Planning Board
Agenda
Place

Council Chamber, Town Hall, Wellington Street, Woolwich
SE18 6PW

Date

Wednesday, 28 July 2021

Time

6:30 PM
This meeting is open to the press and public, but restrictions
may apply to ensure a Covid-19 secure environment.

Councillors
Stephen Brain (Chair)
Gary Dillon (Vice-Chair)
Olu Babatola
Sandra Bauer
Clare Burke-McDonald
John Fahy
Averil Lekau
Clive Mardner
Geoffrey Brighty
Nigel Fletcher

Labour
Labour
Labour
Labour
Labour
Labour
Labour
Labour
Conservative
Conservative

Members are reminded that officer contacts are shown at the end of each
report and they are welcome to raise questions in advance with the
appropriate officer. This does not prevent further questioning at the meeting.
If you require further information about this meeting please contact the
Committee Services Officer:
Jean Riddler
Telephone: 020 8921 4350
Email: committees@royalgreenwich.gov.uk
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Agenda
1

Apologies for Absence
To receive apologies from Members of the Committee.

2

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

3

Declarations of Interest report
Members to declare any personal and financial interests in
items on the agenda. Attention is drawn to the Council’s
Constitution; the Council’s Code of Conduct and associated
advice.

4

Garage Site adjacent to Condover Crescent, London,
SE18 – Ref: 21/0511/F
N.B – This application is listed for consideration subject to it
not having been taken at Planning Board of 20 July 2021.

5

Land located at Thanington Court and adjacent to 93109 Restons Crescent, Eltham, SE9 – Ref: 21/0914/F
N.B – This application is listed for consideration subject to it
not having been taken at Planning Board of 20 July 2021.

6

London South East Colleges Greenwich, 95 Plumstead
Road, Woolwich, London, SE18 7DQ – Ref - 21/0585/F
N.B – This application is listed for consideration subject to it
not having been taken at Planning Board of 20 July 2021.

7

Greenwich Peninsula Masterplan and Plots 18.02 and
18.03 – Ref: 19/2733/O, 20/2000/NM, 20/2331/I106,
20/2172/I106
Ward – Peninsula
The Board is requested to resolve to grant and agree the
recommendations set out at paragraph 6 of the 2nd addendum
report.

8

Triangle Community Centre, Armitage Road,
Greenwich, London, SE10 0HE – Ref: 21/0374/F
Ward – Peninsula
The Planning Board is request to grant full planning for the
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demolition of the existing Triangle Community Centre and 3
garages and construction of four residential dwellings (2 x 3
bed, 2 x 4 bed) and associated waste store, cycle store and
landscaping, as set out in the report and appendices.

Date of Issue
Monday, 19
July 2021

Debbie Warren
Chief Executive

This meeting is open to the press and public, but restrictions may apply to
ensure a Covid-19 secure environment.
Filming and Recording Meetings
This meeting will be filmed for live webcasting through the Council’s web
site at https://royalgreenwich.public-i.tv/core/portal/home
This meeting may be photographed (without the use of flash), filmed or
audio recorded, except where the public is excluded because confidential
or exempt items will be discussed. Any footage is likely to be publicly
available.
By entering the room where the meeting is being held, you will be deemed
to have consented to being photographed, filmed or audio recorded, and
that will apply to any representation you make to the meeting. You will
also be deemed to have consented to the possible public use of any images
and sound recordings.
If you have any queries regarding the recording of meetings, please contact
the Committee Services Manager at committees@royalgreenwich.gov.uk

Safety

Fire and Emergency Procedures

Users of the Committee Rooms and the Council Chamber are asked to note the
following fire and emergency procedures:-
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When you hear the continuous ringing of the fire alarm bells, please make your
way out of the building in an orderly manner. The nearest exit from the Council
Chamber and the Committee Rooms is through the main exit leading to
Wellington Street (at the front of the building). Do not use the lift and do not
stop to collect personal belongings. Once outside the Town Hall please make
your way to the Assembly Point between Sainsbury’s and The Vista via Market
Street or Polytechnic Street
PUBLIC INFORMATION
SAFE USE OF COUNCIL MEETING ROOMS
The local authority is required to make all its public meeting spaces Covid-19
secure.
To comply with this the local authority • will apply socially distanced seating arrangements in its public meeting
rooms.
• requires all attendees, unless medically exempt, to wear a face covering.
Guidance on face covering can be found on the Government’s website.
• requests all attendees to undertake a lateral flow test before attending
meetings, and if positive you must not attend this meeting. These are
free, and are available at certain sites or kits can be acquired for home
testing. Please see the Council’s website for more details.
• requests all attendees to wash their hands thoroughly or use sanitiser
before entering the meeting rooms.
• requires all attendees to scan the QR code via NHS COVID-19 App to
check-in before being admitted entry to the meeting rooms.
Council Meetings are open to the press and public to attend, except where
personal or confidential matters are being discussed.
As a result of Covid-19 secure measures, spaces for public viewing are
extremely limited and will be allocated based on a first come, first served basis.
Consideration and weighting will also be given to the role attendees will play at
the meeting. Full Council and Planning Board/Area Committee meetings will be
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filmed, for live webcasting through the Council’s website. Other meetings will
be recorded and added to the Council’s YouTube Channel shortly after the
meeting has finished. The recording of this meeting will be available to view
for one year after the meeting.
If you are attending a meeting you are requested to contact Committee
Services by email at committees@royalgreenwich.gov.uk or telephone on 020
8921 4350 at least two days before the meeting, stating the capacity in which
you will be attending i.e. to observe the proceedings, speak on an item of
business.
For all meetings the general rule is that the Chair has discretion with regard to
speakers and speaking times. Some committees have defined specific rules. The
Chair will take into account the safe capacity of the room. This may mean that
the Chair will only permit a certain number in at any one time.
On arrival at the Town Hall, please see the relevant Officer who will confirm
you are on the list of attendees and who will either direct you to the meeting
room, or to a waiting room depending on the circumstance.

PLANNING BOARD
PUBLIC INFORMATION
PLANNING BOARD IS A MEETING HELD IN PUBLIC, NOT A
PUBLIC MEETING.
PLEASE TURN ALL MOBILE PHONES TO SILENT.
The meetings may be photographed (without the use of flash), filmed or audio
recorded, except where the public is excluded because confidential or exempt
items will be discussed. Any footage is likely to be publicly available.
By entering the room where the meeting is being held, you will be deemed to
have consented to being photographed, filmed or audio recorded, and that will
apply to any representation you make to the meeting. You will also be
deemed to have consented to the possible public use of any images and sound
recordings.
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Please note that many of the Board Members will be using electronic
devices to access the agenda, reports and documents published and
submitted for this.
Terms of Reference
Planning Board is responsible for the implementation across the Borough, and
overall co-ordination of the Council’s planning functions and in this respect the
Board is the ‘parent body’ of Area Planning Committees which will deal with
individual, non-strategic planning applications.
To determine all planning applications which are considered to be strategic.
(The Director of Regeneration, Enterprise and Skills has delegated authority, in
consultation with the Chief Executive and Leader of the Council to determine in each
individual case whether a matter is strategic and therefore falls to be considered by
the Board).
To determine non-strategic planning applications where the Director of
Regeneration, Enterprise and Skills, in consultation with the Head of Law and
Governance, Leader of the Council and the Chair of Planning, considers it
would be in the best interests of the Authority for the matter to be
determined by the Board rather than the relevant Area Planning Committee.
Determining planning applications
When determining planning applications and related matters Council Officers
and Councillors must adhere to important principles set out in legislation and
Central Government Guidance.
Applications shall be determined in accordance with the Development Plan
unless material considerations indicate otherwise. (Section 38A, Planning and
Compulsory Purchase Act, 2004). The development plan comprises the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies 2014 and the
Spatial Development Strategy for Greater London.
The Key Principles of which are:
• If there are other material considerations, the Core Strategy is the
starting point and other considerations weighed up against it.
• Where the Core Strategy is not relevant or there are policy conflicts,
the application must be treated on its merits.
Material Planning Considerations include;
• Statutory provisions contained in Planning Acts and Statutory
Page 6

Regulations and Planning Case Law.
• Central Government planning policy and advice as contained in
Circulars, The National Planning Policy Framework (NPPF) and
National Planning Policy Guidance (NPPG).
• Planning Briefs and other Supplementary Planning Guidance, e.g. Home
Extension Guidelines.
• Site specific issues such as availability of infrastructure, density, car
parking.
• Environmental effects such as effect on light, noise, overlooking, effect
on the street scene.
• The need to preserve or enhance the Special Character or appearance
of Conservation Areas and protect Listed Buildings.
• Previous planning decisions, including appeals.
• Desire to retain and promote certain uses.
Matters that must not be taken into account when determining
planning applications include
• Moral and religious issues.
• Unfair competition.
• Breach of private covenants or other property rights.
• Devaluation of property.
• Protection of a private view.
• Identity of an applicant or occupier.
The Procedure for considering Applications
The conduct of the meeting is at the discretion of the Chair. According to the
number of items to be considered, the Chair will strictly control the time for
speakers wishing to address the Board.
At the start of the meeting the Chair will summarise the procedure to be
followed and announce that anyone wishing to address the Board should give
the Corporate Governance Officer their names, as if they are not included on
the list they will not be permitted to speak.
1 Council Officers will introduce each item, outlining Officers’
recommendations on the matter, and answer any questions from the Board
Members. The Chair will then invite members of the public on the list to
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come to the table and address the Board.
2. Both objectors to and supporters off an application, including amenity
societies will be invited to address the Board. The Chair has indicated that
the following times will generally be allocated to speakers on any one
application. The Chair may vary the time available, e.g. where there is
a significant number of speakers or where there is a repetition or nonplanning matters are being raised.
•
•
•
•

Individuals – up to two minutes each
Organised groups – up to four minutes each
Elected representatives (MPs and Councillors) – up to five minutes each
Applicant – up to 10 minutes

3. Comments should be confined to planning matters and the public will be
advised to include everything they wish to say in one contribution, as
normally no further opportunity will arise. It must be noted that only
relevant planning considerations can be taken into account when
considering planning applications (see ‘determining planning applications’ for
details).
4. Members of the Board may wish to ask questions. The speaker should
return to the public seating area. There will be no further input or
interruption from members of the public.
5. The Applicant and or their representatives will be invited to address the
Board, once all other parties have spoken, in order to respond to any
points raised by previous speakers or Members.
6. The public will be able to listen to the Councillors discussing the item and
coming to a decision. The Chair will then announce the decision.
LEAD OFFICERS
Director of Regeneration, Enterprise and Skills
Assistant Director (Planning and Building Control)
Development Control Manager - Major Projects
Area Development Manager (West)
Area Development Manager (East)
Legal Adviser – Planning
Committee Services Manager
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Committee Services Officer
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PLANNIGN BOARD

ITEM NO
3

TITLE
Declarations of Interests
DECISION CLASSIFICATION
Non-key

1.

WARD(S)
All
FINAL DECISION
To be made at this meeting on the
recommendations in this report

Decisions Required
The Planning Board is requested to:

1.1

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

1.2

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

2.

Members’ Interests

2.1

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

2.2

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

them, or

(b)

a relevant person or a relevant body (where the Member is aware that
they have the interest);

more than a majority of those in the ward you represent.
A relevant person is defined as the member’s spouse or civil partner, a
person who they are living with as husband and wife or as civil partners, or a
person with whom they have a close association.1
ITEM NO: 3
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A relevant body is defined as (a) any organisation, school governing body or
outside committee or trust which they have been appointed to by the Royal
Borough or by the Leader, or (b) any other voluntary organisation, school
governing body or commercial organisation where you are a management
committee member, school governor, trustee or director.
2.3

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

2.4

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

2.5

(a)

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

(b)

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

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

2.6

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

2.7

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

1

See the guidance in Annex 1of the Code of Conduct

ITEM NO: 3
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2.8

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

Background Papers
Agenda and Minutes of the Annual Meeting of the Council – 19 May 2021

Report Author:
Tel:
Email:

Jean Riddler - Committee Services Officer
020 8921 5857
jean.riddler@royalgreenwich.gov.uk

Reporting to:
Tel:
Email:

Anthony Soyinka – Committee Services Manager
020 8921 2230
gurdeep.sehmi@royalgreenwich.gov.uk
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Councillor
Babatola
Babatola
Bauer
Bauer
Brain
Brain
Brain
Brighty
Burke-McDonald
Burke-McDonald
Dillon
Dillon
Dillon
Drury
Fahy
Fahy
Fletcher, N
Lekau
Mardner
Mardner

Organisation
London [Pensions] Collective Investment Vehicle
Overview & Scrutiny Joint Health Committee
Greenwich Leisure Ltd
Overview & Scrutiny Joint Health Committee
DG Cities Limited
Greenwich Millennium Village Management Ltd
Greenwich Service Solutions
Blackheath Joint Working Party
Shooters Hill Woodlands Working Party
Woodlands Farm Trust
Greenwich Housing Rights
Greenwich Service Plus
Greenwich Wildlife Advisory Group
Eltham United Charities
Greenwich Co-operative Development Agency
Learning Disability Partnership
Greenwich Theatre Board
Environmental Protection UK
-

Role
Deputy
Deputy
Deputy
Deputy
Member
Deputy
Member
Member
Member

Governorship
Discovery Primary School

Member
Member
Member
Member
Member
Member
Member
Member

Thorntree Primary School

Abbey Wood Nursery School
St Pauls Academy
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Planning Board

Agenda Item: 7
Reference No: 19/2733/O,
20/2000/NM, 20/2331/I106,
20/2172/I106

28th July 2021

Applicant: Knight Dragon Developments Limited and L&Q Group
Agent:
Lichfields
Site Address:
Greenwich Peninsula Masterplan and
Plots 18.02 and 18.03. London SE10

Ward: Peninsula
Application Type: Hybrid Application
Outline Planning Application and Full
Planning Application, S96A and s106A

2nd Addendum Report
1.0

Introduction

1.1

Members resolved to grant conditional outline planning permission with
detailed consent as well as an approval for a non-material amendment and a
modification to the s106 Agreement for the ‘2015 Masterplan’ and the s106
legal agreement for ‘Plot M0121’ on the 17th November 2020. The original
Planning Board Report, Appendices and Addendums (and relevant minutes of
the meeting) are appended.

1.2

The resolution to grant was subject to the conditions set out in the
documents above and the prior completion of a consolidated section 106
legal agreement as set out in the Heads of Terms in the main Planning Board
report and addendum report (dated 17th November 2020).

1.3

The Addendum report (dated 17th November 2020) noted that a 'rolling
minimum' of affordable housing would be maintained across the site as
market homes came forward. Since the applications and proposed
modifications were reported to Members at the 17th November Planning
Board, s106 discussions with the applicant have moved significantly in regard
to the rolling minimum from the position set out in section 9 of the
Addendum report. The applications and modifications are therefore being
brought back to Members again for consideration on the proposed changes
to the Heads of Terms in regard to the rolling minimum.

1.4

Members are asked to refer to the original main report and addendum dated
17th November 2020 and appended in respect of the history of the site,
planning policy, consultee responses, considerations and background papers.
ITEM NO: 7
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2.0

Rolling Minimum:

2.1

Paragraph 9 of the 17th November 2020 Addendum report set out the rolling
minimum as being as follows:
‘A total of 28% affordable housing will be secured in the s106 for the whole of the
Peninsula Masterplan. A clause will be included which requires a rolling minimum of
28% of affordable housing to be maintained as the site is developed. The exception
to this would be if there were any delays or amendments to the Silvertown Tunnel
which would impact on the delivery of development which would allow the developer
to drop to 25%. This would not remove the requirement of the developer to delivery
28% overall for the site. The applicant is seeking more caveats to allow the
percentage to drop to 25%, however what these would be and the justification for
them is still being discussed. The final wording to be included in the s106 legal
agreement is to be agreed.’

2.2

Section 10 of the 17 November 2020 Addendum report therefore
recommended the following additional head of term for the s106 agreement:
"Rolling Minimum of 28% is maintained as the site is developed with a fallback
position drops to 25% in the event of delays to the Silvertown Tunnel."

2.3

The Addendum report (dated 17th November 2020) stated that a rolling
minimum of 28% would be required to be maintained across the whole of the
Peninsula Masterplan, as the site was developed with the one exception of the
Silvertown Tunnel which would allow the rolling minimum to drop to 25%.
The delegated authority was intended to agree further caveats associated
with the Silvertown Tunnel delays, as long as they did not take the rolling
minimum below 25%. This (and the 25% minimum) was reflected in the Heads
of Terms in section 10 of the addendum report (dated 17th November 2020)
in the table on Affordable Housing.

2.4

The applicant is now seeking to ring fence the 6 affordable free plots in
Meridian Quays from the affordable housing triggers in the new s106 legal
agreement.

2.5

Members may be aware that in February 2013, the Planning Board resolved
to allow the variation to the s106 legal agreement for the ‘2004 Masterplan’
(refer to Relevant Planning History, section 4 of the main report). The Deed
of Variation (DofV) was signed in August 2013 and is known as the ’11 plot
deal’. There were two main elements to the DofV:

ITEM NO: 7
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• The first was to allow for the accelerated delivery of 7 plots in Lower
Riverside (namely Plots M0101, M0103, M0104, M0114, M0115, M0116
and M0117) to maximise the drawdown of available affordable housing
grant.
• The second was to bring forward four plots in Meridian Quays
(reconfigured into 6 smaller plots under the 2015 Masterplan) with no
affordable housing. The increased values that this would generate were to
be used to cross subsidise the provision of more affordable housing on the
seven plots to the south. To date, 951 affordable housing units have been
delivered as part of the Greenwich Peninsula Masterplan, of which 746
affordable units are located in Lower Riverside.
2.6

The 2015 Masterplan s106 continued to allow the 6 affordable free plots in
Meridian Quays to be delivered independently of the housing triggers for the
rest of the scheme (Ref: 15/0716/O - refer to Relevant Planning History,
section 4 of the main report). To date, no residential units including
affordable housing has been delivered under the 2015 Masterplan.

2.7

The main changes to the rolling minimum since the November 2020 Planning
Board are as follows:
• The rolling minimum will be set at 28% across the whole of the Peninsula
Masterplan.
• The 6 Affordable Free Plots (namely Plots 1.01, 1.02, 1.03, 2.01, 2.02 and
2.03) will not have any affordable housing occupation restrictions.
• If any of the 6 affordable free Meridian Quays plots are occupied and the
rolling minimum drops below 28%, twenty-eight percent (28%) is applied
to the number of units occupied within the 6 affordable free plots and this
number is then added to the rolling minimum for the remainder of the
scheme, causing the rolling minimum to increase proportionately and
ensure that 28% affordable housing for the scheme as a whole is reached
by completion.
• The rolling minimum can be reduced by 3% to 25%, due to delays to
Silvertown Tunnel or a Force Majeure event.

2.8

This would work as follows: if the 6 Affordable free plots were delivered first
causing the 28% rolling minimum to be breached (i.e. because the affordable
housing element of the wider scheme was not being delivered at the same
time), this would generate 875 homes of 'credit' (3125 x 0.28 ) These would
all be added to the 28%, which would result in an overall uplifted rolling
minimum of 35% for the remainder of the scheme. This will ensure that there
is sustained delivery of higher levels of affordable housing later in the scheme
where the 6 plot deal has resulted in a deficit against the 28%.
ITEM NO: 7
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2.9

The exclusion of the 6 Meridian Quays plots (MQ) from affordable housing
occupation restrictions would mean that the developer could build up to c.
3125 private units (based on the illustrative scheme) without providing any
additional affordable housing. In addition, due to the credit the developer
gains for the affordable housing already delivered on the Peninsula (37% by
unit), this would allow the developer to build up to between c.140 - 824
private units outside of the 6 affordable free MQ plots, without any additional
affordable housing being provided, depending on when the 6 affordable free
MQ plots are delivered. In effect the change allows the sequence of delivery
between market and affordable housing to potentially change.

2.10 As stated above under the 2015 Masterplan s106 Legal Agreement, there
were no affordable housing restrictions on the 6 affordable free MQ plots.
The situation regarding the c. 3125 private units mentioned above, remains
the same as per the 2015 Agreement. It must also be remembered that there
was no rolling minimum obligation under the 2015 Legal Agreement. The
rolling minimum is a new requirement for the new consolidated legal
agreement to ensure a steady delivery of affordable housing alongside market
with the exception of 6 affordable free plots in Meridian Quays.
2.11 The main difference between the current arrangement and the previous 2015
Masterplan is the ability to provide, at worst case scenario, an additional
c.824 units without providing any additional affordable housing. Under the
2015 s106 Legal Agreement affordable housing was required on every plot
(with the exception of the 6 affordable free MQ plots) however, it should be
noted that there was no minimum number of affordable housing units to be
provided on each plot.
2.12 Through the Committee resolution in November 2020, the principle that
affordable housing may not be delivered on every single plot as required
under the 2015 Masterplan legal agreement (with the exception of the 6 MQ
plots) was accepted. Instead, there will be an affordable housing range for
each neighbourhood which will be secured in the s106 legal agreement. The
s106 legal agreement will also include a mechanism that if any affordable free
plots are proposed, a least one adjacent plot must contain affordable housing.
This mean any plots that lies north or south to the plot but does not include
diagonally or cross neighbourhoods or the park.
2.13 The applicant has previously stated that the delivery of homes will be
accelerated through the new partnership with L&Q which will diversify the
housing offer by both the developer and L&Q delivering homes at the same
time.

ITEM NO: 7
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2.14 L&Q have a position to deliver 55% affordable units (60%hr) within the
Brickfields neighbourhood. It must also be remembered that if Members are
resolved to grant planning permission for this hybrid application, it includes
detailed consent for 476 new homes of which 56% by unit (60%hr) will be
affordable which L&Q have stated that they are ready to deliver. In order to
ensure the scheme is deliverable:
• L&Q is allocating a significant quantum of grant to deliver a substantial
amount of affordable housing within Brickfields (2090 homes).
• The GLA in its land-owning capacity is deferring land value receipts in
order to aid viability.
• The applicant has given L&Q the option to develop 20 acres of the site.
The above paragraph 2.14 is not a material planning consideration. It relates
to the commercial arrangements between the GLA, KD and L&Q. It
nevertheless provides background information in relation to the commercial
arrangements currently in place to deliver substantial affordable housing on
the Peninsula.
2.15 If Brickfields is not delivered by L&Q, the changes requested by the applicant
will allow it to progress the delivery on the Peninsula in a similar way as it can
under the 2015 consent on Meridian Quays - a critical commercial
requirement for Knight Dragon if for some reason their registered provider
(L&Q) does not progress as at present, L&Q would only have detailed
consent for the delivery of Plot 18.02 and 18.03, subsequent reserved matters
applications would need to be submitted for the remainder. The existing 2015
outline planning permission remains valid and implementable. Given the above
whilst it is a risk, L&Q are committed to delivering the detailed Plot 18s and
the further reserved matters plots in Brickfields. Members need to aware of
the possible sequence of the development on the Peninsula Masterplan and its
implications.
2.16 This proposed change to the rolling minimum should be considered in the
context of the other benefits of the revised scheme which is considered to be
as follows:
• The proposal increases the overall quantum of units to be deliver across
the Peninsula from up to 15,730 to up to 17,487 which is beneficial for
meeting the Borough’s Housing Delivery Target at 2824 p.a.
• The proposal will result in an uplift in affordable homes across the
Peninsula from 25% to 28% which is a positive of the scheme. Over the
lifetime of the scheme, at least 4,870 affordable homes will be delivered.
• There will be no loss of any London Affordable Rent units.
• 30% of the LAR units with be 3+ bed within Brickfields neighbourhood.
ITEM NO: 7
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• Up to 950 (54%) of the additional homes will be Intermediate affordable
product.
• New public routes and spaces including:
- Pedestrianised Brickfields Street connecting St Mary Magdalene and Plot
18.02 and 18.03 in the south to the new transport interchange to the
north.
- New east-west connections from central Park to the Gas Holder Site.
- A widened and improved Edmund Halley Way providing a new piece of
public realm directly connecting Central Park to the Design District.
- Five play streets are provided within Brickfields providing green pocket
parks.
• A new Bus Station configuration with a new Station Square.
• A Health Facility centrally located and increased in size to cater for the
increase in population.
• Multi-level sports and wellbeing centre.
• Leisure and recreation use proposed on the roofs of the multi-storey car
parks.
• A new 2FE Primary school on Plot 22.02.
• Nursery provision
3.0

New London Plan

3.1

During the assessment of the application by Members on the 17th November
2020, significant weight was attached to the Intend to Publish London Plan
(December 2019) given its advanced stage in its process towards adoption.
The London Plan has now been adopted (March 2021) and forms part of the
development plan against which the application must be assessed.

3.2

There has been no material change from the Intend to Publish London Plan to
the New London Plan for the purposes of assessing this application.

4.0

Public Sector Equality Duty (PSED) and Human Rights

4.1

Under the Equalities Act 2010, the Council must have due regard to the need
to eliminate discrimination, harassment or victimisation of persons by reason
of age, disability, pregnancy, race, religion, sex and sexual orientation. This
planning application has been processed and assessed with due regard to the
PSED. The application proposals are not considered to conflict with the Duty.

4.2

The application has also been considered in the light of the Human Rights Act
1998 and it is considered that the analysis of the issues in this case, as set out
in this report and recommendation, is compatible with the Act.

ITEM NO: 7
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5.0

Heads of Terms (Amendments to section 44 of the main report and
Addendum dated 17th November 2020)

5.1

Amendment to the following Heads of Terms:
Clause/Contribution
Rolling Min. of
Affordable Housing

Details/Amount
Rolling Minimum of 28% is maintained as the
site is developed with the exception of the 6
affordable free plots on Meridian Quays
(namely Plots 1.01, 1.02, 1.03, 2.01, 2.02 and
2.03). If any of the 6 affordable free Meridian
Quays plots are occupied, 28% is applied to the
number of units occupied and this number is
then added to the rolling minimum for the
remainder of the scheme, causing the rolling
minimum to increase proportionately
depending on when these 6 Meridian Quay
plots are delivered.
This can fall by 3% to 25% in the event there
are delays to the Silvertown Tunnel or a Force
Majeure event that directly impact on the
delivery of specific plots.
An enforcement cascade if the rolling minimum
is not complied with.

6 Affordable free
plot in MQ.
(namely Plots 1.01,
1.02, 1.03, 2.01, 2.02
and 2.03).

Carry over from the 2015 s106 legal
agreement:
• No requirement for affordable housing on
the 6 Affordable Free MQ plots.
• No affordable housing occupation
restrictions.
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6.0

Recommendation A-D

6.1.

Recommendation A (Ref: 19/2733/O)
The Board is requested to resolve to grant conditional consent for planning
permission as outlined below:
Outline planning permission with all matters reserved, for the demolition of
buildings and mixed-use redevelopment up to a maximum of 737,100sqm
comprising:
• up to 533,900sqm of residential development which could include:
i up to 5,813 residential dwellings
ii up to 25,000sqm student accommodation (up to 500 rooms) and/or coliving units
• up to 19,600sqm Class A1-A5 use (food and non-food retail, restaurants,
bars and cafes);
• up to 68,700sqm Class B1 (a) (b) (c) (business);
• up to 24,200sqm Class C1 (hotel) for up to 350 rooms;
• up to 13,200 sqm Class D comprising D2 (Sport and Recreation), Class
D1 (health care facilities/ nursery/ creche);
• up to 4,200sqm D1 (education facilities)
• up to 8,000sqm Theatre (Class Sui Generis);
residential and non-residential car parking, as well as a minimum of 2000 AEG
parking spaces (for the O2), cycle parking; associated community facilities;
public realm and open space; hard and soft landscaping; a new transport hub
and associated facilities; realignment of the cultural route traversing the site
(The Tide); highway and transport works and associated ancillary works
(proposals to revise part of the approved Greenwich Peninsula 2015
Masterplan (15/0716/O
AND Detailed planning permission, for a residential development comprising
476 residential units, up to 100sqm (GEA) A1/A2/A3/B1/D1/D2 floorspace
plus ancillary car parking, access, landscaping and public realm works and
associated infrastructure works.
i)

The Conditions set out in Appendix 2 (as amended by Appendix 2
Addendum November 2020) of the main report.

ii)

The prior completion of a consolidated agreement under Section 106
of the Town and Country Planning Act 1990 (as amended) containing
the planning obligations as summarised in the heads of terms set out in
the main report (see section 44 of the main report 17th November
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2020), modifications to planning obligations (Ref: 20/2331/I106 and
20/2172/I106 - see section 41 of the main report November 2020),
17th November 2020 Addendum, 28th July 2021 Addendum and the
minutes of this Planning Board meeting.

6.2

iii)

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

iv)

Members confirming in their decision that account has been taken of
environmental information, as required by Regulation 26 of the Town
and Country Planning (Environmental Impact Assessment) Regulations
2017.

v)

A statement being placed on the statutory Register confirming the main
reasons and consideration of which the Planning Board decision was
based were those set out in the report of the Director of
Regeneration, Enterprise and Skills as required by Regulations 30 (1)
(d.) of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2017.

To authorise the Assistant Director of Planning & Building Control to:
i) make any minor changes to the detailed wording of the recommended
conditions as set out in the main report (Appendix 2 November 2020),
its addendums and the minutes of this and the 17th November 2020
Planning Board meeting, where the Assistant Director of Planning &
Building Control considers it appropriate, before issuing the decision
notice;
ii) finalise the detailed terms of the planning obligations pursuant to
Section 106 of the Town and Country Planning Act 1990 (as amended),
as set out in this report, its addendums and the minutes of this Planning
Board meeting
iii) consider, in the event that the Section 106 Agreement is not
completed within two (2) months of the date of this Planning Board
meeting, to authorise the Assistant Director of Planning & Building
Control to consider whether permission should be refused on the
grounds that the proposals are unacceptable in the absence of the
benefits which would have been secured, and if so, to determine the
application with reasons for refusal which will include the following:
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In the absence of a legal agreement to secure financial and non-financial
contributions towards Affordable Housing, Transport, Highways works,
Education Provision, Employment and Training, Environmental Sustainability,
Open Space Provision, Sport and Leisure Facilities, Community Facilities is
contrary to policies H3, H(e), EA(c), E1, E(c), CH1, CH2, IM1, IM4, and
IM(c) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014) and the Planning obligations (s106) Guidance SPD
(Adopted July 2015).
6.3

Recommendation B - Non-Material Amendment - Section 96a
(Ref:20/2000/NM)
The proposed Section 96a application, as detailed in full in Section 45 and
Appendix 4 of the main report (17th November 2020) is considered to be
non-material in nature and therefore recommended for approval.
The application consists of amendments to:
• Condition 3 (Approved Drawings);
• Condition 4 (Compliance with the Development Specification);
• Condition 10 (Phasing);
• Condition 14 (Reserved Matters Applications);
• Condition 16 (Housing Mix);
• Condition 30 (Flood Risk Assessment);
• Condition 36 (Wastewater);
• Condition 37 (Water);
• Condition 51 (Parking);
• Condition 60 (Lifetime Homes Standards and Wheelchair Housing);
• Condition 69 (Environmental Noise);
• Condition 73 (Boreholes);
• Condition 82 (CEEQUAL);
• Condition 90 (Wayfinding);
• Condition 91 (Lighting);
• Condition 104 (Noise Assessment);
• Condition 105 (Victoria Deep Water Terminal); and
• Condition 121 (Internal Noise and Lighting Assessments)
Along with the Removal of:
• Condition 6 (Control Parameters);
• Condition 15 (Provision of Affordable Housing);
• Condition 17 (Density);
• Condition 57 (Greenwich Riverside Transit);
• Condition 115 (Restrictions on Occupation of Parcels 15, 16, 17, 21 and
• 22; and
• Condition 116 (Restrictions on Occupation of Parcel 18 (Parcel 01)
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6.4

Recommendation C (20/2172/I106) and D (20/2331/I106)
Modifications to Section 106 Agreements.
It is recommended that the Board grant the request to modify the S106
Agreement for:
1) the ‘2015 Masterplan’ (reference: 15/0716/O dated 08/12/2015)
(Recommendation C) and
2) the legal agreements for ‘Plot MO121’ (reference: 13/2865/F dated
31/03/2014 as varied on 20/09/2016 and the original S.106 Agreement dated
23 February 2004)) (Recommendation D).
for the reasons set out within the body of this report (see section 41 of the
main report 17th November 2020) and subject to the approval of the
masterplan (19/2733/O), such modifications to be contained within the
consolidated S106 Agreement referred to in Recommendation A above.

Report Author:
Tel No.:
Email:

Louise Thayre (Senior Principal Planning Officer)
020 8921 5894
louise.thayre@royalgreenwich.gov.uk

Reporting to:

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

Tel No.:
Email:
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Planning Board

Agenda Item: 6
Reference No: 19/2733/O,
20/2000/NM, 20/2331/I106,
20/2172/I106

17 November 2020

Ward: Peninsula
Application Type: Hybrid Application
Outline Planning Application and Full
Planning Application, S96A and s106A

ep

Site Address:
Greenwich Peninsula Masterplan and
Plots 18.02 and 18.03, London. SE10

or
t

Applicant: Knight Dragon
Agent:
Lichfields

Recommendation

1.1

The Board is requested to grant consent for planning permission as outlined
below:

n

R

1.

M

ai

Outline planning permission with all matters reserved, for the demolition of
buildings and mixed-use redevelopment up to a maximum of 737,100sqm
comprising:

Ap

pe

nd

ed

• up to 533,900sqm of residential development which could include:
i up to 5,813 residential dwellings
ii up to 25,000sqm student accommodation (up to 500 rooms) and/or
co-living units
• up to 19,600sqm Class A1-A5 use (food and non-food retail,
restaurants, bars and cafes);
• up to 68,700sqm Class B1 (a) (b) (c) (business);
• up to 24,200sqm Class C1 (hotel) for up to 350 rooms;
• up to 13,200 sqm Class D comprising D2 (Sport and Recreation), Class
D1 (health care facilities/nursery/creche);
• up to 4,200sqm D1 (education facilities)
• up to 8,000sqm Theatre (Class Sui Generis);
residential and non-residential car parking, as well as a minimum of 2000 AEG
parking spaces (for the O2), cycle parking; associated community facilities;
public realm and open space; hard and soft landscaping; a new transport hub
and associated facilities; realignment of the cultural route traversing the site
(The Tide); highway and transport works and associated ancillary works
(proposals to revise part of the approved Greenwich Peninsula 2015
Masterplan (15/0716/O).
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And detailed planning permission, for a residential development comprising
476 residential units, up to 100sqm (GEA) A1/A2/A3/B1/D1/D2 floorspace
plus ancillary car parking, access, landscaping and public realm works and
associated infrastructure works.

or
t

Subject to:

M

ai

n

R

ep

i) To resolve to grant conditional outline planning permission with detailed
consent subject to the prior completion of an agreement under Section
106 of the Town and Country Planning Act 1990 (as amended) containing
the planning obligations as summarised in the heads of terms set out in this
report (see section 46), any addendums, and the minutes of this Planning
Board meeting (PROVIDED THAT if officers are satisfied that the
applicant has agreed in writing to the extension of the statutory period for
determination, officers are authorised to agree to the extension of the
time for completion of the legal agreement and the issue of the decision
notice) subject to the Head of Law and the Assistant Director of Planning
and Building Control being authorised to make any appropriate
amendments arising following negotiations and/or in the light of legal
advice.
ii) 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

nd

ed

iii) Members confirming in their decision that account has been taken of
environmental information, as required by Regulation 26 of the Town and
Country Planning (Environmental Impact Assessment) Regulations 2017.

Ap

pe

iv) A statement being placed on the statutory Register confirming the main
reasons and consideration of which the Planning Board decision was based
were those set out in the report of the Director of Regeneration,
Enterprise and Skills as required by Regulations 30 (1) (d.) of the Town
and Country Planning (Environmental Impact Assessment) Regulations
2017.

v) To authorise the Assistant Director of Planning & Building Control to:
a. make any minor changes to the detailed wording of the recommended
conditions as set out in this report (Appendix 2), its addendums and
the minutes of this Planning Board meeting, where the Assistant
Director of Planning & Building Control considers it appropriate,
before issuing the decision notice; and
ITEM NO: 6
ITEM NO: 7 - Appended Main report

Page 30

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

ep

or
t

vi) In the event that the Section 106 Agreement is not completed within
three (3) months of the date of this Planning Board meeting, to authorise
the Assistant Director of Planning & Building Control to consider whether
permission should be refused on the grounds that the proposals are
unacceptable in the absence of the benefits which would have been
secured, and if so, to determine the application with reasons for refusal
which will include the following:

M

ai

n

R

In the absence of a legal agreement to secure financial and non-financial
contributions towards Affordable Housing, Transport, Highways works,
Education Provision, Employment and Training, Environmental
Sustainability, Open Space provision, Sport and Leisure Facilities,
Community Facilities is contrary to policies H3, H(e), EA(c), E1, E(c), CH1,
CH2, IM1, IM4, and IM(c) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (Adopted July 2014) and the Planning
obligations (s106) Guidance SPD (adopted July 2015).
vii) Conditions set out in Appendix 2 of the main report.
RECOMMENDATION C Section 96a

ed

1.2

nd

The proposed Section 96a application, as detailed in full in Section 45 and
Appendix 4 of this report is considered to be non-material in nature and
therefore recommended for approval.

Ap

pe

The application consists of amendments to:
• Condition 3 (Approved Drawings);
• Condition 4 (Compliance with the Development Specification);
• Condition 10 (Phasing);
• Condition 14 (Reserved Matters Applications);
• Condition 16 (Housing Mix);
• Condition 30 (Flood Risk Assessment);
• Condition 36 (Wastewater);
• Condition 37 (Water);
• Condition 51 (Parking);
• Condition 60 (Lifetime Homes Standards and Wheelchair Housing);
• Condition 69 (Environmental Noise);
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Condition 73 (Boreholes);
Condition 82 (CEEQUAL);
Condition 90 (Wayfinding);
Condition 91 (Lighting);
Condition 104 (Noise Assessment);
Condition 105 (Victoria Deep Water Terminal); and
Condition 121 (Internal Noise and Lighting Assessments);

or
t

•
•
•
•
•
•
•

n

R

ep

Along with the Removal of:
• Condition 6 (Control Parameters);
• Condition 15 (Provision of Affordable Housing);
• Condition 17 (Density);
• Condition 57 (Greenwich Riverside Transit);
• Condition 115 (Restrictions on Occupation of Parcels 15, 16, 17, 21 and
22; and
• Condition 116 (Restrictions on Occupation of Parcel 18 (Parcel 01)

ai

1.3 RECOMMENDATION D Section 106A

ed

M

It is recommended that the Board grant the request to modify the S106
Agreement for the ‘2015 Masterplan’ (reference: 15/0716/O dated
08/12/2015) and the legal agreement for ‘Plot MO121’ (reference: 13/2865/F
dated 31/03/2014 as varied on 20/09/2016) for the reasons set out within the
body of this report subject to the approval of the 2019 masterplan
(19/2733/O).

pe

nd

Members are advised that the Council must consider, in reaching this decision
it must determine whether original clauses in the S106 dated 8th December
2015 continue to serve a useful planning purpose. Members have a discretion
in relation to whether to accede to the request, although that discretion must
not be exercised in an unreasonable manner, and Members must have regard
to all relevant matters.

Ap

Members are further advised that a decision to refuse the request to modify
the S106 under Section 106A(1)(a) would not trigger the right to appeal for
the applicant. Therefore, if the decision is made to refuse the request, the
applicant’s remedy would be by way of an application to the courts for a
Judicial Review.

2.

Summary

2.1

Detailed below is a summary of the application:
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Approx. 200,000m² (20 ha)
Strategic Development Location – Greenwich
Peninsula.
Saved UDP Site Proposal Mu20 which is
allocated for business / commercial uses and a
balanced and appropriately scaled mix of retail,
leisure and other uses. Mu22 which is allocated
for residential-led mixed use development
including a school and ancillary local services.

ep
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The Site Site Area (m²)
Local Plan Allocation

Tree Preservation Order
Flood Risk Zone

No
Zone 3a

M

ai

n

R

Heritage Assets

Site Allocations Preferred Approach August
2019 - GP4 Residential-led mixed use
development including retail, commercial,
office, community, health, education, hotel,
leisure, sports, public open space and new
transport interchange.
No heritage assets on the site.

Proposed Building - Outline
Building height (metres)
Plots

7
8

+123.5m AOD
+45m AOD

9 and 16.01

+120m AOD

15.01

+80m AOD

15.02

+113.5m AOD

16.02 and 16.03

+120m AOD

Ap

pe

nd
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4,5 and 14

Maximum Building
Height
+105m AOD

15.03, 17.03 and 17.04 +105m AOD

No. of storeys
Floorspace

17.01, 17.02, 22.01
+80m AOD
and 22.02
Minimum approx. 13
Maximum approx. 38
A maximum of 737,100 sqm
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or
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No. of storeys

Block A – 101.6m
Block B – 36.68m
Block C – 17.7m
Block D – 17.7m
Block E – 76.4m
Block F – 38.3m
Block G – 28.7m
Block A – 36 storeys
Block B – 10 storeys
Block C – 3/4 storeys
Block D – 3/4 storeys
Block E – 22 storeys
Block F – 10 storeys
Block G – 7 storeys
Block A – 14,167.8
Block B – 5,608.4
Block C – 1,568.5
Block D – 844.7
Block E – 10.382.7
Block F – 5,632.8
Block G – 2,025.9
ABC (communal) – 1,500.2
DEFG (communal) – 1,328.8
Total – 43,059.8

ep

Proposed Building –
Detailed Plots 18.02
and 18.03
Building height (metres)

nd

ed

M

ai

Floorspace

pe

Housing – Outline
Density
Dwelling mix using
illustrative scheme.

Ap

Mix Range %
Affordable Housing /
Tenure Split

Habitable Rooms per
Hectare (HRH)
Studio (no. / %)
1-bed (no. / %)
2-bed (no. / %)
3+ bed (no. / %)
Overall Affordable
Housing (no. / %)
Social Rent (no. / %)
Intermediate / Shared
Ownership (no. / %)
Private (no. / %)

407 HRH
395 units (0-20%)
2,127 units (20-50%)
2,712 units (30-50%)
579 units (5-15%)
2,373 (41%)
1,235 (21%)
1,338 (20%)
3,440 (59%)
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Housing – Detailed Plots 18.02 and 18.03
Density
Habitable Rooms per Hectare
(HRH)

462 u/ha
1,228 hr/ha
51 / 10.7%
192 / 40.3%
164 / 34.5%
51 / 10.7%
18 / 3.8%
265 / 55.6%
109 / 22.9%
156 / 32.8%

or
t

Studio (no. / %)
1-bed (no. / %)
2-bed (no. / %)
3-bed (no. / %)
4-bed (no. / %)
Affordable Housing Overall Affordable Housing (no. / %)
/ Tenure Split
Social Rent (no. / %)
Intermediate / Shared Ownership
(no. / %)
Private (no. / %)
Commuted Sum
Housing Standards Complies with Technical housing
standards – nationally described
space standard and London Plan
standards?

211 / 44.3%
N/A
Yes

M
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Dwelling Mix

Ap
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Non-Residential Uses - Outline
Proposed Use(s)
Proposed use(s)
(Classes) / Operator

Employment

m²
Existing Number of
Jobs
Proposed number of
jobs

Class A1-A5 use (food and
non-food retail, restaurants,
bars and cafes);
Class B1 (a) (b) (c) (business);
Class C1 (hotel) for up to 350
rooms;
Class D comprising D2 (Sport
and Recreation), Class D1
(health care
facilities/nursery/creche)
Class D1 (Education Facilities)
Theatre (Sui Generis);
2000 AEG parking spaces (for
the O2)

N/A
6,516 FTE
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ep

1,750 and a maximum
of 200 managed onstreet visitor spaces
0.1
Cycle Parking to be
provided in line with
Draft London Plan
Yes
3-6

Complies with policy
PTAL Rating

ai

Public Transport

n

R

Transportation - Outline
No. Proposed
Residential Car Parking
Spaces
Proposed Parking Ratio
Cycle Parking
No. Proposed Cycle
Parking

or
t

Non-Residential Uses – Detailed Plots 18.02 and 18.03
Proposed Use(s)
Proposed use(s)
A1/A2/A3/B1/D1/D2
(Classes) / Operator
m²
100m²
Employment
Existing Number of
0
Jobs
Proposed number of
4
jobs
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Transportation – Detailed Plots 18.02 and 18.03
Car Parking
No. existing car
0
parking spaces
No. Proposed
47
residential Car Parking
Spaces
Proposed Parking Ratio 0.1
Cycle Parking
No. Proposed Cycle
823
Parking
Complies with policy
Yes
Public Transport
PTAL Rating
3-4

Ap

Sustainability / Energy - Outline
BREEAM Rating
Renewable Energy Source (%)

Excellent
60%

Sustainability / Energy – Detailed Plots 18.02 and 18.03
BREEAM Rating
‘Excellent’
Renewable Energy Source (%)
66%
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0
12
• Increase in Residential Units.
• Impact on Public Transport.
• Impact on Local Infrastructure.
• Increase in traffic.
• Clarification on the location of the Health
Centre.
• Encroachment of the Magazine Building fencing
onto the cycle path.
• Cladding on existing building.
• Noise.
• Lack of green space.
• Impact on the environment
• Criticism of the heritage report
• Development is too dense and tall
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Public Consultation
Number in Support
Number of objections
Main issues raised

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

2.3

The application is considered acceptable and is recommended for approval,
subject to satisfactory completion of a Legal Agreement and conditions set
out in the report.

Ap
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M

2.2
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Site Plan

Site and Surroundings

3.1

Outline Part

Ap

pe

3.

3.1.1 In 2015 outline planning permission was granted for the development of a site
of approximately 79.5ha within the Greenwich Peninsula for mixed use
development. The site of the proposed development which forms the subject
of this outline application will cover part of the site area included in the 2015
Masterplan but excludes those elements which will be delivered under the
2015 Masterplan (e.g. those in Meridian Quays and Lower Riverside). The
current site covers an area of approximately 20ha and thus comprises a
significantly reduced site area when compared with the 2015 scheme.
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3..1.2 The site sits within the centre of the Greenwich Peninsula and is bounded by
the Millennium Way to the west, West Parkside and Central Park to the east
and the Greenwich Millennium Village and St Mary Magdalen School to the
south. To the southeast is the A102 Backwall Tunnel Approach Road and to
the west of this lies industrial and commercial premises and the safeguarded
aggregate processing wharves at Delta Wharf and Victoria Deep Water
Terminal.
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3.1.3 The area to the north / north east of the site comprises the O2 arena and
associated commercial uses, areas of surface car parking, office
accommodation and Ravensbourne College. Within Central Park (which is
designated as Metropolitan Open Land) is the locally listed Pilot Inn public
house, together with a row of Grade II listed cottages. The disused
Greenwich Gasholder site lies to the west of the site and beyond this is the
Studio 338 nightclub which fronts the A102 and also the Brenntag chemicals
plant. The southern ventilation shaft to the Blackwall Tunnel southbound and
the entrance to the Blackwall Tunnel, which are both Grade II listed, also lie
close to the north western site boundary.
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3.1.4 The site has good access to public transport being served by the North
Greenwich London Underground Station and bus interchange. Nine bus
routes provide high frequency links to the south west towards Greenwich
Town Centre and central London, Lewisham to the south and Charlton,
Woolwich and Thamesmead to the south east. Major road connections are
currently provided by the A102 and the Blackwall Tunnel and these will be
augmented by the planned Silvertown Tunnel. The Greenwich Peninsula is
also served by the North Greenwich Pier providing Thames Clipper services
as well as the Emirates Airline cable car. The public transport accessibility
level (PTAL) varies across the Peninsula from a highly accessible score of 6a6b for those sites closest to North Greenwich Interchange to slightly less
accessible sites scoring 3-4 towards the southern part of the site.
3.2

Detailed Part (18.02 & 18.03)

Ap

3.2.1 Plots 18.02 and 18.03 are located southwest of the River Thames in the
southwest corner of the 2015 Greenwich Masterplan site on the Greenwich
Peninsula. The site lies within the part of the Masterplan defined as Lower
Brickfields Neighbourhood Area.

3.2.2 To the north of the site is the Pilot Inn public house, together with a row of
cottages east and to the north east of the site is Central Park. As mentioned
above, the public house is locally listed, and the cottages are Grade II listed.
To the south west of the site is St Mary Magdalene All Through School.
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Further development plots (17.01 and 17.02) are situated to the north west
of the site. Two new roads will be formed in the vicinity of the site as part of
the Masterplan. Anglers Crescent will run along the north western site
boundary and Rope Walk (School Road) will run along the south western site
boundary.

or
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3.2.3 The site is currently vacant and has been cleared in preparation for a
development to come forward.
Relevant Planning History

4.1

Prior to the approval of the 2004 Greenwich Peninsula Masterplan, the site
was used for gas production until 1987 when British Gas declared the site as
being surplus to requirements.

4.2

Between 1987 and 2002 various planning permissions were granted for
different parts of the site for various developments. These facilitated the
remediation works to a large part of the site as well as the delivery of the
North Greenwich Station and Transport Interchange, the Millennium Dome
(now known as the O2) and the existing highways infrastructure.
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4.

On 23rd February 2004, outline planning permission (Ref. 02/2903/O) was
granted for the 2004 Greenwich Peninsula Masterplan (“The 2004
Masterplan”) subject to a Section 106 agreement and 149 planning conditions,
of which Conditions 53-149 apply to the 2015 Greenwich Peninsula
Masterplan Site (i.e. excluding The Dome, Arena and the Dome Waterfront
Area). There are site-wide conditions and plot-specific conditions. The
original outline application was accompanied by a series of application reports,
including an Environmental Statement.

pe

nd

ed

4.3

M

The 2004 Greenwich Peninsula Masterplan (“The 2004 Masterplan”)

The 2004 Masterplan comprised the following:

Ap

•
-

Retention, external alterations and change of use of the Millennium
Dome (127,000sqm.) to provide:
An Arena for leisure sports and entertainment use up to 63,640sqm;
The Dome Waterfront (now known as the O2 Entertainment District)
up to 62,000sqm comprising various uses including retail up to
8,195sqm; food and drink up to 10,080sqm; exhibition space up to
11,760sqm; assembly, leisure, sports and entertainment space (including
other Class D2 uses) up to 33,220sqm; conference centre, shows and
complementary uses up to 7,380sqm;
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-
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Full details were submitted for the Dome Arena and the Dome Waterfront
Areas at the time of the outline application. The consent also allowed up to
2,200 parking spaces to be provided for the Dome Arena and Dome
Waterfront. All matters were reserved for the mixed-use element of the
scheme.
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4.4
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The construction of Dome Parking;
The construction of Millennium Square (now known as Peninsula
Square);
A mixed use development for the remainder of the Peninsula (Southern
Lands) comprising:
Class A1 (shops) and/or Class A2 (financial and professional services)
up to 22,800 sq.m;
Class A3 (food and drink) up to 10,950 sq.m;
Class B1(a) and B1(b) (business) up to 325,000 sq.m;
Class B1(c) (business) up to 18,600 sq.m;
Class C1 (hotel) up to 60,000 sq.m;
Class C2 (residential institutions) up to 29,000 sq.m;
Class C3 (dwellings) up to 10,010 dwellings (up to 820,550 sq.m);
Class C3 (student accommodation) up to 3,650 sq.m;
Class D1 (non-residential institutions) up to 13,310 sq.m;
Provision of community facilities, including schools and healthcare
provision;
Provision of open space and landscaping;
Transport and highway infrastructure – including car and coach parking,
riverside pier, riverside walk, foot and cycleways, helipad for health and
safety use;
Associated works including works to the river wall, rebuilding of
Greenwich Pavilion, grey water treatment plant, electricity sub-station
and other utility requirements and demolition of existing buildings.

M

•
•

pe

The 2011 Cable Car Masterplan

In 2011 planning permission for the Cable Car Area Masterplan (CCAM) was
granted (Ref. 10/3422/0 and 10/3022/F) to allow for the re-mastering of nine
plots in the north-east of the Peninsula to accommodate the southern landing
point and associated facilities of the Emirates Airline. This Masterplan allowed
the residential, retail and commercial floorspace that was to be displaced by
the Emirates Airline to be accommodated on the surrounding land within the
CCAM. This was also subject to an Environmental Statement. The CCAM
repeated the 2004 Masterplan adoption of building plots and established an
increase in height on this part of the site up to 103m AOD (approximately 31
storeys).

Ap

4.5
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Peninsula Quays 2013 Masterplan and 11 Plot Agreement
In 2013 planning permission for the Peninsula Quays Masterplan (PQ
Masterplan) (Ref. 13/0684/0) was granted which related to six plots to the
north-west of the Peninsula and included Plots N0601, NO602, NO607,
NO608, NO504 and NO506. This was for a mixed use development
consisting of Class A1-A5 (Retail) and D1/D2 (Leisure, Crèche, Community
use) up to 8,256m², Class C1 (Hotel) up to 38,517m² or B1 (Business) up to
33,943m², Class C3 (Dwellings) and up to 1,683 dwellings (155,228m²). This
Masterplan established a new footprint and layout of buildings and an increase
in height of development in this area up to 127m AOD (approximately 38
storeys). This development has not commenced to date.

4.7

The PQ Masterplan was considered concurrent to an agreement by Members
to modify the main Peninsula S106 agreement in June 2013, in respect of Plots
M0101, M0103, M0104, M0114, M0115, M0116, M0117, N0601, N0602,
N0607 and N0608. This was to secure changes to the current S106
agreement in respect of these 11 plots to reduce the amount of affordable
housing from 38% of the units to 25% of habitable rooms or 646 homes
(approximately 21% of the units) to be affordable with no affordable housing
to be provided in plots N0601, N0602, N0607 and N0608 (known as the ‘PQ’
plots). The proposals included that all of the affordable homes would be
provided by 31 December 2017 with restrictions on the number of private
dwellings that could be occupied before the affordable homes are completed
and leased or sold to a Registered Provider. The modified S106 agreement
was signed on 8 August 2013.

ed
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4.6

Between May 2007 and March 2014, reserved matters/full planning approval
was granted for residential development on nine plots in the Peninsula
Riverside I and II neighbourhoods in the south eastern area of the Peninsula,
(to be known as part of the Lower Riverside Neighbourhood in terms of the
proposed 2015 Masterplan), comprising Plots M0101, M0117, M0115, M0116,
M0102, M0103, M0114, M0104 and M0121 totalling 1825 dwellings. Of these
1565 have been built and are occupied.

Ap

pe

4.8

nd

Lower Riverside

Upper Riverside

4.9

On 25th February 2015 planning permission was granted for demolition of
building on Plot N0205 (the Rotunda) and erection of 5 buildings comprising
1007 residential units (includes an increase of 137 units over and above the
2004 Masterplan consent figure of 10,010 dwellings) on Plots N0205, N0206
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& N0207, 2,194 sq.m of non-residential floor space (A1/A2/A3/A4/D1/D2
uses), private and communal amenity space, car parking, circulation, servicing
and access, public realm, hard and soft landscaping, amendments to the
alignment of the Thames Path and associated works. (Ref. 14/1799/F). This
permission has been implemented and the units are occupied.

or
t

The 2015 Greenwich Peninsula Masterplan (“The 2015 Masterplan”)

n

R

ep

4.10 15/0716/O - Outline planning permission with all matters reserved for
demolition of buildings and for mixed use development comprising residential
dwelling, serviced apartments, non-food retail, food retail, restaurants and
cafes, bars, hotels, education facilities, health care facilities, community
facilities, film studio, visitor attraction, residential and non-residential car
parking, AEG parking, public realm, open space, hard and soft landscaping,
new transport hub, associated cycle parking, works to the river wall, a star
ferry jetty terminal, P5K running track, highway and transport works and
associated ancillary works (Approved 08.12.15).

M

ai

4.11 A number of detailed planning applications have been submitted and approved
at Greenwich Peninsula since the 2015 outline planning permission was
granted. Those that are considered relevant are listed in the following
paragraphs:

ed

16/1556/R – Reserved Matters Approval for Landscaping and Access for the
streets, associated public realm and landscaping which surround Plots 18.01,
18.02 and 18.03 (Approved 18.11.16) This has been partially implemented.

pe

nd

16/1786/R - Reserved Matters Approval for Access, Appearance, Landscaping,
Layout and Scale pursuant to Condition 13 of Outline Planning Permission
15/0716/O for 281 residential units with associated landscaping, amenity
space, parking, access works and associated infrastructure Plot 19.05
(Approved 13.01.17). This permission was not implemented and has now
lapsed.

Ap

16/1796/R - Reserved Matters Approval for Access, Appearance, Landscaping,
Layout and Scale pursuant to Condition 13 of Outline Planning Permission
15/0716/O for 2220 residential units with associated landscaping, amenity
space, parking, access works and associated infrastructure Plot 18.03
(Approved 16.02.17). This permission was not implemented and has now
lapsed.
16/1776/R - Reserved Matters Approval for Access, Appearance, Landscaping,
Layout and Scale pursuant to Condition 13 of Outline Planning Permission
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15/0716/O for 242 residential units with associated landscaping, amenity
space, parking, access works and associated infrastructure Plot 18.02
(Approved 14.03.17). This permission was not implemented and has now
lapsed.
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16/1787/R - Reserved Matters Approval for Access, Appearance, Landscaping,
Layout and Scale pursuant to Condition 13 of Outline Planning Permission
15/0716/O for 400 residential units with associated landscaping, amenity
space, parking, access works and associated infrastructure Plot 19.04
(Approved 24.03.17). This permission was not implemented and has now
lapsed.
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17/2261/R - Reserved Matters Approval for Access, Appearance, Landscaping,
Layout and Scale pursuant to condition 13 of Outline Planning Permission
dated 8 December 2015 (Reference: 15/0716/O) for the Design District (Plot
11) comprising of 311sqm of A1, 1,055sqm of A3/A4, 13,181 sqm of B1, and
6,411 sqm of D1/D2 class uses within 16 buildings including access,
landscaping and associated equipment and infrastructure works. Additional
conditions addressed in this application include 3 (Parameter Plans), 4
(Development Specifications), 5 (Maximum Floorspace), 6 (Quantum of
Development Per Zone), 8 (Design Guidelines), 9 (EIA Mitigation), 14
(Development Zone Masterplans), 44 (Cycling Design Standards), 54 (Loading
Zones), 81 (Sustainability Measures), 92 (Carbon Emissions Reduction), 94
(Renewable Energy) and 113 (London City Airport OLS) (Approved
10/11/2017). This permission has been implemented.
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16/4183/R - Reserved Matters Approval for Access, Appearance, Landscaping,
Layout and Scale) pursuant to condition 13 of Outline Planning Permission
15/0716/O dated 8 December 2015 for the P5K running track (first phase)
comprising 5 islands connected by an elevated walkway with two A1-A5 uses
within Islands 1 and 5, access, landscaping and associated equipment and
infrastructure works. Additional conditions addressed in this application
include 3 (Parameter Plans), 4 (Development Specification), 5 (Maximum
Floorspace), 6 (Quantum of Development per Zone), 8 (Design Guidelines), 9
(EIA Mitigation), 14 (Development Zone Masterplan), 54 (Loading Areas), 81
(Sustainability measures), 92 (Carbon Emissions Reduction), 94 (Renewable
Energy), 110 (P5K Running Track), 111 (P5K Running Track Timeframe for
Delivery) and 113 (London City Airport OLS). (Approved 22/06/2017). This
permission has been implemented.
17/3349/R - Reserved Matters Approval for Landscaping - P5K Phase 2
pursuant to Condition 13 of Outline Planning Permission dated 08/12/2015
(Ref: 15/0716/O) (Approved 06/06/2018).
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Other applications
4.12 An EIA Scoping Opinion was issued on 22 July 2019 for the proposed
development (Ref: 19/2033/EIA).

or
t

4.13 A Screening Opinion was issued on 7 February 2019 for the proposed
development at Plots 18.02 and 18.03 (Ref: 19/0232/EIA)
Proposals (in detail)

5.1

The current application seeks planning permission for the following:

ep

5.

