PLANNING BOARD

Agenda Item: 4

18 November 2019

Reference No: 18/1594/F

Ward: Greenwich West

Application Type: Full Planning
Permission
ADDENDUM

IX

Site Address:
Saxon Wharf, Norman Road,
Greenwich, SE10
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Applicant: Notting Hill Genesis
Agent:
BPTW Partnership

Introduction

1.1

The application seeks full planning permission for the following development:

D

1.

The application was considered at the meeting of the Planning Board on 19
December 2018 where Members resolved to defer the application for a site
visit. The application was returned to the Planning Board on 23 January 2019
and Members resolved to grant planning permission subject to:

PE

1.2

N

Demolition of existing structures and the construction of a part 13 / part 17
storey building to provide 401sqm (GEA) of B1(a, b and c) and A3 floorspace
at lower and upper ground floor level and 145 residential units with
associated refuse and recycling storage, cycle parking, car parking, access,
provision of public realm and landscaping.

i.

AP

ii.

iii.

1.3

The referral of the application to the Mayor of London as required
under the terms of The Town and Country Planning (Mayor of
London) Order 2008;
The satisfactory completion of a Section 106 (S106) Legal Agreement
(obligations set out in Section 31 of the original report); and
The Conditions set out in Appendix 2 of the main report.

A copy of the Planning Board Report dated 19 December 2018 (the original
Planning Board Report), Appendices and Addendum, and the Planning Board
Report dated 23 January 2019 are included at Appendix 4 of this report.
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The application was referred to the Mayor of London on 2 July 2019 and on
19 August 2019 the GLA issued a letter which confirmed that the Mayor did
not wish to intervene that the Royal Borough of Greenwich may determine
the application.

1.5

During the course of preparing the S106 agreement legal advice has been
received which indicates that the proposed clause to restrict future occupants
from making or pursuing any claim for nuisance or damages would not be
lawful and should not be included in the agreement. It is therefore proposed
to omit this clause and instead impose a set of modified conditions in relation
to noise.

1.6

Following the Planning Board's resolution to grant permission the applicant
requested that an amendment be made to the recommended condition in
relation to finished floor levels to reflect the correction of an error in the
Flood Risk Assessment. It is therefore proposed to amend Condition 50.

1.7

In addition a further objection has been received from a local resident, the
details of which are set out in Section 3.

2.

Recommendation

2.1

The Planning Board is requested to grant full planning permission as outlined
below:
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1.4

Demolition of existing structures and the construction of a part 13 /
part 17 storey building to provide 401sqm (GEA) of B1(a, b and c) and
A3 floorspace at lower and upper ground floor level and 145 residential
units with associated refuse and recycling storage, cycle parking, car
parking, access, provision of public realm and landscaping.

AP

Subject to:
(i) Referral of the application to the Mayor of London as required under the
terms of The Town and Country Planning (Mayor of London) Order
2008 (Confirmation of this requirement will be provided in an
Addendum to this report):
(ii) The satisfactory completion of a Section 106 (S106) Legal Agreement
(obligations set out in Section 31 of the Planning Board Report dated 19
December 2018 with the modifications detailed in this report); and
(iii) Conditions set out in Appendix 2 of this report (Conditions
recommended in Planning Board Report dated 19 December 2018 with
modifications detailed in the Addendum to that report and the
modifications outlined in this report).
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3.

Consultation

3.1

Statutory Consultees

Summary of
Comments

Officers comments

We are happy for
condition 50 to be
amended as proposed.

This is discussed further
in Section 6.

IX

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

Council Departments
A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Representation
and date
received
Environmental
Health

AP

3.2

PE
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D

We have confirmed that
the year 2100 Maximum
Likely Water Level
(MLWL) for this site is
5.62mAOD, therefore
minimum finished floor
levels of 7.925mAOD for
the sleeping
accommodation would
provide more than
enough freeboard.

Summary of
Comments

Officers comments

Recommended additional
conditions in relation to
noise.

Matters relating to noise
are discussed in Section 5.
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Local Residents and Businesses
One further objection was received following the Planning Board's resolution
to grant planning permission. Details of the comments made and officer
responses are set out below:
Officers comments
The application was considered by
Transport for London and the GLA and
no concerns were raised in relation to
this matter.

The 28 storey building will
appear out of place on a road
with no buildings of a similar
height

The application relates to buildings of
13 and 17 storeys.
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Summary of Comments
Proposed development will
increase pressure on already
overcrowded public transport
services

D

The design and scale of the
development was considered in the
original Planning Board Report (Section
10). This concluded that whilst the
development would result in a
significant increase in building height
along Norman Road, it was not out of
character with the wider context of the
area and would not adversely impact
upon any local or strategic views within
the borough.
Noise impacts arising from construction
works will be of a temporary nature and
measures to reduce the impacts during
the works will be secured through a
Construction Method Statement.

N
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The proposal will increase noise
pollution, at the construction
stage and due to the effects of
street level noise being amplified
by tall buildings

AP

3.3

With regard to noise following the
completion of the development the
Environmental Health officer has
advised that where buildings are
constructed between a noise source
and the existing receiving buildings,
there may be potential for increased
noise levels due to noise reflecting off
the building façade. However, this is
normally an issue in confined spaces.
The relationship between the objector’s
property and the proposed
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Officers comments
development has been considered and
the Environmental Health officer
considers it unlikely that there will be
any significant noise level change as a
result of an echo effect.
Concern is raised about the
The application is accompanied by a
Habitat Survey and Biodiversity
ecological impact to Deptford
Recommendations Report. The original
Creek of the continued
Planning Board Report (Section 22)
construction occurring on its
concludes that subject to conditions the
banks
proposals meet the relevant policy
requirements in relation to ecology and
biodiversity.
There is no need for additional
As set out in Section 9 of the original
Planning Board Report the provision of
commercial space in the local
replacement employment space is
area, as existing commercial
considered necessary to meet the
spaces within primarily
residential buildings (e.g. Babbage requirements of Core Strategy policies
EA1 and EA(a).
Point, New Capital Quay,
Dancers Way, etc.) are largely
The GLA referred to the issue of
vacant
commercial vacancy in the local area in
its Stage I response and stated that “the
applicant is strongly encouraged to
maximise the flexibility of the proposed
B1 space as far as possible”. A
response to this point is provided in
Section 6.2 of the original Planning
Board report which states “the unit has
been designed as ‘shell’ only and
therefore provides maximum flexibility
for new tenants to design the space,
how they see fit”.
Concerns are raised about
The S106 agreement will contain clauses
delivery of new public spaces and to secure public access to the
access to the Creek
Creekside
The proposals will result in
As set out in Section 6.2 of the original
increased traffic on Norman
Planning Board Report the Transport
Road adding to noise and safety officer raised no objection on highways
concerns
grounds. The issues in relation to noise
have been addressed above.
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Summary of Comments
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Officers comments
Members have already resolved to grant
planning permission and it is not
possible to reopen the consideration of
the application at this stage. This report
deals only with changes to the S106
agreement and conditions associated
with that resolution.
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Summary of Comments
The Royal Borough of
Greenwich should put these
plans to a stop and consult local
residents before any new
residential developments are
agreed

Material Planning Considerations

4.1

The material planning considerations relevant to this application are outlined
in the original Planning Board Report (Appendix 4). Further assessment is
provided below in relation to noise impacts upon future residents of the
development and flood risk.

5.

Proposed Changes to S106 Agreement and Conditions in Relation
to Noise

5.1

Policy H5 Housing Design from the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies states that new residential development will be
expected to achieve a high quality of housing design and an integrated
environment. The Royal Borough will take into account the key relationships
between the character of the area, site location and housing densities and
expect the following:
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iii) An acceptable level of noise insulation being achieved by means of sensitive
design, layout and in developments vulnerable to transportation noise and
vibration.

Core Strategy Policy D1 also requires the provision of satisfactory noise
insulation. London Plan policy 7.15 part B (b) states that planning decisions
should seek to manage noise through “mitigating and minimising the existing and
potential adverse impacts of noise on, from, within, as a result of, or in the vicinity of
new developments without placing unreasonable restrictions on development or
adding unduly to the costs and administrative burdens on existing businesses”. Part
B (d) advocates the separation of new noise sensitive development from
major noise sources through the use of distance, screening or internal layout
in preference to sole reliance on sound insulation and part B (e) states that
“where it is not possible to achieve separation of noise sensitive development and
noise sources without undue impact on other sustainable development objectives
then any potential adverse effects should be controlled and mitigated through the
application of good acoustic design principles.”

AP

5.2
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London Plan policy 7.26 seeks to increase the use of the Blue Ribbon
Network to transport freight. It states that development proposals adjacent
to or opposite safeguarded wharves should be designed to minimise the
potential for conflicts of use and disturbance.

5.4

Although it does not have full weight at this stage, policy D12 of the Draft
London Plan is a material consideration. This policy introduces the 'agent of
change principle' which places the responsibility for mitigating impacts from
existing noise and other nuisance-generating activities or uses on the
proposed new noise-sensitive development

5.5

The site is located approximately 200m away from Brewery Wharf as
safeguarded wharf situated on the eastern bank of Deptford Creek. Although
the site does not directly adjoin the safeguarded wharf noise from the wharf,
in particular night time barge deliveries, could potentially impact upon the
amenity of residents of the proposed development.

5.6

The Port of London Authority, in its response to the consultation on the
application, raised concern regarding the potential impact of the development
on the activities at Brewery Wharf.

5.7

The original Planning Board Report (Section 19) stated that mitigation
measures (such as external wall construction, glazing, and ventilation) secured
by condition, could be sufficient to deal with impact, given that the site is
200m away from the existing activities at Brewery Wharf. A condition was
recommended requiring that details of the mitigation measures as
recommended in the submitted Technical Noise Assessment report to be
submitted to and approved by the Local Planning Authority. (Condition 21).
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It was also recommended that a S106 clause be included informing the
prospective tenant, lessee or purchaser of the general nature and extent of
activities at Brewery Wharf and the mechanisms to control the level of noise
within the dwelling from Brewery Wharf such as keeping the windows closed
and using the mechanical means of ventilation provided within the dwelling. In
addition it was recommended that the clause should set out that the tenant,
lessee or purchaser shall not be entitled to make or pursue any claim for
nuisance or damages caused by noise from Brewery Wharf at a level at or
below the Baseline Noise Level.

AP

5.8

IX
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5.3

5.9

However, during the course of preparing the S106 agreement officers have
been advised that a restriction on the ability of future occupants to make or
pursue any claim for nuisance or damages relating to noise would be unlawful.
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It is therefore necessary to consider whether there is an alternative
mechanism that could be used to ensure that the development provides a
satisfactory living environment for future occupants whilst minimising the
likelihood of complaints against Brewery Wharf.

5

5.10 The Environmental Health officer has reviewed the conditions recommended
in the Original Planning Board and has recommended that Condition 21 is
retained as follows:

IX

Condition 21 Sound Attenuation - Environmental / Transport Noise
Prior to the commencement of above ground works details of the mitigation
measures (inclusive of external wall construction, glazing, and ventilation) as
recommended in Technical Noise Assessment report for the site shall be submitted
to and approved by the Local Planning Authority. The development shall be carried
out in accordance with the approved details.

N

D

Reason: In order to safeguard the amenities of occupants of the residential
properties and to ensure compliance with Policies 3.5 and 7.15 of the London
Plan (March 2015) and Policies DH1, DH5 and E(a) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
5.11 It is also recommended that two additional conditions are included:

PE

Noise Criteria Compliance Condition
The development hereby permitted shall meet the following noise criteria:

AP

Criterion 1
Noise levels in bedrooms at night shall not exceed 30 dB LAeq,8h and shall
not exceed 45 dB LAmax,f more than 10 times per night for regular noise
sources. Regular noise sources include sources which commonly occur at, or
in the vicinity of, the site including wharf operations, as opposed to one-off
events, or special occasions which could result in higher than typical site noise
levels. The limits include all external noise sources and building services noise
if applicable. The internal noise levels should be achieved with rapid
ventilation (either open windows or suitable alternative) for whole dwelling
ventilation purposes and to prevent overheating.
Criterion 2
Noise levels in habitable rooms during the day shall not exceed 35 dB
LAeq,16h. The limit includes all external noise sources and building services
noise if applicable. The internal noise levels should be achieved with rapid
ITEM NO: 4

ventilation (either open windows or suitable alternative) for whole dwelling
ventilation purposes and to prevent overheating.
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Criterion3
The rating levels according to BS 4142: 2014 on balconies due to all industrial
and wharf sources operating at a cumulative maximum shall not be more than
5 dB above existing background noise levels during the daytime (0700 -2300).

IX

Criterion 4
For public / private outdoor areas (i.e. gardens and balconies) the maximum
target noise level shall be as specified within BS8233:2014. i.e.; LAeq 55 dB
[BS 8233:2014 ‘upper guideline value’].

N

D

Prior to the commencement of any above ground works in connection with
the development hereby permitted full details of any mitigation measures
required in order to meet the above criteria and, where relevant, details of
any alternative means of ventilation or cooling, shall be submitted to and
approved in writing by the Local Planning Authority and the mitigation shall
be installed in accordance with the approved details prior to the first
occupation of the residential units hereby permitted.

PE

Reason: In order to protect the amenity of future occupants of the
development and to minimise the potential for conflict with the nearby
safeguarded wharf in accordance with policies D1and H5 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and policy
7.26 of the London Plan (2016).
Noise Criteria Testing and Implementation Condition

AP

a) Prior to the first occupation of each building, a scheme for testing the
internal and external noise environment of the residential units, to
demonstrate compliance with Criteria 1 to 2 of Condition 1 above and
modelling to demonstrate compliance with Criterion 3, shall be submitted to
and approved in writing by the Local Planning Authority (in consultation with
the Port of London Authority).
b) Prior to the first occupation of the residential units hereby permitted, the
scheme for noise testing and modelling required by part a) above shall be
implemented and the results submitted and approved in writing by the Local
Planning Authority (in consultation with the Port of London Authority).
Reason: In order to protect the amenity of future occupants of the
development and to minimise the potential for conflict with the nearby
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safeguarded wharf in accordance with policies D1and H5 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and policy
7.26 of the London Plan (2016).

5

5.12 It is considered that these conditions provide a more robust means of dealing
with noise impacts from the wharf. It is therefore recommended that these
conditions be imposed and that the restriction upon claims for nuisance or
damages by future occupants is omitted.

IX

5.13 It is however considered reasonable to include a clause requiring the
notification of future tenants / lessees or purchasers of the development of
general nature and extent of activities at Brewery Wharf and the mechanisms
available to control noise levels within the dwellings.

D

5.14 Whilst the potential for complaints cannot be completely removed it is
considered that the above conditions would ensure a satisfactory living
environment for future occupants, taking into account the specific context of
the site and its relationship with the safeguarded wharf.
Proposed Change to Condition 50 in Relation to Flood Risk

6.1

Following the resolution to grant planning permission the applicant requested
that the wording of Condition 50 in relation to flood risk be amended in
order to address an error in the submitted Flood Risk Assessment. The
condition as drafted in the Original Planning Board Report states:

PE

N

6.

50 Flood Risk

AP

The development permitted by this planning permission shall only be carried out in
accordance with the approved Flood Risk Assessment (FRA) by Water Environment
Limited, dated May 2018, and the following mitigation measures detailed within the
FRA:

Finished floor levels of sleeping accommodation set no lower than 8.025m above
Ordnance Datum (AOD).

The mitigation measures shall be fully implemented prior to occupation and
subsequently in accordance with the timing / phasing arrangements embodied
within the scheme, or within any other period as may subsequently be agreed,
in writing, by the Local Planning Authority.
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The figure of 8.025m was taken from the submitted Flood Risk Assessment
however the applicant has confirmed that the lowest finished floor level
containing sleeping accommodation is 7.925m AOD.

6.3

The Environment Agency has confirmed that the level of the proposed
sleeping accommodation is above the year 2100 Maximum Likely Water Level
of 5.62m AOD. It is therefore recommended that Condition 50 is amended
to reflect the correct finished floor level.

7.

Conclusion

7.1

It is considered that the proposed revised conditions in relation to noise
mitigation are sufficient to address the impacts of noise from Brewery Wharf
upon future occupants of the proposed development.

7.2

The minor change to Condition 50 in relation to flood risk is also considered
acceptable.

7.3

The matters raised in the additional objection have been taken into account
however it is not considered that these change the overall conclusions of the
assessment of the application.

7.4

Overall the proposals are considered to be in accordance with the objectives
and policies set out in the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (Adopted July 2014), the London Plan (2016), as amended by
the MALP (March 2016) and the National Planning Policy Framework.
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7.5
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6.2

Accordingly, it is recommended that permission be granted for application
reference 18/1594/F, in line with Section 2 of this report.

AP

Background Papers:
National Planning Policy Framework (2018)
Planning Practice Guidance
The London Plan (2016) Minor Alterations to the London Plan (March2016)
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted July
2014)
Planning Board Reports 19 December 2018 and 23 January 2019
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Jillian Holford - Principal Planning Officer (Major Developments)
020 8942 4332
jillian.holford@royalgreenwich.gov.uk

Reporting to:

Victoria Geoghegan - Assistant Director Planning and Building
Control
020 8921 4296
victoria.geoghegan@royalgreenwich.gov.uk
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Tel No.
Email:
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Report Author:
Tel No.
Email:
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APPENDICES

Appendix 1 - Drawing numbers
The following drawings and associated documentation has been submitted by the
applicant in support of application reference 18/1594/F:
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Existing Site Plan 17-007-BPTW-ZZ-XX-DR-A-0101 REV C01;
Lower Ground Floor Plan 17-007-BPTW-ZZ-GF-DR-A-1001 REV C06;
Upper Ground Floor Plan 17-007-BPTW-ZZ-GF-DR-A-1002 REV C02;
First Floor Plan 17-007-BPTW-ZZ-01-DR-A-1003 REV C01;
Second Floor Plan 17-007-BPTW-ZZ-02-DR-A-1004 REV C01;
Third Floor Plan 17-007-BPTW-ZZ-03-DR-A-1005 REV C01;
Fourth Floor Plan 17-007-BPTW-ZZ-04-DR-A-1006 REV C01;
Fifth Floor Plan 17-007-BPTWZZ-05-DR-A-1007 REV C01;
Sixth Floor Plan 17-007-BPTW-ZZ-06-DR-A-1008 REV C01;
Seventh Floor Plan 17-007-BPTW-ZZ-07-DR-A-1009 REV C01;
Eighth Floor Plan 17-007-BPTW-ZZ-08-DR-A-1010 REV C01;
Ninth Floor Plan 17-007-BPTW-ZZ-09-DR-A-1011 REV C01;
Tenth Floor Plan 17-007-BPTW-ZZ-10-DR-A-1012 REV C01;
Eleventh Floor Plan 17-007-BPTW-ZZ-11-DR-A-1013 REV C01;
Twelfth Floor Plan 17-007-BPTW-ZZ-12-DR-A-1014 REV C02;
Thirteenth Floor Plan 17-007-BPTW-ZZ-13-DR-A-1015 REV C02;
Fourteenth Floor Plan 17-007-BPTW-ZZ-14-DR-A-1016 REV C02;
Fifteenth Floor Plan 17-007-BPTW-ZZ-15-DR-A-1017 REV C02;
Roof Plan 17-007-BPTW-ZZ-16-DR-A-1018 REV C01;
North East Elevation 17-007-BPTW-ZZ-XXDR-A-2001 REV C01;
North West Elevation 17-007-BPTW-ZZ-XX-DR-A-2002 REV C01;
South East Elevation 17-007-BPTW-ZZ-XX-DR-A-2003 REV C01;
South West Elevation 17-007-BPTW-ZZ-XX-DR-A-2004 REV C02;
East/West Section - Duplex & Podium 17-007-BPTW-ZZ-XX-DR-A-3001 REV C02;
East/West Section - Rented Core & Commercial 17-007-BPTW-ZZ-XX-DR-A-3002
REV C02;
North/South; Section - Private Core & Podium 17-007-BPTW-ZZ-XX-DR-A-3003
REV C02;
East/West Section - Commercial 17-007-BPTW-ZZ-XX-DR-A-3004 REV C02;
North/South Section -Commercial & Podium 17-007-BPTW-ZZ-XX-DR-A-3005
REV C02;
Existing Site Section 17-007-BPTW-ZZ-XX-DR-A-3010 REV C01;
EA Access Plan – LG Floor 17-007-BPTW-ZZ-GF-ST-A-7601 REV C01;
EA Access Plan – First Floor 17-007-BPTW-ZZ-01-ST-A-7602 REV C01;
EA Access Section 17-007-BPTW-ZZ-XX-ST-A-7603 REV C01;
Security Strategy – Lower Ground Floor 17-007-BPTW-ZZ-GF-ST-A-7610 REV
C01;
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Security Strategy – Upper Ground Floor 17-007-BPTW-ZZ-GF-ST-A-7611 REV
C01;
Creek Wall – Landscaping Build-up (Graphic Structures) SK15 REV V3;
Typical Height Rod SK303;
Typical First Floor Detail SK357;
Lower Ground Floor Plan - Levels SK594 Inclusive Access – Lower Ground Floor
Plan SK595;
Inclusive Access – Upper Ground Floor Plan SK596;
Inclusive Access – Twelfth Floor Plan SK597 REV A;
Parking Strategy SK598; Creek Side Fenestration Comparison SK599 REV A;
Norman Road Fenestration Company SK600 REV A;
Stepback Norman Road Comparison SK601 REV A:
Typical Commercial Bay SK602;
Creek Road Capital Comparison SK605;
Smaller Industrial Units - Typical Requirements SK606;
Plan Development SK611;
Elevation Comparison 17-007-BPTW-ZZ-XX-SK-A-2010 REV C01;
Design and Access Statement (Rev C02)
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Appendix 2: Schedule of Conditions, Reasons and Informatives
Condition 1
Approved Drawings
The development hereby permitted shall be carried out in accordance with the
following approved plans.
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Existing Site Plan 17-007-BPTW-ZZ-XX-DR-A-0101 REV C01; Lower Ground
Floor Plan 17-007-BPTW-ZZ-GF-DR-A-1001 REV C06; Upper Ground Floor
Plan 17-007-BPTW-ZZ-GF-DR-A-1002 REV C02; First Floor Plan 17-007BPTW-ZZ-01-DR-A-1003 REV C01; Second Floor Plan 17-007-BPTW-ZZ-02DR-A-1004 REV C01; Third Floor Plan 17-007-BPTW-ZZ-03-DR-A-1005 REV
C01 ; Fourth Floor Plan 17-007-BPTW-ZZ-04-DR-A-1006 REV C01; Fifth Floor
Plan 17-007-BPTW-ZZ-05-DR-A-1007 REV C01; Sixth Floor Plan 17-007BPTW-ZZ-06-DR-A-1008 REV C01; Seventh Floor Plan 17-007-BPTW-ZZ-07DR-A-1009 REV C01; Eighth Floor Plan 17-007-BPTW-ZZ-08-DR-A-1010 REV
C01; Ninth Floor Plan 17-007-BPTW-ZZ-09-DR-A-1011 REV C01
Tenth Floor Plan 17-007-BPTW-ZZ-10-DR-A-1012 REV C01; Eleventh Floor
Plan 17-007-BPTW-ZZ-11-DR-A-1013 REV C01; Twelfth Floor Plan 17-007BPTW-ZZ-12-DR-A-1014 REV C02 ; Thirteenth Floor Plan 17-007-BPTW-ZZ13-DR-A-1015 REV C02 ; Fourteenth Floor Plan 17-007-BPTW-ZZ-14-DR-A1016 REV C02; Fifteenth Floor Plan 17-007-BPTW-ZZ-15-DR-A-1017 REV C02 ;
Roof Plan 17-007-BPTW-ZZ-16-DR-A-1018 REV C01 ; North East Elevation 17007-BPTW-ZZ-XX-DR-A-2001 REV C01; North West Elevation 17-007-BPTWZZXX-DR-A-2002
REV C01; South East Elevation 17-007-BPTW-ZZ-XX-DRA-2003
REV C01; South West Elevation 17-007-BPTW-ZZ-XX-DR-A-2004 REV
C02 ; East/West Section - Duplex & Podium 17-007-BPTW-ZZ-XX-DR-A-3001
REV C02 ; East/West Section - Rented Core & Commercial 17-007-BPTW-ZZXXDR-A-3002
REV C02; North/South; Section - Private Core & Podium 17007-BPTW-ZZ-XX-DR-A-3003 REV C02 ; East/West Section - Commercial 17007-BPTW-ZZ-XX-DR-A-3004 REV C02 ; North/South Section -Commercial &
Podium 17-007-BPTW-ZZ-XX-DR-A-3005 REV C02 ; Existing Site Section 17007-BPTW-ZZ-XX-DR-A-3010 REV C01; EA Access Plan – LG Floor 17-007BPTWZZ-GF-ST-A-7601
REV C01 ;EA Access Plan – First Floor 17-007-BPTW-ZZ-01ST-A-7602 REV C01 ; EA Access Section 17-007-BPTW-ZZ-XX-ST-A-7603 REV
C01 ; Security Strategy – Lower Ground Floor 17-007-BPTW-ZZ-GF-ST-A-7610
REV C01 ; Security Strategy – Upper Ground Floor 17-007-BPTW-ZZ-GF-ST-A7611 REV C01; Creek Wall – Landscaping Build-up (Graphic Structures) SK15
REV V3 ; Typical Height Rod SK303 ; Typical First Floor Detail SK357; Lower
Ground Floor Plan - Levels SK594 Inclusive Access – Lower Ground Floor Plan
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SK595; Inclusive Access – Upper Ground Floor Plan SK596; Inclusive Access –
Twelfth Floor Plan SK597 REV A ; Parking Strategy SK598; Creek Side
Fenestration Comparison SK599 REV A ; Norman Road Fenestration Company
SK600 REV A ; Stepback Norman Road Comparison SK601 REV A
Typical Commercial Bay SK602 ;Creek Road Capital Comparison SK605; Smaller
Industrial Units - Typical Requirements SK606; Plan Development SK611;
Elevation Comparison 17-007-BPTW-ZZ-XX-SK-A-2010 REV C01;
Design and Access Statement (Rev C02);
Reason: For the avoidance of doubt and in the interests of proper planning.

AP

PE
N
D

IX

Condition 2
Construction Method Statement
Prior to the commencement of the development a construction method statement
shall be submitted to and approved in writing by the Local Planning Authority in
consultation with TfL, Crossrail and London City Airport. The method statement
shall include details of the following:
 Haulage routes
 Likely noise levels to be generated from plant
 Details of any noise screening measures
 Proposals for monitoring noise and procedures to be put in place where
 agreed noise levels are exceeded
 Where works are likely to lead to vibration impacts on surrounding
 residential properties, proposals for monitoring vibration and procedures
 to be put in place if agreed vibration levels are exceeded. Note: it is
 expected that vibration over 1mm/s measured as a peak particle velocity
 would constitute unreasonable vibration.
 Likely dust levels to be generated and any screening measures to be
 employed
 Proposals for monitoring dust and controlling unacceptable releases
 Wheel washing facilities and facilities for discharging the water
 Details of the use of cranes in relation to the location, maximum operating
 height and duration
 Reference shall be made to:
 The Councils’ Construction Site Noise Code of Practice
 http://www.royalgreenwich.gov.uk/downloads/417/pollution_control
-_construction_information_and_advice
 The Mayor of London’s ‘The control of dust and emissions from
 construction and demolition’ Best Practice Guidance
 http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_04.jsp and
 BRE four-part Pollution Control Guides ‘Controlling particles and
 noise pollution from construction sites’.
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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 to13:00 hours on
Saturdays, with no noisy working audible at the site boundary being permitted on
Sundays or Bank Holidays.
The details in the approved plan shall be adhered to throughout the construction
period.

IX
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Reason: In the interests of the amenities of neighbouring properties and to ensure
compliance with Policies 7.14, 7.15 and 6.3 of the London Plan and Policies E(a) and
E(b) of The Royal Borough of Greenwich Local Plan: Core Strategy with Detailed
Policies (July 2014).
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Condition 3
Construction Logistics Plans
Prior to the commencement of the construction of the development hereby
approved, a Construction Logistics Plan (CLP) shall be submitted to, and approved
in writing by, the Local Planning Authority in consultation with Transport for
London and the Port of London Authority. The CLP shall include (but not be limited
to) details of the access route for vehicles involved in construction of the expected
number of construction vehicles generated by the site and the impact upon the
highway network. The applicant shall seek prior approval from TfL and the PLA
before submitting the CLP pursuant to this condition. The development shall in all
respects be implemented in accordance with the details approved pursuant to this
condition.
Reason: In the interests of the amenities of neighbouring properties and pedestrian
and highway safety and to ensure compliance with Policies 7.14, 7.15 and 6.3 of the
London Plan and Policies E(a), E(b) and IM(a) of The Royal Borough of Greenwich
Local Plan: Core Strategy with Detailed Policies (July 2014).

AP

Condition 4
Demolition/Construction Air Quality Impacts
Prior to construction works commencing; a Construction Management Plan shall be
submitted to and approved in writing by the Local Planning Authority for a
management scheme to control and minimise emissions of air pollutants attributable
to the construction of the development. This should include a risk assessment and a
method statement in accordance with the control of dust and emissions from
Construction and Demolition Best Practice Guidance published by the Greater
London Authority:
• Proposals for monitoring dust / particulates and procedures to be put in place
where agreed dust / particulates levels are exceeded;
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IX

5

• A dust risk assessment shall be undertaken; to include dust suppression
methods to be used including details of equipment during the different stages of
the development;
• 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;
• Confirmation if a mobile crusher will be used on site and if so, a copy of the
permit and indented dates of operation;
• Bonfire policy;
• A demolition asbestos survey;
• Proposals for monitoring dust and preventing or controlling unacceptable
releases, including asbestos;
• Wheel washing facilities, location and facilities for discharging the water.
Reference shall be made to: The Mayor of London’s ‘The control of dust and
emissions from construction and demolition’ Supplementary Planning Guidance
https://www.london.gov.uk/file/18750/download?token=zV3ZKTpP BRE four
part Pollution Control Guide, Part 1 Pre-project planning and effective
management; ‘Controlling particles, vapour and noise pollution from
construction sites’.
Reason: In order to safeguard the residential amenity of prospective occupiers and
ensure compliance with Policies 5.3; and 7.14 Improving Air Quality of the London
Plan (2016); and Policies H.5, E(a) and E(c) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies 2014

AP

Condition 5
Construction Plant and Machinery (NRMM)
Prior to the commencement of works, details of all plant and machinery to be used
at the demolition and construction phases have been submitted to, and approved in
writing by, the Local Planning Authority. Evidence is required to meet Stage IIIA of
EU Directive 97/68/ EC for both NOx and PM. All Non-Road Mobile Machinery
(NRMM) and plant to be used on the site of net power between 37kW and 560 kW
has been registered at http://nrmm.london/. Proof of registration must be submitted
to the Local Planning Authority prior to the commencement of any works on site.
The proposed NRMM must be used during the demolition and construction phases
in accordance with the approved details.
An inventory of all Non-Road Mobile Machinery (NRMM) must be kept on site
during the course of the demolitions, site preparation and construction phases. All
machinery should be regularly serviced and service logs kept on site for inspection.
Records should be kept on site which details proof of emission limits for all
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equipment. This documentation should be made available to local authority officers
as required until development completion.
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Reason: To safeguard the amenities of neighbouring properties and the area
generally and to ensure compliance with Policy 7.15 of the London Plan (2016) and
Policy DH(k) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
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IX

Condition 6
Construction Travel Plan
Prior to the commencement of the demolition / construction of the relevant part of
the development a detailed site specific Demolition / Construction Travel Plan
incorporating measures to promote and maximise the use of sustainable travel
(including public transport, walking and cycling) and monitoring arrangements for the
construction of the development shall be submitted to, and approved by, the Local
Planning Authority. The Travel Plan shall in all respects be implemented in
accordance with the details approved pursuant to this condition.
Reason: In order to promote sustainable travel and ensure compliance with Policies
6.3 and 7.14 of the London Plan (March 2015) and Policy IM4 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).

AP

Condition 7
Archaeology
A) No development other than demolition to existing ground level shall take
place until the applicant (or their heirs and successors in title) has secured the
implementation of a programme of geo/archaeological evaluation if no suitable
geotechnical survey is to occur, in accordance with a Written Scheme of
Investigation which has been submitted by the applicant and approved by the
Local Planning Authority in writing and a report on that evaluation has been
submitted to and approved by the Local Planning Authority in writing.
B) Under Part A, the applicant (or their heirs and successors in title) shall
implement a programme of geo/archaeological evaluation in accordance with a
Written Scheme of Investigation.
C) No development other than demolition to existing ground level shall take
place until the applicant (or their heirs and successors in title) has secured the
implementation of a programme of archaeological mitigation in accordance
with a Written Scheme of Investigation which has been submitted by the
applicant and approved by the Local Planning Authority in writing and a report
on that evaluation has been submitted to and approved by the local planning
authority in writing.
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D) Under Part A, the applicant (or their heirs and successors in title) shall
implement a programme of archaeological mitigation in accordance with a
Written Scheme of Investigation.
E) The development shall not be occupied until the site investigation and post
investigation assessment has been completed in accordance with the
programme set out in the Written Scheme of Investigation approved under
Parts (A and C), and the provision for analysis, publication and dissemination
of the results and archive deposition has been secured.

IX

Reason: Heritage assets of archaeological interest may survive on the site. The
planning authority wishes to secure the provision of appropriate archaeological
investigation, including the publication of results, in accordance with Section 12 of
the NPPF, Policy 7.8 of the London Plan and Policy DH(m) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).

AP
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Condition 8
Land Condition (Preliminary Risk Assessment)
Prior to the commencement of development approved by this planning permission
(or such other date or stage in development as may be agreed in writing with the
Local Planning Authority), the following components of a scheme to deal with the
risks associated with contamination of the site shall each be submitted to and
approved, in writing, by the local planning authority:
1. A preliminary risk assessment which has identified:
· all previous uses;
· potential contaminants associated with those uses;
· a conceptual model of the site indicating sources, pathways and receptors;
· potentially unacceptable risks arising from contamination at the site.
2. A site investigation scheme, based on (1) to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off
site.
3. The results of the site investigation and the detailed risk assessment referred to
in (2) and, based on these, an options appraisal and remediation strategy giving
full details of the remediation measures required and how they are to be
undertaken.
4. A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (3) are
complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.
Any changes to these components require the express written consent of the local
planning authority. The scheme shall be implemented as approved.
Reason: Potential sources of contamination associated with historical uses of the site
should be further investigated to ensure that there is not an unacceptable risk to
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health and controlled waters in line with the aims of the National Planning Policy
Framework (NPPF); and with Policies (E) of the Royal Borough of Greenwich Local
Plan: Core Strategy with Detailed Policies (2014); and the Mayor’s London Plan
Policies 5.21 Contaminated Land and 5.22 Hazardous substances.
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Condition 9
Drainage
Development shall not commence until a drainage strategy detailing any on and/or
off site drainage works along with a maintenance plan, has been submitted to and
approved by, the Local Planning Authority in consultation with the sewerage
undertaker. No discharge of foul or surface water from the site shall be accepted
into the public system until the drainage works referred to in the strategy have been
completed”.
The development shall be carried out in accordance with the approved details.
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Reason: The development may lead to sewage flooding; to ensure that sufficient
capacity is made available to cope with the new development; and in order to avoid
adverse environmental impact upon the community in accordance with policy IM1 of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).

AP

Condition 10
Protection of River Wall
Notwithstanding the submitted drawings, no development shall take place except
enabling and demolition works until a scheme of the landscaping and surface water
drainage works for the area of the site within 12 metres of the landward face of the
concrete capping beam forming part of the river wall, has been submitted to and
approved in writing by the Local Planning Authority. The submitted scheme will be
designed to:
 prevent an increased surcharge being imposed on the existing river wall.
 preserve or improve the existing back of wall drainage features and minimise
storm water accumulation behind the river wall.
The development will then only proceed in strict accordance with the approved
details and will be maintained as such thereafter.
Reason: To prevent an adverse impact on the river wall, to preserve operational
access and to prevent an increased risk of flooding to comply with Policy 5.12 of the
London Plan (March 2015) and E2 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
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Condition 11
Working Method Statement
No development shall take place until a working method statement to cover all
works affecting the Creek wall shall be submitted to and agreed in writing by the
Local Planning Authority. Thereafter the development shall be carried out in
accordance with the approved scheme and any subsequent amendments shall be
agreed in writing with the Local Planning Authority. We would expect the method
statement to cover the following requirements:
 timing of works
 methods used for all works affecting the creek wall
 machinery (location and storage of plant, materials and fuel, access routes,
 access to creek wall, etc.)
 protection of areas of ecological sensitivity and importance
 site supervision
We ask to be consulted on the details of this scheme when it is submitted for
approval to your Authority.

