with a flat roof is also acceptable
in design terms. The width of the first-floor element is proposed to be 6.7m,
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which would equate to approximately two thirds of the width of the host
property. It is considered that the scale of the extension is acceptable as it
would not dominate the property and would appear subservient.
8.9

It is considered that the proposed overall height and roof form would be
acceptable as it would closely match the roof form of the host building whilst
remaining legible as a later extension. Whilst it is noted that some of the
received objections raise concerns that the extension would be visible from
Brookway, Officers considered that this would not be the case due to the
flank wall of the proposed extension being approximately 26 metres from
Brookway and the existing boundary treatment along Brookway

8.10 As mentioned in Section 5 of this report, the rear extension, as originally
submitted, was proposed to contain a ‘cabrio’ balcony / roof light on the rear
roof slope. The Council’s Conservation Officer and several objectors raised
concerns regarding the scale and design of the proposed feature. Accordingly,
the proposals were revised to remove the cabrio roof light and replace it with
a conservation-style roof light of a smaller size and more appropriate,
proportionate design.
8.11 The revision to the proposals which ensures that the opening of the ground
floor bi-fold doors aligns with the first-floor windows is welcomed as it results
in a more uniform, harmonious arrangement. Similarly, whilst the proposed
single door on the rear extension is contemporary and not otherwise seen
along Foxes Dale, it is considered acceptable as it would be almost entirely
hidden from external views.
8.12 On balance, it is considered that the proposed part-one part-two rear
extension is acceptable as it would accord with the general appearance and
proportions of the host property. Accordingly, it is considered that the
extension would not harm the host property or adjacent properties and
would preserve the character and appearance of the Blackheath Park
Conservation Area.
Replacement / Removal / Insertion of Windows and Doors
8.13 As set out within Section 5 of this report, the proposals include the proposed
replacement of existing windows within the property. The drawings which
were originally submitted with the application showed that the replacement
windows would all be of a uniform design containing plain glazing. However,
it was observed that the application property and some of the adjacent
properties contained windows within the front elevation which are
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characteristic of the 1930s property type. It was considered that the
proposed loss of this front window design would detract from the host
property, the surrounding properties. Accordingly, the applicant revised the
proposals to replace the front windows with ‘like for like’ windows to ensure
that this feature is retained. The replacement of the windows in the rear
elevation of the property with plain glazing is considered acceptable as they
would be largely hidden from view.
8.14 It is considered that the proposed new door at ground floor level in the
southern (side) elevation is acceptable as it would be set away from the front
of the property and would therefore be predominantly hidden from public
vantage points. Similarly, it is considered that removal of existing windows
and a door in the southern elevation is acceptable as they are not visually
prominent, and their removal would not harm the overall character and
appearance of the property.
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Roof Light
8.15 The proposals include the insertion of a small roof light within the northern
(side) roof slope of the property. The submitted drawings show that the roof
light would be ‘conservation style’ insomuch as it would contain a vertical
glazing bar to divide up the glazing and would sit flush within the roof slope.
8.16 It is considered that the proposed roof light would be acceptable as it would
only really be visible from the adjacent property (No. 39 Foxes Dale).
Notwithstanding this, the roof light would be of an appropriate design.
Replacement of Existing Roof
8.17 It is noted that the proposals include the proposed replacement of the
existing main roof and dormer roof materials. The submitted drawings state
that the proposed replacements would be done to match the existing. It is
therefore considered that a ‘like for like’ replacement would be acceptable.