Ap

pe

nd

ed

M
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“Outline planning permission with all matters reserved, for the demolition of
buildings and mixed-use redevelopment up to a maximum of 737,100sqm
comprising:
• up to 533,900sqm of residential development which could include:
i up to 5,813 residential dwellings
ii up to 25,000sqm student accommodation (up to 500 rooms) and/or
co-living units
• up to 19,600sqm Class A1-A5 use (food and non-food retail,
restaurants, bars and cafes);
• up to 68,700sqm Class B1 (a) (b) (c) (business);
• up to 24,200sqm Class C1 (hotel) for up to 350 rooms;
• up to 13,200 sqm Class D comprising D2 (Sport and Recreation), Class
D1 (health care facilities/nursery/creche);
• up to 4,200sqm D1 (education facilities)
• up to 8,000sqm Theatre (Class Sui Generis);
residential and non-residential car parking, as well as a minimum of 2000 AEG
parking spaces (for the O2), cycle parking; associated community facilities;
public realm and open space; hard and soft landscaping; a new transport hub
and associated facilities; realignment of the cultural route traversing the site
(The Tide); highway and transport works and associated ancillary works
(proposals to revise part of the approved Greenwich Peninsula 2015
Masterplan (15/0716/O).
And detailed planning permission, for a residential development comprising
476 residential units, up to 100sqm (GEA) A1/A2/A3/B1/D1/D2 floorspace
plus ancillary car parking, access, landscaping and public realm works and
associated infrastructure works.”
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5.2

Outline Part

or
t

5.2.1 The outline part of the application seeks a part revision to the 2015
Masterplan (ref: 15/0716/O). The proposed development is to be known as
the ‘Outline Part of the 2019 Masterplan’. This part of the application has
been submitted in outline with all matters reserved for future consideration
(layout, scale, appearance, access and landscaping).

ep

5.2.2 The 2019 Masterplan is located centrally within the Peninsula and relates to
parcels 4, 6, 7, 8, 9 14, 15, 16, 17 and 22 of the 2015 Masterplan. The
Detailed Part relates to all design details for Plots 18.02 and18.03.

R

5.2.3 The key changes proposed as part of this application include:

nd

ed
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• The removal of up to 38,693 square metres of film/media studio
floorspace due to a new large scale film studio to be located within Barking
and Dagenham.
• Increase of 1,757 residential units (taking the total number of residential
units from 15,730 to 17,487),
• An increase in the level of B1 floorspace by 22,137 square metres to
68,700.
• Introduction of a new Primary School on Plot 22.02
• Introduction of up to 8000 square metre Theatre (Sui Generis)
• Revised proposals for the new bus station,
• Improving east-west and north-south connections on the Greenwich
Peninsula,
• Reduction in residential car parking spaces from a ratio of 0.25 to 0.1

Ap

pe

5.2.4 A series of Parameter Plans have been submitted with the application for
approval. These plans set out the development parameters within which the
detailed development will come forward at a later date.
5.2.5 Development on the site will also be controlled by the Development
Specification, which builds upon the detail provided on the Parameter Plans,
and by the Design Guidelines that seek to establish the key principles to
ensure design quality. The Parameter Plans, Development Specification and
Design Guidelines are for formal approval and will fix the land use, maximum
quantum, maximum building heights, access and circulation routes, and areas
of public realm for the outline part of this application.
5.2.6 The outline consent would be subject to conditions requiring all detailed
submissions for the proposed development to be in compliance with the
Parameter Plans, Development Specification and Design Guidelines.
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5.2.7 In addition, an Illustrative Scheme has been developed to assist with the
assessment of the likely environment impacts of the proposed development.
This assessment is set out in the Environmental Statement submitted with the
application.

or
t

Parameter Plans

ep

5.2.8 These plans define the general layout, circulation, maximum building heights
and land uses of the development. The following parameter plans have been
submitted for approval:

Ap

pe

nd

ed

M

ai

n

R

1. Site Location Plan: The application site is outlined in red within which the
development forming this application is proposed. A blue line identifies
other land which the Applicant has an interest.
2. Site Location Plan including Outline and Detailed Application Boundaries: This
identifies the Application site boundary in red and the Outline and
Detailed Parts of the Application in purple (outline) and green (detailed).
3. Demolition Plan: This identifies those buildings and structures to be
demolished within the application boundary. This plan also identifies the
existing site levels across the site.
4. Development Neighbourhoods Plan: This identifies the development
neighbourhoods across the site.
5. Ground Level Land Use Plan: This identifies the ground floor land uses on
each plot.
6. Upper Level Land Use Plan: This identifies the upper floor land uses on each
plot.
7. Public Realm: This identifies the proposed public realm areas for general
public access.
8. Access and Circulation Routes: This identifies the main vehicles and
pedestrian access routes throughout the site and identifies limits of
deviation where necessary.
9. Maximum Building Heights: This identifies the maximum building heights to
which buildings could be built across each plot. This plan also identifies the
proposed site levels across the site.
10. Maximum Basement Extent: This identifies the maximum extent and
location of potential basements on the site.
Development Specification

5.2.9 The Development Specification defines and describes the component
elements of the 2019 Peninsula Masterplan to be read in conjunction with the
Parameter Plans and Design Guidelines.
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The Design Guidelines

R
n
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Neighbourhoods
Public Realm
Movement and Street Grain
Building Form
Wayfinding and Views
Character and appearance
Landscape
Inclusive Design

M

1.
2.
3.
4.
5.
6.
7.
8.
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5.2.10 The Design Guidelines (updated August 2020) establish the overarching urban
design elements that will guide the development. Full details of the design and
external appearance of the buildings have been reserved at this stage and will
be submitted for approval through the Reserved Matters applications.
However, a number of design guidelines have been established as being key to
the delivery of a high-quality development and these will be used as the main
framework for the Reserved Matters applications. The 2015 Masterplan
Design Guidelines established five urban design elements to guide the
Development. The 2019 Masterplan has added a further three themes to the
Design Guidelines focussing on a total of eight urban design elements:

ed

5.2.11 The Design Guidelines are organised into two main sections ordered from
site-wide to building scale.
Neighbourhoods

nd

5.2.12 The proposed development is to be organised around two Neighbourhoods:
Brickfields and Peninsula Central.

Ap
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5.2.13 Brickfields is located in the southern half of the application area, it is mostly
residential and is organised around a new principle pedestrian street providing
a north south connection from the Transport Interchange to the St Mary
Magdalene All Through School.
5.2.14 Peninsula Central is located to the north of Brickfields and will be a multi-use
neighbourhood. It hosts a mix of uses including office, residential, a hotel,
theatre, shops, parking and sports facilities. It also hosts a transport
interchange.
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Plots
5.2.15The parameter plans establish 11 parcels of land (inc. detailed part) arranged
around the principle routes and open spaces. These parcels are further
divided into 20 development plots. Each Plot has a unique number.

or
t

Demolition of existing buildings:

R

• Buildings to be demolished:
North Greenwich Transport Interchange Station.

ep

5.2.16 The buildings which are to be demolished are shown on Parameter Plan:
Demolition Plan (07-002). In summary:

n

• Buildings/structures to be retained
TfL infrastructure

ai

Proposed Uses and Quantum of Development:

M

5.2.17 Parameter Plans 07-005 and 07-006 set out the proposed locations of the
various uses at ground floor and upper floor level. The application proposes
the following uses and quantum of development for the site:

C3 and sui
generis

pe

nd

Residential

ed

Development Use Class

Retail

Ap

Business
Hotel
Assembly and
Leisure/Health
Care and
Community
uses
Education
Facilities

A1, A2, A3,
A4, A5
B1 (a/b/c)
C1
D1/D2

D1

Floorspace
or
proposed
(GEA) sq.m
Up to 533,900
Including 25,000sq.m
student
accommodation/coliving
Up to 19,600

No. of
units/rooms
Proposed
Up to 5,813 units
Up to 500
student/co-living
units

Up to 68,700
Up to 24,200
Up to 13,200

N/A
Up to 350 rooms
N/A

Up to 4,200

N/A

ITEM NO: 6
ITEM NO: 7 - Appended Main report

N/A

Page 49

Sui Generis
Sui Generis

Up to 8,000
Up to 76,000

Up to 737,100 sq.m
including cycle
parking, associated
community spaces,
public realm, open
space, and new
transport hub, The
Tide, highway and
transport works.

R
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TOTAL

N/A
A minimum of 2,000
to 2,150 parking
spaces
• Up to 5,813
units
• Up to 500
student/co-living
units
• Up to 350 hotel
rooms
• A minimum of
2,000 AEG
parking spaces

or
t

Theatre
AEG Parking

n

Residential Accommodation:

M

ai

5.2.18 The Outline Part of the 2019 Masterplan seeks permission for up to 5,813
residential units – an addition of 1,757 on what had previously been permitted
in this area under the 2015.

nd

ed

5.2.19 The residential units would comprise a mix of private, social and intermediate
units across the Masterplan. Affordable housing would be provided within
each neighbourhood and the buildings would be tenure blind. The proposed
mix of units will include studios, 1, 2, 3 + bedroom units within the following
ranges:

pe

Studio – range 0-20%
1-bed – range 20-50%
2-bed – range 30-50%
3bed+ - range 5-15%

Ap

5.2.20 The application proposes that within the 2019 Masterplan Area, a minimum of
2,373 affordable housing units will be provided. This would represent 41% of
the 5,813 residential units to be delivered on the site.
5.2.21 The residential density for the development is 407 dwelling units per hectare.
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Business Floorspace
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5.2.22 The proposed development would provide up to 68,700 square metres
floorspace of office floorspace (B1 a/b/c use), up from 46,563 square metres
proposed under the 2015 Masterplan. The B1 use would mainly be provided
within Peninsula Central neighbourhood. This will result in approximately
4,016 direct jobs created by the B1 use.
Retail Floorspace:

R
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5.2.23 The planning application proposals include approximately 19,600 square
metres of floorspace to be occupied by Class A1 to A5 retail uses for retail,
professional services, restaurants, bars and take-aways. The proposed 2019
Masterplan proposes a minor increase in the retail provision by 33 square
metres.
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Hotel
5.2.24 The 2015 Masterplan included up to 35,999 square metres of Hotel use and
up to 20,306 square metres of serviced apartment (220 units) which would be
located within North Greenwich District Centre. The 2019 Masterplan seeks
to reduce the hotel floorspace to 24,200 square metres which would provide
up to 350 rooms and the removal of the serviced apartments. The proposed
hotel is still intended to be located within the North Greenwich District
Centre, close to the transport hub in the Peninsula Central neighbourhood.

nd

Theatre:
5.2.25 The 2019 Masterplan no longer includes the provision of a visitor attraction.
The visitor attraction, previously to be located on Plot 14, was to be linked to
the film studies. The 2019 Masterplan proposes a theatre (Plot 7) providing
up to 8,000 square metres of space.

Ap
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Healthcare facilities:
5.2.26A new health facility of up to 2,500 sq.m is to be provided in one building in
the Peninsula Central neighbourhood.
Primary School:
5.2.27 The application has been amended since it was first submitted following
discussions between Officers and the applicant to include 4,200 square
metres of D1 (education facilities) floorspace. Plot 22.02 has been identified
on the parameters plans for a new 2FE primary school.
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AEG Parking:
5.2.28 The existing surface car parks which serve the O2 are to be relocated into
two multi-storey car parks. A minimum of 2,000 spaces is proposed with a
maximum floorspace of 76,500 square metres.

or
t

Height and Massing Parameters:

4,5 and 14

Maximum Parameter Building
Height
Maximum building height is +105m AOD

7

Maximum building height is +123.5m AOD

8

pe
Ap
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Maximum building height is +120m AOD

15.01

Maximum building height is +80m AOD

15.02

Maximum building height is +113.5m AOD

16.02 and 16.03

Maximum building height is +120m AOD

15.03, 17.03 and
17.04
17.01, 17.02,
22.01 and 22.02

Maximum building height is +105m AOD

nd

Brickfields

Maximum building height is +45m AOD

ed

9 and 16.01

n

Plot Number

M

Neighbou
rhood
Peninsula
Central

R
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5.2.29 The Maximum Building Heights Parameter Plan (Drawing No. 07-008) sets
out the maximum building heights across the 2019 Masterplan. The building
heights range from approximately 13 storeys up to 38 storeys). The tallest
element of the development would be on Plot 7 within Peninsula Central to
the north of the Peninsula, close to the O2, stepping down towards the south
of the Peninsula and stepping up in height again along Central Park, while
retaining lower building heights in-between.

Maximum building height is +80m AOD

Inclusive Design:

5.2.30 The proposed development is to be designed to provide a fully inclusive
environment. The following principles are to be incorporated with the
detailed scheme:
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R
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• To maximise access to all parts of the proposed development, its facilities
and services for residents, visitors and members of staff regardless of
disability and as required by local, regional and national policy;
• To ensure that required standards for accessibility are met at the outset
and as part of mainstream inclusive design wherever possible;
• To design inclusively, which means designing beyond the minimum
requirements of the Building Regulations Part M to ensure that all people,
regardless of age, sex or ability can use and enjoy the built environment;
• To address the anticipated, substantial increase of older people in
proportion to the working-age population and their future needs;
• To meet the aims of the Equality Act (2010), where applicable; and
• To follow design guidance given in relevant British Standards and other
currently published good practice guidance about meeting the needs of
disabled people and inclusive design.

n

Public Realm, Open Space, Amenity Space and Children’s Play Space:

ai

5.2.31 Parameter Plan 07-004 - Public Realm sets out the public realm areas for
general public access.

M

5.2.32 The 2019 Masterplan proposes three new civic open spaces to be created
which include:

nd

ed

• Peninsula Court: at the heart of Peninsula Place providing a forecourt to
the underground station
• Station Square: to the south of Peninsula Place, this accommodates the bus
station
• Edmund Halley Place: A large public square located on Edmund Halley
Way.

pe

5.2.33 Millennium Way and Edmund Halley Way will be transformed into walkable
boulevards and a number of small local streets will be provided which
interconnect with the new civic spaces.

Ap

5.2.34 In addition to the civic spaces referred to above, the proposal includes local
spaces in the form of Brickfields Square and two local nodes namely River
Way Junction and Neal Yard.

5.2.35 It is also proposed that, where practicable and appropriate, all residential
units would have access to a private amenity area and there would be
communal amenity areas for all residential Plots at ground and/or upper floor
levels.
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5.2.36 The east-west orientated passages – perpendicular to the central spine are
alternating between pedestrian orientated play streets which are envisaged as
green pocket parks aligned to Central Park. Play streets are envisaged as
traffic free spaces, predominately focused on children’s play.

or
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Transport Infrastructure, Access, Parking and Servicing
5.2.37 As per the 2015 Masterplan, the scheme proposes the following new and
enhanced transport infrastructure:

-

-
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-
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-

A new layout and enlarged bus station at North Greenwich Interchange
to improve circulation, movement and capacity of buses;
An increase in the number of bus stops (5 stops accommodating 9
buses instead of 4 stops accommodating 7 buses);
More alighting stops (space for 4 buses instead of 3);
Additional bus stands (19 bus stands instead of 15);
Re-provision of the taxi rank;
Disabled parking provision;
Secure parking provision;
The connection of the central hub and transport interchange with
direct cycle routes with the wider network;
Relocation and consolidation of the O2 car park into two multi storey
car parks to provide quick access and minimise the conflict with the bus
services and pedestrian movements;
Servicing would be from on-street via the highway network as well as
from links between the Plots at ground level;
On site highways works;
A cycle Superhub within the Transport Hub.

nd

-
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5.2.38 Parameter Plan 07-007 – Access and Circulation Routes - sets out the
hierarchy of key access and circulation routes around the site for vehicles,
cycles and pedestrians.

Ap

5.2.39 In addition to the minimum of 2000 parking spaces to be relocated for AEG,
residential parking would be provided at a ratio of up to 0.1 car parking
spaces per unit. Visitor parking would be provided on street (max. 200
spaces). Parking associated with the offices, social infrastructure, retail will be
car free or kept to a minimum due to its location in a District Centre.
5.2.40 Cycle parking is to be provided for the residential development in accordance
with the relevant standards.
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5.2.41 New coach parking associated with The O2 is intended to be re-provided
within the proposed multi-storey car parks located on Plot 8 and 15.01.
Energy and Sustainability:
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5.2.42 It is proposed that the development would connect to the Greenwich
Peninsula Low Carbon Energy Centre on the Peninsula which is located to the
west of Plot 22.01 The Low Carbon Energy Centre has been constructed and
is operated by Pinnacle Power.
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5.2.43 Overall, the stated energy saving measures will contribute to a 35% carbon
emissions improvement over Part L 2013 reduction, with onsite measures (i.e.
passive design, energy efficiency connection to the Low Energy Carbon
Centre and renewable energy if required) for both the residential and nonresidential elements of the scheme.

Detailed Part:

M

5.3
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5.2.44 It is proposed that all new non-domestic buildings above 500m2 will seek to
achieve, as a minimum, a BREEAM ‘Excellent’ and make reasonable
endeavours to achieve ‘Outstanding’.

ed

5.3.1 The detailed part of the application comprises: 476 residential units, up to
100sqm (GEA) A1/A2/A3/B1/D1/D2 floorspace plus ancillary car parking,
access, landscaping and public realm works and associated infrastructure
works.

pe
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5.3.2 The residential units result in a density of 462 u/ha or 1,228 hr/ha and
comprises the following:

Ap

Market

Studio
1 bed
2 bed
3 bed
4 bed
Total

Unit
35
73
87
16
0
211

Intermediate
%
17
35
41
8
0
100

Unit
16
72
59
9
0
156

%
10
46
38
6
0
100

London
Affordable
Rent
Unit
%
0
0
47
43
18
17
26
24
18
17
109
100
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Unit
51
192
164
51
18
476

%
11
40
34
11
4
100
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5.3.3 The development is delivered in two plots within the masterplan (plots 18.02
and 18.03). Plot 18.02 is designed with three blocks (Block A, Block B, &
Block C) as is Plot 18.03 (Block D, Block E, Block F & Block G). Block F & G
are interlinked, although have separate cores and entrances. The proposed
number of storeys for each block is as follows:
• Block A – 36 storeys
• Block B – 10 storeys
• Block C – 3/4 storeys
• Block D – 3/4 storeys
• Block E – 22 storeys
• Block F – 10 storeys
• Block G – 7 storeys

n

R

5.3.4 The proposal also includes 44 car parking spaces, of which 14 are to be
wheelchair parking bays and 821 cycle parking spaces (for residents, visitors
and for the commercial space).
Consultation

6.1

The application since being submitted in August 2019 has been subject to
three public consultation (September 2019, December 2019, and July/August
2020), each comprising of a press notice, site notice and two thousand and
twenty nine (2529) individual letters, sent to individual occupiers in the
vicinity of the application site. This also included consultation with statutory
bodies and local amenity groups.

6.2

The application was re-consulted on in December 2019 and July/August 2020
due to amendments to the description of development and updated and
additional documents including updated Environmental Statement NonTechnical Summary, Environmental Statement Review: GPM Response Report
June 2020, updated Chapter 10 Daylight, Sunlight and Overshadowing,
Supplementary Technical Note Daylight, Sunlight and Overshadowing (July
2020), Updated Chapter 12 Cumulative Effects, Updated Environmental
Statement Volume III Townscape and Visual Impact Assessment,
Environmental Statement Volume 3 Part B: Built Heritage (Addendum) and an
Environmental Statement of Conformity.
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6.

6.3

The main changes to the application since it was submitted included:

• Introduction of a new primary school to Plot 22.02
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• The main changes to the detailed part of the site included: amendments to
balcony design, reconfiguration of the 9th floor in the mansion blocks and
the increase of wheelchair units in the London Affordable Rented units.
6.4

Statutory Consultees

Officers comments

n

R

No comments received at the time
of writing the report.

ep

Summary of Comments

ed

M

ai

The proposals do not currently
comply with the London Plan and
draft London Plan. The following
changes, however, might lead to the
application becoming compliant:
Principle of development: The
principle of the mixed-use
redevelopment of the site, partially
revising the 2004 Masterplan and
subsequent 2015 Masterplan, is
supported.

Noted

Housing: The proposed scheme
would provide an addition 1,757
units across the Masterplan area
when compared to the previous
consents, which is strongly
supported. It is also proposed to
provide Large Scale Purpose Built
Shared Living and Purpose-Built
Student Accommodation; however,
no details of these products or their
affordable housing offers have been
provided. If these products are

The applicant has
provided more
information regarding
the Large-Scale
Purpose-Built Shared
Living and PurposeBuilt Student
Accommodation.
(Please refer to
Sections 11 and 12 of
the report) The
affordable housing

Ap

pe

nd

Details of
Representation
and date
received
Secretary of
State for
Communities
and Local
Government
Greater
London
Authority

or
t

6.4.1 A summary of the consultation responses received along with the officer
comments are set out in table below:
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associated with this
type of housing has
been secured in the
s106.

Affordable Housing: The scheme
would provide 2,648 affordable units,
equivalent to 44% by hab. room,
comprising 57% London Affordable
Rent and 43% Intermediate homes.
The detailed phase would provide
56% affordable housing (by hab.
room) and the outline phase would
provide 44%. When considering the
committed to or delivered homes
under the previous Masterplans, the
scheme would provide a peninsulawide affordable housing offer of 30%
by hab. room. Whilst the proposals
improve the overall peninsula-wide
affordable housing offer, the
threshold for the Fast Track route is
50% as it is publicly owned land. The
viability assessment submitted with
the application is not sufficient to
enable an assessment of the
scheme’s viability and GLA officers
will engage with the applicant on this
as a priority.
Urban design: Further information
is required on the following: the
proposed layout; height, massing and
scale; architectural approach; open
space; and urban greening.

Detailed discussions
have taken place
between the Council’s
Consultant, the GLA
and the applicant
regarding the viability
of the scheme. (Please
refer to section 14 of
the report). It has been
concluded the
affordable housing
offer is the maximum
reasonable.
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proposed, they must be specified,
detail provided and be explicitly
secured in the planning permission
and Section 106.

Energy: The applicant has followed
the energy hierarchy, which is
supported; however, further
information is required before the
proposals can be considered fully
acceptable in line with London Plan

The applicant has
provided further
information to address
the GLA’s comments.
Design is dealt with in
section 19 of the
report.
The applicant has
provided further
information to address
the GLA’s comments.
Energy and
Sustainability are dealt
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with in section 38 of
the report.

ep

or
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See below detailed
comments from TfL.

R

Policy 5.9 and draft London Plan
Policy S12.
Transport: The proposed
residential car parking exceeds
London Plan and draft London Plan
standards and must be reconsidered.
The parking for the O2 Arena
significantly exceeds draft London
Plan and London Plan standards and
robust justification for this is
required. Further detail is also
required on cycle parking, cycle and
walking routes, public transport
accessibility, the proposed bus
station and new Jubilee line entrance
as well as traffic movements.
Outline:
Walking and Public Realm: The
Council should satisfy itself that the
Design Guidelines are sufficient to
ensure an adequate width of clear
footway.

n

The Design
Guidelines provide
guidelines on
high quality pedestrian
and cycle
routes at section SW3
and more
Cycling: The commitment to meet
detailed sections in
draft London Plan standards for cycle relation to each
parking in terms of quantity and
neighbourhood.
quality is welcomed. Also welcomed
is the proposal to provide a cycle
In addition, the details
“superhub” at North Greenwich
will come through in
station.
the Detailed Design to
which the Council and
Good quality and sufficient cycle
TfL will be party to
parking must be secured at the
before the application
existing and proposed riverbus piers. is submitted.
We recommend this is secured by
condition or S106 obligation.
The is also conditions
proposed in regard to
We recommend that the Council
cycle routes, cycling
secures the provision of a more
and facing materials to
comprehensive assessment of cycle
address TfL’s concerns.
route infrastructure including an
obligation to provide that within the The 2015 Masterplan
applicant’s control and funding
parameter plan

Ap
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Transport for
London
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towards off-site works. Wayfinding
identifies cycle routes
for cyclists should be included within to the Thames Clipper
this provision.
and across the wider
Peninsula. These
parameter plans still
stand for the land
outside the 2019
masterplan. The S106
includes a financial
contribution to
pedestrian and cyclist
provision and
requirements for the
delivery of certain
cycle routes on the
Peninsula, which
connect to the wider
network.
Car Parking: It has been proposed
Noted.
that the parking ratio of 10% overall
(3% accessible spaces, 7% general
Suitable conditions and
spaces) be permitted to allow those s106 obligations are
general spaces to be converted to
proposed to address
accessible spaces if/when the need
TfL’s comments.
arises, and the same requirement is
retrospectively applied to all the
remaining unbuilt residential
development within the already
consented 2015 Masterplan i.e.
rather than 25%). This is acceptable.
This must be reflected in the Section
106 agreement.
A Parking Design & Management
Plan (PDMP) is required.
Reprovision of the existing 19
disabled persons parking spaces, and
a small amount of parking for staff
who are required to be at the
station before the first train or after
the last train will need to be
provided.
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The 2015 outline planning
Noted
permission gave approval for the
provision of a minimum of 2000
spaces for visitors to the O2. The
applicant has demonstrated that
reprovision of these spaces is an
obligation imposed by long-term (to
2062) legal agreements.
Consequently, TfL reluctantly
concedes that, on-balance, this
departure from policy T6(L) must be
accepted to enable the delivery of
the Masterplan and in particular the
homes and jobs.

The same methodology
and reporting layout
was presented for the
2015 Masterplan and
agreed during the preapplication meeting.
Public Transport:
The modelling element
Strategic Assessment: The public
was agreed at the TfL
transport assessment methodology is pre-application meeting
unclear from the information
based on the
provided in the Transport
information provided
Assessment, and so its conclusions
by TfL. Additional
cannot be verified. Even when taking information has been
the analysis as presented, it cannot
passed on to TfL by
be accepted that a 1.7% increase in
the applicant in regards
passenger flows at the busiest point to this matter.
on the Jubilee Line, one of London’s
busiest Underground lines, is not
significant. Addressing the congestion
that will result from this increase will
require improved signalling and an
increase in rolling stock and
subsequent increase in operational
costs. Given the overall very
significant costs, for which funding is
the main has yet to be identified, and

Ap
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Trip generation and mode split: The
trip generation and modal split work
presented in the TA is unintelligible.
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A condition was
agreed for the 2015
Masterplan as part of
the Transport
Interchange Agreement
for this to be drawn
out during detailed
design through
pedestrian modelling
and obeyance to the
Design Guidelines.
This will remain the
same for the 2019
Masterplan.
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the time needed to deliver
improvements TfL reluctantly
concedes that it will not be able to
secure such a contribution.
North Greenwich Station: Further
discussion on crowd control is
required. Inclusion of more specific
information in the Design Guidelines
and a Grampian condition or
obligation requiring TfL’s approval to
any future design of the Station
Square area are required. That
approval must include operational
matters such as the maintenance and
cleansing of the outside of the
proposed building.

As per the 2015
Masterplan this was to
be undertaken at the
Detailed Design Stage
which will be
developed with TfL.

Ap
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Bus Station: The Design Guidelines
do not provide sufficient certainty
over all necessary aspects of bus
station design, access to it, and the
quality of the environment within
and around it. A provision should
prevent the removal of the existing
bus station or any action which
would affect Plots 8 or 9 (within
which and adjacent to which the
proposed bus station sits) or any
part of the surrounding road
network) before a “Bus Station
Delivery Agreement” is in place. A
number of issues will need to be
resolved within the next stage of
design.

The 2015 Masterplan S106
Suitable planning
agreement required that no more
obligations will address
than 3000 homes should be occupied TfL’s concerns.
before the new bus station had been
constructed and brought into use
under a “Bus Station Delivery
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Agreement”. However, we would
like to include an earlier trigger for
construction to commence on the
new bus station in plenty of time to
ensure that the delivery of the bus
station does not hold up the
occupation of homes.
Noted this will be
secured in the s106
legal agreement.

Riverbus and Piers: The TA refers to
proposals for a new Greenwich
Peninsula Pier on the west side.
Provision of this pier was secured
through the 2015 consented
masterplan. We understand that the
applicant is keen to remove this
requirement from the S106
agreement for the 2019 Masterplan.
TfL would only support this if an
additional riverbus pier on the west
side of the peninsula (which is
somewhat closer to central London
and Canary Wharf than the existing
east pier) was secured and delivered
through another route in advance of
the trigger previously determined in
the 2015 Masterplan S106
agreement.

The river pier is not
required to mitigate
the development. The
Council’s Highways
section have confirmed
that pier is not
required to manage
travel demand although
a river pier would be
desirable in regards to
place making.

Coaches: The TA makes no mention
of the intention to remove and not
re-provide the existing coach parking
in the area. It is imperative that
coach parking is retained.

Coach parking will be
provided within the
two multi storey car
parks. This will be
secured in the s106
legal agreement.
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Bus Service Contribution: the bus
contribution of £12,050,000 secured
in the 2015 permission should be
increased to £15,000,000.

The applicant has
agreed to include in
the s106 the
requirement for a
feasibility study to be
undertaken in
consultation with
Thames Clipper, TfL
and RBG.
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The “gateway
junctions” will be
secured in the s106
legal agreement.

Asset protection: TfL has a number
of existing assets in the area. It will
be necessary to secure protection of
these assets, and secure access to
them for operational and
maintenance purposes, through
appropriate conditions, obligations
or other agreements.

Asset Protection of TfL
infrastructure will be
secured through the
s106 legal agreement.

Servicing: Limited details of servicing
arrangements are provided for the
outline element, with the suggestion
that an Estate Service Centre will
play some role but without any
details provided. Rigorous
assessment of servicing will be
required at reserved matters stage.

Suitable conditions are
proposed to address
TfL’s comments.

Detailed:
Walking and Public Realm: Good
provision of footway is afforded to
pedestrians around the whole plot,
with a pedestrian and “slow cyclist”
east-west route between the plots.
Good pedestrian crossings exist at
key points around the site and the
walking routes to key points such as
North Greenwich station are of
acceptable quality. On-going
connections during the delivery of
the remaining part of the
development should be considered.

The conditions
requested by TfL have
been included and are
set out in Appendix 2
of the report.
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Car, motorcycle, van and lorry
traffic: Given the significantly lower
levels of parking proposed in the
current application compared to the
2015 consent, no strategic modelling
was deemed necessary. However,
certain improvements to “gateway
junctions” were secured through the
2015 consent and these obligations
must be carried forward.

It is noted that there is
a concern around the
provision of cycle
parking and the
implications on
disadvantaged groups.
While a 5%
requirement to
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Cycling: The proposed cycle parking
does not comply with the London
Cycling Design Standards, for
reasons including, insufficient aisle
width and over provision of two-tier
stands. TfL considered that these
aspects of the proposed
arrangements therefore give rise to
disproportionate impacts on users
with the protected characteristics of
age, sex and disability; for instance,
two-tier racks are considered
unsuitable for children’s cycles and
difficult to use for those without a
good degree of physical strength and
dexterity. The insufficient aisle width
lack of spacing between stands
makes them more difficult to use.
TfL recommend 20% of all provision
on Sheffield stands at normal spacing
TfL have accepted that this can be
addressed by way of condition but
note that it may result in
amendments to the car parking
provision.

provide Sheffield stands
is not indicated in the
London Plan, it is
highlighted within the
LCDS. Although the
proposal to further
increase the amount of
Sheffield stands is
supported in principle,
the suggestion to
provide an additional
20% does not appear
to be indicated in
either the ‘intend to
publish’ London Plan
or LCDS. As such, the
condition is drafted to
include a minimum
provision of 5% and
the applicant to
demonstrate that they
have sought to
maximise the provision
up to 20%.

Ap
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Car Parking: The quantum is
considered acceptable in the context
of the outline amendments. Electric
vehicle spaces are policy compliant
although should be positioned at
blue badge spaces as well. A
management plan should be secured.
Delivery and Servicing: Concern is
raised that the two on-street loading
bays are insufficient to serve the two
plots. Further work is needed and
this can be secured through
condition to ensure that at-grade
works can be amended the reflect
the updated requirement.

Notwithstanding this,
the applicant has
advised that the
increase in cycle
parking spaces may
result in the loss of car
parking spaces. Whilst
the applicant would
maintain the upfront
3% of blue badge car
parking spaces, the
higher proportion of
cycle parking spaces
may result in a
reduction of the later
provision. The
applicant is already
providing a total of 6%
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rather than the 10%
required by policy and
therefore further
reduction may not be
acceptable.

As per the 2015
Masterplan s106, the
new S106 will continue
to ensure that prior to
the Implementation of
any of the
Development which
falls within the
Silvertown Tunnel
Safeguarded Area, to
There is land either side of the
enter into the
tunnel exclusion zones (and, in
Silvertown Tunnel
places, above the subsurface
Land and Works
structures of the tunnel) i.e. the
Agreement with TfL.
protection zone, that will also be
There are also various
subject to TfL Restrictive Covenants clauses on Build over
afforded to TfL as part of the Order. Agreements, Section
278 agreements,
This is particularly important, for any Silvertown Tunnel land
large buildings being envisaged in
and works agreement,
proximity to the tunnel alignment,
and Silvertown Tunnel
which are outside of the exclusion
safeguarded area which
zone. There is a significant interface will continue to be
between the two projects, and
included in the S106.
additional Asset Protection
Agreements will be required for
each phase of the development in
Phasing is proposed to
respect of the Silvertown Tunnel
be dealt with in the
project. These should be required
s106 legal agreement.
through planning conditions.
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The revised proposals will need to
be compliant with the Silvertown
Tunnel Development Consent
Order and accord with any
associated agreements. Despite the
inclusion of the exclusion zone in the
application, the application does not
appear to afford appropriate weight
to the Order limits.
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Transport for
London Silvertown
Tunnel Projects
Team
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As such, the conditions
as drafted seek to
establish a balanced
position between these
two requirements.
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The PLA would have been expected
a more detailed assessment of the
implications of an operational Tunnel
Wharf at both the extant Tunnel
Glucose and the proposed Tunnel
Wharf boundary would have been
included as part of the ES.

Discussions between
the applicant and the
PLA to address the
PLA concerns. Planning
conditions/obligations
agreed between both
parties are proposed
to address the PLA’s
comments.

ep

Port of London
Authority

Any planning permission should
include a requirement for the
submission and approval of a detailed
phasing plan, ahead of the
commencement of construction.
A key consideration for development
at this site is the juxtaposition of the
proposed development to the
safeguarded Victoria Deep Water
Terminal (VDWT) and Tunnel
Wharf.

The PLA have since
confirmed that they
have no further
comments to make on
the application.

ed

Also of importance is Bay Wharf.
Any noise complaints from
occupants could detrimentally affect
operations at Bay Wharf, which must
be avoided.

Ap

pe
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There has also been no
demonstration given with regard to
whether noise levels experienced
within external spaces would be
adequate. River Navigational
Systems: The PLA requested, as a
result of River Navigational Systems
being scoped out of the ES at
Scoping stage, that consideration be
set out within a separate study to
determine any potential effects on
navigational systems. Clarification as
to where this information can be
found would be appreciated.
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The Transport Assessment does not
consider the cumulative impact of
traffic associated with the proposed
development and Wharves
themselves (once in use) and this is
required to demonstrate that there
will be no negative impact on the
Wharves.

or
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Transport: The Transport Chapter
of the submitted ES has not made
any assessment of the potential
impact on the access to the
safeguarded wharves.
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Health and
Safety
Executive

M
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In addition, no consideration has
been given to alternative modes of
transport for the delivery of goods
and removal of waste associated
with the construction of the
development.
The Masterplan land does not fall
Noted
within any of our current
Consultation Zones, and there is no
statutory requirement for the
Council to consult HSE on
application ref 19/2733/O.
Therefore, HSE does not require the
controls in Conditions 115 and 116
in permission 15/07/16/O to be reapplied to any permission granted
for application ref 19/2733/O.
The Local Planning Authority has no Noted.
comments to make.

Ap

London
Borough of
Tower Hamlets

London City
Airport (LCY)

Attention is drawn to the comments
of the Council's Environmental
Impact Assessment Officer on
application reference 19/2033/EIA.
Where outline planning permission
Further information
has been sought, LCA has no
has been provided to
objection to this outline application satisfy LCA.
subject to the future agreement with
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Sport England would encourage the
Council to consider the sporting
needs arising from the development
as well as the needs identified in its
Infrastructure Delivery Plan (or
similar) and direct CIL monies to
deliver new and improved facilities
for sport.

The applicant has
provided further
information of the
Sports and Leisure
uses to be provided as
part of the application
and the wider
Masterplan. (Please
refer to section 18 of
the report).

ep

Sports England

Conditions recommended.
Sport England considers this a nonstatutory consultation.

or
t

the airport on the detailed planning Suggested planning
application. It is recommended that conditions are also
the developer and their agents seek recommended.
further advice from the airport prior
to the full detailed planning
application being submitted.

Ap

pe

nd
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Sports England have
Sport England requires further
since confirmed that
information about what indoor and
they withdraw they
outdoor sports facilities will be
objection to the
provided on site and which existing planning application
facilities will be improved to help
subject to a suitable
cater for the needs of new residents Section 106 agreement,
within this development. As this
or other legal
information has not been provided
mechanism is
within the planning submission Sport delivered, or
England objects to this planning
arrangements are
application.
confirmed on the
contributions and/or
provisions towards
sports facilities which
are required to meet
the needs of the new
residents of the
approved development.
More information is required before Further information
Historic England can advise on the
has been provided to
effects on archaeological interest and English Heritage.
their implications for the planning
decision.

Historic
England
(Archaeology)
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Thames Water

Should this application proceed, it
should be able to achieve the
security requirements of Secured by
Design with the guidance of Secured
by Design Commercial 2015 and
Secured by Design Homes 2019.
Thames Water require the following Suitable conditions are
conditions to be attached to the
proposed to address
grant of any planning application:
Thames Waters
comments.
- Surface Water Infrastructure
- Foul Water Network
Infrastructure
- Existing water Infrastructure

ep

Crime
Prevention
Design Adviser

English Heritage have
since confirmed that
they are satisfied with
the submitted
information.
Noted

NHS
Greenwich
Clinical

Conditions recommended.
The CCG would seek the following
from Knight Dragon as part of the
existing s106 agreement:

nd

ed

M

Environment
Agency

Waste: As per London Plan policy
5.13, each individual plot should
therefore ‘aim to achieve greenfield
runoff rates’ utilising SuDS, and
where this is not possible,
information as to why it is not
possible to be provided.
Furthermore, phasing condition is
required and modelling study should
commence.
On the basis of the information
available to date, we do not wish to
offer any comments. We suggest
that you seek the views of your
specialist conservation advisers, as
relevant.
We have no objection to the
proposed development.

Ap

pe

Historic
England
(Buildings)

Noted

Noted

Agreement has been
reached between the
applicant and NHS
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This will be secured in
the s106 legal
agreement.

The assessment
considered the
potential effect of the
proposed development
on primary healthcare
as agreed through the
EIA Scoping process.

nd

Natural
England

ed

18/02/2020

pe

Southern Gas

Ap

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.
No comments to make.

M

London Fire
Brigade
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The ES chapter only considers
primary health care, rather than the
full range of health infrastructure
which residents will use. It is
important for the Council and for
the developers to acknowledge the
full range of infrastructure that will
be required to support the new
residents.

Greenwich CCG in
regards to the health
centre floorspace.

or
t

6/03/2020

• 1462 square metres of primary
care floorspace (as secured in 2015
planning application)
• A financial contribution towards
the fit out costs of the new facility
instead of the proposed 1,038
square metres of additional floor
space.

ep

Commissioning
Group

Please find an extract from our
mains records for your search area,
any SGN assets are described in the
map legend.

An suitable informative
is proposed to address
the London Fire
Brigade’s comments.

Noted

The information has
been passed onto the
applicant.

In the event that gas pipes are
present within your site, there may
be restrictions on the work being
undertaken to ensure the safety of
your site and the protection of the
gas pipes.
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When works on site are due to
start, another request for
information and updated maps must
be made via our on-line system.

6.5

Council Departments

M

ai

n

R

Please note these maps indicate
approximate location only and their
accuracy cannot be guaranteed. To
determine the exact location a trial
hole must be dug using extreme
caution and hand dig methods only.
Please refer to the attached
document “Guide to Excavation
within the vicinity of Zayo
Apparatus”.

The information has
been passed onto the
applicant.

or
t

We confirm we have reviewed your
proposed plan and have enclosed
maps of the area in which Zayo
Group UK Ltd have apparatus.

ep

Zayo Group
Ltd UK

Summary of Comments

pe

nd

Details of
Representation
and date
received

ed

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

Ap

Environmental
Health
Contamination

As this development entails future
residential development – the provisions
attaining to contaminated land and
remediation – will need to be facilitated by
adhering to the agreed provisions, as
outlined in the Environmental Method
Statements and Remediation Strategy
Framework to ensure safe development for
future residents; and that the site is
suitable for its intended use.
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Officers
comments

Suitable
conditions are
proposed to
address
Environmental
Health’s
(contamination)
comments.
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The above is of course subject to any
provisions RBG Planning or the EA may
have attaining to this site and other
conditions.
Outline Part: It is noted that the
Applicant’s proposals for a total of 5813
homes within the scope of the outline
masterplan area would result in an uplift in
the total number of homes by 1757 and
would increase the Affordable Housing
from 3930 homes to 4880 an increase of
950 Affordable Homes (54% of the
additional homes). However, all the
increase in affordable homes is to be
provided as Intermediate Housing either
Shared Ownership or London Living Rent.

Housing
comments are
dealt with in
detail in sections
10-14 of the
planning board
report.

M
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Housing
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For matters attaining to demolition the
RBG Asbestos Officer should be consulted
for comment and survey requirements.
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It appears that the tenure split of the total
Affordable homes on the Peninsula
assuming the approval of the proposed
2019 Masterplan would be 56% (2743)
rented units and 44% (2137) Intermediate.
The preferred split is 70/30 as approved in
the 2015 Masterplan and if the previous
split was preserved there would instead be
a total of 3416 rented units and 1464
Intermediate Units providing an additional
673 rented units.
With regard to the outline part of the
hybrid planning application the developer
states that while the tenure mix differs
from the Council’s policy the proposals
also exceed the Council’s minimum
proportion (providing 41% by unit vs the
35% minimum.) This would equate to 2383
units instead of 2035 a difference of 348
units. Whilst stating that the proposals
match the Council’s policy by numbers of
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Unit Mix
The proposed Unit mix includes studios,
1,2 &3 bed+ units within the following
ranges: studios (0-20%); 1 beds (20 – 50%)
2 beds (30 – 50%) 3 bed + (5-15%)
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There is a need for larger affordable rented
family homes 3 bed and 3 bed+ and
Housing New Supply would wish to see
larger units provided across the Greenwich
Peninsula and therefore we would not
generally support the reduction from the
range included in the 2015 masterplan
from 5 -30% with a minimum of 20% down
to 5-15%. However, we wish to see the
greater proportion of family sized units
provided within the Affordable Rented
units, this is because regardless of the total
number of applicants on the Councils
Housing Register this is an issue that
relates to the supply and demand for
housing available for those clients in
priority need. The largest gap in supply is
for 3 bedroom properties and larger. With
regard to shared ownership units there
have previously been issues with regard to
affordability of the 3 bedroom properties
in the borough, particularly in the more
high value areas including Greenwich.

or
t

affordable rent habitable rooms, it is not
clear that this is the same by unit as these
figures are not provided.

Location of Affordable Housing across the
scheme - It has been proposed that the
affordable housing will continue to be
delivered in each of the neighbourhoods to
provide mixed and balanced communities.
However, the S106 to the 2015 Masterplan
requires affordable and private housing to
be delivered on every plot. Whilst this was
intended to ensure that the Affordable
ITEM NO: 6
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or
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Housing was spread across the scheme
rather than concentrated in particular
areas, the Developer has proposed that in
order to ensure continued delivery of the
Affordable Housing in less than favourable
market conditions this requirement should
be removed. The approach proposed
instead in the 2019 Masterplan is to include
a significant amount of Affordable Housing
within every Neighbourhood but not every
plot.

ai

n

R

Housing Need and Supply do not support
this proposal as planning and delivery has
been on a plot by plot basis to date and
this allows assessment and monitoring of
the delivery of the Affordable Housing on
the same basis.

Ap
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Inclusive design – the Design and Access
Statement indicates that at least 10% of
dwellings will be designed to be wheelchair
adaptable M4(3) units. All other dwellings
will be M4 (2) “accessible and adaptable” as
required by the London Plan, Policy D5
Accessible housing. It will need to be
confirmed on a scheme by scheme basis,
that the Affordable rent units (where RGB
have nomination rights) should comply
with ADM Volume 1 – M4 (3) (2) (b) fully
wheelchair accessible at final completion.

Car parking – generally we have sought to
maintain that parking is allocated to the
Affordable Housing Units in proportion to
its availability across the whole scheme,
with surface parking provided wherever
possible to help to limit the level of service
charges. Housing would expect that each
rented wheelchair unit would have an
individual car parking space allocated.
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Student accommodation – In addition there
is a proposal to include up to 500 student
accommodation rooms and/or co living
units. This is separate to the Affordable
Housing provision.

or
t

Housing
comments are
dealt with in
detail in sections
10-14 of the
planning board
report.

R

ep

Detailed: The proposed development
comprises of 476 residential units. The
scheme overall will provide a tenure split
of 40% market sale 30% Intermediate and
30% LAR (based on habitable room). A
total of 56% of units are proposed as
Affordable.
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The developer appears to be frontloading
the Affordable Housing delivery in
partnership with L&Q and concentrating it
in a particular scheme to assist delivery.
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Tenure mix - The proposed split is 41%
rented and 51% intermediate, which
provides less rented housing by unit
numbers than required. If this scheme was
based on delivery of 35% Affordable
Housing with a 70/30 split we would
expect to see provision of 116 rented and
50 shared ownership units. Currently this
proposal provides 109 rented units and
156 shared ownership. As a minimum we
would like to see the RBG policy compliant
split achieved with the provision of an
additional 7 rented units (preferably split
between 2, 3/4 beds). The additional units
over this could be considered as
Intermediate/shared ownership.
Grant rate - Please can you confirm the
amount of grant being provided for both
the LAR and Shared Ownership Units.
Unit mix – The unit mix is supported
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Inclusive design – the development should
comply with the necessary Building
Regulation and Policy requirements to
ensure it is inclusive for all users.

ed

M
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n

Waste Services

R

ep

Car-parking - each Affordable Rented
wheelchair unit should have a car parking
space allocated; however, there can be
flexibility to increase the proposed 3% of
parking spaces to meet identified need.
The outline masterplan waste management
strategy is satisfactory. With reference to
pg. 252 of the Outline Design and Access
Statement, we would be supporting of
gravity waste chutes being installed in any
buildings, providing that they have a tri
separator function to separate mixed dry
recycling, residual waste and organic
recycling. A contingency plan should be
proposed to in case of failure of the chutes.

or
t

Location of affordable housing – the
distribution of affordable units and the
inclusion of town houses within the
affordable tenure is supported

Ap

pe

nd

Detailed Part: We can confirm that KDDL
will be responsible for transporting
residential waste to the Waste transfer
centre. The proposed strategy is for
commercial tenants to include bin stores
within the tenanted premises during fit out
and for the tenants to make own
arrangements with a commercial collector
directly. There is only one commercial area
so no need to co-ordinate a shared service
at this stage. Weekly collections is unusual
for commercial waste and daily collections
are normally expected. Twice weekly
collections would result in 6 x vehicle
movements per week.
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Noted.
Details of the
waste
arrangement will
be secure by
condition.

Full details of
servicing and
refuse provision
will be secured by
Condition.
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I would like more details from the
developer regarding provision of
neighbourhood play facilities including what
is being provided, and where and including
safe walking routes including road
crossings. With references to roof top play
place will this be accessible to all residents
that live and visit the Borough?
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R
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I would like more details provision of
outdoor sports facilities including what is
being provided (flood lit tennis, flood lit
MUGAs, flood lit all weather pitches, flood
lit skate facilities, formal grass pitches and
changing rooms etc.) and where and
including safe walking routes including road
crossings. With references to roof top
sports facilities will these be accessible to
all residents that live and visit the Borough?

More information
has been
provided by the
applicant
regarding sport
and leisure
facilities to be
provided as part
of the application
and wider
masterplan.
(Please refer to
section 18 of the
report)

or
t

Parks and Open
Spaces

pe
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M

I would like more detail regarding
provision of community food growing
including what is being provided, and
where and including safe walking routes
including road crossings. With references
to roof top food growing facilities will
these be accessible to all residents that live
in the Borough?

Ap

Sport, leisure,
libraries and
adventure play
areas

Further details on
these matters will
also be provided
at the reserved
matters stage
when the
relevant Plots
come forward for
development.
Roof top play
space will only be
accessible to
those residents
living in the
Plot/Building.

I would like more detail regarding
provision of outdoor community events
space including what is proposed and
where?
Please could you consider the below points Details on these
regarding planning 19/2733/O:
matters will be
provided at the
Getting to the venue
reserved matters
stage when the
• Lighting, safety considerations
relevant Plots
(crossings), wayfinding
come forward for
• Appropriate inclusive signage, which is
development.
easy to read with standard colour
schemes
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The MUGA and
swimming pool
have been
secured in the
s106 legal
agreement.
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Active Design and ancillary facilities
• Could you consider how to link the
play venue with facilities locally i.e. local
shops/library?
• Can we network other open spaces
with the main one so individuals can
‘active travel’ between venues to
encourage indirect physical activity?
• Can you consider the layout of building
to encourage an active building in order
to develop, for example, an active
street approach?
• We’re also keen to develop informal
play spaces around the site leading into
the park to allow community members
to get involved. How can this be
achieved? Perhaps this could be
achieved with a community café at the
heart of the development, with several
play areas around this?
• We’d also like the developer to
consider hosting a bike hire station, as
well as cycle, mobility scooter and
wheelchair storage facilities throughout
the site to encourage all types of
peoples (of all ages) to use the spaces
• Due consideration should also be given
to providing an area for dog walkers, as
the play spaces and activity areas should
restrict the entry of dogs, so we need
to provide dog waste bins, drinking
water for dogs, additional dedicated
space for dogs to be let off the lead
• It would be good to include toilet
facilities, water fountains and plenty of
seating near the key activity areas,
including the community cafe –
supporting infrastructure elements

Suitable
conditions are
proposed to
address Sport,
leisure and
adventure play
areas concerns.

or
t

• Wide paths suitable for cycling/walking
routes, as well as wheelchair users
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• We need to consider a new MUGA
within the parks areas however how
can the developer make this space
inspiring, multipurpose and accessible
for multi-generational participation.
• Alongside the new MUGA can we
consider park space to include the use
of natural resources which can be used
in multiple ways and in all weathers.
Using the Play England guidance for
some inspiration
• Long term, please could the delivery
consider a leisure centre that includes a
25m, 6 lane swimming pool as per
previous s106 outline planning
permission from the 8th of December
2015 (relating to Land at Greenwich
Peninsula).

We have noted, in particular, the proposed
uplift in the number of residential dwellings
on Greenwich Peninsula, an increase of
1,757 units from the 2015 Masterplan.

The application
has been
amended to
provide an
additional 2FE
Based on the Greater London Authority’s primary school
population yield calculator, it is estimated
on Plot 22.02 to
that the additional units could create
address the uplift
further demand for school places for
in residential
around 300 primary aged pupils, and
units. This will be
around 100 secondary aged pupils. This
secured in the
equates to up to an additional two forms of s106 legal
entry in the primary phase, and up to one
agreement.
form of entry in the secondary phase.
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M

Children
Services

It should be noted that the primary schools
in the local area are full (allowing for
operational year groups where schools are
filling up), that none are suitable for
expansion, and there is a lack of suitable
sites for establishing a new school. We
would look to the planned new school
already included in the Masterplan as
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providing the best opportunity to include
the additional places that will be required
in respect of the uplift, so that it should
provide further provision to accommodate,
as a minimum, four forms of entry. The
timing of the new school places arising
from the Peninsula development will
depend on the pace of build and
occupancy. However, the north-west of
the borough is expected to see increased
demand for places year-on-year for the
foreseeable future, and given the lead in
times for new build schools we would
ideally like to see the proposed new school
being taken forward shortly. It needs to be
noted that in the 2019 primary admissions
round, there was a particular pressure in
the Lighthouse View area which meant that
some residents were unable to secure a
place at a local primary school. As the
ideal solution is to provide more places at
the proposed primary school in the
Masterplan.

nd

ed

In terms of secondary school places, we
would expect the demand to be either
absorbed by existing schools and those in
the pipeline.
There is not sufficient early years and
childcare provision – Applicant must
identify D1 nursery use to meet the needs
of families on site with access to outdoor
space.

Ap

pe

Children
Services – Early
Years

Public Health

No objection to the application.

The applicant has
agreed to provide
2,800 square
metres of the
proposed D1
floorspace
towards nursery
provision. This
will be secured in
the s106 legal
agreement.
Noted.

Outline Part:
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There is currently a need for additional
affordable housing in the borough and
Policy H3 ‘Affordable Housing’ states that
developments of 10 or more homes or
residential sites of 0.5 hectare or more will
be required to provide at least 35%
affordable housing. The revised proposal
would increase the number of affordable
homes from 3,930 to 4,880 equating to
54% of the additional units being affordable.
We note that overall the scheme will
provide a tenure split of 40% market sale
housing, 30% intermediate and 30%
London affordable rent housing.
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We note that a Health Impact Assessment
(HIA) has been undertaken, using the
HUDU HIA tool and referring to the draft
London Plan and the Council’s Health and
Wellbeing Strategy 2015. The HIA states
that reducing the need to travel by car is
one of the key design principles of this
development and that the proposal to
provide a parking ratio of up to 0.1 spaces
for the residential units is a reduction from
0.25 spaces in the 2015 Masterplan.
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We note that the Masterplan will involve
improved transport including a new and
improved bus station and better transport
connectivity for example improved eastwest and north-south connections on the
Peninsula.
Detailed Part:
We note that the detailed proposal will
provide 476 different size dwellings as
follows: 51 x studio; 191 x 1 bed, 165 x 2
beds, and 52 x 3 beds; and 17 x 4 bed.
Although there is a mix of housing size the
majority are 1 and 2 bed units.
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ai

Outline Part: No comments received at the Suitable
time of writing the report.
accessibility
requirements will
be controlled
through the
application
documents,
reserved matters
submissions and
detailed
conditions.
Detailed Part: The details submitted are
The conditions
acceptable subject to condition.
have been
included and
Wheelchair Units
are discussed in
Section 16 of this
report.
Outline masterplan – The plan now needs The applicant has
to consider the 40% climate change
stated that the
allowance and this needs to be
30% climate
incorporated into the plan and as plots
change allowance
come forward they will now need to apply was agreed and
the 40% CC figure, I accept this could have approved as part
problems as the masterplan was designed
of the 2015
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M

Occupational
Therapists

n
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We support the provision of private and
communal amenity space in the form of
landscaped public areas, communal
courtyard space and communal roof space
for residents of Blocks A and E. Podiums at
first floor level will provide communal
amenity space and an under 5’s children’s
play space.

or
t

The Core Strategy supports economic
development and employment and we note
that the proposed development of 476
new dwellings will also include commercial
space which will provide employment
opportunities. We also support the
proposal to have a Car Club space and 12
short-stay visitor cycle parking.

Flood Risk
Manager
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outline planning
permission for
the Peninsula
wide scheme.

or
t

KDDL
infrastructure
team is currently
liaising with
TWUL to inform
the quantum
changes in the
2019 masterplan
(in comparison to
the 2015
masterplan) and
adapt
reinforcement
plans to suit the
proposed
changes.
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around the 30%, however given that the
calculations for the plots are based on a
50% betterment I would suggest that the
plots would be more than able to
accommodate the increases so the
masterplan area could essentially achieve
the 40%. The masterplan should have
regard to “Figure 2: Modelled drainage and
sewerage capacity to manage future
population growth and climate change for
the 2050s. Source: Thames Water” of the
London Sustainable Drainage Action Plan,
this clearly shows that there is a potential
that the sewer system on the peninsula
would not be able to cope in a normal rain
fall event by 2050.

Detailed Part: Following further
information being provided, the Flood Risk
Assessor has advised that no objection is
raised subject to the imposition of
conditions.
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The information
has been
acceptable by the
Council’s Flood
Risk Consultant.
Suitable condition
are proposed to
address flood
risk, water
infrastructure and
surface water
drainage.
The condition
requested has
been included and
Flood Risk is
discussed in
Section 35 of this
report.
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Ap
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Sustainability
and Renewal

I can comment on the aspects pertaining to Further ES
Noise and Vibration only.
information has
been provided to
I note that the Environmental Statement
address the
has been reviewed by an independent
comments raised
assessor (LUC).
by the Council’s
Considering this and in principle, the
ES consultant in
findings and the summary of noise and
regard to noise
vibration actions of the independent
and vibration.
assessor look reasonable.
• Clarification is required if building user Further
information has
guides and tenant fit-out guides will be
been provided to
provided.
address the
• Low energy lighting internally and
Council’s
externally should be installed with
Sustainability and
appropriate controls and sensors.
Renewal officer
• An indication of the proportion of the
comments.
space heating and hot water demand
from the CHP and top up boilers should
Energy and
be provided.
• Clarification is required on the purpose Sustainability is
dealt with in
of the Customer Charter that the
detail in section
applicant refers to in the Energy and
38 of the report.
Sustainability Strategy for the Outline
Part of the masterplan application.
Suitable condition
• An indicative roof plan of the location
of solar PV in the 2019 Masterplan Site and clauses are
also proposed
should be provided.
regarding energy
• Whilst the Greenwich Peninsula LECE
falls outside of the masterplan red line, and sustainability.
as part of the 2019 masterplan
application and due to the timescales
and the importance of this strategic
development in the borough, the
applicant should provide an indication
or details of how the LCEC will be
decarbonised to comply with the Draft
London Plan and other emerging
national and local policies as well as the
Council’s climate emergency
declaration.

ep

Environmental
Health Noise
and Vibration
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• Any materials used should target BRE’s
Green Guide to Specification rating of
A+ to C.
• The applicant is advised to register with
the Considerate Constructors Scheme
and achieve best practice.
• Compliance with the sound insulation
standards as set by Building Regulations
Part E or improve upon them is advised.
• A drawing and timescales showing how
each phase will connect to the
Greenwich Peninsula Low Carbon
Energy Centre (LCEC) should be
provided.
• Demonstration of how the EC is
designed to facilitate connection to any
offsite heat network and potentially
export heat offsite should be provided.
• An overshadowing assessment should
be carried out to assess the impact of
shadowing on the species and habitats
of the amenity spaces, green roofs
/walls and any SINC sites identified in
close distance to the proposed
development.
• Rooftop drawings should be provided
to indicate the proposed amenity and
green roofs extent proposed for the
site.
• Demonstration how the proposed
ecological measures would minimise the
overshadowing impact should be
provided.
• Clarification on the type of mitigation
measures which are proposed for the
existing wasteland sites of significant
biodiversity value.
Detailed Part:
• The non-residential units should be
designed to allow connection to the site
wide DHN should the tenants want
this, at least for the provision of hot
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Energy and
Sustainability is
dealt with in
detail in section
38 of the report.
Page 86

or
t

The applicant has
advised that the
PVs contribute to
both the
residential and
non-residential
elements

Noted.

Outline Part:
The Masterplan is underpinned by clear
urban design principles, which are
comprehensively explained and illustrated
in the Design Guidelines document.

The Council’s
Urban Designer’s
comments are
dealt with in
detail in sections
19 of the report.

ai

In the cumulative views provided, the
proposals will be seen in the context of a
number of the consented schemes. The
height of the proposed buildings mean that
they will be visible from the WHS,
however, they will not appear of a greater
height on the skyline to cause detrimental
‘impact’ on the Maritime Greenwich World
Heritage Site (WHS). This impact is
therefore considered to be ‘less that
substantial’.

nd

ed

M

Conservation
Officer

n

R

ep

water. This requirement will be secured
in the S106 legal agreement.
• Clarification is the solar PV panel
capacity proposed will contribute to
either residential or non-residential
elements or both?
• Living roofs such as sedum or brown
roofs will be incorporated on buildings
A and B of Plot 8.02 and buildings E, F,
and G of Plot 18.03 of the Proposed
Development. The extensive green
roofs will consist of lightweight, shallow
growing medium layer (48mm depth),
supporting smaller plant species.
Indicative roof plans should be
provided.