Reason: To prevent any adverse impact on the integrity of the Creek wall or the
ecology of the Creek during the construction in line with Policy 5.12 of the London
Plan (2016) and E2 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
Condition 12
Landscaping and Intertidal terraces
No development other than demolition to existing ground level shall take place until
a landscape management plan, including long- term design objectives, management
responsibilities and maintenance schedules for the landscaped areas adjacent to the
creek wall, shall be submitted to and approved in writing by the Local Planning
Authority. The landscape management plan shall be carried out as approved and any
subsequent variations shall be agreed in writing by the Local Planning Authority.

AP

The scheme shall include the following elements:
 detail extent and type of new planting (NB planting to be of native species)
 details of maintenance regimes
 details of improvements to existing intertidal terracing
 details of management responsibilities
Reason: to ensure the protection of wildlife and supporting habitat and secure
opportunities for the enhancement of the nature conservation value of the site in
line with Policy 7.19 of the London Plan (2016) and Policy OS(f) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).
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Condition 13
Landscaping
Details of all hard and soft landscaping arrangements including surface treatments,
fencing or other means of enclosure, tree and shrub planting indicating species and
sizes and details of provision of defensible space / screening to residential units
adjoining the communal amenity space, shall be submitted to and approved by the
Local Planning Authority (and in the case of planting details in conjunction with
London City Airport to allow the impact upon bird populations to be assessed)
before the development is occupied. The hard landscaping shall be completed before
the premises are first occupied. The soft landscaping shall be completed within 12
months, or by the end of the first planting season, after the completion of the
development to the satisfaction of the Local Planning Authority.
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Any trees, or plants which die within a period of 5 years from the completion of the
development; are removed, or become seriously damaged, or diseased shall be
replaced in the next planting season with others of similar size and species, unless
the Local Planning Authority gives written consent to any variation.
Reason: In order to improve the character and amenities of the area and in the
interests of aviation safety to ensure compliance with Policy 7.13 of the London Plan
and Policies DH1 and OS(f) of The Royal Borough of Greenwich Local Plan: Core
Strategy with Detailed Policies (July 2014).

AP

Condition 14
Mixed Use - Commercial/Residential Sound Insulation
Prior to construction of the relevant part of the development, a detailed scheme of
noise insulation measures for all divisions (walls and/or floors) separating
commercial/residential areas shall be submitted to and been approved in writing by
the Local Planning Authority. The scheme of noise insulation measures shall be
prepared by a suitably qualified consultant/engineer and shall demonstrate that the
proposed sound insulation will achieve a level of protection which is at least +10dB
above the Approved Document E standard (Dwelling houses and flats) for airborne
sound insulation and -10dB for impact sound insulation. The approved scheme shall
be implemented prior to the commencement of the use and be permanently
retained thereafter.
Reason: In order to ensure a satisfactory appearance to the development to
safeguard the amenities of neighbouring properties and the area generally, to
prevent ‘ambient noise creep’ and to ensure compliance with Policies 3.5 and 7.15 of
the London Plan (March 2015) and Policies DH1 and E(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
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Condition 15
BREEAM
a, The commercial unit hereby permitted shall be built to a minimum of BREEAM
Very Good (or its successor).
b, No construction of the relevant part of the development shall take place until a
Design Stage assessment (under the BREEAM or its successor) has been carried
out and a copy of the summary score sheet and interim Code Certificate have
been submitted to and approved in writing by the Local Planning Authority.
c, Prior to first occupation of the commercial unit, a copy of the summary score
sheet and Post Construction Review Certificate (under BREEAM or its
successor) shall be submitted to the Local Planning Authority verifying that the
agreed standards have been met.
Reason: In the interest of addressing climate change and to secure sustainable
development and to comply with Core Strategy policy E1.

AP
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Condition 16
Energy and Water Efficiency
All dwellings hereby approved shall be constructed in order to achieve the following
requirements:
 a minimum 20.61% improvement in the Dwelling Emission Rate over the
Target Emission Rate as defined in Part L1A of the 2013 Building Regulations;
 a y-value of 0.10 (thermal bridging);
 and a reduction in potable water demand to a maximum of 105 litres per
person per day
a. No construction of the relevant part of the development shall commence until a
Design Stage Standard Assessment Procedure (SAP) Assessment and Water
Efficiency calculations, prepared by suitably qualified assessors, shall have been
submitted to and approved in writing by the local planning authority to
demonstrate that the detailed design of each dwelling is in compliance with part
(a).
b. No construction of the relevant part of the development shall commence until
details of the measures to achieve compliance with part (a) have been submitted
to and approved in writing by the Local Planning Authority.
c. Within 3 months of occupation of any of the residential units hereby approved, an
As Built SAP Assessment and post-construction stage Water Efficiency
Calculations, prepared by suitably qualified assessors, shall be submitted to the
Local Planning Authority and approved in writing to demonstrate full compliance
with part (a) for each unit.
Reason: To comply with Policies 5.1 Climate change and mitigation, 5.2 Minimising
carbon dioxide emissions, 5.3 Sustainable design and construction, 5.7 Renewable
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energy, 5.15 Water use and supplies in the London Plan (2016) and Core Strategy
policy E1 (Carbon Emissions)
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Condition 17
Noise from fixed Plant & Equipment
a. Prior to the commencement of works on the development hereby permitted,
provide an Acoustic Report including:
• Survey of existing background/ambient sound level,
• Manufacturers noise specification (Sound power/Sound pressure level,
octave band spectral levels) of proposed plant,
• The proposed operational hours of the plant,
• Proposed mitigation measures to ensure the existing background sound level
will not increase when measured at one metre from the façade of the nearest
noise sensitive premises. In order to achieve this, the plant shall be
designed/selected, or the noise from the plant should be attenuated, so that it is
10dB below the existing background level (LA90 15min). The measurements and
assessment shall be made in accordance to the latest British Standard 4142, and
shall be submitted to and approved by the Local Planning Authority.
b. The approved measures shall be implemented prior to occupation of the
development and shall be permanently maintained thereafter.

Reason: In order to ensure a satisfactory appearance to the development to
safeguard the amenities of neighbouring properties and the area generally, to
prevent ‘ambient noise creep’ and to ensure compliance with Policies 3.5 and 7.15 of
the London Plan (March 2015) and Policies DH1 and E(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).

AP

Condition 18
Wheelchair Adaptable Dwellings
10% of all dwellings in the development hereby permitted shall comply with Building
Regulation requirement M4(3). Detailed layout drawings at a scale of 1:50 shall be
submitted to and approved in writing by the Local Planning Authority prior to the
commencement of the development.
The wheelchair adaptable dwellings shall be marketed as such for a period of eight
months. After that period evidence of such marketing shall be submitted to and
approved by the Local Planning Authority in consultation with the Council’s Housing
Occupational Therapist prior to first occupation of the dwellings identified above.
Reason: To accord with Policy 3.8 of the London Plan 2011 as amended and Policy
H5 of the Royal Greenwich Core Strategy and Detailed Policies 2014
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Condition 19
Wheelchair Accessible Dwellings
10% of all London Affordable Rented units in the development hereby permitted
shall comply with Building Regulation requirement M4(3)(2)(b) ‘wheelchair user
dwellings’ in accordance with drawings which shall be submitted to and approved in
writing by the Local Planning Authority prior to the commencement of the
construction of the development.

IX

The applicant shall not implement any part of the development hereby permitted
until full details of these units have been submitted to and approved in writing by the
Local Planning Authority in consultation with the Council’s Housing Occupational
Therapist. The applicant must fit out the dwellings such as to gain Greenwich
Housing Occupational Therapist approval. The applicant must follow the eight stages
for fit out and approval of plans as set out in Informative 03.
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Reason: To accord with Policy 3.8 of the London Plan 2011 as amended and Policy
H5 of the Royal Greenwich Core Strategy and Detailed Policies 2014.
Condition 20
Sustainable Drainage
A Sustainable Urban Drainage (SUDS) scheme shall be submitted to, and approved
by the Local Planning Authority prior to the commencement of the development.
Such scheme shall include (but not be limited to) details of the calculations used and
a maintenance plan of how the SUDS system will be maintained for the lifetime of
the development to ensure the system performs as designed and will not increase
flood risk. The scheme shall thereafter be implemented in accordance with the
approval.

AP

Reason: To prevent the increased risk of flooding, to improve and protect water
quality and ensure compliance with Policy 5.13 of the London Plan (2016) and Policy
E2 of The Royal Borough of Greenwich Local Plan: Core Strategy with Detailed
Policies (July 2014).
Condition 21
Sound Attenuation - Environmental / Transport Noise
Prior to the commencement of above ground works details of the mitigation
measures (inclusive of external wall construction, glazing, and ventilation) as
recommended in Technical Noise Assessment report for the site shall be submitted
to and approved by the Local Planning Authority.
The development shall be carried out in accordance with the approved details.
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Reason: In order to safeguard the amenities of occupants of the residential
properties and to ensure compliance with Policies 3.5 and 7.15 of the London Plan
(March 2015) and Policies DH1 and E(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
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Condition 22
Roof Garden Sound Insulation
A. Prior to the completion of the superstructure details of the proposed sound
insulation scheme to be implemented between the residential accommodation
and the roof garden shall be submitted to and approved by the Local Planning
Authority. Details should include airborne and impact sound insulation.
B. Prior to first occupation the developer shall certify to the local planning authority
that the noise mitigation measures agreed have been installed..
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Reason: In order to safeguard the amenities of occupants of the residential
properties and to ensure compliance with Policies 3.5 and 7.15 of the London Plan
(March 2015) and Policies DH1 and E(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014)
Condition 23
Details of Children’s Play Areas
Full details of the size, location, layout and detailed design of the proposed children’s
play areas for under 5s, 5-11s and children 12 plus, in accordance with the Mayor’s
Supplementary Planning Guidance ‘Shaping Neighbourhoods: Children and Young
People’s Play and Informal Recreation’ (September 2012), which shall also include
details of how inclusive play principles have been considered, shall be submitted to
and approved by the Local Planning Authority prior to the commencement of above
ground works.
The details shall include the provision of 239sqm for ages 0-4 , 236sqm for ages 5 11 and 86sqm for 12+ age group.

AP

The landscaping shall be laid out in accordance with the approved plans and made
available prior to the first occupation of the development.
Reason: To ensure that satisfactory provision is made for children’s play within the
development and to ensure compliance with Policy H(e) of The Royal Borough of
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
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Condition 24
Details of Materials
Prior to the commencement of above ground works, full details including samples of
all facing materials and fenestration to be used on the buildings (including a 1:1 scale
composite sample panel to be provided on site) and details of all other finishing
materials including paving and all means of enclosure, shall be submitted to, and
approved in writing by, the Local Planning Authority and the scheme shall thereafter
be implemented in accordance with the approval.

IX

Reason: To ensure the Local Planning Authority is satisfied with the external
appearance of the buildings and to ensure compliance with Policy 3.5 of the London
Plan (2016) and Policy DH1The Royal Borough of Greenwich Local Plan: Core
Strategy with Detailed Policies (July 2014).
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Condition 25
Design of Residential Entrances
Prior to the commencement of above ground works full details of the design of the
residential entrances must be submitted to and approved in writing by the Local
Planning Authority. The entrances shall be fully implemented in accordance with the
approved details prior to the occupation of the relevant part of the development
and shall be retained thereafter for the lifetime of the development.
Reason: In order that the Local Planning Authority may be satisfied with the external
appearance of the entrances to be ‘tenure blind’ and contribute to social inclusion,
being compliant with Policies 3.5 and 7.6 of the London Plan (March 2016) and H5
and DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).

AP

Condition 26
Refuse and Recycling
Full details of a refuse and recycling strategy for all uses shall be submitted to and
approved by the Local Planning Authority prior to the commencement of the
relevant part of the development. The relevant part of the development shall then
be carried out in accordance with the approved strategy.
Reason: In order to ensure compliance with DH1 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (July 2014).
Condition 27
Cycle Parking
Full details of facilities for parking of cycles within the relevant part of the site shall
be submitted to, and approved in writing by, the Local Planning Authority and once
approved shall be fully implemented before the premises in each part of the
ITEM NO: 4
(Appendices)

APPENDICES

development are first occupied. For the avoidance of doubt, the minimum cycle
provision for the development shall be 257 spaces.
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Reason: To promote sustainable travel and to ensure compliance with Policy 6.13 of
the London Plan (2016) and Policies IM4, IM(b) and IM(c) of The Royal Borough of
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
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IX

Condition 28
Bird/Bat Boxes
a. Details of the number, location (including eastings and northings) and design of
the bird/bat boxes to be provided as part of the development hereby approved
shall be submitted to and approved in writing by the local planning authority
prior to commencement of above ground works and shall be installed before
occupation of the building and maintained in perpetuity.
b. Evidence that the boxes have been installed in accordance with the details
above should be submitted to and approved by the Local Planning Authority
prior to first occupation.
c. The bird/bat boxes shall be retained for the lifetime of the development in
accordance the approved details
Reason: To ensure the development provides the maximum possible provision
towards creation of habitats and valuable areas for biodiversity in accordance with
policy OS4 (Biodiversity) of the Core Strategy 2014.

AP

Condition 29
Landscape and Ecological Management Plan
a. A Landscape and Ecological Management Plan for each relevant part of the
development shall be submitted to, and approved in writing by, the Local Planning
Authority before the commencement of the relevant part of the development.
Development proposals must ensure that there will be no net loss of biodiversity
and, wherever possible, make a positive contribution to the protection,
enhancement, creation and management of biodiversity. The Landscape and
Ecological Management Plan shall include:
I. Long term design objectives;
II. Management responsibilities;
III. Maintenance schedules for all landscaped areas other than small, privately
owned domestic gardens;
IV. All mitigation measures relevant to sections 5 and 6 of the Habitat Survey
and Biodiversity Recommendations report dated December 2017 and
revised April 2018;
V. A report from a suitably qualified ecologist specifying how the landscape
features have been developed for biodiversity and ecological enhancement;
and
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VI. Details of all landscape features, including plans and cross-sections.
b. The Landscape and Ecological Management Plan shall be implemented and
maintained as approved.

5

Reason: In order to ensure that the Council is satisfied with the proposed
maintenance regime for the landscaped areas, to enhance the nature conservation
value and biodiversity of the site, and to ensure compliance with Policy 7.19 of the
London Plan (2016) and Policy OS(f) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (Adopted July 2014).
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Condition 30
Green Roof
a. The development shall be constructed with a GRO Green Roof Code 2014
compliant Green roof laid out in accordance with Drg. No. 17-007-BPTWZZ-12DR-A-1014 Twelfth Floor Plan and page 13 of the Revised Landscape Proposal
dated July 2018 hereby approved and maintained thereafter.
b. Details of the green roof shall be submitted to and approved in writing by the
Local Planning Authority prior to the occupation of the development hereby
approved, and should include: type of green roof; substrate and vegetation .
c. Evidence that the roof has been installed in accordance with (a) shall be
submitted to and approved in writing by the Local Planning Authority prior to
the first occupation of the development hereby approved.
d. The green roof shall be retained for the lifetime of the development in
accordance the approved details.
Reason: To provide insulation and to contribute towards enhancing biodiversity,
reducing flood risk and improving the aesthetic value of the development as well as
resident’s well-being. To comply with London Plan policies 5.11 (Green Roofs and
Development Site Environs) and 7.19 (Biodiversity and Access to Nature) and Core
Strategy policies OS4 (Biodiversity), DH1 (Design) and E(f) Living Roofs and Walls.

AP

Condition 31
Precautionary Bat Survey
Buildings assessed as having low potential are required to have one further
emergence (dusk) survey in combination with a dawn re-entry survey in order to
determine the presence/likely absence of bats. If more than one year passes
between the most recent bat survey and the commencement of demolition and/or
tree works, an update bat survey must be undertaken immediately prior to
demolition or tree works by a licensed bat worker. Evidence that the survey has
been undertaken shall be submitted to and approved in writing by the Local Planning
Authority prior to the commencement of demolition and/or tree works.

ITEM NO: 4
(Appendices)

APPENDICES

Reason: To ensure compliance with the Habitats Regulations and the Wildlife &
Countryside Act 1981 (as amended).
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Condition 32
Timing of vegetation clearance (breeding birds)
All removal of trees, hedgerows, shrubs, scrub or tall herbaceous vegetation shall be
undertaken between September and February inclusive. If this is not possible then a
suitably qualified ecologist shall check the areas concerned immediately prior to the
clearance works to ensure that no nesting or nest building birds are present. If any
nesting birds are present then the vegetation shall not be removed until the
fledglings have left the nest.

Reason: All wild birds, their nests and young are protected during the nesting period
under The Wildlife and Countryside Act 1981 (as amended).
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Condition 33
Land Contamination (Verification)
No occupation of any part of the permitted development shall take place until a
verification report demonstrating completion of works set out in the approved
remediation strategy and the effectiveness of the remediation shall be submitted to
and approved, in writing, by the local planning authority. The report shall include
results of sampling and monitoring carried out in accordance with the approved
verification plan to demonstrate that the site remediation criteria have been met. It
shall also include any plan (a “long-term monitoring and maintenance plan”) for
longer-term monitoring of pollutant linkages, maintenance and arrangements for
contingency action, as identified in the verification plan. The long-term monitoring
and maintenance plan shall be implemented as approved.

AP

Reason: To ensure that environmental and health risks have been satisfactorily
managed so that the site is deemed suitable for use with regard to the management
of any historic contamination present in soils or groundwater beneath the site that
present a risk to controlled waters and to Source Protection Zone 3 of a public
water supply; in accordance with the aims of the National Planning Policy
Framework (NPPF); and with Policies (E) of the Royal Borough of Greenwich Local
Plan: Core Strategy with Detailed Policies (2014); and the Mayor’s London Plan
Policies 5.21 Contaminated Land and 5.22 Hazardous substances.
Condition 34
Electric Vehicle Charging Points
100% of parking spaces in the development shall be provided with electric vehicle
charging points (EVCP), the details of which shall be submitted to and approved by
the Local Planning Authority prior to the occupation of the relevant part of the
development. The submitted details shall thereafter be implemented in strict
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accordance with the approved details, prior to the commencement of the uses on
the site.

5

Reason: To minimise carbon dioxide emissions and to ensure the acceptable
provision of Blue Badge parking for occupants of the wheelchair units and to comply
with Policy 6.13 of the London Plan (March 2015) and IM3 and E1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).

IX

Condition 35
Car Park Management Plan
Prior to the occupation of the development, a car park design and management plan
shall be submitted to, and approved in writing by, the Local Planning Authority. The
car park management plan shall in all respects be implemented in accordance with
the details approved pursuant to this condition unless the Local Planning Authority
gives written consent to any such variation.
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Reason: To ensure that safe and secure off-street parking is maintained and managed
to the satisfaction of the Council and ensure compliance with Policy 6.13 of the
London Plan (March 2016) and Policies IM4 and IM(c) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
Condition 36
Delivery and Servicing Plan
The relevant part of the development shall not be occupied until a detailed Delivery
and Servicing Plan (DSP) has been submitted to, and approved in writing by, the
Local Planning Authority in consultation with Transport for London. The DSP shall
include a requirement that deliveries are carried out outside of peak hours. The
relevant part of the development shall be carried out in accordance with the details
approved pursuant to this condition. The applicant shall seek prior approval from
TfL before submitting the relevant details pursuant to this condition.

AP

Reason: In order to safeguard residential amenity and pedestrian and traffic safety
and ensure compliance with Policy 6.3 of the London Plan (March 2015) and IM3
and E1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014).
Condition 37
Lighting
Full details of external lighting to serve the new development, shall be submitted to,
and approved by the Local Planning Authority prior to the occupation of the
development and the lighting shall in all respects be carried out in accordance with
the approved details.
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Reason: In order that the Council may be satisfied with the details of the proposal in
the interest of the safety and amenities of residents, pedestrians, cyclists, and road
users and the interest of the protection of bats in line with policy OS4 (Biodiversity)
and Policy DH1 of the Core Strategy with Detailed Policies (2014)
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Condition 38
Riparian lifesaving equipment
Full details of riparian lifesaving equipment (such as grab chains, access ladders and
life buoys) to be installed along the river edge to a standard recommended in the
1991 Hayes Report shall be submitted to and approved in writing by, the Local
Planning Authority prior to the first occupation of the development. The riparian
lifesaving equipment shall be implemented in accordance with the approved details.
Reason: For the safety of residents and users of the area and compliance with and
Policy CH1 of the Core Strategy (2014).
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Condition 39
Emergency Flood Plan
A Flood Emergency Plan, including an evacuation route to a safe refuge above the
breach flood level informed by the most recent breach modelling data, shall be
submitted and approved by the Local Planning Authority prior to the occupation of
the development and shall be complied with for the lifetime of the development.
Reason: To minimise risks the risk of flooding to users of the building and comply
with Policy 5.12 of the London Plan (2016) and E2 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
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Condition 40
Energy Performance
The development hereby permitted shall be carried out in accordance with the
Energy Statement for Planning Rev 06 dated 16/11/2018 and shall achieve a
reduction in carbon dioxide emissions of 20.61% against Building Regulations 2013
Part L.
Reason: To minimise future carbon dioxide emissions and mitigate climate change,
and to comply with London Plan Policy 5.2 (Minimising Carbon Dioxide Emissions)
and Core Strategy policy E1 (Carbon Emissions).

Condition 41
On-site renewable energy technologies
The renewable energy technologies, which shall provide for no less than 9.37% onsite CO2 reduction as detailed within the 'Energy Statement', shall be installed and
operational prior to the first occupation of the development. Details of the
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renewable energy technologies shall be submitted to and approved in writing by the
Local Planning Authority prior to the prior to the commencement of above ground
works. The details shall include:

IX
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a) An energy assessment stating:
- baseline energy demand in KWh and kg/CO2
- energy reduction achieved on the baseline through the use of on-site
renewable energy technologies in KWh, kg/CO2 and % CO2 reduction.
b) The resulting scheme, along with machinery/apparatus location, specification and
operational details
c) A management plan for the operation of the technologies
d) A servicing plan including times, location, frequency, method of servicing

PE
N
D

The development shall be carried out in accordance with the details hereby
approved, shall be maintained as such thereafter and no amendments to the
approved scheme shall be permitted without the prior written consent of the Local
Planning Authority.
Reason: To contribute towards carbon dioxide emissions reduction and to comply
with London Plan Policy 5.7 (Renewable Energy) and Core Strategy policy E1
(Carbon Emissions)

Condition 42
On-site renewable energy technologies – evidence of installation
Evidence that the scheme of renewable energy provision has been installed in
accordance with the condition above, including evidence of commissioning and a
copy of the building’s Energy Performance Certificate, shall be submitted to and
approved in writing by the Local Planning Authority prior to the first occupation of
the development hereby approved.
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Reason: To contribute towards carbon dioxide emissions reduction and to comply
with London Plan Policy 5.7 (Renewable Energy) and Core Strategy policy E1
(Carbon Emissions).
Condition 43
Future Connection to Heating, Cooling and Power Networks
Full details (location of the energy centre, location of corrugated service duct or
space dedicated to install a plate pack exchanger, pipes plan, cost, timeframe,
correspondence with energy supplier) demonstrating how the approved scheme has
been designed to allow for the future connection to any neighbouring heating and
cooling system and/or any private wire power network with shall be submitted to
and approved in writing by the Local Planning Authority. Evidence that the approved
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scheme has been implemented shall be submitted to and approved by the Local
Planning Authority prior to the issue of a certificate of practical completion. The
development shall be carried out in accordance with the approved design details and
no alterations shall take place without the prior written consent of the Local
Planning Authority.
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Reason: To allow for the efficient distribution of energy, to minimise carbon dioxide
emissions and to comply with London Plan policy 5.6 (Decentralised Energy in
Development Proposals) and Core Strategy policy E1 (Carbon Emissions).
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Condition 44
Overheating
Details derived using simulation software demonstrating that all dwellings comply
with the CIBSE standard preventing summer overheating shall be submitted to, and
approved in writing by, the Local Planning Authority prior to the construction of the
relevant part of the development. The development shall be carried out in
accordance with the details as approved.
Reason: To comply with Policy 5.9 of the London Plan and Core Strategy Policy H5
(Housing Design).
Condition 45
Security
Prior to the commencement of any above ground level works, details of Secured by
Design measures shall be submitted to and approved in writing by the Local Planning
Authority. The development shall achieve Secured by Design ‘Silver’ standard as a
minimum and aim to achieve the Secured by Design ‘Gold’ standard where feasible.
The Secured by Design measures shall be implemented in accordance with the
approved details, completed prior to the first occupation of the development and
retained for the lifetime of the development.

AP

Reason: To ensure that Secured by Design principles are implemented into the
development in accordance with policies 7.3 of the London Plan (2016).
Condition 46
Security
Prior to the commencement of any above ground level works, details of Secured by
Design measures shall be submitted to and approved in writing by the Local Planning
Authority. The development shall achieve Secured by Design ‘Silver’ standard as a
minimum and aim to achieve the Secured by Design ‘Gold’ standard where feasible.
The Secured by Design measures shall be implemented in accordance with the
approved details, completed prior to the first occupation of the development and
retained for the lifetime of the development.
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Reason: To ensure that Secured by Design principles are implemented into the
development in accordance with policies 7.3 of the London Plan (2016).
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Condition 47
Unsuspected Contamination
If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in writing
with the Local Planning Authority) shall be carried out until the developer has
submitted a remediation strategy to the Local Planning Authority detailing how this
unsuspected contamination shall be dealt with and obtained written approval from
the Local Planning Authority. The remediation strategy shall be implemented as
approved.
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Reason: to ensure that environmental and health risks have been satisfactorily
managed so that the site is deemed suitable for use; in accordance with the aims of
the National Planning Policy Framework (NPPF); and with Policies (E) of the Royal
Borough of Greenwich Local Plan: Core Strategy with Detailed Policies (2014); and
the Mayor’s London Plan Policies 5.21 Contaminated Land and 5.22 Hazardous
substances.
Condition 48
Piling
Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the local planning
authority, in conjunction with the Environment Agency, which may be given for
those parts of the site where it has been demonstrated that there is no resultant
unacceptable risk to groundwater. The development shall be carried out in
accordance with the approved details.

AP

Reason: The proposed works will be in close proximity to underground water and
sewerage utility infrastructure. Piling has the potential to impact on local
underground water and sewerage utility infrastructure. To minimise disturbance of
any existing contamination and the protection of groundwater in the underlying
Principal and Secondary Aquifers and to ensure compliance with Policy 5.21 of the
London Plan (2016) and Policy E(e) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (Adopted July 2014).
Condition 49
Hours of Operation
The A3 and B1 (a, b, c) use hereby permitted shall only be operated between the
hours of 08:00 – 22:00 Monday to Saturday.
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Reason: To safeguard the amenities of neighbouring properties, particularly
residential properties and the area generally and to ensure compliance with Policy
DH(b) The Royal Borough of Greenwich Local Plan: Core Strategy with Detailed
Policies (July 2014).

IX

5

Condition 50
Flood Risk
The development permitted by this planning permission shall only be carried out in
accordance with the approved Flood Risk Assessment (FRA) by Water Environment
Limited, dated May 2018, and the following mitigation measures detailed within the
FRA:
 Finished floor levels of sleeping accommodation set no lower than
7.925mabove Ordnance Datum (AOD).
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The mitigation measures shall be fully implemented prior to occupation and
subsequently in accordance with the timing / phasing arrangements embodied within
the scheme, or within any other period as may subsequently be agreed, in writing,
by the Local Planning Authority.
Reason: To reduce the risk of flooding to the proposed development and future
occupants and comply with Policy 5.12 of the London Plan (March 2015) and E2 of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
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Condition 51
Restriction on Use Classes
Notwithstanding the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking, re-enacting or modifying that Order), the
lower and upper ground floor commercial unit shown on Drg. No. 17-007-BPTWZZ-GF-DR-A-1001 Rev C04 and 17-007-BPTW-ZZ-GF-DRA-1002 Rev C02 shall be
used for B1(a, b and c) and A3 use and for no other purpose of the Schedule to the
Town and Country Planning (Use Classes) Order 1987, or in any provision
equivalent to that Class in any statutory instrument revoking and re-enacting that
Order).
The maximum floor space of the A3 use to be provided within the Development
shall not exceed 100sqm.
Reason: In order to protect the aspirations of MU16 site proposal and to ensure the
employment density of the site is maximised in line with the objectives of policy EA1
and EA(a) of the Core Strategy 2014.
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Condition 52
Odour from fixed Plant & Equipment
Details of the proposed extract ventilation system (including the extraction hood,
internal fan, flexible couplings, three-stage filtration [grease filters, prefilters and
activated carbon filters], height of the extract duct above eaves level and antivibration mountings) shall be submitted to, and approved in writing by, the Local
Planning Authority before the building is brought into use. The approved details shall
thereafter be installed prior to the use of the premises for A3 purposes and
permanently maintained as such thereafter.

IX

Reason: In the interest of the prospective residential occupiers of the
accommodation and ensure compliance with E(a) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
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Condition 53
Accessibility
A minimum of 90% of all dwellings in the development hereby permitted shall
comply with Building Regulation requirement M4(2) ’accessible and adaptable
dwellings’ in accordance with drawings which shall be submitted to and approved in
writing by the Local Planning Authority prior to the commencement of the
construction of the development.
Reason: To accord with Policy 3.8 of the London Plan 2011 as amended and Policy
H5 of the Royal Greenwich Core Strategy and Detailed Policies 2014.
Condition 54
Noise Criteria Compliance
The development hereby permitted shall meet the following noise criteria:

AP

Criterion 1
Noise levels in bedrooms at night shall not exceed 30 dB LAeq,8h and shall not
exceed 45 dB LAmax,f more than 10 times per night for regular noise
sources. Regular noise sources include sources which commonly occur at, or in the
vicinity of, the site including wharf operations, as opposed to one-off events, or
special occasions which could result in higher than typical site noise levels. The
limits include all external noise sources and building services noise if applicable. The
internal noise levels should be achieved with rapid ventilation (either open windows
or suitable alternative) for whole dwelling ventilation purposes and to prevent
overheating.
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Criterion 2
Noise levels in habitable rooms during the day shall not exceed 35 dB LAeq,16h.
The limit includes all external noise sources and building services noise if applicable.
The internal noise levels should be achieved with rapid ventilation (either open
windows or suitable alternative) for whole dwelling ventilation purposes and to
prevent overheating.

IX
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Criterion3
The rating levels according to BS 4142: 2014 on balconies due to all industrial and
wharf sources operating at a cumulative maximum shall not be more than 5 dB
above existing background noise levels during the daytime (0700 -2300).
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Criterion 4
For public / private outdoor areas (i.e. gardens and balconies) the maximum target
noise level shall be as specified within BS8233:2014. i.e.; LAeq 55 dB [BS 8233:2014
‘upper guideline value’].
Prior to the commencement of any above ground works in connection with the
development hereby permitted full details of any mitigation measures required in
order to meet the above criteria and, where relevant, details of any alternative
means of ventilation or cooling, shall be submitted to and approved in writing by
the Local Planning Authority and the mitigation shall be installed in accordance with
the approved details prior to the first occupation of the residential units hereby
permitted.
Reason: In order to protect the amenity of future occupants of the development and
to minimise the potential for conflict with the nearby safeguarded wharf in
accordance with policies D1and H5 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014) and policy 7.26 of the London Plan (2016).

AP

Condition 55
Noise Criteria Testing and Implementation Condition
a) Prior to the first occupation of each building, a scheme for testing the internal and
external noise environment of the residential units, to demonstrate compliance with
Criteria 1 to 2 of Condition 1 above and modelling to demonstrate compliance with
Criterion 3, shall be submitted to and approved in writing by the Local Planning
Authority (in consultation with the Port of London Authority).
b) Prior to the first occupation of the residential units hereby permitted, the scheme
for noise testing and modelling required by part a) above shall be implemented and
the results submitted and approved in writing by the Local Planning Authority (in
consultation with the Port of London Authority).
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Reason: In order to protect the amenity of future occupants of the development and
to minimise the potential for conflict with the nearby safeguarded wharf in
accordance with policies D1and H5 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014) and policy 7.26 of the London Plan (2016).

5

Time Limit Condition*
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.

*

IX

Reason: As required by Section 91 of the Town and Country Planning Act 1990.

Note: Conditions to be re-ordered on final decision notice so that the time
limit is Condition 1.

1.

Archaeology
Written schemes of investigation will need to be prepared and
implemented by a suitably qualified professionally accredited
archaeological practice in accordance with Historic England’s Guidelines
for Archaeological Projects in Greater London.
This condition is exempt from deemed discharge under schedule 6 of
The Town and Country Planning (Development Management Procedure)
(England) Order 2015.
Thames Water
With regard to surface water drainage, Thames Water would advise that
if the developer follows the sequential approach to the disposal of
surface water we would have no objection. Where the developer
proposes to discharge to a public sewer, prior approval from Thames
Water Developer Services will be required.

AP

2.
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Informative(s)

Should you require further information please refer to our website.
https://developers.thameswater.co.uk/Developinga-large-site/Apply-andpay-forservices/Wastewater-services
A Groundwater Risk Management Permit from Thames Water will be
required for discharging groundwater into a public sewer. Any discharge
made without a permit is deemed illegal and may result in prosecution
under the provisions of the Water Industry Act 1991. We would expect
the developer to demonstrate what measures he will undertake to
minimise groundwater discharges into the public sewer.
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Permit enquiries should be directed to Thames Water’s Risk
Management Team by telephoning 02035779483 or by emailing
wwqriskmanagement@thameswater.co.uk
Application forms should be completed on line via
www.thameswater.co.uk/wastewaterquality
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The proposed development is located within 15m of Thames Waters
underground assets, as such the development could cause the assets to
fail if appropriate measures are not taken. Please read our guide
‘working near our assets’ to ensure your workings are in line with the
necessary processes you need to follow if you’re considering working
above or near our pipes or other structures.
https://developers.thameswater.co.uk/Developing-a-largesite/Planningyourdevelopment/Working-near-or-diverting-our-pipes
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Should you require further information please contact Thames Water.
Email:
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday
to Friday, 8am to 5pm) Write to: Thames Water Developer Services,
Clearwater Court, Vastern Road, Reading, Berkshire RG1 8DB.
Thames Water will aim to provide customers with a minimum pressure
of 10m head (approx. 1 bar) and a flow rate of 9 litres/minute at the
point where it leaves Thames Waters pipes. The developer should take
account of this minimum pressure in the design of the proposed
development.

AP

There are water mains crossing or close to your development. Thames
Water do NOT permit the building over or construction within 3m of
water mains. If you're planning significant works near our mains (within
3m) we’ll need to check that your development doesn’t reduce capacity,
limit repair or maintenance activities during and after construction, or
inhibit the services we provide in any other way. The applicant is advised
to read our guide working near or diverting our pipes.
https://developers.thameswater.co.uk/Developing-a-largesite/Planningyourdevelopment/Working-near-or-diverting-our-pipes

3.

Flooding
It is considered that the Flood Risk Assessment hasn’t fully explored the
flood risk as there is a potential flood event from the Ravensbourne
discussed in 4.12 and although the EA modelling only assesses the 35%
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scenario we think there is a risk at the 75% scenario however this has
not been modelled but development should be mindful of this risk.
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We recommend that the applicant considers additional flood resilience /
resistance measures. Flood proofing measures include barriers on
ground floor doors, windows and access points and bringing electrical
services into the building at a high level so that plugs are located above
possible flood levels. We advise you consult with your building control
department when determining if flood proofing measures are effective.
Further information on flood resilience can be found on the following
Link http://www.planningportal.gov.uk/uploads/br/flood_performance.pdf
We recommend that future occupants register with the Environment
Agency’s flood warning service, ‘FloodLine’, by calling 0345 988 1188, so
that they may prepare themselves in case of flooding.

Intertidal terrace
The PLA recommends that all intertidal terraces should follow the best
practice guidance provided in the Environment Agency document
“Estuary Edges – Ecological Design Guidance” that can be found in
following link:
https://thamesestuarypartnership.org/our-projects/estuary-edges/
In addition any works under or over Mean High Water requires a River
Works License from the PLA. Please contact the PLA licencing team at
lic.app@pla.co.uk for further information. This should be added as an
informative to any future planning permission.

AP

4.
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Please refer to your flood risk manager for planning advice on surface
water management at this site. Following the Flood and Water
Management Act 2010, the responsibility for managing flood risk from
surface water runoff, groundwater and ordinary watercourses sits with
the Royal Borough of Greenwich as Lead Local Flood Authority.

5.