Widening of Entrance
8.18 The submitted Heritage, Planning, Design and Access Statement (dated June
2020) states that the proposals would include the removal of the existing
pedestrian gate on the front elevation. The purpose of this is to provide a
wider opening to the property from Foxes Dale.
8.19 It is noted that the application site is the only property within this side of
Foxes Dale which currently contains a single pedestrian gate. Accordingly, it is
considered that this feature does not form part of the established character
of the area. As such, the loss of the gate and small section of hedge is
considered acceptable, as is the proposed insertion of granite setts within the
front portion of the driveway.
8.20 The submitted documentation also shows that the enlarged driveway would
involve the removal of a small area (approximately 5sqm) of grassed area
within the existing front garden. It is considered that this marginal loss is
acceptable and would, not adversely affect the character and appearance of
Blackheath Park Conservation Area. Notwithstanding this, the submitted
drawings also show an additional planted bed within this area and so it is
considered that this would go some way to offset the loss.
Removal of Chimney
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To facilitate the construction of the proposed first floor rear extension, the
application includes the proposed removal of the existing rear chimney
(including stack) on the northern (side) roof slope. Whilst the loss of the
chimney is unfortunate, it is considered that the loss is acceptable to facilitate
the extensions and would not result in any material harm to the character
and appearance of the host property or the Blackheath Park Conservation
Area.
Summary
8.21 On the basis of the above, it is considered that the proposals are appropriate
for the site and would not result in harm to the host building and would
preserve the character and appearance of the Blackheath Park Conservation
Area. The proposals are therefore acceptable in design terms in accordance
with Policies 7.4, 7.6 and 7.8 of the London Plan, Policies DH1, DH3, DH(a) and
DH(h)3 of the Core Strategy, the Blackheath Park Conservation Area Appraisal
and the Council’s Residential Extensions, Basements and Conversions
Guidance SPD (2018).
Impact on Neighbouring Amenity
8.22 Policy DH(b) of the Core Strategy states that developments will only be
permitted where it can be demonstrated that the proposal does not cause an
unacceptable loss of amenity to adjacent occupiers by reducing the amount of
daylight, sunlight or privacy they enjoy or result in an un-neighbourly sense of
enclosure. This is supported by London Plan Policy 7.6.
8.23 Further to the above, the Residential Extensions, Conversions and Basements
Guidance SPD (2018) provides useful guidance for the determination of
planning applications, especially in relation to impacts on residential amenity.
The SPD sets out that developments should not result in a significant loss of
privacy to gardens or main habitable rooms of nearby properties, and the
degree to which a development results in overlooking will be affected by a
range of factors including distance, the height of the proposed development,
angles of view and directly facing windows. It further sets outs that there are
no specific distances required to be maintained between facing habitable
rooms as the distance will be dependent on the existing character and layout
of the built form in the area.
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8.24 It is considered that the relevant properties for the consideration of amenity
impacts are Nos. 39 and 45 Foxes Dale. All other properties are considered to
be a sufficient distance from the application site.
Nos. 39 Foxes Dale
8.25 The proposed two storey element of the rear extension matches the depth of
the existing ground floor element (2.0m) and would have a maximum height
of 8.2m and an eaves height of 5.2m. The submitted drawings indicate that
the property at No. 39 sits at a higher ground level to the application site with
approximately 1.1m difference in height.
8.26 Notwithstanding the differences in height, it is considered that, due to the
limited depth of the extension, it is unlikely that its introduction would result
in any significant adverse loss of outlook or increased sense of enclosure.
Similarly, whilst it is observed that the site is located to the south of No. 39, it
is considered that the limited depth of the extension would not unduly
prevent daylight and sunlight from reaching the adjacent property for the
majority of the day and is therefore considered acceptable.
8.27 With regards to overlooking and privacy, it is noted that the proposed
extension would not contain any windows in the extension facing towards No.
39. The proposed roof light in the northern roof slope of the property would
face towards the roof slope of No. 39 and therefore not directly into any
windows.
No. 45 Foxes Dale
8.28 The proposed development would see the ground floor of the part 1/part 2
storey rear extension extend across the full width of the property, whilst the
proposed two storey element of the rear extension would be set away from
the shared boundary with No. 45 and would be located to the north of the
adjacent property. It is considered that, due to the limited depth of the
extension and that the first floor would be set away from the boundary, its
introduction would not result in any significant adverse impacts on the
amenity enjoyed by the neighbouring residents by way of loss of daylight,
sunlight, privacy or outlook or increased overshadowing, overlooking or sense
of enclosure.
Summary
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8.29 On the basis of the above, it is considered that the proposals would comply
with Policy 7.6 of the London Plan and Policy DH(b) of the Core Strategy and
can therefore be supported on amenity grounds.

Trees
8.30 Policy 7.19 of the London Plan states that proposals should wherever possible
make a positive contribution to the protection, enhancement, creation and
management of biodiversity. Similarly, Policy 7.21 of the London Plan states
that existing trees of value should be retained and any loss from development
should be replaced following the ‘right place, right tree’ principle.
8.31 Policy OS(f) of the Core Strategy outlines that development proposals will be
expected to take account of ecological factors, in particular paying attention
to the need for, amongst other things, the retention of trees and the
protection and enhancement of natural and ecological features. This is
supported by Policy DH1.
8.32 From a review of the submitted documentation, it is noted that the proposals
involve the proposed removal of two existing palm trees within the rear
garden, which are not native species. The existing trees are contained within
planted areas either side of the existing rear terrace area.
8.33 The proposals have been reviewed by the Council’s Tree Officer who has
stated that the removal of the trees is acceptable as they are not visible from
public vantage points and would not have any significant effect on the local
environment or its enjoyment by members of the public.
8.34 Accordingly, it is considered that the proposed removal of the trees is
acceptable in line with Policies 7.19 and 7.21 of the London Plan and Policies
OS(f) and DH1 of the Core Strategy.
9.0

Conclusion

9.1

The proposed development is considered acceptable with regard to the
considerations made within this report.