Ap

pe

Urban Designer

(Townscape
Impact and Bult
Heritage are
addressed in
sections 20-22 of
the report).

In this perspective, the scheme is
considered as an improvement, when
compared to the approved 2015
Masterplan (application 15/0716/O).
The Design Guidelines are considered as
the key driver to ensure that the detailed
applications are coherently coordinated
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However, there are some areas of the
scheme, where no full agreement was
found at the negotiations stage.
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These principally regard the amount and
quality of public and communal amenity in
the Brickfields neighbourhood, when
assessed holistically with the scale of the
surrounding buildings and their impact on
the quality of the local environment at the
street and deck-courtyards levels.

or
t

one with another and should not betray
the overall vision for a sustainable
neighbourhood, with high quality public
realm and accommodations and a vibrant
mix of uses and facilities.

ed

M
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While the proximity of the park is
recognised as a key factor to ensure
adequate quantum of amenity space in the
proximity of the designed homes, it is
considered that the open space on the site
would play a key role in providing adequate
substratum for creating a strong social
fabric.

Ap

pe

nd

These raised issues are in keeping with the
feedback received by the Design CouncilDesign Review Panel, in October 2018.
The Parameters Plan –Building heights,
Height Strategy Map and Illustrative
Masterplan included in the submission are
not considered as faithfully portraying the
positive urban-design principles in the
Design Guidelines. This should be
addressed with a condition attached to the
eventual approval, as specified in the
previous chapter.
Overall, it is considered that these issues
are not strong enough on their own to
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Comments on the Housing Statement:

n

Planning Policy

R

ep

Detailed Part: Recommended that
conditions be imposed on the final
materials and details of the top of the two
tower blocks to ensure excessive plant
does not detract from the design of the
buildings.

or
t

justify a refusal of the scheme on urban
design ground. However, it is
recommended that these elements are fully
considered cumulatively with other nodesign-related, identified issues and in
balance with the identified public benefits
provided by the scheme.
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Affordable Housing Proposals:
The proposed affordable housing needs to
be presented on a unit basis as well as a
habitable room basis, including the tenure
split, to evidence acceptability of the fast
track approach.
At least 3 illustrative schemes should be
provided, to demonstrate best, worst and
optimal provision within the range of mix
proposed.
No justification has been provided for the
changes to the proposed housing mix.
No justification has been provided for the
illustrative mix of housing.
No justification has been provided for the
very low level of family sized
accommodation provided by the scheme
(11% overall).

Further
information has
been provided by
the applicant in
regards to the
comments raised
by the Council’s
Planning Policy
team.

The comments
raised by the
Council’s Planning
Policy Officer are
addressed in
sections 10-14 of
the report.

Local Housing Context: The purpose of
this section is unclear. It does not provide
a factual, evidenced overview of local
housing need. In any event, Core Strategy
Policies H2 and H3 clearly set out the
requirements in terms of housing mix and
affordable housing provision so the section
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or
t

TfL have
confirmed that
they will not be
seeking additional
financial
contributions
towards the
Jubilee Line.

R

ep

Transport and
Highways

is largely irrelevant to the consideration of
the proposals.
Outline Part: In support of the application,
a Transport Assessment has been
provided. This latest Masterplan is seen to
have a limited impact on the national rail
and LUL networks compared to the
existing base. It is however recognised
there would be some additional crowding
between Canary Wharf and North
Greenwich in the AM peak on the Jubilee
Line and between Westcombe Park and
Maze Hill in the PM peak on the Mainline
Rail.

A contribution is
to be secured in
the s106 legal
agreement for
Bus Service
Improvements.

The proposed development results in
higher traffic flows on the Greenwich
Peninsula Highway network, with roads
such as Millennium Way experiencing a
significant increase in peak hour traffic, but
will still operate within capacity. It is
forecast there would be increases in peak
hour flow on key access routes to or from

The “Gateway
Junction”
improvements
will be secured in
the s106 legal
agreement.
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Overall, the Transport Assessment
indicates that the LUL and National Rail
networks will be largely unaffected by this
proposal when compared with the
previously consented Masterplan and the
proposed improvements in services. The
largest effects are likely to be on the bus
network. The new bus station, with
improved stops, stands and circulation, will
allow for a greater increase in the number
of bus services to be accommodated. A
contribution is sought towards
improvements of bus routes and
frequencies. In addition, a contribution is
also sought towards bus route
improvements along Bugsby’s Way in line
with the proposal in the Charlton
Masterplan. Discussion with TfL is
therefore required.
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TfL are not
seeking a
contribution
towards bus
route
improvements
along Bugsby’s
Way through this
application.
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the area, such as Blackwall Lane
northbound and southbound ramps to and
from the A102; Bugsby’s Way and Peartree
Way. Beyond the development boundary,
increased traffic levels are forecast on the
A206 east (towards the Woolwich Ferry)
and west (to Greenwich town centre) of
the A102. The junction improvements
proposed as part of the S106 agreement
for the previously approved Masterplan are
still justified and should be secured via
obligation attached to the latest Masterplan
permission.

This forms part
of the Gateway
Junction
improvement
works.

The bus station incorporates an additional
four pick up stops, an additional alighting
stop and two further stands, which creates
an increase in capacity and will need
agreement with TfL. Associated with the
bus station, bus priority and bus lanes will
need to be introduced on West Parkside,
Edmund Hailey Way and Millennium Way.
A contribution towards these measures
should be sought from the developer and
secured by legal agreement.

These features
have already been
integrated into
the latest bus
station modelling
so their inclusion
is accepted,
however this will
be subject to
further detailed
testing and design
with both RBG
and TfL

Ap

pe
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Currently, the junction of Woolwich Road
with the A102 generally operates within
capacity although during the evening and
Saturday peak hours it approaches capacity
on the Woolwich Road western entry and
southbound on Peartree Way. Under the
proposal this could take the approaches
over their theoretical capacity. Alterations
to the junction are therefore proposed and
is being investigated to develop a scheme
to provide pedestrian, cycle and safety
improvements. This will require TfL
approval to implement and developer
contribution should be sought towards a
scheme.
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The proposed development will reduce the Noted
car parking to 0.10 per dwelling. In
addition, up to 200 visitor spaces will be
provided within the residential streets, (as
per the 2015 Masterplan). This council
does not have a car park standard for
some of the types of use but acknowledges
the number of spaces should be in line with
London Plan policy.

In terms of the
tariff for the O2
parking this is
outside of the
developer’s
control, however
there is no
reason to believe
that AEG Group
would wish to
change these
substantially.

Given the level of parking provided, the
highway consultant expects that the site
will generate similar two-way vehicle
movements to that previously expected.

Noted

Adequate spaces should be provided for
use by the disabled in individual plots and
should be located near entrances/exits so
as to minimise walk distance, in addition to
those near the North Greenwich
interchange.

Suitable planning
conditions are
proposed.

Confirmation of when a CPZ will be
implemented should be sought. The
developer should therefore be required to
indicate the limited parking available and

This will be
secured through
the s106 legal
agreement.
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The proposed development will also relocate the 2000 spaces currently provided
for the O2 in four surface car parks, into 2
multi storey car parks. No other land use
will have any dedicated parking other than
car club spaces. The existing commuter car
park operated by TfL is to be phased out.
Agreement will have to be reached with
The O2 on items such as barrier capacity,
access and egress times, queue space,
pedestrian entrance positions etc. It is
suggested that in order to discourage car
trips that car-parking charges are priced
similar to existing tariffs and will need to
be secured through condition and related
to the travel planning monitoring.
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that future end users will be prevented
from being able to apply for permits if a
zone were implemented.

or
t

The coach
parking is
proposed to be
provided within
Plot 8 and 15.01.
This will be
secured in the
s106 legal
agreement.
Cycle parking is
to be provided in
accordance with
London Plan
policy.

ep

The coach parking associated with The O2
is to be re-located to a site on Millennium
Way. It should be confirmed with the
applicant that the location is permanent.

n

R

The applicant should be required to
monitor existing use of the cycle parking
and provide more if needed in order to
encourage cycling.
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The proposed cycle parking provision for
the development is to be in-line with the
minimum standards set in the draft London
Plan with additional spaces in the public
realm. Consideration is to be given to the
provision of a Cycle Super hub near the
Transport Hub.
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nd

The new pier could be used for a potential
shuttle service across the River Thames
and its provision should be secured by
agreement.
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A cycle super hub
is proposed as
part of the
transport
interchange

The river pier is
not required to
mitigate the
development.
The Council’s
Highways section
have confirmed
that pier is not
required to
manage travel
demand although
a river pier would
be desirable in
regards to place
making.
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•
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Suitable
conditions and
planning
obligations are
proposed to
Travel Plan inc. Construction TP
Construction Management and Logistics address the
Council’s
Plan
Highways
Car Park Management Plan
Engineer’s
Delivery and Servicing Plan (DSP)
comments.
Car Club – 5 Year free membership
Signage Strategy
All highways work subject to legal
agreements and require Road Safety
Audit.
Strategy for use of the river during
construction
Improvements to the Thames Path
.
Signalised Toucan crossing across
Millennium Way
Improvement to cycle facilities
Electric Charging Vehicles

or
t

The following conditions/obligations have
been recommended by the highways
officer:

Highways is
discussed in
Section 34 of this
report and the
relevant
conditions as
requested have
been included in
the appendices.

1. There seems to be limited amount of
green space in relation to the number of
housing units proposed in this
development.

Across the
Peninsula, the
wide variety of
spaces form a
total of 19.76
hectares of public
open space an

Ap

pe

nd

ed

Detailed Part: The Site has a PTAL of 4 and
vehicle access is from Neal Street for Plot
18.02 and Hendon Street for Plot 18.03.
The car parking layout is considered
acceptable and should be subject to a car
park management condition. The cycle
parking is in line with the draft London
Plan. It is not clear from the information
provided whether the two loading bays
proposed are sufficient to serve the two
plots. As such, this should be addressed in
the Delivery and Servicing Condition.

Greenwich Get
Active

2. We noticed that the Central park is
close to the new development. However,
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we see little evidence of a children’s play
park here – this would be our ideal
informal play opportunity. We have
noticed that the developer would like to
add informal play areas, which we are
encouraging in small sites. We would also
suggest the scheme considers formal
outdoor play facilities such as a large
MUGA with activities attached to its
perimeter, and/or 4 tennis courts.

increase from
17.74 hectares
under the 2015
Masterplan.
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Central Park is to
be extended
under the 2015
Masterplan to
provide a range
of spaces for all
3. We cannot find evidence of shared
age groups
community facility within these documents, including spaces
such as a community centre/hall for shared for children to be
community usage or events and would
physically active
welcome some proposals along the lines of where they can
a community café which opens out into an play sports and
indoor community hall.
games.

M

4. We see no evidence of library facilities
within the planning, with the scale of the
development can a small library or
reading/studying space be considered and
could compliment the community hall
mentioned in point 3.

A MUGA has also
been secured in
the s106 legal
agreement.
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The application
seeks consent for
5. It’s been suggested in the
13,200 square
documentation that the leisure facilities
metres of D1 /D2
would be provided by the school facility on floorspace which
site, outside of school hours. We are
could be used to
aware of the barriers to accessing school- provide
based community facilities in the past and
community
wondering how the developer/housing
facilities. In
associations would overcome this,
addition, Plot
especially providing a facility that could be M0119 in Lower
accessed during the day.
Riverside is a
community
6. We would like more information
building.
regarding youth provision with the
facilities, i.e. a youth-hub for 14 – 18yr
The application
olds.
includes a Sports
and Wellness
Centre to be
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located within
Plot 8.

Amenity Groups

R

6.6

ep

or
t

Edmund Halley
Way public realm
is envisaged as a
space
that can
incorporate more
active recreation
and play for
ages 5-11’s and
12+.

n

6.6.1 A summary of the consultation responses received from Amenity Groups,
along with the officer comments are set out in table below:

Ap

pe

nd

ed

M

ai

Details of
Summary of Comments
Officers
Representation
comments
and date
received
We welcome a number of features of the
Greenwich
revised master plan:
Noted
Society
• the enlargement of the central park;
• the creation of a pedestrianised spine
30/10/19
through the centre of the development
and of a number of east-west routes
across the spine,
• the inclusion of workspace along this
route; the intention to provide space for
1800 jobs in the design area
• the promotion of cycling and walking and
constraints on the use of private use of
vehicles.
Massing and design
We are concerned about the high
residential densities and the building height
envelope proposed.
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As per the 2015
Masterplan, the
application
proposed to
include taller
buildings along
Central Park,
while retaining
lower building
heights inbetween.

R

ep

It is important that decisions on the
Masterplan are not predetermine decisions
on the heights of individual buildings which,
in accordance with CABE/EH guidance,
should be made on the basis of planning
applications containing full design details.
However, we question the proposal for
building heights to rise toward the central
park. This may be acceptable to potential
residents of the apartments flanking the
park but will overshadow the park and limit
the health and well-being benefits for its
users. It would be better for buildings to be
stepped back from both sides of the park.

Further details
of the public
realm will be
provided at
Reserved
Matters stage.
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We welcome the principle of designing the
open spaces to be a coherent whole. Setting
and policing the parameters for buildings
facing onto open spaces will not be easy and
it will be important to have a fairly detailed
and robust design code. Where pedestrian
streets open onto squares, they should have
a legible shape and identity which could be
provided by such means as landscaping,
community uses, water features or statuary.
Residential densities
The applicant states that on the basis that
the area qualifies as a “central” urban
location the density could be up to 405
u/ha. We have not been able to find an
actual figure for the Masterplan area as a
whole but the proposed density for plots
18.02 and 18.03 is 458u/ha which is
significantly higher and suggests that the
intention for the site as a whole may well
be in excess of 405u/ha. We do not think
there are specific local factors to warrant
this very high density; accessibility to public
transport is not high across all of the site
and we have concerns about the ability of
the public transport system to cope with
the dense population proposed.
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net density in
the 2015 and
the 2019
Masterplan
schemes
remains broadly
similar. It should
also be noted
that the draft
London Plan,
advocates a
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Affordable housing
The presentation of the proposals for
affordable housing are somewhat
misleading. It is stated that 54% of the
increased housing provision compared to
the 2015 Masterplan (1757 units) is
affordable but the relevant statistic is the
proportion of the total housing provision in
the 2019 Master Plan (5813 units) which is
affordable. This is 41%. Whilst this is above
RBG’s target of at least 35% it does not
make good previous under-performance on
the two earlier Masterplans. The
proportion of affordable units built, under
construction or permitted under the 2015
Masterplan is only 22.7%.

design-led
approach to
density based on
local context,
and specifically
seek to avoid
maximum
density caps.
The proposal
will result in an
uplift in
affordable
homes across
the Peninsula
from 25% to
28% which is a
positive of the
scheme. The
affordable
housing offer
has been
assessed by the
Council’s
independent
viability
consultant and is
considered to
be the
maximum
reasonable.

M

ai

The split of the affordable housing units
between social rent and intermediate
housing is well below the RBG target of
70:30 at 52:48.

Ap

pe
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The level of provision of affordable housing
units on Plots 18.02 and 18.03 is better at
56% but the proportion that are social rent
(41%) is unacceptably low.
Housing mix
It is proposed that across the Masterplan
area the proportion of units with 3 or more
bedrooms ranges from 5-15%. Even
allowing for changing demographics and
social trends, we think this is too low and
likely to lead to unbalanced communities in
which families with children are a very small
minority.

The applicant
has stated that
there are issues
with the sale of
larger market
sale units which
Student accommodation
are often
We see merit in the proposal for up to 500 purchased by
rooms of student accommodation. RBG
other client
should attach a condition that it be managed groups rather
than families,
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due to a lack of
demand for this
type of
Urban Greening
accommodation
We attach importance to the urban
in this area. The
greening targets set by the London Plan for applicant is
amenity and, even more importantly,
therefore
environmental reasons. The target for
committed to
residential greening is 0.3 UGF. The
providing a
estimated score for the south of the Master proportion of 3
Plan site is 0.19 UGF and for the north 0.12 bed rented
UGF. This is unacceptably low in the face of units, with a
global warming and other serious
minimum of 30%
environmental problems and on the
LAR 3+ bed
Peninsula whose regeneration was intended units to be
to be a model for sustainable development. provided in
Brickfields and
Transport
15% LAR 3+
East and West Greenwich currently suffer
bed on all other
from severe congestion on the main arterial neighbourhoods.
roads, over-crowding on the mainline rail
This would
services, and serious peak hour congestion provide a
on bus services to and from the Peninsula.
minimum of 22%
We view with some scepticism therefore
LAR 3+ bed
the conclusion of the applicant’s transport
overall across
plan that:
the whole
15.6.1. In conclusion, the 2019 Masterplan
development.
application benefits from very good levels of
public transport accessibility, pedestrian
The use of
provision and cyclist provision. It is very
accommodation
well located within the surrounding and
by students will
proposed land uses within the Greenwich
also be secured
Peninsula. 15.6.2. This close proximity of
in the s106 legal
the proposed residential development to
agreement.
large-scale employment and retail areas as
well as the various land uses that are
The applicant
provided on the site will help reduce the
has set out the
overall need to travel and encourage the
reasons for the
use of sustainable modes for trips. In
low scores for
addition, the generated trips by each of the the Urban
different modes of transport can be
Greening Factor
accommodated on the surrounding
within the
Brickfields and
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in such a way that it is available only to
bona fide students.
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transport infrastructure subject to the
outlined mitigation measures.

or
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We question several aspects of this
conclusion:
a.
Providing a high level of
employment relative to housing in the
Masterplan area and on the Peninsula more
generally will not necessarily result in a high
level of employment self-containment. A
brain surgeon living on the Peninsula will
have to travel elsewhere to work and
cleaner at the O2 may well not be able to
afford to live on nearby.
b.
The conclusion that the impact of
the development on crowding on the
Jubilee Line and bus services will be
negligible results partly from the assumption
that the recent drop in usage of the
underground system will continue until
2031 and offset the increases due to this
application (para. 11.4.1). However, such
trends are very hard to predict.
c.
TfL has cancelled the additional
rolling stock which would have permitted
an increase in the frequency of Jubilee Line
services at North Greenwich from 30 to 36
per hour.
d.
It is assumed that the provision of a
new bus station with more stops, waiting
areas etc. will lead to an increase in bus
services. The consultants state that 7.8.4.
This calculation of required facilities has
been based at a high level on the likely
number of bus trips, the capacity of a
double decker bus and proposed bus
frequencies and provided to TfL for
comment. So, TfL are pondering and have
made no commitment to provide the
increased services for which the application
identifies a need.
e.
Account needs to be taken of the
additional transport demand which would

Peninsula
Central
neighbourhoods.
(Please refer to
section 25 of
the report).
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The Transport
Statement
submitted with
the planning
application was
discussed and
agreed with TfL
as part of the
pre-application
process. The
document
details expected
trips and travel
patterns for all
modes of travel.
Public transport
and vehicle trips
have been
modelled
extensively to
determine
mitigation
measures which
include a bus
station that can
accommodate
more bus
movements,
two additional
bus services,
highway
improvements
and improved
linkages across
the Peninsula to
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be created by the proposed development of enable easier
some 5000 residential units and substantial switching
workspace at Morden Wharf.
between travel
modes. More
We welcome the proposals for facilitating
sustainable
cycling and walking, the support for a higher modes are also
frequency of Thames Clipper services on
promoted
the Thames and the various highway
through
improvements proposed on the Peninsula
improved cycle
which will prioritise buses and improve
and pedestrian
road safety. However, we have doubts
facilities
about the deliverability of some of these
including a
things without a more explicit TfL
Cycle Superhub.
commitment.
The ES includes
It is relevant that in March 2009 the
a chapter on the
Thames Gateway Bridge was removed from cumulative
the forward programme and therefore both impacts which
the East London Transit and the Greenwich takes into
Waterfront Transit were also removed. It is account the
not clear that the Silvertown Tunnel and
impact of the
the opening of the Elizabeth Line will
development
provide comparable linkages.
with other
developments in
We regret the proposed loss of the bus
the area. This
station and the apparent intention to
has been
incorporate its functions into the
reviewed the
surrounding streets. We do not accept that Council’s ES
its design is too detailed a point for the
consultants.
revised masterplan and can be left until
later. We believe that details of the
replacement arrangements including ease of
interchange with the Jubilee Line, extent of
canopies for bus users, clarity of layout and
arrangement for minimising the impact of
noise and pollution on nearby homes and
offices should be provided now before
replacement of the existing building.
It should be
noted that the
public transport
interchange will
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The Westcombe Society wish to support
the Greenwich Society’s comments
especially those relating to The Jubilee Line,
buses and the siting of the bus station.

n

The
Westcombe
Society

R
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be subject to
further detailed
design and
agreement with
TfL at a later
stage.

Local Residents and Businesses

M

6.7

See above.

ai

30/10/19

.
Noted.

ed

6.7.1 A summary of the consultation responses received from local residents and
businesses, along with the officer comments are set out in table below:
Officers comments

• Outstanding issue with the
site boundary on Olympian
Way/Thames Path. The fence
line encroaches onto the
footpath.

The section of the Thames path
adjacent to the golf driving range and
Magazine comes within the boundary of
Knight Dragon land, supported by a land
registry title plan.

• Lack of social infrastructure

The application proposes the following
social infrastructure:
• A new 2FE Primary School on Plot
22.02
• Health Centre in Peninsula Central
• Sports and Wellbeing Centre,
• New Children’s Play Space

Ap

pe

nd

Summary of Comments
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• Ancillary local community and leisure
facilities
• New Transport Interchange
• Theatre

or
t

The impact on public transport and
highway network has been assessed as
part of the transport assessment. The
information has been reviewed by TfL
and the Council’s Transport and
Highways section.

ep

• Impact on public transport
• Increase in traffic

R

n

The concerns raised by residents on the
external cladding are noted. Whilst not
directly relevant to this application,
these matters are being addressed
internally by the applicant.

ed

M

• Outstanding cladding issue
with the Norton Building

ai

• Health Centre should be
located in Peninsula Central

Suitable conditions and planning
obligation are proposed to mitigate the
impact of the development.
The Health Centre is to be located
within the Peninsula Central
Neighbourhood.

nd

• Construction hours are being Suitable conditions relating to
construction hours and noise mitigation
flouted by the developer
are proposed.
• Noise from construction
work
The application was accompanied by an
Environmental Statement. The ES
assesses the environmental effects that
are likely to arise from the development
and sets out the mitigation measures
proposed.

• No mention of a community
centre or post office.

The applicant has applied for a range of
non-residential uses.

• Lack of green space for
residents to enjoy.

Central Park is to be widened through
the 2015 Masterplan and new amenity

Ap

pe

• Environmental Impact
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areas, open space and public realm are
to be created.
The applicant also submitted a Built
Heritage chapter as part of the ES. The
ES chapter including addendums
assessed the impact of the proposed
development on designated and nondesignated heritage assets within the
surrounding area. The information was
reviewed by the Council’s ES consultant
and found to be sufficient.

Supportive of residential
development on the detailed
part but the proposed is too
dense and tall, should be around
10 storeys instead to reflect
existing context. The new
dwellings will overlook the
school and there is insufficient
green space. The towers will
have an overbearing impact.

The design, quantum, amenity provision
and impacts have been assessed and
found to be acceptable. The quantum of
units and heights broadly reflects that
previously consented by the reserved
matters applications pursuant to the
2015 outline planning permission. The
approach to green space is also
reflective of that previously consented.
This plot delivers two small landscaped
areas and sits adjacent to Central Park.

M
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The ‘Heritage Report’ only
mentions nationally listed
features it would seem to be
important to point out that
there are others which have not
been mentioned.

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.

nd

ed

7.

Ap

pe

• National Planning Policy Framework (NPPF – 2019)
• Technical Housing Standards – Nationally Described Space
Standard (Department for Communities and Local Government –
March 2015)
• The London Plan (March 2016) - Full details of relevant policies refer
to appendix 3.
• The Draft London Plan (Intend to Publish) - 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.
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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: 19/2733/O):
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
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•
•
•
•
•

Principle of development section 9
Housing section 10
Student Accommodation section 11
Co-living section 12
Residential Mix section 13
Affordable Housing section 14
o Viability Assessment
Residential Density section 15
Residential Design Standards and Wheelchair Units section 16
Residential Amenity Space section 17
Non-residential Uses section 18
Design and Townscape section 19
o Layout and Legibility
o Height and Massing and Tall Buildings
Townscape and Visual Impact section 20
Impact on Built Heritage section 21
Heritage Impact Assessment section 22
Archaeology section 23
Open Space, Public Realm and Landscaping section 24
Urban Greening section 25
Children’s Play Space section 26
Residential Amenity section 27
Daylight, Sunlight and Overshadowing section 28
Wind and Microclimate section 29
Noise and Vibration section 30
Air Quality section 31
Safeguarded Wharves section 32
Hazard Substances and Installations section 33
Transport, Access, Servicing and Parking section 34
Flood Risk and Surface Water section 35
Land Contamination section 36
Ecology section 37
Sustainability and Energy section 38
Aviation Safety section 39
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•
•
•
•
•
•
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t

8.
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Environmental Impact Assessment section 40
Amendment to S106 Legal Agreement section 41
Community Infrastructure Levy (CIL) section 42
RBG CIL section 43
Legal Agreement section 44 and
Implications for Disadvantaged Groups section 45.

or
t

•
•
•
•
•
•

The application is considered in relation to the national and local planning
policies referred to in Appendix 3 of the report, and in relation to the
representations received as a result of the consultation process.

8.3

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

8.4

The planning application has been accompanied by an Environmental
Statement (ES). The ES assesses the environmental effects that are likely to
arise from the development and sets out the mitigation measures proposed. A
non-technical summary of the ES also accompanies the application.

8.5

The ES assessed the following environment topics:

nd

ed

Socioeconomics
Transport and Access
Noise and Vibration
Air Quality
Environmental Wind
Daylight, Sunlight and Overshadowing
Ecology and Nature Conservation
Built Heritage
Townscape and Visual Impact Assessment
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•
•
•
•
•
•
•
•

M

ai

n

R

ep

8.2

Royal Greenwich’s EIA consultants were commissioned to undertake an
independent review of the ES, to confirm whether it satisfied the
requirements of the EIA Regulations.

8.8

The Council’s EIA consultants are satisfied that, in their professional opinion,
the ES is compliant with the requirements of the EIA Regulations.

Ap

8.6
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8.9

Royal Greenwich, as the relevant planning authority, has examined the
‘environmental information’ and has used this information to reach reasoned
conclusion on the significant effects of the proposed development on the
environment. These conclusions have been incorporated into the relevant
environmental sections of this report.

ep

or
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8.10 In addition, each section includes a description of any features of the
development and any measures envisaged in order to avoid, prevent, reduce
and, if possible, offset, likely significant adverse effects on the environment.
This report also specifies how these measures would be secured if the
application were being recommended for approval e.g. through planning
conditions and/or planning obligations.

R

8.11 The application has been assessed in accordance with the Environmental
Impact Assessment Regulations 2017 (the EIA Regulations).
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8.12 Conditions are recommended to ensure that the development is carried out
in accordance with the parameters assessed in the ES Addendum (for the full
wording of these refer to Appendix 2).

pe
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8.13 Part of the application is submitted in outline form, all detailed matters
relating to layout, scale, appearance, access and landscaping are reserved for
future consideration. The application proposes that development on the
outline part of the site will be controlled by the Development Specification,
which builds upon the detail provided on the Parameter Plans, and by the
Design Guidelines that seek to establish the key principles to ensure design
quality. As with the 2015 Peninsula Masterplan, the Parameter Plans,
Development Specification and Design Guidelines are for formal approval and
will fix the land use, maximum quantum, maximum building heights, extent of
basement area, access and circulation routes, and areas of public realm for the
outline part of the 2019 Masterplan.

Ap

8.14 To assist in with the assessment of the likely environment impacts, an
Illustrative Scheme has been developed. This is a worked example of how a
development that complies with the maximum quantum of floorspace being
applied for may emerge from the Parameter Plans, Design Guidelines and the
Development Specification. The considerations set out below are based on
the parameters set within these documents, taking into account how the
Illustrative Scheme demonstrates that a development can be delivered in
compliance with policy.
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9.

Principle of Development

9.1

Outline Part
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9.1.1 The outline part of the application proposes a mixed-use development of up
to 533,900sqm of residential development which could include: i) up to 5,813
residential dwellings (Use Class C3), ii) up to 25,000sqm student
accommodation (up to 500 rooms) and/or co-living units (Sui Generis), up to
19,600sqm Class A1-A5 use (food and non-food retail, restaurants, bars and
cafes); up to 68,700sqm Class B1 (a) (b) (c) (business); up to 24,200sqm Class
C1 (hotel) for up to 350 rooms; up to 13,200 sqm Class D comprising D2
(Sport and Recreation), Class D1 (health care facilities/nursery/crèche), up to
4,200 sqm D1 (Educational Facilities), up to 8,000sqm Theatre (Sui generis);
residential and non-residential car parking, as well as a minimum of 2000 AEG
parking spaces (for the O2), cycle parking; associated community facilities;
public realm and open space; hard and soft landscaping; a new transport hub
and associated facilities; realignment of the cultural route traversing the site
(The Tide); highway and transport works and associated ancillary works.
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9.1.2 The site is part of the area that has outline consent under the 2015
Greenwich Peninsula Masterplan. The 2015 Masterplan provides for a mixed
use development, including up to 12,678 residential dwellings, up to 220
serviced apartments, up to 23,475sqm of retail and food and drink uses, up to
59,744sqm of business uses, up to 500 hotel rooms; up to 37,900sqm of
education floorspace, up to 1,462sqm for health care facilities ; up to
19,526sqm for a visitor attraction, up to 38,693sqm for film and media
studios; residential and non-residential car parking, as well as a minimum of
2000 AEG parking spaces proposed for the 2015 Greenwich Peninsula
Masterplan.

pe

9.1.3 Since the 2015 Peninsula Masterplan was approved in December 2015. The
following developments have been implemented:

Ap

• Phase 1 and 2 of the P5K
• Plot 11 - Design District

9.1.4 The proposals seek to revisit the 2015 Masterplan consent and come forward
with a new outline Masterplan application that would significantly increase the
total number of residential units to be delivered as part of the mixed-use
regeneration of the Peninsula to up to 17,487 units.

9.1.5 In addition to the above, the following changes are proposed:
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The re-alignment of Edmund Halley Way
Removal of the film studios
Increase in quantum and type of new homes
Increase employment use to respond to the removal of the film studios.
Reduction in floor area for hotel use.
Increase in the Community and Leisure uses.
Splitting of the multi storey car park (MSCP) from one MSCP providing a
minimum of 2000 spaces to two MSCP’s (providing the same number of
spaces), for use by AEG.
8. Removal of the visitor attraction and replacing it with a Theatre (D2 use)
from Plot 14 to Plot 7.
9. A new bus station configuration
10. Improved connections from the south of the Peninsula (near St Mary
Magdalen School) and the residential district to the Transport Interchange
to the north.
11. A new 2FE Primary School located on Plot 22.02
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1.
2.
3.
4.
5.
6.
7.
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9.1.6 The National Planning Policy Framework (NPPF) is a set of national
guidelines from which the principles of modern planning are cascaded into
local planning policy and is a material consideration in the determination of
planning decisions. It sets out that the purpose of the planning system is to
deliver sustainable development which needs to balance economic, social and
environmental priorities. Chapter 5 requires the delivery of a wide choice of
high quality homes and to boost significantly the supply of housing.
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9.1.7 Greenwich Peninsula is identified as an Opportunity Area in the adopted and
emerging London Plan. Annex 1 of the London Plan provides further policy
guidance under ref 13, Greenwich Peninsula, and identifies this area as an
internationally significant leisure attraction capable of delivering a minimum of
13,500 new homes and 7,000 jobs. The draft London Plan Policy SD1 revises
the level of homes and jobs upwards, giving an indicative capacity figure
17,000 new homes and 15,000 new jobs (Table 2.1).

Ap

9.1.8 Annex 2, table A2.2 of the London Plan and Annex 1 table A1.1 of the draft
London Plan also identifies North Greenwich as having potential for District
Centre status.
9.1.9 The London Plan confirms that in these areas, growth will be proactively
encouraged. Development proposals in Opportunity Areas should optimise
residential and non-residential output and densities and provide necessary
social and other infrastructure to sustain growth and, where appropriate,
contain a mix of uses. Greenwich Peninsula is also identified in the adopted
and emerging London Plan as a Regeneration Area.
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9.1.10 The site is subject to the following designations and saved Site Proposal
Schedules on the proposals map in terms of the Council’s Core Strategy:
The site is located within the Greenwich Peninsula Strategic
Development Location which is identified to deliver a significant
proportion of Royal Greenwich’s new housing as well as providing a
wide range of jobs and other facilities. The site is affected by several
saved Site Proposal Schedules on the proposals map.

•

Proposed Plots 4, 5, 7, 8, 9, and 14 are located within Site Proposals
Schedule Mu20. This Site Proposal Schedule is allocated for business /
commercial uses and a balanced and appropriately scaled mix of retail,
leisure and other uses.

•

Proposed Plots 15, 16, 17 and 18 are located within Site Proposals
Schedule Mu22. This Site Proposal Schedule is allocated for residentialled mixed use development including a school and ancillary local
services.
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•
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9.1.11 The Council is due to start Regulation 19 consultation on its Site Allocations
in November 2020. The application site is identified in the document as GP4
which is identified for a residential-led mixed use development including retail,
commercial, office, community, health, education, hotel, leisure, sports, public
open space and new transport interchange.

nd

9.1.12 The proposals revisit the 2015 Masterplan (which itself is an intensified
version of the original 2004 Masterplan) and develops a new Masterplan that
would significantly increase the total number of residential units to be
delivered as part of a mixed-use regeneration of the Peninsula.

pe

9.1.13 The main land use changes from the 2015 Peninsula Masterplan include;

Ap

• The removal of up to 38,693 square metres of film/media studio
floorspace (Sui Generis),
• Increase of 1,757 residential units (taking the total number of residential
units from 15,730 to 17,487),
• An increase in the level of B1 floorspace by 22,137 square metres to
68,700.
• Introduction of up to 4,200 sqm for a new primary school (Class D1)
• Loss of the visitor attraction (Class D2)
• Introduction of up to 8000 square metre Theatre (Sui Generis)
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9.2
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t

9.1.14 Given that the existing 2004 and 2015 Masterplan consents established the
principle of the proposed mix of land uses, the Peninsula’s Opportunity Area
status within the adopted and draft London Plan, and the sites allocations and
location within a Strategic Development Location in the Council’s Core
Strategy, it is considered that the principle of the large scale mixed-use
redevelopment of Greenwich Peninsula, that would deliver a significant
number of homes and jobs, is supported.
Detailed Part (18.02 & 18.03)

n

R

ep

9.2.1 Plots 18.02 and 18.03 falls within the area of the 2015 Greenwich Peninsula
Masterplan (“the 2015 Masterplan”) which was granted outline planning
permission on 8th December 2015. These plots are allocated for
predominantly C3 (dwelling houses/serviced apartments/related car parking)
and C1 (Hotel) uses with optional retail and/or food and drink and/or
education and/or assembly and leisure uses on the ground floor (known as
‘Other Permitted Uses’).
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9.2.2 Two reserved matters applications were approved against the 2015
Masterplan under planning references: 16/1776/R (18.02) and 16/1796/R
(18.03). Both of these were considered to be in accordance with the outline
permission and bought forward two wholly residential schemes (totalling 462
units) with 25% affordable housing (70% affordable and 30% intermediate).
Both of these schemes have subsequently lapsed (in February and March 2019
respectively).
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nd

9.2.3 Plots 18.02 and 18.03 form the detailed part of the application site and
propose a residential led development with a small element of non-residential
floorspace. The detailed part of the application comprises 476 residential
units (211 private, 156 intermediate and 109 affordable rent) along with 100
sqm (GEA) of Class A1/A2/A3/B1/D1/D2 floorspace.

Ap

9.2.4 The principle of a residential led development with a small portion of nonresidential floorspace on Plots 18.02 and 18.03 has previously been accepted
and continues to be an acceptable form of development.
10.

Housing

10.1 As mentioned above, Greenwich Peninsula is identified as an Opportunity
Area in the London Plan (Map 2.4). Annex 1 of the Plan provides further
policy guidance under ref 13, Greenwich Peninsula, and identifies this area as
an internationally significant leisure attraction capable of delivering a minimum
of 13,500 new homes. The draft London Plan Policy SD1 revises the level of
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homes and jobs upwards, giving an indicative capacity figure 17,000 new
homes and 15,000 new jobs (Table 2.1).

or
t

10.2 London Plan Policy 3.3 and draft London Plan Policy H1 seek to increase
London’s supply of housing and, in order to do so, sets each borough a
housing target. The London Plan set Greenwich at 2,685 additional homes per
year between 2015 and 2025. When the new London Plan is adopted, this is
expected to increase to 2,824 per year for the 10 year period 2019/20 2028/29.
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10.4 The Council’s Core Strategy (July 2014) seeks to ensure that development
and growth is concentrated within the designated Strategic Development
Locations, one of which is Greenwich Peninsula. Paragraph 3.3.18 states that
this area will provide a significant proportion of Royal Greenwich’s new
housing.

n

10.5 Outline Part and Detailed Part (Plots 18.02 and 18.03)
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10.5.1 The Outline Part of this application would deliver 5,813 new dwellings which
is an additional 1,757 homes on the Peninsula to that consented by the 2015
Masterplan. The Detailed Part would also deliver 476 new dwellings in a range
of tenures and types. In total, the application seeks permission for 6,289 new
dwellings. The increase in residential units would deliver 17,487 homes within
the Peninsula Masterplan area.

nd

10.5.2 In addition to traditional housing, the application also proposes up to 25,000
square metres student accommodation and/or co-living (see section 11 and
12). The inclusion of student accommodation/co-living as part of the
proposals will help diversify the offer of residential accommodation available
on the Peninsula.
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10.5.3 The proposed increase in unit numbers will make a valuable contribution to
the delivery of additional housing within Greenwich, assisting in meeting the
Council’s housing target, boosting the supply of housing in accordance with
the NPPF and concentrating development and growth in an opportunity area
and strategic development location as per the objectives of the London Plan
and Royal Borough of Greenwich’s (RBG) Core Strategy.
10.5.4 Overall, it is considered that the principle of an increase in the number of
residential units to be delivered on this site, within the framework of the
established Greenwich Peninsula Masterplan, is supported by national
guidance as well as policies in the London Plan, draft London Plan and Core
Strategy.
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11.

Student accommodation – Sui Generis (Outline Part)

or
t

11.1 London Plan Policy 3.8 states that strategic and local requirements for student
housing meeting a demonstrable need are addressed by working closely with
stakeholders in higher and further education and without compromising
capacity for conventional homes.

ep

11.2 Policy H15 of the draft London Plan states that Boroughs should seek to
ensure that local and strategic need for purpose-built student accommodation
is addressed, provided that:
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1. at the neighbourhood level, the development contributes to a mixed and
inclusive neighbourhood
2. the use of the accommodation is secured for students
3. the majority of the bedrooms in the development including all of the
affordable student accommodation bedrooms are secured through a
nomination agreement for occupation by students of one or more
higher education provider
4. the maximum level of accommodation is secured as affordable
student accommodation as defined through the London Plan and
associated guidance
5. the accommodation provides adequate functional living space and layout.
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11.3 Paragraph 4.15.1 of the draft London Plan identifies that Purpose-Built
Student Accommodation (PBSA) contributes to meeting London’s housing
need and that every three student bedrooms in PBSA that are completed
equate to meeting the same need that one conventional housing unit meets,
and therefore contributes to meeting a borough’s housing target.
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11.4 The supporting text goes on to state that the overall strategic requirement
for PBSA in London has been established through the work of the Mayor’s
Academic Forum, and a requirement for 3,500 PBSA bed spaces to be
provided annually over the Plan period has been identified. Meeting the
requirement for PBSA should not undermine policy to secure mixed and
inclusive neighbourhoods.
11.5 To demonstrate there is a local need for a new PBSA development and
ensure the accommodation will be supporting London’s higher education
institutions, the student accommodation must either be operated directly by a
higher education institution or the development must have an undertaking in
place from initial occupation, to provide housing for students at one or more
specified higher education institutions, for as long as the development is used
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for student accommodation which should be secured through condition or
legal agreement.

or
t

11.6 The Outline Part of the application includes flexibility to provide up to 25,000
square metres of PBSA which would indicatively provide approximately 500
bedspaces. PBSA is considered to be a sui generis land use.

ep

11.7 Greenwich Peninsula is located within relatively close proximity to further
education institutions within the Borough (i.e. Ravensbourne University and
University of Greenwich).

R

11.8 There is currently only one plot within the Greenwich Peninsula Masterplan
which provides student accommodation and was granted full planning
permission in July 2012 (Ref: 12/0494/F). The development provides 280
bedspaces and is managed by Scape Living.

M

ai

n

11.9 In respect of student housing need, the applicant has not submitted a student
demand space study with the application, however, it is acknowledged and
mentioned above that the draft London Plan has identified a requirement for
3,500 PBSA bed spaces to be provided annually over the Plan period has been
identified. In addition, the Council’s Core Strategy refers to student
accommodation on the Peninsula will support Ravensbourne and the wider
educational offer.
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11.10 The need for student accommodation will need to be evidenced as part of any
reserved matters application including details of any nomination agreement in
accordance with the London Plan and the Council’s Core Strategy. The use of
accommodation by students will also need to be secured in the s106 legal
agreement.

pe

11.11 The inclusion of student accommodation is considered to be compliant with
the adopted and emerging London Plan, and accompanying Housing SPG, and
the Council’s Core Strategy.

Ap

11.12 Affordable Student Housing (Outline Part):

11.12.1 As the proposal is located on public land Policy H15 would require 50% to
be provided as affordable student accommodation and where the
requirement above is not met, applications must follow the viability tested
route.
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11.12. The viability assessment has been based on the illustrative scheme on the
basis of all the residential use being conventional housing. This approach has
been accepted by the Council’s Viability Consultant.
11.12.3 The applicant proposes two ways for the affordable housing to be delivered:
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A) Draft London Approach - The agreed affordable component would be
provided as affordable student accommodation in accordance with Policy
H15 of the draft London Plan. The definition of affordable student
accommodation is a PBSA bedroom that is provided at a rental cost for
the academic year equal to or below 55 per cent of the maximum income
that a new full-time student studying in London and living away from home
could receive from the Government’s maintenance loan for living costs for
that academic year.
B) Traditional Affordable Housing Approach - Any student element would
deliver the same mix of affordable rent and intermediate homes as would
have been the case had the delivery been conventional market sale
housing. Traditional affordable homes would be delivered separately to the
student units.

Co-living/ Large scale purpose built shared living (LSPBSL) – Sui
generis (Outline Part)

ed

12.

M

11.12.4 Officers have no objection to the above approach to the affordable housing
element subject to it being secured in the s106.

Ap

pe

nd

12.1 The Draft London Plan Policy H16 supports large scale purpose built shared
living (LSPBSL) accommodation where of good quality and design, may have a
role in meeting housing need in London if, at the neighbourhood level, the
development contributes to a mixed and inclusive neighbourhood, meets an
identified need, well-connected to local services and employment by walking,
cycling and public transport, and its design does not contribute to car
dependency, is under single management, has a minimum tenancy lengths of
no less than three months, has sufficient communal facilities and services,
provide adequate functional living space and layout, and are not self-contained
homes or capable of being used as self-contained homes.
12.2 Similarly, to the student accommodation, the proposal seeks flexibility to
provide up to 25,000 square metres of LSPBSL floorspace which is also
considered to be a sui generis land use.
12.3 The policy requires developments to, amongst other criteria, be of good
quality, have 3-month tenancies as a minimum, and provide affordable housing
contributions.
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12.4 The inclusion of an element of LSPBSL into the scheme would be in
accordance with draft London Plan Policy H16. The draft London Plan
identifies that large-scale shared living developments may provide a housing
option for single person households who cannot or choose not to live in self contained homes or HMOs. A key feature of the product is that the
residential offer includes a small private room with access to functional
communal spaces and facilities. The units offer short-term and flexible
accommodation. The policy ensures that new purpose-built shared living
developments are of acceptable quality, well -managed and integrated into
their surroundings. Further details of the proposal for LSPBSL will be
provided at reserved matters stage. In addition, a management plan will need
to be secured through a Section 106 agreement.

n

12.5 The inclusion of Co-living/LSPBSL is considered to be compliant with the
adopted and emerging London Plan.

ai

12.6 Affordable Housing for Co-living (Outline Part)

ed

M

12.6.1 Draft London Plan Policy H16 recognises that large scale co-living
developments may provide a housing option for single person households
who cannot or choose not to live in self-contained or houses of multiple
occupation and sets standards any such large-scale development should
achieve. Currently, there are no similar purpose built co-living schemes in the
borough.
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12.6.2 As with the student accommodation, an element of affordable housing is
required. Draft London Plan Policy states that co-living schemes should
provide a cash in lieu contribution towards conventional C3 affordable
housing. Boroughs should seek this contribution for the provision of new C3
off-site affordable housing as either an:

Ap

▪ Upfront cash in lieu payment to the local authority which will be based on
a 50 per cent discount to market value of 35 per cent of the units, or 50
per cent where the development is on public sector land.
▪ An annual payment in perpetuity to the local authority. The ongoing
payment should be based on 50 per cent of rental income for 35 per cent
of units for as long as the development is used for this form of
accommodation.

12.6.3 Similar to the student accommodation, the viability assessment for the
application has been assessed on the illustrative scheme on the basis of all the
residential use being conventional housing which has been accepted by the
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Council’s Viability Consultant. The applicant again proposes two possible
ways for the affordable housing to be delivered:
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A) Draft London Approach - either to receive a single upfront payment for
affordable housing, or an ongoing in perpetuity payment linked to the
actual rental income referred to above.
B) Traditional Affordable Housing Approach - Any co-living element would
deliver the same mix of affordable rent and intermediate homes as would
have been the case had the delivery been conventional market sale
housing. Traditional affordable homes would be delivered separately to the
co-living units.

Residential Mix:

ai

13.
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12.6.4 The Section 106 will require the scheme viability to be re-assessed for
reserved matters approval. This will ensure that affordable housing levels can
increase should market conditions improve. The type of affordable
accommodation will need to be at the Council’s discretion and secured within
the s106 agreement.

M

13.1 London Plan Policy 3.8 and draft London Plan Policy H10 promote housing
choice in terms of the mix of housing sizes and types.
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13.2 Policy H2 (Housing Mix) of the Core Strategy states that ‘A mix of housing
types and sizes will be required in all developments and should contain a
proportion of 3, 4 and 4+ bedroom units. The exact mix on each site will vary
according to the location of the development and the character of the
surrounding area and will be affected by factors such as; the need to protect
small and medium sized family dwellings from sub-division and conversion, the
level of accessibility to public transport, schemes for special needs groups, or
where there is a poor external environment’. Table 8 of the Core Strategy
shows that the housing need in Royal Greenwich is for 51.2% three or more
bedroomed units.

Ap

13.3 Outline Part
13.3.1 The proposed mix of units in the outline element will include studios, 1, 2, 3+
bedroom units within the following ranges:
•
Studio – range 0-20%
•
1-bed – range 20-50%
•
2-bed – range 30-50%
•
3bed+ - range 5-15%
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13.3.2 The main difference between the 2015 Masterplan and the current application
is the removal of the requirement on studios to be a maximum of 15% and
the removal of the requirement of 3+ bed units to be a minimum of 20% and
the reduction in the maximum range of 3+ bed units from 30% to 15%. The
proposed change will result in a significant reduction in the number of 3+ bed
units which the applicant is seeking to apply across the whole of the Peninsula
Masterplan.

ep

13.3.3 The applicant has stated that the changes to the unit type mix is in response
to local demand and the objective to accelerate delivery.

344
1,156
1,768
172
3,440

10%
34%
51%
5%

0
454
483
299
1,235

%

Intermediate
Sale/Rent
0
51
37% 518
39% 461
24% 108
1,138

n

LAR

ai

%

M

Studio
1 bed
2 bed
3+bed
Total

Private

R

13.3.4 The following illustrative mix of homes has been provided within the Housing
Statement (updated August 2020) which accompanied the planning
application:
%

Total

%

4.5%
45.5%
40.5%
9.5%

395
2,127
2,712
578
5,813

6.8%
36.6%
46.7%
9.9%

ed

13.3.5 The Housing Statement states that in 2016/2017 there were 12,826 applicants
on the Council’s Housing register. Of which 1 &2 beds need accounted for
84% of the demand.
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13.3.6 However, internal analysis by RBG Housing colleagues of the applicants in
“priority need” and therefore likely to qualify for an offer of accommodation,
based on the bed size need of RBG priority households on the Housing
register and the available lettings RBG had in 2017/18 below demonstrate that
although RBG had a good supply of one bed properties, and the two
bedroom supply and demand was relatively evenly balanced, the biggest gap
was in the supply of 3 bed and larger units as 41.5% of RBG priority
households require this sized properties but only 19% of RBG available
lettings in 2017/18 were 3 beds or larger.
Bed size need
1 bed
2 bed
3 bed +

% priority bed
size need 17/18
26%
32.5%
41.5%

% supply of
property in 17/18
49%
32%
19%
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13.3.7 The applicant has highlighted that a significant proportion of the 3 bed homes
will be provided as London Affordable Rent (LAR) and will be provided as
Town Houses or Duplexes with external space and street access and that 3
bed homes proposed will therefore be much more suited to families than 3
bed apartments in taller buildings. Although the inclusion of townhouses and
duplexes are welcome, Officers would point out that there is no planning
policy requirement for this and indeed the majority of new residential units
coming forward are within apartment blocks and therefore to accept such an
argument would mean RBG would not get as much family housing in future.
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13.3.8 The proposal offers a proportion of 3 bed rented units, with a minimum of
30% LAR 3+ bed units to be provided in Brickfields and 15% LAR 3+ bed on
all other neighbourhoods. This would provide a minimum of 22% LAR 3+ bed
overall across the whole development.
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13.3.9 However, there will be a reduced provision for families in the private sector.
The applicant has stated that there are issues with the sale of larger market
sale units which are often purchased by other client groups rather than
families, due to a lack of demand for this type of accommodation in this area.
No formal marketing analysis has been submitted regarding the 3+ bed units.
The applicant further states that the 3 bed unit types produce less value per
sq.ft and are much less desirable on the sales market and tend to remain
unsold after Practical Completion which generates hold and void costs, as
well as the delayed receipt of sale income itself. The applicant has highlighted
examples on Upper Riverside which remain unsold, some of which the
applicant has switched to private rent. The Waterman in Lower Riverside has
also been used as an example where 15 x 3-bedroom units took 18 months
to sell after Practical Completion.
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13.3.10 As set out in draft London Plan Policy H10B, it is for boroughs to provide
guidance on the size of units required in the social/affordable rent sector to
ensure that affordable meets identified needs. Paragraph 4.10.1 goes on to
state that because the 2017 London SHMA identifies the full range of needs
between 2016 and 2041, boroughs may wish to prioritise meeting the most
urgent needs earlier in the period, for example by prioritising social/affordable
rented units of particular sizes. Analysis of the waiting list confirms that the
priority need is for family sized accommodation.
13.3.11 Paragraph 4.10.2 notes that in terms of delivering mixed and inclusive
communities, a neighbourhood may currently have an over-concentration of a
particular size of unit and a new development could help redress the balance.
In the case of Greenwich Peninsula, the strategic scale of the site and lack of
existing residential use means that the primary consideration is ensuring that
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all neighbourhoods have a mix of housing types and tenures, as a series of
new neighbourhoods will be created. While there will be some variation
between neighbourhoods due to varying characteristics (e.g. proximity to
proposed district centre) every neighbourhood must provide a mix of types
and tenures that has a relationship with the projected needs of the
borough/sub-region/London.

ep

13.3.12 There is a concern that the low level of provision will not enable households
to meet their changing housing while staying within the same community,
which is a key objective of Policy H2 of the Core Strategy.

R

13.3.13 The applicant has provided an illustrative analysis of the implications of
increasing the 3 bed units, decreasing the studios and the removal of
affordable free plots, which the applicant states shows would result in a
reduction in affordable housing when compared to the application proposal.
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13.3.14 Whilst this does not address the identified need for more family sized housing
in the Royal Borough, the need to maximize affordable housing provision is
considered to outweigh the low ratio of family units overall in this instance.
The minimum of 30% LAR 3+ bed units to be provided in Brickfields and 15%
LAR 3+ bed on all other neighbourhoods will need to be secured by
condition.
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13.4 Detailed Part (18.02 & 18.03)

nd

13.4.1 The 2015 outline consent envisaged the Brickfields South Neighbourhood to
be a family neighbourhood with a focus on family dwellings due to the
proximity to the school and the park.
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13.4.2 Fifteen percent (15%) of all units are to be family accommodation, equating to
a total 71 units. Of these, 56 are affordable units with 45 being social rented
and 11 being shared ownership and the remaining 15 being private. As such,
20% of all the affordable units are family units, with 41% of the social rented
being family and 7% of the shared ownership.
13.4.3 The following table provides a comparison between the previously consented
reserved matters and the current proposal:
Family Units 18.02 & 18.03
consented
RMAs
(16/1776/R &
16/1796/R)

Proposed

Difference
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462
0
124
194
144
0

476
51
192
164
51
18

+ 14
+ 51
+ 68
- 28
- 93
+ 18

or
t

Units
Studio
1 bed
2 bed
3 bed
4 bed

R
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13.4.4 As seen from the above table, the consented scheme delivered a total of 144
family units (31%) whereas the proposed includes roughly half of that with 69
units (15%). The proposed sees an increase in smaller units, including the
introduction of 51 studios and an additional 68 x 1 beds. The proposed
scheme reduces the total number of 2 and 3 bed units but does introduce 18
4-bed town houses. The proposed scheme therefore increases the number of
non-family units (studio, 1 bed and 2 beds) by 91 units and decreases the
family provision by 75 units.

n

13.4.5 A breakdown of the unit types against tenure types is set out below:
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Intermediate
Unit
16
72
59
9
0
156

nd
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%
17
35
41
8
0
100

M

Market
Unit
Studio 35
1 bed 73
2 bed 87
3 bed 16
4 bed 0
Total 211

London
Affordable
Rent
Unit
%
0
0
47
43
18
17
26
24
18
17
109
100

%
10
46
38
6
0
100

Total
Unit
51
192
164
51
18
476

%
11
40
34
11
4
100
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13.4.6 The total number of family units within the London Affordable Rented units is
high at 41%, which is a positive element of the scheme. The proposal also
includes 17 town houses within this tenure type, which again is a positive. The
overall provision of family units is low however at only 15% of the total
number of units.
13.4.7 The 2015 outline consent envisaged the Brickfields South Neighbourhood to
be a family neighbourhood with a focus on family dwellings due to the
proximity to the school and the park. The previous outline consent
established the range of family units to be between 5-30%, however the
Masterplan was required to deliver a minimum of 20% 3+ bed units. Under
the previous consent, given that the Brickfields South Neighbourhood was to
be family focused, it would be expected that this area should exceed the 20%
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to ensure the minimum requirement would have been met across the
Peninsula as a whole. However, the conditions attached to the Outline
Planning Permission would not prohibit an application with this housing mix
being consented at Plots 18.02 and 18.03.

or
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13.3.8 Notwithstanding this, the quantum of family homes has been amended under
the 2019 consent and there will now be a reduced provision of family units, as
set out in full above. It is therefore expected that the detailed plots will also
contain fewer family units.

14.

R

ep

13.3.9 Given this and the fact that there is a large portion of family units in the
affordable tenure types, it is on balance considered that the proposed unit
mix is acceptable for the detailed part of the site.
Affordable Housing (including Financial Viability Assessment)
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14.1 Policy 3.11 and Policy 3.12 in the London Plan state that the maximum
reasonable amount of affordable housing provision should be sought when
negotiating on individual private residential and mixed use-schemes. It also
states that targets should be applied flexibly, taking into account site costs,
the availability of public subsidy and other scheme requirements.

ed

14.2 Policy 3.12 of the London plan states that negotiations on sites should take
account of viability of schemes prior to implementation and other scheme
requirements. It also states that affordable housing should normally be
provided on site, unless exceptional circumstances can be demonstrated.

pe

nd

14.3 Policy H5 of the draft London Plan sets out how the threshold approach
applies to major development proposals which trigger affordable housing
requirements. The policy establishes a target of 35% of general sites and 50%
for both public sector and for strategic industrial locations, locally significant
site and other industrial uses deemed appropriate for release for other sites.

Ap

14.4 Policy H3 (Affordable Housing) of the Core Strategy states that
‘Developments of 10 or more homes or residential sites of 0.5 hectare or
more will be required to provide at least 35% affordable housing. The precise
percentage, distribution and type of affordable housing 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.
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14.5 The application is proposing to provide 2,638 affordable units within the 2019
Masterplan application (Outline and Detailed Parts). This will equate to 42%
by unit or 44% by Habitable room. As the land is in public ownership, the
scheme does not meet the 50% threshold to be eligible for the Fast Track
Route nor comply with the Council’s preferred tenure split and therefore a
viability assessment is required.

R
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14.6 The scheme forms part of the wider Masterplan, and therefore it is also
relevant to consider the affordable housing across the whole of the Peninsula
Masterplan. The 2015 Peninsula Masterplan secured 22.7% affordable housing
comprised of 70:30 split in favour of Social Rent. The affordable housing offer
for the Peninsula wide would increase to 28% by unit or 30% by habitable
room.

n

14.7 The affordable housing will increase from 3,930 to 4,880 i.e. an increase of
950 affordable homes. It should be noted that all of the additional 950 units
will be Intermediate.
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14.8 The affordable housing will be provided in the form of the following tenures:
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• London Affordable Rent tenure which is aimed for households on low
incomes where rent is no more than 80% of Market Value (including
service charge).
• Shared Ownership: The shared ownership homes are proposed to be
sold at a range of equity shares, with a minimum of 25% and a
maximum of 75%. The income thresholds have been calculated at a
range of incomes up to the GLA threshold of £90,000, though a period
of marketing at the lower RBG income levels is maintained.
• London Living Rent is an intermediate affordable tenure aimed at
households on average incomes and offers a lower rent to enable them
to save for a deposit. The GLA has calculated ward specific rent levels.
In line with GLA policy, London Living Rent will be restricted to
existing private and social renters with a maximum household income
of £60,000.

14.9 Outline Part:
14.9.1 The outline element of the proposals would provide up to 5,813 units, of
which 2,373 units (41% by unit/ 44.4% by HR) will be affordable. Of these
units 1,235 homes (52% unit / 57% HR) will be London Affordable Rent and
1,138 will be Intermediate Sale/Rent (48% unit / 43% HR).
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14.9.2 As mentioned above, the application does not provide Council’s preferred
tenure split of 70% Affordable Rent / 30% Intermediate. However, both the
Core Strategy and the London Plan affordable housing policies direct that the
individual circumstances and characteristics of the site must be considered
when determining the amount and type of affordable housing to be provided
within developments.