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
discussions took place which resulted in further information being
submitted.
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Appendix 3 – National, regional and local planning policies and
Supplementary Planning Guidance / Documents.
 The London Plan (March 2016) – The following London Plan policies are of
consideration:

5

London’s Places
2.13 Opportunity Areas and Intensification Areas
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London’s People
3.1 Ensuring equal life chances for all
3.2 Improving health and addressing health inequalities
3.4 Optimising housing potential
3.5 Quality and design of housing development
3.6 Children’s and young people’s play and informal recreation facilities
3.7 Large residential developments
3.8 Housing choice
3.9 Mixed and balanced communities
3.10 Definition of affordable housing
3.11 Affordable housing targets
3.13 Affordable housing thresholds
London’s Economy
4.3 Mixed used development and offices

AP

London’s Response to Climate
5.2 Minimising carbon dioxide emissions
5.3 Sustainable design and construction
5.6 Decentralised energy in development proposals
5.7 Renewable energy
5.9 Overheating and cooling
5.10 Urban greening
5.11 Green roofs and development site environs
5.12 Flood risk management
5.13 Sustainable drainage
5.14 Water quality and wastewater infrastructure
5.15 Water use and supplies
5.17 Waste capacity
5.18 Construction, excavation, and demolition waste
5.21 Contaminated land

ITEM NO: 4
(Appendices)

APPENDICES

London’s Transport
6.3 Assessing effects of development on transport capacity
6.6 Aviation
6.9 Cycling
6.10 Walking
6.13 Parking
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London’s Living Places and Spaces
7.1 Lifetime neighbourhoods
7.2 An inclusive design
7.3 Designing out crime
7.4 Local character
7.5 Public realm
7.6 Architecture
7.7 Location and design of tall and large buildings
7.8 Heritage assets and archaeology
7.12 Implementing the London View Management Framework
7.13 Safety, security and resilience to emergency
7.14 Improving air quality
7.15 Reducing and managing noise, improving and enhancing the acoustic
environment and promoting appropriate soundscapes
7.19 Biodiversity and access to nature
Implementation, Monitoring and Review
8.2 Planning Obligations

 The Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(“Core Strategy” – 2014) – The main Core Strategy policies relevant to this
application are:

AP

Housing Policies
H1 New Housing
H2 Housing Mix
H3 Affordable Housing
H5 Housing Design
H(e) Children’s Play Areas

Economic Activity and Employment Policies
EA1 Economic Development
EA(a) Local Employment Sites
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Environment and Climate Change Policies
E1 Carbon Emissions
E2 Flood Risk
E(a) Pollution
E(c) Air Pollution
E(e) Contaminated Land
E(f) Living Roofs and Walls

IX

Design and Heritage Policies
DH1 Design
DH2 Tall Buildings
DH3 Heritage Assets
DH(b) Protection of Amenity for Adjacent Occupiers
DH(g) Local Views
DH(h) Conservation Areas
DH(i) Statutory Listed Building Protection of Listed Buildings
DH(m)Archaeology Open Space Policies
OS4 Biodiversity
OS(f) Ecological Factors

5

Town Centres Policies
TC1 Town Centres
TC4 Greenwich Town Centre

Cohesive and Healthy Communities Policies
CH1 Cohesive Communities
CH2 Healthy Communities

AP

Infrastructure and Movement Policies
IM1 Infrastructure
IM4 Sustainable Travel
IM(a) Impact on the Road Network
IM(b) Walking and Cycling
IM(c) Parking Standards
IM(d) London City Airport

Supplementary Planning Guidance / Documents – the following planning
guidance / documents are considered relevant:
 Mayor’s Housing SPG (March 2016)
 Affordable Housing and Viability SPG (August 2017)
 Technical Housing Standards – Nationally Described Space Standard (Department
for Communities and Local Government – Amended 2016)
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 Royal Greenwich Planning Obligation Guidance SPD (July 2015)
 Addendum –UDP Site Proposal Schedule
 Tall Building Assessment 2011
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Appendix 4 – Original Planning Board Report
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PLANNING BOARD

Agenda Item: 4

23 January 2019

Reference No: 18/1594/F

Ward: Greenwich West

Application Type: Full Planning
Permission
Addendum 1

IX

Site Address:
Saxon Wharf, Norman Road,
Greenwich, SE10

5

Applicant: Notting Hill Genesis
Agent:
BPTW Partnership

Site Inspection

1.1

The application was deferred at the last Planning Board meeting to allow for a
site inspection to be undertaken.

1.2

2
2.1

The Members site visit is scheduled to take place on Thursday the 17 th of
January 2019.

Recommendation

The recommendation has not been amended.

The Board is requested to grant Full Planning Permission as outlined below:
‘Demolition of existing structures and the construction of a part 13 /
part 17 storey building to provide 401sqm (GEA) of B1(a, b and c) and
A3 floorspace at lower and upper ground floor level and 145
residential units with associated refuse and recycling storage, cycle
parking, car parking, access, provision of public realm and landscaping.’
subject to:

AP

2.2
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1.

i.

Referral of the application to the Mayor of London as required under
the terms of The Town and Country Planning (Mayor of London)
Order 2008;

ii.

The satisfactory completion of a Section 106 (S106) Legal Agreement
(obligations set out in Section 31 of the original report); and

iii.

Conditions set out in Appendix 2.
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Hannah Connell - Planning Officer (Major Developments)
020 8942 8942
hannah.connell@royalgreenwich.gov.uk

Reporting to:

Victoria Geoghegan - Assistant Director Planning and Building
Control
020 8921 4296
victoria.geoghegan@royalgreenwich.gov.uk
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Tel No.
Email:
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Report Author:
Tel No.
Email:
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Planning Board

Agenda Item: 6

19 December 2018

Reference No: 18/1594/F

Ward: Greenwich West

Site Address:
Saxon Wharf, Norman Road,
Greenwich, London. SE10

5

Applicant: Notting Hill Genesis
Agent:
BPTW Partnership

D
IX

Application Type: Full Planning
Permission

1.

Recommendation

1.1

The Planning Board is requested to grant full planning permission as outlined
below:
Demolition of existing structures and the construction of a part 13 / part
17 storey building to provide 401sqm (GEA) of B1(a, b and c) and A3
floorspace at lower and upper ground floor level and 145 residential
units with associated refuse and recycling storage, cycle parking, car
parking, access, provision of public realm and landscaping.
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1.2

Subject to:
(i) Referral of the application to the Mayor of London as required under the
terms of The Town and Country Planning (Mayor of London) Order
2008;
(ii) The satisfactory completion of a Section 106 (S106) Legal Agreement
(obligations set out in Section 31); and

(iii) Conditions set out in Appendix 2.
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2.

Executive Summary

2.1

Detailed below is a summary of the application:

The Site
0.26 ha

Local Plan Allocation

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

Heritage Assets

114m north of the Grade II listed Railway
Viaduct, Greenwich Railway.

Tree Preservation Order
Flood Risk Zone

Building height (metres)

45.725m AOD and 57.725m AOD
Part 13, part 17

N

No. of storeys

401 sqm of B1(a, b and c) and A3 Floorspace
12,803.7sqm residential floorspace

AP
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Housing

N/A
3

Proposed Building

Floor area (m²)

D
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Site Area (m²)

Density

Dwelling Mix

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

604u/ha and 1737hr/ha

Studio (no. / %)

0 / 0%

1-bed (no. / %)

50 / 34%

2-bed (no. / %)

72 /50 %

3-bed (no. / %)

23 / 16%

4-bed (no. / %)

0 / 0%

Affordable Housing Overall Affordable
/ Tenure Split
Housing (no. / %)
London Affordable
Rent (no. / %)

70 / 48.2%
35 / 50%

(Appendices)

35 / 50%

Private (no. / %)

75 / 51.7%

Total (no. / %)

145 / 100%

Commuted Sum

N/A

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

Yes

D
IX

Housing Standards

Intermediate /
Shared Ownership
(no. / %)

N

Sustainability / Energy
BREEAM Rating
Renewable Energy Source (%)

Car Parking

Residential

No. Proposed Car
Parking Spaces

0

0

No. Proposed Blue
Badge Car Parking
Spaces

0

4

-

0.02

Proposed Parking
Ratio

Cycle Parking

No. Proposed Cycle
13
Parking

Complies with policy
Public Transport

Very good
9.37% through Air Source
Heat Pumps and
Photovoltaic roof
mounted (PV) system

Commercial

AP
PE

Transportation

5

APPENDICES

Yes

PTAL Rating

4
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Public Consultation
3

Number of objections

36

Main issues raised

Support
 Support regeneration of the local area, including
replacement of the storage site in favour of
residential / commercial

5

Number in Support

D
IX

Objection
 Impacts on Amenity
 Design / Heritage
 Insufficient Child Play Space
 Impact on local services
 Impact from additional parking / construction
congestion.
 Impact microclimate and ecology
 Public access to the Creek

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

2.3

The application is recommended for approval.

AP
PE

N

2.2

Site Plan
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Site and Surroundings (in detail)

3.1

The application site is located on Norman Road and backs immediately on to
Deptford Creek. Deptford Creek, a tributary of the Thames and is designated
as a Site of Importance of Nature Conservation. The site is approximately
0.26ha and is currently occupied by Toulouse Plant Hire Company, mainly for
the storage of skips.

3.2

The site falls in the Deptford Creek/Greenwich Riverside Opportunity Area
and is also falls within the boundary of Greenwich town centre. The character
of the surrounding area is generally mixed in nature. To the east of the site is
the Greenwich Centre Business Park and the New Haddo Estate, a residential
development that rises up to 14 storeys in height. To the north of the site sits
Caledonian Point and Hiltons Wharf. These buildings rise up to a maximum of
9 storeys. These two sites as well as the proposed application site were
designated in the 2004 UDP as having a mixed use land allocation (MU16) for
commercial (light industry, small business units and cultural industries) and
residential (which has been carried over to the Core Strategy 2014).
Immediately south of the site is Phoenix Wharf, part of which is occupied by
the Thames Tideway Tunnel worksite.

3.3

The site overlooks Deptford Creek, which includes a number of new
residential developments, including Kent Wharf rising up to 16 storeys and
the award-winning Laban dance centre.

AP
PE

N
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3.

3.4

The application site is not within a Conservation area , but sits 114m north of
the Grade II listed Railway viaduct known as Ha’ Penny Bridge. It is also in
close proximity to Deptford Creek Conservation Area (opposite side of
Deptford Creek), Ashburnham Triangle Conservation area (west of
Greenwich town centre) and 450m to the east of the Greenwich World
Heritage site. The site lies outside of the World Heritage buffer zone. 3.5 The
application site is located within a Flood Zone Area 3 with Deptford Creek
protected by flood defences. Saxon Wharf is located within Greenwich Town
Centre and has a Public Transport Accessibility Level (PTAL) of 4, which
means that the site has good access to public transport. The site is also
located within the West Greenwich Controlled Parking Zone (CPZ).

4.

Relevant Planning History

4.1

18/1909/EIA Environmental Impact Assessment Screening Opinion under the
Town & Country Planning (EIA) Regulations 2017 for the demolition of
existing structures and the construction of a part 13 (45.725m AOD) / part
(Appendices)
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5

17 (57.725m AOD) storey building to provide 401sqm (GIA) of flexible
commercial floor space within Use Classes A1/A2/A3/A4/B1/D1/D2 and 145
residential units with associated refuse and recycling storage, cycle parking,
car parking, access, provision of public realm and landscaping. (Decision issued
on the 21st June 2018 EIA not required)

Proposals (in detail)

5.1

The applicant seeks to redevelop the site into a residential led mixed use
development with 401 sqm of B1(a, b and c) floorspace at lower and upper
ground floor level.

5.2

The proposal will include the construction of 145 residential units, which
includes 50 x 1 bed (34%), 72 x 2 bed (50%) and 23 x 3 bed (16%). Of this
accommodation 70 units will be affordable, representing 48.2% provision
across the scheme (by unit) and 50.4% (by habitable room). 35% of the
affordable housing offer will be split in to a tenure split (70% London
Affordable Rent and 30% Intermediate), the remaining housing (13.2%) will be
carried out as an intermediate tenure. In total, there will be 35 London
Affordable Rented units and 35 Intermediate units.

5.3

The scheme seeks permission for two buildings, stepped in height from 13 to
17 storeys. The tallest building will be located at the northern corner of the
site toward Deptford Creek. The shortest building will front on to Norman
Road, at the southern corner of the site. The buildings will wrap around a
public plaza adjacent to Caledonian Point.

AP
PE
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5.

5.4

In terms of materials it is proposed to clad the building in dark brown and
light brown multi-stock brick with fair faced exposed concrete. Vertical
profile metal cladding will be attached to the lower and upper ground floor
levels. Balconies will also be finished in matching metal cladding to the northwest elevation, facing the Lewisham borough.

5.5

The proposed B1 (a, b and c) and A3 (capped at 100 sqm) accommodation
will be located at the lower and upper ground floor level of the 17 storey
Creekside building.

5.6

Landscaping around the buildings will include a new public plaza to the front
of the site facing Norman Road, a tree lined boulevard between the site and
Caledonian Point and a Creekside walkway. The proposed areas will also
include children’s play equipment and are proposed to be publicly accessible.
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APPENDICES

In terms of amenity, the majority of units within the development will have
access to a private balcony and there is a communal roof terrace proposed
on top of the 13th storey block. A raised podium level is also proposed at the
southern end of the site facing Deptford Creek, which will mainly include
playspace facilities.

5.8

Four (4) disabled parking spaces will also be provided at the front of the site,
situated on the public plaza. Servicing will take place from Norman Road in a
new lay by.

5.9

Cycle storage will be located at lower ground level in the centre of the
development. This will include 241 cycle spaces for the residential
component. Cycle facilities for the commercial unit will be located on the
eastern boundary of the site. Refuse and plant equipment will also be stored
at lower ground level.

6.

Consultation

6.1

The current application has been subject of three rounds of public
consultation, comprising of a press notice, site notice and (1178) individual
letters, sent to individual occupiers in the vicinity of the application site. Along
with the individual letters, consultation also included thirty nine (38) statutory
bodies and local amenity groups.

AP
PE

N
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5.7

6.2

Statutory Consultees
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

Officers comments

Historic England No comments.

N/A.

This application should be
determined in accordance with
national and local policy
guidance, and on the basis of
your specialist conservation
advice.
No further comments on the
re-consultation.
(Appendices)
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Natural England No comments to make on the
application.
No Objections, subject to
conditions and measures
secured in the S106.

N
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The proposed location
Healthy Streets, Walking and
of the loading bay was
Cycling
suggested by RBG
Highways Department
There are concerns raised with and is considered to be
in appropriate in terms
the revised location of the
of pedestrian and
service bay outside the
development creating a pinch
vehicle safety.
point restricting pedestrian
The minimum footpath
access.
width adjacent to the
loading bay will be 2m,
which allows for two
Further information should be wheelchair users to
provided detailing the footpath pass one another
width and surface treatment of comfortably.
the servicing bay. The applicant
will need to clarify if the loading The footpath will be
bay will be a level shared
resurfaced through a
surface, which pedestrians can s278 agreement. The
access when it is not in use.
loading bay will be
partially inset into the
existing footway. The
long edge of the loading
bay will be flush with
the pavement.
Wayfinding and the creation of Pedestrians can use this
a Legible London presence
space when not in use.
around the site should be
improved. The details of which A Landscape Condition
is recommended to be
should be submitted to and
attached to the
reviewed by TfL and RBG.
decision, which if
permission is granted,
Car Parking
TfL will be consulted
on the application.
TfL welcome the car free
proposal.

AP
PE

Transport for
London

N/A.
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A restriction should be
imposed to prevent future
residents from obtaining
parking permits.

AP
PE

N
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If the scheme is found
acceptable residents
and other occupiers of
the development
(except Blue Badge
The provision of 3% Blue Badge Holders) to be exempt
parking is compliant with the
from acquiring CPZ
draft London Plan. However
permits including
there is limited space within
amendments to traffic
the site or on street to
orders.
demonstrate where an
additional 7% could be
The proposal includes
accommodated in the future.
four disable parking
spaces which comply
TfL requests that the allocation with policy T6.1 of the
and utilization of the 4 disable draft London Plan.
spaces is closely monitored
through the Travel Plan
If the scheme is found
process, as additional spaces or acceptable a Travel
design solutions may be
Plan will be secured by
available in the future that
S106 to monitor the
would allow additional spaces Blue Badge spaces.
to be provided to meet
demand.
A Car Parking Design and
Management Plan should be
produced and secured by
condition outlining how any car
parking will be managed.
20% of any parking spaces
should be fitted with active
charging points, whilst the
remaining 80% of spaces should
have passive provision.

A Car Park
Management Plan is
recommended to be
attached by condition.
It is proposed to
provide all parking
spaces with electric
charging points.

If the scheme is found
The applicants should consider acceptable contribution
offering its residents free
towards car club spaces
membership of the nearby car and payment of
clubs for a minimum period of membership for
3 years. This will reduce the
residents of the
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need for resident’s to own
private vehicles.

development for the
first five years.

Cycle Parking
It is disappointing that cycle
parking cannot be increased to
meet draft London Plan T5
policy.

AP
PE

N
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The provision of cycle
parking is considered
acceptable on the site.
It complies with
current London Plan
The level of cycle parking
standards and is
provided is in accordance with supported by RBG
the current London Plan and
Highways Department.
TfL requests the demand for
Currently the
and utlisation of the cycle
application proposes
parking is monitored through
241 residential
the Travel Plan.
(+adaptable cycle
spaces) and 13 cycle
spaces for the
commercial use. Cycle
spaces will be
The location of short-stay cycle monitored through a
parking spaces should be
Travel Plan.
identified and submitted to TfL
for review. The London Cycling
Design Standards states that
Short stay spaces are
5% of long-stay stands ought to identified in the public
be able to accommodate larger plaza and the boulevard
cycles, including adapted cycles between the application
used by people with mobility
site and Caledonian
Point. The location is
impairments.
considered appropriate.
A mix of cycle stands will help
to meet accessibility
requirements for cycle parking,
as well to serve different users’
needs generally. Provision for
showers, changing and storage Provision has been
made within the cycle
facilities for staff employed
stores at the lower
within the commercial space
ground level for
should be accommodated in
adaptable cycles.
the scheme.
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A minimum of 257 cycle
parking spaces should be
provided in the development.
Travel Planning

Showers, changing
facilities and lockers for
staff who cycle to work
would be provided
within the commercial
unit.

D
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TfL welcomes the submitted
framework Travel Plan, which
promotes sustainable travel to The minimum amount
and from the site, and has
will be secured by
targets to increase walking and condition.
cycling in future years.
The Travel Plan and all agreed
measures therein, should be
secured, enforced, monitored
and reviewed as part of the
s106 agreement.

If the scheme is found
acceptable a Travel
Plan will be secured by
s106.

N

Construction and Servicing

If the scheme is found
acceptable a
Construction Logistic
Plan will be secured by
condition.

A Delivery Service Plan (DSP)
should also be secured by
condition.

If the scheme is found
to be acceptable a
Delivery Service Plan
will be secured by
condition.

AP
PE

A detailed Construction
Logistics Plan (CLP) should be
secured by condition and
include routes used to and
from the site, hours of
operation, expected number of
vehicles and general good
practice.

Traffic Management Act
Formal notifications and
approval may be needed for
both the permanent highway
scheme and any temporary
highway works required during
the construction phase of the
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development.

The proposed development is
liable for Mayoral and Borough
CIL.
No objections.

If the scheme is found
to be acceptable an
archaeological
condition that requires
a two-stage process of
archaeological
investigation will be
secured by condition.

D
IX

The planning application lies in
an area of archaeological
interest.

N

The application Planning
Statement by BPTW Planning
dated May 2018 para. 6.153
references the MOLA Historic
Environment Assessment
report dated May 2018. The
PS conclusion in line with that
of the MOLA report, states
that it is anticipated that on-site
evaluation would be anticipated
but that this could be secured
by condition.

AP
PE

The Greater
London
Archaeological
Authority
(GLAAS)

5

Community Infrastructure Levy
(CIL)

Appraisal of this application
using the Greater London
Historic Environment Record
and information submitted with
the application indicates the
need for field evaluation to
determine appropriate
mitigation. However, although
the NPPF envisages evaluation
being undertaken prior to
determination, in this case
consideration of the nature of
the development, the
archaeological interest and/or
practical constraints are such
(Appendices)
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that it is considered that a
condition could provide an
acceptable safeguard.
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A condition is therefore
recommended to require a two
stage process of archaeological
investigation comprising: first,
evaluation to clarify the nature
and extent of surviving remains,
followed, if necessary, by a full
investigation.

If the scheme is found
to be acceptable a SBD
accreditation will be
secured by condition.

AP
PE

N

Crime
No objections
Prevention
Officer/Metropol Because the development is
itan Police
suitable to achieve Secured by
Design accreditation, I would
seek to have a ‘Secured by
Design’ condition attached to
any permission that may be
granted in connection with this
application and that the
wording is such that the
development will follow the
principles and physical security
requirements of Secured by
Design.
Network Rail

No comments to make on the
application.

GLA

Principle of development

As set out in the GLA stage
one report, the principle of the
mixed-use redevelopment of
the site including residential is
supported. However, the
applicant was requested to
further review the balance of
uses, to provide an enhanced
employment offer on site, and

(Appendices)

N/A

The proposed land use
to focus on B1
floorspace is supported
and provides more
certainty over the
employment prospects
of the site.
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5

On balance, it is
considered that the
quantum of nonresidential floorspace is
acceptable, given the
constraints of the site
and the collective
employment
contribution of
Caledonian Point and
Hiltons wharf, which all
form part of the same
site allocation.

AP
PE

N
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to help resolve the design
issues raised with regards to
maximising ground floor
activity. The change in
proposed land uses to focus
primarily on B1 use is
welcomed and will help
optimise the employment
density of the proposed
commercial floorspace. With
regards to the overall quantum
on non-residential uses
proposed in response to the
MU16 allocation, the spatial
constraints of the application
site are recognised and the
proposed employment
intensification is acknowledged.
However, further discussion
with the applicant and
Greenwich Council officers is
required to understand
whether the proposed
quantum of non-residential
uses satisfies the policy
requirements of the site
allocation, in addition to the
satisfactory resolution of the
ground floor layout issues
(further comment below)
before the proposed mix and
quantum of uses can be fully
accepted.

The further clarification on the
relocation strategy of the
existing occupiers is welcomed.

B1(c) specification
The applicant should refer to
the Industrial Intensification
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Housing

5

The unit has been
designed as ‘shell’ only
and therefore provides
maximum flexibility for
new tenants to design
the space, how they
see fit.

The applicant has also
provided drawings
SK303 and SK606,
highlighting the
elements of compliance
with the Industrial
Intensification Primer
document.

D
IX

Primer document available here
(https://www.london.gov.uk/site
s/default/files/industrialintensific
ationprimer.pdf) for further
information on the usual
specifications for small light
industrial units, and to
demonstrate how the
proposed employment
floorspace can accommodate
these requirements, and the
constraints to achieving them.
In light of the commentary on
commercial vacancy in the local
area provided in the response,
the applicant is strongly
encouraged to maximise the
flexibility of the proposed B1
space as far as possible.

Affordable housing

AP
PE

GLA officers have reviewed the
response on affordable housing
and remain of the view that the
50% threshold for FTR is
applicable in this case. The
approach set out in the stage
one report is consistent with
that set out for other similar
referable schemes on nondesignated industrial land with
site allocations. While it is
acknowledged that the site is
subject to a site allocation and
suitable for mixed-use
redevelopment (as supported
by Policy E7 of the draft
London Plan), the proposals
result in a net loss of industrial

(Appendices)

In addition, it is
proposed that the slab
loading levels are
increased to 5kN/m2
minimum, suitable for
light industrial uses.

The Applicant has since
revised their affordable
housing offer to 48.2%
per unit and 50.4% per
habitable room. This is
considered to satisfy
the GLA comments.
Financial viability
information is not
required, as it meets
the 50% threshold.
Furthermore policy H6
is only in draft form,
and Officers consider
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the Councils Policy of
35% affordable housing
to be relevant.

5

The additional quantum
of affordable housing
(above 35%) will be
delivered as an
intermediate tenure.

D
IX

capacity. As acknowledged in
the response, the broad
principle of no net loss is
established in Policy E4 of the
draft London Plan, para 6.4.5
and this is applied to all
industrial land designations for
the purposes of considering
affordable housing provision
under Policy H6 of the draft
London Plan (Minor Suggested
Changes), and therefore the
50% applies.
Residential quality

AP
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GLA urban design officers are
continuing to review the
response on residential cores
and will provide further
comment in due course.
Confirmation that the units will
achieve 2.5m floor to ceiling
heights is acknowledged.

In accordance with the ‘Agent
of Change’ principles,
Greenwich Council should
secure the necessary measures
identified in the noise survey to
mitigate external and internal
environmental noise within the
residential units by appropriate
planning condition/s.

No further comments
from the GLA have
been received.

The ceiling heights will
achieve 2.5m floor to
ceiling height.

The Councils EH
Officer has reviewed
the Noise Assessment
and subject to
conditions raises no
objection.

Play space
The updated play strategy is
welcomed, and overall GLA
officers are satisfied that the
development is in line with
Policy 3.6 of the London Plan

(Appendices)

A ground floor plan has
been provided with the
application which
demonstrates the
active frontages on the
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lower ground floor
level. It is considered
that the proposal
Urban design
provides an active
frontage to the
Site layout
creekside and Norman
Road. It is not possible
GLA urban design officers are to provide an active
continuing to review the
frontage to the whole
response on ground floor
of the public plaza,
layout and will provide further given that the site is
comment in due course.
required to provide
However, the concerns with
space for waste, cycle
regards to the ground floor
and plant equipment.
layout have been raised since
Even so, the plaza will
pre-application stage and while still be activated by the
it is noted that some revisions residential entrances
have been made to enhance the and the commercial
visual permeability to, and
unit. On balance the g/f
activation of the Creekside
strategy is considered
walk, these still remain at
acceptable.
present. The applicant should
provide further information on
the analysis of the alternative
arrangements explored and
referred to in the response, to
assist with GLA officers review. Officers also agree that
A clearer ground floor plan,
the current design is
highlighting the active frontage the better solution.
and servicing/inactive frontage
would also be helpful as it is
No further comments
not immediately apparent from have been received. A
the resolution of the existing
condition is
DAS, in addition to visuals
recommended to
across the Plaza towards the
secure details of
proposed building from
materials.
Norman Road.

AP
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and Policy S4 of the draft
London Plan.

Scale and massing
The comparison showing the
setback option is welcomed
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and GLA officers agree the
current design is the better
solution.
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Officers consider that
Appearance
the proposed built
form will cause some
GLA urban design officers are harm, although less
continuing to review the
than substantial to the
response on appearance and
Grade II listed
articulation and will provide
Ha’Penny Bridge. The
further comment in due
harm is considered to
course.
be outweighed by the
public benefits of the
scheme, including the
Heritage
significant proportion
of affordable housing
On review of the updated view, and the public access to
taken from a location that GLA the creekside.
officers understand was agreed
with RBG officers, GLA
officers, having regard to the
statutory duties in respect of
listed buildings in the Planning
(Listed Buildings and
Conservation Areas) Act 1990
and the relevant paragraphs in
the NPPF in relation to
conserving the historic
environment, are satisfied that
the proposed development will
not harm the significance of the
Grade II Listed railway viaducts.
While clearly visible, the
development will form part of
the existing, taller more
modern setting to the asset and
overall is in accordance with
London Plan Policy 7.8 and
Policy HC1 of the draft London
Plan.
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Sustainability Energy
Overheating

5

Overheating
mitigation measures
were addressed in the
Energy statement,
which includes day
time natural
ventilation potential
and a night time
ventilation strategy.
Full assessment of risk
of overheating is
required before the
commencement of
works. The Councils
Sustainability Officer
has recommended
that this is dealt with
by condition.

N
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An Overheating Analysis using
thermal dynamic modelling
should be undertaken to
assess the overheating risk
within the conditioned areas
of the building; this should be
provided for full review. The
g-value modelled for
overheating purposes should
be aligned with the Part L
model.

U- Values

AP
PE

Based on the specification
presented it is expected that
further improvements can be
made to the proposed Uvalues and services’
performance in order to
further increase the on-site
carbon savings.

The applicant has
improved U-Values
from 0.18 to 0.16 for
domestic properties
and improved the
efficiency of the
MVHR Unit.

Thermal Bridging
The applicant has stated that a
y-value of 0.10 is considered
achievable; the construction
type and the means in place to
ensure that such a challenging
thermal bridging performance
is achieved should be
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The applicant suggests
that the thermal
bridging is achievable
and will be checked
and validated. This
approach will be
secured by condition.

APPENDICES

described.
This has now been
corrected.

The applicant has carried out
an investigation and there are
no existing or planned district
heating networks within the
vicinity of the proposed
development. However, there
is a potential transmission line
nearby; the applicant should
therefore acquire as much
information as possible about
it through contact with the
borough’s energy officer.

The applicant has been
in contact with the
Borough Energy
Officer and application
has been made to
(SELCHP).

N
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The manually calculated
carbon emissions for the nondomestic unit do not match
the stated emissions;
clarification is sought.

AP
PE

The communal heat network
will be supplied from a single
plant room. Further
information on the floor area
and internal layout of the plant
room should be provided.

27.6kWp of PV is being
proposed. The area of the
proposed PV array should also
be provided. The drawing
submitted shows that there is
further space available for
additional PV installation; the
orientation of the building is
also favourable. Due to the
significantly low carbon savings
achieved on-site, the applicant
should maximise the PV
provision

(Appendices)

This has been
provided in the
Revised Energy
Strategy in Appendix
G,

No additional space can
be allocated. Please
refer to the
sustainability section
for further details.

APPENDICES

Recommend that planning
permission should only be
granted subject to planning
conditions.

Issues to do with flood
risk are covered in
section 28 of this
report.

5

Flood defences
The Applicant has
provided drawings to
demonstrate the 8
metre wide buffer zone
from the footprint of
the building to the river
wall. If the scheme is
found to be acceptable
the drawings will be
secured by condition.

We wish to avoid a reduction
in the available surcharge
capacity provided by Jacob’s
design B1141900, since the
surcharge capacity behind the
river wall is intended to allow
for a civil engineering plant to
operate in the area behind the
river wall if required. Ground
water pressure behind the wall
should therefore be minimised
to avoid an increase in the
lateral forces acting on the wall.

A condition is
recommended to
secure a scheme of the
landscaping and surface
water drainage works
for the area that shall
be designed to prevent
an increased surcharge
being imposed on the
existing river wall and
to preserve or improve
the existing back of
wall drainage features
and minimize storm
water accumulation
behind the river wall.

N
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The 8 metre wide buffer zone
shown on drawings 17-007BPTW-ZZ-01-ST-A-7602 and
17-007-BPTW-ZZ-XX-ST-A7603 should remain
unobstructed to preserve
operational access to the flood
defence wall.

AP
PE

Environment
Agency

It is requested that a planning
condition to ensure that the
design of the works successfully
protects the river wall from
adverse loading, as we are
satisfied that a workable
solution is possible.
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The intertidal terrace
constructed in 2009 / 2010 as
part of the new river wall is an
important habitat feature. We
wish to avoid works that will
damage the tidal terrace
including new outfalls formed
above or discharging over the
terrace. The applicant should
note that we can deal with this
matter pursuant to the Flood
Risk Activity Permit that will be
required for works affecting or
close to the river wall.

5
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We are also requesting a
planning condition requiring the
submission of a detailed
method statement which
includes all aspects of
construction of this
development and the full
sequencing of works, to
demonstrate that these
proposed works will not
adversely affect the
flood defense structure.

AP
PE

A working method
statement condition is
recommended to cover
all works affecting the
Creek, if the scheme is
The proximity of the proposed found to be acceptable.
development to the flood
defense structure should be
clearly marked on submitted
drawings. The development
during construction and when
completed must enable the
inspection, maintenance,
This has been provided
renewal and not preclude the on Drg. No. 7601 Rev
future raisings of the flood
C01 EA Access Plan –
defense in accordance with the LG Floor, which
Thames Estuary 2100 Plan.
demonstrates that the
proposed building
would be between 8-
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The site is situated within
Flood Zone 3, which is
considered to be high Risk. It
benefits from the protection of
the Thames Tidal Defenses but
remains at residual risk of a
breach in the flood defense at a
nearby location. The site is also
at risk of fluvial flooding during
the 1%
AEP plus climate change event
(35% allowance) from the River
Ravensbourne. Under the
National Planning Policy
Framework (NPPF) residential
development is classified as
more vulnerable in terms of
flood risk.

10m from the river
wall.

5

Flood risk management

AP
PE

Royal Greenwich’s Strategic
Flood Risk Assessment (SFRA)
states that “development of
habitable rooms including
bedrooms may be considered
acceptable subject to the
Borough being assured that the
development is safe. As a
minimum structural measure,
this will require an internal
safe-haven within each unit to
be built with a floor level at
least- 300mm above the
maximum water level caused
by a defence breach during a
0.5% annual probability plus
climate change event”.
Regarding fluvial risk, the SFRA
states that a freeboard of
300mm above the 1% annual
probability event plus climate
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change water level is required.

5

The proposed
development is
considered acceptable
from a flood risk
perspective. Bedrooms
will be located at the
upper ground floor
level, which is situated
8.025m above AOD. In
addition it is
recommended that an
Emergency Flood plan
condition is attached to
the decision, if
permission is granted.
Subject to the above it
is considered that there
We would like to point out
are sufficient measures
that the Royal Greenwich SFRA to ensure that the
requires safe access/egress for development would
residential dwellings in tidal
reduce the overall
areas to an area above the
flood risk to the site.
breach level. This should
preferably be dry up to the
0.5% annual probability event
plus climate change.

AP
PE

N
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IX

The submitted FRA, page 2,
states that “the residential
Finished Floor Level (FFL) is set
at 4.025m AOD for the
duplexes proposed at lower
ground”. We note that the
ground floor will be used for
residential uses, but not
sleeping accommodation which
is situated at first floor or
above (minimum of 8.025m
AOD). We recommend that
this is designed to ensure the
ground floor is not easily
adaptable to sleeping
accommodation.

We are pleased to see that the
FRA has considered safe refuge
for the occupants of the
commercial unit on the ground
and basement levels in case of a
breach of flood defences. We
note from the submitted plans
that an internal stairwell will
provide safe refuge on the
upper floor levels for the
occupants of the duplexes but
this is not mentioned in the
FRA.

(Appendices)
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Ground water protection and
contaminated land
If the scheme is found
to be acceptable
remediation strategy
(that deals with
contamination of the
site) will be secured by
condition.

With respect to any proposals
for piling through made ground,
we would refer you to the
Environment Agency guidance
document "Piling and
Penetrative Ground
Improvement Methods on Land
Affected by Contamination:
Guidance on Pollution
Prevention" (NGWCL Centre
Project NC/99/73).

If the scheme is found
to be acceptable a
piling condition will be
secured by condition.

AP
PE

N
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IX

5

We accept, in principle, the
scope of works proposed
within the Ground Appraisal
Report (GE15910GARv1JK161104, GeoEnvironmental Ltd, November
2016) as being in line with
relevant guidance for the redevelopment of a contaminated
site, with regard to issues of
concern to the Environment
Agency.

Informatives are recommended
in respect to all of the above
issues.

Port of London
Authority

Objection
Site layout and Design

Whilst there is no in principle
objection to residential
development being located in
close proximity to a
safeguarded wharf, for example
at Greenwich Millennium
Village residential development
(Appendices)

The proposed
development is sited
200m (south) of
Brewery Wharf.
Between the site and
Brewery Wharf there
are two separate

APPENDICES

Noise

residential buildings.

5

Due to the size of the
site there are limited
opportunities to
redesign the footprint
of the building and to
relocate residential
units further away from
Brewery Wharf.

D
IX

is being built next to
Angerstein and Murphys
wharves, it is essential, in line
with London Plan policy that
any development is designed
reducing the number of
habitable rooms that overlook
Wharf activities (despite the
location of other residential
developments in between) and
where possible less sensitive
uses are located at the closest
point to Brewery Wharf.

AP
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The Assessment considers the
overall context of the
development area, stating that
future occupiers would be
taking up ownership and/or
residency in the knowledge of
the character of the area and
its existing sources of noise,
and “will not have a pre-existing
expectation upon the noise
climate”. It is not clear from the
submission how people will be
made ‘aware’, particularly with
regard to the ‘significant
adverse impact’ night time
barge deliveries may have on
future residents, if windows
remain open. If there is a high
risk of disturbance to future
occupants of this scheme,
complaints will likely follow any resulting nuisance action
will have an adverse effect on
the future operation and
viability of the Safeguarded
Brewery Wharf. Further

(Appendices)

If permission is granted,
the Applicants will be
subject to terms in the
S106 informing the
prospective tenant
lessee or purchasers of
the general nature and
extent of activities at
Brewery Wharf and the
mechanisms to control
the level of noise within
the dwelling from
Brewery Wharf such
as keeping the windows
closed and using the
mechanical means of
ventilation provided
within the dwelling.
The tenant lessee shall
also not be entitled to
make or pursue any
claim for nuisance or
damages caused by
noise from Brewery
Wharf at a level at or

APPENDICES

information must be provided
on appropriate mitigation
measures to address this.

below the Baseline
Noise Level.