9.2

Based on the above, it is therefore recommended that permission be granted
for application reference 20/2034/HD, subject to the conditions outlined in
Appendix 2.
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Background Papers:

National Planning Policy Framework (2019)
The London Plan (2016)
Royal Greenwich Local Plan; Core Strategy with Detailed
Policies “Core Strategy” (2014)

Report Author:
Tel No.:
Email:

Adam Price
0208 921 2749
Adam.Price@royalgreenwich.gov.uk

Reporting to:

Victoria Geoghegan - Assistant Director Planning &
Building Control
0208 921 4296
Victoria.Geoghegan@royalgreenwich.gov.uk

Tel No.:
Email:
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Appendix 1 - Drawing numbers
The following drawings and associated documentation have been submitted by the
applicant in support of application reference 20/2034/HD:
04/101, 04/102, 04/105, 04/106, 04/110 (Rev. A), 04/111 (Rev. B), 04/200, 04/210
(Rev. C) and Design and Access statement (Rev. A).
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Appendix 2 – Conditions and Informatives
Condition 1
The development to which this permission relates must be begun not later than the
expiration of three (3) years beginning with the date on which the permission is
granted.
Reason 1
As required by Section 91 of the Town and Country Planning Act 1990.

Condition 2
The development shall be carried out strictly in accordance with the application
plans, drawings and documents hereby approved and as detailed below:
04/101, 04/102, 04/105, 04/106, 04/110 (Rev. A), 04/111 (Rev. B), 04/200, 04/210
(Rev. C) and Design and Access statement (Rev. A).
Reason 2
In the interests of good planning and to ensure that the development is carried out
in accordance with the approved documents, plans and drawings submitted with the
application and is acceptable to the local planning authority.

Condition 3
The development shall be constructed in those materials as submitted namely:
•
•
•
•

External walls – painted render to match existing
Areas of Brickwork – to match existing
PPC Windows and Doors – white to match existing
Replacement Front (West) and side (South) Windows – to be a ‘like for like’
replication of existing
• Replacement Roof Tiles – to match existing
• Rooflights – conservation style, black frame
• Granite Setts

and in full accordance with the approved plans.
Reason 3
To ensure that the high design quality demonstrated in the plans and submission is
delivered so that local planning authority may be satisfied as to the external
appearance of the building(s) and to comply with Policies 7.4, 7.6 and 7.8 of the
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London Plan (2016), Policies DH1, DH3 and DH(h) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (July 2014), guidance contained within the
Residential Extensions, Basements and Conversions Guidance SPD (2018) and the
Blackheath Park Conservation Area Appraisal (2013).
Informative(s)
1.

Positive and Proactive Statement

The Council engages with all applicants in a positive and proactive way through
specific pre-application enquiries and the detailed advice available on the Council’s
website. On this particular occasion, positive and proactive discussions took place
with the applicant prior to the application being submitted through a pre-application
discussion. Further positive discussions took place during the determination of the
application which resulted in further information being submitted.
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2.

Works of Demolition and Construction

Works of demolition and construction shall be carried out during normal working
hours, i.e. 08:00 to 18:00 hours Monday to Friday, and 08:00 to 13:00 hours on
Saturdays, with no noisy working audible at the site boundary being permitted on
Sundays or Bank Holidays.
Reference shall be made to: The Councils' Construction Site Noise Code of
Practice: http://www.royalgreenwich.gov.uk/downloads/file/469/noise_from_smallscale_building_works_leaflet
3. Dropped Kerb
The applicant is advised that the proposed dropped kerb has not been assessed
within this planning application as it falls outside of the site boundary. As the site is
not located on a classified road, planning permission is not required. However, the
applicant is advised that the relevant permissions will need to be sought from the
Blackheath Cator Estate Residents Association.
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Appendix 3 - National, regional and local planning policies and
Supplementary Planning Guidance / Documents
The NPPF (2019)
The National Planning Policy Framework (NPPF) confirms that applications for
planning permission must be determined in accordance with the development plan,
unless material considerations indicate otherwise. Of relevance in this instance is:
Chapter 12 Achieving well-designed places
Chapter 16 Conserving and enhancing the historic environment
The London Plan (2016)
In March 2016 the London Plan (March 2015) was updated with minor amendments.
The policies relevant to this application are:
Policy 7.4
Policy 7.6
Policy 7.8

Local Character
Architecture
Heritage assets and archaeology

The Royal Borough of Greenwich Adopted Core Strategy (July 2014)
The Royal Greenwich Local Plan: Core Strategy with Detailed Policies was adopted
by the Council on 30th July 2014. The Core Strategy and the London Plan are the
borough's statutory development plans. The following lists the relevant strategic
objectives, spatial policies and cross cutting policies from the Core Strategy as they
relate to this application:
Policy DH1
Policy DH3
Policy DH(b)
Policy DH(h)

Design
Heritage Assets
Protection of Amenity for Adjacent Occupiers
Conservation Areas

Supplementary Planning Guidance / Documents
Blackheath Park Conservation Area Character Appraisal (2013)
Residential Extensions, Basements and Conversions Guidance SPD (2018)
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