1138
2373

610
2034

R

1235

ai

London
Affordable Rent
Intermediate
Total

Policy
Difference
Compliant 35%
AH with a 70/30
split
1424
+189

n

Proposed 41%
AH with 52/48
split

ep

14.9.3 The applicant has stated that if it were to bring forward a policy compliant
scheme, there would be a reduction in 349 homes that could be delivered.
The applicant has provided the following table below:

-528
-339
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14.9.4 Although it would appear that in order to provide a policy compliant scheme,
it would result in 339 less residential units being provided. It must also be
acknowledged that the policy compliant scheme would have resulted in 189
more LAR units then currently being offered under the applicant’s proposals.

nd

14.9.5 The applicants have stated that in order for the scheme to come forward,
L&Q are reliant on grant funding. Provision of this grant requires L&Q to
deliver at least 50% affordable homes across its development programme.
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14.9.6 The table below sets out the affordable delivery within the Brickfields
neighbourhood, where L&Q have a position to deliver 60% affordable housing
(by habitable room). The table below compares the affordable provision in
the current proposals with what would be provided with a policy type tenure
split.
Brickfields (L&Q) –
Current Proposal

Total Affordable Homes 58%
(%)
London Affordable Rent 49%
Intermediate
51%

Brickfields (L&Q) –
Policy Compliant
Tenure Scenario
36%
70%
30%
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14.9.7 The applicant refers to the above table to highlight that in a policy compliant
tenure scenario the Brickfields neighbourhood would no longer meet the
GLA threshold to obtain grant on all of the affordable homes. L&Q have
stated that they would only be eligible for grant on the additionality between
the approved affordable housing position (22.7% in the 2015 Masterplan/858
homes) and the updated proposals (1,355 homes). This means that only c.500
homes would be eligible for GLA funding. If the proportion of London
Affordable Rented Homes increased, the total affordable housing quantum
would have to decrease as per the viability assessment. The applicant’s state
that this is due to Affordable Rented Homes having a lower capital value than
Intermediate tenures. The resultant decrease in affordable homes means that
overall quantum falls below the threshold required to be eligible for GLA
funding on all of the affordable homes. This compound the viability challenge
of delivering a policy compliant tenure split (70/30).

n

14.9.8 The applicants have also stated that no alternative to the affordable housing
offer is being proposed.
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14.9.9 Any changes would also affect the wider Masterplan resulting in a 56:44
tenure split in favour of London Affordable Rent.
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14.9.10 Although having come forward with a standalone application, the site has
always been and remains part of the Greenwich Peninsula Masterplan area
with the existing 2015 outline planning permission remaining valid and
implementable. To date, Knight Dragon have been granted outline/detailed
consent for 15,730 homes within the Masterplan area. Below provides a
comparison between the existing Masterplan and the proposed development
including other changes proposed by the applicant:

Residential
within the red
line
Uplift in
residential units
Affordable
Housing within
the red line
boundary
Total Units
Peninsula Wide

Existing 2015
Proposed
Masterplan
Development
12,898 (inc. serviced 6,289
apartments)
5,720

1,757

22.7%

41%

15,730

17,487
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AH Peninsula
25%
Wide
Tenure (Outline) 70:30 in favour of
Social Rent

28%
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52:48 in favour of
London Affordable
Rent
Tenure site wide 70:30 in favour of
56:44 in favour of
Social Rent
London Affordable
Rent
Distribution of
Every plot shall have AH within each
AH
AH (except for 6
neighbourhood
plots in MQ)
AH by Neighbourhood
Brickfields
630
1,380
1,890
60% by
(min/max)
(inc Plots unit
18)
Peninsula Central 335
840
377
n/a
(min/max)
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14.9.11 In addition to the above, the application seeks to amend the existing s106
legal agreement for the whole of the Peninsula (see section 41). This includes
the affordable housing distribution. Although the proposals will see the
continued delivery of affordable housing in all neighbourhoods, this may not
mean on every single plot as currently required under the 2015 Masterplan
s106 legal agreement. Instead there will be an affordable housing range for
each neighbourhood which would be secured in the s106 legal agreement.
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14.9.12 The delivery of plots with no affordable housing is not unique of the Peninsula
as an agreement was reached between RBG and the applicant in August 2013
in relation to six plots located in Meridian Quays. This was agreed at the time
to enable to significant amount of affordable housing to be delivered in Lower
Riverside. However, this would be a substantial shift from the current
arrangement and would lead to a number of plots coming forward on the
Peninsula containing with no affordable housing.
14.9.13 The requirement for flexibility regarding the location of affordable housing is,
as stated by the applicant, to allow them to adapt to market conditions and
aid the viability of the scheme. It will also allow for the comprehensive
delivery of affordable housing incorporating specific design solutions to
reduce costs and allow for easier management of the affordable housing units.
The applicant has also stated that the delivery of homes will be accelerated
through the new partnership with L&Q which will diversify the housing offer
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by both KD and L&Q delivering homes at the same time. However, it should
be noted that there is no guarantee that the proposal will result in
accelerated delivery or that L&Q will build out the Brickfields neighbourhood.
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14.9.14 It is acknowledged by Officers that as the majority of affordable housing (50%)
is to be provided in the Brickfields neighbourhood, the consequences of this
is that it reduces the amount of affordable housing to be provided elsewhere
on site. If affordable housing was to be provided on every plot in the
remaining neighbourhoods, this would result in small levels of affordable
housing being provided which would impact on viability and result in
management issues.

n

R

14.9.15 The applicant proposes a mechanism to ensure sufficient affordable housing
across all neighbourhoods. If any affordable free plot are proposed a least one
adjacent plot must contain affordable housing. This mean any plots that lies
north or south to the plot but does not include diagonally or cross
neighbourhoods or the park.

M
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14.9.16 The applicant has worked out that using the above mechanism and by taking
into account the amount of affordable housing to be provided in Brickfields
will result in 56% of all of the plots (28 out of 50 plots) on the Peninsula
containing affordable housing.

ed

14.9.17 The s106 will need to secure the above mechanism to ensure that a
meaningful number of plots containing affordable housing is provided across
all neighbourhoods.

nd

14.10 Affordable Housing Viability Assessment:

pe

14.10.1 A viability assessment has been submitted with the application. The viability
assessment has been reviewed by the Council’s consultant. The Council’s
viability consultant has concluded the following:

Ap

“Viability in this instance is determined by reference to the scheme appraisals for
MP2015 (2015 Masterplan) and NAPA (New Application Area) and whether they
meet the IRR targets required by the applicant of 20% and 14% respectively.
Based on the assumptions below and our review of the appraisal inputs we conclude
that both schemes are in deficit relative to these proposed profit targets.
Consequently, and assuming that the Council accepts the proposed IRR targets as
reasonable, then the proposed scheme can be said to deliver the maximum
reasonable level of affordable housing.
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The appraisals are dependent upon two factors being:
a) Adoption of the IRR targets for MP2015 of 20% IRR and NAPA of 14% IRR
b) The level of historic costs
IRR Target

R

ep
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We consider the adoption of a 14% IRR target for the NAPA to be in line with other
recent IRR targets on other major London schemes. The 20% IRR proposed for the
MP 2015 reflect the applicant’s minimum requirement and is based on the view
that the changes proposed to the balance of the 2015 masterplan area are
relatively nominal and would not therefore justify a departure from the 20% IRR
target incorporated in to the current 2015 S106 Agreement. The tables at 3.18 and
3.19 highlight there are changes to this development area and as such we would
have expected some concession in the target IRR noting these changes benefit
overall viability.
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It is therefore a matter for decision makers to consider this issue on balance having
regard to the overall planning benefits offered by the scheme.

M

Historic Costs

pe
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We consider it unusual but, in this case, reasonable for the assessment of scheme
viability to reflect historic expenditure on shared infrastructure and wider marketing
and placemaking. As yet no figure has been finalised and resolution of this issue will
either be through adoption of a £150m estimate promoted by the GLA or
alternatively be the product of a specific detailed audit process. We favour the latter
approach as this offers the route most consistent with the open book basis which
will be adopted at staged review under the proposed new S106 Agreement,
although we recognise the benefit of early resolution of this issue to provide a
platform to progressing the S106 Agreement.

Ap

It should be noted that we have run our appraisals both with an assumption of
historic costs at £150m and without and the summary IRR outputs are shown in the
tables:
Wit £150m Historic Costs:
Current
Actual Profit
IRR
MP2015
13.44%
£1,851,323,642
NAPA
Total

7.13%

-£870,014,417

Target IRR

Target Profit

20%

£4,749,881,057

14%

-£249,397,646

£981,309,225
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Without any Historic Costs:
Target IRR

MP2015

18.94%

20%

NAPA

9.95%

14%

or
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Current IRR

R
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…The proposed S106 Agreement is intended to incorporate staged reviews
throughout the development on an open book basis which will progressively
substitute estimated cost and values with actual cost and values on an open book
basis. In the event that the target IRR’s proposed are exceeded, additional on site
affordable housing will initially be provided up to a ceiling of 35%, with any
additional surplus capped at the equivalent of 50% affordable housing provision,
provided as payments in lieu.
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This open book staged review process is an integral element of our recommendation
in confirming the scheme delivers the maximum reasonable level of affordable
housing.

M

In this context we note the scheme will benefit from considerable levels of grant
which will be separately identified within the scheme appraisal and review process
so its impact on viability can be appropriately modelled and accounted for.”
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14.10.2 Under the current 2015 Masterplan and associated S106 Agreement the
applicant is entitled to secure a minimum return before any additional
affordable housing is delivered. Profit is measured by reference to the entire
schemes overall return measured through its Internal Rate of Return (IRR).
Achievement of the target level of profit will be the determinant of whether
the scheme is in deficit or surplus.

Ap

14.10.3 IRR is used as a measure of profit for schemes with long delivery times and
where costs are front loaded. IRR is based on a net cashflow derived from
development income and expenditure over time. The principle being that the
value of money is discounted by ever larger percentages the further away in
time the money is spent/received from the present day.

14.10.4 The current 2015 S106 legal agreement entitles the developer to a 20% IRR
before there is a requirement to deliver additional affordable housing. The
20% IRR will be retained for the remainder of the 2015 Masterplan area.
However, the applicant has agreed to a 14%IRR on the 2019 Masterplan area.
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14.10.5 The viability assessor has acknowledged that the prospects of securing
additional affordable housing at a 20% threshold within the remainder of the
2015 Masterplan is very remote, however, believes there is some prospect of
securing additional delivery with the 2019 area adopting an IRR threshold of
14%.
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14.10.6 In regards to historic costs, the applicant has agreed a figure of £150 million
(day 1 costs) with the GLA.
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14.10.7 While the application does not meet the Council’s affordable housing
requirements in terms of proposed quantum, tenure, mix and the move away
from affordable housing on every plot, the application will deliver the
following housing benefits:

M

ai

n

• The proposal increases the overall quantum of units to be deliver across
the Peninsula from 15,730 to 17,487.
• The proposal will result in an uplift in affordable homes across the
Peninsula from 25% to 28% which is a positive of the scheme.
• There will be no loss of any London Affordable Rent units.
• 30% of the LAR units with be 3+ bed within Brickfields neighbourhood.
• 950 (54%) of the additional homes will be Intermediate affordable product.
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14.10.8 On balance, that the proposals are acceptable and will make a significant
contribution towards to the delivery of additional housing including affordable
housing within Greenwich and the regeneration of Greenwich Peninsula.

nd

14.11 Detailed Part (18.02 & 18.03)

Ap
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14.11.1 Plots 18.02 and 18.03 deliver a total of 476 homes of which 56% will be
affordable (by unit, or 60% by habitable room). Within the affordable tenure,
59% of units (49% by habitable rooms) are proposed as intermediate and 41%
of units (51% by habitable rooms) are proposed as London Affordable Rented
homes. Of the London Affordable Rented units 41% will be delivered as family
housing. The breakdown of this is as follows:
Tenure
Amount (Unit)
Percentage (Unit)
Private
211
44% of total units
Affordable (total)
265
56% of total units
London Affordable
109
41% of total affordable
Rent
or 23% of total units
Intermediate
156
59% of total affordable
or 33% of total units
Total
476
100%
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14.11.2 When comparing the proposed to the previously consented reserved matters
applications, which have now lapsed, it is clear to see that there is a
substantial uplift in the number of affordable units proposed.
18.02 & 18.03
consented
(16/1776/R &
16/1796/R)

Now Proposed

Difference

Total Affordable
Housing

115

265

+150 units
(130%)

Affordable Rent

80 (70% of
total
affordable)
35 (30% of
total
affordable)

109 (41% of
total affordable)

ep

R

+29 units
(36%)

+121 units
(346%)

n

156 (59% of
total affordable
units)

ai

Shared Ownership
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Affordable Housing
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14.11.3 Whilst the total uplift is a positive element of the scheme, the currently
proposed tenure mix (at 41% LAR and 59% SO) is not a policy compliant mix.
The Council’s Core Strategy requires 70% of the affordable units to be
London Affordable Rent and 30% to be Intermediate on 35% of the total
affordable units. The current mix compared to a policy compliant tenure mix
is shown in the following table:
Policy
Compliant
109 (41% of 56% 116 (70% of 35
provision)
% provision)
156 (59% of 56% 50 (30% of 35%
provision)
provision)
265 (56%
167 (35%
provision)
provision)

nd

Proposed

pe

London
Affordable Rent
Intermediate

- 7 units
+ 106 units
+ 98 units

Ap

Total

Difference

14.11.4 As can be seen from the above table, the total number of units and the total
number of intermediate units is substantially increased compared to the policy
requirements on the first 35% of units, however the total number of London
Affordable Rented units falls slightly below. To create a policy compliant
tenure mix, the proposal would need to increase the total number of London
Affordable Rented by 7 units.
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14.11.5 As mentioned above, as the site is GLA land, London Plan policy requirement
for 50% of the total number of units to be provided as an affordable unit type
is triggered. This requires a total of 238 affordable units to be provided. The
applicant is compliant with this requirement (providing 56% in total by unit).
The proposal is therefore providing an additional 27 units beyond the London
Plan policy requirement for 50%.

Total

32 (30% of AH)

+ 124 units

108 (22.7%
provision)

+ 157 units

n

109 (41% of
AH)
156 (59% of
AH)
265 (56%)

Difference

M

London
Affordable Rent
Intermediate

S106
requirement
76 (70% of AH)

ai

Proposed

R
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14.11.6 Notwithstanding the above policy requirements, it is further noted that the
s106 for the 2015 Masterplan requires 22.7% to be affordable with a tenure
split of 70:30 in favour of Affordable Rented units. On this basis 108
affordable units would be required, of which 76 would be required as
affordable rent and 32 would be required as intermediate. As such, against the
S106 requirements, the comparison is as follows:

+ 33 units

ed

14.11.7 Against the current S106 requirements, the applicant is over providing both
the affordable rented units and the intermediate units.
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14.11.8 The Planning Statement sets out that the detailed part of the scheme is policy
compliant and can be considered under the fast track viability scheme as per
the Mayor’s Housing & Viability SPG. However, given that the policy mix does
not comply with the local plan and the proposal requires grant funding to
achieve the mix, the scheme cannot be considered under the fast track
scheme and has been subject to viability testing. The Independent Viability
Review carried out by BPS concludes that the development is providing the
maximum reasonable affordable housing provision.
14.11.10 Whilst the proposal does not comply with the tenure split as required by
policy, this is only a slight reduction (7 LAR units) and the total affordable
provision exceeds the current policy requirements (27 units beyond the 50%
requirement). Notwithstanding this, the current proposal is over providing
against the current obligations of the 2015 Outline Planning Permission (by a
total of 157 units, including 33 in the LAR tenure). Moreover, the application
has been subject to viability testing and reviewed by the Council’s
independent assessor which concludes that the scheme is delivering the
ITEM NO: 6
ITEM NO: 7 - Appended Main report

Page 132

maximum reasonable affordable housing provision. As such, on balance, the
affordable housing provision is considered to be acceptable.
15.

Residential Density:
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15.1 Paragraph 122 of the NPPF provides national guidance on achieving
appropriate densities, stating that development should make efficient use of
land, taking into account: need for housing; local market conditions; availability
and capabilities of existing and proposed infrastructure; the area’s character;
promoting regeneration; and good design.
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15.2 Paragraph 4.1.39 of the Core Strategy states that ‘when considering proposals
for housing developments the Council will give priority to securing a highquality environment for residents and making the best sustainable use of land,
having regard to the location of the site, to the individual characteristics of
the site and the character of the surrounding area. The Council will utilise the
London Plan Policy 3.4 to guide rates for housing density in applying local
context to the settings defined in the London Plan’.
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15.3 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
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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15.4 Based on the character of the development approved in terms of the 2004
and 2015 Masterplan and location of the site, using the descriptions that
accompany Table 3.2 of the London Plan, it is considered that the site of the
2019 Masterplan and the wider 2004 and 2015 Masterplans would best fall
into the ‘central’ setting. These are described as “areas with very dense
development, a mix of different uses, large building footprints and typically
buildings of four to six storeys, located within 800 metres walking distance of
an International, Metropolitan or Major town centre.”
15.5 The site’s PTAL currently varies from 1 to 3 in the south to between 5 and 6
in the north (on a scale where 1 is poor and 6 is excellent). The PTAL
measure reflects:
•
•

Walking time from the point-of interest to the public transport access
points;
The reliability of the service modes available;
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•
•

The number of services available within the catchment; and
The level of service at the public transport access points - i.e. average
waiting time.

or
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15.6 In terms of Table 3.2 of the London Plan, the appropriate density ranges for
the different PTAL levels for this site would be:
50 - 110 u/ha for a PTAL of 1
100 - 240 u/ha for a PTAL of 2 to 3
215 – 405 u/ha for a PTAL of 4 to 6

R
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15.8 Outline Part

n

Peninsula wide 425 u/ha.
Meridian Quays:
573 u/ha
Peninsula Central:
328 u/ha
Lower Riverside:
399 u/ha
Brickfields North:
511 u/ha
Brickfields South:
258 u/ha
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•
•
•
•
•
•
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15.7 The 2015 Masterplan was approved with the following residential net
densities:
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15.8.1 The net density for the development has been calculated using an area which
excludes open spaces and the parts of the site being developed with nonresidential uses only. Using this method, the overall density for the application
site would be 407 dwelling units per hectare (u/ha) for 6,289 residential units.
The overall density of the site wide Peninsula Masterplan would be 432
dwelling units per hectare (u/ha) for 17,487 residential units on a net site area
of 405,221 sq.m. The compares with 406 dwelling units per hectare (u/ha) for
15,730 residential units on a net site area of 387,439 sq.m.

Ap

15.8.2 The table below comprises a density comparison showing the quantum of
development within each neighbourhood in the approved 2015 Masterplan,
and the amendments sought through the 2019 Hybrid application. It should be
noted that the neighbourhood boundaries have been amended for a number
of neighbourhoods as a result of the 2019 Masterplan.
2015 Masterplan

2019 Masterplan

Units

Units

Resi Net
Density
(u/Ha)

Changes to the
boundary

Resi Net
Density
(u/Ha)
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5,851

573

5,758

568

Peninsula
Central

1,680

328

2,510

404

Brickfields North 1,152
South 1,608

511
258

3,779

409

Lower
Riverside
(unbuilt)
Whole of
the
Peninsula

2,607

399

2,868

15,730

406

ai

Neighbourhood
reduced as Plots
4 / 5 now form
part of
Peninsula
Central
Area has
increased Plot
15.01/16.01
included –
previously in
Brickfields
Omission of the
Film studio
Increase in
residential units
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Meridian
Quay

n

401

432

M

17,487
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15.8.3 The residential net density in the 2015 and the 2019 Masterplan schemes
remains broadly similar.
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15.8.4 Notwithstanding the above, it is acknowledged that the density on the site
will exceed the density guideline in the London Plan, however PTAL alone is
not an appropriate measurement to inform residential density. The London
Plan and Housing SPG also recognise that there is scope to exceed these
density guidelines in exceptional circumstances having regard to other factors
such as local context, design, transport capacity, social infrastructure and
amenities such as open space and play space. It is considered that the
applicant has demonstrated this, as summarised in the following:
•

•

The site is located in an Opportunity Area in the London Plan and
Draft London Plan and a Strategic Development Location in the Core
Strategy which seek to optimise residential and non-residential output
and densities.
The 2019 Masterplan will deliver key new infrastructure including an
enhanced transport interchange including a new bus station, with
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•

increased capacity and improved operation and a new station
concourse building with significantly increased circulation space;
The scheme provides a mix of dwelling types. It includes a range of
studio, 1 bed, 2 bed, and 3 bed units.
The 2019 Masterplan would significantly enhance the environment of
the peninsula through both the high quality new residential
development as secured through the Design Guidelines and
introduction of a range of uses on the site.
The development will have access to a hierarchy of open space
including a new public open space, on-site play facilities for young
children and access to private amenity space for residents as well as
good access to supporting local facilities including new retail and
community facilities and improved pedestrian and cycle connectivity.
The 2019 Masterplan proposes the following social infrastructure to
support the development: a new 2FE primary school, new healthcare
facilities; a new Sport and Wellbeing Centre, ancillary local community
facilities and new transport interchange.
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15.8.5 Due to the on the character of the development approved in terms of the
2004 and 2015 Masterplan and the site’s designation as an Opportunity Area
and a Strategic Development Location, it is considered that the proposed
development can be supported at a relatively high density. The proposed
development brings forth a number of public benefits. It is considered that
these benefits further add weight in support for the proposed development
when considered on balance against the harm created by the high density of
the proposal. Overall, it is considered that the density is acceptable in the
context of the overall density of the Masterplan development and the extant
consent, the location of the site and the quality of the design of the proposed
scheme as secured through the Design Guidelines.
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15.8.6 It should also be noted that the draft London Plan, moves away from
quantifying residential density and instead advocates a design-led approach to
density based on local context, and specifically seek to avoid maximum
density caps. Officers will therefore have regard to this in the design section
of this report.
15.8.7 For the reasons outlined above, the proposed density is considered to be on
balance acceptable and to broadly align with the principles of the NPPF and
relevant policy aims.
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15.9 Detailed Part (18.02 & 18.03)
15.9.1 Plot 18.02 and 18.03 are located within the part of the site that has a PTAL of
part 3 and part 4.

or
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15.9.2 Using this table, the density range for this site should be 650–1100 hr/ha and
215–405 u/ha for a Central site with a PTAL of 4.

ep

15.9.3 The detailed part of the application proposes a total of 476 units and 1,265
habitable rooms on a site area of 1.04 hectares. The site also includes 100
sqm of non-residential floorspace. Based on a net calculation, the detailed part
has a density of 462 u/ha or 1,228 hr/ha.

n

R

15.9.4 The 2015 Masterplan was approved on the basis that the overall net density
should not exceed 425 dwellings per hectare with Brickfields South being
restricted to 258 u/ha.
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15.9.5 Plot 18.02 was previously consented with a density of 405u/ha and 1,211hr/ha
and Plot 18.03 was consented with 356 u/ha and 1,136 hr/ha. Taken together,
18.02 & 18.03 have an average density of 381 u/ha or 1,173.5 hr/ha. The
principle of an increased density on these plots has therefore been
established, however it is noted that there is still a large portion of the
Brickfield neighbourhood to be consented and therefore some densities could
have been above whilst others below so long as the overall result complied
with the conditions.
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15.9.6 As set out above, due to the removal of the film studio and the introduction
of additional residential development, including in the Brickfield
neighbourhood, the overall density for this neighbourhood is now anticipated
to be around 409u/ha. The density at the detailed plots is above this but it is
recognised that the scheme follows a design led approach and delivers
suitable amenity standards (this is discussed in the following sections). This is
therefore in line with draft London Plan Policy D3 which moves away from
the Density Matrix of the existing London Plan.
15.9.7 The proposal does exceed the density in the existing London Plan; however,
this should not be used mechanistic and the draft London Plan moves towards
a design led approach to optimise a site. Additionally, the site sits within an
opportunity area. On balance, no objection is raised.
16.

Residential Design Standards and Wheelchair Units
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16.1 Core Strategy Policy H5 seeks a high quality of housing design that is, among
other things, consistent with the Mayor of London’s Housing SPG. London
Plan Policy 3.5 considers that housing development should be of the highest
standard internally and externally and in relation to their context and to the
wider environment.
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16.2 The aim of London Plan Policy 7.2 and draft London Plan policy D5 is to
ensure that the proposals achieve the highest standards of accessibility and
inclusion. To ensure compliance with London Plan Policy 3.8 and draft
London Policy D5 are complied with, a condition requiring 90% of the units
to be built to meet Building Regulation requirement M4(2) ‘accessible and
adaptable dwellings’ and 10% of units to be built to meet Building Regulation
requirement M4(3) ‘wheelchair user’ will be imposed on any granted of
Planning Permission.
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16.3 A condition will also be imposed on the application to ensure that the
development meets the relevant design standards set out in the Mayor of
London Housing SPG (March 2016).

M

16.3 Outline Part
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16.3.1 The 2019 Masterplan is submitted as the Outline Part (all detailed matters
reserved) of this Hybrid application. However, the Design Guidelines have
been submitted for approval which are to inform the Reserved Matters
applications. These provide details on a number of overarching urban design
principles including neighbourhoods, open space and landscape, movement
and street grain, building form (including sunlight and daylight and wind) and
local and long views.

pe

16.3.2 In addition, typical building ‘typologies’ for each neighbourhood are provided
demonstrating how, at the detailed design stage, the proposed 2019
Masterplan would meet the good practice standards set out in the Housing
SPG.

Ap

16.4 Detailed Part (18.02 & 18.03)
Wheelchair Units

16.4.1 The development is designed in accordance with the requirements of Part M
of the Building Regulations, meaning access, bin stores, communal open space,
reception areas, emergency escapes etc. are all wheelchair accessible.
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16.4.2 The proposed includes 52 wheelchair units (10.9%). The breakdown of units
provided in accordance with Part M is as follows:

19
0
0
19 (37%)

14
7
1
22 (42%)

London
Affordable Rent
3
7
1
11 (21%)

36 (69%)
14 (27%)
2 (4%)
52 (100%)
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Intermediate

ep

1b2p
2b3p
3b5p
Total

Market

10%
21

Unit
156

10%
16

Total

ai

Unit
211

Intermediate

London
Affordable
Rent
Unit
10%
109
11

M

Market

n
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16.4.3 The above provides the majority of Part M units within the Intermediate
tenure, followed by the London Affordable Rented tenure and then Private
units. To provide an even distribution of units across the scheme (10% of
each tenure type), the following breakdown of total units provided in each
tenure type would require the following mix:

Unit
476

10%
48

nd
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16.4.4 As can be seen, the applicant is slightly over providing on the total number of
wheelchair units required as a whole (by 4 units) and is over providing Part M
units in the Intermediate tenure type (by 6 units). The proposed is however
under providing in the private units (by 2 units) and meets the requirements
for London Affordable Tenure. On balance, the distribution is considered
acceptable given the provision in the affordable units and the over provision.
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16.4.5 In accordance with draft London Plan, the proposal includes blue badge
parking bays for 3% of the units (14 total, 7 in each plot) from the outset. The
draft London Plan further requires that the applicant demonstrate that the
scheme can deliver parking bays for 10% of the units should demand for such
bays develop in the future. The applicant is unable to demonstrate this. The
applicant has demonstrated that further provision can be accommodated
within the basement car parking spaces but this would be a maximum of 27
spaces (16 in 18.02 and 11 in 18.03), which would be equivalent to 5.7%. As
such a shortfall of 20 spaces exists. TfL have advised that based on the figures
for Greenwich, they would expect an uptake of around 6% or under.
Additionally, the applicant has advised that to provide the 10% would
negatively impact the public realm. Given TfL’s comments and the balance of
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impacts, it is considered that the provision of 3% from the outset with the
ability to provide a further 3% (to total 6%) is acceptable in this instance.
Size of units

or
t

16.4.6 The unit sizes have been considered and all of the units are found to be in
accordance with the National Space standards with each unit being provided
with private outdoor amenity space (in the form of balconies or terraces),
which meets the requirements of Standard 26 of the Mayor’s Housing SPG.
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Aspect
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16.4.7 The Design and Access Statement provides details on the single aspect units
within the proposal. The applicant has sought to minimise the number of
single aspect dwellings within the proposal and sought to avoid single aspect
north aspect units where possible.
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16.4.8 Due to the orientation of Plots 18.02 and 18.03 and the proposed buildings,
there are no true north facing dwellings proposed. However, there are a
small number of single aspect units facing onto Central Park where the aspect
is only just outside the criteria for north facing dwellings within the proposal.
These are located in the mansion blocks and create a total of 30 units out of
the total 476 units proposed (6%). These are all 2 bed properties and
therefore no family units are north facing, single aspect. These units are to be
both Intermediate and London Affordable Rented tenure units. The Design
and Access Statement states that these units have been designed to have a
view of the park as well as having a shallower plan and a wider frontage,
allowing for well-proportioned rooms, generous openable windows and
doors and the ability to ventilate naturally. The units have been tested for
daylight and sunlight and all living / kitchen / diners meet the minimum average
daylight factor. The risk of overheating is also considered to be within
acceptable levels. Given that the applicant has sought to minimise these units
and where they are proposed, the units face onto the park, have been
carefully designed to improve amenity standards, and are not family units, the
proposed is considered acceptable in this instance.
16.4.9 The proposed scheme includes a total of 168 single aspect units which is 35%
of the total number of dwellings. Of the single aspect units, 28 are in the
affordable rented tenure, 67 in the shared ownership tenure and 73 are in the
private units. There is only 1x3b5p unit, the remainder are studios, 1beds or
2beds. The remaining units are all dual or triple aspect.
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16.4.10 All units have been carefully considered to ensure that high-quality living
spaces are provided in new developments. On balance, given the high density
nature of the scheme and the fact that the single aspect units that are
provided are of sufficient quality it is considered that the proposal is
acceptable in regards to aspect.
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Fire Safety
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16.4.11 Draft London Plan Policy D12 sets out that in the interests of fire safety and
to ensure the safety of all building users, all development proposals must
achieve the highest standards of fire safety. The policy requires all major
development proposals should be submitted with a Fire Statement, which is
an independent fire strategy, produced by a third party, suitably qualified
assessor. The policy goes on to set out six criteria that must be identified
within the strategy.
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16.4.12 Draft London Plan D5 also asserts that development proposals should achieve
the highest standards of accessible and inclusive design and includes
requirements for developments to be designed to incorporate safe and
dignified emergency evacuation for all building users

Residential Amenity Space

pe

17.
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16.4.13 A Fire Strategy has been submitted as part of the application. The report has
been prepared by Cahill Design Consultants Limited (employed by TUV SUD)
on behalf of Knight Dragon Developments Ltd and the L&Q Group, the
report was prepared by a consultant with the following qualifications BEng
(Hons), MIFireE to detail the fire safety strategy for Plots 18.02 and 18.03 in
accordance with Draft London Plan policies and Building Regulations. The
report details how the scheme has been designed and will operate in
accordance with Draft London Plan Policies D5 and D12.

Ap

17.1 Policy H5 of the Core Strategy states that ‘in new residential schemes and
conversions, developers will be expected to provide sufficient amenity spaces
to meet the needs of residents. Family housing should normally have direct
access to a private garden. In flats a terrace, good sized balcony or enclosed
communal garden (not accessible to the general public) should be provided.’
Policy H5 of the Core Strategy states that dwellings intended for families
should have direct access to a private garden.
17.2 Draft London Plan Policy D6 requires housing developments to be a highquality design are for new housing to meet the space standards in terms of
private amenity, a minimum of 5 sqm of private outdoor space should be
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provided for 1-2 person dwellings and an extra 1 sqm should be provided for
each additional occupant.
17.3 Outline Part
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17.3.1 It is proposed that the majority of residential units would have access to
private amenity space in the form of either a private garden at ground floor
level or a balcony at upper levels. The applicant has stated that at this stage,
the detailed design of the residential units has not been undertaken and whilst
they would endeavour to provide private amenity space to all units, there may
be occasions where studios or units on the tallest elements of tall building
may not provide the right environment for a balcony and therefore winter
gardens may need to be considered or larger internal space. In addition, all
residents within the development would have access to other open space in
addition to other nearby public open spaces.

n

17.4 Detailed Part (18.02 & 18.03)

18.

M
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17.4.1 Each dwelling is provided with private residential amenity space in the form of
balconies or gardens, which meet the minimum standards set out in the
London Housing SPG.
Non-residential Uses (Outline Part)

ed

18.1 The scheme includes a significant amount of non-residential floorspace. This
includes the following:
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Use
Employment (Class B1)
Retail (Class A1-A5)
Assembly and Leisure (Class D1/D2)
Education Facilities (Class D1)
Hotel (Class C1)
Health care (Class D1)
Car parking
Theatre (Sui Generis)
North Greenwich Interchange

Floorspace
68,700 sq.m
19,600 sq.m
13,200 sq.m
4,200 sq.m
24,200 sq.m
1,635 sq.m
65,394 sq.m
8,000 sq.m
5,700 sq.m

18.2 Removal of the Film Studio
18.2.1 One of the key changes from the 2015 Masterplan is the removal of the
film/media studio space, this facility was to provide up to 38,693 square
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metres which would have been located adjacent to Millennium Way. Linked
to the removal of the studios, the 2019 Masterplan no longer includes the
provision of the visitor attraction, which was proposed to be located on Plot
14.
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18.2.2 The applicant has cited that there are a number of reasons for the removal of
the film studios. These include the proposed development of a new largescale film studio in the London Brough of Barking and Dagenham.
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18.2.3 It is acknowledged that a recent report into the film and tv studio property
market (Sites, Camera, Action 2018) found that the UK needs up to 177,000
square metres. Furthermore, given that 75% of the UK film industry is based
in London, the places significant demand for additional floorspace within the
capital and is reflected in draft London Plan Policy E8, which supports film
studio capacity in London. It is unlikely that the new facility in Dagenham
would meet this demand alone.
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18.2.4 Although in the Council’s Site Allocations Preferred Approach, there is a site
requirement for a film/media studio on Upper Brickfields, this document
currently carries no weight and the requirement is likely to be removed from
the document prior to its adoption.
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18.2.5 The provision of a film studio is not therefore a requirement of strategic or
local policy and therefore whilst it is disappointing, there is no planning reason
to object to the removal of this facility from the Masterplan.
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18.3 Business Use
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18.3.1 Policy 4.2 of the London Plan states that the Mayor will, and Boroughs should
support office development for businesses of different types and sizes. Draft
London Plan Policy E1 recognises that improvement to the quality, flexibility
and adaptability of office space of different sizes (for micro, small, mediumsized and larger enterprises) should be supported by new office provision,
refurbishment and mixed-use development. Core Strategy Policy EA1 states
that new high-quality jobs that meet the needs and skills of local people will
be created by designating a new leisure-led District Centre at North
Greenwich. The Core Strategy recognises that Ravensbourne College which
innovates in digital media and design will support the development of a cluster
of similar training and skills facilities in the area and boost the overall level of
employment in the Borough in creative industries and digital media. The 2015
Masterplan already provides for low cost B1 business space through the
Design District which is currently under construction.
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18.3.2 The 2019 Masterplan seeks to replace the employment capacity and
associated arts/cultural offer of the film studio space through increased
provision of employment floorspace.
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18.3.3 The 2015 Masterplan sought to deliver 46,563 square metres of B1 use within
the 2019 Masterplan area. The 2019 Masterplan proposals propose to
increase this provision by 22,137 square metres providing a total of 68,700
square metres of B1 floorspace within the 2019 Masterplan area, focusing
further on developing the digital and creative industries. This results in
approximately 4,016 direct jobs created by the B1 use.
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18.3.4 The latest London Office Floorspace Projections (2017) recognised the
changing nature of the office market due to increases in flexible working and
Brexit-uncertainties. The latest LOPR notes that there is sufficient capacity in
the pipeline to meet projected demand, however, that central locations are
becoming increasing unaffordable. The proposed employment provision seeks
to build on that proposed in the 2015 Masterplan. There is already a strong
and rapidly growing demand for flexible B1 space for the digital and creative
sectors and SME’s, which the Peninsula Masterplan seeks to accommodate
these sectors and companies by creating flexible employment spaces to meet
their exact needs.
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18.3.5 Given the reclassification of North Greenwich as a District Centre, and the
high level of public transport accessibility, the proposed uplift in Class B1
within the proposed Masterplan is supported.
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18.3.6 As part of the s106 legal agreement, an Affordable Workspace Fund is
proposed to be set up to replace the clauses in the 2015 s106 legal agreement
which required the developer to provide 10% of the commercial development
as affordable commercial floorspace. The Affordable Workspace Fund will
give the developer greater flexibility and adaptability to support incubator
businesses on the Peninsula. The fund will be used in a variety of ways
including: short term rents with a greater variety of discounts, or other
reductions in costs associated with taking on/occupying a unit.
18.4 Retail Floorspace
18.4.1 Annex 2, table A2.2 of the London Plan identifies North Greenwich as having
potential for District Town Centre status. Core Strategy Policy TC5 provides
specific policy for North Greenwich District Centre. Policy TC5 indicates the
new leisure-led District Centre will complement The O2 and will perform a
specialist role by catering for the entertainment and leisure needs of national
and international visitors, as well as providing for workers and residents. In
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addition to The O2, the District Centre will comprise sports, leisure and
retail outlets in the vicinity of The O2.
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18.4.2 In 2018 Royal Greenwich published its Retail and Leisure Study. The report
recognised that North Greenwich is a centre that is undergoing significant
development and change. However, it also recommended that the Council
err on the side of caution in regards to its potential designation as a District
Centre and recommended careful monitoring and management is applied to
North Greenwich in its role and function as a proposed new District Centre,
given the fragility of the retail market and the Council’s aspirations for
Woolwich.
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18.4.3 The 2015 Masterplan proposed to deliver up to 23,475 square metres of
Class A1-A5 use which included 19,567 square metres within the 2019
Masterplan area. The proposed 2019 Masterplan proposes an increase in the
retail provision by approximately 33 square metres. This provides a total of
19,600 square metres within the 2019 Masterplan boundary and 23,508
square metres across the 2015 and 2019 Masterplan area.
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18.4.4 The total quantum of town centre uses within North Greenwich, as
previously approved though the extant 2004 and 2015 Masterplans and other
planning consents would significantly exceed the upper floorspace of limit of
50,000 square metres for the District Centre as set out in the London Plan
and Draft London Plan. However, the new Masterplan would see a minimal
uplift in the retail provision when compared with the 2015 Masterplan and is
therefore considered acceptable in this instance.
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18.5 Job Creation:
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18.5.1 In terms of the London Plan Policy 2.13 and Table A1.A of Annex 1, there is a
strategic aspiration for the Peninsula to provide 7,000 jobs within the
opportunity area. This figure has been increased to 15,000 jobs in the draft
London Plan. The Core Strategy identifies that 21,000 jobs are needed for
Greenwich as a whole.
18.5.2 The combined direct and indirect employment resulting from the 2019
Masterplan is expected to provide 6,516 FTE job opportunities. Added to
this is an additional 1,197 further jobs from the 2015 Masterplan and 4,738
jobs on the wider Greenwich Peninsula based on the applicants estimates.
This provides a total of 12,451 jobs overall on the Peninsula site.
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18.5.3 In addition, the new development is expected to create a total net
employment generation of 2,077 construction jobs on average per annum
during the construction period.
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18.5.4 The figures represent a significant contribution to increasing employment in
the Borough, in line with London Plan and Core Strategy aspirations.
18.6 Hotel:
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18.6.1 The Core Strategy recognises that Greenwich currently has a limited success
in attracting overnight visitors and there is a need to improve the range of
accommodation and the evening hospitality and leisure offer. The 2015
Masterplan proposed up to 35,999 sqm of Hotel use and up to 20,366 sqm of
serviced apartments which would be located within the proposed North
Greenwich District Centre. The current application proposed a reduced
floorspace of up to 24,200 square metres Class C1 (Hotel) which could
provide up to 350 hotel rooms and the removal of the serviced apartments.
The reduction in the hotel floorspace is a result of a detailed study carried
out by the applicant where it was found the development of smaller hotels
was more appropriate.
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18.6.1 The location of the hotel use within the proposed District Centre which is
identified in the Core Strategy as a leisure-led district centre is in accordance
with planning policy. It is also in accordance with Core Strategy policy EA5
which supports the provision of hotels in the waterfront area and Policy 4.5
of the London Plan and Policy E10 of the draft London Plan which is to
support London’s visitor economy.
18.7 Primary school (D1)
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18.7.1 Policy 3.16 of the London Plan requires additional and enhanced social
infrastructure provision to meet the needs of its growing and diverse
population. Boroughs should ensure that adequate social infrastructure
provision is made to support new developments. This is taken forward in
Draft London Plan Policy S1.
18.7.2 Since the application was submitted; the application has been amended to
include up to 4,200 square metres of education facilities floorspace. The
amendment followed discussions with officers regarding the estimated child
yield associated with the additional homes proposed and the wider primary
school capacity/need in the Peninsula area, which identified a further 2FE is
required. The proposed new primary school is to be provided on Plot 22.02
to the southern west of the site, part of the Brickfields neighbourhood.
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18.7.3 To allow for the inclusion of Land Use D1 for a Primary School on Plot 22.02,
the following changes have been made to the hybrid planning application:
• Description of Development has been amended to state ‘up to 4,200sqm
of D1 (education facilities)’; and
• The Key on the Land Use Parameter Plans (Drawing No. 07-005 (Ground
Level Land Use Plan) and Drawing No. 07-006 (Upper Level Land Use
Plan) have been amended for Plot 22.02 to state ‘Education, Residential,
Business, Leisure, Community’.
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18.7.4 The primary school proposed on Plot 22.02 will be in addition to the
approved primary school on Plot 2.06 (Meridian Quays) which was approved
as part of the 2015 Masterplan (ref: 15/0716/O) and the existing St Mary
Magdalene School located on Plot 18.01 (approved under reference:
15/1910/F) to the east of Plot 22.02.
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18.7.5 The applicant has prepared an Environmental Statement of Conformity to
supplement the Environmental Statement (ES). The Statement of Conformity
seeks to demonstrate that the inclusion of Education Use on Plot 22.02 is
within the parameters and guidelines that were assessed and reported in the
ES and would not have a material effect on the assessments, assuming the
mitigation measures that were set out are secured and delivered. The
Environmental Statement of Conformity has been reviewed by the Council’s
consultant. Clarification was sought on whether cumulative effects have been
considered in the assessment in relation to the introduction of educational
uses at Plot 22.02. The applicant has responded to state that the potential
changes to cumulative effects have been considered by their ES consultant. As
the review of the technical assessments confirmed that the changes to Plot
22.02 did not result in any additional significant effects and that the findings of
the ES remain valid, the cumulative assessment therefore also remains valid.
Further details of the proposed school will be submitted at Reserved Matters
stage. Plot 22.02 had already been proposed for flexible B, C and D uses as
part of the application. The Class D flexibility has been increased to include
education use. The requirement to provide a 2FE primary school on Plot
22.02 will be secured in the s106 legal agreement.
18.7.6 The provision of an additional primary school is considered to help mitigate
the residential intensification on the site, in accordance with London Plan
Policy 3.16.

ITEM NO: 6
ITEM NO: 7 - Appended Main report

Page 147

18.8 Assembly and Leisure/ Health and Community Uses (D2/D1)
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18.8.1 Core Strategy Policy CH1 requires all developments to include measures to
create and maintain cohesive communities. Policy CH2 sets out requirements
for development to enable residents to lead more healthy and active lifestyles
and to build healthier communities.
18.1.2 The 2019 Masterplan proposals provide for up to 13,200sqm D1/D2
floorspace.

M

ai

n

R

ep

18.8.3 A new multi-level sports and wellness building is to be located within Edmund
Halley Place (Plot 8). The intention is that the building will include a wideranging of uses including a traditional gym, games, courts and other leisure
offers. Given this application in outline, the specific uses of this building have
not been worked up in detail. However, the applicant has undertaken an
initial study which identifies the type of sport facilities which could be
accommodated in the building. This includes a number of floors which could
accommodate a basketball court, 5-a-side football, a tennis court, squash
courts together with associated facilities such as studios, changing rooms,
lockers, storage and back of house facilities.
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18.8.4 Other sports and recreational facilities that are to be provided as part of the
2019 Masterplan include:
• Edmund Halley Place has the ability to provide outdoor rooms for sport
facilities and Markets
• Rooftop allotments can be provided on top of the multi-storey car parks.
• Five play streets are provided within Brickfields providing green pocket
parks.
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18.8.5 Other sports and recreational facilities that are to be provided as part of the
2015 Masterplan include:

Ap

•
•
•
•
•
•
•
•

P5K Running Track
Widening of Central Park to the north
Dedicated playing pitches open to the public.
Improving the riverside walkway.
Re-activating the jetties for mooring points and water-based activities.
Creating a new public riverfront plaza;
Providing a new Park at Meridian Quays.
All residential units would have access to communal amenity areas for all
residential plots at ground and/or upper floor levels.
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• New Children’s play area in Lower Riverside and within each
neighbourhood going forward.
• An All Weather Pitch secured through the S106.
• A Swimming Pool (at least 25 metres in length and 6 lanes) secured
through the S106.
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18.8.6 The proposals include up to 2,500square metres of floorspace for a health
centre within Peninsula Central which will be secured in the s106 legal
agreement. This is an increase from 1,462 square metres secured in the 2015
Masterplan.
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18.8.7 The applicant has also committed to providing 2,800 square metres of the D1
floorspace towards nursery provision on the Peninsula. This will be secured in
the s106 legal agreement
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18.8.9 In addition to the above, a number of community facilities have already been
delivered on the Peninsula. These include:
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• Aperture Buildings located in Lower Riverside which includes:
- Multi faith Prayer Space
- Little Elms Nursery
- Community Centre
• The Tide
• St Mary Magdalene All Through School
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18.8.10 A Health Impact Assessment was submitted with the application which
assesses the likely health impacts of the proposal. It is considered that the
proposed development provides a sufficient new health facility to support the
increase in residents that would result from the development. In addition,
the development includes measures to encourage a healthier community.

Ap

18.9.11 A Community Project Fund is also proposed to be included in the s106 legal
agreement. The fund is intended to maximise the social value and community
investment delivered during the Greenwich Peninsula development and would
be administered by The London Community Foundation. The ‘Community
Fund’ would be open to voluntary, community and social enterprise (VCSE)
sector organisations and all community initiatives will directly benefit
Greenwich residents.
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18.9 Theatre (Sui Generis)
18.9.1 London Plan Policy 4.6 supports the enhancement of arts, culture, sport and
entertainment provision in London.

ep

or
t

18.9.2 The 2019 Masterplan no longer includes the provision of a visitor attraction.
The visitor attraction, previously located on Plot 14, was to be linked to the
film studios. Peninsula Central, will now include a theatre (Plot 7) providing
up to 8,000 square metres of space. The provision of a new theatre space in
close proximity to the existing O2 would strengthen the emerging cultural
offer of North Greenwich and additionally feed into the policy aspirations for
this area to become a District Centre.

n

18.10 Non-Residential Uses (Detailed Part)

R

18.9.3 It is considered that this use will complement the emerging character of
Greenwich Peninsula as a leisure and entertainment destination.
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18.10.1The detailed element of the proposal includes 100 sqm (GEA) of Class
A1/A2/A3/B1/D1/D2 floorspace. This floorspace makes a modest
contribution to employment and is anticipated to create 4 jobs. The Design
and Access Statement sets outs that the space has been designed to maximise
flexibility for a potential end user with example layouts also shown. The
landscaping infront of the unit has also been widened to allow for outdoor
seating if desirable to an end user.

19.

nd

18.10.2 It is considered that this will be a welcome addition to the site and create a
sense of activity and vitality.
Design and Townscape

Ap

pe

19.1 The NPPF states that ‘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.’ The key principles with regards to achieving good
design in the NPPF are set out in paragraph 127.
19.2 Good design is specifically promoted by the policies contained within Chapter
7 of the London Plan (and Chapter 3 of the draft London Plan) which address
both general design principles and specific design issues. Paragraph 7.2 of the
London plan states that the quality and function of neighbourhoods and
places, access, heritage, local character, landscapes, inclusive design, safety,
security and resilience, green infrastructure, biodiversity, air quality,
soundscapes and the Blue Ribbon Network all contribute towards making
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London a special place and improve quality of life. The relevant design policies
in the London Plan are: 7.1, 7.2, 7.3, 7.4, 7.5, 7.6, 7.7, 7.8, 7.10 and 7.11.
These policies and policies elsewhere in the London Plan include specific
design requirements relating to maximising the potential of sites, the quality
of new housing provision, tall and large-scale buildings, built heritage, views
and the public realm amongst other matters. New development is also
required to have regard to its context and make a positive contribution to
local character within its neighbourhood.

ai

19.4 Layout and Legibility (Outline Part)

n
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19.3 Paragraph 4.4.1 in the Core Strategy states that higher standards of
environmental quality and design are important in assisting the regeneration
of Royal Greenwich and contributing to the quality of life. Policy DH1 of the
Core Strategy requires that all developments are of a high quality of design
and demonstrate that they positively contribute to the improvement of both
the built and natural environments. It goes on to list the characteristics that
development proposals should meet to achieve a high quality of design.
Other relevant design policies are DH2, DH3, DH4, DH(g), DH(i) and DH(k).
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19.4.1 The 2019 Masterplan is an evolution of the 2015 Masterplan which set out
the vision for Greenwich Peninsula. The 2019 Masterplan comprises of two
neighbourhoods, Brickfields (previously known as Brickfields North and
South) and Peninsula Central.

nd

19.4.2 Brickfields to the south, is primarily residential in use and is defined by three
character areas, with higher density, more formal frontages of buildings
towards Central Park and Millennium Way and a more informal, intimate
character, with lower blocks, on the central part of the site along Brickfields
Street.
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19.4.3 The replacement of the film studio with smaller residential blocks represents
one of the key changes from the 2015 to 2019 Masterplan. This has allowed
increased permeability and legibility through the site, particularly for east west
routes from West Parkside to Millennium Way. The 2019 Masterplan
improves the north- south pedestrian experience though the Brickfields
neighbourhood. The route will be car free and would lead from St Mary
Magdalen School at its southern point up to Edmund Halley Way and
Peninsula Place to the north of the 2019 Masterplan site. Towards the north
of Brickfields neighbourhood, Central Street would widen and merge into a
new communal square.
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19.4.4 Peninsula Central to the north is designed around a new transport hub and
incorporates a mix of uses, including retail and other commercial uses on the
lower floors of the podium and residential on the upper blocks. Further
improvements to the Peninsula Central neighbourhood include providing the
existing 2000 car parking spaces required to serve the O2 into 2 separate
Multi-Storey Car Parks (instead of one as previously proposed under the
2015 Masterplan) to the north and south of Edmund Halley Way. The bus
station has also been redesigned in a north south direction, integrating its bus
stands within a wider public space.
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19.4.5 The 2015 Masterplan developed around a regular grid pattern and featured an
expanded Central Park. This principle continues in the 2019 Masterplan.
Overall, it is considered that the layout and legibility of the proposal creates a
positive relationship with the spatial character of this location and therefore
promotes high quality design.

n

19.5 Height, Massing and Tall Buildings (Outline Part)

nd
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19.5.1 Policy 7.7 of the London Plan states inter alia that tall buildings should be
limited to sites in the areas (which include Greenwich Peninsula), relate well
to its surroundings, enhance the skyline of London, incorporate highest
architectural design and make a significant contribution to local generation.
Policy DH2 of the Core Strategy states that Tall Buildings may be appropriate
in Greenwich Peninsula. The Guidance on Tall Buildings (CABE and English
Heritage) 2007 acknowledges that in the right place, tall buildings can make
positive contributions to city life and can serve as beacons of regeneration
and stimulate further investment. The Development Parameter Plans, and
Design Guidelines set out how these policy objectives will be achieved.
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19.5.2 The 2015 Masterplan established and reinforced a pattern of streets, roads,
open space and public realm areas, to ensure clear east/west connections
between the new North Greenwich Station transport interchange and the
River Thames and also north/south connections to and from the O2 and the
wider Greenwich area. Added to this, there was a very clear and robust
rationale for the location of the proposed taller buildings on the Peninsula.

19.5.3 As this is a planning application for outline permission, only building envelopes
are set within the parameter plans to be approved as part of this permission.
These set out the maximum parameters for building heights. They also define
the public open space/public realm as well as key vehicular and pedestrian
routes. The rationale for building heights across the Peninsula is set out and
explained further in the Design and Access Statement and the Design
Guidelines.
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19.5.4 Overall, the intention is that:
• North-South Height gradient: The development will be generally taller in
the north of the Peninsula closer to the O2 and lower towards the south
of the Peninsula closer to Millennium Village.
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• Central Park: Development will concentrate taller buildings along Central
Park, while retaining lower building heights in-between.
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19.5.5The exact detail of the design, materials, layout and heights of the proposed
buildings will be subject to further detailed consideration at Reserved Matters
stages. The submitted Design Guidelines provide design principles for the
development to come forward which should ensure some architectural
coherence and united feel across the defined character areas and between
them, while delivering the right amount of variety in the expression of the
buildings.
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19.5.6 The applicant has been engaged with RBG planning and design officers at preapplication stage and during the determination process. The following
concerns have been raised by RBG Officers:
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Concern has been expressed on how the clear rules and principles in the Design
Guidelines, parameter plans and Development Specification have been translated in
the Parameter Plan-Maximum Building Heights, the illustrative Height Strategy Plan
and the Illustrative Masterplan massing included in the submission. The Parameter
Plan-Maximum Building Heights indicates one maximum height for each plot,
making no distinction between the high-rise edges of the site and its more humanscaled internal frontages. This discrepancy with the urban design principles
established in the Design Guidelines is reflected in the illustrative Height Strategy
Plan and Illustrative Masterplan massing.

Ap

The Height Strategy Plan indicates four categories of buildings heights, as reported
below:
o
o
o
o

Building Type A - up to 123.5m (38 storeys)
Building Type B - up to 85m (31 storeys)
Building Type C - up to 55m (17 storeys)
Building Type D - up to 26m (8 storeys), with a condition to go up to 12
storeys, only in exceptional cases.

These categories represent a not fully satisfactory trade-off achieved at negotiation,
as they are considered as exceeding the optimum heights for the more intimate and
lower-scale part of the scheme. No agreement has been found either on how these
ITEM NO: 6
ITEM NO: 7 - Appended Main report

Page 153

categories should be applied to the illustrative Height Strategy Plan and Illustrative
Masterplan. These two diagrams are considered as concentrating too many Type-Abuildings on the southern side of the designed play streets and in certain cases
facing directly the more intimate Brickfields Street.
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The variations in heights of neighbouring buildings on West Parkside and the
principle of progressively increasing height towards the O2 is partially lost, with a
concentration of height and limited variations in the central segment of West
Parkside.
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The indicative heights for the plot opposite Millennium Way, south of the Gasholder,
significantly exceed these in the 2015 Masterplan and generally are not coherent
with the principle of increasing height towards the O2 and scale down the
developments towards the existing, low-rise neighbourhoods to the south.
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Whilst it is understood that the Height Strategy Map and the Illustrative Masterplan
diagrams should not be used to prescribe heights or footprints, they nevertheless are
intended to indicate the “masterplan aspirations for relative variation” of heights
and footprints and should therefore represent a desirable, optimum outcome arising
from the coherent application of the design principles and rules provided in the key
Design Guidelines.
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While it is also understood that a certain level of flexibility should be ensured to not
restrict the scope for researching the optimum layout at the detailed application
stage, it is considered that the Parameter Plan-Maximum Building Heights, the
illustrative Height Strategy Plan and the Illustrative Masterplan weaken the key
design principles established in the Design Guidelines instead of confirming and
reinforcing them.
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19.5.7 The applicant has reiterated that the illustrative scheme is indicative and only
prepared for the purposes of the Environmental Statement. The Outline
Masterplan needs to be flexible in order to respond to changing conditions
over the next 25+ years and therefore any change to a more granular
parameters plan would be too prescriptive. This was an issue during the 2015
Masterplan which required Zonal Masterplans and it was agreed with RBG
that this was too prescriptive and zonal masterplans were removed from the
2015 Masterplan.
19.5.8 The applicant goes on to state that the height of buildings cannot be
determined on the plots alone and are determined by many attributes e.g.
environmental conditions, variation of heights on shared plots and between
neighbouring plots. The use of material, articulation of facades, definition of
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base middle and tops will contribute towards reinforcing grain, offer variation
and visual interest. These details are covered in the Design Guidelines.
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19.5.9 Whilst Officers continue to have some concerns about the height strategy
proposed, it is acknowledged that the use of the Maximum Height Parameter
Plan and the principles for the height and scale generally follow that which
was approved as part of the 2015 Masterplan. The applicant has stated that it
is likely that the detailed schemes will take on a different configuration that
would be informed by RBG planning and design officers input at preapplication stage for the Reserved Matters for each plot. It is also
acknowledged that the design concerns alone are not sufficient to warrant a
refusal and need to be considered alongside the public benefits of the scheme
(see section 46).
19.6 Detailed Part (18.02 & 18.03)
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19.6.1 The height and massing of the buildings have been designed to appropriately
respond to the surrounding context and to ensure high quality amenity space
is provided within the application site. The massing has been distributed
between the two plots and to ensure a consistent design approach is
employed across both Plots 18.02 and 18.03.

ed

19.6.2 Given the sites location adjacent to the school and the park, a route through
the centre of the two plots allowing access from West Parkside to Hendon
Street is proposed. This splits the site to create two defined plots. This space
forms a well landscaped public realm.
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19.6.3 Plot 18.02 is designed with three blocks (Block A, Block B, & Block C) as is
Plot 18.03 (Block D, Block E, Block F & Block G). Block F & G are interlinked,
although have separate cores and entrances. Blocks A (36 storeys) and E (22
storeys) form the tower blocks, Blocks B (10 storeys), F (10 storeys) and G
(7 storeys) form the mansion blocks and Blocks C (3/4 storeys) and D (3/4
storeys) form the townhouses. Townscape views can be found in the Design
and Access Statement.
19.6.4 The blocks are all designed around a central courtyard which provides
amenity space for residents. The tower blocks also have access to a roof
terrace. Each unit has access to a balcony and the townhouses also have
individual roof terraces.
19.6.5 Each plot is composed of apartment blocks fronting West Parkside (Blocks A,
B, E, F, G) and townhouses fronting Hendon Street (Blocks C and D). The
scheme has sought to maximise the active frontages. The townhouses and
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mansion blocks all have front door entrances facing onto the street. There
are four entrances to the tower block and mansion blocks, these are
provided along the primary frontages of West Parkside and John Harrison
Way. Each plot has its own car park and cycle stores with entrance points on
Hendon Street and Neal Street. The blocks are designed with defensible
space at ground floor and for units flush with the courtyard.
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19.6.6 There is a non-residential use activating the space between the plots. An end
user has not yet been identified and the proposed seeks flexible consent
(Classes A1/A2/A3/B1/D1/D2) to maximise the options for occupancy. The
unit has been designed to allow for this flexibility with the Design and Access
Statement providing indicative examples of floorplans/layouts. The positioning
of the non-residential unit has also been designed to face onto the largest part
of the public realm to create a sense of place and vitality. The unit also faces
onto St Mary Magdalene School to encourage an interlinking of these uses.

n

19.7 Tower Blocks
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19.7.1 As noted above, Block A (18.02) and E (18.03) form the tower blocks. Block
A is designed as 36 storeys and Block E is designed as 22 storeys. The heights
are consistent with the existing outline planning consent, which allows for up
to 100m on Plot 18.02 and 75m on Plot 18.03. The proposed buildings are 3m
beyond the height’s parameter plans attached to the 2015 Outline Planning
Permission. Given that the proposed is in general conformity with the existing
parameter heights no objection is raised.
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19.7.2 The façade of each tower block is designed with a modular grid arrangement.
Balconies are set back and do not project beyond the façade of the tower
block to further emphasis the grid. The top of the tower is designed with a
narrower shape. There is a two-storey plinth at the base of the tower which
unifies the towers and the mansion blocks, this gives the towers a human
scale at street level and creates consistency across the plots.

Ap

19.7.3 The material palette across the site as a whole is designed to have
commonality but a sense of individual expression. The tower blocks are
designed with metal cladding with glazing and mesh panels. The materials are
consistent across both tower blocks and from second storey upwards. At
ground and first floor the treatment changes to a contrasting white masonry
frame. The entrance is marked by omitting the corner post to create a
welcoming open corner with a double height space inside.
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19.8 Mansion Blocks

or
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19.8.1 Blocks B (18.02), F and G (both 18.03) form the mansion blocks. Blocks B and
F are designed as 10 storeys and Block G is designed as 7 storeys. Again, the
heights within that allowed by the 2015 outline planning consent and
therefore no objection is raised. The heights of the proposed mansion blocks
have been designed to appropriately respond to the surrounding site context.

ep

19.8.3 The two taller mansion blocks face onto the park on West Parkside with the
smaller block having a prominent position on John Harrison Way.
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19.8.4 The facades of all mansion blocks are designed with a horizontal emphasis
which is a purposeful element of the design to create a contrast with the
tower blocks. The ground floor and first floor are treated with different
materials and window arrangement to emphasis the maisonettes and activate
the ground floor. All entrances are designed as double storey to further
activate the frontage and give a sense of arrival to each block. Levels two to
seven are defined by horizontal banding and a rhythm of staggered balconies.
There is a double storey expression to the upper levels of blocks B and F
where recesses are created in the facade to create private terraces and add
interest to the upper levels.