D
IX

5

In addition, the
mitigation measures
(inclusive of external
wall construction,
glazing, and ventilation)
as recommended in
Technical Noise
Assessment report will
be secured by
condition.

N

The terms in the S106
will be consulted with
the PLA prior to
sealing.
On balance, it is
considered that the
application is
acceptable from a noise
perspective.

AP
PE

Creekside Walk

As part of the application it is
proposed that the existing
Creekside Walk at the
neighbouring site (Caledonian
Wharf) will be extended
through this development,
along with new amenity space,
using similar materials to
provide continuity along the
route. It does not appear from
the submitted documents that
consideration has been given to
the need to provide riparian
lifesaving equipment (including
grab chains, access ladders and
life buoys) to a standard

(Appendices)

Riparian lifesaving
equipment is
recommended to be
secured by condition.

D
IX

recommended in the 1991
Hayes Report on the Inquiry
into River Safety at this site.
Given one of the aims of the
development is to improve
access to the creekside area,
this essential infrastructure
must be provided along with
appropriate suicide prevention
measures, such as suitable
riverside walk fencing / signage.
This can be achieved via an
appropriately worded
condition as part of any future
planning permission.

5
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The submitted ‘Design
response to the GLA’, implies
that the proposed Creek walk
may not be made public. If so
the PLA would object to this, if
it is an extension of the existing
Creekside walk this must be
made accessible not just for
residents of the new
development, but also for the
general public.

Public access to the
creek will be secured
by S106. It should also
be noted that there are
no gates proposed at
the front of the site, to
restrict pedestrians
from accessing from
Norman Road.

Construction Transport

Given the location of the site, it
is disappointing that
consideration has not been
given to the use of Deptford
Creek, or the River Thames as
part of the construction phase
of the proposed development.
It is noted within the Transport
Statement that a Construction
Logistics Plan will be secured
by condition; and this provides
opportunity for full

(Appendices)

If permission is granted,
a CLP condition will be
appended to the
decision, where the use
of Deptford Creek as
transportation route
for construction
materials can be looked
into further.

N

D
IX

consideration the use of the
river for the transportation of
construction and waste
materials to and from the site.
In addition given the location of
the nearby Safeguarded
Brewery Wharf, there is
opportunity to maximise use of
the River through the supply
chain as part of the
construction phase of this
scheme. This would comply
with London Plan policy as well
as Local Plan policy IM5 on
freight which states that the
impact and movement of goods
and materials on the road
network will be minimised by
maximising the movement of
bulk materials by water,
including construction and
demolition materials.

5
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Riverbus Transport

It is noted that the proposed
development is designed to be
car free; however there does
not appear to be any reference
in the submitted documents to
the nearby riverbus services at
Greenwich Pier, approximately
a ten minute a walk away from
the proposed development.
The PLA considers that
reference must be given to
these services, including within
the Travel Plan and the quoted
residential travel options
leaflet. Within these documents
the following information must
be provided:

(Appendices)

A Travel Plan is
recommended to be
secured by S106,
whereby the use of the
River bus can be taken
into consideration as a
transport mode to the
site.

1) Provision of targets for
riverbus use, which reflects
the targets set out in
Transport for London’s
(TfLs) River Action Plan
(February 2013)
2) Measures to encourage
riverbus use
3) Timetables for riverbus stop

5
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Tidal Terracing

AP
PE
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Within the submitted ‘Habitat
Survey and Biodiversity
Recommendations’ document
it is stated that there are
existing tidal terraces at the
site that have failed to work as
intended, with the Creekside
Education Trust identifying that
this was because the terraces
are to low when the tide is in
and because the wall receives
little direct sunlight. The
proposed recommendation as
part of this development is to Further details of the
raise the terrace, which is also intertidal terrace are
mentioned in the submitted
secured by condition.
sustainability statement.
However there does not
appear to be any submitted
plans or further details of how
the tidal terracing will be
amended, other than a broad
description of the
recommended works. Further
detail including plans must be
provided with regard to the
proposed changes to the tidal
terracing here.
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As part of the application an
External Lighting Statement has
been prepared, which provides
information on the proposed
external lighting for the
development, taking into
account the ecological wildlife
presence in the area, both on
land and water. The PLA has
no comments to make
regarding this part of the
application.
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Lighting

AP
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Overall it is considered that
this development must be
designed in such a way to
ensure that juxtaposition issues
associated with having
residential development in
close proximity to a
Safeguarded Wharf have been
fully identified and assessed and
that robust mitigation measures
are identified and secured. The
PLA considers that further
information must be provided
prior to determination with
regard to the mitigation
measures to address the
potential significant adverse
noise impacts future residents
may have in residential units
facing the Safeguarded Wharf
with openable windows,
particularly from bedrooms, to
ensure that the operations of
the Safeguarded Brewery
Wharf are not negativity
affected.

(Appendices)

A lighting condition is
recommended to be
attached to the
decision, should
planning permission be
granted.

APPENDICES

No Objections, subject to
informative.

London Fire and No Objections.
Emergency
Planning
Satisfied with the proposals in
relation to the fire
precautionary arrangements.

London City
Airport

N/A

D
IX

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 is
recommended to be
attached.
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Thames Water

No Objections.

AP
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However would like to add the If the scheme is found
following conditions.
to be acceptable the
following points will be
1. LCA are allowed to
secured by condition.
comment on a construction
methodology before any
cranes are erected on site.
2. When landscaping, the
consideration is given to
limit bird attractants. The
landscaping should not
increase the local bird
population.

London Borough No comments received.
of Lewisham
Council
UKPN

No objections.

ZAYO Group

No objections.

(Appendices)
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SGN Network

Summary of Comments

Highways

No objections.

Officers comments

D
IX

Details of
Representation
and date
received

5

Council Departments
A summary of the consultation responses received along with the officer
comments are set out in table below:

Issues to do with
Highways and
The site has good access to
Transport are covered
public transport with a PTAL of in section 26 of this
4 on a scale of 1 to 6.
report.

N

The site is located within the
Greenwich town centre
Controlled Parking Zone
(CPZ) .There is heavy demand
for parking in the zone where
there is limited opportunity.

AP
PE

6.3

No objections.

Currently the site
accommodates HGV’s and is
accessed from Norman Road.
It is proposed that future
vehicular access is to be
provided from a new point
with the site at the developer’s
expense.

The site is proposed to be
mainly car free providing only
parking for 4 vehicles which are
for disabled users.
In line with London Plan policy,
it’s recommended that 20% of
the parking spaces provided are

(Appendices)

fitted with electric vehicle
charging points (EVCP)
however given the limited
number of spaces it is
recommended that all spaces
have EVCP’s rather than the
single point suggested.

D
IX

While the number of car
parking spaces is limited, it is
below the maximum London
Plan policy standard.
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N

The proposal should be a car
‘light’ development. This can be
provided by amending the
existing Traffic Order (at
developer expense) controlling
the CPZ to ensure that no
future occupiers are eligible for
parking permits.

AP
PE

Any permission granted should
be conditional on contributing
to an existing car club and an
SPD requirement recommends
that the first 5 years
membership is paid by the
developer to encourage use
and be secured by agreement.

The nearest cycle route in the
National Cycle Network is
Route 21, located
approximately 600m from site
at Deptford Bridge. While
there are no cycle routes
adjacent to the site, it is noted
that an interim Quietway
crosses Norman Road at
Tarves Way. A contribution
should therefore be sought

(Appendices)
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There would be a total of 257
spaces located mainly within
secure stores although concern
is raised over the intensity as
double and triple stacking
systems and hanging systems
are proposed given the
restricted space available.
Visitor cycle spaces should be
provided outside entrances
with Sheffield stands. The
requirement for additional
spaces should be monitored
through the Travel Plan. Also,
in line with SPD requirements,
a contribution towards cycle
training should be sought.

5

towards improving cycle
facilities in the area consistent
with the Council’s Cycling
Strategy.

AP
PE

In order to promote
sustainable travel for future
residents, it is recommended
that a Travel Plan is provided
and secured by condition. A
draft residential travel plan is
provided but offers limited
measures, targets and
monitoring that would
promote sustainable transport.
The Travel Plan should be
evaluated using ATTrBuTE
software.
The provision of the Walk
adjacent to the Creek, provides
a potential continuation of a
waterside pedestrian route as a
leisure route and allows for

(Appendices)
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Servicing to the premises is to
be from the public highway in a
new proposed lay by and
Waste Services should
therefore be consulted.

AP
PE

N
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A dedication of land will be
required to allow this and such
Highway works would be at
developer’s expense under
s278 agreement. Given the
industrial nature of the former
site and the extensive works
required in the highway, it is
recommended that the footway
along the frontage is coherently
and comprehensively re-laid as
part of these works. Works are
proposed for the upgrading of
Norman Road and these should
be taken into consideration
when formulating the
scheme. These works
presently include a 20mph zone
and a quiet way cycling route

5

riverside access.

A Construction Management
Plan conditions is
recommended to be attached
to the consent.

Fire access is proposed to the
rear of the site being accessed
from a route along the eastern
boundary of the site.

Subject to the above being
secured by condition or s106
legal agreement, no highway
objection is raised.
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Object to the proposal.
Tenure Mix

N
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The Applicant has since
The split (70/30) is required to increased their
be 70% (35 units) of rented
affordable housing
accommodation and 30% (16
offer, to 48.2% (per
units) of intermediate products. unit). 35% of the
affordable housing offer
It is proposed 16 intermediate will be split in to a
units and 35 affordable rented policy comply tenure
units. This mix is welcomed
split of (70% London
and broadly in line with the
affordable rent and 30%
Councils preferred tenure split. Intermediate), the
remaining housing
(13.2%) will be carried
out as an intermediate
tenure. In total there
will be 35 London
Affordable Rent unit
and 35 Intermediate
units.

In terms of the unit mix, for
the rented units we would
require a minimum of 40%
family size units (14 units) and
significant amount of two-bed
units and few one beds.

AP
PE

Housing

(Appendices)

It is noted that the
percentage of family
sized units is low (16%),
however it is
considered that the
location of the site, the
limited availability of
open space on site and
the proposed tenure is
better suited to smaller
sized units. Having
regard to the specific
circumstances of the
site it is considered
that the proposed mix
is acceptable.

APPENDICES

Accessible Housing

D
IX

It is proposed that 4 units
within the rented
accommodation will be
wheelchair accessible (2x2 beds
and 2 x 3beds). This is
considered to be acceptable.

10% of the affordable
rented units will be
conditioned to meet
M4(3)(2)(b).

5

While we require 14
wheelchair units across the
whole development , we would
require 10% (4 units) of the
rented accommodation to be
wheelchair accessible units.

N

The standard requirement for
wheelchair units is that as much
as possible, they are at ground
floor and should be fully
adapted.

AP
PE

The minimum specification of
the fully adapted wheelchair
unit(s) should be M4(3) of the
Building Regulations.

10% of the units in the
scheme will be
conditioned to be
wheelchair accessible M
4 (3).

Parking

Parking should be distributed
proportionately to all the units.
However Wheelchair units
must have one to one parking
spaces; located close to them.

(Appendices)

It is not possible to
provide a parking space
for each wheelchair
unit. The site is
constrained by its size.
Additional spaces on
the site would remove
the valuable public
plaza and play space
facilities and it is not
possible to provide a
basement within the
scheme. The site is also
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very close to the
Greenwich
DLR/National Rail
station which provides
step free access.
Subject to a car park
management plan, it is
considered that the
proposed amount of
car parking is
acceptable.

D
IX

Management and service
charges

AP
PE

N

The rents for three beds and
above are required to be
Target Rents of 50% and those
of one and two beds are not to
exceed 80% of open market
rent inclusive of service
charges. Service charges should
be kept affordable and should
be consulted with RBG.

Policy

The London Affordable
Rented units will be
capped at the
2018/2019 levels as set
out in the Affordable
Homes Programme
Funding Guidance
prepared by the GLA.
The nine family units
will be capped 50% of
market rent. Please
refer to the affordable
housing section of this
report for further
information.
Affordable rent
allowances are inclusive
of service charges.

Object to the proposal.

The proposal does not comply
with designation Mu16, which
requires a “significant
proportion of non-residential
uses”. The existing quantum of
non-residential floorspace is
2,600sqm. The proposed non(Appendices)

The site is constrained
heavily by structural
and flooding issues,
which prevents the
construction of a
basement on the
application site.
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The purpose of Policy EA(a) is
to maximise the amount of
floorspace in employment use.
The application fails to comply
with EA(a) because it is an
existing employment site and
there is no evidence submitted
to demonstrate that the
amount of employment use has
been maximised.

Therefore all the
services (plant, cycle
and refuse facilities)
required by the
development are
required to be located
at ground level, further
compromising the
amount of usable space
that can be delivered as
non-residential use.
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residential floorspace is
401sqm compares to the
proposed 145 residential units.
Therefore the proposal cannot
be regarded as providing a
significant proportion of nonresidential uses.

AP
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Notwithstanding the
above, the MU16 site
allocation covers the
application site,
Caledonian Point and
Hilton’s Wharf. When
the sites are viewed
collectively, the total
amount of nonresidential floorspace
that would be delivered
across the site
allocation would be
2108 sqm, which
represents an uplift of
22%. This is considered
to be acceptable.
The Applicant has
The proposal fails to take
revised their ground
account of the Employment
floor plan, to primarily
Land Review recommendation focus on a B1 use.
which is to retain the existing
Therefore giving more
quantum of B uses on Norman certainty over future
Road.
job numbers on the
site.
The Planning Statement
contains predicted employment The floorspace would
for the 401sqm of proposed
be capable of providing
flexible work space: “The
up to 50 employees on
provision of a flexible
the site, if the site area

(Appendices)
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is divided by the
prescribed density
(8sqm) for a call centre
(401sqm/8sqm = 50
FTE Employees).

5

Even so, if the scheme
were to be developed
in any of the B1 use
classes, the proposed
development would still
result in a net uplift in
employment density
across the site
compared to the
existing situation, which
currently only employs
2 FTE employees.

N
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commercial unit of
approximately 401sqm (GIA)
has the potential to
accommodate business
generating up to 50 full time
jobs under a B1(a) Office use,
and up to 10 full time jobs
under B1(b) Research and
Development or B1(c) Light
Industrial uses (HCA
Employment Densities Guide:
3rd Edition, 2015)”. In fact the
employment densities matrix in
the HCA Guide shows a
predicted maximum number of
workers of 31 for general office
and 7 for R&D space within the
B1 use class (Density of
between one worker per13
sqm and one worker per 60
per sqm).

AP
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However, the proposal for
flexible use classes means that
even these more realistic
assumptions come with a high
degree of uncertainty. Whilst a
permitted B1 use would be in
line with the site allocations
and the Employment Land
Review 2012, the proposed
401sqm (GIA) of flexible
commercial floorspace within
Use Classes
A1/A2/A3/A4/B1/D1/D2 would
not, and provides no certainty
about the possible employment
provision. Further uncertainty
is created by conflicting
assessments of future job
numbers in the Planning
Statement: At para 6.14 the
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The Applicant has
confirmed that once
operation has ceased,
the existing business
will be relocated to
Brockley (Lewisham
Borough). The
proposed development
will not affect the
existing jobs at the
application site or the
main operational
facilities at 55-71
Norman Road.

N
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The removal of the skip
storage facility, in the absence
of any alternative facility would
prejudice the continued
operation of Toulouse Plant
Hire based at 55 Norman
Road. This company employs
45 fte staff and has recently
invested in a fence and new
building at 55 Norman Road. It
is therefore important to
understand how the continued
operation of Toulouse Plant
Hire can be safeguarded.
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applicant states the
employment floorspace on the
development could generate up
to 50 full time jobs and at para
6.19 it is stated that up to 60
full time jobs could be created.

AP
PE

Street Services – No objections
Waste
There is no issue with a layby
being provided for refuse
collections/servicing from
Norman Road.
Confirmation is required that
the waiting refuse collection
vehicle is not going to cause
undue obstruction in that
location and that the location
falls within the permitted drag
distance for large refuse bins of
approx.15metres.

(Appendices)

The loading bay has
been approved by RBG
Highways Department.

The PFS/SO bin store
would be in excess of
the 15 m drag distance
(estimated 20m).
However there are no
other suitable locations
on the site or nearby
to service the building.
It is considered that the
waste arrangements on
the application site can
be suitably controlled
by condition.

I can confirm that I am satisfied
with the details provided in
Appendix A of the Transport
and Waste Addendum and the
number of containers, the size
and locations of the bin stores
and the access arrangements
for the refuse collection
vehicles.

A condition has been
recommended if
planning permission is
granted that will secure
full details of the refuse
and recycling strategy.

N
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Having reviewed the plans in
this most recent submission I
have one comment to make in
relation to the layout of waste
containers within the store
rooms themselves. In the
“Rented Bin Store” the bins
appear to block access to the
“LV Intake Switch Room” and
in the “PFS &S/O Bin Store”
the bins appear to block access
to a staircase which may need
to be reviewed to allow people
to access these areas

5
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Environmental
No objections, subject to the
Health (Noise
following conditions;
and Air Quality)
Noise
Noise impact assessment is
required for the operational
use of the development
including the use of the flexible
commercial unit are submitted
to and approved by the LPA
provided to highlight any
potential noise problems and
propose suitable mitigation.
Details of the proposed sound
insulation scheme to be
implemented between the
(Appendices)

Issues to do with noise
are detailed in section
19 of the report.

residential accommodation and
the roof garden and the
mitigation measures (inclusive
of external wall construction,
glazing, and ventilation) as
recommended in Technical
Noise Assessment report for
the site must be submitted to
and approved by the LPA.

D
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Details of the proposed extract
ventilation system shall be
submitted to, and approved in
writing by the LPA
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Air Quality
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N

The report takes into
consideration the background
data for 2016 from the
council’s monitoring station. It
also takes into consideration
worst case scenario that
background concentrations will
not decrease from the baseline
year to the year of completion.

The report is based on London
Atmospheric
Emissions Inventory (LAEI) data
which should include traffic
movement at the nearby Petrol
Station.
The report includes modelled
concentration for receptors of
the proposed development.
The air quality neutral
assessment has considered
both transport and building
emission as required.

(Appendices)

Subject to conditions
(Construction Plant and
Machinery NRMM) and
Demolition/Construction Air
Quality Impacts , there are no
objections to the proposed
development.

Issues to do with
sustainability are
detailed in section 24 of
the report.
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The applicant states the
development will achieve a
49.25% reduction for the
commercial component and a
19.52% (previously12.06%)
reduction for the residential
component, which is equivalent
to a 20.61% (13.36% reduction
previously) site wide.

N

Be Lean: Energy efficiency
measures include improved
thermal performance of
building fabric, reduced thermal
bridging and thermal mass in
both the commercial and
residential components. In the
updated energy statement, the
thermal envelope performance
(U-value for the external walls
of 0.16 which is an
improvement upon the original
proposal of 0.18) and plant
efficiencies have been revisited
(alternative MVHR specific fan
power (SFP) has been
selected), leading to a higher
reduction in residential. The
above changes to U-values and
plant efficiency has resulted in a
7.25% overall improvement
against the previously
submitted energy strategy.

AP
PE

Sustainability

5
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Be Clean: The applicant has not
proposed any measures under
Be Clean stage. CHP has been
ruled out due to the relatively
small scale of development and
absence of heat-requiring
commercial uses on site. The
site connection to a future heat
network has been discussed
with (SELCHP) and a heat map
and discussion of current viable
options is included in section 5
of the Energy Statement for
Planning document.
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Although there are no
proposed or existing heat
networks in the immediate
vicinity of the development, a
provision is made to allow a
future connection to a district
heating network.

AP
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Initial discussions suggest that
the network will not be
extended to the site due to
low heat supply requirements
and lack of other surrounding
developments. However if the
connection can be obtained, a
considerable carbon reduction
will be achieved.

The updated energy statement
confirms that spatial provision
and plant will be made within
the design to connect into the
communal heat network.
Detailed design drawings
showing the pipework routes
linking all uses of the
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The plantroom is identified on
the BPTW Architects Lower
Ground Floor drawing. The
internal layout of all plant and
equipment will be available
during the detailed design stage
of the project.

5

development will be available
during the detailed design stage
of the project.
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Sustainability remind the
applicant that to allow future
connection, recommendations
are either leaving space for DH
pipes by installing a corrugated
service duct which is to be
replaced once DHN becomes
available or leaving space within
energy centre to install a Plate
pack HEx (interior space to be
justified by drawing detail but
should be around 5mx4m or
Full details
3mx3m.
demonstrating how the
scheme has been
Be Green: The applicant has
designed to allow for
proposed to install
the future connection
photovoltaic (PV) panels on the to any neighbouring
residential component of the
heating and cooling
development. The PV system
system and/or any
will be approximately 27.60
private wire power
kWp, which equates to 0.190
network shall be
kWp per residential dwelling. A secured by condition.
single air source heat pump is
proposed for the commercial
building.
S&R notes that, although
significant reductions are
achieved in the commercial
component of the building
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through the use of an air
source heat pump (44.38%),
the installation of PV panels
only results in a 8.04%
reduction in CO2 emissions for
the residential building
(previously 12.06%) . As the
residential component
constitutes the majority of the
proposed development, the
total CO2 reduction across the
site is only 20.61%, which falls
short of the required 35%
under the London Plan.

5
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However, the applicant cannot
increase the amount of PV on
the development as the upper
roof potential for PV has been
maximised and the lower roof
is provided as amenity space.

AP
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The updated energy strategy
has advised that the onsite
reduction from renewable
technology is 9.37%.

It is worth noting that
the use of the lower
roof to accommodate
PV would only lead to
an approximate further
4.5% reduction in
emissions potential, not
enough to achieve the
35% total reduction
required on site.
However the lower
roof is allocated for
amenity space and
would not be suitable
for photovoltaic panels.

The BREEAM Pre-assessment
Track & Action List indicates
that the commercial
component of the development
will be assessed under ‘shell
only’. The targeted score for
the development is currently
56.00%, which equates to a
Very Good rating. This again
falls significantly short of the
70% required to achieve a
This will be secured by
score of Excellent.
condition.
The applicant has provided a
justification in a BREEAM
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For smaller commercial
floorspace it can be
difficult to ensure a
BREEAM excellent
rating without passing
on significant costs to
the incoming user,
given the size of the
floorspace (401sqm) it
is considered that
achieving a ‘Very Good’
rating is acceptable.
However it is noted
that the Sustainability
Department seek to
increase the proposed
rating further. It is
recommended that this
is dealt with under a
BREEAM Condition.

AP
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D
IX

statement dated November
2018. The applicant sates that a
shell only assessment has been
provided and not a shell and
core assessment which limits
the number of credits available
under BREEAM 2018. The
commercial units do not
achieve the five ENE 01
(Reduction of energy use and
carbon emission) energy
performance credits under
BREEAM 2018. Under BREEAM
2018, four credits are now
available if the developer
undertakes additional energy
modelling during the design and
post construction stages, sets
targets and reports on their
progress. Even if the
development do not achieve an
Excellent rating, Sustainability
recommend the applicant seek
to achieve at least these four
credits to prove that all
possibilities have been explored
to reach a better score of
59.8% potential score, as
demonstrated by the BREEAM
Pre-assessment Track & Action
List.

A carbon offset contribution of
£241,344.00 is proposed, based
on a shortfall of 134.08 tonnes
of carbon per year, calculated
at a cost of £60.00 per tonne
of carbon over a 30 year
period as per the Greenwich
Zero Carbon Homes and the
Carbon Offsetting Fund
policies.
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The proposed conditions on
carbon reduction, energy
performance and renewables
This is proposed to be
are included in section 3, to be secured by S106.
included if the planning
permission is granted to secure
CO2 emission reductions and
the inclusion of renewables by
the development.
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Overheating
This is recommended
to be secured by
condition.

Overheating is
recommended to be
dealt with by condition.

No objections.

AP
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Biodiversity

N

Overheating mitigation
measures were addressed in
the Energy statement, which
includes day time natural
ventilation potential and a night
time ventilation strategy. Full
assessment of risk of
overheating is required before
the commencement of works.
The suggested condition can be
found in Part 3.

The Habitat survey and
Biodiversity Recommendations
report found that the site
currently has low ecological
value, with sparse vegetation
mainly contained around the
edge of the site. The report
noted that the redevelopment
of the site provides an
opportunity to support greater
biodiversity in the area by
raising the level of intertidal
terraces and ensuring they
work as habitats, providing
brownfield roofs and
ecologically local landscaping of
the terrestrial part of the site.
(Appendices)

Issues to do with
Ecology are detailed in
section 22 of the
report.
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The phase 2 Bat Survey notes
that a Preliminary Bat
Assessment was undertaken in
February 2018 and found the
site to be of negligible value to
roosting bats. However,
Deptford Creek is used as a
commuting route and provides
foraging opportunities for
nationally rare bat species.
Cumulative increase in the level
of direct illumination and light
spill associated with new
development along the
Deptford Creek have likely
adversely impacted the value of
this habitat for bats and other
wildlife.
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It is recommended the
mitigation requirements
outlined in sections 5 and 6 of
the Habitat Survey and
Biodiversity Recommendations
report are undertaken in full
and at the appropriate time.

A schedule of the works should
be presented to the local
authority prior to
commencement. Schedule and
designs for recommended
enhancement measures,
including additional bat roost
features, provision of bird
boxes, appropriate planting and
biodiverse walls/roofs should
be provided prior to
commencement.
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• 90% of the dwellings within
this scheme should comply
with the standards of Approved
Document M4 category 2:
accessible and adaptable
dwellings.

If the scheme is found
to be acceptable,
compliant with M4(2)
and M4(3) will be
secured via condition.

5

• This application has been
reviewed with reference to
accessibility and The Building
Regulations, Approved
Document M (Volume 1:
Dwellings).

• 10% of the dwellings within
this scheme should comply
with the standards of Approved
Document M4 category 3:
wheelchair user dwellings.

N

• Compliance with M4(2) and
M4(3) should be conditioned,
and attention should be given
to the following:

AP
PE

Occupational
Therapist

Disabled parking bays:
1:1 disabled parking bays
should be provided, therefore I
would expect 14 disabled
parking bays across tenures,
not 4 only.

Affordable wheelchair user
dwelling locations noted as
follows: 1 on each of 1st & 2nd
floors – total 2 Affordable:
2B/3P 1 on each of 1st & 2nd
floors – total 2 Affordable:
3B/4P
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The ‘Executive Summary of the
site investigation’ (CTP); and
‘Ground Appraisal Report’
(Geo – Environmental),
November 2016 – the site has
contamination issues, requiring
remediation.

If the scheme is found
to be acceptable land
contamination issues
will be secured via
condition.

5

Land
Contamination

N

No Objections.

The development would
provide 35% of affordable
housing.

N/A.

The Applicant has since
increased their
affordable housing
It is also proposed that the
offer, to 48.2% (per
affordable rent accommodation unit). 35% of the
will be provided as London
affordable housing offer
Affordable Rent (LAR) which
will be split in to a
RBG housing officers have
policy comply tenure
agreed to be an acceptable
split of (70% London
housing product for this
affordable rent and 30%
scheme with rents at an
Intermediate), the
average of around 37% of
remaining housing
market rent.
(13.2%) will be carried
out as an intermediate
The proposed affordable
tenure. In total there
housing includes 14 out of the will be 35 London
51 units (27.5%) as 3 beds and Affordable Rent unit
within the LAR accommodation and 35 Intermediate
9 out of 35 units (25.7%) are 3- units.
bed dwellings. Although there
are no 4 bedroom dwellings
This is considered to

AP
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Public Health

D
IX

Consequently if approved - the
RBG standard contaminated
land condition and piling
conditions should be applied –
and Environment Agency
should also contacted regarding
any conditions or comments
they may wish to stipulate;
given potential controlled
water/piling connotations.

(Appendices)

APPENDICES

AP
PE

N

D
IX

With respect to Policy CH2 of
the Core Strategy, the
development must allow and
enable residents to lead
healthier and active lifestyles.
The proposed development is
near to Greenwich Rail station
and well served by local bus
routes and will be car-free,
except for four Blue Badge
parking spaces. The proposed
development will have
resident’s cycle storage
provision located at lower
ground floor level and short
stay cycle spaces for visitors
dispersed across the site. It
will also benefit from the Cycle
Quieteway and Cycle
superhighway 4.

be acceptable.

5

the development would
contribute to the Council’s
priority for family dwellings.

In terms of children’s and
young people play, spaces for
ages 0-5 and 5-11 are provided
on site and nearby parks have
been identified such as Ferranti
Park, which has an equipped
play area, and the Sue Godfrey
Local Nature Reserve.

Policy DH (b) of the Core
Strategy highlights that the
proposals for housing
development should not cause
an unacceptable loss of amenity
by reducing the amount of
daylight and sunlight. We note
that the developer has

(Appendices)

arranged for a daylight and
sunlight assessment of the
potential impact on
neighbouring residential
properties and that design
modifications and modelling
/options have been testing to
minimise any impacts.

No Objections.

The EA states that the
development would be
at risk of fluvial flooding
during climate change
event (35% allowance)
from the River
Ravensbourne. Whilst
the Councils RBG
Flood Officer considers
the 75% at risk
scenario relevant, no
further evidence has
been provided to justify
this position. It is
therefore
recommended that the
For the lower floor duplexes
developer is made
these must be constructed with aware of the risk by an
flood resilient and resistant
informative only.
design in mind so residents can
return to the properties
quickly and minimise impacts of

N

It is considered that the Flood
Risk Assessment hasn’t fully
explored the flood risk as there
is a potential flood event from
the Ravensbourne discussed in
4.12 and although the EA
modelling only assesses the
35% scenario we think there is
a risk at the 75% scenario
however this has not been
modelled but development
should be mindful of this risk.

AP
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Flood Risk
Officer

D
IX

It is noted that the developer
has undertaken a satisfactory
desktop Health Impact
Assessment (HIA) using the
Healthy Urban Development
Unit (HUDU) checklist which
assesses the main health
impacts associated with the
development.
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any future flood events.
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Foul flows need to be agreed in
principle with Thames Water. Thames water cannot
refuse a new
Surface water. There are no
connection for foul
objections to all surface water water from a
being discharged unrestricted
residential
into Deptford Creek, though I development, so there
don’t see any real treatment
is always an agreement
stages (although the drained
in principle.
areas are only pedestrian) or a
shut off should there be a
pollution incident, grounds
maintenance/access platforms The consultant agreed
hydraulic failure diesel spills
to the Council’s Flood
etc. If not a risk need to be
Risk Manager’s
demonstrated this is the case. comments re. surface
water. The detailed
Is there any way the landscaped design will consider
areas using trees/grass etc. can some form of control
be used in the process of
or emergency shutoff
draining the development to
such as a penstock
increase inception
valve to prevent
loss/evapotranspiration and so unintentional release of
on (i.e. Lined under drained
pollutants into the
French drains).
river.

I would want to see as a
condition a final drainage
strategy with a maintenance
plan for the system which will
be implemented all surface
water to be discharged
unrestricted into Deptford
Creek.
If a new outfall to Deptford
Creek is being constructed
then they will have to ensure
all relevant consents, licenses
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A drainage strategy
with a maintenance
plan is recommended
to be secured by
condition.

The EA has agreed to
the outfall in principle.
An application for a
Flood Risk Permit will

APPENDICES

D
IX

Amenity Groups
The Greenwich Society has commented on the application, there comments
are as follows.
No objections.

N

 The height of these blocks- 12 and 16 storeys – is unwelcome but probably
inevitable in this location.
 The designs are uninspiring
 We commend the provision of social housing, which is higher than most recent
applications.
 Dwelling mix. As usual the number of 3 bed apartments (15.9%) is lower than
the Core Strategy target – We regret this
 Densities. The planning document reveals that the density range for this site
(PTAL 4) is 200-700 hr/ha. It then argues that really the site is more akin to
central location which would give a density range of 650-1100 hr/ha. IN fact the
overall density of the proposal is 1668 hr/ha. We object and consider that
despite ‘targets’ set by the GLA we are building up to trouble by making so little
provision for the future when the population mix is bound to include a higher
percentage of children and older people, with a consequent shortage of open
amenity space.
 The provision of open space and the various categories of play space is the bare
minimum and the landscaping around the blocks has a high proportion of hard
surfaces. More trees and greenery are desirable especially on the creek side.
 The earlier architectural feature, or folly, on the Norman Road piazza has
disappeared and been replace by two clumps of poles and columns. The
developer should be made to do better. A feature here should make a visual link
with the Laban Centre across the creek and there is absolutely no harm in
having a bit of fun.
 We would like to the quantum and planned uses of S106 and Cil contributions,
in particular we would like to press for a contribution to the mooted footbridge
over the creek.
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6.4
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and approvals are in place prior be submitted postto construction.
planning. A River
Works License will also
be required from the
Port of London
Authority

Comments received on the 27/11/2018
(Appendices)
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 Comments have been previously made on the application regretting the height,
excessive density and low provision of family sized units.
 The level of social housing is welcomed.
Ashburnham Triangle Association

Local Residents and Businesses
Consultation letters were sent to 11878 Local Residents and Businesses, 30
letters of objection were received by the Council. A summary of the
consultation responses received and officer comments on these are set out in
table below:
Summary of Comments

Officers comments

The development has been designed to
restrict overlooking upon the residents
within Caledonian Point. As such, there
are no direct views into habitable rooms
within Caledonian Point. This is covered
under section 18 of the report.

N

Impact upon Privacy

AP
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6.5

5



Concerns that public access to the creek will not be secured.
Concern that the promise to enhance the setting of the Grade II listed Railway
Bridge may be un-enforceable.
Concern that the development will have an impact on the setting of the Grade II
listed Railway Bridge.

D
IX




Loss of light/ overshadowing
impacts.

The proposed development would result
in some loss of light and overshadowing
impacts upon the residents within
Caledonian Point. However, as
explained in section 18 of the report,
the neighbouring building currently
benefits from high levels of daylight and
sunlight access due to the undeveloped
nature of the site. The impacts are also
considered to be attributed from the
design of the existing building itself, and
its reliance on the open outlook over
the application site. Therefore any
redevelopment of the site would
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therefore result in daylight/sunlight
impacts upon Caledonian Point.
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Notwithstanding the above, the
proposed impacts are not considered to
be uncommon within this urban
environment.
As highlighted above, Caledonian Point
currently has unrestricted outlook over
the application site. Therefore, any
redevelopment of the site would impact
on the outlook of the neighboring
property.
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Impact on the outlook of
Caledonian Point
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Whilst the development would be at its
closest point 9.8m from Caledonian
Point, its relationship is considered
acceptable considering the main aspect
of the existing units are directed on an
east-west axis and not over the
application site.
The application site is located in a tall
building area, designated under policy
DH2 of the Core Strategy (2014).

Building is too high and out of
character with the surrounding
area.

Heritage

Overall, it is considered that the
proposed scheme is acceptable from a
design perspective. Whilst it is
recognised that the development would
result in significant increase in building
height along Norman Road , this is not
considered to be out of character with
the wider context of the area and does
not adversely impact upon any local or
strategic views within the borough.
On balance, whilst it is accepted that the
development will result in less than
substantial harm to the setting of the
Grade II listed Ha’Penny Bridge, the
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impact is considered to be outweighed
by the public benefits of the scheme
which include 145 new homes, of which
48.2 % (70 units) will be affordable. In
addition the proposal includes the
inclusion of a public creekside walk and
401 sqm of commercial floorspace.

D
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If planning permission is allowed, a
condition securing a Construction
Construction and Noise Impacts Management Plan to be submitted and
approved by the LPA will be appended
to the decision.

The report details that the majority of
areas will have suitable wind conditions
for their use. However there are some
instances where wind speeds are
exceeded and mitigation measures are
required. The drawings have been
revised to reflect these changes.

N

Wind Assessment

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

Ecology (overshadowing of the
creek)

The Council Sustainability Officer has
reviewed the ecological report and
recommends the mitigation
requirements outlined in sections 5 and
6 of the Habitat Survey and Biodiversity
Recommendations report are
undertaken in full and at the appropriate
time. Please refer to ecology section for
further details.

Public access to the creek walk

Public access to the creek walk will be
secured by s106.

Child playspace facilities

The proposed child playspace facilities
are considered to be acceptable and are
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covered under section 14 of the report.
It is recommended that the development
is made car ‘light’. This can be provided
by amending the existing Traffic Order (
at developer expense) controlling the
CPZ to ensure that no future occupiers
are eligible for parking permits as any
additional demand will create parking
problems for existing residents and
businesses in the area.
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Parking pressure

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.
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 Revised National Planning Policy Framework (2018)
 The London Plan (March 2016) - Full details of relevant policies refer
to appendix 3.
 The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014) - Full details of relevant policies
refer to appendix 3.
 Full details of relevant SPD / Documents refer to appendix 3.

8.

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:18/1594/F):
 Principle of development
 Design, Townscape and heritage
 Landscaping
 Quality of Living Environment Provided for Future Residents
 Accessible Housing
 Amenity Space and Children’s Play
 Residential Mix
 Affordable Housing
(Appendices)

Safety and Security
Impact on Adjoining Residential Amenities
Noise/Disturbance
Wind Assessment
Density
Ecology
Air Quality
Sustainability and Energy
Aviation Safety
Transport and Access
Land Contamination
Flood Risk
CIL
RBG CIL
Planning Obligations
Implications for Disadvantaged Groups
Conclusion
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Principle of development

9.1

The Deptford Creek and Greenwich Riverside is designated as an
‘Opportunity Area’ in the London Plan (2016) (Policy 2.13 & Table A1.1).
Policy 2.13 requires development proposals to ‘seek to optimise residential
and non-residential output and densities, provide necessary social and other
infrastructure to sustain growth, and, where appropriate contain a mix of
uses’.
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PE

N

9.

9.2

Greenwich is one of the locations for strategic development and the focus for
the majority of development in the Borough, as set out by the Local Plan. Part
3.3.28 states that Greenwich and Blackheath will see a combination of both
enhancement, in locations such as Greenwich Town Centre, and growth, in
locations such as East Greenwich and Creekside.

9.3

Deptford Creek and Greenwich Creekside is an area that is already
undergoing significant change.

9.4

According to the Royal Greenwich Local Plan Allocation, the application site
falls within the site proposal MU16 (UDP Site Proposals Schedule), which
includes Hilton’s, Lion and Saxon Wharves and Upper Norman Road. It
proposes “light industry, small business units, cultural industries, residential
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within a mix.” It further states that the allocation site “must include a
significant proportion of non-residential uses and public access to the Creek”.
Policy TC1 states that residential development in town centres is supported.
As publicly accessible locations with an existing diversity of uses they are
considered the most appropriate locations for retail, offices, leisure and
entertainment and arts, culture and tourism.

9.6

Loss of Existing Use

9.7

Policy EA1

9.8

The Royal Borough supports the expansion of existing businesses and
increased employment opportunities. New, high quality jobs that meet the
needs and skills of local people will be created by:

D
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9.5

 Concentrating retail, leisure, cultural and office development within the
hierarchy of town centres. In particular the Royal Borough seeks to
improve the quality and positioning of Woolwich Town Centre. (refer to
policy TC2);

N

 The development of a new employment and creative industries hub at
North Greenwich Designating a new leisure-led District Centre at North
Greenwich encompassing the O2 Arena and surrounding area (refer to
policy TC5);
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 Increasing employment opportunities in the new and emerging low carbon
sectors and advanced manufacturing;

 The development of new urban quarters at Charlton Riverside and
Greenwich Peninsula West along with the planned intensification of
existing employment land (refer to policies EA2 and EA3); and Supporting
the development of small and medium business space.

9.9

Policy EA (a) (Local Employment Sites) states that the Council will seek to
maximise the contribution to employment in the Borough from sites in
existing or previous employment use. Non-employment uses will only be
permitted on vacant employment sites where it can be demonstrated that:
 The site is environmentally or physically unsuitable for any
employment-generating use;
 Marketing on fair price and terms for at least two years indicates there
is no realistic prospect of any form of employment arising; or
 Employment is only viable within a mixed-use scheme.
(Appendices)
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9.10 The site is currently in use as a B8 storage skip yard by Toulouse Plant Hire
Ltd. The proposal would result in the loss of the existing business and
replacement with a mixed use residential led scheme with 401 sqm of B1 (a, b
and c) and A3 floorspace.
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9.11 The existing use, whilst has a site area of 2600 sqm, has a low employment
yield. The site is mainly used for skip and equipment storage and currently
employs 1-2 FTE employees. The main operational facilities of Toulouse Plant
Hire Ltd (including offices and waste management) are located on the
opposite side of Norman Road (55-71) at the Greenwich Centre Business
Park. The Councils Policy Team have reviewed the proposal and raised
concern over the loss of an existing employment use in the borough. Further
information was required regarding the relocation of the existing business.
9.12 The Applicant has confirmed that once operation has ceased at the site, the
existing business will be relocated to Brockley (Lewisham Borough). As such,
the proposed development will result in a re-location of the existing jobs at
the application site, but these would not be lost, the development would also
not affect the main operational facilities at 55-71 Norman Road.
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9.13 The Applicant submitted a Commercial Space Marketing Report by Union
Street Partners to justify the relocation, which states that there is reduced
demand for commercial uses (of this nature) in the area. This is mainly due
the changing nature of Deptford Creek and more affordable locations, located
elsewhere outside of Central London.
9.14 Notwithstanding the above, local plan policies EA1 and EA (a) of the Core
Strategy (2014) seek to maximise the amount of floorspace from existing
employment sites. This is also reflected in the MU16 site allocation which
states that the redevelopment “must include a significant proportion of nonresidential uses and public access to the Creek”.

9.15 Therefore, any redevelopment of the site must include a significant
proportion of employment floorspace within the proposal, in order to meet
the aspirations of the MU16 site allocation and the objectives of policy EA1
and EA (a).
9.16 Proposed use (employment)
9.17 The proposed development would include 401 sqm of non-residential
floorspace. The GLA and Councils Policy team originally raised concern with
the quantum of non-residential floorspace and the flexible use class approach.
It was requested that the proposed amount of non-residential floorspace was
(Appendices)
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increased and the mix of flexible uses re-considered to provide a more
competitive employment offer on the site.
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9.18 The above comments were relayed back to the Applicant. However, the
amount of employment floorspace was unable to be increased on the site due
to structural and flooding issues, which prevents the construction of a
basement. Therefore, all services (plant, cycle and refuse facilities) required by
the development are required to be located at ground level, further
compromising the amount of usable space that can be delivered as nonresidential use.
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9.19 Notwithstanding the above, the MU16 site allocation covers the application
site, Caledonian Point and Hilton’s Wharf. The two former sites have already
been developed with mixed use schemes. Therefore, the Applicant argues
that the proposal should be viewed collectively with these sites to determine
whether a ‘significant proportion of non-residential uses’ have been delivered.
Furthermore it is noted that the site allocation does not prescribe a specific
proportion of employment floorspace that each site has to deliver.

N

9.20 When the sites are viewed collectively, the total amount of non-residential
floorspace that would be delivered across the site allocation would equate to
2108 sqm, which represents an uplift of 22%. This is considered to represent
a significant proportion of non-residential use across the site allocation.
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9.21 With regard to the proposed use class, the Applicant has revised the
proposal to primarily include B1 (a, b, c) use. The revised proposal is
supported and provides more certainty regarding the potential employment
generation of the site. The restriction to a B1 use (a, b, c) also better reflects
the aspiration of the MU16 site allocation which seeks to promote light
industrial and small business units.
9.22 The Applicant has used the HCA Employment Densities Guide, 3rd Edition,
2015 to calculate the employment density from the proposed use. The
Councils Policy department queried the employment figures for the B1 use,
specifically “50 full time jobs under a B1(a) Office use, and up to 10 full time jobs
under B1(b) Research and Development or B1(c) Light Industrial uses”.
9.23 However, the Applicant calculated the figures based on the HCA Employment
density matrix. Based on the table below, the site could deliver 50 jobs if the
B1 (a) use which is typically regarded as office accommodation was developed
as a call centre.
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9.24 As can be seen from the above table, the proposed employment floorspace
would be capable of providing up to 50 employees on the site, if the site area
is divided by the prescribed density (8sqm) for a call centre (401sqm/8sqm =
50 FTE Employees). Even so, if the scheme were to be developed in any of
the above use classes the proposed development would still result in a net
uplift in employment density across the site compared to the existing
situation, which currently only employs 2 FTE employees as the average
employee density of 11 would yield 36 employees.
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9.25 The application also proposes an A3 use on the site. The A3 use would be
capped to a maximum of 100sqm to ensure that it does not adversely impact
upon the employment density of the site and the aspirations of MU16. If the
scheme were found to be acceptable by Members, a suitably worded
condition would be appended to the decision to ensure that the A3
floorspace is restricted to a maximum floorspace of 100sqm. Whilst not
classed as an employment use, a restaurant would also provide employment
at the site.

9.26 Summary

9.27 Overall it is considered that the proposed development would result in a net
uplift of jobs from the existing situation and adheres to the objectives of the
site allocation, which seeks to promote light industry and small business units.
In addition, it is considered that the proportion of non-residential floorspace
is considered acceptable, given the constraints of the application site and the
collective contribution from the developed sites at Hiltons Wharf and
Caledonian Point.
9.28 Furthermore, the proposal would not result in the loss of jobs from the
existing storage yard and would not have repercussions on the existing
business located on the opposite side of Norman Road.
9.29 On balance, it is considered that the proposal complies with the aims and
objectives of policies EA1 and EA(a) of the Core Strategy 2014 and seeks to
maximise the employment potential of the site and result in increased
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employment opportunities from the existing situation. The proposal is also
considered to deliver the aspirations of the MU16 site allocation.
9.30 Proposed Residential Use
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9.31 Policy H1 of the Council’s adopted Core Strategy (2014) and Policy 3.3 of the
London Plan (2016) support the delivery of new homes in the Borough, in
line with the housing targets set out in the London Plan. The Royal Borough
of Greenwich currently has one of the highest housing targets of any London
borough, which stands at a total of 38,925 net additional dwellings over the
15- year period 2013-2028 (an average of 2,595 per year).
9.32 The proposal involves the construction of 145 homes. The introduction of
homes at this location is acceptable, given the site is located in an
Opportunity Area and the Greenwich Town Centre and lies within an urban
area and sustainable location (PTAL 4). Therefore the location has good
access to shops and services and is well served by public transport.

N

9.33 The introduction of a residential use would also be in line with the Councils
Site allocation schedule and the evolving pattern of development along
Deptford Creek.
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9.34 On balance, it is considered that the mixed use approach would be
considered acceptable and complies with the Royal Borough’s strategic spatial
strategy and direction of the London Plan.

10.

Design, Townscape and Visual Impact

10.1 Paragraph 124 of the Revised National Planning Policy Framework (2018)
states that the creation of high quality buildings and places is fundamental to
what the planning and development process should achieve. Good design is a
key aspect of sustainable development, creates better places in which to live
and work and helps make development acceptable to communities.
10.2 Policy 7.6 (Architecture) of the London Plan (2016) states that architecture
should make a positive contribution to a coherent public realm, streetscape
and wider cityscape. It should incorporate the highest quality materials and
design appropriate to its context.
10.3 London Plan Policy 7.7 (Location and design of tall and large buildings) sets
out a number of criteria against which proposals for large and tall buildings
should be assessed. The Policy states that such buildings should generally be
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limited to certain areas including opportunity areas and that they should only
be considered in areas whose character would not be affected adversely by
the scale, mass or bulk of a tall building

5

10.4 Core Strategy Policy DH1 sets out the general principles that the Council will
promote in order to achieve a high quality of design. In particular, all
developments are expected to provide a positive relationship between the
proposed and existing urban context and promote local distinctiveness by
providing a site specific design solution.
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10.5 Core Strategy Policy DH2 states that tall buildings may be appropriate in
Greenwich Peninsula , Greenwich Peninsula West, East Creekside, Charlton
Riverside, Tamesis Point in Thamesmead, Thamesmead Town Centre, the
area directly surrounding Abbey Wood train station, and ‘the Hub’ area
surrounding Kidbrooke station. All other parts of Royal Greenwich are
inappropriate for tall buildings. Paragraph 4.4.16 of the Core Strategy defines
a tall building as any building ‘… which is noticeably taller than its
surroundings, has a significant impact on the skyline or is larger than the
threshold size set for referral to the Mayor’.

N

10.6 Policy DH2 of the Core Strategy (2014) states that the Tall Buildings
Assessment provides further information as evidence for the locations in this
policy. In particular part 5.4.2 is relevant to this application.
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10.7 Part 5.4.2 states the Creekside area is situated to the west of Greenwich
Town Centre. Significant development in Creekside has already/ is currently
taking place, and is generally residential-led mixed use development including
floor space for businesses. The character of the area is therefore set to
change significantly. Development at Creekside Village East and West, will
reach 24 storeys to the east and 17 storeys to the west.
10.8 Layout

10.9 The scheme seeks permission for two linked buildings. The taller building (17
storeys) will be located at the northern corner of the site, nearest to
Deptford Creek. The shorter building (13 storeys) will provide a frontage to
Norman Road, at the southern corner of the site. The buildings will be linked
at their base and wrap around a public plaza adjacent to Caledonian Point.
10.10 It was considered that the 13 storey block should be sited toward the front
of the site, as it would create a gradual transition in building height along
Norman Road (6, 9 and 13 storeys when moving from north to south). The
proposed 17 storey tower was considered to respond to the emerging
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context and existing buildings located on the opposite of Deptford Creek.
This approach was supported by the GLA.
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10.11 The configuration of the buildings ensures that the scheme is maximising the
amount of public realm on the site. The proposal will include a public plaza
(facing Norman Road), a tree lined boulevard between the development site
and Caledonian Point, a creek walk and a raised podium level with play space
facilities. The proposal provides legible routes throughout the site and
opportunities for breakout areas for the residents and the public. The tree
lined boulevard will also open up views of the Creekside from Norman Road
and Tarves Way, a key issue raised by the Greenwich Design Review Panel.
10.12 The commercial unit will be located within an L-shape unit located at the
lower and upper ground floor level of the 17 storey tower, facing the
creekside. The lower ground floor will also include the refuse store, cycle
store and plant room. In addition, two residential units are proposed at the
front of the site facing Norman Road.
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10.13 The GLA encouraged the applicant to explore further opportunities to create
visual links through the ground floor plan to the creek to optimize the creek
side location. However, this was not considered to be feasible given that the
constraints of the site and the requirement to provide plant and services at
ground floor level. On balance, it is considered the layout is acceptable (given
the site constraints) and provides an interesting and active frontage to the
creekside and Norman Road.
10.14 Scale

10.15 As set out above the site is within an Opportunity Area and thus meets the
locational requirement for tall buildings. However as Policy DH2 states this
does not mean that all tall buildings will be appropriate in these areas and any
proposed tall building will still need to consider its impact on existing
character of the area.

10.16 The site is located on the east side of Deptford Creek. Deptford Creek is
currently undergoing significant change. The area was formerly characterised
by its industrial nature, however this is increasingly changing to a
residential/mixed use area of medium to tall buildings. The area immediately
surrounding the application site is generally characterised by medium rise
buildings (6 to 14 storeys).
10.17 The proposed development would sit directly adjacent to Caledonian point, a
nine storey V-shaped building, which opens out onto the application site.
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Caledonian Point forms part of the MU16 site allocation together with
Hiltons Wharf. On the opposite side of Norman Road sits the New Haddo
Estate, which rises up to 14 storeys on the corner of Tarves Way.
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10.18 The scheme was presented at the Greenwich Design and Review Panel on
the 20th October 2017. The Design and Review Panel raised concern with
the overall height and density of the scheme. No material changes have been
made to the application since the meeting in October 2017.
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10.19 Notwithstanding the above, the scheme needs to be viewed in its context, it
is noted that substantial buildings have been recently constructed on the
opposite side of Deptford Creek, at Creekside Village (12- 23 storeys) and
Kent Wharf (6-16 storeys). It is also noted that an application has been
submitted for a 26-30 storey building at Creekside Village East in the London
Borough of Lewisham. However this has not yet been determined.

AP
PE

N

10.20 The proposed 17 storey building would result in a significant upward
extension in building height adjacent to neighbouring buildings at Caledonian
Point and Hiltons Wharf. Whilst the proposed building would be notably
taller than the buildings on Norman Road, the proposed 13 storey tower is
considered to assist with transitioning the height of the taller building into the
site and immediate environs. Furthermore the proposed 17 storey tower is
considered to be of similar scale and height to the existing and emerging
context of the developments located on the opposite side of Deptford Creek.
10.21 The GLA requested that a set-back massing option was provided in a wider
development context. The Applicants provided a setback option for the 13
storey tower, however Officers do not consider that this would result in an
improved design appearance nor reduces the massing of the development.
The GLA agreed that the current design is the better solution.
10.22 Policy 7.7 of the London Plan also states that tall buildings should not have a
harmful impact on their surroundings in terms of such matters as micro
climate, wind turbulence, overshadowing, noise or aviation. These matters are
discussed elsewhere in the report.
10.23 Views

10.24 A Townscape Visual Impact Assessment (TVIA) has been provided with the
planning application. The assessment details the proposals impacts on the
existing townscape character and local and strategic views within the
borough. A summary of the results are provided in the table below-
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Magnitude of
Change

Significance of
Effect

1. Greenwich
Park

High – World
Heritage site

Negligible

Minor adverse

2. ‘The Point’
Blackheath

High ( public open Negligible
space)

Minor Adverse

3. Greenwich
High Road

Medium ( users of Slight
a local road )

Minor Adverse

4. Deptford
Creek

Medium ( users of Slight to
a local road )
moderate

Minor to
Moderate
Adverse

5. Tarves Road Medium ( users of Slight to
a local road )
moderate

Minor to
Moderate
Adverse

6. Norman
Road

Moderate
Adverse
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Medium ( users of Moderate
a local road )

Medium ( users of Negligible
a local road )
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7. Norman
Road
8. Berthon
Street

5

Receptor
(sensitivity)

N

Viewpoint

Medium ( users of Moderate
a local road )

Negligible to
Minor Adverse
Moderate
Adverse

10.25 Greenwich has two strategic views in the London View Management
Framework (2012). These are identified as Blackheath Point (6A.1 towards St
Pauls and Central London) and Greenwich Park (5A.2 viewed from the
General Wolfe Statue to St Pauls and central London). The development
should make a positive contribution to the character and composition of the
designated views. This is explained in greater detail in Policy 7.10 of the
London Plan and the London View Management Framework.

10.26 The proposed development would not impact upon the strategic viewing view
from Greenwich Park, viewpoint 5A.2 (toward St Pauls and Central London).
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10.27 The development would result in minor adverse impacts upon the strategic
view from Blackheath Point and the sensitive view - west of the Henry Moor
Statue from the Greenwich World Heritage site. The report summarises, by
saying that whilst the development would result in some visual obstruction to
the above viewpoints, the proposed effect would not form an uncharacteristic
new element to the built form. Officer’s agree with this conclusion.
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10.28 The development would have the most effect on Viewpoints 6 and 8.
Viewpoint 6 is taken from Norman Road (south of the site looking north).
The view is not particularly sensitive and does not form part of the local or
strategic views in the borough.

10.29 View 8 is taken from the Lewisham Borough. Lewisham were consulted on
the application, however no comments were received. The proposed
development would be visible from the Deptford Creekside and St Pauls
Conservation area. However the impact is not considered to be harmful and
would form part of the cluster of tall buildings , including Kent Wharf on the
Creekside.
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10.30 Core Strategy Policy DH(g) states that planning permission will only be given
for development which would not have a materially adverse effect on the
overall perspective and essential quality of the Local Views. The site lies
within the study area of local view 9: Docklands panorama from Wolfe
Monument and local view 12: Wolfe Monument south towards the All Saints
Church in Blackheath. On balance, it is not considered that the development
would have a harmful impact upon the local views within the borough and
form part of the character and cluster of tall buildings around Deptford
Creek.
10.31 Heritage

10.32 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act
1990 states that in considering whether to grant planning permission for
General duty as development which affects a listed building or its setting, the
local respects listed planning authority or, as the case may be, the Secretary
of State shall have buildings in special regard to the desirability of preserving
the building or its setting or exercise of any features of special architectural
or historic interest which it possesses.
10.33 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act
1990 provides a general duty in the exercise of planning functions, that ‘with
respect to any buildings or other land in a conservation area … special
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attention shall be paid to the desirability of preserving or enhancing the
character or appearance of that area’.
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10.34 Paragraph 193 of the Revised NPPF (2018) advises that when considering the
impact of a proposed development on the significance of a designated heritage
asset, great weight should be given to the asset’s conservation (and the more
important the asset, the greater the weight should be). This is irrespective of
whether any potential harm amounts to substantial harm, total loss or less
than substantial harm to its significance.
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10.35 Paragraph 196 of the Revised NPPF (2018) advises that where a development
proposal will lead to less than substantial harm to the significance of a
designated heritage asset, this harm should be weighed against the public
benefits of the proposal, including securing its optimum viable use.
10.36 London Plan Policy 7.8 states that heritage assets and historic environment,
should be identified, so that the desirability of sustaining and enhancing their
significance and of utilising their positive role in place shaping can be taken
into account.
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10.37 Policy DH3 of the Core Strategy (2014) states that the Royal Borough will
protect and enhance the heritage assets and settings of Royal Greenwich,
including the Maritime Greenwich World Heritage Site, preserving or
enhancing the character or appearance of the 20 Conservation Areas,
applying a presumption in favour of the preservation of statutory listed
buildings and their settings, giving substantial weight to protecting and
conserving locally listed buildings, protecting the three registered parks and
gardens, as well as Royal Greenwich's archaeological remains and areas of
special character.

10.38 The proposed development would be located in the setting of the Grade II
listed Ha’Penny bridge and be visible from the Ashburnham Triangle
Conservation area. The Applicants have provided a non-verified wireline view
of the proposed development in relation to Ha’Penny bridge. In this view, the
development would sit to the right of the Ha’Penny Bridge in the background.
As such the building would form part of the wider setting of the listed
building. In the view shown the buildings sits separately from the bridge and
does not interrupt the silhouette of the bridge, however there may be
viewpoints where the proposed development does interrupt this silhouette.
Whilst the building would clearly be read as a different feature and would be
in the background to this view, the setting of this heritage asset is harmed.
This harm is considered to be ‘less than substantial’.
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10.39 Paragraph 196 of the Revised NPPF states where a development proposal will
lead to less than substantial harm to the significance of a designated heritage
asset, this harm should be weighed against the public benefits of the proposal
including, where appropriate, securing its optimum viable use.
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10.40 On balance, whilst it is accepted that the development will result in less than
substantial harm to the setting of the Grade II listed Ha’Penny Bridge, the
impact is considered to be outweighed by the public benefits of the scheme
which include 145 new homes, of which 48.2 % (70 units) will be affordable. In
addition the proposal includes the inclusion of a public creekside walk and
401 sqm of commercial floorspace.

N

10.41 With respect to the Ashburnham Triangle Conservation area, the Applicant
has provided a verified view to demonstrate the impact of the proposal upon
the Conservation area. The verified view is from the corner of Greenwich
High Road and Langdale Road and shows the development in the background
of the listed terrace buildings at 167-171 Greenwich High Road. The building
would be visible from the Conservation area, however given the obscure
angle of the view and the proposed materials (brick) it is considered that the
development would preserve the character and appearance of the
Conservation area (in general). The submitted TVIA also confirmed that there
were no significant effects on the Ashburnham Triangle conservation area.
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10.42 The application was consulted with Historic England who raises no objection
to the scheme.
10.43 The planning application lies in an area of archaeological interest.
Consultation was undertaken with GLAAS who raised no objections, subject
to an archaeological condition that requires a two stage process of
archaeological investigation comprising: first, evaluation to clarify the nature
and extent of surviving remains, followed, if necessary, by a full investigation.
Subject to conditions, there are no objections.
10.44 Elevational Treatment

10.45 The design of the scheme principally involves the use of two different tones
of bricks (dark brown multi–stock brick and a light brown multi-stock brick).
The design inspiration has been developed from the warehouses found in
Deptford and includes brick pilasters extending up the elevation.
10.46 The block fronting Norman Road (13 storeys) will have a dark brown pilaster
frame with a light brown multi-stock brick core. The building has been
designed with recessed balconies with dark grey windows and doors.
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10.47 The proposed 17 storey Creekside tower will have light brown pilaster frame
and dark brown multi-stock brick core. Projecting balconies on the northwest and south-west elevations will be carried out in metal cladding with fair
faced exposed concrete soffit and dark grey windows and doors.
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10.48 The base of the building will be detailed with metal cladding that matches the
balconies proposed on the north-west and south-west elevations.
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10.49 The GLA reviewed the design approach and suggested that the tops of the
buildings could be better refined to help them appear more elegant in longer
range views. However following the presentation of a series of options it was
considered that the current design was the better option for the site. The
GLA have provided no further comments on the scheme.

N

10.50 On balance, it is considered that the design approach is acceptable. The use
of the two alternating brick types assists with separating the blocks, however
also integrates the two buildings together to form a cohesive design
approach. The pallet of materials is also considered to complement the
materials used in other developments adjacent to the site at Caledonian Point
and Hiltons Wharf.
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10.51 It should be noted that a similar scheme was presented to the Greenwich
Design Panel who stated that the approach to materiality and architectural
detailing is promising.
10.52 Summary

10.53 Overall, it is considered that the proposed scheme is acceptable from a
design perspective. Whilst it is recognised that the development would result
in significant increase in building height along Norman Road, this is not
considered to be out of character with the wider context of the area and
does not adversely impact upon any local or strategic views within the
borough. Furthermore the application would result in public benefits that are
considered to outweigh any harm on the setting of the Grade II listed
building.
10.53 Subject to further details requiring samples of the proposed materials ,the
development is considered to satisfy the objectives of Policy DH1 and DH2 of
the Core Strategy (2014).
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11.

Landscaping

5

11.1 A hard and soft landscape report has been submitted with the application. It
details the landscaping around the site, which includes a mixture of grassed
areas, large pavers, green paving and resin bound surface. Seating is also
pepper potted around the site and bins will be provided within the boulevard
section between the application site and Caledonian Point.
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11.2 A decked area is also proposed on the creekside path, which will overlook
Deptford Creek with seating to enjoy the views of the riverside. It is also
proposed to provide short stay cycle spaces around the application site.

11.3 On balance, it is considered that the landscaping is acceptable. Details of all
hard and soft landscaping arrangements including surface treatments, fencing
or other means of enclosure, tree and shrub planting indicating species and
sizes and details of provision of defensible space / screening to residential
units adjoining the communal amenity space, shall be secured by condition.

Quality of Living Environment Provided for Future Residents

N

12.

AP
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12.1 Core Strategy Policy H5 seeks to ensure an adequate standard of
accommodation to ensure satisfactory levels of residential amenity and quality
of life for future occupiers.
12.2 The following table shows how the proposed units compare with the
requirements of the Technical Housing Standards – Nationally Described
Space Standards (2015):

Flat Type

Nationally
Described
Space
Standards

Proposed units (m²)

Studio

39 m²

n/a

One Bedroom,
two people

50m²

50.7-52.7

Two bedroom,
three people

61m²

73.0

Two bedroom,
four people

70.0 m²

70.2-81.6
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102.8

Three bedroom,
74.0 m²
four people

98.2-104.2

Three bedroom,
95.0 m²
six people

102.8
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Three bedroom,
five people (over 93.0 m²
2 floors)

5

88.4

Three bedroom,
86.0 m²
five people

12.3 All of the proposed units either meet or exceed with the relevant size
standards.

N

12.4 The London Housing SPG states that a minimum ceiling height of 2.5 metres
for at least 75% of the gross internal area is strongly encouraged. The floor
to ceiling heights will be at least 2.5m across all rooms within the
development and therefore meets the requirements.
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12.5 The London Housing SPG states that developments should minimise the
number of single aspect dwellings. It also states that single aspect dwellings
that are north facing, exposed to significant noise levels or containing three
or more bedrooms should be avoided. Policy H5 of the Core Strategy
includes a presumption against single aspect north facing units and a
presumption in favour of dual aspect units where possible.
12.6 The proposed scheme would include 86 dual aspect units out of a total of
145; this represents 59% of the housing stock. The remainder of the units
would be single aspect, this being due to the layout of the proposed blocks.
This equates to a total of 59 single aspect units, of which none would be truly
north facing. It is acknowledged that fifteen would have a north-west aspect,
however these would benefit from an outlook over the creekside.
Furthermore none of the family sized units would be single aspect. This is
therefore considered to be acceptable.
12.7 An assessment has been carried out of the daylight levels within the proposed
units. The assessment focused on daylight received by units from the lower
ground level up to the second floor level of the building, given that this would
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be the worst case scenario. In new dwellings, the minimum recommended
average daylight factor (ADF) is 1 % for bedrooms, 1.5% for living rooms and
2 % for kitchens.
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12.8 Out of a total of 82 rooms tested, 53 (64.63%) of the rooms would satisfy the
BRE Guidance, leaving 29 that would not meet standards. Of the 29 cases
that did not pass, the worst affected rooms have balconies directly sited
above them. The 29 rooms tested comprise of 11 living/kitchen/dining rooms
and 18 bedrooms. The BRE guidance states that bedrooms are less important
than Living/Kitchen /Diners when it comes to light access.
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12.9 Of the eleven living rooms, five would record levels above 1.29 (target 1.5),
which is considered to be broadly acceptable within an urban environment
such as this. The six that did not meet the requirements have levels ranging
from 0.84 to 1.16 (target 1.5). The worst affected units are located within the
17 storey tower at first and second floor level and overlook the public plaza.

AP
PE

N

12.10 Six units across the first to second floor levels would also record failures
against all rooms within the unit. However this is a result of the proposed
design, which includes projecting balconies which inherently have an impact
upon the daylight conditions of the lower unit. As such, there is normally a
trade-off between external amenity space and internal daylight. In this
instance, it is considered acceptable to retain the projecting balconies as the
units would still have a reasonably good levels of daylight (0.84 is still
reasonably good in an urban environment).
12.11 It was not considered necessary to carry out a review of overshadowing to
the communal areas (13th storey roof terrace and raised podium level) within
the development as these are all south facing.
12.12 It is considered that all of the units within the scheme would experience good
levels of outlook. A plan showing the relationship of the proposed
development to the neighbouring site (Caledonian Point) was submitted with
the planning application. At its nearest point the development would be 9.8m
from the southern west wing of Caledonian Point. Whilst this distance
appears tight, the units sited on this elevation are dual aspect and therefore
still benefit from an open, uninterrupted aspect. Therefore on balance, the
units would still have a reasonable outlook.
12.13 In terms of privacy, at lower ground level, two units will directly front onto
Norman Road. At upper ground level there will be three units that directly
open out onto the proposed communal podium area.
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12.14 In the case of the ground floor units on Norman Road, a small garden area
has been introduced to the front of these units, to create some privacy from
the street. It is also noted that the main living areas are located at upper
ground level and therefore the proposed units would still maintain adequate
privacy levels.
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12.15 With the accommodation that adjoins the communal amenity areas, planting /
screening will be provided to their outdoor terraces, this is a common
arrangement where units open out onto communal amenity areas.
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12.16 In addition, there will be no direct overlooking impacts from the Caledonian
Point development and the proposed application. The balconies closest to
Caledonian Point include winged edges to restrict overlooking into the site.

12.17 Windows are proposed on the northern elevation of the 17 storey block
which directly overlook Caledonian Point, however as explained in section 18
of the report, there will be no direct views in to habitable room windows.

13.

Accessible Housing

N

12.18 On balance, it is considered that the proposed residential units would all
receive a satisfactory standard of living accommodation.
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13.1 Policy H5 of the Core Strategy requires 10% of the dwellings be built to fully
accessible wheelchair standards, or be easily adaptable for wheelchair users.
Policy 3.8 of the London Plan requires that 90% of units meet Building
Regulations requirement M4 (2) ‘accessible and adaptable dwellings’ and 10%
of new housing must meet Building Regulations requirement M4 (3)
‘wheelchair user dwellings’, i.e. is designed to be wheelchair accessible, or
easily adaptable for residents who are wheelchair users.
13.2 It is proposed to provide 14, M4 (3) wheelchair user dwellings. These
comprise 12, two bedroom units and 2, three bedroom units. The four
affordable rented units will be constructed to meet Part M 4(3)2 (b)
wheelchair accessible requirements. These will consist of 2 x 3b 4p and 2 x
2b 3p. All the remaining wheelchair units within the scheme will be designed
to be M4 (3) 2(a) wheelchair adaptable dwellings.
13.3 As set out in the London Housing SPG it is desirable for every wheelchair
user dwelling to be served by more than one lift, and for all dwellings entered
at the seventh floor (eighth storey) and above should be served by at least
two lifts. The majority of wheelchairs units (12 no.) are located in the 17
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storey riverside block, which is served by two lifts. The remaining two
wheelchair units are located at first and second floor level of the 13 storey
block and are only serviced by one lift. If required, additional access to the
lifts within the 17 storey residential core can be provided via an internal door.
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13.4 The layouts of the units are considered acceptable. Conditions will be applied
to ensure that the required number of accessible and adaptable units are
provided and to ensure that these meet the council’s fit out requirements.
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13.5 The remaining units within the scheme are designed to meet part M4 (2) of
the Building Regulations and as such have been designed to be step-free, with
access to two lifts. It is noted that the units located at levels (6-11) within the
13 storey block will share the lifts provided within the 17 storey riverside
core. Whilst the above layout is not ideal, it is not considered that this alone
would warrant a reason for refusal. Should permission be granted a condition,
requiring a circulation, access and management plan for the building should be
submitted to the LPA for approval, prior to the occupation of the units. This
will ensure that all units within the scheme have access to the appropriate
number of lifts within the development.
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13.6 The proposed development therefore meets the objectives of Policy H5
above and the requirements of London Plan Policy 3.8.
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13.7 Overall it is considered that the scheme would provide an acceptable
standard of amenity for future occupants.

14.

Amenity Space and Children’s Play

14.1 Standard 4.10.1 of the Mayor’s Housing SPG states that ‘a minimum of 5sqm
of private outdoor space should be provided for 1-2 person dwellings and an
extra 1sqm should be provided for each additional occupant’. Policy H5 of the
Core Strategy states that in flats a good-sized balcony, a terrace or enclosed
communal gardens should be provided and family housing should normally
have direct access to a private garden.
14.2 All units include a private external amenity space in the form of a balcony or
terrace of at least 5sqm for the 1-2 person dwellings and suitable sized
balcony for the larger units. All balconies will have a minimum width and
depth of 1500mm. The proposals therefore accord with the objectives of
Policy H5 of the Council’s adopted Core Strategy (2014).
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14.3 In terms of private communal space, the proposal will include a 12th floor roof
terrace. This will provide a total of 333sqm (approx.) of external private
amenity space for use by residents of the development. Whilst it is
regrettable that this is the only private communal space included within the
development, it is recognized that there is limited opportunities to have
private open space on the application site, due to its size.
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14.4 Notwithstanding the above, the residents will also have the benefit of enjoying
the public spaces around the building, including the riverside walk facing
Deptford Creek, the Boulevard between Caledonian Point and the plaza
fronting Norman Road. On balance the provision of communal amenity space
is considered to be acceptable, given the site specific circumstances and the
proposed public realm improvements.

N

14.5 Policy 3.6 of the London Plan requires that new housing development ensure
that children have access to good quality, well designed, secure and
stimulating play opportunities. Policy H(e) of the Core Strategy requires that
in residential developments that include over 50 units of family housing,
suitably equipped and well-designed children’s play areas are required for
different age groups. The required level of provision is calculated using the
methodology set out in the Mayor of London’s Play and Informal Recreation
SPG.
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14.6 The Mayor’s Shaping Neighbourhoods: Children and Young People’s Play and
Informal Recreation SPG recommends 10sqm of play space per child. The
GLA divide the requirements of children’s play space into three categories.
Space for the under 5s, described as doorstep play and generally considered
as part of the plot; space for ages 5-11 and children 12 plus. The required
amount of play space as set out in the SPG would be 239sqm for children
under 5 years, 138sqm for children of 5-11 years old and 83 sqm for children
of 12 years or older which is a total of 460 sqm.

14.7 A revised Landscape Plan was submitted with the application. The plan details
that the development will be able to achieve all the required play space
facilities, on site. The play facilities for the under 5s and 5-11 years old will be
combined between the podium, the Creekside and the boulevard between
Caledonian Point and the application site. The facilities will include timber
play, climbing frame, floor murals, hard and soft play elements and removable
seating with inbuilt board games. The 0-5 age group will include a total of 239
sqm and 5-11 age group will include a total of 236 sqm.
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14.8 With respect to the 12 + age group, the play area will be located within the
front public plaza area and consist of a performance space, seating and an
educational sculpture. This will comprise a total of 86 sqm. Officers raised
concern that the facilities for the 12+ age group were not considered to be
sufficient, given that the public plaza was also shared with parking spaces.
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14.9 As such, in addition to the space on-site the Applicant has identified four
playspace facilities within an 800m radius of the site (the 800m radius is
identified within the SPG as an acceptable walking distance for children of 12+
to travel to use play spaces). These include Ferranti Park (opposite side of
Deptford Creek – Lewisham Borough), St Alfege Park, Meridian Estate Court
and Meridian Adventure play centre. The closest site is St Alfege Park, which
is located 500m walking distance from the application site. The park includes a
MUGA and various playground equipment. It is considered that this
playground would be the most suitable for the 12+ age group.