19.9 Townhouses

ed

19.8.5 The mansion blocks are designed to be predominantly brick with metal work
for the balconies and metal panels in a tone which complement the towers.
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19.9.1 Blocks C (18.02) and D (18.03) form the townhouses. These are both
designed as two rows of 3/4 storey individual houses. The blocks have been
designed with a low-rise nature to respond to the low-rise St Mary Magdalene
School and to allow light to penetrate the central courtyard.

Ap

19.9.2 The townhouses have been designed to be tall and narrow to follow the
design of a traditional terraced street. The upper floor contains a private
terrace which is framed by hit and miss brickwork to allow light into and
views out of the terrace.

19.9.3 The townhouses vary in brick colour from the other mansion blocks which
are also proposed as brick buildings and are a lighter brick colour, which adds
variation around the perimeter of the plots. This is only slight however with
the composition of brickwork between the townhouses and mansion blocks
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creating a unified appearance which contrasts with the darker material choice
for the tall tower blocks.
19.9.4 Further detailed studies of various elements of the proposal can be found in
the Design and Access Statement.
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19.9.5 The scheme has been subject to detailed design scrutiny, having been
reviewed twice by the Design Review Panel and the Royal Borough of
Greenwich’s Design Advisor. The applicant’s responses to the feedback
received throughout is set out in the submission documents. Relevant
conditions have been recommended in Appendix 2 of the report based on the
consultee comments received.

Townscape and Visual Impact (Outline and Detailed Part)

M

20.
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19.9.6 In conclusion, the proposed scheme is in line with the consented parameters
and effectively employs the Design Guidelines to create a varied typology /
height across the two plots. The height and massing of the proposal responds
appropriately to the surrounding context. The proposed is of high-quality
design and material choices are appropriate.
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20.1 Policy 7.4 of the London plan discusses how schemes should provide a
quality design that responds to the features that comprise the local
character of a site.
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20.2 Policy 7.7 of the London Plan (2016) states that applications for tall or large
buildings should include an urban design analysis that demonstrates the
proposal is part of a strategy that will meet the following criteria:
generally be limited to sites in the Central Activity Zone, opportunity
areas, areas of intensification or town centres that have good access to
public transport
only be considered in areas whose character would not be affected
adversely by the scale, mass or bulk of a tall or large building
relate well to the form, proportion, composition, scale and character of
surrounding buildings, urban grain and public realm (including landscape
features), particularly at street level;
individually or as a group, improve the legibility of an area, by
emphasising a point of civic or visual significance where appropriate,
and enhance the skyline and image of London
incorporate the highest standards of architecture and materials,
including sustainable design and construction practices
have ground floor activities that provide a positive relationship to the
surrounding streets
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-

contribute to improving the permeability of the site and wider area,
where possible
incorporate publicly accessible areas on the upper floors, where
appropriate
make a significant contribution to local regeneration.
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20.3 The same approach is set out locally by Policy DH1 of the Greenwich’s
Core Strategy, which states that all developments are required to achieve a
high quality of design by taking into account the existing townscapes and
established layout and spatial character of an area. Policy DH2 supports tall
buildings on Greenwich Peninsula.
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20.4 An Environmental Statement Volume 3: Townscape and Visual Impact
Assessment (August 2019) has been submitted as part of the application. The
Council’s consultant identified a number of areas which required further
clarification/information. These includes clarification on the ‘skewing’ effect in
Table 6, confirmation of level of effects in light of comments on Table 6,
clarification of the cumulative effects of the proposed development in the
context of cumulative scheme with planning consent only. The applicant
provided responses in an Environmental Statement Review GPM Response
Report (dated June 2020) and updated the following documents: Revised
Environmental Statement Volume 3: Townscape and Visual Impact
Assessment (October 2019) which were considered to address the all the
queries raised by the Council’s consultant.
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20.5 The TVIA identifies 16 viewpoints to represent close, medium and long-range
views. The viewpoints are based on the Verified Views from the previous ES
(for the 2004 and 2015 Masterplans) that were considered most relevant to
this development. The Council’s Consultant considered that from a TVIA
standpoint, the selected views appear to be an appropriate spread and
number to inform the assessment of townscape and visual effects.
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20.6 The London View Management Framework explains the policy framework for
managing the impact of development on key panoramas, river prospects and
townscape views. The site is located at the eastern extremity (right hand
pane) of LVMF London Panorama 5: Greenwich Park – the General Wolfe
Statue. There are essentially two parts to the protected vista: A) the narrow
linear view looking north west towards the City with St Paul’s Cathedral as its
centre; and B) the broad sweeping panorama looking north across the Isle of
Dogs described above taking in the City on the left, the Isle of Dogs and
Canary Wharf in the centre and Greenwich Peninsular on the right. The
LVMF describes the panorama and identifies a number of landmarks in the
view including the Millennium Dome (O2 Arena).
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20.7 The TVIA concluded that the proposed development would be visible in the
background of the view on the right-hand side of the panorama. Considering
various factors including the distance of 1.9km, the contemporary urban
context and intervening built and vegetated features in the view, and the
retained, picturesque glimpse of The O2, the ES concluded that the likely
visual effect of the 2019 Masterplan on this view would be minor negative
during construction and minor positive upon completion.
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20.8 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 which include:

M

ai

n

R

1. Shooters Hill to Central London;
7. Thames side panorama from the Thames Barrier open space;
8. St. Mary’s Churchyard towards Mast Pond Wharf and beyond
9. Dockland’s Panorama from the Wolfe Monument
11. Millennium Dome from Central Park
13. Others as set out in the conservation area character appraisals. In this
case, East Greenwich Conservation Area, Charlton Riverside Conservation
Area, and the Thames Barrier and Bowater Road Conservation Area.
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20.9 From the 2015 Masterplan Environmental Statement (ES), it was found that
due to intervening built form, topography and vegetation and distance from
the viewer, significant views were not found at the locations of the Local
Views, 1 8 and 13, which were therefore excluded from the 2019 assessment.
Local Views, 2, 7,8,9 and 11 are considered within the 2019 TVIA. Views from
the Conservation Areas at East Greenwich, Charlton Riverside and Thamesside Barrier and Bowater Road area also considered. The ES concluded that
the proposed development would be visible in Local View Nos the area of 2,
the views, 7, 8, 9, 11 and local Conservation Areas.

Ap

• Local View (in the area of) 2 Shrewsbury Park at Plum Lane/ Brinklow
Crescent- would be negligible negative during construction and negligible
positive during operation and not significant.
• Local View 7: Thames side panorama from the Thames Barrier open space
- would be negligible negative during construction and negligible positive
during operation and not significant.
• Local View 9: Dockland’s Panorama from the Wolfe Monument – is a
duplicate of the LVMF London panorama 5 as assessed above.
• Local View 11: Millennium Dome from Central Park – would be major
negative during construction and major positive during operation and
significant positive and permanent.
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• Construction would be visible from Local View 13 East Greenwich
Conservation Area and would cause moderate negative effects and
significantly affected in a positive way during operation. The effects on the
Thames Barrier and Bowater Conservation Area and Charlton Riverside
Conservation Area, would not be significant, due to distance with the
presence of intervening topography and built form.
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20.10 The ES concluded that some significant negative effects on the townscape and
visual environment of the application site and immediate surrounding area
would occur during construction which would be temporary in nature last for
the duration of the works. During operation, the proposed development
would generate significant positive effects on the site fabric (as the high-rise
nature of the proposed development would mean that it would sit
comfortably in townscape and visual terms with the numerous other existing
and emerging tall building developments, particularly at Enderby Wharf and
the Isle of Dogs) and on VP3 (Manchester Road Lift Bridge), VP4 Royal Naval
College World Heritage Site and VP10 Millennium Dome from Central Park /
Pilot Inn PH forecourt. The Council’s consultant agreed with this assessment.
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20.11 The Accurate Visual Representations (AVRs) within the TVIA show that the
scheme is visible from wider surrounding views. For the most part the
proposed development amalgamates with and appears as part of the emerging
cluster of buildings that form part of the wider Peninsula Masterplan and
other consented Peninsula developments.
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20.13 The TVIA has been independently reviewed and its methodologies and
assessment are considered to be acceptable.
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20.14 As previously discussed, the site is located within the Greenwich Peninsula
Opportunity Area in the London Plan as well as a Strategic Development
Location and an area for tall buildings in the Council’s Core Strategy. The
proposed development would transform the character both on the
application site and in the immediate surrounding area. It is considered that
proposed development would have an acceptable impact on the local
townscape and meets the criteria for assessment of tall buildings set out in
Part C of policy 7.7 of the London Plan (2016).
21.

Impact on Built Heritage

21.1 Paragraph 189 of the NPPF states that when determining applications, local
planning authorities (LPAs) should require an applicant to describe the
significance of any heritage assets affected, including any contribution made by
their setting. This should be sufficiently detailed in order to allow the
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potential impact on the heritage significance and be proportionate to the
heritage’s importance.

or
t

21.2 Paragraph 193 states 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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21.4 Paragraph 194 of the NPPF (2019) sets out that any harm to the significance
of a designated heritage asset, including from development within its setting,
should require clear and convincing justification. Paragraph 196 of the NPPF
states 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, where
appropriate, securing its optimum viable use.
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21.5 Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas)
Act 1990 sets out the general duties of Local Planning Authorities in regards
to the protection of listed buildings and conservation areas. Section 66 states
“In considering whether to grant planning permission [or permission in principle] for
development which affects a listed building or its setting, the local planning authority
or, as the case may be, the Secretary of State shall have special regard to the
desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses.” Section 72 states “In the
exercise, with respect to any buildings or other land in a conservation area, of any
[functions under or by virtue of] any of the provisions mentioned in subsection (2),
special attention shall be paid to the desirability of preserving or enhancing the
character or appearance of that area.”
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21.6 Policy 7.4 of the London Plan and Policy DH1 of the Core Strategy are
supportive of developments that respond to local character and history, and
reflect the identity of local surroundings, including its pattern and grain and
the existing scale, proportion and mass. Policy 7.7 of the London Plan also
sets out that the impact of tall buildings proposed in sensitive locations, such
as conservation areas and listed buildings and their settings, should be given
particular consideration. Policy HC1 of the draft London Plan states that
development proposals affecting heritage assets, and their settings, should
conserve their significance, by being sympathetic to the assets’ significance and
appreciation within their surroundings.
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21.7 London Plan Policy 7.8 requires that development affecting heritage assets and
their settings should conserve their significance, by being sympathetic to their
form, scale, materials and architectural detail. Core Strategy Policies DH3,
DH4, DH(h), DH(i) and DH(j) together seek to protect heritage assets and
locally listed buildings.

or
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21.8 Outline Part
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21.8.1 A detailed built heritage assessment has been produced as part of the ES. The
built heritage assessment is supported by a Technical Appendix (A) including a
built heritage setting assessment. The applicant has also submitted a Heritage
Impact Assessment (HIA) which considers the potential effects on designated
and locally listed heritage assets within the immediate vicinity of the
application site.
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21.8.2 In reviewing this chapter, the Council’s consultant identified a number of
areas where more clarification/information was required. These included inter
alia, further information on the assets’ significance and the contribution of
setting to that significance, revisit the assessment of effects and provide
additional information on what heritage value is being affected, an assessment
of scheduled monuments and non-designated heritage assets, the potential
effects of demolition and construction on nearby heritage receptors,
justification for scoping out of the cumulative effects or provide an
assessment, and update the assessment and NTS on the effects on the WHS.
The applicant provided responses in an Environmental Statement Review
GPM Response Report (dated June 2020) and the following documents: Built
Heritage Addendum (dated July 2020). Two outstanding issues regarding the
Built Heritage information raised by the Council’s ES Consultant included the
need for chapter 12 of the ES (Cumulative Effects) and the NTS to be
updated in regard to the impact on the WHS. This has been done by the
applicant and is considered to address the Council’s Consultant concerns.

Ap

21.8.4 The ES states while the application site does not contain any nationally
designated (protected) heritage assets, the main impact of the proposed
development will be from the proposed construction of the tall buildings,
which will be visible from a considerable distance from the site, which would
potentially have an adverse effect on the setting of nearby designated heritage
assets, on both sides of the River Thames. These comprise:
•
•
•
•

The Maritime Greenwich World Heritage Site
Five Grade I listed buildings
One Grade II* listed building
29 Grade II listed buildings
ITEM NO: 6
ITEM NO: 7 - Appended Main report

Page 163

•
•
•
•

Greenwich Park, Grade I Registered Park & Garden
One Grade II Registered Park & Garden
Four local planning authority conservation areas
One locally listed building

• The Maritime Greenwich World Heritage Site.

ep

21.8.6 A moderate negative effect is predicted in relation to one asset:

or
t

21.8.5 The ES includes a table which summarises the heritage assets scoped in for
assessment, their significance, and the potential impact of the proposed
development on the assets’ significance.
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Maritime Greenwich World Heritage Site is a heritage asset of very high
significance. It is located 1.4km to the south-west of the site. Its setting is
defined by the Grand Axis, by the significant groups of buildings of the former
Royal Naval College, the Royal Observatory, the Cutty Sark and historic
Greenwich itself. Its setting makes a high contribution to the asset’s
significance. The proposed development would increase the built environment
visible in long views from Greenwich Hill and when walking to and from the
Royal Observatory, as well as from views along the River Thames towards
Greenwich Peninsula. However, it would not impact on the Grand Axis or
Maritime Greenwich World Heritage Site’s relationship to the former Royal
Naval College, Royal Observatory, Island Gardens, Cutty Sark, the Church of
St Alfege or the other assets located within historic Greenwich.

nd

It is considered that the harm to the significance of this heritage asset is less
than substantial.

pe

21.8.7 Minor negative effects are predicted in relation to following heritage assets:
• The Grade II listed Southern Gatehouse to the Blackwall Tunnel:

Ap

The Southern Gatehouse setting has been much altered since the late-19th
century, although it is still defined by its location as the entrance for
northbound traffic. The visual impact from traffic and its associated noise
detract from significance. The setting is considered to make a moderate
contribution to the heritage asset’s significance.
Located 65 metres to the west of the site boundary, the proposed
development would introduce further development into the asset’s setting
and would be visually prominent in views out from the asset towards the site.
There would be no physical impacts and the asset’s
ITEM NO: 6
ITEM NO: 7 - Appended Main report

Page 164

relationship to the tunnel would not be affected.
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Concern has been raised by the Council’s Urban Designer in regard to View
7 of the Grade II listed Blackwall Tunnel Entrance Building with several tall
buildings rising to both sides of this statutory heritage asset and possibly
above its roof on longer views from the south. However, it was also
acknowledged that that the scale of the buildings in the background of this
building are generally in keeping with the Council’s vision for the central part
of the Peninsula, the RBG Local Plan-Core Strategy and to-be-adopted Site
Allocations.

R

It is considered that the harm to the significance of this heritage asset is less
than substantial.

n

• The Grade II listed 70-84 River Way and the locally listed Pilot Public
House:
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The setting of the assets is defined by their relationship with each other, while
the sporadic and isolated nature of development on the Greenwich Peninsula
means that the assets have not completely lost their isolated nature. The
setting is considered to make a moderate contribution to the heritage assets
significance. The heritage assets are located 50m east of the site boundary.
The proposed development would be visually prominent in the assets’ setting
and would result in the loss of the assets’ isolated nature by surrounding
them more comprehensively with high rise development However, the
relationship of the heritage assets to each other would not be affected and
there would be no physical impacts.
It is considered that the harm to the significance of 70-84 River Way and The
Pilot Public House is less than substantial.

pe

• Grade II listed Enderby House:

Ap

Enderby House’s original setting of industrial buildings is now one of
residential developments, especially prominent in views to the south of the
asset, although parts of the jetty still survive. Enderby House is located 650m
to the south-west of the site boundary. The proposed development would be
visually prominent in views out from the asset towards the site, resulting in an
increase in high rise development in the asset’s setting. However, the
proposed development would not impact on the asset’s relationship with the
jetty or to the River Thames.
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It is considered that the harm to the significance of this heritage asset is less
than substantial.
• Garde II listed Ballast Quay and the Cutty Sark Public House:
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There are six designated heritage assets located in Ballast Quay. The setting
of the assets is defined by their relationship with each other as well as by
their relationship with the River Thames. They are located within the East
Greenwich Conservation Area. The setting is considered to make a high
contribution to the heritage assets’ significance. The heritage assets are
located 1km south-west from the site boundary. The proposed development
would be visible but not visually intrusive in views out from the Harbour
Master’s Office, 8, 9, 10 and 12-16 Ballast Quay towards the site. A dip in the
land as it meets Ballast Quay also means that any visual impact from the
proposed scheme would be limited. The relationship of these assets in Ballast
Quay or the Cutty Sark Public house and 7 Ballast Quay would not be
affected. The assets’ relationship to the River Thames or historic wharf would
also not be affected.

M

It is therefore considered that the proposed development would result in no
harm to the Harbour Master’s Office, 12-16 Ballast Quay, 10 Ballast Quay, 9
Ballast Quay and 8 Ballast Quay.

nd
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Views out from The Cutty Sark Public House and 7 Ballast Quay are
dominated by views back to Greenwich Peninsula. The proposed
development would impact on these views and on the heritage asset’s visual
relationship to The O2 Arena. It would not impact on the asset’s relationship
to Ballast Quay, the River Thames or the historic wharf.

pe

It is considered that the proposed development would result in less than
substantial harm to the Cutty Sark Public house and 7 Ballast Quay.
• Grade II listed Curlew Rowing Club and the Trafalgar Tavern:

Ap

The Curlew Rowing Club is located within the East Greenwich
Conservation Area and The Trafalgar Tavern is located within the Maritime
Greenwich World Heritage Site. The setting of these heritage assets is
defined by their relationship to each other and by their
location on the banks of the River Thames and to the former Royal Naval
College buildings. The setting is considered to make a high contribution to
the heritage assets’ significance.
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The heritage assets are located 1.3km to the south west of the site. The
proposed development would be visible in long views out from the heritage
assets towards the site. The Thames side location of both heritage assets is
particularly important to significance and the development would increase the
built environment visible in views looking north-east. However, the
relationship of the assets to each other, to the River Thames or to the
buildings of the former Royal Naval College would not be affected.

ep

It is considered that the harm to the significance of these heritage assets is
less than substantial.

R

• Grade II listed Boundary railings, gates and river walls of the Royal Naval
College:
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The group of assets consists of Posts and Railings to Riverside Terrace, Gates
and Railings to East of Grounds of Royal Naval College, River Wall in Front of
Royal Naval College and Gates and Railings along North Boundary of Royal
Naval College. The setting of the heritage assets is defined by their location
within the Maritime Greenwich WHS and relationship with the buildings of
the former Royal Naval College, the Bellot Memorial and the River Thames.
Setting makes a high contribution to significance.
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These heritage assets are located 1.3km to the south-west of the site, the
proposed development would be visible in long views out from the assets
towards the site. The Thames side location of the assets is
particularly important and the development would increase the built
environment visible in views looking north-east. However, the relationships of
the assets with each other, to the Maritime Greenwich WHS, to the buildings
of the former Royal Naval College or the Bellot Memorial would not be
affected.
It is considered that the harm to the significance of these heritage assets is
less than substantial.

Ap

• Royal Naval College Queen Anne and King Charles Quarters and Lamp
Standards;

The group of assets consists of the Grade I listed Queen Anne’s Quarters and
the Grade I listed King Charles Quarters and the Grade II listed Lamp
Standards Surrounding Grand Square. The setting of the heritage assets is
defined by their location within the Maritime Greenwich World Heritage Site,
part of the Grand Axis and by their relationship to the buildings of the former
Royal Naval College and buildings of the Royal Observatory. The relationship
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to the River Thames and to Island Gardens is also important to the assets’
significance.
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The heritage assets are located 1.35km to the south-west of the site. The
proposed development would be visible in long views out from the assets
towards the site. The Thames side location and views looking
towards the site are important and the development would increase the built
environment visible in views along the Thames towards Greenwich Peninsula.
However, the proposed development would not impact on the assets’
relationship to the Grand Axis, to the buildings of the
former Royal Naval College and the Royal Observatory or to island Gardens.
The proposed development would not impact on the assets’ relationship to
the River Thames.

n

It is considered that the harm to the significance of these heritage assets is
less than substantial.

ai

• Grade II Bellmot Memorial;

M

Its setting is defined by its location within the Maritime Greenwich WHS, the
River Thames and relationship to the boundary railings and the buildings of
the former Royal Naval College. The setting makes a high contribution to the
heritage asset’s significance.
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The heritage asset is located 1.5km to the south-west of the site. the
proposed development would be visible in long views out from the asset
towards the site. The Thames side location and views looking towards the
site are important and the development would increase the built environment
visible in long views out along the Thames towards Greenwich Peninsula.
However, the proposed development would
not impact on the asset’s relationship to the boundary railings, the buildings of
the former Royal Naval College or its relationship to the River Thames.

Ap

It is considered that the harm to the significance of the heritage asset is less
than substantial.
• Royal Observatory: Flamsteed House, Transit House and Wall and Clock
to right of Entrance Gates and Statue of General Wolfe;

The group of buildings on Greenwich Hill are assessed as a group and are
located 1.9km to the south-west of the site boundary. The assets consist of
the Grade I listed Flamsteed House, the Grade I listed former Great
Equatorial Building, the Grade I listed Transit House, the Grade I listed Wall
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and Clock to Right of Entrance Gates, the Grade II Altazimuth Pavilion and
the Grade II listed South Building. The Grade II listed statue of General Wolfe
is also considered as part of the group on the hill. The setting of the Royal
Observatory buildings is defined by their location within the Maritime
Greenwich World Heritage Site, relationship of the assets to each other, to
the buildings of the Royal
Naval College, Greenwich Park and to the statue of General Wolfe.
Flamsteed House and Transit House are important components of the Grand
Axis – a view captured by Canaletto in the 1750s. Its setting makes a high
contribution to the buildings of the Royal Observatory and to the statue of
General Wolfe. The proposed development would increase the built
environment visible in long views out from parts
of the Royal Observatory and would be especially prominent in long views
out from Flamsteed House, Transit House and Wall and Clock to Right of
Entrance Gates. The proposed scheme would not impact on how the other
assets which make up the Royal Observatory are
experienced. The proposed scheme would not impact on the Grand Axis or
the relationship of the Royal Observatory Buildings to the former Royal Naval
College, Greenwich Park or statue of General Wolfe.
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The proposed development would result in less than substantial harm to
Flamsteed House, Transit House and Wall and Clock to Right of Entrance
Gates. The proposed scheme would result in less than substantial harm to the
statue of General Wolfe. The proposed development would result in no harm
to the former Great Equatorial Building, Altazimuth Pavilion and South
Building.

nd

• Greenwich Registered Park and Garden;

Ap

pe

A Grade I registered park and garden, Greenwich Park is a heritage asset of
high significance. It is located 1.4km to the south-west of the site. The setting
of the asset is defined by its location within the Maritime Greenwich World
Heritage Site, the significant groups of listed buildings located within the park
as well as by the Grand Axis, relationship to the River Thames and to Island
Gardens. Its setting makes a high contribution to significance. The proposed
development would increase the built environment visible in long views out
from the
asset towards the site. This would be particularly noticeable when walking up
or from the buildings of the Royal Observatory. However, the proposed
scheme would not impact on the Grand Axis or the relationships of the
groups of heritage assets with each other.
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It is considered that the harm to the significance of these heritage assets is
less than substantial.
• Greenwich Park Conservation Area;

ep

or
t

Greenwich Park Conservation Area contains a substantial number of heritage
assets of high significance. It is located 1.4km to the south-west of the site. Its
setting is defined by its location within the Maritime Greenwich World
Heritage Site and its relationship to the former Royal Naval College, Royal
Observatory, Greenwich Park and other designated heritage assets. Its setting
makes a high contribution to its significance.

n

R

The proposed development would increase the built environment visible in
long views from Greenwich Hill and when walking to and from the Royal
Observatory, as well as from views along the River Thames towards
Greenwich Peninsula.
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It is considered that the harm to the significance of the heritage asset is less
than substantial.

M

• East Greenwich Conservation Area:
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East Greenwich Conservation Area is located 710m to the south of the site
boundary. Its setting is defined by the relationship of the heritage assets
located within it to each other as well as its relationship to the Maritime
Greenwich World Heritage Site, Greenwich Park Registered Park and
Garden, Greenwich Park Conservation Area and the heritage
assets located within the adjacent conservation area, especially the buildings
of the former Royal Naval College. The relationship to the River Thames and
visual relationship with The O2 Arena are
also of significance.

Ap

The proposed development would increase the built environment in views
looking along the Thames towards the site and would be especially noticeable
when walking along the Thames Path and from the Cutty Sark Public House.
However, it would not impact on the relationship of designated heritage
assets within the conservation area to each other or to the neighbouring
Maritime Greenwich World Heritage Site and the assets located within it.
It is considered that the harm to the significance of the heritage assets is less
than substantial.
• Island Gardens:
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The Island Gardens Conservation Area contains the Island Gardens
Registered Park & Garden and the Entrance Building to the Greenwich
Footway Tunnel which are both listed at Grade II. Their setting is defined by
their views across the River Thames towards the Royal Naval College and
other assets either side, which was favoured by Sir Christopher Wren and
has been the subject of many historic paintings. They also have an important
value as a group forming a quiet enclave amongst the heavily redeveloped
nature of the Isle of Dogs.
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The proposed development would be visible in views to the east outwards
from the park and will increase the built environment on the south of the
Thames, appearing behind some existing modern
structures of tall height. The Conservation Area Appraisal highlights that
‘views up and down the river’ contribute towards significance. However, the
scheme would not impact on the integral views that Island Gardens has
towards the Royal Naval College or towards other important assets along the
river, such as Trinity Almshouses, Old Greenwich Power Station or the
southern Footway Tunnel Entrance Building. The proposed development
would also not have an impact on the relationship between the assets which
contributes to their significance as a quiet, enclosed park fronting onto the
River Thames.

ed

It is considered that the harm to the significance of these heritage assets is
less than substantial.
• Newcastle Draw Dock;
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Newcastle Draw Dock and Bollards at Dock Entrance to Newcastle Draw
Dock are both listed at Grade II. They are located within the Island
GardensConservation Area. Their setting is defined by their relationship as a
pair of surviving assets associated with the 19th century industrial activity on
the Isle of Dogs. Views of the River Thames are also important as it forms the
core of their historic context, views up and down the Thames are highlighted
as important in the conservation area appraisal. They also have a relationship
and views
of The Watermans Arms which is a contemporary and partly associated asset.
The proposed will increase the built environment in views to the east across
the River Thames from the Thames Path which runs along the front of
Newcastle Draw Dock. The proposed scheme will not impact on their
relationship to the River Thames, their value as a pair of associated assets or
on their views of The Watermans Arms.
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It is considered that the harm to the significance of the heritage assets is less
than substantial.
• Millwall Wharf Riverside;

or
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Millwall Wharf Riverside Range of Warehouses is listed at Grade II. Its setting
is defined by its views onto the River Thames and its relationship with the
surviving jetty immediately to the south of the heritage asset.
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The proposed development would extensively increase the built environment
in views across the River Thames from the warehouses. The views across to
this area of the Greenwich Peninsula are at the moment relatively
undeveloped, with the Greenwich Gasholder and The O2 Arena being the
most prominent in the landscape. The proposed scheme would alter these
views significantly. Due to the scale of scheme it will also appear prominently
over the top of the associated jetty when looking from the warehouses,
distracting from views. However, the relationship with the Thames and the
jetty will not be affected.

M

It is considered that the harm to the significance of the heritage assets is less
than substantial.
• Isle of Dog Pumping Station;
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The Isle of Dogs Pumping Station is listed at Grade II*. Its setting is defined by
the redeveloped landscape of the London Docklands which took place in the
1980s. It also has wide views of the River Thames and especially of the O2
Arena which contribute to its significance.
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The proposed development would increase the built environment in views
directly southwards from the asset across the Thames and towards significant
structures on the Greenwich Peninsula such
as the O2 Arena and Greenwich Gasholder. The height and scale of the
development will appear prominently above the O2 Arena, distracting from
its distinction in views across the River Thames. The heritage assets
relationship of the surrounding built environment associated with the
Docklands Redevelopment will not be impacted.
It is considered that the harm to the significance of the heritage asset is less
than substantial.
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• Coldharbour Conservation Area;
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Coldharbour Conservation Area includes the following heritage assets, The
Gun Public House, Blackwall River Police Station, 15 Coldharbour , 5 and 7
Coldharbour, 3 Coldharbour, Isle House and Bridge House. They are all
Grade II listed. Their setting is defined by their relationship to each other as a
surviving cluster of buildings associated with the expansion of the Isle of Dogs
in the 19th century. They are historically associated with the River Thames
and this relationship contributes to their significance through extensive views
across the river and over to the south bank including views of buildings such
as the O2 Arena.
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The proposed development would appear prominently in views towards the
Greenwich Peninsula which are wide and open on the riverside of the assets.
The proposed scheme will increase the built environment in these views and
distract from existing prominent buildings such as the O2 Arena and the
Greenwich Gasholder. It would not impact on their relationship to each
other or their value as a surviving cluster of 19th century buildings.
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The only building which would not have any views is Bridge House. Bridge
House is located on the western side of the A1206 and is enclosed behind a
wall and mature trees. Views to the west of the River Thames are prevented
by tall modern residential developments. The proposed development would
result in no harm to Bridge House.

nd

The proposed development would result in less than substantial harm to the
Coldharbour Conservation Area and the remaining assets retained within it.
• Dry Dock at Blackwall Engineering;
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The Dry Dock at Blackwall Engineering is Grade II listed. Its setting has been
dramatically redeveloped and there is little of the surrounding landscape
which contributes to its significance. It does however retain its strong
relationship with the River Thames which is enjoyed through extensive views
up and down the river and across to the Greenwich Peninsula.
The proposed development would appear prominently in views southwards
from the Dry Dock towards the Greenwich Peninsula, dramatically increasing
the built environment and distracting from landmarks such as the O2 Arena.
It is considered that the harm to the significance of the heritage asset is less
than substantial.
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• Virginia Quays Settlers Monument:
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The Virginia Quay Settlers Monument is Grade II listed. Its setting is defined
by its position of the River Thames, where it commemorates the departure of
the settlers for North America. Therefore, views onto and across the River
Thames are a key part of its setting. The surrounding landscaping of the asset
also contributes to its significance, where it can be appreciated and stands
prominently on the riverside.
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The proposed development will increase the built environment in the assets
views across the river and to the Greenwich Peninsula beyond, where the O2
Arena currently stands directly in view. The scale and height of the
development will distract from these views. The development will not have an
impact on the monuments relationship to the river or the surrounding
landscaping which allows it to be appreciated.
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It is considered that the harm to the significance of the heritage asset is less
than substantial.

M

• Blackwall Pier and Entrance Lock to Former East India Dock Basin

ed

The Blackwall Pier and Entrance Lock to Former East India Dock Basin is
Grade II listed. Its setting is experienced internally as well as in views to the
south onto and across the River Thames, which it still has a strong
relationship with.
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The proposed development will increase the built environment in the assets
views across the river and to the Greenwich Peninsula beyond, where the O2
Arena currently stands directly in view. The scale and height of the
development will distract from these views. The development will not have an
impact on the monuments relationship to the river.

Ap

It is considered that the harm to the significance of the heritage asset is less
than substantial.
• Trinity Buoy Wharf.
Trinity House Chain Locker and Lighthouse Block and Trinity House Buoy
Wharf Quay and Orchard Dry Dock are both Grade II listed. Their setting is
defined from their value as a surviving pair and their ongoing and strong
relationship with the River Thames, both of which are experienced by views.
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The development will not have an impact on the relationship between the
two heritage assets or their value as a pair. It will also not have an impact on
the heritage assets relationship to the River Thames or the River Lea. The
proposed development will increase the built environment in the heritage
assets views across the river and to the Greenwich Peninsula beyond, where
the O2 Arena currently stands directly in view. The scale and height of the
development will distract from these views.
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It is considered that the harm to the significance of the heritage asset is less
than substantial.

R

21.8.8 The proposed development will result in no harm to the significance of the
heritage asset for the following:
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• The Grade II Southern Ventilation Shaft to Blackwall Tunnel Southbound
setting is defined by The O2 arena although it retains its functional
relationship with the Blackwall Tunnel. Its setting therefore makes a low
contribution to the heritage asset’s significance. The heritage asset is
located 120m to the north of the site boundary, the proposed scheme
would introduce further development into the heritage asset’s setting and
would be visually prominent in views out from the heritage asset towards
the site. However, this would not impact on the asset’s relationship with
The O2 Arena or impact on how the heritage asset is experienced. The
proposed development would result in no harm to the heritage asset.
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• Grade II listed East Greenwich Gas Works War Memorial is located 35m
to the north of the site boundary. Its setting is now defined by its location
within a small park, with the developments of the Greenwich Peninsula
prominent in the asset’s setting. Its setting makes a negligible contribution
to its significance. Although the proposed development would be visually
prominent in views out from the heritage asset towards the site, this
would not impact on its significance. The war memorial’s relationship to
the park would not be affected. The proposed development would result
in no harm to the heritage asset.

• Trinity Hospital: Trinity Hospital includes three designated heritage assets:
Trinity Hospital is Grade II* listed and the Front Wall to Trinity Hospital
and Lodge to Trinity Hospital, are both Grade II listed. They are also
located within the East Greenwich Conservation Area. The heritage assets
form a self-contained group and their significance is defined by their
relationship to each other, their location on the River Thames and by
Greenwich Power Station and coal jetty which are both prominent in
ITEM NO: 6
ITEM NO: 7 - Appended Main report

Page 175

or
t

views out from the heritage asset looking north. Their setting makes a
moderate contribution to their significance. The heritage assets are
located to 1.15km south-west of the site boundary. The proposed
development would not be visually prominent in views out from the
heritage assets towards the site. Views looking towards the site are
dominated by the power station and its coal jetty. The relationship of the
heritage assets to each other and to the hospital grounds, the River
Thames and the power station would not be affected. The proposed
development would result in no harm to these heritage assets.
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• Grade II listed Royal Naval College Pepys Building: Its setting is defined by
its location within the Maritime Greenwich World Heritage Site and
buildings of the former Royal Naval College as well as to the Cutty Sark
and the statue of Sir Walter Raleigh. Its setting makes a high contribution
to its significance. The heritage asset is located 1.5km south-west of the
site. The proposed development would increase the built environment
visible in views out from the asset towards the site despite the tree belt.
However, this would not impact on how the asset is experienced and
would not affect its relationships to other designated heritage assets. The
proposed development would result in no harm to this heritage assets.
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• Grade II listed Statue of Sir Walter Raleigh: The statues setting is defined
by its location within the Maritime Greenwich World Heritage Site,
relationship to the buildings of the Royal Naval College, especially to Pepys
Building and to the structures including the Cutty Sark. Its setting makes a
high contribution to its significance. The statue is located 1.6km to the
south west of the site. The proposed development would increase the
built environment visible in views out from the asset towards the site
despite the tree belt. However, this would not impact on how the asset is
experienced and would not impact on its relationships to other designated
heritage assets. The proposed development would result in no harm to
the heritage asset.

Ap

• Grade II New Zealand Monument: The monuments setting is defined by its
location within the Maritime Greenwich World Heritage Site, relationship
to the buildings of the former Royal Naval College and Thames side
location. Its setting makes a high contribution to its significance. The
monument is located 1.6km to the south-west of the site, the proposed
development would increase the built environment visible in views out
from the asset towards the site. However, this would not impact on how
the asset is experienced and would not impact on its relationships to
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other designated heritage assets. The proposed development would result
in no harm to the heritage asset.
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• Grade II listed K6 Telephone Kiosks and Western Railings: The heritage
assets’ setting is defined by their location within the Maritime Greenwich
World Heritage Site and relationship to the buildings of the Royal Naval
College, the Cutty Sark and other designated heritage assets. The heritage
asset is located 1.6km to the south-west of the site. The proposed
development would marginally increase the built environment in views out
from the assets towards the site. However, this would not affect
significance or impact on the relationship of the assets to the former Royal
Naval College buildings, the Cutty Sark or other designated heritage
assets. The proposed development would result in no harm to the
heritage asset.
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• Grade I listed Cutty Sark: Its setting is defined by its location in the
Maritime Greenwich World Heritage Site and its relationship to nearby
designated heritage assets, including the buildings of the former Royal
Naval College. Its setting makes a high contribution to its significance. At
ground level, views of the proposed development are unlikely. However,
limited views are likely when viewed from the decks of the ship. However,
this would not impact on the asset’s significance, interfere with the clear
skies view of the ship’s masts (a key component of the Maritime
Greenwich WHS) or impact on the ship’s relationships to other
designated heritage assets. The proposed development would result in no
harm to the heritage asset.
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• Grade II listed Entrance Building to the Greenwich Footway Tunnel: The
heritage assets setting is defined by its Thames-side location within the
Maritime Greenwich World Heritage Site and by its relationship to
designated heritage assets in Greenwich and its visual and functional
relationship with the other Grade II entrance building located in the
London Borough of Tower Hamlets. Its setting makes a high contribution
to its significance. The heritage asset is located 1.6km south-west of the
site. The proposed development would not be impact on the heritage
asset’s significance or on its relationship to the other entrance building
located in the London Borough of Tower Hamlets and other assets
located in Greenwich. The proposed development would result in no
harm to the heritage asset.

• Christ Church: Christ Church is listed at Grade II* and the Isle of Dogs
War Memorial is listed at Grade II. They are both located in the Island
Gardens Conservation Area. Their setting is defined by their relationship
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to each other and their views of other contemporary 19th century assets
in the streetscape, such as The Great Eastern public house. The assets are
situated set back from the riverside within an enclosed modern
streetscape and enclosed with mature trees. Because of this, there are no
views of the Greenwich Peninsula or the proposed development from the
assets and the proposed scheme does not impact on their relationship or
views of other 19th century assets. The proposed development would
result in no harm to the heritage asset.
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• The Watermans Arms: The Watermans Arms is listed at Grade II located
within the Island Gardens Conservation Area. Its setting is defined by its
relationship to contemporary assets associated with the 19th century
development of the Isle of Dogs, such as the Newcastle Draw Dock and
Christ Church. It also has some views out across the Newcastle Draw
Dock of the River Thames which contribute to its setting. Views
eastwards towards the site are obscured by mature trees immediately in
front of the asset and also some low level residential housing. It is possible
that there may be some slight views of the tall buildings over the top of
this residential housing, however this will be minimal and will not impact
on the heritage assets views and relationships to other 19th century
heritage assets. The proposed development would result in no harm to
the heritage asset.
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• Accumulator Tower to South East Corner of Poplar Dock: The
Accumulator Tower to South East Corner of Poplar Dock is Grade II
listed. Its setting is defined by its continued relationship to Poplar Dock
and other surviving buildings and infrastructure of the Docklands. This
relationship is experienced through views to the north and west. The
Accumulator Tower only has some very limited views of the River Thames
and the Greenwich Peninsula beyond which are glimpsed through gaps in
buildings. The majority of views are prevented by modern residential
developments on the eastern side of the A1206. The proposed
development would be barely visible and would not impact on the
relationship the asset has with Poplar Dock and other contemporary
associated infrastructure related to the London Docklands. The proposed
development would result in no harm to the heritage asset.

• The Northern Ventilation Shaft to the Blackwall Tunnel South is Grade II
listed. Its setting is defined by the surrounding redeveloped landscape of
the Isle of Dogs which are its primary views. It also has a relationship to
the Blackwall Tunnel itself and its sister structure in Greenwich, these are
not experienced through views. Tall buildings on the south side of the
Ventilation Shaft prevent any views of the river or of the proposed
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development. There will be no impact on the relationship the asset has
with the Blackwall Tunnel or its sister structure on Greenwich Peninsula.
The proposed development would result in no harm to the heritage asset.
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21.8.9 The Assessment concluded that whilst it is recognised that the new tall
buildings for the proposed development would result in minor change to the
setting of a number of designated heritage assets, resulting in a number of
minor adverse effects and a moderate adverse effect in respect of the
Greenwich World Heritage Site. In terms of the National Planning Policy
Framework, the proposed development would constitute as ‘less than
substantial harm’ to the heritage assets.

R

21.8.10 The assessment concluded that no mitigation or design amendment were
considered warranted or feasible to reduce or offset those adverse effects
identified.
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21.8.11 The submitted ES addendum assessed the impact of the scheme on nondesignated heritage assets within 500m of the site. These includes Grain Silo
and Jetty at Morden Wharf, Molassine Company Office, Dreadnaught School
and the Star of the East PH. The proposed development was considered to
result in a less than substantial harm (minor negative significance) to all but
the Dreadnaught School building which was considered to result in no harm
(negligible significance).
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21.8.12 Historic England has been consulted and confirmed that the application
should be determined in accordance with national and local policy guidance,
and on the basis of the Council’s specialist conservation advice. The Council’s
Conservation Officer has reviewed the scheme and also concluded that the
proposal results in less than substantial harm.
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21.8.13 The principle of development of this nature has previously been consented
through the 2004 and 2015 Masterplans. Notwithstanding the above, where a
development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, the approach set out in paragraph
196 of the NPPF should be followed:
“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.”

21.8.14 It is considered that the scheme would deliver the following public benefits:
increased provision of housing and affordable housing; new social
infrastructure, new public realm and pedestrian connections as well as the
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22.
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wider benefits resulting from the Greenwich Peninsula Masterplan
development as set out in the section 46 – Conclusion of the report. It is
therefore considered that the harm identified has been justified in accordance
with paragraph 194 of the National Planning Policy Framework, and
appropriately balanced by the delivery of public benefits set out by Paragraph
196 of the NPPF.
Heritage Impact Assessment

R

ep

22.1 As mentioned above, the applicant has also submitted a Heritage Impact
Assessment (HIA) which considered above-ground heritage assets. The HIA
has reviewed the impact of the Outline and Detailed parts of the proposal on
a number of surrounding heritage assets. The HIA only considered the
potential effects on those designated and locally listed heritage assets within
the immediate vicinity of the application site.
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22.2 The heritage assets identified for the HIA are listed below; all of which are
beyond the application site:
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1. Southern Ventilation Shaft to the Blackwall Tunnel southbound (Grade II
listed);
2. Southern Gatehouse to the Blackwall Tunnel (Grade II listed);
3. Nos. 70-84 River Way SE10 (Grade II listed);
4. East Greenwich Gas Works War Memorial (Grade II listed);
5. ‘The Pilot’ Public House (locally listed).

nd

22.3 Outline Part and Detailed Part

Ap
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22.3.1 The assessment states that part of the significance of a number of the heritage
assets is their illustrative value as reminders of the industrial community
which typified this area and the proposal would not affect this aspect of their
significance. This assessment concludes that there would be no harmful effects
on either their setting or significance as a result of the proposed
development. The assessment further states that subject to detailed design,
the proposed development would introduce a high-quality development and a
comprehensive townscape into the setting of the heritage assets. The setting
of the identified heritage assets would be enhanced and their significance and
special interest (where relevant) would be preserved. An assessment of the
impact of the proposed development on nearby heritage assets has been
provided above where it is established that the proposed development will
have a less than substantial harm in regards to the Grade II listed Southern
Gatehouse to the Blackwall Tunnel and the Grade II listed 70-84 River Way
and locally listed Pilot Inn and no harm to the Grade II listed East Greenwich
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Gas Works War Memorial and the Grade II listed Southern Ventilation Shaft
to the Blackwall Tunnel southbound.
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22.4.2 For the reasons set out in the section above, Officers do not agree that there
will be no harm to the heritage assets identified in the HIA. Rather, the
development will cause less than substantial harm to three of the heritage
assets (2, 3 and 5) and no harm to the remaining two (1 and 4) and 1. There
is clear and convincing justification for this harm and 2. This harm is
outweighed by the public benefits derived from the development proposals.

23.

R

ep

22.4.3 The application has been reviewed by an the Council’s ES Consultant as well
as being reviewed by Historic England and RBG’s Conservation Officer. The
ES review concurs with the applicant’s ES findings.
Archaeology:

23.2

Outline Part
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23.1 Policy DH(m) of the Core Strategy states that Borough will expect applicants
to properly assess and plan for the impact of proposed developments on
archaeological remains where they fall within ‘Areas of High Archaeological
Potential (AHAPs)’.
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23.2.1 The site lies within the Greenwich Peninsula and Foreshore Archaeological
Priority Area. The Greater London Archaeological Advisory Service (GLAAS)
has reviewed the submitted Geo-archaeological and Palaeoenvironmental
Written Scheme of Investigation submitted with the application and raised no
objections. A planning condition requiring further archaeology investigations is
proposed.

pe

23.3 Detailed Part (18.02 & 18.03)

Ap

23.3.1 In regards to Plot 18.02 and 18.03 the report sets out that bore hole testing
has been carried out at Plot 18.02 (four boreholes) and the adjacent plot
(18.01 – 3 boreholes) previously meaning site investigation data is now
available for Plots 18.01 and 18.02. In addition, geoarchaeological investigation
of Plot 18.03 has now been completed.
23.3.2 Due to the coverage provided by the additional geotechnical and
geoarchaeological data now available, no further boreholes are recommended
within Plots 18.02 and 18.03. In conclusion, no further geoarchaeological
investigations are recommended in Plots 18.01, 18.02, 18.03 and 21.
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24.

Open Space, Public Realm and Landscaping:
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24.1 Policies DH1 and OS(f) of the Core Strategy seek a high standard of
landscaping in all development, taking into account ecological and
environmental factors, the maintenance and enhancement of tree coverage
and suitable arrangements for parking and access.

ep

24.2 London Plan Policies 2.18, 5.10 and 7.5 require developments to make a
positive contribution to London’s network of open spaces. Policy G1
in the Draft London Plan also requires green infrastructure to be fully
integrated into new developments.

R

24.3 Outline Part

ai

Brickfields Street & Square – 9,184 sqm
Edmund Halley Place Square – 4,767 sqm
Play Streets – 4,684 sqm
Allotments – 1,605 sqm

M

•
•
•
•

n

24.3.1 The Public Realm Parameter Plan (07-004) demonstrates how the 2019
Masterplan would deliver public open space. The proposed development will
the following public open space:

ed

24.3.2 In addition, the 2015 Masterplan proposals include:
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• A network of diverse public open spaces across the Peninsula including the
enlarged local park of Central Park; a series of new pocket parks including
Meridian Quays Park, Meridian Quays Jetty and Upper Riverside; a series
of play spaces; and the linear park formed by the Thames Waterfront and
The Tide walkway.
• Central Park can incorporate small multipurpose sport pitches (court
games) such as tennis courts and basketball. The central lawn has the
dimension and provision to allow for ball games such as football, rugby and
cricket.

24.3.3 Dedicated playing fields are also provided on the Peninsula within St Mary
Magdalene School and available to use by members of the public outside of
school hours.

24.3.4 Across the Peninsula, the wide variety of spaces form a total of 19.76
hectares of public open space (17.74 hectares in 2015). Based on the
predicted occupancy of the 2015 and 2019 Masterplans (40,220) this provides
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4.914 square metres of open space per resident which is an increase from
4.904 square metres of open space per resident based on the predicated
occupancy of the 2015 Masterplan (36,179).
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24.3.5 A structural landscape framework is proposed to express spatial hierarchy
and to create cohesion, orientation and legibility between distinct urban
districts. Similar principles to the 2015 Masterplan are proposed which
includes:
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• The creation of the distinct residential quarter of Brickfields with tree
lined streets and lanes and communal courtyards above parking areas.
• The creation of distinct urban quarter of Peninsula Central with tree lined
streets, bus stands, commercial activity and communal courtyards above
parking areas. Edmund Halley Way will provide for a multitude of activities
from markets to sports. Rooftop allotments and recreation facilities could
be provided on top of the multi-storey car parks.
• The Pedestrian Central Spine providing a clearly defined north-south
connection.
• Structural tree planting expressing the hierarchy of streets and responding
to the microclimate.
• Play streets are provided on an east west connection providing green
pocket parks.
• Access Streets also on an east west orientation are vehicle orientated with
high quality landscaping
• Primary Streets of Millennium Way and West Parkside will form tree lined
streets with large scale tree planting to both sides of the street.
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24.3.6 Notwithstanding the above, concerns have been raised by RBG planning and
urban design officers during the application process in regard to some of the
public realm and open spaces areas identified within the application site.

Ap

Whilst it is recognised that the current 2019 masterplan increases the overall
amount of open-space provision for the whole Peninsula in comparison to the 2015
Masterplan, exceeding the minimum required provision of open space per 1000
residents, as indicated at page 224 of the submitted Design and Access Statement.
It is considered that the overall open space strategy would have been more effective
if the layout and size of some of the open spaces would have been designed more
coherently with their distinct roles within the designed neighbourhoods and
surrounding context, the scale of the surrounding buildings and the quantum of
deliverable habitable units.
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The play strategy appears as relying too heavily on the provision of amenity space
off-site.
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At page 231 of the Design and Access Statement, the whole network of streets on
the site, exception made for the service lane to car-parking, is indicated as part of
the play-space provision, including the immediate areas to the facades of the
buildings. This is considered as creating a misleading representation of the usable
play-space on the site, also in consideration of the narrow section of a significant
part of Brickfields Street and overshadowing created by the surrounding tall
buildings.
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It is noted that the two designed play-streets would be surrounded by buildings with
indicative maximum heights up to 31 and 38 storeys, including some positioned to
their immediate south. It is considered that this would have a significant impact on
the perceived attractiveness and functionality of these spaces, which despite being
wider than eighteen metres and up to thirty metres wide on one point on River Way,
would for their most part sit within the influence zone of those tall buildings and be
visually overwhelmed by their scale.
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While the undertaken sunlight/daylight study and wind analysis by the applicants
demonstrates that the environmental conditions on these spaces would mostly be
acceptable for sitting and standing and receive at least two hours of sunlight
throughout the day on 21st of June, nevertheless these are far from being optimal
conditions. This issue could have been addressed by reducing the heights for the
surrounding blocks and increasing the provision of genuine play spaces.
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This difficult coexistence of tall buildings with the immediate proximity of the
amenity space is also associated with the limited width of the site in the east-west
direction. This is reflected on Brickfields Street, which is between fourteen and
eighteen metres in width approximately on its narrowest part. Brickfields Street is
depicted in the Design Guidelines as a space with an informal and domestic
character, capable of accommodating a variety of events and activities. However,
similarly to the play streets, it is considered that this role would be negatively
affected by the great scale of some of the surrounding buildings.
It is considered to have been a missed opportunity by the applicant to not increase
the size of Neal Yard which has a prominent position, opposite St Mary Magdalene
School. This open space could have a central role as a community space for the
wider neighbourhood within the catchment area of the school and act as a calmer,
more intimate counterpart of Brickfields Square, further away from the busy district
centre.
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It is noted that at the Design Review held in October 2018 by the Design Council,
the Panel also commented on the inadequate provision of open space on the site:
“The Panel…are not yet convinced that the increase in residential density has been
adequately offset through a sufficient uplift in social amenity… We encourage the
project team alongside the local authority to investigate opportunities for further
significant open, green spaces which could service the Mini Masterplan residents as
well as those in surrounding emerging developments across the Peninsula.…Within
the Mini Masterplan site, we encourage the project team to pursue alternatives that
would embolden the internal and external public realm through increased amenity
spaces. Whilst we welcome the rooftop allotment and play spaces proposed they will
function more as destination amenity, removed from the natural movement patterns
of the area. We encourage the team to provide more generous play and activity
space at ground level within proposed development areas.”

n

No significant changes have been made on this aspect of the scheme, since that
DRP.

ai

24.3.7 The applicant has provided the following responses to the concerns raised
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• Whilst Central Park provides access to substantial amenity in close
proximity to the site, further high-quality public and communal space has
been provided on Edmund Halley Place and along Brickfields Street.
Edmund Halley Place is approximately 11,160m2 (180m wide east to west
and an average of 62m deep north to south). This is a significant civic space
and will have a very important role to play for the wider neighbourhood.
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• The D&A addendum highlights that Brickfield Streets introduces the
opportunity for varied heights and building types arranged informally with
a differentiation of materials, tone and building elements. Gardens, lighting
and planting add to the domestic character of Brickfields Street. The
spaces of this street also are varied with the width of the streets widening
to allow cross views and narrowing for intimate focused views to enhance
the pedestrian experience. The applicant also highlights that Brickfield
Square is generous space at 3542m2 (92m long and 27 to 50m wide) but at
a local scale for the neighbourhood.
• Neal Yard is a significant area at 656 square metres area which in the
illustrative scheme has an open southernly aspect. The applicant has
updated the Design Guidelines however, to identify to Neal Yard is a point
of significance and that it should have a family-friendly character. There are
few built schemes around London that possess such an array of public
spaces within short walking distances. It is important not to compromise
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the size of the plots, to render the plots unviable to deliver the expected
quantum of homes and uses anticipated.
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24.3.8 Following discussions with planning and urban design officers, the applicant
has amended the illustrative scheme to include a potential pocket park to Plot
16.03 to widen the River Way at the junction of Brickfields Street. It will be
for future reserved matters for Plot 16.03 to explore whether this is feasible
and viable.
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24.3.9 Whilst it is disappointing that the applicant was not willing to amend the
scheme to incorporate more of the suggestions made by Officers, the high
quality of the overall urban design strategy is acknowledged and supported in
design terms. It is also acknowledged that the development provides the
required amount of open space and the environmental studies undertaken for
the outline part of the application demonstrate that the illustrative scheme
provides suitable environmental conditions in terms of wind and sunlight and
daylight. The illustrative landscape and public realm and child play space
strategy (discussed below) in the D&A demonstrated that the hard and soft
landscaping design would be of a high quality and would contribute to the
amenity and the ecological value of the site. Further details of these areas,
landscaping and environmental assessments will come forward through
Reserved Matters applications. Where there are weaknesses identified in the
scheme these are not considered sufficient on their own to justify a refusal of
the proposal in design terms. In addition, this must be balanced against the
public benefits identified throughout the report such as the provision of
additional housing and affordable housing, new social infrastructure including,
health centre, primary school and a new transport interchange.
24.4 Detailed Part (18.02 & 18.03)

pe

24.4.1 A total of 2,524 sqm of landscaped space is provided across the development
in a number of different forms. This is in addition to the private amenity space
provided for each individual unit. This includes the following provision:

Ap

• Each plot contains a podium creating a total of 1,389 sqm across both (of
which 920 sqm will be play space)
• Each plot contains a roof terrace creating a total of 220 sqm
• A landscaped public amenity space is provided between Plot 18.02 and
18.03 and a further landscaped area is provided on the corner of Neal
Street and Hendon Street, totalling 915 sqm.
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24.4.2 A landscaped podium accessible to all residents within each plot is provided at
first floor. These spaces include landscaping for quite enjoyment and for
active play. All residential properties that sit flush and face directly onto the
podium have direct access, aside from three units in the Tower Blocks that
will have easy access through a central core and communal entrance.
Defensible planting is proposed around the perimeter to safeguard the
amenity of private amenity spaces that sit flush with the podium. High quality
paving is proposed for the pathways across the podium, with finer grain
paving proposed for private terraces. Raised planters run around the
perimeter of the podiums to define the usable spaces with inaccessible
planting. Concrete seating will be built into this perimeter edge. A total of 12
trees are proposed on the podium of 18.02 and 8 are proposed on 18.03.
Areas of grass lawns are proposed across both podiums.
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24.4.3 Two roof terraces are proposed, one on each plot in the tall tower blocks
(Blocks A and E). Access to the terrace will be for residents in that block
only. Plot 18.02 has an external terrace located on level 20 and Plot 18.03 has
a terrace located on level 15. These spaces are for quite enjoyment and no
play provision is included. High quality paving is proposed to the perimeter of
these spaces with high quality finer grain paving in the centre. Concrete seat
planting is also incorporated into the raised concrete planters that create the
landscaped spaces. A combination of low-level planting and shrub are
proposed. The shrubs are flowering plants to enhance the visual impacts of
the landscaping.
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24.4.4 A central landscaped space between 18.02 and 18.03, known as Woodbridge
Way. This space is designed to create a natural walkway from Central Park
and St Mary Magdalene School. The space primarily comprises concrete
paving and opens up in front of the non-residential unit allowing for activation
of this space. A graphic pattern of black and white strips is created using precast concrete blocks for added interest. Soft landscaping is also proposed and
includes street tree planting and evergreen planting. A shared footpath and
cycle path is also proposed.

Ap

24.4.5 An additional landscaped space is proposed on the corner of Neal Street and
Hendon Street. This area is formed of ground covers, evergreen hedges,
herbaceous planting and scattered tree planting. Planting adjacent to the
vehicle access will be low level and the trees will have a high clear stem, to
ensure vehicles have clear visibility.
24.4.6 The surrounding streetscape has already been consented under a 2016
reserved matters application (reference 16/1556/R). The materials proposed
consist of pre-cast concrete paving with grey paving used for the exterior
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25.
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pavement and black and white proposed for the central walkway
(Woodbridge Way). The surrounding streetscape also includes street trees
and defensible space to the ground floor units. Along West Parkside an
alternating mix of new avenue trees will be planted with the hard standing.
Through Woodbridge Way a scattered arrangement of multi stem birch trees
will provide year round seasonal interest and an informal atmosphere. Along
Hendon Street and Neal Street the existing Field Maples trees are retained.
Urban Greening

R
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25.1 London Plan Policy 5.10 and Policy G5 of the draft London Plan states that
development proposals should contribute to the greening of London by
including urban greening as a fundamental element of site and building design,
and by incorporating measures such as high-quality landscaping (including
trees), green roofs, green walls and nature-based sustainable drainage.
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25.2 The Urban Greening Factor (UGF) provides an assessment of design
proposals in relation to the quantity and functionality of urban greening. The
draft London Plan recommends a target score of 0.3 for predominately
commercial development and 0.4 for predominately residential developments.
25.3 Outline Part

pe
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25.3.1 The UGF has been calculated across the Brickfields neighbourhood, based
upon areas of inaccessible brown roofs and extensive green roofs with
planting and permeable paving on accessible podium roofs. At ground level
permeable paving within the play streets, hedges, ground covers, amenity
grassland, species rich areas, planted Suds areas and extensive tree planting
with large root zones. Brickfields Street, roads and road footpaths have been
calculated as nonporous surfaces. As such the UGF score for Brickfields is
0.19 which is significantly below the 0.4 required by the Draft London Plan.

Ap

25.3.2 The applicant states that due to the requirement to build road and
infrastructure as part of the proposals (as the site is previously undeveloped)
significantly reduces the UGF score.
25.3.3 The applicant has carried out an assessment on a plot basis. In this instance,
Plot 16.03, where the UGF calculations include threshold zone hedge planting
at ground level, podium terrace planting, podium terrace paving infiltration,
and brown roofs to inaccessible roof space, a UGF score of 0.32 is achieved
which is much closer to the 0.4 target score.
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25.3.4 When calculating the UGF for Peninsula Central, a predominately
commercial, leisure and transport area the UGF score is 0.12. This lower
than target score is for the same reasons as Brickfields with the extent of
hard surfaced infrastructure even more dominant within this area. However,
on a plot basis the target score of 0.3 for commercial development, and 0.4
for the residential development is stated will be achieved within Peninsula
Central.