N

14.10 On balance, it is considered that given the constraints of the application site
and the proximity to other local parks, the proposed provision of playspace
and equipment facilities is considered acceptable. If the scheme is found
acceptable by members, a condition is recommended to ensure that the
playspace meets the minimum space requirement as set out above and to
secure the provision of detailed layouts and details of equipment to be
provided in the proposed play areas.
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14.11 The GLA have confirmed that they are satisfied with the proposed quantum
of playspace on the site.

15.0 Residential Mix

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

Studio

0

1-bed

50 (34%)

2-bed

72 (50%)

3-bed

23(16%)

Total

145 (100)

D
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Unit type / Size
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APPENDICES

16.0 Affordable Housing

N

15.3 It is noted that the percentage of family sized units is relatively low (16%).
However account should be taken of the location of the site within a town
centre and an Opportunity Area, which when combined with the limited
availability of open space on site and the proposed tenure it is better suited
to smaller sized units. Having regard to the specific circumstances of the site
it is considered that the proposed mix is acceptable.
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16.1 Policies 3.11 and 3.12 of the London Plan seek to maximise affordable housing
provision over the term of the London Plan and when negotiating on
individual private residential schemes. Policy 3.12 also states that negotiations
on sites should take account of their individual circumstances including
development viability, the availability of public subsidy and provisions for
reappraising the viability of schemes prior to implementation.

16.2 Policy H3 of the Core Strategy requires a minimum of 35% affordable
housing. The precise percentage, distribution and type will be determined by
the particular circumstances and characteristics of the site and of the
development, including financial viability. The affordable housing that is
provided should be provided as 70% social / affordable rented and 30%
intermediate housing.
16.3 The level of affordable housing delivered on site will be considered in light of
the Mayor of London Affordable Housing and Viability SPG 2017, which states
that if applicants provide 35% of affordable housing they are not required to
submit viability information at application stage. In addition applications will
only be subject to a review mechanism if the scheme has not commenced in
two years from the date of the permission.
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16.4 The proposal would provide the following mix of affordable housing units:
1–bed

2-bed 3-bed Total
units

% of total

London
Affordable
Rent

11

15

9

35

50.0% (by unit)
53.3% (by h/r)

Shared
Ownership

12

18

5

35

50.0% (by unit)
46.7% (by h/r)

Total

23

33
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Tenure

14

70

100

N

16.5 The proposed development would deliver 48.2% affordable housing (per unit)
or 50.4% when measured by habitable room. Policy H3 of the Core Strategy
(2014) states that affordable housing should be provided as 70%
social/affordable rented and 30% intermediate housing. In response to this,
the Applicant has provided 35% of affordable housing (per unit) at a policy
compliant tenure split of 70/30 in favour of London affordable rented
accommodation. The additional affordable housing, 13.2% will be delivered as
an intermediate product. This equates to a total of 35 London affordable
rented units and 35 shared ownership units.
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16.6 In terms of the mix of units, there would be 20% allocated to family housing,
with nine that would be London affordable rented. Whilst it is regrettable
that the number of family sized units cannot be increased in the scheme, it is
considered that the proposed development would still provide 14 affordable
family units across the two tenures, which is welcomed.
16.7 The London affordable rented units will be set at the 2018/2019 levels as
stated in the Affordable Homes Programme Funding Guidance prepared by
the GLA. The LAR weekly rent benchmarks are set and updated by the GLA
annually whereby each rent level is increased in CPI for the previous
September plus 1%.
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Please refer to table below;

Total
%

15

£158.84

18

£71,000

9

Target rent
(50% of
market rents)
-

5

£88,000

35
50

-

5

Shared Ownership
(intermediate)
Number London S/O
of S/O
max Income
units
threshold £
12
£71,000

D
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One
bedroom
Two
bedroom
Three
bedroom

London Affordable
Rent
Number LAR
of LAR
benchmark
units
£ per week
11
£150.03

35
50

N

16.8 The nine family units will be capped 50% of market rent, which is equivalent
to target rent. Affordable rent allowances are inclusive of service charges.
The Housing Officer has reviewed the above details, and considers them
acceptable.
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16.9 The London affordable rented units will be spread across both blocks of the
development at the lower levels (LG- 4). The shared ownership units will be
sited at levels 3-7 and the privately owned units will be sited at levels 7-15.
16.10 The development will have two residential entrances. The shared ownership
and private tenure units will be accessed from an entrance located off the
public plaza and the affordable rented units will be accessed from an entrance
located on Norman Road. The residential entrances are designed to be
double height and tenure blind.
16.11 The proposed provision of affordable housing exceeds the Councils
requirement of 35%, as stated in Policy H5 of the Core Strategy (2014). The
increase in affordable housing on-site has been a direct response to the GLA
Stage one comments, which raised concern that the proposal was not
optimising the number of affordable units on the site. GLA Officers advised
that given the proposal involves an industrial site; it is required to provide at
least 50% of affordable housing on site as required by Policy H6 of the New
Draft London Plan.
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16.12 However, Officers queried this approach given that the new London Plan is
only in draft form and does not carry statutory weight. Therefore Council has
not requested a Viability appraisal, given that the development complies with
the minimum threshold of 35% set out in Policy H3 of the Core Strategy
(2014). Nevertheless, the increase in affordable housing is highly supported
and would make a valuable contribution to affordable housing in the borough.
16.13 On balance, the application is considered to comply with Policy H3 of the
Core Strategy (2014).

Safety and Security

D
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17.

17.1 Policy 7.3 of the London Plan (2016) seeks to ensure that developments are
designed so as to reduce the opportunities for criminal behaviour and
contribute to a sense of security without being overbearing or intimidating.

N

17.2 Policy DH1 of the Core Strategy (2014) states that all developments are
expected to demonstrate they contribute to a safe and secure environment
for users and the public. Policy CH1 goes onto state that all developments
must include measures that help to create and maintain cohesive
communities.
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17.3 The proposal has been assessed by the Metropolitan Police Designing Out
Crime Officer. The Officer did not object to the scheme provided that the
development is required to meet the Secure by Design certification, and to
ensure that suitable security measures are in place prior to occupation of the
development.
17.4 Subject to a condition, it is considered that the proposed development would
reduce opportunities for criminal behaviour and contribute to a sense of
security generally, in accordance with Policy 7.3 of the London Plan (2016)
and Policy DH1 and CH1of the Council’s Core Strategy (2014).

18.

Impact on adjoining residential properties

18.1 Core Strategy Policy DH(b) (Protection of Amenity for Adjacent Occupiers)
states when determining applications for new developments, extensions or
renovations of buildings, the Royal Borough will only permit an application
where it can be demonstrated that the proposed development does not cause
an unacceptable loss of amenity to adjacent occupiers by reducing the amount
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of daylight, sunlight or privacy they enjoy or result in an unneighbourly sense
of enclosure.
18.2 Visual Impact
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18.3 The nearest neighbouring residential properties are located to the north
(Caledonian Point) and north east (Rubicon Estate) of the application site. In
terms of visual impact, the development would have a notable visual impact
on the existing landscape and skyline. Currently the existing properties enjoy
uninterrupted views across the site; therefore any redevelopment of the site
would to some extent have a degree on the visual amenities from
surrounding residential properties.

N

18.4 The nearest residential property is Caledonian Point. At its closest point the
development would be sited 9.8m from the existing building. The proposed
siting together with the overall height would result in a significant change to
the existing landscape character. However given that the main aspect of the
units within Caledonian Point is directed to the Creekside or Norman Road,
it is not considered that the relationship is significantly detrimental or
uncommon within this urban environment.
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18.5 With respect to Rubicon Estate, this building is sited approximately 30m from
the application site boundary. The distance is considered to be acceptable to
mitigate from being significantly overbearing.
18.6 It is also noted that there are residents on the opposite side of Deptford
Creek in Kent Wharf. The proposed development would have a visual impact
on the amenities of this building, however given the context of the area and
the separation distance, it is considered that the proposed relationship is
acceptable within this urban environment.
18.7 Overlooking

18.8 An overlooking diagram was provided with the planning application. The
diagram shows the distances between the proposed development and the
adjacent building (Caledonian Point). The proposed distance between the 13
storey block and Caledonian Point is 29.3 m. This is considered to mitigate
from any severe overlooking impacts. The proposed 17 storey block is sited
9.8m from the south flank wall of the west wing of Caledonian Point. Due to
the layout of the units and positioning of windows there will be no direct
overlooking impacts between habitable rooms between the sites.
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18.9 In addition, the balconies adjacent to Caledonian Point will be fitted with
screens, to restrict overlooking.

5

18.10 The development would be sited a significant distance away from the
residential units located in Rubicon Estate and on the opposite side of
Deptford Creek to mitigate from severe overlooking impacts.
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18.11 In terms of Brookmarsh Industrial Estate, this site is currently used by
Thames Tideway. The site could come forward for future development;
therefore it is important to ensure that the proposed development does not
prejudice the neighbouring site. As such, the proposed 17 storey tower has
been set a significant distance away from the shared boundary and in terms of
the 13 storey tower; the only windows that directly face the site are
secondary windows. In addition, the Design and Access Statement has
provided examples of how the site could be developed in the future.
18.12 Overall, the development has been sensitively designed so as not to result in
significant overlooking to the neighboring properties, nor would it prejudice
the future redevelopment of the site to the south.

N

18.13 Daylight and Sunlight
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18.14 A Daylight and Sunlight Report has been submitted with the planning
application and prepared by Delva Patman Redler Chartered Surveyors. The
report details the impacts upon the properties mentioned below:
 Caledonian Point (north of the application site)
 Rubicon Estate (north –east of the application site)

18.15 Daylight is normally calculated by three methods – the VSC (Vertical Sky
component), NSL (No Sky Line) and ADF (Average Daylight Factor).
However for existing windows VSC and NSL are the key measures. BRE
guidance in relation to VSC requires an assessment of the amount of daylight
striking the face of a window. The VSC should be at least 27%, or should not
be less than 20% of the former value, to ensure sufficient light is still reaching
windows. These figures should be read in conjunction with other factors
including NSL. NSL calculation takes into account the distribution of daylight
within the room, and again figures should not exhibit a reduction beyond 20%
of the former value.
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18.16 The significance of loss of daylight can be summarised as follows:
0-20% reduction – Negligible
21-30% reduction – Minor Significance
31-40% reduction – Moderate Significance
Above 40% reduction – Substantial Significance

5






18.17 Daylight
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18.18 A survey has been taken at the above mentioned properties to record the
locations of existing windows. Of the 90 rooms tested, 40 would not meet
BRE guidelines and therefore notice material loss in daylight. The report will
now explore the impacts on the relevant properties in greater detail.
18.19 Caledonian Point

18.20 Caledonian Point is a V-shaped residential building opening out onto the
application site. Out of the 147 windows tested the following reductions are
observed:
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0-20% reduction -78 windows
20-40% reduction – 24 windows
41–60% reduction – 12 windows
61-80% reduction – 13 windows
Over 80% reduction – 20 windows

18.21 These impacts would range between minor and substantial significance. It is
acknowledged that the windows worst affected by the proposal (over 80%
reduction), are located within the existing-V shaped covered walkways and
already experience very low levels of daylight (between 1-3%). In reality the
difference from the proposed development from the existing situation would
not materially have an impact upon the units overall daylight quality currently
received from these windows. Even so, the windows affected serve an
existing L/K/D, which is dual aspect and therefore served by another window
facing the Creekside.

18.22 Notwithstanding the above, it is noted that the proposed development will
cause a significant reduction in daylight for the windows located at the
southern end of the Caledonian Point, immediately adjacent to the application
site. Most of these windows serve Lounge/Kitchen/Dining areas. The existing
living areas currently benefit from good aspect to the east, south and west.
Officers acknowledge that given the proximity of the development to
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Caledonian Point and the undeveloped nature of the site, the proposal would
inherently have an impact upon daylight conditions.

Lounge/kitchen/dining Reduction in VSC (%)
room

Second

East core

44.2

West core

48.25

Third

East core
West core

Fourth

East core
West core

Fifth

East core

Sixth

46.5
42.7
43.9

41.19
39.9

East core

40.3

West core

34.9
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Seventh East core

Eighth

43.5

N

West core
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Floors
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18.23 The table below demonstrates the proposed reduction in VSC across the
Lounge/Kitchen/Dining rooms sited at the southern end of Caledonian Point.

38.5

West core

30.07

East core

31.3

West core

21.5

18.24 As can be seen from the above table, the proposed development will
significantly impact on the amount of visible sky area currently enjoyed by the
residents at Caledonian Point. It is important to recognise that whilst there
would be a noticeable reduction in light from visible sky, the living areas
would still have an unobstructed outlook over Norman Road (for the east
wing) and Deptford Creek (for the west wing). It is also important to
distinguish that VSC, only measures the potential for the light by sky visibility,
and is taken from the external part of the window profile.

18.25 In terms of bedrooms, it is noted that several bedroom windows within the
west wing of Caledonian Point will be affected by the proposed development
and the impacts range between minor and moderate significance. However
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these windows would still maintain a VSC level between 16.62- 25.45%
(optimum 27%). The BRE guidelines states that bedrooms are less sensitive
than living rooms in terms of receiving light, as they are generally only
occupied at night. On balance, it is considered that these levels are acceptable
in this urban setting.
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18.26 NSL calculation takes into account the distribution of daylight within the
room, and again figures that exhibit a reduction beyond 20% will mean there
is a noticeable loss of light. Out of the 59 rooms surveyed within Caledonian
Point, all rooms pass and satisfy BRE guidelines for daylight distribution.
Therefore despite the failures to VSC all rooms within Caledonian Point
would still receive adequate daylight distribution within their rooms.
18.27 Rubicon Estate
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18.28 Rubicon Estate is located on the corner of Norman Road and Tarves Way.
Out of the 31 rooms tested, 25 will meet the BRE guidelines for VSC and
only six will fail. The failures all relate to bedroom windows sited on the
western edge of the building. Whilst it is acknowledged that these windows
would suffer from a reduction in their VSC levels, in reality 4 of the 6 rooms
would still have a proposed VSC level above 20% (optimum 27%), which is
considered good in a built up area. The remaining two rooms would have
proposed VSC levels at 7.98% and 9.91%. Whilst these levels seem low, their
existing levels currently do not meet VSC guidelines respectively at 11.19 %
and 13.14 %. This is due to the design of their self-restricted windows which
are set back within an enclosed balcony.
18.29 In terms of NSL, the Daylight and Sunlight Report states that 24 of the 31
rooms tested will meet NSL guidelines. The seven rooms that do not comply
with BRE guidelines would exhibit a reduction beyond 20% of their former
value. That said, it is noted that the proposed daylight distribution within the
affected rooms would still be between 40.15%-57.63%. Considering that all
affected rooms are bedrooms and therefore less sensitive in terms of
receiving light than living areas, the impacts are considered to be acceptable
for the existing residents.
18.30 Sunlight

18.31 BRE guidance states that a window facing within 90 degrees due south
receives adequate sunlight if it receives 25% of annual probable sunlight hours
(APSH) including at least 5% of annual probable hours during the winter
months. If the reduction in APSH is less than 0.8 times its former value then
the impact is likely to be noticeable for the occupants.
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18.32 Caledonian Point is the only building located within 90 degrees due south of
the application site and therefore was the only building tested. Out of the 81
windows tested, 50 would meet the above recommendations, and 31 would
fail. Whist this would appear significant at first glance, many of the failures are
attributed from the design of the existing building and its proximity to the
application site, rather than from the design of the proposed development
itself.
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18.33 The most significant reductions in annual probable sunlight hours are
recorded at the high-level L/K/D windows, directly facing the application site.
The windows are unneighbourly and borrow sunlight from an undeveloped
site. Therefore, any redevelopment would likely have an impact upon these
windows in terms of their sunlight access. It is also noted that these windows
are secondary in nature and therefore the main aspect to the existing L/K/D
is on an east-west axis. Notwithstanding the above, the high-level L/K/D
windows within the east wing of the building would still meet the test for
winter sunlight (5%).
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18.34 Results from the sunlight test, also recorded failures for some windows
located within existing V-shaped covered walkways. However, upon review of
these results, it was clear that the existing windows do not meet BRE
requirements and have very low levels of sunlight between (1-3%). This is
attributed from the design and siting of existing windows, underneath
overhanging walkways rather than the development itself.
18.35 There are no sunlight impacts to Rubicon Estate.
18.36 Sunlight to Open Spaces

18.37 The BRE guidance states that gardens or amenity areas will appear adequately
sunlit throughout the year provided at least half of the garden or amenity area
receives at least two hours of sunlight on 21st March.

18.38 There will be permanent overshadowing impacts upon the private communal
terrace area at Caledonian Point. Currently 95% of the amenity area would
receive at least two hours of sunlight on 21 March. The proposal will reduce
the sunlight area to just 12 % on 21st March. This is a shortfall of the scheme
and fails to meet BRE guidance; however it is noted that the existing high
levels of sunlight are a result of the undeveloped nature of the site currently.
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18.39 Mirror Profile
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18.40 The Applicants tested a mirror profile of the development at Caledonian
Point on the proposed application site. The test was conducted to
demonstrate that the proposed development was not necessarily the only
factor limiting the daylight and sunlight access to the neighbouring site, and
the design of the existing building had its own implications for accessing
adequate daylight/sunlight.
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18.41 As such, the Mirror Profile development would have more of an impact on
the neighbouring site, compared to the proposed part 13 part 17-storey
tower. In the mirror profile scenario, the internal courtyard of Caledonian
Point, would receive no sunlight on the 21st March. However, in the
proposed situation the same courtyard would still receive at least 12% of
sunlight on the 21st March. This shows that whilst the mirror profile would
be significantly lower in height, in reality it would have far greater impact
upon the sunlight and daylight quality of the residential units at Caledonian
Point.

N

18.42 Summary
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18.43 The proposed development would have significant impacts on the south end
facing living rooms within Caledonian Point in terms of their visible sky area
and their sunlight access. However, as explained above, the existing building
currently benefits from high levels of daylight and sunlight access due to the
undeveloped nature of the subject site. The impacts are also intensified by the
design of the existing building, and it’s open outlook over the application site.
Therefore, any redevelopment of the site would result in daylight/sunlight
impacts upon the residents of Caledonian Point. This was demonstrated in
the Mirror Profile scenario.

18.44 Notwithstanding the above, it is noted that the end facing L/K/D rooms
would all still receive adequate daylight distribution within their rooms.
18.45 Overall it is considered that the impacts on existing residents is justified,
when balancing the benefits of the scheme, which include much needed new
housing and a significant proportion of affordable units.
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19.

Noise/Disturbance

5

19.1 Policy H5 Housing Design from the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies states that new Residential development will
be expected to achieve a high quality of housing design and an integrated
environment. The Royal Borough will take into account the key relationships
between the character of the area, site location and housing densities and
expect the following:
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iii) An acceptable level of noise insulation being achieved by means of
sensitive design, layout and in development vulnerable to
transportation noise and vibration.
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19.2 An Environmental Noise Survey was conducted between Thursday 7th to
Monday the 11th September of 2017 to obtain the baseline sound conditions.
The assessment considered the ambient noise level from five different
measurement positions surrounding the application site. The Survey results
found that the dominant noise source was generated mainly from lorry
deliveries on Norman Road during the day and night. Other noise sources
included aircraft/helicopter flyovers, noise from the skip hire/storage yard and
construction noise. Distant Traffic noise was also experienced from the
nearby A200 road. In addition night time barge deliveries at Brewery Wharf
have the potential to impact significantly upon the nighttime noise levels of
the north-east and north-west facades of the Deptford Creek block.
19.3 In order to meet British Standards BS: 8233:2014 the internal noise levels
within living rooms must not exceed 35dB(A) during the daytime (0700-2300)
and 30 dB(A) in bedrooms during the night –time (2300-0700). Therefore it is
necessary to adopt good acoustic design to the exterior of the building to
ensure that noise levels within habitable areas comply with relevant British
Standards. This can be achieved by performance glazing and façade mitigation
as demonstrated in tables 10 and 11 of the Technical Noise Assessment
Report. In addition mechanical ventilation systems have also been proposed
for the scheme, which will allow residents to keep their windows closed at
night time, when they could be interrupted by barge deliveries at Brewery
Wharf. Brewery Wharf is approximately 200m to the north of the site and
deliveries are dependent on the tide.
19.4 With respect to the external areas, British Standards BS 8233:2014 states that
it is recommended that external noise level does not exceed 50dB LAeq,T
with an upper guideline of value of 55dB LAeq,T. The majority of balconies
within the scheme will meet the above targets. The Noise report states that
these targets are normally aimed at gardens and cannot necessarily always be
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achieved on balconies, particularly if they face noisy roads. This is generally the
case for the balconies located at levels 1-5 facing Norman Road, who’s
external noise levels will exceed 60 dB LAeq,T. Whilst it is regrettable that
these units would exceed current noise level targets, it is recognised that this
would not significantly change the function of the these spaces. In addition
residents will still have access to quieter alternative amenity space at the 12th
floor roof garden. It is also appreciated that existing residential balconies on
Norman Road would have similar noise exposure levels. Should permission be
granted, a condition securing the noise levels of the communal amenity areas
to be submitted to the LPA for approval.
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19.5 The proposed plant store is located at the lower ground floor level of the
development. It includes a heat plant room, generator, diesel fuel store and
water and service plant room.

N

19.5.1 In addition, the PLA have raised concern regarding the potential impact of
the development on the activities at Brewery Wharf. The submitted noise
report assessed the night time barge deliveries at Brewery Wharf, which
without mitigation could have a significant impact upon the nighttime noise
levels of the north-east and north-west facades of the Deptford Creek block.
It is considered that mitigation measures (secured by condition), such as
(external wall construction, glazing, and ventilation) could be sufficient to deal
with impact, given that the site is 200m away from the existing activities.
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19.5.2 Furthermore it is suggested that if permission is granted, the Applicants will
be subject to terms in the S106 informing the prospective tenant lessee or
purchaser of the general nature and extent of activities at Brewery Wharf and
the mechanisms to control the level of noise within the dwelling from
Brewery Wharf such as keeping the windows closed and using the
mechanical means of ventilation provided within the dwelling.
19.5.3 The tenant lessee shall also not be entitled to make or pursue any claim for
nuisance or damages caused by noise from Brewery Wharf at a level at or
below the Baseline Noise Level. This is important to protect the existing
activities at Brewery Wharf.
19.5.4 The Councils Environmental Health Officer has reviewed the application and
raised no objections subject to a list of conditions.
19.6 On balance, it is considered that subject to a good acoustic design process,
good internal ambient noise levels will be achievable in the development. The
application is considered to satisfy Policy H5 of the Core Strategy (2014).
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20.0 Wind assessment
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20.1 A wind assessment was submitted with the application. The wind assessment
was prepared by Windtech Consultants and assessed the effect of the
proposed development on the wind conditions of the site and nearby
buildings within a 375m radius of the site. The report was prepared on the
31st August 2018.
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20.2 The report tested the following outdoor areas;
 The various thoroughfares at Ground Levels and entrances to the development
along all frontages of the site.
 Pedestrian footpaths on the opposite side along Norman Road
 The rooftop terrace on Level 12 of the southern block of the development.
 The private balconies/terraces throughout the development located on Levels
5, 11, 12 and 15

20.3 The report details that the majority of areas will have suitable wind conditions
for their use. However there are some instances where wind speeds were
exceeded and exposed to uncomfortable wind conditions.
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20.4 Therefore it is recommended that mitigation measures such as screens, trees,
awnings and shrubs are required at certain locations to achieve safe and
comfortable criteria for pedestrians. In particular, specific areas on the
podium level, and at the northern and southern corners of the building (at
lower ground floor level) would all experience uncomfortable wind
conditions and therefore it is recommended that 2m high screens and densely
foliating evergreen shrubs (1.5 -2m) should be fixed to the ground at certain
locations. Mitigation measures such as a 1.5-1.8m high parapet are also
recommended for the top of the 12th floor. It is also recommended that
screens and balustrades are retained on the proposed development. The
drawings have been amended to reflect these changes.

20.5 On balance, subject to the above mitigation measures being implemented on
the application site, the proposed development will meet their comfort and
safety criteria in terms of wind exposure for their intended uses.

21.0 Density

21.1 Policy 3.4 in the London Plan seeks to ensure that the housing potential of
sites is optimised and states that development should optimise housing output
for different types of location within the relevant density range shown in
Table 3.2. Density ranges. Table 3.2 takes into account location, existing
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building form, massing and Public Transport Accessibility (PTAL). The PTAL
rating is used as a means of quantifying and comparing the accessibility of
public transport for a site.
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21.2 The PTAL rating for the site is 4 (where 0 would be the worst and 6 would
be the best accessibility). The development would be categorised into the
‘Central’ setting in Table 3.2 of the London Plan. According to the policy, the
appropriate density range for the site would be 650-1100 hr/ha and 214-405
u/ha, depending on the overall average habitable rooms per unit.
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21.3 The application proposes an uplift of 145 residential units on the site with 417
habitable rooms on a site area of 0.26 hectares. This equates to 604 u/ha or
1737 hr/ha. As such the proposed development is outside the upper limits of
the density range.

N

21.4 The London Plan Density Matrix states that the density matrix should not be
applied mechanistically, without being qualified by consideration of other
factors and planning policy requirements. Furthermore the Affordable
Housing and Viability SPG (2017) states where a scheme meets the 35 per
cent affordable housing threshold it may also be appropriate to explore the
potential to increase densities on a case by- case basis to enable the delivery
of additional affordable homes where this meets exemplary design standards.
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21.5 On balance, the proposed density is considered to be acceptable given that
the scheme includes a significant proportion of affordable housing (48.2%), is
located within a good PTAL level (4) and provides a high quality of residential
accommodation which all comply with the minimum internal space standards(
and the majority are dual aspect). Furthermore the site is within an
Opportunity Area as designated by the London Plan, which promotes high
density developments to ensure land is optimised. Overall, the application is
considered to have an appropriate density for the application site.

22.0 Ecology

22.1 Policy 7.19 of the London Plan (2016), Policy OS4 of the Core Strategy
(2010) seek wherever possible to ensure that development makes a positive
contribution to the protection, enhancement, creation and management of
biodiversity.
22.2 Policy OS (f) of the Core Strategy (2014) states that development proposals
will be expected to take account of ecological factors, in particular
development decisions will be based on the requirement:
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 To protect trees and their root systems from damage as a result of the
development both during and after building operations;
 To achieve an appropriate replacement of trees taking account of size, coverage
and species where it is agreed that existing trees can be felled;
 That landscaping schemes should include environmentally appropriate planting
using locally native species and demonstrate appropriate irrigation plans for
landscaping; and
 To ensure that planting design does not impact negatively on personal safety and
accessibility
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22.3 Policy OS4 of the Core Strategy (2014) states that the Royal Greenwich’s
rich biodiversity and geodiversity will be protected, restored and enhanced
including the priority habitats and species identified in the Greenwich
Biodiversity Action Plan. There will be a presumption against the
development of:
 Sites of Importance for Nature Conservation (SINC)

N

22.4 The applicant has provided a Habitat Survey and Biodiversity
Recommendations Report prepared by Creekside Education Trust to assess
the ecological impacts of the proposed development. The proposed site lies
next to Deptford Creek. Deptford Creek, as a tributary of the River Thames,
is designated a Metropolitan Site of Importance for Nature Conservation
(SINC) in the London Plan, along with the rest of the River Thames.

AP
PE

22.5 The report found that the site currently has a low ecological value, with
sparse vegetation mainly contained around the edge of the site. In addition no
protected species or species rare in the Creek and local area were found.
The report noted that the redevelopment of the site provides an opportunity
to support greater biodiversity in the area by raising the level of intertidal
terraces and ensuring they work as habitats, also by providing brownfield
roofs and ecologically local landscaping of the terrestrial part of the site. It
was also recommended that a mixture of plants, seed and soil could be added
from the grounds of the Creekside Discovery Centre.

22.6 The Phase 2 Bat Survey notes that a Preliminary Bat Assessment (PBA) was
undertaken in February 2018 and found the site to be of negligible value to
roosting bats. However, Deptford Creek is used as a commuting route and
provides foraging opportunities for nationally rare bat species. Cumulative
increase in the level of direct illumination and light spill associated with new
development along the Deptford Creek have likely adversely impacted the
value of this habitat for bats and other wildlife.
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22.7 The Councils Sustainability Officer has reviewed the report and recommends
the mitigation requirements outlined in sections 5 and 6 of the Habitat Survey
and Biodiversity Recommendations report are undertaken in full and at the
appropriate time. A schedule of the works should be presented to the local
authority prior to commencement. Schedule and designs for recommended
enhancement measures, including additional bat roost features, provision of
bird boxes, appropriate planting and biodiverse walls/roofs should be
provided prior to commencement of the development.
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22.8 The report raised concern with the cumulative overshadowing impact of the
proposed development, Caledonian Point and Hiltons Wharf on the
Creekside. In particular, there was concern that the buildings overshowed the
mud in the creek (when the tide is out) which supports a wide variety of algae
and diatoms that support the ecology of the creek. However the report was
inconclusive to what type of impact this will cause. Furthermore the proposed
development will include ecology enhancements such as, raising the intertidal
terrace and installing a brown roof to the 12th floor.

N

22.9 It is noted that one Common Ash tree will be lost as a result of the proposed
development. The existing tree is considered to have limited landscape value
and is a category C tree which has low biodiversity value and limited amenity
value. Therefore its removal is supported.
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22.10 Subject to conditions the application is considered to comply with policy 7.19
of the London Plan (2016) and policy OS4 and OS(f) of the Core Strategy
(2014).

23.

Air Quality

23.1 In terms of Air Quality, Policy 7.14 of the London Plan states that
developments should minimise increased exposure to existing poor air quality
and make provision to address local problems of air quality, and that they
should also reduce emissions during demolition and construction phases.

23.2 Policy E(c) of the Core Strategy (2014) states that residential development
within areas that are currently exposed to air quality concentrations above
the National Air Quality Strategy (NAQS) Objectives for Particulate Matter
(PM10) and Nitrogen Dioxide (NO2) should take into account the need to
reduce exposure by the following design mitigation hierarchy:
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i.
ii.
iii.
iv.

Separation by distance;
External layout
Internal layout; and
Suitable ventilation.
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23.3 The whole of the Royal Borough of Greenwich is designated as an Air Quality
Management Area. The application was supported with an Air Quality Impact
Assessment produced MLM Group Revision C02 dated 8/05/2018. The
report has reviewed the pollution effects from construction activities
associated with the development and air quality impacts during the
operational phase.
23.4 During construction the risks associated with the different activities towards
dust generation were ‘Medium High’ and the impact upon human health was
‘Low’. Subject to appropriate mitigation measures (comprising best practice
measures during construction), the impact of the proposed development
during construction is deemed to be ‘Not Significant’. Similarly the report
states that the air quality impacts during the operational phase of the
development are also classified as ‘Not Significant’.
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23.5 With respect to the Air Quality Neutral Assessment, the report considered
both transport and building emissions as required. The air quality neutral
calculations show that proposed development is air quality neutral for
transport and building emissions.
23.6 The Councils Environmental Health Officer has reviewed the report and
raised no objections. Dust emissions will be controlled through a
Construction Management condition. Subject to conditions, it is considered
that the proposed development will meet the objectives of policy 7.14 of the
London Plan (2016), Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).

24.

Sustainability and Energy

24.1 The National Planning Policy Framework sets out that planning plays a key
role in delivering reductions to greenhouse gas emissions, minimising
vulnerability and providing resilience to climate change. The NPPF also notes
that planning supports the delivery of renewable and low carbon energy and
associated infrastructure.
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1.
2.
3.

Be lean: use less energy;
Be clean: supply energy efficiently; and
Be green: use renewable energy.
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24.2 The London Plan (2016) policy 5.1 seeks an overall reduction in carbon
dioxide emissions whilst policy 5.2 (Minimising Carbon Dioxide Emissions)
states that major development proposals should make the fullest contribution
to minimising carbon dioxide emissions in accordance with the following
hierarchy:
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24.3 In addition Policy 5.2 sets targets for carbon dioxide emissions reduction in
buildings. These are expressed as minimum improvements over the Target
Emission Rate (TER) outlined in national building regulations. The target for
residential buildings is zero carbon from 2016 and non-domestic buildings
from 2019, prior to which the target is as per building regulations (35%).

N

24.4 London Plan Policy (2016) 5.7 states that there is a presumption that all major
development proposals will seek to reduce carbon dioxide emissions by at
least 20 per cent through the use of on-site renewable energy generation
wherever feasible.
24.5 Policy E1 of the Core Strategy (2014) states that Carbon Emissions will be
reduced in accordance with the Mayor’s energy hierarchy.
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24.6 The GLA and Councils Sustainability Officer raised concern with the site wide
carbon reduction of 13.36%. Furthermore, it was suggested that the revised
energy strategy should include a scenario that increases the solar PV array
using the lower roof, so that Officers can understand what difference this
would make to the overall carbon dioxide emissions on site. It was also
considered that improvements can be made on the Be Lean component and
further evidence is required to ensure that future connection to an offsite
district heat network can be made.
24.7 The Applicant has provided a revised Energy Strategy which demonstrates
that the site now has a site wide C02 reduction of 20.61% on Part L 2013
Target Emission Rate. The proposal would use ‘Be Lean’ and ‘Be Green’
measures in accordance with the Mayors Energy Hierarchy to achieve the
above Carbon savings.
24.8 Be Lean
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24.9 In terms of ‘Be Lean’, the Applicant has revisited the thermal envelope
performance and plant efficiencies to improve the building fabric and services,
including high performance U-Values for external walls (0.16), double glazed
windows, enhanced air tightness, communal heating to all residential dwellings
from a central gas boiler, mechanical ventilation with heat recovery and high
efficiency and low energy lighting. This will give a total C02 emission
reduction of 11.24%.
24.10 Be Clean
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24.11 Unfortunately, CHP has not been deemed feasible for the site, due to the low
number of residential units and non-residential uses not requiring the heat.

24.13 Be Green

N

24.12 According to the London Heat Map, there are no potential heating networks
nearby. The Applicant has contacted an offsite district heating network to
discuss the possibility of connecting the development in the future. The
development is located in the potential future zone for the SELCHP district
heating network. The Applicants have applied for a heat connection and have
made provision in their plant to accommodate connection to the offsite
district heat network if this becomes possible in the future.
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24.14 Photovoltaic Panels and Air Source Heat Pumps have been deemed as the
most suitable option for the ‘Be Green’ technologies. The PV panels will be
sited on the 17th storey roof level of the Creekside block. The GLA and
Councils Sustainability Officer recommended that photovoltaic panels were
also installed on the lower roof level of the 13 storey block to see what the
difference in C02 reduction would be.
24.15 However the lower roof is allocated for amenity space and would not be
suitable for photovoltaic panels. In reality, if photovoltaic panels were installed
on this roof, this would only result in an additional 4.5% of C02 savings.

24.16 The commercial areas of the development will be provided with air source
heat pumps which provide a better efficiency and carbon performance.
Overall the development will achieve a total 9.37% of CO2 emissions
reduction savings from renewable technology. Whilst this is below the 20%
target required by policy 5.7 of the London Plan , it is considered that the
proposal has explored all possible options.
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24.17 Carbon Offset
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24.18 In order to comply with the zero carbon requirements of The London Plan
and Core Strategy, an offset payment of £60/tonne over a 30 year lifecycle
will be required for the remaining emissions on the residential part of the
scheme. At present if planning permission is approved, a condition will be
secured that the applicant shall pay £241,344.00 for cash in lieu contribution
to the Local Authority to account for emissions from the development.
24.19 Overheating
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24.20 Overheating mitigation measures were addressed in the Energy statement,
which includes day time natural ventilation potential and a night time
ventilation strategy. Full assessment of risk of overheating has been requested
prior to commencement of works on the site. This is recommended to be
secured by condition.
24.21 BREEAM

N

24.22 The application documents indicate that the non-residential element will be
constructed to meet the BREEAM Very Good standard. BREEAM Excellent
was not considered to be feasible due to the space being designed as ‘shell’
only. The shell only limits the amount of credits that can be achieved.
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24.23 For smaller commercial floorspace it can be difficult to ensure a BREEAM
excellent rating without passing on significant costs to the incoming user,
given the size of the floorspace (401sqm) it is considered that achieving a
‘Very Good’ rating is acceptable

24.24 The Councils Sustainability Officer states that under BREEAM 2018, four
credits are now available if the developer undertakes additional energy
modelling during the design and post construction stages, sets targets and
reports on their progress. It is therefore recommended that the applicant
seeks to achieve at least these four credits to prove that all possibilities have
been explored to reach a better score of 59.8% potential score, as
demonstrated by the BREEAM Pre-assessment Track & Action List
24.25 It is recommended that a BREEAM condition is attached to the decision,
should planning permission be accepted.
24.26 Summary
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24.27 It is noted that the C02 reduction is less than the 35% required by the
relevant policy. The Council would also expect the development to meet the
BREEAM Excellent standard. However in this case, there are a number of
constraints which mean it is not possible to meet the required standard. On
balance, subject to conditions and a signed S106 the scheme is considered to
be acceptable and in line with London Plan Policies and Local Plan Policies.