25.4 Detailed Part (Plots 18.02 and 18.03)
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25.3.5 The applicant has set out the reasons for the low scores for the Urban
Greening Factor within the Brickfields and Peninsula Central neighbourhoods.
Taking the above into account, the applicant will need to ensure that at
detailed design stage every effort is made to ensure the target UGF scores
are reached on a plot by plot basis.
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25.4.1 In line with draft London Plan requirements, the site has been assessed to
establish its urban greening factor. The scheme achieves 0.27 / 0.4. This has
been calculated based on a site area of 7,440 sq.m and breaks down as
follows:
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(0.4) Amenity grassland - GF - 251m2;
(0.5) Groundcover planting - GF - 551m2;
(0.8) Standard trees - GF - 389m2
(0.8) Intensive green roof - RF podiums and roof terraces - 952m2
(0.3) Extensive green roof, self-seeding brown roof - 1,611m2
(0) Sealed surface - stone - GF - 843m2
(0.6) Hedge - GF - 94m2

pe

25.4.2 Therefore the urban greening factor would score the following - (0.4 x 251) +
(0.5 x 551) + (0.8 x389) + (0.8 x 952) + (0.3x1,611) + (0 x 843) + (0.6 x 94) /
7440 = 0.27

Ap

25.4.3 The applicant has set out that they have sought to optimise the green
landscape across the proposal where possible whilst also balancing other
requirements (such as play space, access routes and PV panels).
Notwithstanding this, much of the surrounding street level landscaping has
been predetermined by the consented 2016 reserved matters for the
surrounding roads (16/1556/R) which restricts the amount of urban greening
that can be proposed with this application. Whilst an urban greening factor of
0.27 against a target of 0.4 is below the policy requirements of the draft
London Plan, the applicant is constrained by the previous consent and has
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sought to maximise provision whilst balancing the various onsite
requirements. As such, the scheme is considered acceptable.
26.

Children’s Play Space
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26.1 Policy 3.6 of the London Plan and Policy S4 of the draft 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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26.2 The Mayor’s Play and Informal Recreation SPG recommends 10sqm of play
space per child. The requirements of children’s play space are divided 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.

M

26.3 Outline Part

0-4: 10,980 sqm
5-11 year olds: 7,680 sqm
Over 12’s: 3,830 sqm
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26.3.1 The amount of play space required for a development is calculated using the
GLA’s Population Yield Calculator with a recommended allowance of 10
square metres per child.
26.3.2 The applicant has calculated the amount of playspace required for the outline
part of the development, using the calculator with Greenwich as an Outer
London Borough with a PTAL of 3-4. This calculated a child yield of 2249
children and a total play space requirement of 22,498 square metres which
can be broken down into:

26.3.3 The applicant’s DAS Addendum and other application documents
demonstrate how up to 31,694sq.m of playspace provision could be provided
across the site.
26.3.4 It is important to note that these figures are illustrative and will be
superseded by actual unit/tenure details when each Plot RMA comes forward.
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26.3.5 Play space for under 5’s will focus on doorstep play, with both dedicated and
incidental play, within the residential courtyards.
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26.3.6 Children aged 5 to 11 and over 12’s are provided for in the playable space in
the overall network of public realm and also provided in dedicated play spaces
in the various parks within 400 metre walking distance. Dedicated play spaces
for children aged 5 to 11 will be in Play Streets and in the Central Park which
are within the 800 hundred metre walking distance of all residential areas.
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26.3.7 Play street which are orientated east-west to the Brickfields streets are
pedestrian dominated and will include green pocket parks which include play
spaces for a range of age groups.
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26.3.8 Play space for the over 12’s will be located within Central Park, play courts
within St Mary Magdalen School which are available for community use
(outside school hours) and across the leisure spaces in the wider Peninsula.

M

ai

26.3.9 The size and layout of these areas will come forward through the Reserved
Matters Application. However, the DAS and the Design Guidelines provide
further details as to how these areas should be developed.

ed

26.3.10 The illustrative scheme is considered to demonstrate that the amount of child
play space required for the 2019 Masterplan to meet the requirements of
policy and the Mayor’s SPG can be provided.

nd

26.3.11 Concerns have been raised by RBG planning and urban design officers during
the course of the application in regard to the play strategy within the
application site. These include:

Ap

pe

• Play strategy appearing to rely heavily on the provision of amenity space
off site.
• Whether all the space identified as play space is usable.
• Overshadowing to the play streets created by the surrounding tall
buildings (indicative maximum heights of up to 31 and 38 storeys).

26.3.12 The applicant has responded to the Council’s concerns with the following
responses:
Page 42 of the DAS Addendum demonstrates the playspace areas required per age
group based on the illustrative scheme. The diagram on page 44 of the DAS
Addendum demonstrates that the playspace can be accommodated in various
locations across the masterplan and not necessarily in the exact areas as identified
on page 42. This demonstrates that there is flexibility to the illustrative scheme
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whilst ensuring sufficient playspace can be provided. As such, areas including
Brickfields Street and Edmund Halley Way public realm have been included as they
could, in theory, accommodate further elements of playable space. This would most
likely be in the form of objects or landscaped spaces that facilitate incidental play or
more active play spaces. It is acknowledged that these spaces have other shared
uses, but that does not exclude them from providing elements of playable space.

ep

The 2019 masterplan proposals will overprovide on playspace by approx. 5,733sqm
(not including the 53,985sqm of open/playspace provided in Central Park and St
Mary Magdalen All Through School, plus play opportunities at Plot 8) as set out in
the DAS Addendum.

R

The environmental studies undertaken for the outline part of the application
demonstrate that the illustrative scheme provides suitable environmental conditions
in terms of wind and sunlight and daylight.
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26.3.13 As this application describes an illustrative scheme it is not possible, at this
stage, to understand the exact unit composition of each
plot. Therefore, the exact playspace requirement associated to each plot may
change as the Masterplan develops. The applicant has carried out a study
distributing playspace proportionally across the Masterplan which appears to
show sufficient playspace can be provided to meet the policy requirements. It
is also acknowledged that Central Park has always formed a key space within
the Peninsula to incorporate playspace. Full details of the play space will come
forward in future Reserved Matters applications.

nd

26.4 Detailed Part (18.02 & 18.03)

Ap
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26.4.1 In accordance with Table 4.3 of the Mayor’s Play and Informal Recreation SPG
play provision has been assessed for the various age groups based on the
following distances:
• Under 5’s – within 100m,
• 5-11 year olds – within 400m, and
• 12+ year olds – within 800m
26.4.2 This is set out in the Design and Access Statement and the following open
spaces are captured within the above ranges: Central Park, Ecology Park,
Southern Park and Lower Riverside Park.
26.4.3 A total of 2,014.5 sqm of play space is required based on the GLA’s Play
Space Calculator. The proposal includes 920 sqm across the Podiums and
therefore there is a shortfall of 1,094.5 sqm. The quality of these podium
spaces in terms of microclimate is discussed elsewhere in this report. The
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quantum of play space provides the play requirements for 0-4 year olds (884
sqm) and a small portion of the requirement for 5-11 year olds (36 sqm). The
remaining requirement relies on the off-site spaces.
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26.4.5 The previous reserved matters applications also only provided for the
younger age groups with the older children then able to use the surrounding
open spaces for play. As such, this position has already been accepted for
these plots. The applicant is able to demonstrate that the shortfall from Plots
18.02 and 18.03 can be accommodated elsewhere within the Peninsula. On
this basis, the proposal is considered acceptable.

Residential Amenity

n

27.

R

26.4.6 The applicant has provided details of the likely play equipment that will be
included on the podiums and has provided illustrative details. The finalised
play equipment and details shall be requested by condition.

ai

27.1 The NPPF makes a general stipulation that ‘planning policies and decisions
should always seek to ensure a good standard of amenity for existing and
future occupants of land and buildings’.

ed

M

27.2 Policy DH(b) of the Core Strategy states that ‘When determining applications
for new developments, extension or renovations of buildings, the Council will
oppose development that causes an unacceptable loss of amenity to adjacent
occupiers by reducing the amount of daylight, sunlight or privacy they enjoy
or result in an un-neighbourly sense of enclosure.

pe
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27.3 London Plan policy 7.6 states that buildings and structures should not cause
unacceptable harm to the amenity of surrounding land and buildings
particularly residential buildings, in relation to privacy, overshadowing, wind
and microclimate.
27.4 Outline Part

Ap

27.4.1 The Design Guidelines and the Design and Access Statement provide
guidance to promote privacy and avoid overlooking. These include:
•
•
•
•
•

Transitional planting,
Legible entrance,
Hierarchy between communal and private entrances,
Location of tall buildings,
Spacing between buildings
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27.4.2 With each reserved matters application, it will need to be demonstrated that
carefully consideration has been taken to prevent any unacceptable effects in
terms of privacy and overlooking.
27.5 Detailed Part (18.02 & 18.03)
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27.5.1 The Mayor’s Housing SPG sets out that previous planning guidance suggests a
distance of 18-21m. The Housing SPG goes on to note that whilst this may be
a useful ‘yardstick’ it should not be applied rigidly as it can “limit the variety of
urban spaces and housing types in the city, and can sometimes unnecessarily
restrict density”.
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27.5.2 Standard 28 of the Major’s Housing SPG requires design proposal to
demonstrate how habitable rooms provide adequate privacy from
neighbouring properties, the street and public spaces. This is set out in the
Design and Access Statement.
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27.5.3 The podiums of each block have distances of 18.7m (18.02) and 16.0m
(18.03). The gaps between blocks are reduced with the smallest distance
being 6.9m however the scheme has been designed to ensure that privacy is
maintained and where distances may give rise to overlooking, the internal
configuration of the units means that window arrangements have sought to
avoid windows overlooking windows. Where this is not possible, the internal
configuration means that habitable rooms do not overlook habitable rooms
and views are managed to avoid impact on amenity through loss of privacy.
The following measures have been employed to ensure amenity is
safeguarded:
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Plot 18.02:
1. The flank wall of Block B contains only secondary windows with obscured
glazing to avoid overlooking between Block A & B.
2. The rear elevation of the townhouses contains bedrooms and bathrooms,
aspect from living rooms is to the south and the street. In single aspect
rooms which do face each other between Blocks A & C, simple treatments
to the windows will be applied to direct views out to avoid overlooking.
3. The flank wall of Block C does not contain any glazing so there are no
overlooking issues
Plot 18.03:
1. The flank wall of Block F contains only secondary windows with obscured
glazing to avoid overlooking between Block E & F.
2. The rear elevation of the townhouses contains bedrooms and bathrooms,
aspect from living rooms is to the south and the street. In single aspect
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rooms which do face each other between Blocks E & D, simple treatments
to the windows will be applied to direct views out to avoid overlooking.
3. The glazing on Block G has been positioned to avoid overlooking the
balconies on Block F and to maximise views into the courtyard.

Daylight, Sunlight and Overshadowing

ep

28.

or
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27.5.4 The proposed is not considered to give rise to an unacceptable loss of privacy
and careful design measures have been employed to avoid overlooking. The
proposed is therefore considered to be acceptable in regards to privacy.
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28.1 There is no national planning policy directly related to sunlight and daylight.
However, most Local Authorities recognise the guidelines set out in the BRE
Guide Site Layout Planning for Daylight and Sunlight, A Guide to Good
Practice as the most appropriate method for daylight, sunlight and
overshadowing assessments.
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28.2 The London Plan Policy 5.3 states that development should meet a number of
sustainable design principles including ‘ ..ensuring developments are
comfortable and secure for users, including avoiding the creation of adverse
local climatic conditions’. Policy 7.6 goes on to state that buildings and
structures should not cause unacceptable harm to the amenity of surrounding
land and buildings, particularly residential buildings in relation to privacy,
overshadowing, wind and microclimate. Policy 7.7 goes on to state that tall
buildings should not affect adversely their surroundings in terms of
microclimate, wind turbulence, overshadowing.’

Ap
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28.3 Chapter 10 – Daylight, Sunlight and Overshadowing of the ES reports the
outcome of the assessment of the likely significant environmental effects
arising from the proposed development upon daylight, sunlight and
overshadowing of neighbouring properties surrounding the application site. In
reviewing the Chapter, the Council’s consultant identified a number of areas
where more clarification/information was required. These included inter alia
window assessment for consented schemes, clarification on whether the
assessment is based on the maximum parameters or the illustrative scheme,
correct table 10-8 with correct percentages, further information on the
baseline conditions, set out criteria for the categorisation of overall
magnitude of change to each receptor and re-categorise the magnitudes of
change according to the criteria, re-classify the significance of effects and
amendments to the NTS. The applicant provided responses in the applicant’s
Environmental Statement Review GPM Response Report (dated June 2020)
and a Supplementary Technical Note. These have been reviewed by the
Council’s consultant. There are some instances where the Council’s
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consultant did not agree with some of the overall magnitudes of change and
effect significances that have been ascribed by the applicant’s consultants in
the Supplementary Technical Note and these are discussed below. The
applicant has also required to update Table 10-8 with the figures provided by
the Council’s Consultant.

R
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28.4 As mentioned above, guidance on daylight and sunlight is contained in the
Building Research Establishment (BRE) handbook ‘Site Layout Planning for
Daylight and Sunlight’ 2011. For calculating daylight to neighbouring
properties, affected by a proposed development, the primary assessment is
the vertical sky component (VSC) method of assessment together with the no
sky line (NSL) assessment where internal room layouts are known or can
reasonably be assumed. The 2011 BRE guide emphasises the VSC assessment
as the primary method of assessment.

n

28.5 Outline Part

ed
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28.5.1 The baseline condition comprises the existing site conditions and existing and
consented schemes adjacent to the application site. To assess the daylight and
sunlight effects on the surrounding properties, the model of the proposed
development was inserted into the baseline model to illustrate the proposed
scenario. The 3D model of the proposed scenario has been used to
determine the levels of daylight and sunlight on the development and
surrounding properties and, in line with the BRE criteria, these has been
compared to the levels determined in the Baseline Scenario.

nd

28.5.2 For buildings that neighbour a new development, the guidance suggests that
daylight will be adversely affected if either, its windows achieve a VSC below
27% and have their levels reduced to less than 0.8 times their former value
and the levels of NSL are reduced by more than 0.8 times their former value.

pe

28.6 Façade Assessment (Outline Part and Detailed Part)

Ap

28.6.1 The first set of analyses identifies the façade points below and above the BRE
criteria. The VSC calculations were conducted on the sensitive receptors
identified and the ratio of impact from the Baseline Scenario derived. The
results were then used to determine compliance against the BRE criteria. The
assessment provides the results for 38 receptors and the results indicate that
the majority of the receptors assessed are within the daylight criteria with
negligible magnitude of change between baseline and proposed scenarios. In
summary, the results in the applicant’s report show that out of the total
323,843 facade points assessed, 81% have a negligible magnitude of change
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from the baseline, 11.5% have a low magnitude of change, 4.3% a medium
magnitude of change and 3.2% a high magnitude of change.

or
t

28.6.2 The BRE Guide includes the following suggested guidance for significance of
effects:
“Adverse impacts occur when there is a significant decrease in the amount of
skylight and sunlight reaching an existing building where it is required, or in the
amount of sunlight reaching an open space.

ep

The assessment of impact will depend on a combination of factors, and there is no
simple rule of thumb that can be applied.
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Where the loss of skylight or sunlight fully meets the guidelines, the impact is
assessed as negligible or minor adverse. Where the loss of light is well within the
guidelines, or only a small number of windows or limited area of open space lose
light (within the guidelines), a classification of negligible impact is more appropriate.
Where the loss of light is only just within the guidelines, and a larger number of
windows or open space area are affected, a minor adverse impact would be more
appropriate, especially if there is a particularly strong requirement for daylight and
sunlight in the affected building or open space.
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Where the loss of skylight or sunlight does not meet the guidelines, the impact is
assessed as minor, moderate or major adverse. Factors tending towards a minor
adverse impact include:
• only a small number of windows or limited area of open space are affected;
• the loss of light is only marginally outside the guidelines;
• an affected room has other sources of skylight or sunlight;
• the affected building or open space only has a low level requirement for skylight
or sunlight; and
• there are particular reasons why an alternative, less stringent, guideline should be
applied.

Ap

Factors tending towards a major adverse impact include:
• a large number of windows or large area of open space are affected;
• the loss of light is substantially outside the guidelines;
• all the windows in a particular property are affected; and
• the affected indoor or outdoor spaces have a particularly strong requirement for
skylight or sunlight, e.g. a living room in a dwelling or a children's playground.”

28.6.3 Based on the above findings the report states that there are most likely to be
a direct, permanent and long-term effects on the daylight levels of
neighbouring receptors surrounding the application site as follows:
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• Major negative (significant) effect on the daylight levels at Receptors 14
(Plot 21) and 28 (Plot 11 Design District);
• Moderate to major negative (significant) effect on the daylight levels at
Receptors 11, 12, 13 (GP3 site), 30 (Plot NO201);
• Moderate negative (significant) effect on the daylight levels at Receptors 16
(SMM), 22 (Pilot Inn & 70-84 River way), 31 (Mitre Passage), 32 (Pier
Walk), 33 (PK5 running track);
• Minor to moderate negative (not significant to significant) effect on the
daylight levels at Receptors 1 (Plot 1.03a), 3 (Plot 2.03), 9 (GP3 site), 29
(Central Marketing Hub);
• Minor negative (not significant) effect on the daylight levels at Receptor 36
(Emirates Airline);
• Negligible (not significant) effects on the daylight levels at Receptors 2, 4,
5, 6, 7, 8, 10, 15, 17, 18, 19, 20, 21, 23, 24, 25, 26, 27, 34, 35, 37 and 38.
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28.6.4 Receptor 16, 22 and 30 are discussed further in section 28.11 of the report.
The impact on the GP3 site (Receptors 9, 11, 12 and 13) is discussed further
in section 28.8.

M

28.7 Impact on Sunlight to Adjacent Properties (Outline Part)

ed

28.7.1 The sunlight assessment focused on the receptors that have windows facing
90 degrees of due south and which are sensitive to direct sunlight, in line with
BRE Guide.
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28.7.2 The table includes only the receptors that have windows facing 90° of due
south and identifies the number and location of the windows where the
sunlight criteria are achieved both for the annual (Table 10-2) and winter
assessment (Table 10-3).

Ap

28.7.3 The assessment was carried out on 38 receptors. The results indicate that,
among the receptors directly affected by the proposed development a vast
majority of them presents a negligible magnitude of change in levels of
sunlight. Out of the 194,472 façade points assessed, 92.4% have a negligible
magnitude of change in levels of sunlight from the baseline, 0.5% have a low
magnitude of change, 1.7% a medium magnitude of change and 5.3% a high
magnitude of change.
28.7.4 Based on the above findings, the report concludes there are most likely to be
a direct, permanent and long-term effects on the sunlight levels of
neighbouring receptors surrounding the application site as follows:
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• Moderate to major negative (significant) effect on the sunlight levels at
Receptors 1 (Plot 1.03a) and 28 (Plot 11 Design District);
• Minor to moderate negative (not significant to significant) effect on the
sunlight levels at Receptors 3 (Plot 2.03) and 29 (Peninsula Square);
• Minor negative (not significant) effect on the sunlight levels at Receptor 31;
• Negligible (not significant) effects on the sunlight levels at all other
receptors included in the assessment.

ep

28.8 Impact on GP3 site
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28.8.1 As identified above, the proposed development will have a moderate to major
negative (significant) effect on the daylight levels at Receptors 11, 12, 13 and a
minor to moderate negative (not significant to significant) effect on the
daylight levels at Receptor 9. These receptors are located within the site
known as the GP3. The Council has produced a Planning Brief (2017) which
sets out the overarching framework for the future development of the GP3
site.
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28.8.2 The assessment carried out by the applicant has been based on an illustrative
scheme as there is currently no planning permission in place for the GP3 site.
The proposed development is not considered to fetter the development of
the GP3 site. Reserved Matters Applications will test DSO impact on
neighbouring sites, taking into account the status of those neighbours at that
specific time. The same requirement will be placed on the GP3 site as/when
proposals come forward there insofar as it will need to consider impact on its
neighbours too. Notwithstanding the above, the GP3 site is separated from
the proposed development by Millennium Way. The relationship between the
two sites is normal in the context of a high-density development and is
considered appropriate in this instance.
28.9 Overshadowing of Adjacent Amenity Spaces (Outline Part)

Ap

28.9.1 The results of the overshadowing assessment of the amenity spaces in the
area surrounding the application site are summarized in Table 10-10 of the ES.
In line with the BRE Guide the results identify the spaces for which at least
half the area receives at least two hours of sunlight on 21st March.
28.9.2 The results indicate that almost all of the receptors assessed remain within
the BRE criteria, except from receptors 1 (Plot 1.03), 2 (Plot 2.03), 4 (Plot
2.02), 10 (Plot 3.01), 20 (Plot 19.04) which fall below the BRE benchmark.
Apart from Receptor 20, all aforementioned receptors failed to receive at
least two hours of sunlight on 21st March in the baseline scenario prior to
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implementation of the proposed scenario and therefore, the effect of the
proposed development on overshadowing at all of the open spaces tested
(with the exception of Receptor 20) is considered in the report to be
negligible (not significant).
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28.9.3 The amenity space of Plot 19.04 (Receptor 20) qualifies within the BRE
criteria (61%) in the baseline scenario and drops below the benchmark (to
46.5%) in the proposed scenario decreasing to 76.2% of its former value. As
to BRE Guide, such decrease indicates that the loss of sunlight is likely to be
noticeable and therefore is a moderate negative (significant) effect.

R

28.10 Overshadowing of the Amenity Spaces within the Proposed
Development (Outline Part)
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28.10.1 The results of the overshadowing assessment on the amenity spaces within
the proposed development are summarized in Table 10-11 of the ES. In line
with the BRE Guide the results identify the spaces for which at least half the
area (≥50%) receives at least two hours of sunlight on 21st March.
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28.10.2 The results indicate that the proposed communal amenity spaces will in
majority satisfy the BRE criteria. Most of the spaces are largely unobstructed
and receive good levels of sunlight, with some exceptions. Within the amenity
areas of Plots 9 (Receptor 17) and 22.02 (Receptor 8) as well as at the
northern part of the proposed public realm (Receptors 19, 20, 21, 22, 24)
slightly less than half of the area receives at least than 2 hours of sunlight on
21st March. Within the Public Realm between Plots 15.03 and 16.03
(Receptor 23), due to its obstructed character, less than quarter of the area
receives required 2 hours of sunlight on 21st March which indicates poorly
sunlit area.
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28.10.3 Based on the report’s findings described above, the majority of open spaces
within the proposed development will have adequate sunlight throughout the
year. However, some amenity areas of potentially insufficient sunlight level
were identified within the proposed development. This will need to be taken
into consideration during the detail design phases of affected and adjacent
developments. In areas where the assessment indicates less than 50% of the
area receiving at least than 2 hours of sunlight on 21st March, it will be
important to ensure that the areas specifically designed for leisure activities
are located with the zones achieving the required levels.
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28.11 Supplementary Technical Note (STN) – Detailed Assessment
(Outline Part)

or
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28.11.1 The applicant has submitted a Supplementary Technical Note (STN) which
sets out the response to the LUC review (on behalf of the RBG) of the
Chapter 10: Daylight, Sunlight and Overshadowing of the Environmental
Statement (ES) submitted in August 2019 (the ‘August 2019 ES’) as part of the
planning application 19/2733/O.
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28.11.2 The Supplementary Technical Note presents the results of the detailed
assessment of the effects of the Greenwich Peninsula 2019 Masterplan on the
daylight and sunlight of the existing residential buildings surrounding the site.
This includes further detailed information comprising the No-Sky Limit (NSL)
and window-by-window Vertical Sky Component (VSC) assessments for the
selected receptors, as well as the baseline façade results for daylight and
sunlight assessments to all surrounding properties.

ai

28.11.3 The note is subdivided into two sections:

M

Section 1 Receptors potentially affected by the Outline part of the
Application, comprising:
• Receptor 30 - Plot N0201
• Receptor 37 - Upper Riverside
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Section 2 Receptors potentially affected by both the Outline and Detail parts
of the application, comprising:
• Receptor 16 (St Mary Magdalene School),
• Receptor 17 (Holly Court),
• Receptor 19 (Ravensbourne Student Residence),
• Receptor 20 (Greenwich Peninsular Riverside),
• Receptor 21 (Wheeler Buildings), and
• Receptor 22 (Public House and 70 to 84 evens inclusive River Way).

Ap

28.12 Impact on Daylight to Adjacent Properties (Outline Part)
28.12.1 For buildings that neighbour a new development, the guidance suggests that
daylight will be adversely affected if either, its windows achieve a VSC below
27% and have their levels reduced to less than 0.8 times their former value
and the levels of NSL are reduced by more than 0.8 times their former value.

ITEM NO: 6
ITEM NO: 7 - Appended Main report

Page 201

Baseline Conditions:

Outside BRE Criteria

R

Assessed Within BRE Criteria
Potentially
Affected
Rooms
No. Name
No.
No.
%
1
Receptor 979
574
58.6
30
2
Receptor 114
7
6.1
37 –
building
3
3
Receptor 282
99
35.1
37 –
building
4
4
Receptor 278
172
61.9
37 –
building
5

No.
405

%
41.4

107

93.9

183

64.9

106

38.1
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Receptor

ep

28.12.3 The results of the baseline conditions are summarised below:
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28.12.2 An assessment of the baseline conditions has been carried out prior to the
assessment of the impact of the proposed development. The baseline
conditions have been assumed to be the existing buildings on the application
site and the existing as well as the consented properties surrounding the
application which might be impacted by the proposed development. The
baseline conditions have been assessed, in line with the August 2019 ES.

Ap

28.12.4 The VSC results of the baseline condition show that a high number of the
assessed windows, at all assessed receptors, are below the recommended
daylight criteria indicating VSC values below 27% and therefore reflecting
inadequate daylight availability to those windows.
VSC

28.12.5 The results of the daylight impact assessment of the proposed development
on the potentially affected windows of Receptors 30 and 37, taking into
account both the level of VSC and the reduction from the baseline (ratio of
impact), are summarised below:
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Above
BRE
Criteria

Below
BRE
(Low)

Below
BRE
(Medium

Below
BRE
(High)

No. %

No. %

No. %

No. %

Receptor
30
Receptor
37 –
building
3
Receptor
37 –
building
4
Receptor
37 –
building
5

979

409

41.8 199

20.3 249

25.4 122

12.5 Medium

114

101

88.6 10

8.8

1.8

ep

282

112

39.7 51

18.1 32

278

126

45.3 36

12.9 33

0.9

Negligibl
e

R

1

11.3 87

ai

Moderate
Adverse
Negligible

Minor
Adverse

29.9 Low

Minor
Adverse
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11.9 83

Significanc
e of Effect
for the
Receptor
Overall

30.9 Low

n

2

Magnitud
e of
Change
for the
Receptor
Overall

or
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Receptor Potenti
al
Affecte
d
window
s
Assesse
d
Name
No.

Ap

pe

nd

28.12.6 For Receptor 30 (Plot 201), the results show that out of the 979 potentially
affected windows assessed, 409 windows (41.8%) indicate compliance with
the BRE criteria with a negligible magnitude of change between the baseline
condition and the proposed scenarios; whilst 570 windows (58.2%) are
reported be below the BRE criteria with 199 (20.3%) indicating a low impact,
249 (25.4%) indicating a medium impact and 122 (12.5%) indicating a high
impact. Considering all windows of this receptor, following the introduction
of the proposed development, the Supplemental Technical Note (STN)
considered that the overall magnitude of change is considered to be medium
and therefore, the overall significance of effect is considered to be moderate
adverse.

28.12.7The Council’s Consultant made the following comments in regards to
receptor 30: “Most noticeable impacts confined to floors 1 to 20, affecting 103
dwellings. Mostly medium magnitude. Of the high magnitude losses, most are to
bedrooms. Reviewer therefore concurs that significance of effect is moderate adverse
overall”.
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28.12.8 For Receptor 37 – Building 3 (Upper Riverside), the results show that out of
the 114 potentially affected windows assessed, 101 windows (88.6%) indicate
compliance with the BRE criteria with a negligible magnitude of change
between the baseline condition and the proposed scenarios; whilst 13
windows (11.4%) are reported be below the BRE criteria with 10 (8.8%)
indicating a low impact, 2 (1.8%) indicating a medium impact and 1 (0.9%)
indicating a high impact. Considering all windows of this receptor, following
the introduction of the proposed development, the STN considered that the
overall magnitude of change is considered to be negligible and therefore, the
overall significance of effect is considered to be negligible.
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28.12.9 For Receptor 37 – Building 4 (Upper Riverside), the results show that out of
the 282 potentially affected windows assessed, 112 windows (39.7%) indicate
compliance with the BRE criteria with a negligible magnitude of change
between the baseline condition and the proposed scenarios; whilst 170
windows (60.3%) are reported to be below the BRE criteria with 51 (18.1%)
indicating a low impact, 32 (11.3%) indicating a medium impact and 87 (30.9%)
indicating a high impact. Considering all windows of this receptor, following
the introduction of the proposed development, the STN considered that the
overall magnitude of change is considered to be low and therefore, the
overall significance of effect is considered to be minor adverse.
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28.12.10 For Receptor 37 – Building 5 (Upper Riverside), the results show that out of
the 278 potentially affected windows assessed, 126 windows (45.3%) indicate
compliance with the BRE criteria with a negligible magnitude of change
between the baseline condition and the proposed scenarios; whilst 152
windows (54.7%) are reported be below the BRE criteria with 36 (12.9%)
indicating a low impact, 33 (11.9%) indicating a medium impact and 83 (22.9%)
indicating a high impact. Considering all windows of this receptor, following
the introduction of the proposed development, the STN considered that the
overall magnitude of change is considered to be low and therefore, the
overall significance of effect is considered to be minor adverse.

Ap

28.12.11 The daylight assessment has been reviewed by the Council’s Consultant and
there is a difference of professional judgment concerning the daylight impact
on receptors 37 between the applicant’s consultant and the Council’s
consultant. The Council’s consultant provides the following comment:
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Significance of Effect
Comments
WSP
DPR
Applicants (RBG
Consultant) Consultant)
negligible
Moderate
Impacts do not fully
adverse
meet BRE guidelines,
so significance is
more than
just ‘negligible’.
However, only a
small number of
windows are affected
and generally of low
magnitude. Reviewer
therefore considers
overall
effect significance to
be negligible to
minor adverse.
Minor
Moderate
Most noticeable
adverse
to major
impacts confined to
adverse
floors 1 to 16,
affecting 32
dwellings.
Mostly high to
medium magnitude,
about half of which
are to living
spaces. Reviewer
therefore considers
overall effect
significance to be
moderate to major
adverse.
Minor
Moderate
Noticeable impacts
Adverse
to major
confined to floors 1
adverse
to 15, affecting 28
dwellings. Mostly
high to medium
magnitude, about half
of which are to living
spaces. Reviewer
therefore considers

Low to
High

M

Low

pe

nd

ed

37,
Building 4

Ap

37,
Building 5

ai

n

R

ep

or
t

Receptors Magnitude of Change
WSP
DPR
(Applicants (RBG
Consultant) Consultant)
37,
Negligible
Negligible
Building 3
to Low

Low

Low to
High
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overall effect
significance to be
moderate to major
adverse.

or
t

NSL
28.12.12 The results of the NSL assessment of the proposed development on the
potentially affected rooms of Receptors 30 and 37 are summarised below:
Below
BRE
(High)
No. %
14 4.2

Magnitude Significance
of
of
Change
Effect

0

0

0

Negligible Negligible

1.4 0

0

Negligible Negligible

0

0

Negligible Negligible

100 0

0

63

87.5 8

11.1 1

M

ed

88

97.8 2

0

ai

46

ep

Below
BRE
(Medium
No. %
9
2.7

R

Below
BRE
(Low)
No. %
70 20.6

n

Above
BRE
Criteria
No. %
247 72.5

22.2 0

0

Negligible Negligible

nd

Receptor Potentially
Affected
Assessed
Name
No.
Receptor 340
30
Receptor 46
37 –
building
3
Receptor 72
37 –
building
4
Receptor 90
37 –
building
5

pe

28.12.13 The results within the STN show that for the vast majority of the considered
rooms the daylight distribution would remain within the BRE criteria and
therefore the overall effect on all receptors is considered to be negligible.

Ap

Daylight Assessment Summary (VSC & NSL)

28.12.14 The overall pass has been given to the rooms where the window satisfies the
VSC criteria and the room satisfies the NSL requirement, as recommended in
the BRE guide. Where the room has multiple windows, the main window has
been considered for the VSC. Based on these criteria the overall BRE results
for each receptor are summarised below.
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Outside
overall
BRE
Criteria
No. %
226 66.5

Magnitude
of Change
for the
Receptor
Overall
Medium

46

42

91.3 4

8.7

72

22

30.6 50

69.4 Low

90

32

35.6 58

64.4 Low

Negligible

Significance
of Effect for
the Receptor
Overall
Moderate
Adverse
Negligible
Minor
Adverse
Minor
Adverse

R

Receptor 37 –
building 3
Receptor 37 –
building 4
Receptor 37 –
building 5

Within
Overall
BRE
Criteria
No. %
114 33.5

or
t

Name
Receptor 30

Assessed
Potentially
Affected
Rooms
No.
340

ep

Receptor

M

ai

n

28.12.15 Considering all windows and rooms of each receptor, following the
introduction of the proposed development, the report concludes that overall
significance of effect is considered to be moderate adverse for Receptor 30;
minor adverse for Receptor 37 – Building 4 and Receptor 37 – Building 5; and
negligible for Receptor 37 – Building 3.
28.13 Impact on Sunlight to Adjacent Properties (Outline Part)

ed

28.13.1 The sunlight assessment focused on the receptors that have windows facing
90 degrees of due south and which are sensitive to direct sunlight, in line with
BRE Guide.

nd

28.13.2 The assessment identifies the number of windows where the sunlight
criteria are achieved both for the annual and winter probable sunlight hours.

Ap

pe

28.13.3 The STN states that the results of the sunlight impact assessment of the
proposed development on the windows of Receptors 30 and 37 indicate that
the majority of assessed windows present a magnitude of change which is
within the recommended thresholds.
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Receptor Potentially Above
Affected
BRE
Assessed Criteria

Below
BRE
(Low)

Below
BRE
(Medium
)
No %

Below
BRE
(High)
%

Significance
of Effect
for the
receptor
overall

Low

Minor
Adverse
Negligible

No.

No. %

%

Receptor
30
Receptor
37 –
building
3
Receptor
37 –
building
4
Receptor
37 –
building
5

809

590

N
o
72.9 2

0.2 7

0.9 210

26

114

75

65.8 0

0

0

34.2 Negligible

258

135

52.3 2

0.8 2

0.8 119

229

217

94.8 0

0

0

ep

46.1 Low

R

39

or
t

Name

0

No

Magnitude
of Change
for the
receptor
overall

n

12

5.2

Negligible

Negligible

M

ai

0

Minor
Adverse

ed

28.13.4 The sunlight assessment has been reviewed by the Council’s consultant and
there is a difference of professional judgment concerning the daylight impact
on receptors 30 and 37. The Council’s consultant provides the following
comment:
Significance of Effect
WSP
DPR
(Applicants (RBG
Consultant) Consultant)
Minor
Minor to
adverse
moderate
adverse

Ap

pe

nd

Receptors Magnitude of Change
WSP
DPR
(Applicants (RBG
Consultant) Consultant)
30
Low
Negligible
to high
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Comments

Most noticeable
impacts confined to
floors 1 to 20,
affecting about 75
dwellings of which
most are high
magnitude. Of the
high magnitude losses,
most are to
bedrooms which,
strictly speaking, do
not need to be
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negligible

Negligible
to
minor
adverse

R

Negligible
to
high

pe

nd

ed

M
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37,
Negligible
Building 3

ep

or
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assessed for sunlight.
Dual-aspect living
rooms on southern
corner retain good
sunlight from SE-facing
windows. Reviewer
therefore considers
overall effect
significance to be
minor to moderate
adverse.
Impacts do not fully
meet BRE guidelines,
so significance is more
than just ‘negligible’.
However, bedrooms
can be ignored for
sunlight, leaving just 8
living spaces with
noticeable losses
(floors 1 to 9). All are
dual aspect and the
aggregate retained
sunlight will be
reasonable for an
urban area. Reviewer
therefore considers
overall effect
significance to be
negligible to minor
adverse.
Most noticeable
impacts confined to
floors 1 to 10,
affecting 19 dwellings,
all with high
magnitude. Living
rooms on southern
corner are dual aspect
and from 6th floor up
will retain BREadherent levels. 15
living rooms will

Ap

37,
Low
Building 4

Negligible
to
high

Minor
adverse

Negligible
to
Moderate
adverse
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Negligible

Negligible
to
minor
adverse

or
t

Negligible
to
high

ai

n

R

ep

37,
Negligible
Building 5

experience high
magnitude losses.
Reviewer therefore
considers overall
effect significance to
be negligible to
moderate adverse
High-magnitude losses
to six living spaces,
but all will retain
reasonably good
sunlight for urban
area. Reviewer
therefore considers
overall effect
significance to be
negligible to minor
adverse.

nd

ed

M

28.13.5 The STN concludes that with the proposed development in place, the levels
of daylight and sunlight for the majority of the rooms and windows within
Receptors 30 and 37 will be maintained within the recommended limits
according to the BRE guidance. The STN goes on to state that inevitably the
windows and rooms closest to the proposed development will be subject to
greater light reductions than the rest, especially that the most affected rooms
and windows are located in the lower levels. The outcomes of the detailed
assessment for Receptor 30 and 37 are in line with the results presented
within the August 2019 ES and the overall conclusions for these receptors
remain unchanged.

pe

28.14 Section 2 of the Supplementary Technical Report

Ap

28.14.1 Section 2 of the Supplementary Technical Report assesses receptors
potentially affected by both the Outline and Detail parts of the application,
comprising:
•
Receptor 16 (St Mary Magdalene School),
•
Receptor 17 (Holly Court),
•
Receptor 19 (Ravensbourne Student Residence),
•
Receptor 20 (Greenwich Peninsular Riverside),
•
Receptor 21 (Wheeler Buildings), and
•
Receptor 22 (Public House and 70 to 84 evens inclusive River Way).
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28.14.2 The Council’s ES Consultant does not agree with some of the overall
magnitudes of change and effect significances that have been ascribed by the
applicant in regard to daylight on the above receptors. These are provided in
the table below:
Receptors

Magnitude of Change

Significance of Effect

16, SMM

WSP
(Applicants
Consultant)
High

DPR
(RBG
Consultant)
High

17, Holly Court

Negligible

Negligible
to high

WSP
(Applicants
Consultant)
Moderate
Negative
Negligible

Comments

Ap

pe

nd

ed

M

ai

n

R

ep

or
t

DPR
(RBG
Consultant)
Moderate
Concur with
Negative
applicant.
Minor
11 LKDs
with
medium
magnitude
and one
with high
magnitude
VSC impacts
but selfobstructing
balconies
are likely to
be a
contributory
factor and
most have
one other
less-affected
window.
Reviewer
considers
overall
effect
significance
to be minor
adverse.
Minor
37 low and
negative
7 medium
magnitude
VSC
impacts.

19 Student
Negligible
Accommodation

Negligible
to low

Negligible
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Negligible
to high

Negligible

Minor to
Moderate
negative

or
t

Negligible

Ap

pe

nd

ed

M

ai

n

R

ep

20 Riverside

Reviewer
considers
overall
effect
significance
to be minor
adverse.
31 living
rooms,
kitchens or
LKDs with
high and/or
medium
magnitude
VSC
impacts, but
selfobstructing
balconies
are likely to
be a
contributory
factor and
all but 6
kitchens
have one
other lessaffected
window.
Reviewer
therefore
considers
overall
effect
significance
to be minor
to moderate
adverse.
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Negligible

Negligible
to high

Negligible

Moderate
negative

24 LKDs
with high
and/or
medium
magnitude
VSC
impacts, but
self
obstructing
balconies
are likely to
be a
contributory
factor and
retained
values are
reasonable
for an urban
area.
Reviewer
therefore
considers
overall
effect
significance
to be
negligible to
moderate
adverse.
Fully BREadherent
except a
few “hotel
suites” in
the Pilot Inn
which are
nonresidential
and retained
VSCs are
only
fractionally
short of

nd

ed

M

ai

n

R
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21 Wheeler
/Roper

High

Negligible

Moderate
negative

Negligible

Ap

pe

22, PH/River
Way
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or
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BRE.
Reviewer
therefore
considers
overall
effect
significance
to be
negligible.

Negligible

Negligible

19 Student
Negligible
Accommodation

Negligible
to high

nd
pe
Ap

n

17, Holly Court

Significance of Effect
Comments
WSP
DPR
Applicants RBG
Consultant Consultant
Negligible Negligible Concur with
applicant.
Negligible Negligible Concur with
applicant.
Negligible Moderate APSH results are
negative
surprisingly low
(virtually the
same as WPSH)
– possibly
incorrect (run in
inside face of
window wall)? 13
studio
apartments with
high-magnitude
APSH and WPSH
impacts. Student
use arguably less
sensitive than
residential.
Reviewer
considers overall
effect significance
to

M

ai

16, SMM

Magnitude of Change
WSP
DPR
Applicants RBG
Consultant Consultant
Negligible Negligible

ed

Receptors

R

ep

28.14.3 The Council’s ES Consultant does not agree with some of the overall
magnitudes of change and effect significances that have been ascribed by the
applicant in regard to sunlight. These are provided in the table below:
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be moderate
negative.

Negligible
to high

Negligible

Minor to
moderate
negative

Negligible
to high

Negligible

Negligible
to minor
negative

Negligible

Negligible

22 LKDs with
high or mediummagnitude APSH
impacts. BREadherent WPSH.
Reviewer
considers overall
effect significance
to be negligible
to be minor to
moderate
negative.
Low and medium
APSH impacts to
one of four
windows in 8
LKDs, but in
aggregate the
rooms retain
>25% APSH and
satisfy BRE.
Three bedrooms
adversely
affected, but
strictly speaking
do not require
assessment.
Reviewer
therefore
considers overall
effect significance
to be negligible
to minor
negative.
Concur with
Applicant

or
t

Negligible

Ap

pe

nd

ed

M

ai

21
Wheeler/Roper

n

R

ep

20 Riverside

22, PH/River
Way

Negligible

Negligible
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28.15 Conclusion of daylight and sunlight:
28.15.1 The façade assessment demonstrated that the majority of receptor
assessment points would result in a negligible or low magnitude of change
from the baseline in regards to daylight and sunlight.

ep

or
t

28.15.2 The results of the overshadowing assessment on the amenity spaces to
adjacent amenity areas result in almost all of the receptors assessed remain
within the BRE Criteria with the exception of receptors 1 (Plot 1.03), 2 (Plot
2.03), 4 (Plot 2.02), 10 (Plot 3.01), 20 (Plot 19.04) which fall below the BRE
benchmark.

ai

n

R

28.15.3 The results of the overshadowing assessment on the amenity spaces within
the proposed development indicate that the proposed communal amenity
spaces within the site will satisfy the BRE criteria. However, some amenity
areas where potentially insufficient sunlight levels were identified within the
proposed development which will be taken into consideration during the
detailed design of the plots to ensure that the uses are located in appropriate
areas.

nd

ed

M

28.15.4 In regards to the window assessment on the daylight and sunlight of the
existing/consented residential buildings surrounding the site, it is
acknowledged that there are some significant failures to some of the
properties in particular receptor 30 and 37. However, it must also be
acknowledged that this is not unreasonable in a high-density urban
environments with tall buildings that there will be some reduction in daylight
and sunlight particularly at the lower levels and does not necessary represent
a reason for refusal. The Council’s ES Consultant has provided further
analysis on these properties above.

Ap

pe

28.15.5 There applicant has stated that there would be further detailed daylight
studies of the individual plots of the Outline Part of the proposed
development during the detailed design stages compliant with the Parameter
Plans and the Design Guidelines to address likely significant negative effects to
neighbouring adjacent buildings on plots to bring them closer to the BRE
recommendations.
28.15.6 In considering the public benefits of the scheme as outlined in paragraph 46
below (Conclusion), it is considered that, on balance, in this case the harm is
outweighed by these benefits.
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28.16 Detailed Part (18.02 & 18.03)
Sunlight

ep

or
t

28.16.1 The term ‘annual probable sunlight hours’ refers to the long-term average of
the total of hours during a year in which direct sunlight reaches the
unobstructed ground and a dwelling will appear reasonably sunlit provided: at
least one main window faces within 90 degrees due south and the centre of at
least one window to a main living room can receive 25% of annual probable
sunlight hours (APSH), including at least 5% of annual probable sunlight hours
in the winter months (WPSH) between 21 September and 21 March.

Daylight

ed

M

ai

n
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28.16.2 A total of 912 windows were assessed across the proposed development. Of
these, 632 (69%) resulted in units above the BRE Guide and a further 48 failed
by a small margin. As such a total of 680 (75%) either pass or slightly fall
below the requirements. It is further noted that none of the windows tested
in Block C and D failed. A total of 912 windows were assessed across the
proposed development. Of these, 773 (85%) resulted in units above the BRE
Guide and a further 29 failed by a small margin. As such a total of 802 (88%)
either pass or slightly fall below the requirements. The applicant sets out that
the reasoning for the failures are due to positioning behind / beneath a
balcony and that the amenity benefits associated with the balconies offset the
associated lower sunlight levels to some windows serving the southorientated habitable rooms

Ap

pe

nd

28.16.3 As set out in the Daylight/Sunlight assessment the BRE guidelines use the
average daylight factor calculation (ADF). The ADF is a measure of internal
daylight indicating the ratio of inside illuminance to the outside illuminance
expressed as a percentage. The BRE states that daylighting in new rooms can
be determined using average daylight factor (ADF) calculations. BS8206-2
Code of Practice for Daylighting recommends different average daylight
factors for different habitable spaces; as follows: 1% for bedrooms; 1.5% for
living rooms and 2% for kitchens. A value of 1.5% is accepted for open plan
spaces such as kitchen/living/dining (KLD) rooms. A recent note by the GLA
on daylight, which outlined that a target of 1.5% for a kitchen/living/dining
room can be considered acceptable, further corroborates this position.

28.16.4 The assessment has assumed that the 2019 Masterplan has been fully
implemented within the methodology in accordance with the parameters. The
assessment has reviewed all units in Blocks B, C, D, F and G and up to the
19th floor in Block A and the 14th floor in Block E, totalling 393 units. At 19th
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floor level in Block A, the only room falling short of the guidelines is bedroom
7.2 (0.68%), which sits behind a recessed balcony, but that room does not
repeat on the floors above. At 14th floor level in Block E, the only room
falling short of the guidelines is bedroom 7.2 (0.71%), which sits behind a
recessed balcony, but that again does not repeat on the floors above. It is
therefore not necessary to request the assessment of Blocks A and E to be
extended to the highest floors.

n

R

ep

28.16.5 The studios on the southwest side of Blocks A and E appear to have a partfixed, part-sliding partition between their living/kitchen/dining area and their
bedroom area. The Applicant’s consultant has assessed the two spaces
separately. This is considered a reasonable approach as if the studios were
assessed as one space (as though the sliding partition is open), the ADF would
be better than for the living/kitchen/dining space alone, because it would be
boosted by the higher ADF value from the bedroom area. The occupant will
have the choice of opening the sliding partition and therefore the applicant’s
consultant has assessed the spaces on a worst-case scenario basis.

M
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28.16.6 A total of 1,082 rooms were tested with 991 (92%) resulting in units that
exceed the BRE guide. Of the remaining 91 rooms, 23 of these failed by a
small margin. Of the rooms that fail, the scheme has prioritised LKD spaces
over bedrooms.
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28.16.7 Looking at the results of the LKDs and studios, the only ones that fall short of
1.5% ADF (the minimum recommendation for living rooms) are:
• Block A, 1st floor, studio 2.1 (1.13%) and LKD 4.1 (1.27%, which would
improve to roughly 1.54% on an open-plan basis when the sliding partition
is open);
• Block B, 1st floor, LKD 6.1 (1.49%);
• Block E, 1st floor, studio 2.1 (0.91%) and LKD 4.1 (1.39%, which would
improve to roughly 1.64% on an open-plan basis when the sliding partition
is open);
• Block G, and floor, LKD D1.1 (1.26%); and
• Block G, 2nd floor, LKD 1.1 (1.45%)
28.16.8 The majority of the above are only slightly below the requirement, with some
in fact passing if a sliding partition is open.
28.16.9 Turning to bedrooms, there are a number in most blocks that will be below
the minimum recommendation of 1% ADF. The most poorly lit ones, i.e.
those below, 0.5% ADF (i.e. less than half the minimum recommendation), are
as follows:
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•
•
•
•
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Block A – bedroom 3.2 from 2nd (0.28%) to 8th (0.41%) floor levels;
Block C – bedroom 2.5 (0.48%) at 2nd floor level;
Block D – bedroom 2.5 (0.46%) at 2nd floor level;
Block E – bedroom 6.2 (0.22%) at 1st floor level, bedroom 3.2 from 2nd
(0.00%) to 8th (0.09%) floor levels and bedroom 7.2 from 2nd (0.19%) to
8th (0.37%) floor levels; and
• Block G – bedroom 1.5 from 2nd (0.43%) to 4th (0.47%) floor levels
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ep

28.16.10 The approach of prioritising LKD spaces is accepted and given that only a
small number of units are affected and the failure is slight in most cases, the
proposed is considered acceptable in this instance. Notwithstanding this, it is
acknowledged that BRE guide levels are predicated on a lower density,
suburban scale of development and should be treated with flexibility in highdensity urban locations.

n

Overshadowing

M

ai

28.16.11 The BRE states that for an amenity space to appear adequately sunlit
throughout the year, at least half of the area should receive at least two hours
of sunlight on 21 March.

ed

28.16.12 There are two communal podium spaces, two communal resident roof
terraces and 17 private roof terraces (serving the town houses) proposed as
part of the development. There is also a landscaped access route located on
the ground floor in the centre of Plots 18.02 and 18.03, which is publicly
accessible. All spaces have been tested in regards to overshadowing.
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28.16.13 Both the residential roof terraces achieve 2 hours sunlight on March for 100%
of the area. The communal podium space in Plot 18.02 receives 2 hours
sunlight in March for 74% of the total area with 18.03 achieving slightly less
but still complying with the BRE requirements and achieving 51%. The publicly
accessible space in the centre of the plots receives 2 hours sunlight across
86% of the area and of the 17 roof terraces, all but two achieve at least 50%.
The two that do not achieve 50% are located in Plot 18.02 and achieve 48%.
As such, they only marginally fall below the requirement. The units also has
access to a private balcony spaces and have access to the communal podium
in Plot 18.02 which as previously mentioned exceeds the requirement of 50%
by quite someway, achieving 74%. Consequently, no objection is raised to this
marginal failure.

28.16.14 The proposed scheme complies with the BRE guidance in respect of
overshadowing.
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29.

Wind Microclimate
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29.1 The NPPF in paragraph 180 states development needs to be appropriate for
its location taking account the likely effects of pollution on health living
conditions and the natural environment, as well as the potential sensitivity of
the site or the wider area to impacts that could arise from the development.
London Plan Policy 5.3 states that development should ensure developments
are comfortable and secure for users including avoiding the creation of
adverse local climatic conditions. Policy 7.6 states that buildings and
structures should not cause unacceptable harm to the amenity of surrounding
land and buildings which includes, inter alia, wind turbulence.

ai

n

R

29.2 As part of the ES, a wind microclimate assessment has been undertaken in
Chapter 9: Environmental Wind. This Chapter reports the outcome of the
assessment of the likely significant environmental effects arising from the
proposed development upon the wind environment. The focus is on the
effect of the proposed development on the local wind microclimate against
best practice guidelines for pedestrian comfort and safety.
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29.3 The results of the simulation were rated against the Lawson Comfort Criteria
(LCC) which is aimed at rating pedestrian comfort against the environmental
results. This is the accepted industry standard for rating wind microclimate
and is appropriate for residential areas such as the proposed development.
Furthermore, the London Docklands Development Corporation (LDDC)
version of the LCC was used to assess public safety. The assessment
considered environmental wind throughout the development including at
sensitive receptors such as building entrances, thoroughfares, seating areas,
amenity spaces & terraces/balconies. The applicant has also included bus stops
and drop off areas.
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29.4 In reviewing this ES chapter, the Council’s Consultant identified six areas
where more clarification/information was required. These included
justification for the use of CFD simulation to predict the impact of
environmental wind, how many years of wind data had been used, which
categories of significant effects requires mitigation, clarification on which roof
terraces will be publicly accessible or if mitigation will be included, update the
NTS to include identified mitigation for the ground level areas, details of
mitigation required to satisfy the environmental criteria. The applicant
responses can be found in the Environmental Statement Review: GPM
Response Report (dated June 2020) and the Supplementary Technical Note
Reassessment of the “Proposed Scenario” excluding the GP3 Site (dated 20
May 2020) which were considered to address the queries.
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29.5 In order to assess the effect of the proposed development, the Illustrative
Masterplan of the Outline part of the proposed development and the detailed
plans of the Detailed Part of the proposed development were inserted into
the CFD model to represent the ‘Proposed Scenario’ during the operational
stage after project completion.

or
t

29.6 Outline Part:

ep

29.6.1 The results of the assessment show that compared to the relatively open site
in the baseline conditions, the wind environmental as a whole would improve
with the hybrid application proposals in place.
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29.6.2 The ES report states that at a more localised level, the geometry and massing
of the various plots within the proposed development create localised wind
behaviour where wind speeds can increase, particularly around the corners
and narrow areas where wind can channel through and accelerate, and where
tall buildings deviate the wind flow to the ground level. In particular, the
results of the pedestrian comfort at the ground level show that the wind
conditions within the application site vary with most of the larger open spaces
which are intended to accommodate public amenity spaces being suitable for
sitting. Localised wind accelerations are identified in the narrow areas
between the tall blocks of the masterplan, whilst stronger wind flows have
been identified on the eastern areas which are however suitable for their
intended use.
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29.6.3 The report also states that the results of the pedestrian comfort assessment
for the roof gardens and terraces indicated that wind conditions within most
areas of the proposed development are suitable for sitting and standing during
summer. However, there are localised areas of wind acceleration in most of
the roof terraces on the top of the buildings which if there are going to be
accessible by occupants will require local mitigation. A process of testing and
optimisation will have to be undertaken at the Reserved Matters detailed
design stage.

Ap

29.6.4 With regards to the pedestrian safety the report states that the results show
that all the terraces located in the lower levels are within the safety
thresholds. However, strong wind conditions exceeding the safety criteria
have been identified in most of the roof terraces on the top of the buildings
within the proposed development which will require local mitigation. At roof
terraces mitigation options include perimeter screening in combination with
landscaping. The effects of any mitigation measures will need to assessed
against both comfort and safety criteria during the detailed planning stages.
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29.7 Reassessment of the “Proposed Scenario” excluding the GP3 Site

or
t

29.7.1 The applicant also submitted a Supplementary Planning Note to reassess the
proposed scenario without the inclusion of the GP3 site from the assessment
as the GP3 site does not have detailed consent. The Supplementary Planning
Note has been reviewed by the Council’s consultant.

R

ep

29.7.2 The report concluded that the proposed development site remains largely
suitable for sitting and standing with some wind acceleration areas between
the buildings to the west of the proposed development, as previously
identified in the Tables 9.10 and 9.11 of 2019 ES. The reassessment results
showed that local windiness at the west parts of the proposed development
increased slightly in comparison to 2019 ES, due to its increased exposure to
westerly winds following the exclusion of the GP3 site as listed in Table 1.1.
of the Technical Note (supplementary to the Table 9.10 in the 2019 ES).

ed
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29.7.3 The reassessment of pedestrian safety indicated that following the exclusion
of the GP3 Site the results show no change from the 2019 ES and remain as
specified in Table 9.11 of 2019 ES. The wind environment remains within the
Lawson criteria for pedestrian safety throughout the site and its close
proximity. The results of the pedestrian safety for the terrace level within the
site remains unchanged from 2019 ES. The reassessment of pedestrian
comfort shows negligible or minor adverse effect on the wind environment
within the site and its surroundings which is not considered to be significant.
Therefore, the results presented in Table 9.10 of 2019 ES remain valid and
are supplemented with Table 1.1 of the Technical Note.

nd

29.7.4 In conclusion, the wind conditions for all receptors remain suitable for the
intended and existing uses and the scope for mitigation measures previously
identified in 2019 ES and referred to above remain unchanged.

pe

29.8 Detailed Part (18.02 & 18.03)

Ap

29.8.1 A wind microclimate report has been produced for the Detailed Part of the
site to assess the wind conditions that will result as a result of the proposed
development and to establish whether any mitigation is required to reach the
target levels for each area type.

29.8.2 The assessment uses the Lawson Comfort criteria when assessing pedestrian
comfort. In line with this, a threshold wind speed and frequency threshold
were used: For seasonal activities such as sitting or standing in summer the
threshold is 5% of hours across the months and for non-seasonal activities the
threshold is 5% of days across the year (about three weeks)
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29.8.3 The assessment analyses each location based on its intended use. The
following targets have applied for the type of activity that may take place in
each area:
• Pedestrian thoroughfares, car parks - Business walking during windiest
season;
• Pavement/Walkway - Leisure walking during windiest season;
• Building entrances, bus stops, drop off areas - Standing throughout the
year;
• Outdoor amenity and seating areas - Sitting during the summer season.
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29.8.4 The applicant has proposed that the podium amenity spaces be assessed in
line with the ‘standing’ criteria as there is no set requirement within the
Lawson Criteria that relates to play space. This methodology has been
considered by the ES consultant appointed on the Council’s behalf and was
considered to be acceptable.
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29.8.5 Sensitivity receptors were identified for locations within the proposed
development and in the surrounding areas. The receptors include all
pedestrian circulation routes, building entrances and leisure open areas.
These are set out in figure 2.8 of the wind assessment with the results then
shown in table 2.5.

nd

ed

29.8.6 The assessment includes an analysis of the cumulative impact of the proposal
without mitigation. The results find that for the summer season wind
conditions at all levels are rated, at worst, as suitable for leisure walking, in
terms of pedestrian comfort. Receptors at podium level are unsuitable for
sitting during the summer season. For the winter season wind conditions at all
levels are rated, at worst, as suitable for business walking in terms of
pedestrian comfort.

Ap
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29.8.7 To mitigation any adverse impacts, the applicant proposes landscape features
such as trees, perforated screens and a solid screen. The results find that for
the summer season wind conditions at all levels are rated, at worst, as
suitable for leisure walking, in terms of pedestrian comfort so largely remain
unchanged. Receptors at podium level are improved although still unsuitable
for sitting during the summer season, but are suitable for standing. For the
winter season wind conditions at all levels are rated, at worst, as suitable for
business walking in terms of pedestrian comfort, again largely unchanged. To
mitigate the conditions of the podium levels the applicant is proposing seating
be provided with surrounding wind breaks, it is recommended that full details
be required by condition.
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Noise and Vibration

n

30.

R
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29.8.8 The assessment finds that the wind levels for the majority of receptors are
suitable for their intended uses. Mitigation is proposed which will stand
improve the position slightly. Whilst the podium level does comply with the
requirements of the Lawson Criteria which does not include an assessment
criterion for play space, officers have sought to ensure that a high-quality
amenity space is provided that creates a comfortable microclimate condition
when using this space in all ways, including sitting. The applicant has
undertaken extensive testing and investigated alternative mitigation measures.
The resultant scheme incorporates these mitigation measures but
unfortunately does not reduce the levels in line with the Lawson Criteria for
‘sitting’. On balance, the proposal is considered to be acceptable as the
applicant has sought to maximise the mitigation and additional seating will be
provided with wind breaks so that some areas of comfortable sitting are
provided on the podium. A planning condition will be imposed requiring
further details to be provided.
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ed

M

ai

30.1 Paragraph 170 of the NPPF relates to conserving and enhancing the natural
environment which seeks to prevent both new and existing development
from contributing to or being put at unacceptable risk from, or being
adversely affected by unacceptable levels of soil, air, water or noise pollution
or land instability. London Plan policy 7.15 seeks to ensure that development
proposals manage noise by avoiding significant adverse noise impacts on
health and quality of life. Core Strategy Policy H5 states that new housing
development should have an acceptable level of noise insulation through
design and layout. Criteria E(a) explains that developments which have a
significant adverse effect on the amenities of adjacent users will not be
granted planning permission.

Ap
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30.2 Chapter 7 of the ES covers Noise and Vibration. The chapter reports the
outcome of the assessment of likely significant environmental effects arising
from the construction and operation of the proposed development upon
noise and vibration sensitive receptors. The focus is on demolition and
construction effects and operational effects from road traffic and fixed
mechanical plant associated with the development as affecting existing
residential receptors. An assessment of the suitability of the site for noise
sensitive development has also been considered.
30.3 In reviewing this ES chapter, the Council’s consultant identified six areas
where more clarification/information was required. These included baseline
noise allocations to noise receptors locations, whether noise in amenity areas
has been assessed, reasoning for all receptor to be regarded as medium
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sensitive, assessment of demolition and construction noise effect at each stage
of construction, noise assessment on fully operational wharves (see section
32), review NTS in light of revised construction impact assessment. The
applicant responses can be found in the Environmental Statement Review:
GPM Response Report (dated June 2020) which address these queries.
Conditions were also recommended.
30.4 Outline Part

ep

30.4.1 The approach taken for the noise and vibration assessment is similar to the
2015 Masterplan application.

n

R

30.4.2 The impact of construction traffic noise has been assessed by calculation of
noise level changes resulting from traffic flow changes according to
Calculation of Road Traffic Noise (CRTN) with effects significance
determined from advice in Design Manual for Roads and Bridges (DMRB).
This is considered an adequate approach resulting in negligible impacts.
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30.4.3 A similar approach was used to assess the noise effects of changes to
operational traffic flows as a result of the proposed development. Three
scenarios were considered resulting in noise changes of negligible significance,
with a worst-case impact of minor significance.
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30.4.4 Noise from mechanical plant and service areas would be controlled during
detailed design to meet the requirements of BS4142:2014 and BS8322:2014
and be subject to an appropriate planning condition, resulting in negligible
effects. This requirement will be secured by planning condition.

pe

30.4.5 The suitability of the site for the proposed development has been assessed by
providing day and night time façade noise levels in Tables 7.13 and 7.14 of the
ES. During the detailed design of each block appropriate façade mitigation
measures would be proposed to meet the requirements of BS8233:2014. This
requirement will also be secured by planning condition

Ap

30.4.6 Conditions have been included in Appendix 2 to secure submission in regard
to noise and vibration during the demolition/construction and operational
phases of the development.
30.5 Detailed Part (18.02 & 18.03)
30.5.1 The Environmental Statement submitted includes a chapter on Noise and
Vibration.
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30.5.2 In regard to the construction phase, design solutions and mitigation is set out
in paragraph 7.7.2 of the ES. With this mitigation in place, construction noise
and vibration effects are expected to be minor negative at worst, and of a
temporary nature. The following sets out some of the measures proposed:
•
•
•
•

ai

30.5.3 In regard to the completed development:

n
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CEMP to be submitted to the council
Residents that may be affected are to be notified of works in advance
Construction liaison officer to be appointed
Construction Hours to comply with RBG’s Construction Site Noise Code
(08:00 to 18:00 hours Monday to Friday, 08:00 to 13:00 hours on Saturday
and at no time on Sundays or on public or bank holidays)
• Quieter alternative methods, plant and equipment would be used, where
reasonably practicable
• The method for any piling activities would be agreed in consultation with
RBG prior to work commencing and would be undertaken using the most
appropriate technique, with minimal noise and vibration generation in mind

ed

M

30.5.4 ES appendix 7.6 includes a report assessing the Internal and External Noise
Levels for Plot 18.02 and 18.03. The report provides details of the baseline
sound surveys, numerical predictions and mitigation measures for Plots 18.02
and 18.03. The report has assessed the proposal in line with planning
conditions 68 and 69 of the existing 2015 Masterplan (Ref: 15/0716/O).

nd

30.5.5 Mitigation measures for the facades of buildings have been proposed in order
to ensure that suitable internal sound levels will be provided in accordance
with the existing planning condition 69 attached to the 2015 Masterplan.
These will include specialist acoustic glazing and standard trickle ventilation.
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30.5.6 External amenity spaces have been considered in relation to the requirements
of condition 69 of the 2015 Masterplan, and although there are likely to be
exceedances of the thresholds in BS8233:2014, private gardens and
courtyards have been designed and positioned to achieve the lowest
practicable levels as required by condition 69 of the 2015 Masterplan.
30.5.7 The applicant has submitted a noise report which provides adequate detail on
the façade sound insulation and mitigation measures needed to meet the
BS8233:2014 requirements for internal noise levels at the buildings on these
two plots. The report is dated October 2018 however and has therefore
lapsed. Given the applicant has provided the information to demonstrate that
the buildings can be completed in accordance with the relevant criteria, it is
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not considered necessary to request this information at this stage; however
an updated strategy will be required and it is therefore recommended this be
imposed as a condition.
31.

Air Quality

or
t

31.1 The NPPF states that ‘planning decisions should ensure that any new
development in Air Quality Management Areas is consistent with the local air
quality action plan’.
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ep

31.2 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.
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31.3 Policy E(c) of the Core Strategy stated that development proposals with
potential to result in any significant impacts on air quality will be resisted
unless measures to minimise the impact of air pollutants are included.

M

31.4 The whole of the Borough is designated as an Air Quality Management Area
which was designated in 2001 due to exceedances of the annual mean NO2
and daily mean PM10 air quality objectives.

ed

31.5 The main sources of air pollution within the RBG are road traffic, industrial
activities and to a lesser extent, domestic heating/energy uses.

nd

31.6 Chapter 8 of the ES covers Local Air Quality. The chapter reports the likely
significant effects of the proposed development in terms of local air quality in
the construction and operational stages.
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31.7 In reviewing this ES chapter, the Council’s Consultant identified a number of
areas where more clarification/information was required. These included inter
alia whether a Pyrolysis plant’s assessment has been undertaken, clarification
on the omission of monitoring location from model verification, whether
sector removal has been undertaken on Defra’s background concentration,
whether all roads which meet IAQM screening criteria have been included,
capacity of the existing energy centre, the detailed planning application’s
construction phase traffic should be assessed against IAQM assessment
thresholds, the approach used to calculate building omissions, quantify the
mitigation measures for the transport components in regards to air quality
neutral assessment, updating the NTS in regards to the impacts of the energy
centre on the proposed development. The applicant responses can be found
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in the Environmental Statement Review: GPM Response Report (dated June
2020) which address these queries. Conditions were also recommended.
31.8 Outline Part

or
t

31.8.1 A qualitative assessment of the potential impacts on local air quality from
construction activities has been carried out for this stage of the proposed
development using IQAM methodology.
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31.8.2 The construction dust nuisance assessment has been undertaken in
accordance with best practice IAQM guidance. The assessment of dust
emission magnitude was taken as the total across the proposed outline and
detailed planning applications. The report identifies that there is a high risk of
dust soiling impacts and a medium risk of increases in health impacts as a
results of increased particulate matter concentrations due to construction
activities, mostly through trackout. However, through good site practice and
the implementation of suitable mitigation measures, the impacts of dust and
PM10 releases would be substantially reduced.
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31.8.3 In addition, a quantitative assessment of the potential impacts during the
operational stage was undertaken using ADMS-Roads and ADMS 5 to predict
the changes in NO2, PM10 and PM2.5 concentrations that would occur due
to traffic generated by the proposed development and the operation of the
constructed off-site energy centre.

nd

31.8.4 The applicant has demonstrated that there are acceptable impacts upon local
air quality concentrations at existing receptors, for both the detailed and
outline planning application during the operational phase. These are detailed
within paragraphs 8.6.50 and 8.6.53 of the ES chapter.
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31.8.5 An extensive suite of mitigation measures is set out in paragraphs 8.6.21 to
8.6.27 of the ES. These will be secured by condition.

Ap

31.9 Air Quality Neutral – Outline Part:
31.9.1 To address the Mayor’s Air Quality Neutral policy concerning new
developments, and in line with the 2014 Sustainable Design and Construction
SPG, NOx and PM10 emissions for buildings and transport have been
calculated. Where a benchmark is exceeded, mitigation is required, either
locally or by way of off-setting emissions.
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31.9.2 The assessment shows both building and transport emissions are worse than
air quality neutral and therefore the proposed development is not compliant
with the Air Quality Neutral Planning Support guidance. On-site and/or offsite mitigation measures will be required to limit and/or offset both building
and transport emissions. The proposed mitigation measures to limit building
and transport emissions include Travel Plan, installation of lower emitting
plant and equipment in the consented Energy Centre, suitable mechanical
ventilation, there is likely to be direct, permanent, long-term residual effect of
negligible negative significance.

ep

31.10 Detailed Part (18.02 & 18.03)

n
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31.10.1 Air Quality is included as a chapter within the Environmental Statement.
The applicant has undertaken an Air Quality Neutral Assessment (AQNA) to
assess the impact of the proposal. The ES has been independently assessed.
The assessor has found that the baseline position was acceptable and the
assessment has been carried out in accordance with best practice.
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31.10.2 The AQNA found that whilst the transport emissions result in an
improvement, the buildings emissions are not ‘air quality neutral’, meaning
measures would be required to limit and/or offset emissions produced. Table
8-23 of the ES provides a summary of the air quality effects and the required
mitigation. The mitigation measures include: implementation of a travel plan
to encourage sustainable modes of transport and reduce vehicular
movements; Energy Centre; and Mechanical Ventilation. During construction,
the development will be required to adhere to a Construction Environmental
Management Plan and will be required to employ the following measures:
dampening of exposed road surfaces and stock piles of materials; all vehicles
carrying loose aggregates should be sheeted; all NRMM to meet the
requirements of London’s NRMM guidance/zone and are kept in good
working order; restrict on-site movements where possible; use of best
practice in materials storage and transportation, plant maintenance and site
management; use electrically powered appliances and NRMM, where possible,
rather than diesel powered equipment and plant.
31.10.3 The AQNA establishes that with the necessary mitigation measures in place
the impact is considered to be negligible. The proposed is therefore
considered acceptable subject to the imposition of conditions.
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32.

Safeguarded Wharves (Outline and Detailed Part)

32.1 The application site is located adjacent to the safeguarded wharves Victoria
Deep Water Terminal (VDWT) and Tunnel Glucose (Wharf) and to the
boatyard facility at Bay Wharf.
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32.2 Policy 7.26 of the London Plan seeks to protect safeguarded wharves for
waterborne freight handling use. The policy states that development
proposals “adjacent or opposite safeguarded wharves should be designed to
minimise the potential for conflicts of use and disturbance.”
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32.3 Paragraph 7.79 expands on this point explaining that “the challenge is to
minimise conflict between the new and old land uses. This must be met
through modifications and safeguards built into new and established
development…New development next to or opposite wharves should utilise
the layout, use and environmental credential of buildings to design away these
potential conflicts.”
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32.4 Policy D13 of the draft London Plan which require consideration of colocation of sensitive uses adjacent to noise generating activities. The policy
states that the Agent of Change principle places the responsibility for
mitigating impacts from existing noise-generating activities or uses on the
proposed new noise-sensitive development. Draft London Plan Policy D13
requires that developments are designed to ensure that established noisegenerating venues remain viable and can continue or grow without
unreasonable restrictions being placed on them.
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32.5 There are examples elsewhere on the River Thames where residential
development has been proposed in close proximity to safeguarded wharves
such as Greenwich Millennium Village and Comleys, Swedish and Albert
Wharves. Planning conditions have been critical to the success of these
schemes.

Ap

32.6 Plot 22.01 and 22.02 would be closest to the VDWT and the other
safeguarded wharves.
32.7 As the application has not been designed in detail, the exact impact of the
wharves cannot be determined at this stage. Similar to the 2015 Peninsula
Masterplan, a number of conditions have been agreed with the PLA requiring
further noise assessments at the detailed stage of design. These conditions
can be found in appendix 2. It is therefore considered that suitably worded
conditions can be applied to address the potential need for mitigation
measures.
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33.

Hazardous Substances and Installations (Outline and Detailed Part)
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33.1 Under the 2015 Masterplan two sites with Planning (Hazardous Substances)
Consent; Brenntag UK, Tunnel Avenue and the East Greenwich Gasholder
Station were identified. Both of these installations were subject to radial
Consultation Zones (CZ) established by the Health and Safety Executive
(HSE) in which certain sensitive development is restricted for safety reasons.
The HSE is a statutory consultee for certain development proposals within
notified areas (ie HSE Consultation Zones (CZ)) around major accident
hazard sites and pipelines.
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33.2 At that time, the HSE provided detailed advice including a number of
conditions and explanations to support the council in considering most
carefully the specific circumstances of the risks from the two sites with
hazardous substances consent and for the council to act in full understanding
of that advice and the consequences that could follow.
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33.3 Since the 2015 Masterplan was approved the Council has revoked the
hazardous substances consent (HSC) for the East Greenwich Gasholder
Station, which resulted in HSE withdrawing the statutory consultation zones
(CZs) around it; and the HSE has reassessed the residual risk from Brenntag
UK Ltd's (BUKL's) Greenwich establishment which resulted in a reduction in
the CZs around that site.

34.
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33.4 The HSE have therefore confirmed that the Masterplan land does not fall
within any of current CZs and therefore the HSE no longer requires the
controls in Conditions 115 and 116 in permission 15/07/16/O to be re-applied
to any permission granted for 2019 Masterplan (ref 19/2733/O).
Transport, Access, Servicing and Parking

Ap
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34.1 The NPPF states that significant development should be focused on locations
which are or can be made sustainable, through limiting the need to travel and
offering a genuine choice of transport modes. This can help to reduce
congestion and emissions and improve air quality and public health (paragraph
103).
34.2 The London Plan encourages patterns and forms of development that reduce
the need to travel by car. The Mayor recognises that transport plays a
fundamental role in addressing the whole range of his spatial planning,
environmental, economic and social policy priorities. It is critical to the
efficient functioning and quality of life of London and its inhabitants. It also has
major effects – positive and negative – on places, especially around
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interchanges and in town centres and on the environment, both within the
city itself and more widely, (Paragraph 6.2). The key London Plan policies
include: 6.1 (Strategic approach), 6.3 (Assessing effects of development on
transport capacity), 6.7 (Better streets and surface transport), 6.9 (Cycling),
6.10 (Walking) and 6.13 (Parking). In particular, Policy 6.13 states that the
Mayor wishes to see an appropriate balance being struck between promoting
new development and preventing excessive car parking provision that can
undermine cycling, walking and public transport use.
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34.3 The draft London Plan aims to ensure that London Transport is easy safe and
convenient of everyone and encourages the use of cycling walking and public
transport. The Mayor’s key target, as set out in Policy T1 is that 80% of all
trips in London are to be made by foot, cycle or public transport by 2041. In
order to achieve this, the Draft London plan acknowledges that a strategic
shift is needed to reduce Londoners’ dependency on cars, creating a healthy,
pleasant and sustainable street environment in which people can walk, cycle
and public transport.
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34.4 Draft Policy T2 -Healthy Streets outlines developments should demonstrate
how they will deliver improvements that support the ten health street
indictors, reduce the dominance of vehicles and increase permeability for
pedestrians and cyclist. The draft new London Plan focuses heavily on
improving infrastructure and facilities for cycling and subsequently increasing
its mode share across the city.
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34.5 Policies IM4, IM(a), IM(b) and IM(c) of the Core Strategy highlight that
proposals for large developments should be designed for the needs of
pedestrians, people with disabilities, cyclists and public transport users first
and that major activities should be located around public transport, cycling
and pedestrian nodes in new developments. However, other Core Strategy
policies highlight the need to provide adequate car parking facilities that are
both accessible and safe. A balance must be reached to ensure that visitors
are not encouraged to use the car rather than public transport.

Ap

34.6 The site incorporates the North Greenwich Underground station and bus
terminus which is served by 8 bus routes, 3 of which are 24 hour. Access is
also available from the River via the nearby QE2 Pier. The nearest mainline
station is Charlton which is approximately 3km south east of the North
Greenwich Underground station. The site generally has very good access to
public transport but which varies across the site. Around the North
Greenwich Transport Interchange the area has a PTAL of 6a while to the
south this reduces to 1b-3 in the south west corner of the site on a scale of 1
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to 6 where 6 is considered excellent. The PTAL rating is used as a means of
quantifying and comparing the accessibility of public transport for a site.
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34.7 Transport Assessments (TA) for both the detailed and outline parts have
been submitted with the application. The TA’s consider the accessibility of the
site within the surrounding transport infrastructure for trips made by all
transport modes, examines the predicted generation of trips by all modes,
assesses the effects of the 2019 Masterplan on the surrounding transport
infrastructure and highlights the overall sustainability strategy adopted for the
scheme.
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34.8 In addition, the ES includes a chapter on Transport and Access. Chapter 6
Transport and Access reports the likely significant effects of the 2019
Masterplan application. The chapter considers the potential effects and likely
effects of the 2019 Masterplan application on public transport, the highway
network, pedestrian movement, as well as a summary of the findings of the
TA. The assessment follows the relevant methodologies set in the current
policy guidance or otherwise relies on the application of professional
judgement.

M

34.9 The ES chapter has been reviewed by the Council’s Consultant and found to
be acceptable.

ed

34.10 Outline Part

34.10.1 The key transport infrastructure proposed by the 2019 Masterplan includes:

nd

a new bus station, with increased capacity and improved operation;
a new station concourse building with increased circulation space;
a relocated taxi facility adjacent to the improved station building;
New central pedestrian route through the Masterplan,
the realignment of Edmund Halley Way;
a new pedestrian bridge over the Blackwall Tunnel Approach Road,
providing increased public transport accessibility to the west side of the
site; and
residential access roads that will be ‘Home Zone’ environments where
pedestrian and cyclists will have priority over cars.
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-

-
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34.11 Bus Station and North Greenwich LUL Station
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34.11.1 The existing North Greenwich Bus Station layout has 4 pick-up stops
accommodating 7 buses with another alighting stop accommodating 3 alighting
buses, plus 15 bus stands. The current bus station is approaching capacity and
to incorporate the sites future growth, capacity improvements are required.
34.11.2 As part of the 2019 Masterplan, the new bus station will include the
following:

Proposed
Bus Station
Layout

5 stops
accommodating
9 buses

1 stop
accommodating 4
buses

Number of Bus
Stands
15 bus stands,
(note 4
of these
infrequently
used due to
inefficient
layout
19 bus stands

ep

Number of Alighting
Stops
1 stop
accommodating 3
buses

R

Existing Bus
Station
Layout

Number of Pick Up
Stops
4 stops
accommodating
7 buses

M

ai

n

Bus Layout
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• Provision of bus only lanes on approaches to bus station to maximise
journey time reliability;
• Realigned busway on West Parkside and new entrance on Millennium Way
to minimise bus mileage routes;
• Proposed facilities for TfL Bus Office / Information Kiosk and Bus Drivers
Welfare facilities; and
• Elevated walkway above the bus station between the O2 covered walkway
and the O2 multi-storey car park.

Ap

34.11.3 The additional four pick up stops, an additional alighting stop and stands
allows for some increase in capacity over that estimated by TfL. This
calculation of required facilities has been based at a high level on the likely
number of bus trips, the capacity of a double decker bus and proposed bus
frequencies.
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34.11.4 TfL have reviewed the proposals for the bus station and confirmed that the
proposals appear to meet the agreed requirements established a pre-application
stage to develop a design that meets capacity requirements. TfL raise a number
of issues that will need to be resolved within the next stage of design such as:

R
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Passenger environment
Contingency bus stops
Safe environment for passengers, staff and pedestrian
Consistency with TfL operational standards
Location of information kiosks
Whole life cost of the new bus interchange and new facilities
Weather protection
Emergency escape routes
Minimising walking distance between the bus stops and LU station
minimise in-service and out-of-service mileage of buses serving the station.
Bus priority proposals and traffic management

n

•
•
•
•
•
•
•
•
•
•
•
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34.11.5 North Greenwich LUL station will be revised as part of the 2019 Masterplan
application. The proposed layout of the LUL station includes multiple access
points, with new connections to the south connecting the station with the
revised bus station location; an access to the east provides the main
underground station access and connection to The O2, and a new access
connecting the station towards the west of the Peninsula.
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34.11.6 TfL have reviewed the proposals in regards to North Greenwich Station and
have stated that the indicative designs included in the application are unclear
and the Design Guidelines provide no specific standards for the building or
the square in which it sits. Further discussions between the applicant and TfL
will be required in regards to control of passengers at times of disruption or
at extreme peaks caused by events at The O2.

Ap

34.11.7 The transport interchange and bus station will be secured in the s106 legal
agreement.
34.11.5 It should be noted that recently the Jubilee line had significant investments to
improve signalling and rolling stock, TfL is now aiming to increase the
frequency up to 32 trains per hour (up from 30 trains per hour) between
North Greenwich and West Hampstead by 2021.
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34.12 Edmund Halley Way works

34.13 Taxi Rank, Private Hire Pick-up & Disabled Parking:

or
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34.12.1 The consented Silvertown Tunnel alignment runs along a different axis to the
current Edmund Halley Way alignment thereby constraining the ability to
build on the nearby plots. The new alignment is to follow the underground
Silvertown tunnel route therefore opening up more developable land on
either side of Edmund Halley Way.
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34.13.1 The existing taxi rank, private hire pick-up facility and blue badge car park will
be relocated north of North Greenwich LUL Station. This is the same as the
2015 Masterplan. Further details will be required at Reserved Matters stage.
34.14 Pedestrian Footbridge:

M

ai

n

34.14.1 A footbridge linking the north-western area of the Peninsula (Meridian
Quays) across the Blackwall Tunnel and into the revised Public Transport Hub
continues to be proposed as part of the 2019 Masterplan as per the 2015
Masterplan, which is anticipated to improve the PTAL in this area of the site
and beyond.
34.15 Pedestrian and Vehicular Access:

ed

34.15.1 Vehicular access to the plots has been alternated to pedestrian and cycle
east-west links to minimise the conflicts.
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34.15.2 The plots between Millennium Way and West Parkside have been opened
up to create a pedestrian route linking the newly opened St Mary Magdalene
School off John Harrison Way in the south to the proposed new Transport
Hub at grade station access via the proposed mixed-use plots in the north.
The new route will improve the permeability of the site.
34.15.3 A Healthy Street Assessment has been carried out for the new route. The
assessment has been included as part of the application.
34.16 Parking

34.16.1 The 2004 Masterplan agreed a car parking ratio of 0.7 spaces per dwelling,
this was reduced to 0.25 spaces per dwelling with the 2015 consent. Parking
across the 2019 Masterplan application will be reduced further to up to 0.1
spaces per dwelling. Of this total, 3% will be provided for blue badge holders.
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34.16.2 The Council does not have a car park standard for some of the types of
uses, but acknowledges the number of spaces should be in line with London
Plan Policy. Table 6.2 of the London Plan provides maximum car parking
standard of up to one space per units for sites in a central location with a
PTAL ranging from 2 to 6. TfL have referred to Policy T6.1(A) of the draft
London Plan which requires that residential development in this area, being an
Inner London Opportunity Area, should be car-free aside from parking for
disabled persons.

n
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34.16.3 The applicant has proposed that the parking ratio of 10% overall (3%
accessible spaces, 7% general spaces) be permitted to allow those general
spaces to be converted to accessible spaces if/when the need arises, but this
same requirement is retrospectively applied to all the remaining unbuilt
residential development within the already consented 2015 Masterplan (i.e.
rather than the 0.25 referred to above). TfL have accepted this proposition as
it will result in a lower quantum of parking overall. This will need to be
secured by condition.
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34.16.2 Policy 6.1(G) requires that a Parking Design & Management Plan (PDMP)
should be provided to demonstrate how blue badge parking could be
increased to up to 10% if required. TfL have stated that the prevailing rate of
blue badge issue within the borough would indicate that no more than around
6% of households include the holder of a blue badge, and so it would be
reasonable only to require the PDMP to demonstrate how up to that figure
could be provided, instead of 10%. This will be secured by condition.
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34.16.3 Residential visitor spaces will be provided within the residential internal
streets. The number of these spaces will form part of the detailed applications
when they come forward, however at this stage the number of spaces will not
exceed 200 spaces, (as per the 2004 and 2015 Masterplans). A number of car
club spaces will also be provided across the 2019 Masterplan application.

Ap

34.16.4 Due to the land contamination, car parking across most of the site will be
provided by undercroft car parks beneath podium courtyards.
34.16.5 Except for the residential and the car parking associated with The O2 (of
which 1,300 event spaces and 700 non-event spaces will need to be provided),
no further car parking will be provided across the site for the other land uses.
However, TfL have highlighted that with the removal of the existing station
car parking consideration will need to be given to the reprovision of the
existing 19 disabled persons parking spaces and a small amount of parking for
staff who are required to be at the station before the first train or after the
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last train. These matters will be considered within the reserved matters
applications for the relevant plots (7, 8 and 9).
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34.16.6 The O2 currently operates four car parks, with a mix of event and nonevent parking offered. Parking associated with the O2 is subject to a ‘lift and
shift’ obligation and will be relocated and re-provided within 500 yards of the
O2 prior to closure of the current facilities. The proposed car park will take
the form of two multi-storey car parks. The principal access to the revised
O2 car parks will be from Edmund Halley Way exiting onto Millennium Way.
The reprovision of the O2 car parking is a departure from draft London Plan
policy, however it is considered acceptable in this instance to enable the
delivery of the Masterplan and in particular homes and jobs. 34.16.7 There
are currently 67 coach spaces in the coach park within the application site.
The 2015 Masterplan agreed to reduce this figure to 37. The coach parking is
intended to be provided within the two multi-storey car parks referred to
above. This will need to be secured in the s106 legal agreement.
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34.16.7 Currently the site is not within a CPZ and concern is expressed that given
the limited number of spaces available within the development, it is expected
that overspill parking could subsequently occur on street locally. A control
mechanism will therefore need to be secured in the s106 legal agreement.

ed

34.16.8 It is proposed that 20% of all car parking spaces will be provided with
electric charging points and a further 20% passive provision will also be
provided. This will be secured by condition.

nd

34.17 Cycle Parking

pe

34.17.1 The cycle parking requirements for the different uses are set out in the
transport assessment. At this stage, the exact location and amount of cycle
parking has not been provided. However, it will be delivered in accordance
with planning policy at the Reserved Matters stage. This will be secured by
condition.
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34.17.2 Most of the cycle parking for the residential land use will be provided within
the undercroft parking areas alongside vehicular parking, although other
secure, sheltered and well-lit areas will be provided across the site together
with lockers and showers and changing facilities for the commercial elements.
34.17.3 In addition to the above, cycle parking will be provided for visitors and
customers across the public realm.
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34.17.4 A Cycle Superhub is also proposed to be provided near North Greenwich
Station. This will be brought forward as part of the detailed design and will
include measures such as cycle parking, maintenance facilities, cafes all of
which will seek to form a cycle culture on the Peninsula. This will be secured
in the s106 legal agreement as part of the transport interchange.
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34.17.5 Further to the Cycle Super Hub and in addition to the linkages being put
forward across the 2019 Masterplan area, it is intended to link into the
existing infrastructure as much as possible including schemes planned for the
future such as the Thames Path Quietways. TfL have recommended that the
Council secures the provision of a more comprehensive assessment of cycle
route infrastructure including an obligation to provide that within the
applicant’s control and funding towards off-site works.
34.18 Servicing and Delivery:

M

ai

n

34.18.1 Servicing of the 2019 Masterplan application proposals are proposed to be
carried out on street along the highway network as well as from the links
between the plots at ground level. Refuse bins from the plots will be collected
and transported to the Estate Service Centre (ESC), which is located at the
junction of Boord Street and Millennium Way, for compaction.

ed

34.18.2 Larger deliveries such as residents moving in or furniture deliveries will be
undertaken from the servicing bays located adjacent to the plots with timings
arranged with the Site Management Company outside of peak hours.
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34.18.3 Perishable goods such as food deliveries will also need to use these bays, again
with times being booked in advance of the delivery whereas smaller day to
day deliveries such as letters and parcels are to be distributed from the ESC
via electric vehicles.
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34.18.4 As the detailed design for each of the plots is brought forward this would be
accompanied by swept path analysis and a Delivery and Servicing Management
Plan. TfL has also requested that the applicant provide a more rigorous
assessment of servicing at reserved matters stage, including ensuring that each
plot does not constrain the ability to service adjacent plots.
34.18.5 The proposals maintain the access from the roundabout at the northern end
of Millennium Way and as such will not affect servicing access to The O2.
34.19 Travel Plan

34.19.1 A draft Travel Plan has been submitted with the application. The Travel Plan
sets out the site wide management structure for the site and outlines the
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sustainable travel principles and measures to be incorporated within the
proposals. A site wide Travel Plan will be secured through the s106 legal
agreement.

or
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34.19.2 Individual travel plans for each parcel of land will include measurable targets
and a monitoring plan. This will be secured by condition.

ep

34.19.3 Construction Worker Travel Plans will also be secured. The aim of these will
be to focus the efforts of contractors in minimisation of traffic impact. This
will equally apply to movement of plant, materials and operatives.
34.20 Impact on Public Transport

R

34.20.1 The Transport Assessment (TA) includes an assessment of the impact on
public transport. The following scenarios were tested for both the AM and
PM peak hours for 2031 only:
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• Scenario 3 – Full development and occupation of the consented 2015
Greenwich Peninsula Masterplan (i.e. Baseline);
• Scenario 3.2 – As per Scenario 3 but with the incorporation of the
updated version of Railplan assumptions (TfL’s strategic public transport
model); and
• Scenario 4 – As per Scenario 3.2 plus the full development and occupation
of the proposed 2019 Greenwich Peninsula Masterplan (i.e. proposed 2019
Masterplan).
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34.20.2 Within these areas the key section of the routes has been identified for
assessment:
•
LUL: movements between Canning Town, North Greenwich and Canary
Wharf;
•
Bus: movements between North Greenwich Bus Station and Edmund
Halley Way.

Ap

34.20.3 The effect of the updated assumptions were taken into account within this
analysis by creating a refreshed forecast baseline scenario (Scenario 3.2)
which has been compared against the 2019 Masterplan forecast (Scenario 4).
Comparing the passenger demand and crowding results from these scenarios
the TA shows the following models forecast:
• An increase (c. 2% in the busiest sections) in passenger flows in the AM
and PM peaks on the Jubilee Line;
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• An increase in crowding on sections of the Jubilee Line but that the net
change in development trips does not cause any section to increase from
one crowding ‘band’ to a higher crowding ‘band’; and
• Overall 2031 crowding levels forecast by Railplan with the 2019
Masterplan trips were similar, and in some cases better, than 2011 peak
conditions.

ep

34.20.4 TfL have stated that the public transport assessment methodology is unclear
from the information provided in the Transport Assessment, and so its
conclusions cannot be verified. TfL go on to state that

R

‘Naturally the considerably lower level of residents’ car parking agreed compared to
the 2015 masterplan, as well as the uplift in number of units, will lead to a
significant increase in the number of public transport trips.
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Even when taking the analysis as presented, it cannot be accepted that a 1.7%
increase in passenger flows (paragraph 3.2.8 and table 3-2 of Appendix H to the
TA) at the busiest point (tables 3-4 and 3-5 of Appendix H) on the Jubilee Line, one
of London’s busiest Underground lines, is not significant. This is certainly not the
“negligible impact” stated in paragraph 15.5.2 of the main body of the TA.
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Addressing the congestion that will result from this increase will require improved
signalling and an increase in rolling stock and subsequent increase in operational
costs. Given the overall very significant costs, for which funding is the main has yet to
be identified, and the time needed to deliver improvements TfL reluctantly concedes
that it will not be able to secure such a contribution. However, as a result it is
expected that other requests for contributions to TfL will be accepted as these are
necessary both to mitigate direct development impact on this mode and also to seek
to reduce pressure on the Jubilee Line. Furthermore, through the “Transport
Interchange Agreement” (see below) and depending on station design, TfL may
require a contribution towards management of passengers at the station to help
address congestion in the station and on the trains’

Ap

34.20.5 The largest effects are likely to be on the bus network, where although the
previous Masterplan also predicted large increases in bus travel, it provided
significant contributions to mitigate this effect. The new bus station, with
improved stops, stands and circulation, will allow for a greater increase in the
number of bus services to be accommodated.

34.20.6 As stated above, TfL have not been able to verify the trip generation and
modal split work presented in the TA. That work shows negligible increases
in bus movements despite the increase in residential units and reduction in
parking. TfL has undertaken its own assessment of the potential increase in
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trips by bus taking these issues into account. This assessment has assigned all
trips diverted from car driver, car passenger and motorcycle to bus rather
than London Underground, since contributions toward the latter, if calculated
would be much higher and the delivery period much longer. Further as noted
above given congestion on the Jubilee Line additional capacity on buses is
required to help mitigate unmet demand for London Underground trips. A
bus contribution of £12,050,000 is secured in the 2015 s106 and this will be
increased to £15,000,000.

ep

34.21 Impact on highway network

n
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34.21.1 The trip generation of the existing facilities was indicated in the 2015
Masterplan from validated models for highways and public transport modes.
An updated and agreed version of the East London Highway Assessment
Model / River Crossing Model was used to assess the highway impact of the
Masterplan.
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34.21.2 A number of junctions within the study area are identified as having a volume
to capacity ratio of greater than 90% however most of these junctions are
sufficiently far from the development to be largely unaffected by the
generated trips.
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34.21.3 The proposed development results in higher traffic flows on the Greenwich
Peninsula Highway network, with roads such as Millennium Way experiencing
a significant increase in peak hour traffic, but still operating within capacity. It
is forecast there would be increases in peak hour flow on key access routes
to or from the area, such as Blackwall Lane northbound and southbound
ramps to and from the A102; Bugsby’s Way and Peartree Way. Beyond the
development boundary, increased traffic levels are forecast on the A206 east
(towards the Woolwich Ferry) and west (to Greenwich town centre) of the
A102.

Ap

34.21.4 The junction improvements proposed as part of the S106 agreement for the
previously approved Masterplan are still justified and will be secured via
obligation attached to the latest Masterplan permission. These include
improvements at: A102 / A206, A206 / Hope and Anchor Lane and the A206
/ Blackwall Lane junction. Also highways such as the link from Millennium
Way to A102; improved northbound merge from Tunnel Avenue to A102
and improved off-slip to Greenwich Peninsula west of the A102.
34.21.5 The effects of the anticipated levels of construction-generated traffic have
been assessed and are considered to have a negligible effect on the highway
network capacity. A number of mitigation measures will be implemented
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through a Construction Logistics Plan, prior to the commencement of
construction to further reduce the temporary impacts of construction
vehicles on the highway network.
34.22 Road Safety:
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34.22.1 From a study of Personal Injury Accidents (PIA) in the study area surrounding
the site, north of Woolwich Road, it was found that there were 343 accidents
in the 3-year period up to Aug 2018. Of these, 305 accidents involved slight
injuries, 35 accidents resulted in serious injuries and two resulted in fatality.
Most of the incidents were considered to have occurred as a result of human
error. One of the fatal accidents occurred on the busway along West
Parkside at the junction with John Harrison Way when a pedestrian failed to
look properly and was hit by a bus. Consequently, West Parkside Pilot
Busway has been reviewed by TfL and RBG and a new scheme presenting a
more conventional layout with bus lanes to the nearside has been
implemented. The other fatal accident occurred on the roundabout of
Woolwich Road and the Blackwall Tunnel southern approach when a HGV
turning left onto the northbound tunnel approach collided with a nearside
eastbound cyclist heading straight ahead. The accident was due to the HGV
driver not looking properly.
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34.22.2 Of the 35 serious accidents 30 involved vehicles and 5 involved pedestrians
not looking properly while crossing a road. Of the serious accidents involving
vehicles, four could be attributed to road layout or other environment
factors, most of them occurring in combination with other human factors.
The remaining slight accidents were attributed to human factors such as
carelessness, disobeying signs or markings, failing to look properly or using
mobile phone while driving, fatigue, poor manoeuvres and sudden braking.
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34.22.3 No further major issues were highlighted in relation to the network geometry
and therefore it is considered that the development will not adversely
contribute to the probability of personal injury accidents occurring within the
vicinity of the site.
34.23 Conditions and S106 Obligations

34.23.1 Various details in respect of delivering a robust transport infrastructure within
the Peninsula Masterplan area are to be secured via conditions or S106
obligations. These include:
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S106 Obligations:

nd
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Bus Service Contribution of £15,000,000
Bus Station Delivery Agreement
Car Club - 5 years free membership
Implementation of a CPZ
Cycle Facilities Works
Highways Works
Feasibility study for a River Pier
Pedestrian and Cyclist Contribution
Strategic Travel Plan
Thames Path Improvement Study
Route Signage
Toucan Crossing
Gateway Junction improvement works
Riverside Walkway
Prevention of Occupiers being entitled Parking Permit
Build Over Agreements
Silvertown Tunnel Land and Works Agreement
PLA Navigational equipment
Removal of the existing bus station
Provision of Coach Parking
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

R

Demolition/Construction Travel Plan
Demolition/Construction Logistic Plan
Traffic Calming Measures
Blue Badge Parking Bays
Car Park Management Plan
Travel Plan
Delivery and Servicing Plan
Details of Cycle Parking
Details of Works to adopted Highways
Car Parking
Electric Charging Vehicle Points
Details of On-Street Parking
Loading and Unloading
Details of Motorcycle Parking
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
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Conditions:
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River Pier
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34.23.2 The 2015 Outline planning permission and s106 legal agreement secured the
provision of a river pier to the on the western side of the Peninsula. The
applicant has requested that the clauses relating to the new river pier are
removed/amended as the river pier is not required to mitigate against the
development. Officers have discussed the matter with highways colleagues
and it has been confirmed that although desirable in terms of place making,
the applicant is not reliant on it to manage their travel demand based on the
figures in the TA.
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34.23.3 Furthermore, Members in March 2020 granted resolution for the conversion
of a pier for river boat passengers at Ordnance Pier adjacent to the
Intercontinental which will be capable of providing berthing facilities for a
Thames Clipper (ref:17/2842/F) within close proximity to the one proposed
under the 2015 Masterplan.
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34.23.4 Taking in to account the above, it is proposed to amend the s106 requiring
the developer to undertake a feasibility study in consultation with Thames
Clipper, TfL and RBG. It would be the Developers discretion if a pier was to
be delivered and outline planning permission for the river pier will remain in
place under the 2015 Masterplan (ref: 15/0716/O).
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Greenwich Riverside Transit (GRT)
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34.23.5 In March 2009 the Greenwich Waterfront Transit was cancelled by the then
London Mayor. Despite this, account was taken of the original alignment
whilst compiling the 2015 Masterplan and land was safeguarded under the
2015 s106 legal agreement. The applicant is now seeking the removal of the
safeguarding clauses from the s106 on the basis that there are no set details
of this route as land cannot be held back on the Peninsula for something
where no detailed plans are provided. It is proposed that the s106 legal
agreement is amended requiring the developer to engage with RBG highways
colleagues when bringing forward the bus station to see whether the GRT
can be accommodated within the relevant area without reducing any
developable area.
34.25 Environmental Statement Transport Chapter:

34.25.1 Chapter 6 - Transport and Access of the ES reports the reports the outcome
of the assessment of the likely significant environmental effects arising from
the proposed development. The ES chapter has been reviewed by the
Council’s consultant. The ES Chapter was considered to be sound.
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34.25.2 The report concluded that the likely increase in additional vehicle trips and
Heavy Goods Vehicle trips on the local road network during the construction
works would be minor negative. A Construction Logistics Plan, (CLP) would
however be prepared to manage additional traffic flows.
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34.25.3 The report predicts that the 2019 Masterplan application will generate a
further 1,019 two-way pedestrian trips during the AM peak and 695 during
the PM peak. The vast majority of these would however be going to the onsite educational facilities as well as the Transport Hub.
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34.25.4 The report also predicts that the 2019 Masterplan application will generate an
additional 71 two-way cycle trips during the AM peak and 49 two-way trips
during the PM peak when compared to the 2015 Masterplan. Given the 2019
Masterplan application’s linkages to current infrastructure, as well as
proposed infrastructure such as the Thames Path Quietways, the
consideration of a Cycle Superhub and the high level of cycle parking on the
application site, the 2019 Masterplan application would have a negligible effect
on the local cycle network.
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34.25.5 The assessment states that the 2019 Masterplan application will have a largely
negligible effect on both National Rail and London Underground services
which is predominantly as a result of capacity increases on both modes as
well as the introduction of Cross Rail. A minor negative effect will however
be noted on the bus mode which will be mitigated by the introduction of the
new Transport Hub, and an increase in bus services which is likely to be
funded as part of the S106 agreement.
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34.25.6 The 2019 Masterplan application is likely to have a negligible to minor negative
effect on highway conditions at a number of key junctions that have been
identified. Mitigation is therefore proposed in terms of more detailed
modelling and the funding of highway mitigation measures where required.
34.26

Transport and Access - Detailed Part (18.02 and 18.03)

Ap

34.26.1 The application includes 44 parking spaces are proposed between the two
plots, all of which are proposed as under croft spaces within dedicated car
parking areas at ground level for each plot. This creates a ratio of 0.1:1 cars
to residential units. The previously consented reserved matters applications
provided 101 spaces to 462 units creating a ratio of 0.22:1 cars to residential
units between both plots. The 2015 outline consent required a maximum of
0.25 spaces per residential unit within on-site car parks. The applicant sets out
that this is considered to be in keeping with current and emerging planning
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policy which seeks to reduce private car dependency through reduced car
parking and promotion of sustainable travel modes.
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34.26.2 Vehicular access will be provided for Plot 18.02 from Neal Street, which does
relocate the access point from the previous reserved matters consent for Plot
18.02 and the reserved matters for the surrounding roads. This has been
considered by the Transport and Highways team and is considered
acceptable. Vehicular access will be provided for Plot 18.03 from Hendon
Street which is in keeping with the previous consents and therefore no
objection is raised.
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34.26.3 The applicant is proposing 3% of the car parking spaces as wheelchair car
parking bays (14 bays). Whilst this is partially compliant with the Draft
London Plan which requires 3% provision from the outset, the policy further
requires the applicant to demonstrate that the scheme can deliver a total of
10% wheelchair parking bays should demand for such bays arise (draft London
Plan T6.1G). Following discussions with TfL and RBG’s Highways Officer, it
has been agreed that a lower total provision of parking spaces will be
acceptable, totalling 6%. The development will still deliver the 3% up front and
the applicant has provided evidence that the off-street parking areas can
provide an additional 3% to deliver a total of 28 spaces should the demand
arise. The final detail of the car parking arrangement is to be secured by
condition and the on-going monitoring of demand is to be secured through a
car park management condition.

nd

34.26.4 20% of all bays will require active electric vehicle charging spaces and all
remaining spaces will have passive electric vehicle charging spaces. This
equates to 9 active and 36 passive spaces.
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34.26.5 The scheme also includes 3 on-street parking spaces, of which 2 are proposed
as Blue Badge spaces (one each on Neal Street and Hendon Street) and 1 is
proposed as an Electric Vehicle charging bay (Neal Street). These have now
been implemented as they were consented as part of a prior reserved matters
application for the streets surrounding St Mary Magdalene School (reference:
16/1559/R).

34.26.6 Policy 6.9 of the London Plan requires that developments provide ‘secure,
integrated, convenient and accessible cycle parking facilities’ in accordance
with Table 6.3. Table 6.3 requires 1 space per studio/1 bed and 2 spaces for
all other unit size. Draft London Plan standards requires 1 space per studio;
1.5 spaces per one-bedroom unit; 2 spaces for all other dwellings; and 1 space
per 40 units. The proposed includes 48 studios, 194 one beds and the
remaining 234 units being 2bed+ creating a requirement for 610 spaces for
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the residential dwellings and 12 short stay spaces against the existing London
Plan or 807 against the draft London Plan and 12 short stay spaces also. The
proposed also includes 100sqm of non-residential use with the proposed use
classes including A1/A2/A3/B1/D1/D2, this creates a requirement for 2 spaces,
these will be provided by the occupier as part of the fit out. Plot 18.02
provides 429 cycle parking spaces and Plot 18.03 provides 380 cycle parking
spaces creating a total of 809 for the residential units and a further 14 for
visitors (12 for the residential and 2 for the non-residential element of the
proposal). The finalised cycle parking arrangement is subject to condition.
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34.26.7 The cycle parking spaces are all located securely and conveniently within each
plot in accordance with policy 6.9. The visitors cycle parking is provided
within the public realm and shall be provided as Sheffield Stands. Additionally,
5% of the cycle parking provided for the residential units will be Sheffield
Stands with the remaining being two tier cycle stands.
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34.26.8 Policy 6.10 of the London Plan places great emphasis on the aim to increase
walking in London. To achieve this, the policy requires decision makers to
take account of the quality of the pedestrian environment, taking account of
Transport for London’s Pedestrian Design Guide. Policy IM(b) includes a
requirement for promoting safety to pedestrians and cyclists. No roads are
proposed as part of this application as the roads servicing this plot have
already been consented under previous reserved matters application for the
streets surrounding St Mary Magdalene School (reference: 16/1559/R) with
part now being constructed. Well-landscaped routes are created on the
borders of the application site. A pedestrian and cycle routes is to be created
through the centre of Plots 18.02 and 18.03 creating an access route from St
Mary Magdalene School. The space is enlarged in front of the non-residential
space to add to a sense of place and vitality. Further detail of materials and
landscaping will be provided by condition.
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34.26.9 On-street loading bays shall be used for delivery and servicing, one on
Hendon Street and one on Neal Street. Both loading bays measure 15m in
length. Deliveries of non-perishable goods will be taken to the Estate Servicing
Centre and then distributed to the individual plots as per the existing strategy.
Deliveries of perishable goods will be via the loading bays and will need to be
pre-booked with the Site Management Company. This is also the approach for
delivery of large items directly to units (such as furniture deliveries). Again,
these will need to be pre-booked with the Site Management Company.
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35.

Flood Risk and Surface Water:

35.1 The NPPF sets out how flood risk should be considered at all stages of the
planning and development process, in order to reduce future damage to
property and loss of life.
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35.2 London Plan policy 5.12 requires proposals to comply with the flood risk
assessment and management requirements set out in the NPPF and the
associated Technical Guidance on flood risk over the lifetime of the
development.
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35.3 Policy E2 of the Core Strategy states that the Council’s strategic Risk
Assessment be used to inform development and reduce flood risk in the
Borough.

n

35.4 Outline Part
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35.4.1 A Flood Risk Statement has been submitted for the outline part of the
application. The proposed 2019 Masterplan is in Flood Zone 3 but benefits
from the River Thames flood defences.
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35.4.2 A Flood Risk Assessment was submitted with the 2015 Outline planning
application (ref: 15/0716/O) followed by an addendum note. The key findings
of the 2015 site wide FRA and Addendum are described below:
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• The site is located in Flood Zone 3 (FZ3) but benefits from the River
Thames flood defences. River walls will be raised to achieve a minimum
level of +6.20metres above Ordnance Datum (mAOD) to provide the
necessary defence up to 2100;
• The risk of tidal and fluvial flooding is low with flooding only occurring in a
breach scenario. This risk would be mitigated by locating residential
accommodation above a level of +4.64mOD, which is the flood level for
the site;
• Possible safe access and egress routes have been identified for emergency
vehicles;
• The surface water drainage strategy makes use of existing river outfalls and
the existing Boord Street pumping station;
• The onsite drainage network will be designed in accordance with Sewers
for Adoption with no surface flooding in the 1 in 30-year event. For events
greater than 1 in 30 years, flood storage would be provided in the central
park. Assessment of flood volumes considered the 1 in 100-year event
with allowance for 30% climate change;
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• The FRA assessed the groundwater flooding. The geology map included in
the Site-specific Flood Risk Assessment (SFRA) identifies that the site is
underlain by a minor aquifer. No historic groundwater flooding incidents
were recorded in the SFRA and therefore the risk of groundwater flooding
is low.

or
t

35.4.3 Although there have been updates to the national and regional policies there
has not been any material changes to the policies for flood risk that would
affect the 2019 Masterplan.

R

ep

35.4.4 The proposed 2019 Masterplan is in Flood Zone 3 but benefits from the River
Thames flood defences. The minimum residential FFL is expected to be
marginally lower (0.02m) than the minimum approved for the 2015
Masterplan (+4.64mOD), so there is no risk of flooding in the new breach
scenario.
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35.4.5 The approved sitewide surface water drainage strategy will be adhered to for
the 2019 Masterplan. The surface water drainage strategy will make use of the
existing outfall to discharge a significant amount of surface water catchment
to the River Thames and to the Central Park pond in the future.
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35.4.6 The risk from ground water is low. As no basement structures are proposed
(with the exception of Plot 7) and the risk from artificial water sources are
considered negligible in the FRA. In case of any changes and basements are
proposed in future developments, the plot developers will need to meet the
requirements provided in the report and ensure that proper assessments and
mitigations measures are undertaken to prevent ground water flooding.

pe

35.4.7 The site-specific flood risk assessment concludes that there will be low risk of
flooding to the 2019 Masterplan.
35.5 Detailed Part (18.02 & 18.03)

Ap

35.5.1 The Environment Agency’s flood map shows that the majority of the
application site lies within Flood Zone 3a defined as having a high probability
of flooding. However, the site is located within an area benefitting from flood
defences. The site is in Flood Zone 3a and mitigation measures are proposed
to address the ‘low’ residual risk of tidal flooding during a breach scenario.
The site has a low risk of flooding from sewers, a very low risk from surface
water and a very low to negligible risk from all other sources.
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35.5.2 In line with the Technical Guidance to the NPPF, a sequential test is required.
Water-compatible uses and less vulnerable developments are allowed in
Flood Zone 3a. However, the proposed is considered to be a ‘more
vulnerable’ development and therefore triggers the need for an Exception
Test. The Exception Test is undertaken in section 5.2 of the Flood Risk
Assessment. This finds that the development includes wider sustainability
benefits; is located on previously developed land and a FRA has been
produced which demonstrates the development will be safe, without
increasing flood risk elsewhere, and, where possible, reducing flood risk
overall.

Land contamination

ai

36.

n
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35.5.3 A number of mitigation measures are proposed to ensure that there will not
be undue significant hazard to people or property post-development. These
measures are set out in the supporting Flood Risk Assessment. Attention has
been paid to the Environment Agency’s Standing Advice and RBG’s Advice for
Developers along with relevant policy considerations.
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36.1 Policy 5.21 of the London Plan states that appropriate measures should be
taken to ensure that development on previously contaminated land does not
activate or spread contamination. In terms of Policy E(e) of the Core Strategy
the Council will need to be assured that where contamination is found,
development can be built and occupied safely without any adverse
environment or health impacts.
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36.2 The Greenwich Peninsula Environmental Method Statement (EMS) which has
been in force since 2004 sets out mitigation measures for the protection of
water resources and the health and safety of occupiers of all new
development on Greenwich Peninsula. The 2015 Consent required
implementation of the EMS procedures and codes of practice by way of
mitigation (conditions 70 to 73 of 15/0716/O). With this mitigation in place,
the 2015 ES concluded that there would be no significant effects on ground
conditions during construction or operational phases of the 2015 Masterplan.
36.3 As such, it is proposed that conditions 70 to 73 of 15/0716/O are replicated
on the grant of permission for the proposed development.
36.4 The Council’s Environmental Health Officer has raised no objections to this
approach.
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37.

Ecology:

37.1 Policy 7.10 of the London Plan and OS(f) of the Core Strategy require
development proposals will be required to take account of ecological factors.
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37.2 The ES chapter 11 reports the outcomes of the assessment of likely significant
environmental effects arising from the application upon Ecology and Nature
Conservation. The focus is on the potential effects of the development upon
the habitats and fauna present on the application site. A Preliminary Ecological
Appraisal and a Detailed Phase 1 Habitat Survey (Appendix 11.1 and 11.2)
were also include as part of the assessment.
37.3 The ES chapter has been reviewed by the Council’s consultant. The ES
Chapter was considered to be thorough and appropriate.
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37.4 The Ecology Chapter identifies two European statutory designated sites
within 10 km. Two statutory nature conservation sites and 24 non-statutory
nature conservation sites within 2km of the site including River Thames
(metropolitan importance) and tidal tributaries and Greenwich Ecology Park
and Southern Park (local importance). All are considered unlikely to be
affected by the proposed development.
37.5 Outline Part

pe
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37.5.1 The outline part of application site at present predominantly consists of highly
modified, intensively managed, readily established habitats (hard-standing,
buildings, amenity grassland and introduced shrub beds) supporting common
and widespread plant species. Areas in the south and north-west of the site
have been partitioned into a number of development plots. Some support
brownfield habitat which is of conservation value at the local scale and
provides habitat for bird species, foraging bat species and terrestrial
invertebrate species on site.

Ap

37.5.2 Comprehensive redevelopment of the site in line with the proposed
development will result in the removal of brownfield habitat, and extension of
managed urban green space to include new areas of landscaping planting at
ground level and extensive green and/or brown roofs on new buildings.
Whilst temporary negative effects upon on-site habitats are anticipated during
the construction phase, resulting from the temporary reduction in coverage,
in the long term permanent negligible effects significant at the local scale are
anticipated during the operational phase as habitat becomes established.
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37.5.3 In the absence of mitigation, site clearance activities could have direct effects
upon nesting birds and foraging bats, which could have direct, negative effects
(albeit not significant in EIA terms) upon these species groups.

n

R

ep

or
t

37.5.4 A number of recommendations have been made for the 2019 Masterplan site
including retention and protection of hedgerows and trees in line with relating
standards, replacement of native trees where they are lost, any suitable
habitat including grassland, shrub and trees are removed outside of the typical
bird season or under the supervision of an ecologist if required and removal
of any invasive habitat species such as butterfly bush. In addition, installation of
green walls and climbers, biodiverse roofs, bird and bat boxes and plantation
of a variety of wildlife planting, invertebrate hotels and habitat piles are also
recommended. Details on the enhancement measures proposed to make a
positive contribution to the protection, enhancement, creation and
management of biodiversity will be required for each phase of development as
it is brought forward. This is to be secured by condition.
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37.5.5 For this reason, the ES concludes that whilst it is probable that temporary
negative effects upon fauna will occur during the construction phase resulting
from the temporary reduction in habitat availability, in the long term
permanent positive effects are anticipated during the operational phase
significant at the site and local scale respectively.
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37.5.6 In addition, mitigation will be secured through the proposed development’s
Integrated Management System (IMS) and by planning conditions and will be
implemented where necessary to comply with legislation relevant to
protected species (nesting birds) and prevent the spread of invasive plant
species.
37.6 Detailed Part (18.02 & 18.03)

Ap
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37.6.1 The Chapter 11 of the ES covers Ecology and Nature Conservation. This
confirmed that the land where Plots 18.02 and 18.03 will be constructed
mainly consists of compressed gravel and rubble, bare ground and small areas
of scattered grass and weeds. No buildings or trees suitable for bat/birds
roosting, foraging or nesting were recorded on site. The site is unlikely to
support an invertebrate assemblage. Plants on site are non-native and
therefore do not hold ecological conservation value.
37.6.2 Plot 18.02 and 18.03 are therefore considered to have a negligible
conservation value for birds, bats, invertebrates and plants.
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37.6.3 Living roofs such as sedum or brown roofs, also known as extensive green
roofs, will be incorporated on buildings A and B of Plot 18.02 and buildings E,
F, and G of Plot 18.03 of the Proposed Development. The extensive green
roofs will consist of lightweight, shallow growing medium layer (48mm depth),
supporting smaller plant species. Bat and bird boxes are also proposed,
locations for which are set out in Figure 9 of Vol 2 Appendix 11.1 of the ES.

ep

37.6.4 The report concluded that recommendations have also been made including
management of green space in the form of public and private gardens, soft
landscaping to benefit local fauna.

Sustainability and Energy:

ed

38.
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37.6.5 As a result of the additional landscaping, the proposed is considered to
provide a benefit to birds for nesting purposes and to birds, bats and
invertebrates for foraging purposes. There is a net gain in regard to planting
with details being required by condition. It is recommended that the condition
be worded to require a range of native species to be delivered on site. It is
also recommended that a lighting strategy be required by condition to ensure
excessive lighting does not deter bats. The Construction Management Plan
should also detail which measures will be employed on site to safeguard
ecology, this will be required via condition. The review of the ES has raised no
issues. The proposed is therefore considered acceptable in regard to
biodiversity subject to conditions.
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38.1 The provision of sustainable development is a key principle within the
National Planning Policy Framework (2019), which requires the planning
process to support the transition to a low carbon future. Policies 5.2 and 5.3
of the London Plan (2016) require the submission of an energy demand and
sustainability assessment, along with the adoption of sustainable design and
construction measures and demonstration of how heating and cooling
systems have been selected in accordance with the Mayor’s energy hierarchy.
In particular, policy 5.2 requires the domestic element to meet zero carbon
and the non-domestic element the 35% CO2 emissions reduction target
beyond the current Building Regulations Part L 2013. For the domestic
element, a minimum 35% reduction in regulated CO2 emissions above
Building Regulations 2013 is expected to be achieved onsite with the
remaining carbon shortfall paid to the Council’s Carbon Offsetting Fund.
38.2 Outline Part
38.2.1 A Energy and Sustainability Statement (March 2019), prepared by Meinhardt
has been submitted for the 2019 Masterplan to demonstrate compliance with
ITEM NO: 6
ITEM NO: 7 - Appended Main report

Page 254

the current London Plan (2016), Draft London Plan (2019) and Greenwich
Local Plan Core Strategy with Detailed Policies (2014) energy and
sustainability policies.
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38.2.3 A range of energy efficiency measures are proposed for both domestic and
non-domestic components that exceed the minimum requirements of the BR
Part L 2013. In particular, a site wide improvement of 1,631 tonnes per
annum (13%) in regulated CO2 emissions compared to a 2013 Building
Regulations compliant development is predicted.
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38.2.4 Compliance with London Plan Policy 5.9 which relates to Overheating and
Cooling will have to be demonstrated through the submission of Dynamic
Overheating Analysis for each Reserved Matters application. This will have to
demonstrate that the actual cooling demand has been reduced in both
residential and non-residential spaces in line with the Cooling Hierarchy to
demonstrate compliance with CIBSE TM52/59 under the currently stipulated
weather scenarios set by CIBSE TM49 or subsequent versions.
38.2.5 A site wide heat network comprised of a gas Combined Heat and Power
system (CHP) will provide space heating and hot water to the apartments and
non-residential units. The site wide heat network will be supplied from a
single energy centre currently operated by Pinnacle Power.

ed

38.2.6 According to the proposed energy servicing strategy, a site wide reduction in
regulated CO2 emissions of 6,173 tonnes per annum (54%) beyond the Be
Lean case is predicted for the Masterplan.

nd

38.2.7 A feasibility of all renewable technologies will be undertaken under each
Reserved Matters Application and solar PV provision should be maximised.

pe

38.2.8 The size of the development triggers compliance with the local renewable/low
carbon monitoring requirement. An agreement will have to be signed
between the Council and the developer at prior to occupation. This will be
secure by condition.

Ap

38.2.9 The residential component of the development triggers compliance with the
zero-carbon policy. The remaining regulated CO2 emissions will be met
through a contribution to the borough’s offset fund. This will be secured in
the s106 legal agreement.

38.2.10 Whilst the detailed application triggers compliance with the current regional
and local energy and sustainability policies, the outline nature of the
Masterplan application will be required to comply with the regional and local
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policies applied at the time of the submission of the reserved matters
applications.
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38.2.11 The Energy and Sustainability Statement (March 2019) also describes how the
applicable sustainability policies and standards can be met by the proposed
design. This is in line with the approved Sustainability Framework approved
under the 2015 Masterplan Application, London Plan (2016), Draft London
Plan (2019), Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(July 2014), Greener Greenwich Supplementary Planning Document (SPD)
(September 2014) and Mayor’s Sustainable Design and Construction SPG
(April 2014).
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38.2.12 Compliance with Core Strategy Policy DH1 (xvi) should be demonstrated in
all non-residential units of 500sqm and over within the 2019 Masterplan.
These have to certified under BREEAM and achieve ‘Excellent’ rating and
make reasonable endeavours to achieve ‘Outstanding’. This will be secured by
condition.
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38.2.13 In addition, compliance with Core Strategy Policy IM1 should be
demonstrated in the 2019 Masterplan application by achieving CEEQUAL
rating of Excellent. This will be secured by condition.
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38.2.14 Other conditions to secure sustainability aims are also recommended in
relation to overheating, water usage, surface water drainage, waste disposal
and recycling and using sustainable materials.

nd

38.3 Detailed Part (Plots 18.02 and 18.03)

pe

38.3.1 The energy assessment for the site has been carried out using the London
Plan’s energy hierarchy; Be Lean, Be Clean, Be Green. The applicant is
proposing a CO2 reduction of 66% from renewables compared to the Be
Clean stage and a 44% reduction against Building Regulations Part L 2013
compliant baseline to be achieved.