Aviation Safety
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25.1 Core Strategy Policy IM(d) states all applications to develop sites within the
outer safeguarding boundary for London City Airport will be determined
having regard to the advice received from the Civil Aviation Authority.

Transport and Access
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26.

N

25.2 The relevant safeguarding consultee (London City Airport) has been
consulted and has raised no objection subject to a condition requiring details
to be submitted in relation to the construction methodology before any
cranes are erected on the site. London City Airport also wish to be consulted
in relation to proposed plant species for the site to ensure that any issues
relating to the local bird population and the risk to air safety can be
addressed. Appropriate conditions are included in the recommendation.

26.1 London Plan Policy 6.13 requires the maximum standards in Table 6.2.
Developments supported by a high level of public transport accessibility and
within Controlled parking Zones (CPZ) should be car free. This is supported
by Core Strategy Policy IM(c).

26.2 The site is located within the Greenwich town centre Controlled Parking
Zone (CPZ) .There is heavy demand for parking in the zone where there is
limited opportunity.
26.3 The site is in close proximity to Greenwich mainline rail station and DLR,
being approx 220m, (a 3 min walk) and within walking distance of 6 bus
routes, it is therefore considered to have good access to public transport
with a PTAL of 4 on a scale of 1 to 6.
26.4 Car parking
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26.5 The Applicant has provided a revised ground floor layout. The proposed
public plaza will now include four blue badge parking spaces. The rest of the
development will be car free. Whilst it is noted that parking is not provided
for every wheelchair units in the scheme (14 units). The amount of parking is
supported by the Councils Highway Officer, given that the site is heavily
constrained. As such, additional spaces would remove the valuable public
plaza and play space and it is not possible to provide a basement within the
scheme, due to flooding issues. The site is also very close to the Greenwich
DLR/National Rail station which provides step free access. Subject to a car
park management plan , that details how the spaces will be allocated, and
how a blue badge user would be able to park if the spaces are full, it is
considered that on balance, the proposed parking layout is acceptable.

26.6 The London Plan Policy recommends that 20% of the parking spaces provided
are fitted with electric vehicle charging points (EVCP). However given the
limited number of spaces it is recommended that all spaces have EVCP’s
rather than the single point suggested.
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26.7 The Councils Highway Officer raised concern that the proposal could have
the potential to result in overspill parking onto surrounding roads and create
parking problems for existing residents and vehicles. Therefore it is
recommended that the development is made car ‘light’. This can be provided
by amending the existing Traffic Order ( at developer expense) controlling
the CPZ to ensure that no future occupiers are eligible for parking permits as
any additional demand will create parking problems for existing residents and
businesses in the area.
26.8 Given the limited amount of parking, but recognising that car use may still be
required on ad-hoc basis, car club use is supported. The nearest on-street car
club space is located in Tarves Way (approximately 200m away) and there is
a separate car club also in that road but on private land. Any permission
granted should be conditional contributing to an existing car club and an SPD
requirement recommends that the first 5 years membership is paid by the
developer to encourage use and be secured by agreement.
26.9 Cycle Parking

26.10 Cycle parking has been included within the scheme at the lower ground floor
level of the development and at the eastern boundary of the site. In line with
current London Plan standards, the proposed residential component of the
scheme is required to provide 240 long-stay cycle spaces. The development
provides 241 spaces at the lower ground level plus space for adaptable cycles
and thus meets this requirement. Concern was originally raised regarding the
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intensity of the cycle storage, however it is considered that the layout is
acceptable (given the spatial constraints) and will provide a variety of stacking
options for the occupants.
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26.11 In terms of the commercial unit, it is required to provide 3 long-stay spaces ,
which will be stored in an enclosure at the north-eastern boundary of the
application site.
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26.12 With respect to short stay spaces, the development will provide Sheffield
stands in the public plaza area for the residential and commercial uses on the
site. A minimum of 257 cycle spaces will be secured by condition (this
includes the total short/long stay requirements for the combined uses on the
site). The requirement for additional spaces should be monitored through the
Travel Plan. Also, in line with SPD requirements, a contribution towards
cycle training should be sought.

N

26.13 On balance, given the constraints of the site (flood zone 3) it is not possible
to construct a basement, and there is no further capacity to provide extra
cycle spaces on the site. The proposed number of cycle space complies with
current London Plan standards and is considered acceptable.
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26.14 A condition is recommended to secure further details of the detailed design
and layout of the proposed cycle storage areas to ensure that they designed
to an appropriate specification and are convenient to use.
26.15 Cycle Improvements

26.16 The nearest cycle route in the National Cycle Network is Route 21, located
approximately 600m from site at Deptford Bridge. While there are no cycle
routes adjacent to the site, it is noted that an interim Quietway crosses
Norman Road at Tarves Way. A contribution should therefore be sought
towards improving cycle facilities in the area consistent with the Council’s
Cycling Strategy.
26.17 Travel Plan

26.18 A Travel Plan has not been included with the planning application. In order to
promote sustainable travel for future residents, it is recommended that a
Travel Plan is provided and secured by condition. A draft residential travel
plan is provided but offers limited measures, targets and monitoring that
would promote sustainable transport. The Travel Plan should be evaluated
using ATTrBuTE which is a common framework that ensures all elements are
included. Personalised Journey Planning could also be considered to influence
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positive journey patterns from the start. A Travel Plan is also required for the
commercial use. The travel plan should include measures; targets and
monitoring that should promote sustainable transport.
26.19 Waste and Servicing
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26.20 Servicing to the site is proposed to be from the public highway in a new
proposed lay by. A dedication of land will be required to allow this and such
Highway works would be at developer’s expense under s278 agreement.
Given the industrial nature of the former site and the extensive works
required in the highway, it is recommended that the footway along the
frontage is coherently and comprehensively re-laid as part of these works.
Works are proposed for the upgrading of Norman Road and these should be
taken into consideration when formulating the scheme. These works
presently include a 20mph zone and a quiet way cycling route

N

26.21 It is proposed to provide two residential refuse stores at the lower ground
floor of the building. The bin stores will be split between the rented and
shared ownership/market tenure units. The distance from the bin stores to
the residential lifts are within 30m which complies with Building Regulations.
The bin stores for the commercial floorspace are provided underneath the
planters located between the site and Caledonian Point.
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26.22 In terms of the drag distance for large refuse bins, the shared
ownership/market unit bin store would be slightly over the recommended
carrying distance of 15m for large refuse bins. However it is considered that
there are no other suitable locations for the loading bay at the site.
26.23 The Waste Services team has been consulted and has confirmed that these
details are acceptable. A condition is recommended seeking the submission
and approval of a detailed refuse management plan.

26.24 Walking

26.25 The provision of the Walk adjacent to the Creek provides a potential
continuation of a waterside pedestrian route as a leisure route and allows for
riverside access. It recommended that the riverside access is secured in the
Section 106 to remain publicly accessible at all times.
26.26 Construction Management Plan

(Appendices)

APPENDICES

26.27 Construction traffic is not discussed and every encouragement should be
made to consider this fully at an early stage. An appropriate planning
condition controlling construction traffic is therefore sought.
26.28 Emergency Service Access
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26.29 Fire access is proposed to the rear of the site being accessed from a route
along the eastern boundary of the site.
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26.30 The height of the building exceeds 30m and therefore, an automatic water
fire suppression system (AWFSS) will be installed throughout the building.

26.31 The London Fire Brigade have commented on the application and is satisfied
with the proposals in relation to the fire precautionary arrangements.
27.

Land Contamination

27.1 A Ground Appraisal Report has been carried out which assesses the potential
impacts arising from the previous industrial use on the site.
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27.2 The Environmental Health officer has reviewed the report and raises no
objections subject to a condition requiring the submission and approval of a
preliminary risk assessment and verification report to demonstrate the
completion of the remediation works.
27.3 The Environment Agency was consulted on the application and raised no
objection in regards to land contamination and recommended a condition to
be attached to the decision, if planning permission is granted.

28.

Flooding

28.1 Policy E2 of the Core Strategy states that new developments should apply the
sequential and exceptions tests as detailed in the NPPF and the Council’s
Strategic Risk Assessment be used to inform development and reduce flood
risk in the Borough.

28.2 Policy E3 states that within those areas protected by flood defences but with
a high residual risk classification should implement risk reduction measures
with the primary aim of reducing risk to life.
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28.3 Assessment
28.4 The site is located within Flood Zone 3 but is defended by the Thames Tidal
Defences and flood barriers.
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28.5 The use of the site as residential is considered to be classified as a ‘More
Vulnerable use’. The aforementioned policies states that developments
susceptible to flood risk should provide a sequential and exceptions test and
detail how the site will manage residual flood risk over the lifetime of the
development. Furthermore Policy E3 requires applicants to provide indicative
breach flood water levels and finished floor levels of the proposed
development to ensure there is no flood risk to properties.

N

28.6 The aim of the Sequential Test is to steer new development to areas with the
lowest probability of flooding. The area where the site is located has been
identified in the MU16 site allocation as appropriate for mixed use
development. Furthermore the location has been identified by the Mayor as
an Opportunity area. As such, the site has been prioritised over other sites in
the borough as being appropriate for large scale residential development. It is
therefore considered that the Sequential test has been met.
28.7 Flood Risk Assessment
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28.8 The applicant has provided a Flood Risk Assessment (FRA) with the
application. The FRA details that the proposed development will incorporate
flood resistance and resilience measures to ensure that extreme flooding is
mitigated. In addition, evacuation details are provided on what to do if a flood
occurs on the application site. It is recommended that an emergency flood
response plan is secured by condition.
28.9 Breach Flood Water Levels
28.10 Policy E3 requires that Applicants, as part of their flood risk assessment must
provide details of indicative breach flood water levels, ground levels, and
finished floor levels.

28.11 The FRA states that a flood defence wall set at 5.8m AOD is located adjacent
to Deptford Creek, and has been designed with a lifespan of 100 years.
28.12 The site is within the (1 in 200 year) tidal event at risk of residual flooding.
This could result in a maximum flood level on the site at 5.61m AOD.
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28.13 The EA confirms that the site is also at risk of fluvial flooding during the 1%
AEP plus climate change event (35% allowance) from the River Ravensbourne.
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28.14 The Finished Floor Level (FFL) for the duplexes located on Norman Road is
set at 4.025m AOD, with the sleeping accommodation to these units located
at 8.025m AOD, which is above the maximum predicted flood level of 5.61m
AOD in the event of a breach of flood defences. It is also noted that there is
a safe refuge that can be provided, as highlighted by the EA on the internal
stairway. On balance, it is considered that the proposed FRA is acceptable.
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28.15 Flood Defences

28.16 There will be no retaining structure within the 8m section of the boundary in
front of the river wall to allow access for the EA maintenance civil
engineering plant.

N

28.17 The EA have requested a planning condition requiring the submission of a
detailed method statement which includes all aspects of construction of the
proposed development and the full sequencing of works, to demonstrate that
these proposed works will not adversely affect the flood defence structure or
surcharge capacity provided behind the river wall.
28.18 Surface water flooding
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28.19 The Councils Flood Risk Officer has reviewed the proposal and raised no
objections to all surface water being discharged in to Deptford Creek. It was
requested that further clarification was provided in regards to the treatment
of the water and if there was any way that the landscaped areas can be used
in the process of draining the development to increase inception loss of
evaporation. The Applicant confirmed that the detailed design will consider
some form of control or emergency shutoff such as a penstock valve to
prevent unintentional release of pollutants into the river.
28.20 It is recommended that a condition secures a final drainage strategy with a
maintenance plan for the system which will be implemented all surface water
to be discharged unrestricted into Deptford Creek.

28.21 On balance it is considered that the applicant has adequately addressed the
response to Flood Risk measures on the site and passed the requirements of
the Exception Test.
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Community Infrastructure Levy (CIL)
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29.1 The Mayor has introduced a London-wide Community Infrastructure Levy
(CIL) to help implement the London Plan, particularly policies 6.5 and
8.3. The Mayoral CIL formally came into effect on 1st April 2015, and it will
be paid on commencement of most new development in Greater London that
was granted planning permission on or after that date. The Mayor’s 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.

30.
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29.2 The current application is liable to this requirement.

RBG CIL

N

30.1 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.
30.2 The current application is liable to this requirement.

Legal Agreement
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31.

31.2 The development of the site will require a Legal Agreement. The following
Heads of Terms are proposed:
Affordable Housing
 Provision of 70 affordable units (35 LAR and 35 Shared Ownership);
 Rent levels to be secured at target rents of 50% for the three beds and
rent levels for one and two beds to be capped at the 2018/2019 LAR rent
levels as set out in the Affordable homes Programme Funding guidance.
 Provision of an affordable housing delivery plan;
 Provision of an affordable housing marketing plan;
 Agreement protocol for the Council to advertise to individuals living and
/or working in the Borough in the first instance;
 To use reasonable endeavours to keep service charges for affordable
tenants to a minimum;
 Formation and operational requirements of a Management Company;
 Provision of affordable housing in perpetuity.
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Review Mechanism
 Legal and general monitoring fees
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Transport
 Contribution towards car club spaces and payment of membership for
residents of the development for the first five years;
 Residents and other occupiers of the development (except Blue Badge
holders) to be exempt from acquiring CPZ permits including amendments
to Traffic Orders as required.
 Contribution towards the review of the CPZ.
 Contribution toward improving cycling facilities and cycle training.
 The enforcement, monitoring and review of the Travel Plan
 Public access to the Creekside (Permitted accessway plan).
Employment and Training
 Commitment and participation towards GLLaB and business support
including a £145,000 contribution in line with Planning Obligations SPD
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Noise
 Applicants will be subject to terms in the S106 informing the prospective
tenant lessee or purchaser of the general nature and extent of activities at
Brewery Wharf and the mechanisms to control the level of noise within
the dwelling from Brewery Wharf such as keeping the windows closed
and using the mechanical means of ventilation provided within the
dwelling.

 The tenant lessee shall also not be entitled to make or pursue any claim
for nuisance or damages caused by noise from Brewery Wharf at a level at
or below the Baseline Noise Level. This is important to protect the
existing activities at Brewery Wharf.

Carbon Offset Payment
 £241,344.00 for cash in lieu contribution to the Local Authority to
account for emissions from the development.
Other Obligations
 Payment of legal costs;
 Payment of S106 monitoring costs (£18,000).
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Implications for Disadvantaged Groups

33

D
IX

5

32.1 The implications for disadvantaged groups identified below are an integral part
of the consideration of the development and community benefits as set out in
the report:
 The scheme will provide 70 affordable rented units (35 no. LAR rent and
35 no. Shared ownership);
 10% of the new housing will be designed as wheelchair standard housing;
 The proposal will provide new job opportunities in the construction
phase, the operation of the proposed new commercial floorspace and the
management of the residential units;

Conclusion

33.1 Overall the proposals are considered to be in accordance with the objectives
and policies set out in the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (Adopted July 2014), the London Plan (2016), as amended by
the MALP (March 2016) and the National Planning Policy Framework.

N

33.2 Accordingly, it is recommended that permission be granted for application
reference 18/1594/F, in line with Section 1 of this report.
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Background Papers:
National Planning Policy Framework (2018)
Planning Practice Guidance
The London Plan (2016)
Minor Alterations to the London Plan (March2016)
Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (Adopted July 2014)

Report Author:
Tel No:
Email:

Hannah Connell (Principal Planning Officer)
020 8921 8942
Hannah.Connell@royalgreenwich.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
Existing Site Plan 17-007-BPTW-ZZ-XX-DR-A-0101 REV C01; Lower Ground
Floor Plan 17-007-BPTW-ZZ-GF-DR-A-1001 REV C04; Upper Ground Floor Plan
17-007-BPTW-ZZ-GF-DR-A-1002 REV C02; First Floor Plan 17-007-BPTW-ZZ-01DR-A-1003 REV C01; Second Floor Plan 17-007-BPTW-ZZ-02-DR-A-1004 REV
C01; Third Floor Plan 17-007-BPTW-ZZ-03-DR-A-1005 REV C01 ; Fourth Floor
Plan 17-007-BPTW-ZZ-04-DR-A-1006 REV C01; Fifth Floor Plan 17-007-BPTWZZ-05-DR-A-1007 REV C01; Sixth Floor Plan 17-007-BPTW-ZZ-06-DR-A-1008
REV C01; Seventh Floor Plan 17-007-BPTW-ZZ-07-DR-A-1009 REV C01; Eighth
Floor Plan 17-007-BPTW-ZZ-08-DR-A-1010 REV C01; Ninth Floor Plan 17-007BPTW-ZZ-09-DR-A-1011 REV C01
Tenth Floor Plan 17-007-BPTW-ZZ-10-DR-A-1012 REV C01; Eleventh Floor Plan
17-007-BPTW-ZZ-11-DR-A-1013 REV C01; Twelfth Floor Plan 17-007-BPTW-ZZ12-DR-A-1014 REV C02 ; Thirteenth Floor Plan 17-007-BPTW-ZZ-13-DR-A-1015
REV C02 ; Fourteenth Floor Plan 17-007-BPTW-ZZ-14-DR-A-1016 REV C02;
Fifteenth Floor Plan 17-007-BPTW-ZZ-15-DR-A-1017 REV C02 ; Roof Plan 17-007BPTW-ZZ-16-DR-A-1018 REV C01 ; North East Elevation 17-007-BPTW-ZZ-XXDR-A-2001 REV C01; North West Elevation 17-007-BPTW-ZZ-XX-DR-A-2002
REV C01; South East Elevation 17-007-BPTW-ZZ-XX-DR-A-2003 REV C01; South
West Elevation 17-007-BPTW-ZZ-XX-DR-A-2004 REV C02 ; East/West Section Duplex & Podium 17-007-BPTW-ZZ-XX-DR-A-3001 REV C02 ; East/West Section
- Rented Core & Commercial 17-007-BPTW-ZZ-XX-DR-A-3002 REV C02;
North/South; Section - Private Core & Podium 17-007-BPTW-ZZ-XX-DR-A-3003
REV C02 ; East/West Section - Commercial 17-007-BPTW-ZZ-XX-DR-A-3004 REV
C02 ; North/South Section -Commercial & Podium 17-007-BPTW-ZZ-XX-DR-A3005 REV C02 ; Existing Site Section 17-007-BPTW-ZZ-XX-DR-A-3010 REV C01 ;
Schedule of Accommodation 17-007-BPTW-ZZ-XX-SA-A-0106 REV P07 ; EA
Access Plan – LG Floor 17-007-BPTW-ZZ-GF-ST-A-7601 REV C01 ;EA Access Plan
– First Floor 17-007-BPTW-ZZ-01-ST-A-7602 REV C01
EA Access Section 17-007-BPTW-ZZ-XX-ST-A-7603 REV C01 ; Security Strategy –
Lower Ground Floor 17-007-BPTW-ZZ-GF-ST-A-7610 REV C01 ; Security Strategy
– Upper Ground Floor 17-007-BPTW-ZZ-GF-ST-A-7611 REV C01; Creek Wall –
Landscaping Build-up (Graphic Structures) SK15 REV V3 ; Typical Height Rod SK303
; Typical First Floor Detail SK357; Lower Ground Floor Plan - Levels SK594
Inclusive Access – Lower Ground Floor Plan SK595; Inclusive Access – Upper
Ground Floor Plan SK596; Inclusive Access – Twelfth Floor Plan SK597 REV A ;
Parking Strategy SK598; Creek Side Fenestration Comparison SK599 REV A ;
Norman Road Fenestration Company SK600 REV A ; Stepback Norman Road
Comparison SK601 REV A
Typical Commercial Bay SK602 ;Creek Road Capital Comparison SK605;
Smaller Industrial Units - Typical Requirements SK606; Plan Development SK611;
Elevation Comparison 17-007-BPTW-ZZ-XX-SK-A-2010 REV C01;
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Appendix 2 –Conditions and Informatives
1. Conditions and Reasons for Application reference 18/1594/F
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01 Approved Drawings
The development hereby permitted shall be carried out in accordance with the
following approved plans.
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IX

Existing Site Plan 17-007-BPTW-ZZ-XX-DR-A-0101 REV C01; Lower Ground
Floor Plan 17-007-BPTW-ZZ-GF-DR-A-1001 REV C04; Upper Ground Floor
Plan 17-007-BPTW-ZZ-GF-DR-A-1002 REV C02; First Floor Plan 17-007BPTW-ZZ-01-DR-A-1003 REV C01; Second Floor Plan 17-007-BPTW-ZZ-02DR-A-1004 REV C01; Third Floor Plan 17-007-BPTW-ZZ-03-DR-A-1005 REV
C01 ; Fourth Floor Plan 17-007-BPTW-ZZ-04-DR-A-1006 REV C01; Fifth Floor
Plan 17-007-BPTW-ZZ-05-DR-A-1007 REV C01; Sixth Floor Plan 17-007BPTW-ZZ-06-DR-A-1008 REV C01; Seventh Floor Plan 17-007-BPTW-ZZ-07DR-A-1009 REV C01; Eighth Floor Plan 17-007-BPTW-ZZ-08-DR-A-1010 REV
C01; Ninth Floor Plan 17-007-BPTW-ZZ-09-DR-A-1011 REV C01
Tenth Floor Plan 17-007-BPTW-ZZ-10-DR-A-1012 REV C01; Eleventh Floor
Plan 17-007-BPTW-ZZ-11-DR-A-1013 REV C01; Twelfth Floor Plan 17-007BPTW-ZZ-12-DR-A-1014 REV C02 ; Thirteenth Floor Plan 17-007-BPTW-ZZ13-DR-A-1015 REV C02 ; Fourteenth Floor Plan 17-007-BPTW-ZZ-14-DR-A1016 REV C02; Fifteenth Floor Plan 17-007-BPTW-ZZ-15-DR-A-1017 REV C02 ;
Roof Plan 17-007-BPTW-ZZ-16-DR-A-1018 REV C01 ; North East Elevation 17007-BPTW-ZZ-XX-DR-A-2001 REV C01; North West Elevation 17-007-BPTWZZ-XX-DR-A-2002 REV C01; South East Elevation 17-007-BPTW-ZZ-XX-DRA-2003 REV C01; South West Elevation 17-007-BPTW-ZZ-XX-DR-A-2004 REV
C02 ; East/West Section - Duplex & Podium 17-007-BPTW-ZZ-XX-DR-A-3001
REV C02 ; East/West Section - Rented Core & Commercial 17-007-BPTW-ZZXX-DR-A-3002 REV C02; North/South; Section - Private Core & Podium 17007-BPTW-ZZ-XX-DR-A-3003 REV C02 ; East/West Section - Commercial 17007-BPTW-ZZ-XX-DR-A-3004 REV C02 ; North/South Section -Commercial &
Podium 17-007-BPTW-ZZ-XX-DR-A-3005 REV C02 ; Existing Site Section 17007-BPTW-ZZ-XX-DR-A-3010 REV C01 ; Schedule of Accommodation 17-007BPTW-ZZ-XX-SA-A-0106 REV P07 ; EA Access Plan – LG Floor 17-007-BPTWZZ-GF-ST-A-7601 REV C01 ;EA Access Plan – First Floor 17-007-BPTW-ZZ-01ST-A-7602 REV C01 ; EA Access Section 17-007-BPTW-ZZ-XX-ST-A-7603 REV
C01 ; Security Strategy – Lower Ground Floor 17-007-BPTW-ZZ-GF-ST-A-7610
REV C01 ; Security Strategy – Upper Ground Floor 17-007-BPTW-ZZ-GF-ST-A7611 REV C01; Creek Wall – Landscaping Build-up (Graphic Structures) SK15
REV V3 ; Typical Height Rod SK303 ; Typical First Floor Detail SK357; Lower
Ground Floor Plan - Levels SK594 Inclusive Access – Lower Ground Floor Plan
SK595; Inclusive Access – Upper Ground Floor Plan SK596; Inclusive Access –
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Twelfth Floor Plan SK597 REV A ; Parking Strategy SK598; Creek Side
Fenestration Comparison SK599 REV A ; Norman Road Fenestration Company
SK600 REV A ; Stepback Norman Road Comparison SK601 REV A
Typical Commercial Bay SK602 ;Creek Road Capital Comparison SK605; Smaller
Industrial Units - Typical Requirements SK606; Plan Development SK611;
Elevation Comparison 17-007-BPTW-ZZ-XX-SK-A-2010 REV C01;
Reason: For the avoidance of doubt and in the interests of proper planning.

Haulage routes
Likely noise levels to be generated from plant
Details of any noise screening measures
Proposals for monitoring noise and procedures to be put in place where
agreed noise levels are exceeded
Where works are likely to lead to vibration impacts on surrounding
residential properties, proposals for monitoring vibration and procedures
to be put in place if agreed vibration levels are exceeded. Note: it is
expected that vibration over 1mm/s measured as a peak particle velocity
would constitute unreasonable vibration.
Likely dust levels to be generated and any screening measures to be
employed
Proposals for monitoring dust and controlling unacceptable releases
Wheel washing facilities and facilities for discharging the water
Details of the use of cranes in relation to the location, maximum operating
height and duration
Reference shall be made to:
 The Councils’ Construction Site Noise Code of Practice
http://www.royalgreenwich.gov.uk/downloads/417/pollution_control
_-_construction_information_and_advice
 The Mayor of London’s ‘The control of dust and emissions from
construction and demolition’ Best Practice Guidance
http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_04.jsp and
 BRE four-part Pollution Control Guides ‘Controlling particles and
noise pollution from construction sites’.
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IX

02 Construction Method Statement
Prior to the commencement of the development a construction method
statement shall be submitted to and approved in writing by the Local Planning
Authority in consultation with TfL, Crossrail and London City Airport. The
method statement shall include details of the following:









AP
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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 to13:00
hours on Saturdays, with no noisy working audible at the site boundary being
permitted on Sundays or Bank Holidays.

5

The details in the approved plan shall be adhered to throughout the construction
period.

IX

Reason: In the interests of the amenities of neighbouring properties and to
ensure compliance with Policies 7.14, 7.15 and 6.3 of the London Plan and
Policies E(a) and E(b) of The Royal Borough of Greenwich Local Plan: Core
Strategy with Detailed Policies (July 2014).
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03 Construction Logistics Plans
Prior to the commencement of the construction of the development hereby
approved, a Construction Logistics Plan (CLP) shall be submitted to, and
approved in writing by, the Local Planning Authority in consultation with
Transport for London and the Port of London Authority. The CLP shall include
(but not be limited to) details of the access route for vehicles involved in
construction of the expected number of construction vehicles generated by the
site and the impact upon the highway network. The applicant shall seek prior
approval from TfL and the PLA before submitting the CLP pursuant to this
condition. The development shall in all respects be implemented in accordance
with the details approved pursuant to this condition.
Reason: In the interests of the amenities of neighbouring properties and
pedestrian and highway safety and to ensure compliance with Policies 7.14, 7.15
and 6.3 of the London Plan and Policies E(a), E(b) and IM(a) of The Royal
Borough of Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014).

AP

04 Demolition/Construction Air Quality Impacts
Prior to construction works commencing; a Construction Management Plan shall
be submitted to and approved in writing by the Local Planning Authority for a
management scheme to control and minimise emissions of air pollutants
attributable to the construction of the development. This should include a risk
assessment and a method statement in accordance with the control of dust and
emissions from Construction and Demolition Best Practice Guidance published
by the Greater London Authority:
• Proposals for monitoring dust / particulates and procedures to be put in
place where agreed dust / particulates levels are exceeded;
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•

A dust risk assessment shall be undertaken; to include dust suppression
methods to be used including details of equipment during the different
stages of the development;
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;
Confirmation if a mobile crusher will be used on site and if so, a copy of
the permit and indented dates of operation;
Bonfire policy;
A demolition asbestos survey;
Proposals for monitoring dust and preventing or controlling unacceptable
releases, including asbestos;
Wheel washing facilities, location and facilities for discharging the water.

IX

•
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Reference shall be made to: The Mayor of London’s ‘The control of dust and
emissions from construction and demolition’ Supplementary Planning Guidance
https://www.london.gov.uk/file/18750/download?token=zV3ZKTpP
BRE four part Pollution Control Guide, Part 1 Pre-project planning and
effective management; ‘Controlling particles, vapour and noise pollution from
construction sites’.

Reason: In order to safeguard the residential amenity of prospective occupiers
and ensure compliance with Policies 5.3; and 7.14 Improving Air Quality of the
London Plan (2016); and Policies H.5, E(a) and E(c) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies 2014

AP

05 Construction Plant and Machinery (NRMM)
Prior to the commencement of works, details of all plant and machinery to be
used at the demolition and construction phases have been submitted to, and
approved in writing by, the Local Planning Authority. Evidence is required to
meet Stage IIIA of EU Directive 97/68/ EC for both NOx and PM. All Non-Road
Mobile Machinery (NRMM) and plant to be used on the site of net power
between 37kW and 560 kW has been registered at http://nrmm.london/. Proof
of registration must be submitted to the Local Planning Authority prior to the
commencement of any works on site.
The proposed NRMM must be used during the demolition and construction
phases in accordance with the approved details.
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An inventory of all Non-Road Mobile Machinery (NRMM) must be kept on site
during the course of the demolitions, site preparation and construction
phases. All machinery should be regularly serviced and service logs kept on site
for inspection. Records should be kept on site which details proof of emission
limits for all equipment. This documentation should be made available to local
authority officers as required until development completion.

IX

Reason: To safeguard the amenities of neighbouring properties and the area
generally and to ensure compliance with Policy 7.15 of the London Plan (2016)
and Policy DH(k) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014).
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06 Construction Travel Plan
Prior to the commencement of the demolition / construction of the relevant
part of the development a detailed site specific Demolition / Construction Travel
Plan incorporating measures to promote and maximise the use of sustainable
travel (including public transport, walking and cycling) and monitoring
arrangements for the construction of the development shall be submitted to, and
approved by, the Local Planning Authority. The Travel Plan shall in all respects
be implemented in accordance with the details approved pursuant to this
condition.
Reason: In order to promote sustainable travel and ensure compliance with
Policies 6.3 and 7.14 of the London Plan (March 2015) and Policy IM4 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).

AP

07 Archaeology
A) No development other than demolition to existing ground level shall take
place until the applicant (or their heirs and successors in title) has secured the
implementation of a programme of geo/archaeological evaluation if no suitable
geotechnical survey is to occur, in accordance with a Written Scheme of
Investigation which has been submitted by the applicant and approved by the
local planning authority in writing and a report on that evaluation has been
submitted to and approved by the local planning authority in writing.
B) Under Part A, the applicant (or their heirs and successors in title) shall
implement a programme of geo/archaeological evaluation in accordance with
a Written Scheme of Investigation.
C) No development other than demolition to existing ground level shall take
place until the applicant (or their heirs and successors in title) has secured the
implementation of a programme of archaeological mitigation in accordance
with a Written Scheme of Investigation which has been submitted by the
(Appendices)
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applicant and approved by the local planning authority in writing and a report
on that evaluation has been submitted to and approved by the local planning
authority in writing.

5

D) Under Part A, the applicant (or their heirs and successors in title) shall
implement a programme of archaeological mitigation in accordance with a
Written Scheme of Investigation.

IX

E) The development shall not be occupied until the site investigation and postinvestigation assessment has been completed in accordance with the
programme set out in the Written Scheme of Investigation approved under
Parts (A and C), and the provision for analysis, publication and dissemination
of the results and archive deposition has been secured.
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Reason Heritage assets of archaeological interest may survive on the site. The
planning authority wishes to secure the provision of appropriate archaeological
investigation, including the publication of results, in accordance with Section 12
of the NPPF, Policy 7.8 of the London Plan and Policy DH(m) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).

AP

08 Land Condition (Preliminary Risk Assessment)
Prior to the commencement of development approved by this planning
permission (or such other date or stage in development as may be agreed in
writing with the local planning authority), the following components of a scheme
to deal with the risks associated with contamination of the site shall each be
submitted to and approved, in writing, by the local planning authority:
1.
A preliminary risk assessment which has identified:
· all previous uses;
· potential contaminants associated with those uses;
· a conceptual model of the site indicating sources, pathways and receptors;
· potentially unacceptable risks arising from contamination at the site.
2.
A site investigation scheme, based on (1) to provide information for a
detailed assessment of the risk to all receptors that may be affected,
including those off site.
3. The results of the site investigation and the detailed risk assessment
referred to in (2) and, based on these, an options appraisal and
remediation strategy giving full details of the remediation measures
required and how they are to be undertaken.
4. A verification plan providing details of the data that will be collected in
order to demonstrate that the works set out in the remediation strategy
in (3) are complete and identifying any requirements for longer-term
monitoring of pollutant linkages, maintenance and arrangements for
contingency action.
(Appendices)
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Any changes to these components require the express written consent of the
local planning authority. The scheme shall be implemented as approved.

5

Reason: Potential sources of contamination associated with historical uses of
the site should be further investigated to ensure that there is not an
unacceptable risk to health and controlled waters in line with the aims of the
National Planning Policy Framework (NPPF); and with Policies (E) of the Royal
Borough of Greenwich Local Plan: Core Strategy with Detailed Policies (2014);
and the Mayor’s London Plan Policies 5.21 Contaminated Land and 5.22
Hazardous substances.
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IX

09 Drainage
Development shall not commence until a drainage strategy detailing any on
and/or off site drainage works along with a maintenance plan, has been submitted
to and approved by, the local planning authority in consultation with the
sewerage undertaker. No discharge of foul or surface water from the site shall
be accepted into the public system until the drainage works referred to in the
strategy have been completed”.
The development shall be carried out in accordance with the approved details.
Reason - The development may lead to sewage flooding; to ensure that sufficient
capacity is made available to cope with the new development; and in order to
avoid adverse environmental impact upon the community in accordance with
policy IM1 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).

AP

10 Protection of River Wall
Notwithstanding the submitted drawings, no development shall take place except
enabling and demolition works until a scheme of the landscaping and surface
water drainage works for the area of the site within 12 metres of the landward
face of the concrete capping beam forming part of the river wall, has been
submitted to and approved in writing by the local planning authority. The
submitted scheme will be designed to:
 prevent an increased surcharge being imposed on the existing river wall.
 preserve or improve the existing back of wall drainage features and minimise
storm water accumulation behind the river wall.
The development will then only proceed in strict accordance with the approved
details and will be maintained as such thereafter.
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Reason: To prevent an adverse impact on the river wall, to preserve operational
access and to prevent an increased risk of flooding to comply with Policy 5.12 of
the London Plan (March 2015) and E2 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).

IX
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11 Working Method Statement
No development shall take place until a working method statement to cover all
works affecting the Creek wall shall be submitted to and agreed in writing by the
local planning authority. Thereafter the development shall be carried out in
accordance with the approved scheme and any subsequent amendments shall be
agreed in writing with the local planning authority.
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We would expect the method statement to cover the following requirements:
 timing of works
 methods used for all works affecting the creek wall
 machinery (location and storage of plant, materials and fuel, access routes,
access to creek wall, etc.)
 protection of areas of ecological sensitivity and importance
 site supervision
We ask to be consulted on the details of this scheme when it is submitted for
approval to your Authority.
Reason: To prevent any adverse impact on the integrity of the Creek wall or the
ecology of the Creek during the construction in line with Policy 5.12 of the
London Plan (2016) and E2 of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).

AP

12 Landscaping and Intertidal terraces
No development other than demolition to existing ground level shall take place
until a landscape management plan, including long- term design objectives,
management responsibilities and maintenance schedules for the landscaped areas
adjacent to the creek wall, shall be submitted to and approved in writing by the
local planning authority. The landscape management plan shall be carried out as
approved and any subsequent variations shall be agreed in writing by the local
planning authority.
The scheme shall include the following elements:
 detail extent and type of new planting (NB planting to be of native species)
 details of maintenance regimes
 details of improvements to existing intertidal terracing
 details of management responsibilities
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Reason: to ensure the protection of wildlife and supporting habitat and secure
opportunities for the enhancement of the nature conservation value of the site in
line with Policy 7.19 of the London Plan (2016) and Policy OS(f) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).
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13 Landscaping
Details of all hard and soft landscaping arrangements including surface
treatments, fencing or other means of enclosure, tree and shrub planting
indicating species and sizes and details of provision of defensible space /
screening to residential units adjoining the communal amenity space, shall be
submitted to and approved by the Local Planning Authority (and in the case of
planting details in conjunction with London City Airport to allow the impact
upon bird populations to be assessed) before the development is occupied. The
hard landscaping shall be completed before the premises are first occupied. The
soft landscaping shall be completed within 12 months, or by the end of the first
planting season, after the completion of the development to the satisfaction of
the Local Planning Authority.

Any trees, or plants which die within a period of 5 years from the completion of
the development; are removed, or become seriously damaged, or diseased shall
be replaced in the next planting season with others of similar size and species,
unless the Local Planning Authority gives written consent to any variation.
Reason: In order to improve the character and amenities of the area and in the
interests of aviation safety to ensure compliance with Policy 7.13 of the London
Plan and Policies DH1 and OS(f) of The Royal Borough of Greenwich Local Plan:
Core Strategy with Detailed Policies (July 2014).
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14 Mixed Use - Commercial/Residential Sound Insulation
Prior to construction of the relevant part of the development, a detailed scheme
of noise insulation measures for all divisions (walls and/or floors) separating
commercial/residential areas shall be submitted to and been approved in writing
by the Local Planning Authority. The scheme of noise insulation measures shall
be prepared by a suitably qualified consultant/engineer and shall demonstrate
that the proposed sound insulation will achieve a level of protection which is at
least +10dB above the Approved Document E standard (Dwelling houses and
flats) for airborne sound insulation and -10dB for impact sound insulation. The
approved scheme shall be implemented prior to the commencement of the use
and be permanently retained thereafter.
Reason: In order to ensure a satisfactory appearance to the development to
safeguard the amenities of neighbouring properties and the area generally, to
prevent ‘ambient noise creep’ and to ensure compliance with Policies 3.5 and
(Appendices)

APPENDICES

7.15 of the London Plan (March 2015) and Policies DH1 and E(a) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
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15 BREEAM
a, The commercial unit hereby permitted shall be built to a minimum of BREEAM
Very Good (or its successor).
b, No construction of the relevant part of the development shall take place until
a Design Stage assessment (under the BREEAM or its successor) has been
carried out and a copy of the summary score sheet and interim Code
Certificate have been submitted to and approved in writing by the Local
Planning Authority.
c, Prior to first occupation of the commercial unit, a copy of the summary score
sheet and Post Construction Review Certificate (under BREEAM or its
successor) shall be submitted to the Local Planning Authority verifying that
the agreed standards have been met.
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Reason: In the interest of addressing climate change and to secure sustainable
development and to comply with Core Strategy policy E1.
16 Energy and Water Efficiency
All dwellings hereby approved shall be constructed in order to achieve the
following requirements:
 a minimum 20.61% improvement in the Dwelling Emission Rate over
the Target Emission Rate as defined in Part L1A of the 2013 Building
Regulations;
 a y-value of 0.10 (thermal bridging);
 and a reduction in potable water demand to a maximum of 105 litres
per person per day

AP

a. No construction of the relevant part of the development shall commence
until a Design Stage Standard Assessment Procedure (SAP) Assessment and
Water Efficiency calculations, prepared by suitably qualified assessors, shall
have been submitted to and approved in writing by the local planning
authority to demonstrate that the detailed design of each dwelling is in
compliance with part (a).

b. No construction of the relevant part of the development shall commence
until details of the measures to achieve compliance with part (a) have been
submitted to and approved in writing by the local planning authority.
c. Within 3 months of occupation of any of the residential units hereby
approved, an As Built SAP Assessment and post-construction stage Water
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Efficiency Calculations, prepared by suitably qualified assessors, shall be
submitted to the Local Planning Authority and approved in writing to
demonstrate full compliance with part (a) for each unit.

5

Reason: To comply with Policies 5.1 Climate change and mitigation, 5.2
Minimising carbon dioxide emissions, 5.3 Sustainable design and construction, 5.7
Renewable energy, 5.15 Water use and supplies in the London Plan (2016) and
Core Strategy policy E1 (Carbon Emissions).
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17 Noise from fixed Plant & Equipment
a. Prior to the commencement of works on the development hereby permitted,
provide an Acoustic Report including:
• Survey of existing background/ambient sound level,
• Manufacturers noise specification (Sound power/Sound pressure level,
octave band spectral levels) of proposed plant,
• The proposed operational hours of the plant,
• Proposed mitigation measures to ensure the existing background sound
level will not increase when measured at one metre from the façade of the
nearest noise sensitive premises. In order to achieve this, the plant shall be
designed/selected, or the noise from the plant should be attenuated, so that
it is 10dB below the existing background level (LA90 15min). The
measurements and assessment shall be made in accordance to the latest
British Standard 4142, and shall be submitted to and approved by the Local
Planning Authority.
b. The approved measures shall be implemented prior to occupation of the
development and shall be permanently maintained thereafter.

AP

Reason: In order to ensure a satisfactory appearance to the development to
safeguard the amenities of neighbouring properties and the area generally, to
prevent ‘ambient noise creep’ and to ensure compliance with Policies 3.5 and
7.15 of the London Plan (March 2015) and Policies DH1 and E(a) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
18 Wheelchair Adaptable Dwellings
10% of all dwellings in the development hereby permitted shall comply with
Building Regulation requirement M4(3). Detailed layout drawings at a scale of
1:50 shall be submitted to and approved in writing by the Local Planning
Authority prior to the commencement of the development.
The wheelchair adaptable dwellings shall be marketed as such for a period of
eight months. After that period evidence of such marketing shall be submitted
to and approved by the Local Planning Authority in consultation with the
(Appendices)
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Council’s Housing Occupational Therapist prior to first occupation of the
dwellings identified above.
Reason: To accord with Policy 3.8 of the London Plan 2011 as amended and
Policy H5 of the Royal Greenwich Core Strategy and Detailed Policies 2014

IX
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19 Wheelchair Accessible Dwellings
10% of all London Affordable Rented units in the development hereby permitted
shall comply with Building Regulation requirement M4(3)(2)(b) ‘wheelchair user
dwellings’ in accordance with drawings which shall be submitted to and approved
in writing by the Local Planning Authority prior to the commencement of the
construction of the development.
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The applicant shall not implement any part of the development hereby permitted
until full details of these units have been submitted to and approved in writing by
the Local Planning Authority in consultation with the Council’s Housing
Occupational Therapist. The applicant must fit out the dwellings such as to gain
Greenwich Housing Occupational Therapist approval. The applicant must follow
the eight stages for fit out and approval of plans as set out in Informative 03.
Reason: To accord with Policy 3.8 of the London Plan 2011 as amended and
Policy H5 of the Royal Greenwich Core Strategy and Detailed Policies 2014
20 Sustainable Drainage
A Sustainable Urban Drainage (SUDS) scheme shall be submitted to, and
approved by the Local Planning Authority prior to the commencement of the
development. Such scheme shall include (but not be limited to) details of the
calculations used and a maintenance plan of how the SUDS system will be
maintained for the lifetime of the development to ensure the system performs as
designed and will not increase flood risk. The scheme shall thereafter be
implemented in accordance with the approval.

AP

Reason: To prevent the increased risk of flooding, to improve and protect water
quality and ensure compliance with Policy 5.13 of the London Plan (2016) and
Policy E2 of The Royal Borough of Greenwich Local Plan: Core Strategy with
Detailed Policies (July 2014).
21 Sound Attenuation - Environmental / Transport Noise
Prior to the commencement of above ground works details of the mitigation
measures (inclusive of external wall construction, glazing, and ventilation) as
recommended in Technical Noise Assessment report for the site shall be
submitted to and approved by the Local Planning Authority.
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The development shall be carried out in accordance with the approved details.
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Reason: In order to safeguard the amenities of occupants of the residential
properties and to ensure compliance with Policies 3.5 and 7.15 of the London
Plan (March 2015) and Policies DH1 and E(a) of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014)

IX

22 Roof Garden Sound Insulation
A. Prior to the completion of the superstructure details of the proposed sound
insulation scheme to be implemented between the residential accommodation
and the roof garden shall be submitted to and approved by the Local Planning
Authority. Details should include airborne and impact sound insulation.
B. Prior to first occupation the developer shall certify to the local planning
authority that the noise mitigation measures agreed have been installed..
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Reason: In order to safeguard the amenities of occupants of the residential
properties and to ensure compliance with Policies 3.5 and 7.15 of the London
Plan (March 2015) and Policies DH1 and E(a) of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014)
23 Details of Children’s Play Areas
Full details of the size, location, layout and detailed design of the
proposed children’s play areas for under 5s, 5-11s and children 12 plus, in
accordance with the Mayor’s Supplementary Planning Guidance ‘Shaping
Neighbourhoods: Children and Young People’s Play and Informal Recreation’
(September 2012), which shall also include details of how inclusive play principles
have been considered, shall be submitted to and approved by the Local Planning
Authority before the development is commenced. The details shall include the
provision of 239sqm for ages 0-4 , 236sqm for ages 5 -11 and 86sqm for 12+ age
group.

AP

The landscaping shall be laid out in accordance with the approved plans and
made available prior to the first occupation of the development.
Reason: To ensure that satisfactory provision is made for children’s play within
the development and to ensure compliance with Policy H(e) of The Royal
Borough of Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014).
24 Details of Materials
Prior to the commencement of the relevant part of the development, full details
including samples of all facing materials and fenestration to be used on the
buildings (including a 1:1 scale composite sample panel to be provided on site)
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and details of all other finishing materials including paving and all means of
enclosure, shall be submitted to, and approved in writing by, the Local Planning
Authority and the scheme shall thereafter be implemented in accordance with
the approval.
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Reason: To ensure the Local Planning Authority is satisfied with the external
appearance of the buildings and to ensure compliance with Policy 3.5 of the
London Plan (2016) and Policy DH1The Royal Borough of Greenwich Local Plan:
Core Strategy with Detailed Policies (July 2014).
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25 Design of Residential Entrances
Prior to the commencement of the relevant part of the development full details
of the design of the residential entrances must be submitted to and approved in
writing by the Local Planning Authority. The entrances shall be fully implemented
in accordance with the approved details prior to the occupation of the relevant
part of the development and shall be retained thereafter for the lifetime of the
development.
Reason: In order that the Local Planning Authority may be satisfied with the
external appearance of the entrances to be ‘tenure blind’ and contribute to
social inclusion, being compliant with Policies 3.5 and 7.6 of the London Plan
(March 2016)and H5 and DH1 of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
26 Refuse and Recycling
Full details of a refuse and recycling strategy for all uses shall be submitted to and
approved by the Local Planning Authority prior to the commencement of the
relevant part of the development. The relevant part of the development shall
then be carried out in accordance with the approved strategy.

AP

In order to ensure compliance with DH1 of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (July 2014).
27 Cycle Parking
Full details of facilities for parking of cycles within the relevant part of the site
shall be submitted to, and approved in writing by, the Local Planning Authority
and once approved shall be fully implemented before the premises in each part
of the development are first occupied. For the avoidance of doubt, the minimum
cycle provision for the development shall be 257 spaces.
Reason: To promote sustainable travel and to ensure compliance with Policy
6.13 of the London Plan (2016) and Policies IM4, IM(b) and IM(c) of The Royal
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Borough of Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014).
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28 Bird/Bat Boxes
a. Details of the number, location (including eastings and northings) and design
of the bird/bat boxes to be provided as part of the development hereby
approved shall be submitted to and approved in writing by the local planning
authority prior to commencement of above ground works and shall be
installed before occupation of the building and maintained in perpetuity.
b. Evidence that the boxes have been installed in accordance with the details
above should be submitted to and approved by the Local Planning Authority
prior to first occupation.
c. The bird/bat boxes shall be retained for the lifetime of the development in
accordance the approved details
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Reason: To ensure the development provides the maximum possible provision
towards creation of habitats and valuable areas for biodiversity in accordance
with policy OS4 (Biodiversity) of the Core Strategy 2014.
29 Landscape and Ecological Management Plan
a. A Landscape and Ecological Management Plan for each relevant part of the
development shall be submitted to, and approved in writing by, the Local
Planning Authority before the commencement of the relevant part of the
development. Development proposals must ensure that there will be no net
loss of biodiversity and, wherever possible, make a positive contribution to
the protection, enhancement, creation and management of biodiversity. The
Landscape and Ecological Management Plan shall include:

AP

I.
II.
III.

IV.

V.

VI.

Long term design objectives;
Management responsibilities;
Maintenance schedules for all landscaped areas other than small,
privately owned domestic gardens;
All mitigation measures relevant to sections 5 and 6 of the Habitat
Survey and Biodiversity Recommendations report dated December
2017 and revised April 2018;
A report from a suitably qualified ecologist specifying how the
landscape features have been developed for biodiversity and ecological
enhancement; and
Details of all landscape features, including plans and cross-sections.

b. The Landscape and Ecological Management Plan shall be implemented and
maintained as approved.
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Reason: In order to ensure that the Council is satisfied with the proposed
maintenance regime for the landscaped areas, to enhance the nature
conservation value and biodiversity of the site, and to ensure compliance with
Policy 7.19 of the London Plan (2016) and Policy OS(f) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted July
2014).
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30 Green Roof
a. The development shall be constructed with a GRO Green Roof Code 2014
compliant Green roof laid out in accordance with Drg. No. 17-007-BPTWZZ-12-DR-A-1014 Twelfth Floor Plan and page 13 of the Revised Landscape
Proposal dated July 2018 hereby approved and maintained thereafter.
b. Details of the green roof shall be submitted to and approved in writing by the
local planning authority prior to commencement of above ground works, and
should include: type of green roof; substrate and vegetation .
c. Evidence that the roof has been installed in accordance with (a) shall be
submitted to and approved in writing by the local planning authority prior to
the first occupation of the development hereby approved.
d. The green roof shall be retained for the lifetime of the development in
accordance the approved details.
Reason: To provide insulation and to contribute towards enhancing biodiversity,
reducing flood risk and improving the aesthetic value of the development as well
as resident’s well-being. To comply with London Plan policies 5.11 (Green Roofs
and Development Site Environs) and 7.19 (Biodiversity and Access to Nature)
and Core Strategy policies OS4 (Biodiversity), DH1 (Design) and E(f) Living
Roofs and Walls

AP

31 Precautionary Bat Survey
Buildings assessed as having low potential are required to have one further
emergence (dusk) survey in combination with a dawn re-entry survey in order to
determine the presence/likely absence of bats. If more than one year passes
between the most recent bat survey and the commencement of demolition
and/or tree works, an update bat survey must be undertaken immediately prior
to demolition or tree works by a licensed bat worker. Evidence that the survey
has been undertaken shall be submitted to and approved in writing by the Local
Planning Authority prior to the commencement of demolition and/or tree
works.
Reason: To ensure compliance with the Habitats Regulations and the Wildlife &
Countryside Act 1981 (as amended).
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32 Timing of vegetation clearance (breeding birds)
All removal of trees, hedgerows, shrubs, scrub or tall herbaceous vegetation
shall be undertaken between September and February inclusive. If this is not
possible then a suitably qualified ecologist shall check the areas concerned
immediately prior to the clearance works to ensure that no nesting or nestbuilding birds are present. If any nesting birds are present then the vegetation
shall not be removed until the fledglings have left the nest.
Reason: All wild birds, their nests and young are protected during the nesting
period under The Wildlife and Countryside Act 1981 (as amended).
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33 Land Contamination (Verification)
No occupation of any part of the permitted development shall take place until a
verification report demonstrating completion of works set out in the approved
remediation strategy and the effectiveness of the remediation shall be submitted
to and approved, in writing, by the local planning authority. The report shall
include results of sampling and monitoring carried out in accordance with the
approved verification plan to demonstrate that the site remediation criteria have
been met. It shall also include any plan (a “long-term monitoring and
maintenance plan”) for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action, as identified in the
verification plan. The long-term monitoring and maintenance plan shall be
implemented as approved.

AP

Reason: To ensure that environmental and health risks have been satisfactorily
managed so that the site is deemed suitable for use with regard to the
management of any historic contamination present in soils or groundwater
beneath the site that present a risk to controlled waters and to Source
Protection Zone 3 of a public water supply; in accordance with the aims of the
National Planning Policy Framework (NPPF); and with Policies (E) of the Royal
Borough of Greenwich Local Plan: Core Strategy with Detailed Policies (2014);
and the Mayor’s London Plan Policies 5.21 Contaminated Land and 5.22
Hazardous substances.
34 Electric Vehicle Charging Points
100% of parking spaces in the development shall be provided with electric
vehicle charging points (EVCP), the details of which shall be submitted to and
approved by the Local Planning Authority prior to the occupation of the relevant
part of the development. The submitted details shall thereafter be implemented
in strict accordance with the approved details, prior to the commencement of
the uses on the site.
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Reason: To minimise carbon dioxide emissions and to ensure the acceptable
provision of Blue Badge parking for occupants of the wheelchair units and to
comply with Policy 6.13 of the London Plan (March 2015) and IM3 and E1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
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35 Car Park Management Plan
Prior to the occupation of the development, a car park design and management
plan shall be submitted to, and approved in writing by, the Local Planning
Authority. The car park management plan shall in all respects be implemented in
accordance with the details approved pursuant to this condition unless the Local
Planning Authority gives written consent to any such variation.
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Reason: To ensure that safe and secure off-street parking is maintained and
managed to the satisfaction of the Council and ensure compliance with Policy
6.13 of the London Plan (March 2016) and Policies IM4 and IM(c) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
36 Delivery and Servicing Plan
The relevant part of the development shall not be occupied until a detailed
Delivery and Servicing Plan (DSP) has been submitted to, and approved in writing
by, the Local Planning Authority in consultation with Transport for London. The
DSP shall include a requirement that deliveries are carried out outside of peak
hours. The relevant part of the development shall be carried out in accordance
with the details approved pursuant to this condition. The applicant shall seek
prior approval from TfL before submitting the relevant details pursuant to this
condition.
Reason: In order to safeguard residential amenity and pedestrian and traffic
safety and ensure compliance with Policy 6.3 of the London Plan (March 2015)
and IM3 and E1 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (July 2014).

AP

37 Lighting
Full details of external lighting to serve the new development, shall be submitted
to, and approved by the Local Planning Authority prior to the occupation of the
development and the lighting shall in all respects be carried out in accordance
with the approved details.
Reason: In order that the Council may be satisfied with the details of the
proposal in the interest of the safety and amenities of residents, pedestrians,
cyclists, and road users and the interest of the protection of bats in line with
policy OS4 (Biodiversity) and Policy DH1 of the Core Strategy with Detailed
Policies (2014)
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38 Riparian lifesaving equipment
Full details of riparian lifesaving equipment (such as grab chains, access ladders
and life buoys) to be installed along the river edge to a standard recommended
in the 1991 Hayes Report shall be submitted to and approved in writing by, the
Local Planning Authority prior to the first occupation of the development. The
riparian lifesaving equipment shall be implemented in accordance with the
approved details.
Reason: For the safety of residents and users of the area and compliance with
and Policy CH1 of the Core Strategy (2014).
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39 Emergency Flood Plan
A Flood Emergency Plan, including an evacuation route to a safe refuge above
the breach flood level informed by the most recent breach modelling data, shall
be submitted and approved by the Local Planning Authority prior to the
occupation of the development and shall be complied with for the lifetime of the
development.
Reason: To minimise risks the risk of flooding to users of the building and
comply with Policy 5.12 of the London Plan (2016) and E2 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
40 Energy Performance
The development hereby permitted shall be carried out in accordance with the
Energy Statement for Planning Rev 06 dated 16/11/2018 and shall achieve a
reduction in carbon dioxide emissions of 20.61% against Building Regulations
2013 Part L.
Reason: To minimise future carbon dioxide emissions and mitigate climate
change, and to comply with London Plan Policy 5.2 (Minimising Carbon Dioxide
Emissions) and Core Strategy policy E1 (Carbon Emissions).

AP

41 On-site renewable energy technologies
The renewable energy technologies, which shall provide for no less than 9.37%
on-site CO2 reduction as detailed within the 'Energy Statement', shall be installed
and operational prior to the first occupation of the development. Details of the
renewable energy technologies shall be submitted to and approved in writing by
the Local Planning Authority prior to the implementation of the development
hereby approved. The details shall include:
a) An energy assessment stating:
- baseline energy demand in KWh and kg/CO2
- energy reduction achieved on the baseline through the use of on-site
renewable energy technologies in KWh, kg/CO2 and % CO2 reduction.
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b) The resulting scheme, along with machinery/apparatus location, specification
and operational details
c) A management plan for the operation of the technologies
d) A servicing plan including times, location, frequency, method of servicing
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The development shall be carried out in accordance with the details hereby
approved, shall be maintained as such thereafter and no amendments to the
approved scheme shall be permitted without the prior written consent of the
Local Planning Authority.

IX

Reason: To contribute towards carbon dioxide emissions reduction and to
comply with London Plan Policy 5.7 (Renewable Energy) and Core Strategy
policy E1 (Carbon Emissions)
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42 On-site renewable energy technologies – evidence of installation
Evidence that the scheme of renewable energy provision has been installed in
accordance with the condition above, including evidence of commissioning and a
copy of the building’s Energy Performance Certificate, shall be submitted to and
approved in writing by the Local Planning Authority prior to the first occupation
of the development hereby approved.
Reason: To contribute towards carbon dioxide emissions reduction and to
comply with London Plan Policy 5.7 (Renewable Energy) and Core Strategy
policy E1 (Carbon Emissions).
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43 Future Connection to Heating, Cooling and Power Networks
Full details (location of the energy centre, location of corrugated service duct or
space dedicated to install a plate pack exchanger, pipes plan, cost, timeframe,
correspondence with energy supplier) demonstrating how the approved scheme
has been designed to allow for the future connection to any neighbouring heating
and cooling system and/or any private wire power network with shall be
submitted to and approved in writing by the Local Planning Authority. Evidence
that the approved scheme has been implemented shall be submitted to and
approved by the Local Planning Authority prior to the issue of a certificate of
practical completion. The development shall be carried out in accordance with
the approved design details and no alterations shall take place without the prior
written consent of the Local Planning Authority.
Reason: To allow for the efficient distribution of energy, to minimise carbon
dioxide emissions and to comply with London Plan policy 5.6 (Decentralised
Energy in Development Proposals) and Core Strategy policy E1 (Carbon
Emissions).
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44 Overheating
Details derived using simulation software demonstrating that all dwellings comply
with the CIBSE standard preventing summer overheating shall be submitted to,
and approved in writing by, the Local Planning Authority prior to the
construction of the relevant part of the development. The development shall be
carried out in accordance with the details as approved.
Reason: To comply with Policy 5.9 of the London Plan and Core Strategy Policy
H5 (Housing Design).
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45 Security
Prior to the commencement of any above ground level works, details of Secured
by Design measures shall be submitted to and approved in writing by the Local
Planning Authority. The development shall achieve Secured by Design ‘Silver’
standard as a minimum and aim to achieve the Secured by Design ‘Gold’
standard where feasible. The Secured by Design measures shall be implemented
in accordance with the approved details, completed prior to the first occupation
of the development and retained for the lifetime of the development.
Reason: To ensure that Secured by Design principles are implemented into the
development in accordance with policies 7.3 of the London Plan (2016).
46 Operational Use of the Development
Operational use of the building could generate noise affecting local
residents. Use of amplified music/speech; noise from traffic and/or car parking;
and deliveries outside daytime hours could cause loss of amenity or nuisance. A
noise impact assessment is therefore required to highlight any potential noise
problems and propose suitable mitigation. This assessment needs to be
submitted to, and approved by the Local Planning Authority. The approved
mitigation scheme must be implemented prior to start of trading.
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Reason: In order to ensure the development to safeguard the amenities of
neighbouring properties and the area generally, to prevent ‘ambient noise creep’
and to ensure compliance with Policies 3.5 and 7.15 of the London Plan (March
2015) and Policies DH1 and E(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
47 Unsuspected Contamination
If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in
writing with the local planning authority) shall be carried out until the developer
has submitted a remediation strategy to the local planning authority detailing
how this unsuspected contamination shall be dealt with and obtained written
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approval from the local planning authority. The remediation strategy shall be
implemented as approved.
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Reason: to ensure that environmental and health risks have been satisfactorily
managed so that the site is deemed suitable for use; in accordance with the aims
of the National Planning Policy Framework (NPPF); and with Policies (E) of the
Royal Borough of Greenwich Local Plan: Core Strategy with Detailed Policies
(2014); and the Mayor’s London Plan Policies 5.21 Contaminated Land and 5.22
Hazardous substances.
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48 Piling
Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the local planning
authority, in conjunction with the Environment Agency, which may be given for
those parts of the site where it has been demonstrated that there is no resultant
unacceptable risk to groundwater. The development shall be carried out in
accordance with the approved details.
Reason: The proposed works will be in close proximity to underground water
and sewerage utility infrastructure. Piling has the potential to impact on local
underground water and sewerage utility infrastructure. To minimise disturbance
of any existing contamination and the protection of groundwater in the
underlying Principal and Secondary Aquifers and to ensure compliance with
Policy 5.21 of the London Plan (2016) and Policy E(e) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).
49 Hours of Operation
The A3 and B1 (a, b, c) use hereby permitted shall only be operated between the
hours of 08:00 – 22:00 Monday to Saturday.

AP

Reason: To safeguard the amenities of neighbouring properties, particularly
residential properties and the area generally and to ensure compliance with
Policy DH(b) The Royal Borough of Greenwich Local Plan: Core Strategy with
Detailed Policies (July 2014).
50 Flood Risk
The development permitted by this planning permission shall only be carried out
in accordance with the approved Flood Risk Assessment (FRA) by Water
Environment Limited, dated May 2018, and the following mitigation measures
detailed within the FRA:
 Finished floor levels of sleeping accommodation set no lower than 8.025m
above Ordnance Datum (AOD).
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The mitigation measures shall be fully implemented prior to occupation and
subsequently in accordance with the timing / phasing arrangements embodied
within the scheme, or within any other period as may subsequently be agreed, in
writing, by the local planning authority.
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Reason: To reduce the risk of flooding to the proposed development and future
occupants and comply with Policy 5.12 of the London Plan (March 2015) and E2
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
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51 Restriction on Use Classes
Notwithstanding the Town and Country Planning (General Permitted
Development) Order 2015 (or any Order revoking, re-enacting or modifying
that Order), the lower and upper ground floor commercial unit shown on Drg.
No. 17-007-BPTW-ZZ-GF-DR-A-1001 Rev C04 and 17-007-BPTW-ZZ-GF-DRA-1002 Rev C02 shall be used for B1(a, b and c) and A3 use and for no other
purpose of the Schedule to the Town and Country Planning (Use Classes) Order
1987, or in any provision equivalent to that Class in any statutory instrument
revoking and re-enacting that Order).
The maximum floor space of the A3 use to be provided within the Development
shall not exceed 100sqm.
Reason: In order to protect the aspirations of MU16 site proposal and to ensure
the employment density of the site is maximised in line with the objectives of
policy EA1 and EA(a) of the Core Strategy 2014.

AP

52 Odour from fixed Plant & Equipment
Details of the proposed extract ventilation system (including the extraction
hood, internal fan, flexible couplings, three-stage filtration [grease filters, prefilters and activated carbon filters], height of the extract duct above eaves level
and anti-vibration mountings) shall be submitted to, and approved in writing by,
the Local Planning Authority before the building is brought into use. The
approved details shall thereafter be installed prior to the use of the premises for
A3 purposes and permanently maintained as such thereafter.

Reason: In the interest of the prospective residential occupiers of the
accommodation and ensure compliance with E(a) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
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53 Accessibility
A minimum of 90% of all dwellings in the development hereby permitted shall
comply with Building Regulation requirement M4(2) ’accessible and adaptable
dwellings’ in accordance with drawings which shall be submitted to and approved
in writing by the Local Planning Authority prior to the commencement of the
construction of the development.
Reason: To accord with Policy 3.8 of the London Plan 2011 as amended and
Policy H5 of the Royal Greenwich Core Strategy and Detailed Policies 2014.

IX

Informatives
Archaeology
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Written schemes of investigation will need to be prepared and implemented by a
suitably qualified professionally accredited archaeological practice in accordance
with Historic England’s Guidelines for Archaeological Projects in Greater London.
This condition is exempt from deemed discharge under schedule 6 of The Town
and Country Planning (Development Management Procedure) (England) Order
2015.
Thames Water

With regard to surface water drainage, Thames Water would advise that if the
developer follows the sequential approach to the disposal of surface water we
would have no objection. Where the developer proposes to discharge to a public
sewer, prior approval from Thames Water Developer Services will be required.
Should you require further information please refer to our website.
https://developers.thameswater.co.uk/Developinga-large-site/Apply-and-pay-forservices/Wastewater-services.

AP

A Groundwater Risk Management Permit from Thames Water will be required for
discharging groundwater into a public sewer. Any discharge made without a permit
is deemed illegal and may result in prosecution under the provisions of the Water
Industry Act 1991. We would expect the developer to demonstrate what measures
he will undertake to minimise groundwater discharges into the public sewer.
Permit enquiries should be directed to Thames Water’s Risk Management Team by
telephoning 02035779483 or by emailing wwqriskmanagement@thameswater.co.uk.
Application forms should be completed on line via
www.thameswater.co.uk/wastewaterquality.
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The proposed development is located within 15m of Thames Waters underground
assets, as such the development could cause the assets to fail if appropriate
measures are not taken. Please read our guide ‘working near our assets’ to ensure
your workings are in line with the necessary processes you need to follow if you’re
considering working above or near our pipes or other structures.
https://developers.thameswater.co.uk/Developing-a-largesite/Planning-yourdevelopment/Working-near-or-diverting-our-pipes. Should you require further
information please contact Thames Water. Email:
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to Friday,
8am to 5pm) Write to: Thames Water Developer Services, Clearwater Court,
Vastern Road, Reading, Berkshire RG1 8DB.
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Thames Water will aim to provide customers with a minimum pressure of 10m
head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves
Thames Waters pipes. The developer should take account of this minimum
pressure in the design of the proposed development.
There are water mains crossing or close to your development. Thames Water do
NOT permit the building over or construction within 3m of water mains. If you're
planning significant works near our mains (within 3m) we’ll need to check that your
development doesn’t reduce capacity, limit repair or maintenance activities during
and after construction, or inhibit the services we provide in any other way. The
applicant is advised to read our guide working near or diverting our pipes.
https://developers.thameswater.co.uk/Developing-a-large-site/Planningyourdevelopment/Working-near-or-diverting-our-pipes
Flooding

AP

It is considered that the Flood Risk Assessment hasn’t fully explored the flood risk
as there is a potential flood event from the Ravensbourne discussed in 4.12 and
although the EA modelling only assesses the 35% scenario we think there is a risk at
the 75% scenario however this has not been modelled but development should be
mindful of this risk.

We recommend that the applicant considers additional flood resilience / resistance
measures. Flood proofing measures include barriers on ground floor doors,
windows and access points and bringing electrical services into the building at a high
level so that plugs are located above possible flood levels. We advise you consult
with your building control department when determining if flood proofing measures
are effective. Further information on flood resilience can be found on the following
link
http://www.planningportal.gov.uk/uploads/br/flood_performance.pdf.
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We recommend that future occupants register with the Environment Agency’s
flood warning service, ‘FloodLine’, by calling 0345 988 1188, so that they may
prepare themselves in case of flooding.
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Please refer to your flood risk manager for planning advice on surface water
management at this site. Following the Flood and Water Management Act 2010, the
responsibility for managing flood risk from surface water runoff, groundwater and
ordinary watercourses sits with the Royal Borough of Greenwich as Lead Local
Flood Authority.

IX

Intertidal terrace
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The PLA recommends that all intertidal terraces should follow the best practice
guidance provided in the Environment Agency document “Estuary Edges –
Ecological Design Guidance” that can be found in following link:
https://thamesestuarypartnership.org/our-projects/estuary-edges/.

AP

In addition any works under or over Mean High Water requires a River Works
License from the PLA. Please contact the PLA licencing team at lic.app@pla.co.uk
for further information. This should be added as an informative to any future
planning permission.
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Appendix 3 – National, regional and local planning policies and
Supplementary Planning Guidance / Documents.

London’s Places
2.13
Opportunity Areas and Intensification Areas

5

The London Plan (March 2016) – The following London Plan policies are
of consideration:
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London’s People
3.1 Ensuring equal life chances for all
3.2 Improving health and addressing health inequalities
3.4 Optimising housing potential
3.5 Quality and design of housing development
3.6 Children’s and young people’s play and informal recreation facilities
3.7 Large residential developments
3.8 Housing choice
3.9 Mixed and balanced communities
3.10 Definition of affordable housing
3.11 Affordable housing targets
3.13 Affordable housing thresholds
London’s Economy
4.3 Mixed used development and offices

London’s response to climate
5.2 Minimising carbon dioxide emissions
5.3 Sustainable design and construction
5.6 Decentralised energy in development proposals
5.7 Renewable energy
5.9 Overheating and cooling
5.10 Urban greening
5.11 Green roofs and development site environs
5.12 Flood risk management
5.13 Sustainable drainage
5.14 Water quality and wastewater infrastructure
5.15 Water use and supplies
5.17 Waste capacity
5.18 Construction, excavation, and demolition waste
5.21 Contaminated land

AP
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London’s Transport
6.3 Assessing effects of development on transport capacity
6.6 Aviation
6.9 Cycling
6.10 Walking
6.13 Parking
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London’s Living Places and Spaces
7.1 Lifetime neighbourhoods
7.2 An inclusive design
7.3 Designing out crime
7.4 Local character
7.5 Public realm
7.6 Architecture
7.7 Location and design of tall and large buildings
7.8 Heritage assets and archaeology
7.12 Implementing the London View Management Framework
7.13 Safety, security and resilience to emergency
7.14 Improving air quality
7.15 Reducing and managing noise, improving and enhancing the acoustic
environment and promoting appropriate soundscapes
7.19 Biodiversity and access to nature
Implementation, Monitoring and Review
8.2 Planning Obligations

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
1
New Housing
H2 Housing Mix
H3 Affordable Housing
H5 Housing Design
H(e) Children’s Play Areas

AP



Economic Activity and Employment Policies
EA1 Economic Development
EA(a) Local Employment Sites
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IX

Design and Heritage Policies
DH1 Design
DH2 Tall Buildings
DH3 Heritage Assets
DH(b) Protection of Amenity for Adjacent Occupiers
DH(g) Local Views
DH(h) Conservation Areas
DH(i) Statutory Listed Building Protection of Listed Buildings
DH(m)Archaeology

5

Town Centres Policies
TC1 Town Centres
TC4 Greenwich Town Centre
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Open Space Policies
OS4 Biodiversity
OS(f) Ecological Factors

Environment and Climate Change Policies
E1
Carbon Emissions
E2
Flood Risk
E(a) Pollution
E(c) Air Pollution
E(e) Contaminated Land
E(f) Living Roofs and Walls

Cohesive and Healthy Communities Policies
CH1 Cohesive Communities
CH2 Healthy Communities

AP

Infrastructure and Movement Policies
IM1 Infrastructure
IM4 Sustainable Travel
IM(a) Impact on the Road Network
IM(b) Walking and Cycling
IM(c) Parking Standards
IM(d) London City Airport
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Supplementary Planning Guidance / Documents – the following
planning guidance / documents are considered relevant:
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 Mayors Housing SPG (March 2016)
 Affordable Housing and Viability SPG (August 2017)
 Technical Housing Standards – Nationally Described Space Standard
(Department for Communities and Local Government – Amended
2016)
 Royal Greenwich Planning Obligation Guidance SPD (July 2015)
 Addendum –UDP Site Proposal Schedule
 Tall Building Assessment 2011

AP
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Planning Board

Agenda Item: 6

19 December 2018

Reference No: 18/1594/F

Ward: Greenwich West

Site Address:
Saxon Wharf, Norman Road,
Greenwich, London. SE10

1.2
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1.1

Amendments to Main Report

IX

Application Type: Full Planning
Permission
Addendum

1.

5

Applicant: Notting Hill Genesis
Agent:
BPTW Partnership

Proposal description, 401 sqm should read GIA and not GEA.

Three additional responses were received from local residents. The following
is added to the table at paragraph 6.5.

Local Residents and Businesses

Officers Comments
These issues have been raised in
previous representations and are
addressed in the published report.

AP

Summary of Comments
Concerns that the Creekside path will
not be enforced.
High rise blocks impacting upon
setting of the Grade II listed railway
duct and views within Ashburnham
Triangle Conservation area.
Excessive height.
Local infrastructure and traffic will be
stretched.

1.3

The total amount of objections is now 39 added to section 2.1 and 6.5 of the
report.

1.4

The density of the development is corrected, it should read 580 u/ha and
1668 hr/ha. Added to section 21 of the report.
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Amendments to Appendix1

2.1

The list of approved documents should be amended to add Design and
Access Statement (Rev C02) includes the revised accommodation schedule
for the residential).

2.2

Removal of Schedule of Accommodation 17-007-BPTW-ZZ-XX-SA-A- 0106
REV P07.

2.3

Update Lower Ground Floor Plan to Rev C06 (plan showing public access).

2.4

Triggers amended on conditions 23, 24, 25, and 41to ‘prior above ground
works’.

2.5

Trigger of condition 30 (Green Roof) to be emended to ‘prior to occupation’.
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2

Report Author:
Tel No.
Email:

Hannah Connell - Planning Officer (Major Developments)
020 8942 8942
hannah.connell@royalgreenwich.gov.uk

Reporting to:

Victoria Geoghegan - Assistant Director Planning and Building
Control
020 8921 4296
victoria.geoghegan@royalgreenwich.gov.uk
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Tel No.
Email:
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