Ap

38.3.2 Be Lean (energy efficiency/building fabric) measures are set to achieve a 10%
reduction from the baseline, equivalent to 52 tonnes. With regards to the
non-residential element, the incorporation of the passive measures estimates
an annual reduction in regulated CO2 emissions of 0.3 tonnes, equivalent to
8.2%. These results are achieved by enhanced fabric efficiency; air
permeability better than Part L 2013 standards; reducing the need for artificial
light; high efficiency lighting systems; 100% low energy lighting internally and
externally with appropriate controls and sensors, mechanical ventilation with
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heat recovery and natural ventilation through openable windows and solar
control glazing with g-values of 0.4 and 0.45 to minimise solar gains etc.
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38.3.3 Under Be Clean, the proposed dwellings will connect to the site wide
Greenwich Peninsula Low Carbon Energy Centre District Heating Network
(GP LECE DHN) which is located on the “Gateway Site” just outside of the
2019 Masterplan red line. The 2,600sqm energy centre is currently
operational and served by 1 x 3MW gas boiler, 2 x 10MW gas boiler (one
boiler will be on standby only) and 1 x 2MWe gas CHP. Plots 18.02 and 18.03
will incorporate heat exchangers connection points in each block to allow
connection to the GP LECE DHN managed and maintained by Pinnacle
Power. The DH Energy Centre will provide 75% of the heating demand of
Plots 18.02 and 18.03. The CHP system predicts an annual reduction in
regulated CO2 emissions of 195 tonnes, equating to 60%, and 274 tonnes,
equivalent to 32%, beyond the Be Lean case for the dwellings based on
SAP2012 and SAP10 carbon emission factors, respectively. A drawing showing
the connection of Plots 18.02 and 18.03 to the DHN EC has been provided.
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38.3.4 The space heating and cooling of the non-residential units will be provided by
VRF ASHPs which have been assessed under the Be Green case. No CO2
savings are proposed under the Be Clean stage of the Energy Hierarchy for
the non-residential unit.
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38.3.5 Under Be Green, a number of renewable technologies has been investigated
in terms of technical, physical and financial feasibility, with Solar PV panels
found to be appropriate for the residential element of the development. A
solar PV system of 26kWp is proposed and roof plans showing the PV panels
have been provided. This system predicts a reduction in regulated CO2
emissions of 11 tonnes equating to 6%, beyond the Be Clean case. With
regards to the non-residential element, the incorporation of the solar PV and
VRF ASHPs estimate an annual reduction in regulated CO2 emissions of 1.9
tonnes, equivalent to 73%, beyond the Be Clean stage based on SAP2012 and
SAP10 carbon emission factors. An agreement will have to be signed between
the Council and the developer at prior to occupation to monitor the solar PV
technology and send RBG data as agreed.
38.3.6 In total for the residential element, an annual reduction in regulated CO2
emissions of 359 tonnes equating to 66% and 209 tonnes equating to 44%
beyond Part L 2013 compliant Part L 2013. The proposed is required to
comply with the zero carbon standards and therefore the remaining carbon
shortfall of 184 tonnes CO2 will be addressed through a carbon off set
payment secured in the S106 legal agreement. This equates to £331,200.00.
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38.3.7 The proposed scheme is generally in compliance with the regional and local
energy and sustainability policies and requirements and a number of
conditions and Head of Terms are proposed to ascertain that the applicant
will commit to implement them before and during the construction of the
development.
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38.3.8 Compliance with Core Strategy Policy DH1 (xvi) should be demonstrated in
all non-residential units of 500sqm and over within the 2019 Masterplan.
These have to certified under BREEAM and achieve ‘Excellent’ rating and
make reasonable endeavours to achieve ‘Outstanding’. The detailed part
contains a non-residential space of 100sqm and therefore does not trigger the
requirement for a BREEAM assessment.
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38.3.9 The applicant has committed to incorporate water efficient sanitary fittings in
all residential units and non-residential spaces targeting a maximum 105 l/p/d
in line with Policy 5.15 of the London Plan (2016). With regards to the nonresidential units, water efficient sanitary fittings and water meters with a
pulsed or other open protocol output and with leak detection systems will be
provided on the mains water supply.
38.4 Overheating (Detailed part)
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38.4.1 An Overheating Assessment has been submitted together with the Energy
Strategy for Plots 18.02 & 18.03. A number of additional passive design
measures have been assessed over a range of residential units and communal
corridors located on the lower, middle and top floors and of different
orientations to reduce the risk of overheating. The results showed that under
the natural ventilation simulation all habitable spaces tested under CIBSE
TM59 criteria and 2020 weather file, high emissions, 50% percentile scenario
pass the criteria. The majority of the same habitable spaces fail, however
criterion 1 and 2 of CIBSE TM59 under DSY2 and DSY3 weather scenarios. It
should be noted that compliance with DSY2 and DSY3, as a more onerous
data set, is not a requirement of CIBSE TM59. All corridors pass criterion 1
of CIBSE TM59 criteria under all TM49 weather scenarios.

Ap

38.4.2 The report concludes that all units are likely to achieve compliance with
overheating benchmarks, provided that adequate design measures are taken
into account. A condition will be attached requiring compliance with the
mitigation measures set out in the Overheating Assessment submitted in
support of the application.
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39.

Aviation Safety (Outline and Detailed Part):

39.1 Core Strategy Policy IM(d) states that relevant applications will be required
within the safeguarding boundary for London City Airport will be determined
having regard to the advice received from the Civil Aviation Authority.

Environmental Impact Assessment (EIA):

ep

40.
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39.2 London City Airport has carried out an assessment from an aerodrome
safeguarding perspective and has confirmed that there is no safeguarding
objection to this development.

n

Chapters 2-4: EIA Context and Influence:

R

40.1 The Council’s conclusions on the significant effects of the various topics
assessed in the ES not covered in the sections above are covered below:
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40.2 The chapter has been reviewed by the Council’s consultant. The Council’s
consultant raised identified four areas where further clarification/information
was required. The included whether further information had been provided
to LCA to decide whether Aviation could be coped out, clarity on the
inclusion of Table 4.6, to confirm why the ‘do nothing’ scenario is not an
acceptable solution, further detail on the consultation undertaken to what
comments were received and how the comments influenced the development
proposals. The applicant responses can be found in the Environmental
Statement Review: GPM Response Report (dated June 2020) which address
these queries. Suitable conditions are also proposed.
Chapter 5 Socio-Economics:

pe

40.3 Chapter 5 reports the outcome of the assessment of likely significant
environmental effects arising from the proposed development upon socioeconomics.

Ap

40.4 The chapter has been reviewed by the Council’s consultant. The Council’s
consultant identified six areas where more clarification/information was
required. These included further commentary in relation to the assessment to
scope out the effects on existing retail centres; a table which provides a
definition of the sensitivity of the environmental aspects which are significantly
affected by the proposed development, confirmation whether the baseline
conditions for population and deprivation have been assessed in relation to
the evaluation of significance and the assessment of effects, clarify on the
assessment of secondary, cumulative and synergistic effects, condition to the
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phasing of development and the impacts on new resident during the
construction period, clarification on what provision will be for community,
mental health and acute infrastructure and services. The applicant responses
can be found in the Environmental Statement Review: GPM Response Report
(dated June 2020) which address these queries.
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40.5 NHS Greenwich also raised concerns that the ES only considers primary
health care, rather than a full range of health infrastructure which residents
will use (as mentioned above by the Council’s consultant). The applicant has
responded to state that this was not requested by RBG during at scoping
opinion stage. This was acceptable by the Council’s consultant.

R

40.6 The ES report concluded that there are no significant negative residual socioeconomic effects which will arise as a result of the proposed development.
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Chapter 12 - Cumulative Effects

M
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40.7 Chapter 12 draws together the findings from the individual inputs in the ES;
defines interrelationships between the committed developments in the
surrounding area and establishes whether there are any other cumulative
effects on sensitive receptors identified in this ES.
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40.8 The chapter has been reviewed by the Council’s Consultant. The Council’s
consultant identified one area where more clarification/information was
required. This related to the omission of Plots 18.02 and 18.03 from Table
12-3 which were included in the Scoping Report (SR). The applicant clarified
that that at time of preparing the SR the two plots were outside of the
proposed development, however the two plots then became incorporated
within the proposed development as part of the hybrid application. Hence
why they were not included in Table 12-3. The response was accepted by the
Council’s Consultant. Chapter 12 - Cumulative Effects was updated to take
into account the Council’s Consultant’s comments on Built Heritage.
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40.9 The Council’s Consultant concluded that the scope, assessment of potential
effects interaction and in combination effects was considered appropriate. A
number of planning conditions have been recommended.
Chapter 13 - Effects and Mitigation

40.10 Chapter 13 of the ES provides a summary of the effects, mitigation and
monitoring measures through the demolition and construction and
operational stages of the proposed development.
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40.11 Table 13.1 provides details of the stage of development (demolition and
construction or operation); likely significant effect (on receptor); premitigation effect; proposed mitigation measures and the likely method of
implementation of the proposed mitigation.

or
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40.12 The Chapter has been reviewed by the Council’s Consultant and no issues
were raised.
Chapter 14 - Residual Effects

R
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40.13 Chapter 14 of the ES provides a summary of residual effects of the proposed
development following the implementation of the mitigation measures which
have been proposed through each of the technical chapters of the ES
(Chapters 5-11).
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40.14 Table 14.1 provides a summary of the residual effects and considers the
following in relation to each of the technical topic chapters; stage of
development (demolition and construction and operation); description of
residual effect and significance of residual effects (major, moderate, minor or
negligible; positive or negative; permanent or temporary; direct or indirect;
and short, medium or long term).

41.
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40.15 The Chapter has been reviewed by the Council’s consultant and no issues
were raised.
Amendments to the s106 legal agreement

pe
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41.1 The applicants have also made an application under S106A of the Town and
Country Planning Act 1990 to modify and/or replace the legal agreement for
the ‘2015 Masterplan’ (reference: 15/0716/O dated 08/12/2015) and the legal
agreement for ‘Plot MO121’ (reference: 13/2865/F dated 31/03/2014 as varied
on 20/09/2016) with the 2020 agreement for the hybrid application
(19/2733/O).
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41.2 It is noted that Plot MO121 is subject to three legal agreements the first being
the Original 23 February 2004 agreement, the second dated 31st March 2014
(the “PR2 Supplemental Agreement”) and the third dated 20 September 2016
(the “M0121 Deed of Variation”).
41.3 S106A of The Act allows for the modification and discharge of planning
obligations.
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41.3 Consultation
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41.4 The request to modify has been made under s106A(1)(a) of the Town and
Country Planning Act 1990 which allows the S106 Agreement to be modified
at any time by agreement with the Council. Unlike modification under
Section 106A(3) (which allows modification following the expiry of 5 years
from the date of the S106 Agreement and attracts publicity requirements) a
request to modify under Section 106A(1) does not entail any statutory
requirement to consult. Nevertheless, in light of the interest that the
community will have in the redevelopment of the Peninsula Masterplan and to
ensure that the public remains engaged and informed regarding the planning
process, Council officers chose to advertise the request with neighbour
letters and a total of 2,287 letters were issued on each submission.
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Officers comments
A range of non-residential uses are
proposed as part of the Masterplan
including retail, community and leisure
facilities including a swimming pool. A
post office is not proposed.
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Summary of Comments
We have received application
notifications for changes to be made
to the south of 02. There is no
mention of community centre or post
office. Residents of Greenwich
millennium village, Greenwich
Peninsula and others living around the
02 have no access to community
centre with access to library,
swimming pools, gym etc. There is no
post office.

n

41.5 One response was received in regard to the amendments to the 2015
Masterplan Legal Agreement (20/2172/I106), this is summarised as follows:
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Also, there is not enough green space
for residents to enjoy. I request you
to keep in mind the health and wellbeing of the residents around 02 and
ensure that there are facilities built
such as community centres, library,
post office and green space with parks
and flowers (not the grass currently
planted) for the residents to enjoy.

Central Park is to be widened through
the 2015 Masterplan and new amenity
areas, open space and public realm are
to be created with the amendments
proposed in the 2019 Masterplan area.
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41.6 Material Planning Considerations

ep

41.8 Further, the following principal issues need to be addressed:
• The original planning purpose of the obligation;
• Material changes in circumstances; and
• Relevant planning policy.
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41.7 Following case law, the Council must consider whether the obligations set
out in the relevant legal agreements for the ‘2015 Masterplan’ and ‘Plot
MO121’ continue to serve a useful planning purpose in their current form.

R

41.9 In 2014, consent was granted for the redevelopment of Plot MO121 for the
following, subject to the legal agreement dated 31st March 2014 which was a
supplemental to the Original 2004 Masterplan legal agreement dated 23 rd
February 2004:
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Residential development comprising 268 units on Plot MO104 and 251 units
on Plot MO121, 394 sq.m of A1/A2/A3 use, private and communal amenity
space, car parking and cycle parking, circulation, servicing and access, public
realm, hard and soft landscaping and associated works and the refurbishment
of the coal jetty to provide, a 915 sq.m two/part three storey mixed use
pavilion building to provide facilities and infrastructure for vessels (sui generis)
and associated visitor centre, retail use, cafes/restaurant, exhibition/education
and performing arts space (falling within class A1/A3/D1/D2 use) and
associated open space and pedestrian access.
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41.10 This application was subsequently amended by 15/2104/MA and a Deed of
Variation was signed on 20th September 2016. Plot MO121 has been
delivered.
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41.11 In December 2015 the Council granted planning permission for the following
development, subject to the legal agreement dated 8th December 2015. This
agreement took account of the obligations that had been delivered under the
2004 Masterplan, as well as the obligations required to make the new scheme
policy compliant:
Outline planning permission with all matters reserved for the demolition of
buildings and mixed use redevelopment comprising Class C3 (dwellings) use
up to 12,678 residential dwellings (or up to 1,171,909 sq.m) and up to 220
serviced apartments (or up to 20,306 sq.m); Class A1-A5 use (food and nonfood retail, restaurants, bars and cafes) up to 23,475sq.m; Class B1(a)(b)(c)
(business) up to 59,744sqm; Class C1 (hotel) up to 35,999sqm for up to 500
rooms; Class D1 (education facilities) up to 37,900sqm; Class D1 (health care
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or
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facilities) up to 1,462sqm; Class D1/D2 (visitor attraction) up to 19,526sqm;
sui generis use for film and media studios up to 38,693sqm; residential and
non-residential car parking as well as a minimum of 2000 AEG parking spaces
(for the O2); cycle parking; associated community facilities; public realm and
open space; hard and soft landscaping; a new transport hub and associated
facilities; works to the river wall; a ferry jetty terminal; a 5 km running track
traversing the entire site (P5K running track); highway and transport works,
including amendments to the Thames Footpath and Cyclepath; and, associated
ancillary works
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n
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41.12 A request has been made to the Council to modify the agreement to replace
the legal agreements for both ‘Plot MO121’ and the ‘2015 Masterplan’ with
the proposed 2020 agreement, which would be secured should planning
permission be granted for the hybrid planning application. This follows the
submission of the revised masterplan which amends a large portion of the
2015 consent. The implications of the changes are set out within the full body
of the report. The applicant’s position is that there is a need to consolidate
the various agreements accordingly to ensure continuity and to bind the
entirety of the site under one agreement.

M

41.13 This request needs to be considered in the context of a range of national,
regional and local planning policies and Supplementary Planning Guidance /
Documents. The full list is set out in Section 7 of this report.
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41.14 The amended section affects all Schedules within the ‘2015 Masterplan’ S106
agreement to bring the agreement in line with the revised proposal and
subsequent legal agreement. The Schedules are as follows:
• Parties – amendments (addresses only)
• Background – amendments
• Operative Provisions – amendments
• Schedule 1 – Notifications – amendments
• Schedule 2 Affordable Housing Part 1 Amounts and Delivery –
amendments and the addition of clauses on student accommodation and
co-living
• Schedule 2 Affordable Housing Part 2 Financial Viability – amendments
• Schedule 3 Transport – amendments and deletions
• Schedule 4 Education – amendments, deletions and additions
• Schedule 5 Employment and Commercial Space – amendments, deletions
and additions
• Schedule 6 Construction and Environmental – amendments and deletions
• Schedule 7 Open Space and Leisure – amendments
• Schedule 8 Community Facilities – amendments
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•
•
•
•

Addition of Schedule regarding Access to Plot Facilities
Schedule 10 Council Covenants – amendments
Addition of Schedule setting out Satisfied Obligations
Appendices amended/updated as required

42.

Community Infrastructure Levy (CIL)

R
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41.15 For the reasons set out in the main body of this report, having regard to all
relevant considerations, in particular relevant planning policy and guidance, it
is concluded that the request to replace the ‘2015 Masterplan’ and ‘Plot
MO121’ legal agreements with the legal agreement due to be secured with
the hybrid consent continues to serve the relevant planning purposes as
intended and reflects the necessary changes to the site as a whole if the
hybrid application is to be approved. The request is therefore considered
acceptable and recommended for approval.

ed

M
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42.1 The Mayor has introduced a London-wide Community Infrastructure Levy
(CIL) to help implement the London Plan, particularly policies 6.5 and
8.3. The Mayoral CIL formally came into effect on 1st April, and it will be paid
on commencement of most new development in Greater London that was
granted planning permission on or after that date. The Mayor's CIL will
contribute towards the funding of Crossrail. The Mayor has arranged
boroughs into three charging bands. The rate for Greenwich is £35 per
square metre.
42.2 The current application is liable to this requirement.
RBG CIL

nd

43.

pe

43.1 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.

Ap

43.2 The current application is liable to this requirement.
44.

Legal Agreement

44.1 The 2004 and 2015 Masterplans were the subject of a comprehensive Legal
Agreement. A new S106 Legal Agreement is proposed for the 2019
Masterplan which takes into account the obligation required to make the new
scheme policy compliant. The new s106 will also include amendments to the
2015 Masterplan s106 legal agreement referred to above in section 41.
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Affordable Housing
Details/Amount
Minimum of 28% of dwelling cross the
whole Peninsula
A minimum of 44% of units as London
Affordable Rent and 56% of units as
Intermediate in Brickfields
neighbourhood and 62% of units
London Affordable Rent 38% units as
Intermediate across the remainder of
the site

Rent levels

Rent level including service charge of no
more than 80% of market rent
Shared Ownership – 3 months at RBG
income bands thereafter at the GLA
income bands.

R

ep

or
t

Clause/Contribution
Number of affordable units/ %of total
units
Number of London Affordable Rent and
intermediate units

ai

n

Intermediate Product

M

London Living Rent – a monthly rent
including service charge
Mechanism for allowing affordable free
plots within neighbourhoods
Minimum % of Affordable Housing for
each neighbourhood (including a
maximum of 60% (by unit) for
Brickfields), review and monitoring
arrangements
Triggers occupation of
private/affordable units for
neighbourhoods, reserved matters
areas and plots.
To be submitted for approval
Including disposal of affordable housing
units,
Retention of the Management Company
and increased representation to reflect
L&Q’s involvement.
Mechanism for the Affordable Student
Accommodation
Restriction of Occupation

Adjacent Plots

nd

ed

Affordable Housing Distribution Table

pe

Triggers for delivery related to the
phasing and delivery of development.

Ap

Marking and letting plans
Affordability Controls
Management Company

Student Accommodation
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Co-living Units

or
t

Affordable Housing Review Mechanism

Mechanism for Affordable Co-living
units
Occupation controls
Management Regime
Affordable Housing Viability Reviews
throughout the duration of the
development including an Early and a
Late Review

ep

Transport

Financial Contribution of £15,000,000
towards Bus Service Improvements
New River Pier
New River Pier Feasibility Study
Pedestrian and Cyclist Facilities
Financial Contribution of £1,236,823
towards for road safety education, way
finding signage, cycle training, retail
development cycle training, and retail
development way finding signage.
Provision of signage
Signage on highways land.
Toucan Crossing Works
A signalised toucan crossing on
Millennium Way at Brood Street and
any other toucan crossing works in in
any other neighbourhood
Cycle Facilities Works
Provision of a cycle route along Edmund
Halley Way and upgrading of the cycle
path on the eastern side of Millennium
Way including removing obstructions,
resurfacing and remarking and linking
into the wider cycle network where
appropriate
Thames Path Improvements Study
Financial Contribution of £84,667
towards Thames Path Improvements
Study - Improvements to the Thames
Path along the west side of the
Peninsula
Implementation of a CPZ
Implementation of Traffic Orders an
CPZ
Local Road Network Improvements (on Submission of a highways works
and off site)
programme
(a) Carry out Highway Works in
accordance with agreed programme

Ap

pe
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M
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R

Bus Service Improvement
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(b)

Gateway Junction Improvements

or
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Any highway works should be secured
(and agreed separately with the
Highways Authority) by S38 / S278
agreements as part of a Section 106
Agreement and at the developers
expense.
Details in relation to the construction
of the riverside walk
Submission of a strategic travel plan
for approval and subsequent
implementation and monitoring. Plan
should address concerns regarding the
future capacity of the Jubilee Line and
the need to promote bus and other
(River Services, Airline, walking and
cycling) transport alternatives.

Riverside Walkways

ai
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Travel Plan

Parking Permits

Ap

pe
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Car Club
Agreement with TfL

Continued access to the Public Access
Routes
Future occupiers not being eligible for
parking permits
Free Membership for a 5 year period
Enter into a Development
Agreement(s) (or Works Agreement)
with TfL to deliver the new Transport
Hub / Interchange.

M

Public Access

Enter into a Development Agreement
with TfL for the Bus Station Delivery.
Commitment to enter into Build Over
Agreement(s) with TfL.
Enter into a land and works agreement
for the Silvertown Tunnel with TfL
prior to any works being implemented
within the Silvertown Link Safeguarded
Area
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Port of London Mitigation

Mitigate impact on PLA Navigational
Equipment during construction and
operation phases
Engage with RBG to see whether the
GRT can be accommodated within the
relevant area without reducing any
developable area.
To be provided on Plot 8 and 15.01

or
t

Greenwich Riverside Transit

Coach Parking

Employment and Commercial Space

Financial Contribution of £15,804,600
towards GLLaB
Commitment and Participation in
GLLaB
Provision of temporary offices for use
by GLLaB throughout the construction
of the development
Financial Contribution of £1,979,700
Work with RBG to identify appropriate
community projects or activities
a programme of developer-led
initiatives to work with education
providers
Financial Contribution of £6,489,206
Target SME occupants
Review and Monitoring of the
Commercial Development including
Affordable Workspace

ed

M

GLLaB

R

All Through School (StMM)

n

Primary School on Meridian Quays

Provision of a 2FE Primary school on
Plot 22.
Provision of a 2FE Primary School in
Meridian Quays
Financial Contribution of £24,144,000
towards All Through School

ai

Primary School on Plot 22

ep

Education

Provision of on-site recruitment/office
Accommodation

nd

Community Project Plan

pe

Link with Education Providers

Ap

Affordable Workspace Fund
Commercial Development

Construction and Environmental
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Air Quality Monitoring Station
Financial Contribution towards Carbon
Offsetting

Greenwich Peninsula Low Carbon
Energy Centre

Open Space

nd

Swimming Pool

M

ed

Open Space and Leisure Facilities

ai

Renewable/ Low Carbon Energy
Monitoring

pe

All Weather Pitch

or
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Low Emissions Zone

ep

Waste Disposal Strategy

R

Integrated Management Plan

Implementation of the Construction
Charter
Implementation of the Integrated
Management System
Implementation of the Waste Disposal
Strategy
Implement the Low Emission Zone and
Low Emission Zone Controls
Provision of an air quality monitoring
station
Carbon offset payments for the
remaining CO2 savings required to
achieve zero carbon
Financial contribution of £330,739.38
for Plot 18.02 and 18.03
Connection to the Low Carbon Energy
Centre
Heating Supply Options Study
Enter in to Monitoring Agreement
Installation of Automatic Meter Reading
Devices to monitor the effectiveness of
the renewable/low carbon technology

n

Construction Charter

Provision, access and maintenance of
the Open Space
Provision of publically accessible
swimming pool (6 lane, 25m)
Provision of a publically accessible
artificial sports pitch

Ap

Community Facilities
Disabled Consultative Group

Provision of a Consultative Group to
ensure that the inclusive needs of
disabled people are incorporated within
the Development
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Healthcare Facilities

Provision of up to 2,500 square metres
of Healthcare floorspace and an in lieu
financial contribution towards fit out.
Provision of 2,800 square metres of
nursery floorpsace
Continued provision of the Multi Faith
Prayer Space
Plot facilities accessible to all residents
in a Plot wording to ensure Affordable Housing
residents are not excluded.
Submission of a Plot Facilities
Management Plan

Nursery Facilities

or
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Multi Faith Prayer Space

R

ep

Access to Plot Facilities

45.

ai

M

Payment of legal costs
Submission of monitoring forms
Payment of s106 monitoring costs

n

Other

Proposal

nd

ed

45.1 The proposed non-material amendment regards the amendment or deletion
of the following conditions attached to the 2015 Greenwich Peninsula
Masterplan:

Ap

pe

45.2 Amendments to:
• Condition 3 (Approved Drawings);
• Condition 4 (Compliance with the Development Specification);
• Condition 10 (Phasing);
• Condition 14 (Reserved Matters Applications);
• Condition 16 (Housing Mix);
• Condition 30 (Flood Risk Assessment);
• Condition 36 (Wastewater);
• Condition 37 (Water);
• Condition 51 (Parking);
• Condition 60 (Lifetime Homes Standards and Wheelchair Housing);
• Condition 69 (Environmental Noise);
• Condition 73 (Boreholes);
• Condition 82 (CEEQUAL);
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•
•
•
•
•

Condition 90 (Wayfinding);
Condition 91 (Lighting);
Condition 104 (Noise Assessment);
Condition 105 (Victoria Deep Water Terminal); and
Condition 121 (Internal Noise and Lighting Assessments);

R
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45.3 Removal of:
• Condition 6 (Control Parameters);
• Condition 15 (Provision of Affordable Housing);
• Condition 17 (Density);
• Condition 57 (Greenwich Riverside Transit);
• Condition 115 (Restrictions on Occupation of Parcels 15, 16, 17, 21
and 22; and
• Condition 116 (Restrictions on Occupation of Parcel 18 (Parcel 01)

n

45.4 Relevant Guidance

M

ai

Town and Country Planning Act 1990 (As Amended)
An application can be made under section 73 of the Town and Country
Planning Act 1990 (As Amended) to vary or remove conditions associated
with a planning permission.

nd

ed

National Planning Practice Guidance ‘Flexible Options for Planning
Permissions’ There is no statutory definition of ‘non-material’. This is because
it will be dependent on the context of the overall scheme – an amendment
that is non-material in one context may be material in another. The local
planning authority must be satisfied that the amendment sought is nonmaterial in order to grant an application under section 96A of the Town and
Country Planning Act 1990.

pe

45.5 Notification and Consultation

Ap

As an application for a non-material amendment is not an application for
planning permission, the normal provisions relating to notification do not
apply. As by definition the changes sought will be non-material, no formal
notification or consultation was undertaken. The relevant consultees have
been consulted on the draft conditions for 19/2733/O however and the
revised wording is sought to align with these changes and reflect the revised
position site wide.
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45.6 Approach to Non-Material Amendments
In making an assessment, regard must be taken to the effect of the proposed
change, together with any previous changes approved under either S73
(minor-material amendments) or Section 96A.

ep

n

•

Small scale reductions or adjustments in the depth or height of the
proposed works that would not result any noticeable visual change
additional or different impacts than already assessed on neighbouring
properties
Small scale readjustments in position, size of windows, doors, openings
that that would not result in a notable difference between the approved
scheme and the proposed changes.

R

•

or
t

45.7 It is generally considered that the following examples would be considered a
non-material amendment in most cases:

•
•

M

Changes that would alter the description of development from the original
application.

pe

45.9

ed

•

Changes to materials which would significantly affect the appearance of
the original
Increase in the height or depth of the proposed building that would
result in additional or different impacts than already assessed on
neighbouring properties.
Changes that would conflict with a condition on the original approval.
Additional and/or repositioned windows/doors/openings that would
result in additional or different impacts than already assessed on
neighbouring properties.

nd

•

ai

45.8 The following examples would normally take a development beyond the
scope of a S96A application and would therefore require a different
application to be submitted:

Ap

45.10 Assessment
45.11 The following changes are necessary to appropriately align the 2015
masterplan to the revised changes as part of the 2019 application. The
justification for these changes and assessment of the amendments is set out
within the main body of the report. The table in Appendix X sets out the
original condition and the proposed amendments, with a brief summary of the
acceptability of these amendments.
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45.12 It is noted however that in approving the non-material amendment the
changes will be permanently made to the 2015 conditions irrespective of
whether the 2019 consent is implemented by the applicant.
45.13 Conclusion

46.

ep

or
t

45.14 The modifications or deletions to the conditions proposed are considered to
fall within the scope of a non-material amendment. The amendments are
considered necessary to and have been fully assessed within the context of
the 2019 masterplan changes.
Implications for Disadvantaged Groups

R

46.1 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:

Conclusion

nd

47.

ed

M

ai

n

• The proposal will secure a range of affordable accommodation for those on
limited incomes.
• 10% of new housing will be designed as wheelchair standard housing;
• New public open space and facilities will extend to the whole community;
• Access to and within the development for persons with physical disabilities
has been addressed in the application;
• The proposal will provide new job opportunities in the construction phase
and through non-residential uses; and
• Improved public transport services / facilities.

Ap
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47.1 The application is a hybrid application with details being in part outline and in
part detailed. The Outline element (with all matters reserved) seeks a part
revision to the 2015 Masterplan (Ref: 15/0716/O). The 2019 Masterplan sits
within the 2015 Masterplan area and excludes some Plots which will be
delivered under the 2015 Masterplan (e.g. Meridian Quays and Lower
Riverside).
Outline Part

47.2 The principle of a mixed use residential led development on the site has been
established in terms of the 2004 and 2015 Masterplans. It is also considered
that the principle of the proposed development is acceptable in terms of the
site being part of an Opportunity Area and a Strategic Development Location
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47.3 The level of employment provision and proposed community uses are also
considered acceptable.
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47.4 The Outline Part of this application would deliver 5,813 new dwellings which
is an additional 1,757 homes on the Peninsula to that consented by the 2015
Masterplan. The Detailed Part would also deliver 476 new dwellings in a range
of tenures and types. In total, the application seeks permission for 6,289 new
dwellings. The increase in residential units would deliver 17,487 homes within
the Peninsula Masterplan area. In addition to traditional housing, the
application also proposes up to 25,000 square metres student
accommodation and/or co-living accommodation. The inclusion of student
accommodation/co-living as part of the proposals will help diversify the offer
of residential accommodation available on the Peninsula. Overall, it is
considered that the principle of an increase in the number of residential units
to be delivered on this site, within the framework of the established
Greenwich Peninsula Masterplan, is supported by national guidance as well as
policies in the London Plan, draft London Plan and Core Strategy.

pe

nd

ed
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47.5 The proposed mix of units in the Outline element will include a range of
studios, 1, 2, 3+ bedroom units. However, it is acknowledged that the
proposed development will deliver a low level of 3 bed+ units with a range of
between 5-15% across the Peninsula. In order to address the ‘priority need’
on the Council’s Housing register, the applicant is proposing to offers a
proportion of 3 bed rented units, with a minimum of 30% LAR 3+ bed units
to be provided in Brickfields and 15% LAR 3+ bed on all other
neighbourhoods. This would provide a minimum of 22% LAR 3+ bed overall
across the whole development. Whilst this does not address the identified
need for more family sized housing in the Royal Borough, the need to
maximize affordable housing provision is considered to outweigh the low
ratio of family units overall.

Ap

47.6 The application is proposing to provide 2,648 affordable units within the 2019
Masterplan application (Outline and Detailed Parts). This will equate to 42%
by unit or 44% by Habitable Room. The affordable housing offer for the
Peninsula wide would increase to 28% by unit or 30% by habitable room.
Although the increase in affordable housing is welcomed, it is acknowledged
that the increase in affordable homes (950 units) will be intermediate tenure
only with a concentration of affordable housing (50%) in the Brickfields
neighbourhood. The proposal will provide a tenure split of 52:48 in favour of
London Affordable Rent. Members will need to consider whether a higher
proportion of affordable housing is more desirable than a policy compliant
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tenure split in order to deliver housing, including affordable housing on the
Peninsula.
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47.7 The application has been subject to a viability appraisal which has been
assessed by the Council’s independent viability consultant who has concluded
that both the remainder of the 2015 Masterplan (with a 20%IRR) and the
2019 Masterplan (with a 14%IRR) are in deficit relative to these proposed
profit targets. Consequently, if the Council accepts the proposed IRR targets
as reasonable, then the proposed scheme can be said to deliver the maximum
reasonable level of affordable housing.

n

R

47.8 Although concerns have been raised by Officers in regards to the play space
strategy, Officers acknowledge that development provides the required
amount of open space and the environmental studies undertaken for the
outline part of the application demonstrate that the illustrative scheme
provides suitable environmental conditions in terms of wind and sunlight and
daylight.

M
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47.9 Whilst Officers continue to have some concerns about the height strategy
proposed, it is acknowledged that the illustrative masterplan is indicative and
only made available for the environmental tests. The detailed schemes will be
informed by RBG planning and design officers’ input at pre-application stage
for the Reserved Matters for each plot to ensure concerns are addressed.
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47.10 It is acknowledged that there are some significant failures in terms of daylight
and sunlight to some of the surrounding properties as set out in section 30 of
the report. However, it must also be acknowledged that this is not
unreasonable in a high-density urban environments with tall buildings that
there will be some reduction in daylight and sunlight particularly at the lower
levels and does not necessary represent a reason for refusal.
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47.11 The application includes a new and enlarged bus station to improve
circulation, movement and capacity of buses and a financial contribution will
be secured towards bus service improvements.
47.12 While it is acknowledged that some aspects of the scheme are not entirely in
accordance with the Council’s Core Strategy, the application will deliver an
increase in the overall quantum of housing and will result in an uplift in the
number of affordable homes to be provided across the Peninsula. The
applicant has stated that the partnership between Knight Dragon and L&Q
development will lead to accelerated delivery of new homes with both KD
and L&Q delivering homes on the Peninsula at the same time.
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M

Detailed Part
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47.13 In addition to the above, the proposals represent significant social, economic
and physical regeneration benefits for the site and the wider area including:
• New public routes and spaces including:
- Pedestrianised Brickfields Street connecting St Mary Magdalene and
Plot 18.02 and 18.03 in the south to the new transport interchange to
the north.
- New east-west connections from central Park to the Gas Holder Site.
- A widened and improved Edmund Halley Way providing a new piece of
public realm directly connecting Central Park to the Design District.
- Five play streets are provided within Brickfields providing green pocket
parks.
• A new Bus Station configuration with a new Station Square.
• A Health Facility centrally located and increased in size to cater for the
increase in population.
• Multi-level sports and wellbeing centre.
• Leisure and recreation use proposed on the roofs of the multi-storey car
parks.
• A new 2FE Primary school on Plot 22.02.
• Nursery provision
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ed

47.14 The current proposal includes 476 units and 100 sq.m. of non-residential
floorspace for flexible use as A1/A2/A3/B1/D1/D2. The principle of a
residential led development with a small portion of non-residential floorspace
on Plots 18.02 and 18.03 has previously been accepted and continues to be an
acceptable form of development.

pe

47.15 Plots 18.02 and 18.03 are intended to be the first plots bought forward by
London and Quadrant as delivery partners with Knight Dragon.

Ap

47.16 Of the total units, 211 are private and the remaining 265 are affordable,
meaning 56% of the scheme is proposed as affordable (by unit, or 60% by
habitable room). Within the affordable tenure, a total of 109 are proposed as
London Affordable Rent and 156 are proposed as Intermediate, meaning the
split is 41:59 in favour of intermediate. Whilst this does not reflect the Core
Strategy’s requirement for a 70:30 split in favour of LAR units, when looking
at the first 35% the proposal has a shortfall of 7 LAR units. The applicant is
providing an additional 98 units beyond the 35% requirement and 157 units
beyond the 2015 S106 requirements, with an additional 33 LAR units beyond
the 2015 S106. The affordable housing offer has been reviewed by the
Council’s Independent Viability Assessor (BPS) and is found to be the
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maximum reasonable. Therefore, the affordable housing offer is considered
acceptable. Fifteen percent (15%) of all units are to be family accommodation,
equating to a total 71 units. Of these, 56 are affordable units with 45 being
social rented and 11 being shared ownership and the remaining 15 being
private. The high proportion of family accommodation in the affordable
tenure is considered to be a position element of the scheme. A total of 10%
of units shall be delivered for wheelchair users.
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47.17 A total of 7 blocks are proposed across the two plots, although two (blocks F
& G are interlinked). Blocks A (36 storeys) and E (22 storeys) form the tower
blocks, Blocks B (10 storeys), F (10 storeys) and G (7 storeys) form the
mansion blocks and Blocks C (3/4 storeys) and D (3/4 storeys) form the
townhouses. The height and massing of the buildings have been designed to
appropriately respond to the surrounding context and to ensure high quality
amenity space is provided within the application site. The overall design of the
development is considered to be a high-quality design. The residential design
standards of the units have been assessed and have been considered
acceptable. The impact on microclimate, visual impact and impact on heritage
have also been assessed and found to be acceptable.
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47.18 The surrounding streets have primarily been delivered in accordance with an
earlier reserved matters application although some changes are needed. The
landscaping is considered to be high-quality and will respond appropriately to
the surrounding area. The play provision provided at Plots 18.02 and 18.03
will serve the younger age groups only and the remaining provision is
delivered elsewhere within the Peninsula. This approach has previously been
considered acceptable. The final car parking arrangement and cycle parking
arrangement will be provided by way of condition however the total quantum
has been agreed and found to be acceptable.

pe

Conclusion

Ap

47.19 On balance it is considered that the proposals are acceptable and will make a
positive contribution towards delivering the regeneration of the wider
Greenwich Peninsula area. Accordingly, it is recommended that permission be
granted for application references: 19/2733/O, 20/2000/NM, 20/2331/I016 and
20/2172/I106 in line with Section 1 of this report.
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Background Papers:
Royal Greenwich Local Plan
The Mayor’s London Plan (2016)
The Draft London Plan (intend to publish)
Supplementary Planning Documents
National Planning Policy Framework
Responses from Consultees
Outline Planning Permission ref: 02/2903/O
Outline Planning Permission ref; 15/0716/O
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APPENDIX 1
Appendix 1 - Drawing numbers
The following drawings and associated documentation has been submitted by the
applicant in support of application reference 19/2733/O:
Detailed

PE

N

N

D

ED

Drawings
965_10-07-010 Rev P1; JXXXZ18-SRA-XX-XX-DR-A-00-850 REV P05;
TOWN691(02)3002 Rev R05; JXXXZ18-SRA-XX-XX-DR-A-00-921 P02;
JXXXZ18- SRA- XX- XX- DR - A- 00-920 P02; JXXXZ18- SRA- XX- XX- DR - A00-911 P02; JXXXZ18- SRA- XX- XX- DR - A- 00-910 P02; JXXXZ18- SRA- XXXX- DR - A- 00-909 P02; JXXXZ18- SRA- XX- XX- DR - A- 00-907 P02;
JXXXZ18- SRA- XX- XX- DR - A- 00-903 P02; JXXXZ18- SRA- XX- XX- DR - A00-902 P03; JXXXZ18- SRA- XX- XX- DR - A- 00-901 P03; JXXXZ18- SRA- XXXX- DR - A- 00-900 P02; JXXXZ18-SRA-XX-XX-DR-A-00-702 P02; JXXXZ18SRA-XX-30-DR-A-00-830 P03; JXXXZ18-SRA-XX-22-DR-A-00-822 P03;
JXXXZ18-SRA-XX-21-DR-A-00-821 P03; JXXXZ18-SRA-XX-20-DR-A-00-820 P03;
JXXXZ18-SRA-XX-16-DR-A-00-816 P03; JXXXZ18-SRA-XX-15-DR-A-00-815 P03;
JXXXZ18-SRA-XX-10-DR-A-00-810 P02; JXXXZ18-SRA-XX-09-DR-A-00-809 P03;
JXXXZ18-SRA-XX-08-DR-A-00-808 P04; JXXXZ18-SRA-XX-07-DR-A-00-807 P04;
JXXXZ18-SRA-XX-06-DR-A-00-806 P04; JXXXZ18-SRA-XX-05-DR-A-00-805 P04;
JXXXZ18- SRA-XX-04-DR-A-00-804 P04; JXXXZ18-SRA-XX-03-DR-A-00-803
P04; JXXXZ18-SRA-XX-02-DR-A-00-802 P05; JXXXZ18-SRA-XX-01-DR-A-00-801
P05; JXXXZ18-SRA-XX-00-DR-A-00-800 P04

AP

Documents
Greenwich Peninsula Plots 18.02 & 18.03 London Plan – Fire Statement (Issue 1.4
dated 06.11.2020); Construction Management Plan incorporating Construction
Logistics Plan (Detailed Part) September 2020 Rev 04; Design and Access Statement
(Detailed Part) (August 2019); Greenwich Peninsula Plots 18.02 & 18.03 DAS
Addendum (May 2020); Greenwich Peninsula Plots 18.02 & 18.03 – Application ref.
19/2733/O: Revisions & Clarifications (dated 04.05.2020, update July 2020); Flood
Risk Assessment and Drainage Strategy (Detailed Part) (July 2020); Plots 18.02 and
18.03 Wind Conditions at Podium Level (dated 22.07.2020); Wind Microclimate
Report (November 2019); Podium Level Play Precedents (691 Greenwich
Peninsula); Waste Management Strategy (Detailed Part) (August 2019); Archaeology
Assessment (Detailed Part) (August 2019); Energy Strategy (Detailed Part) (August
2019); Internal Daylight, Sunlight and Overshadowing Assessment (Detailed Part)
(August 2019); Sustainability Statement (Detailed Part (August 2019); Transport
Assessment (Detailed Part) (August 2019); Utilities Assessment (Detailed Part
(August 2019); Works Method Statement (Planning) (Detailed Part) (August 2019);
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Outline
Drawings:

ED

• Application Site Boundary 965_10-07-001 Revision P2
• Demolition Plan 965_10-07-002 Revision P1
• Neighbourhood Plan 965_10-07-003 Revision P1
• Public Realm 965_10-07-004 Revision P1
• Ground Level Land Use Plan 965_10-07-005 Revision P2
• Upper Level Use Plan 965_10-07-006 Revision P2
• Access and Circulation Routes 965_10-07-007 Revision P1
• Maximum Building Heights 965_10-07-008 Revision P1
• Proposed Basement Extent 965_10-07-009 Revision P1

AP

PE

N

N

D

Documents
Detailed Unexploded Ordnance (UXO) Risk Assessment (DA7903-00 dated
22.02.2019); Housing Statement and Viability Assessment (August 2019); Housing
Statement and Viability Assessment Addendum (August 2020); Greenwich Peninsula
Development Proposed CEEQUAL Strategy (07.08.2020); Planning Statement
Addendum (August 2020); Development Specification (August 2020 Rev P2); Design
Guidelines (August 2020 Rev 3); Design and Access Statement (Outline Part)
(August 2019); Addendum to Design and Access Statement (Outline Part) (August
2020); Geo-Archaeological and Palaeoenvironmental Written Scheme of
Investigation (January 2020); Flood Risk Statement (Outline Part) (August 2019);
Planning Statement August 2019; Heritage Impact Assessment (August 2019); Health
Impact Assessment (August 2019); Transport Assessment (Outline Part) (August
2019); Energy and Sustainability Report (Outline Part) (August 2019);
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Appendix 2 – Conditions and Informatives
Conditions and Reasons for Application Reference 19/2733/O:
Outline and Detailed

PE

N

N

D

ED

Condition 1 - Compliance with the Environmental Statement
The development shall be carried out in accordance with the mitigation measures
set out in the Environmental Statement Volume 1 (Main Report) (updated July
2020), Environmental Statement Volume 2 (Technical Appendices) (dated August
2019), Environmental Statement Volume 3 (August 2019), Environmental Statement
Volume 3: Part A Townscape and Visual Impact Assessment (dated October 2019),
Environmental Statement Volume 3: Part B Built Heritage (including Built Heritage
Settings Assessment (Technical Appendix A) (dated September 2019 and Addendum
(dated July 2020), Environmental Statement Volume 1: Chapter 12 – Cumulative
Effects (dated July 2020), Environmental Statement – Non-Technical Summary
(updated July 2020), Environmental Statement of Conformity (dated June 2020) and
Environmental Statement Review GPM Response Report (dated June 2020) and
whenever the Local Planning Authority is requested to approve a variation to those
mitigation measures or a non-material or minor amendment as provided by planning
procedures, it shall only do so if it is satisfied that the proposed variation or
amendment would not have any significant environmental effects which have not
been assessed in the Environmental Statement. All relevant reserved matters
applications and submission of details applications submitted pursuant to this
planning permission hereby approved shall be in accordance with the Environmental
Statement.

AP

Reason: To ensure that the details of the development are within the parameters
assessed in the Environmental Statement and that the development is carried out in
accordance with the mitigation measures set out in the Environmental Statement in
order to minimise the environmental effects of the development.
Condition 2 - Phasing
a) The development hereby permitted at Plot 18.02 and 18.03 shall be carried out
in accordance with the following approved phasing plan and for the purpose of
the CIL Regulations (2010), as amended, unless otherwise approved by the Local
Planning Authority in writing: JXXXZ18-SRA-XX-XX-DR-A-00-850 P05.
b) No development shall take place in any Reserved Matters Area until details of
the phasing for that Reserved Matters Area has been submitted and approved by
the Local Planning Authority in writing. Phasing of the development shall be
carried out in accordance with such approved details unless otherwise agreed by
the Local Planning Authority.
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ED

i) The first permits date for each phase governed by (b) shall be:
(1) the date of final approval of the last reserved matter associated with
that phase; or
(2) if earlier, the date on which the final pre-commencement condition for
that phase is discharged.
ii) The phases set under (b) shall be separate chargeable developments for
the purposes of the CIL Regulations. Where development begins in any
area, for which reserved matters approval has been granted for chargeable
floorspace, before (b) has been complied with the phase will be the area
covered by the reserved matter approval granted in respect of that
floorspace

D

Reason: The Local Planning Authority need to be satisfied that the development of
this site is undertaken in a coherent and comprehensive manner, is developed
within a reasonable time-scale for the benefit of future occupiers and other
residents of the area and for the purposes of Regulations 9(4) and 2(1) of the CIL
Regulations (2010) as amended

N

N

Condition 3 - Hours of Construction
The demolition, earth removal, piling work and any mechanical building operations
required to implement this development shall only be carried out between the
hours of:

PE

Monday to Friday 8.00 a.m. - 6.00 p.m.
Saturdays 8.00 a.m. - 1.00 p.m.
And not at all on Sundays and Public and Bank Holidays.

AP

Reason: To safeguard the amenities of neighbouring properties and the area
generally and ensure compliance with Policy E(a) Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
Condition 4 – Construction and Demolition Method Statement
Prior to the commencement of any demolition and construction works on each
relevant part of the development (excluding Plots 18.02 and 18.03), a
Demolition/Construction Method Statement shall be submitted to and approved in
writing by the Local Planning Authority. This should include an Air Quality and Dust
Management Plan for a management scheme to control and minimise emissions of
air pollutants attributable to the demolition works and construction of the
development. The Air Quality and Dust Management Plan shall include further
details of the mitigation measures set out in Environmental Statement Volume I:
Chapter 8 –Local Air Quality para 8.6.20 – 8.6.31 (inclusive). 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
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AP

PE

N

N

D

ED

the Greater London Authority (or prevailing standard). The method statement
should include, as relevant, full details of the following:
• Proposed contact details and method for dealing with complaints from
neighbours
• Haulage routes including use of the river (which where possible avoid nearby
schools);
• Loading and unloading areas
• Waste disposal of construction waste and demolition material
• Likely noise levels to be generated from plant;
• Details of any noise screening measures;
• Proposals for monitoring of noise and procedures to be put in place where
agreed noise levels are exceeded;
• Proposals for monitoring dust / particulates and procedures to be put in place
where agreed dust / particulates levels are exceeded including asbestos;
• 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;
• 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, reporting and mitigation of vibration levels at
surrounding residential properties where they are likely to exceed 1mm/s
measures peak particle velocity.
• Likely dust levels to be generated and any screening measures to be
employed;
• Proposals for monitoring dust and controlling unacceptable releases, including
asbestos;
• Wheel washing facilities and facilities for discharging the water;
• Site hoarding (distinguishing between solid hoarding and other barriers such
as heras and monarflex sheeting)
• Site plan identifying location of site entrance, exit, hard standing, stock piles,
dust suppression, location of water supplies and location of nearest
neighbouring receptors
• Identification of the roles and responsibilities with regard to managing and
reporting on the demolition and construction phase noise and vibration
measures,
• Identification of the roles and responsibilities with regard to managing and
reporting on the construction phase sustainability measures and protection of
any existing wildlife;
• Full details of the works and construction in relation to the Silvertown Link
Areas (relevant phase(s) only).
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ED

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.
• BRE four-part Pollution Control Guides ‘Controlling particles and noise
pollution from construction sites’; or
• Relevant prevailing standards
The details of the Demolition/Construction Method Statement shall be strictly
adhered to throughout the entirety of the demolition and construction period until
completion of the development.

D

Plot 18.02 and 18.03 shall be carried out in strict accordance with the approved
Construction Management Plan incorporating Construction Logistics Plan (Detailed
Part) dated September 2020 Rev 04.

N

N

Reason: In the interests of the amenities of neighbouring properties and to ensure
compliance with Policies 5.3 7.14, 7.15 and 6.3 of the London Plan (2016) Policies
D14, SI1 and T4 of the Draft London plan (2019) and Policies H5 E(a) and E(b) of
The Royal Borough of Greenwich Local Plan: Core Strategy with Detailed Policies
(July 2014).

PE

Condition 5 - Clean Cap Material
Prior to first occupation of the relevant part of the development, a minimum of 1
metre of clean cap material above residual contaminated levels for residential back
gardens and semi-private garden squares must be provided.

AP

Reason: In the interests of the prospective occupiers of the land and to comply with
policy 5.21 of the London Plan (2016) and Policy E(e) of the Royal Greenwich Core
Strategy and Detailed Policies 2014

Condition 6 – Boreholes
Aside from Plots 18.02 and 18.03 which shall be carried out in accordance with the
WMS(P) dated July 2019, where existing boreholes being used by GLA to monitor
groundwater quality are incompatible with aspects of the approved development, a
proposal is to be prepared/submitted as part of the WMS (Planning) to either
decommission or relocate to an alternative location in order to maintain
requirements under the EMS. The proposal shall be submitted to and approved in
writing by the Local Planning Authority in conjunction with the Environment Agency
prior to the commencement of any ground works. The development shall be
carried out in accordance with the approved details.
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Reason: In order to prevent pollution of the water environment.
Condition 7 - Unexploded Ordnance
i) Prior to the commencement of development (excluding Plots 18.02 and 18.03), a
Preliminary Risk Assessment to identify the risks associated with unexploded
ordnance (UXO) threat of the site shall be submitted to and approved, in writing,
by the Local Planning Authority.

ED

a. Any Preliminary Risk Assessment of UXO hazards must be undertaken in
compliance with current guidance for managing UXO risks (e.g.C681).

N

D

b. The investigation shall include, but not be limited to
• Home Office WWII Bomb Census Maps;
• WWII and post-WWII aerial photography;
• Official Abandoned Bomb Register;
• LCC Bomb Damage maps;
• Information gathered from the National Archives at Kew;
• Historic UXO information.

N

ii) Should the preliminary risk assessment identify the need for further investigation,
the following shall be submitted to and approved, in writing, by the Local Planning
Authority.

AP

PE

a. A Detailed Risk Assessment and Intrusive UXO Survey, based on (i) to
characterise the site and; provide information for a detailed assessment of the
risk to all receptors that may be affected, including those off site.
b. Following the results and outcomes of the Preliminary and Detailed Risk
Assessments, a Risk Mitigation Plan giving full details of the mitigation measures
required and how they are to be undertaken. This requires the provision of both
a Mitigation Implementation and Verification Plan.
c. Details attaining to Operational UXO Emergency Response Plan; and UXO
Safety & Awareness Briefings – must also be provided.
d. The identified mitigation must be carried out in accordance with the approved
details.
iii) Once the works approved within part (ii) above have been completed, the below
shall be submitted to and approved, in writing, by the Local Planning Authority.
The development of Plots 18.02 and 18.03 shall be carried out in strict accordance
with the Detailed Unexploded Ordnance (UXO) Risk Assessment dated 22.02.2019
(reference: DA7903-00).
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A Verification Report to demonstrate that the works set out in the approved risk
assessment for Plot 18.02 and 18.03 or that approved under part (iii) have been
completed, along with any requirements for longer-term monitoring of risks,
maintenance and arrangements for contingency action shall be submitted to the
Local Planning Authority and approved in writing prior to occupation.

ED

Reason: To ensure that appropriate arrangements are in place in the event of the
discovery of UXO 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 (July 2014).

•
•

N

•

programme of works,
rams and foundation layout plans (detailing the depth and type of piling to be
undertaken and the methodology by which such piling will be carried out,
including measures to prevent and minimise the potential for damage to
subsurface clean and waste water infrastructure)
positions of the proposals in relation to Thames Water infrastructure
Cross-sectional drawings should indicate the location of all works (sub
structures and super structures) with clearances between the face of the
structures to the face of the asset or associated fittings.

PE

•

N

D

Condition 8 - Piling, Foundation Design and Method Statement
No impact piling or any other foundation works using piling methods such as CFA
or Bored Piles shall take place until a Piling Method Statement / RAMS for the
relevant part of the development has been submitted to and approved in writing by
the LPA. If piling is within 3 metres of a Thames Water asset, the Piling Method
Statement / RAMS should be prepared in consultation with Thames Water. The
piling method statement shall include:

AP

Unless otherwise agreed in writing with the Local Planning Authority in consultation
with Thames Water, the developer must ensure that piling is undertaken outside of
the following Thames Water infrastructure exclusion zones:
a. distribution water network (shown in blue colour on Clean Water Asset
Plans) 3m exclusion zone;
b. strategic water network (shown in red colour on Clean Water Asset Plans)
5m either side exclusion zones;
c. transmission tunnels:10m horizontally and 15m vertically from the tunnel
face.
d. gravity sewerage network (shown in blue or red colour on Wastewater Asset
Plans) 3m either side exclusion zone. This can be reduced to 1.5m following a
build over application. https://www.thameswater.co.uk/help/homeimprovements/building-near-pipes
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e. pressurized/ vacuum sewerage network (shown in red, blue or green colour
on Wastewater Asset Plans): 3m either side exclusion zone.
Any piling must be undertaken in accordance with the terms of the approved piling
method statement.

ED

Reason: To ensure foundation works pursuant to the site development do not have
a detrimental effect on the principal aquifer present beneath the site or
underground water infrastructure or groundwater resources and to minimise
disturbance of any existing contamination, ensuring compliance with policies 5.14,
5.21 and 5.22 of the London Plan (2016), policy E(e) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).

AP

PE

N

N

D

Condition 9 - Archaeology
A) No development other than demolition to existing ground level shall take place
in the relevant part of the development until the applicant (or their heirs and
successors in title) has secured the implementation of a programme of
archaeological evaluation in accordance with a written scheme 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 the local planning
authority.
B) If heritage assets of archaeological interest are identified by the evaluation
under Part A, then before development, other than demolition to existing
ground level, commences the applicant (or their heirs and successors in title)
shall secure the implementation of a programme of archaeological
investigation/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.
C) No development other than demolition to existing ground level shall take place
other than in accordance with the Written Scheme of Investigation approved
under Part (B).
D) The final dwelling in the relevant part of 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 Part (B), and the provision for analysis,
publication and dissemination of the results and archive deposition has been
secured, or prior to the issuing of the completion certificate as defined by
Building Regulations in respect of the relevant part of the development,
whichever is to occur first.
Parts A) B) C) and D) do not apply to Plots 18.02 and 18.03 which shall be carried
out in strict accordance with the approved Geo-archaeological and
Palaeoenvironmental Written Scheme of Investigation 2020 Rev January 2020
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Reason: Heritage assets of archaeological interest may survive on the site. The Local
Planning Authority wishes to secure the provision of appropriate investigation,
including the publication of results, in accordance with section 16 of the National
Planning Framework and DH(m) of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).

D

ED

Condition 10 - Materials
a. Notwithstanding the details hereby approved, no development shall commence
(excluding below ground works for services and infrastructure), until technical
section drawings of all type walls at a scale of 1:5, 1:10 and 1:20 showing the joints
of all adjoining materials and individual components of the scheme, including walls,
windows, doors, sills, balconies, balustrades, soffits, parapets and all other finishing
materials including means of enclosure have been submitted to and approved in
writing by the local planning authority
b. The development shall be constructed and retained for the lifetime of the
development in full accordance with the approved details.

N

N

Reason: In order that the Local Planning Authority may be satisfied with the
external appearance of the buildings and the development and ensure compliance
with Policies 3.5 and 7.6 of the London Plan (2016), Policies D4 and D6 of the Draft
London Plan (2019) and Policies H5 and DH1 of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014).

AP

PE

Condition 11 - Commercial Units
a. Prior to the installation of any commercial unit frontage, plans and sectional
details at a scale of 1:10 and 1:20 showing the proposed frontage shall be
submitted to and approved in writing by the local planning authority. Such
information should demonstrate the location of the fascia sign, any shutter/grill
box, the window system, and the entrance.
b. The development shall be constructed and retained for the lifetime of the
development in full accordance with the approved details.
Reason: In order that the local planning authority may be satisfied with the details of
the proposal and to accord with Policy DH(e) of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (July 2014).
Condition 12 - Lighting
Full details of lighting and external illumination for the relevant part of the
development shall be submitted to, and approved in writing by, the Local Planning
Authority in consultation with London City Airport prior to the occupation of the
relevant part of the development. Such details shall demonstrate that the lighting
has been designed to minimise potential impacts on navigation and include a strategy
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for the lighting to be adjusted should it be found to be a hazard to navigation once it
has been installed.

ED

The details shall include the following measures:
• An assessment of the impact of any such lighting on surrounding buildings or
environment (being bat friendly),
• Details of any automatic adjustments to ensure that there will be a maximum of 2
lux light spill over water unless otherwise agreed in consultation with the PLA;
• Details of location and full specification of all lamps;
• All proposed light levels/spill and illumination;
The development shall be carried out strictly in accordance with the details as
approved and shall be maintained as such thereafter.

D

Reason: In order to safeguard the general amenities of the local area, and to ensure
compliance with Policies CH1 and OS(g) of the Royal Greenwich Core Strategy and
Detailed Policies 2014.

PE

N

N

Condition 13 - CCTV
Prior to occupation of the relevant part of the development, full details of any
CCTV within the public realm (outside a plot) shall be submitted to, and approved
in writing by, the Local Planning Authority. Details of all cameras (including view
paths) and any support structures shall be included along with the timing of
implementation.
The development shall be carried out strictly in accordance with the details as
approved and shall be maintained as such thereafter.

AP

Reason: In order to safeguard the general amenities of the local area, to ensure
compliance CH1 and OS(g) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (July 2014).
Condition 14 - Secured by Design (SBD)
1.
SBD Measures
The development hereby permitted shall incorporate security measures to minimise
the risk of crime and to meet the specific security needs of the development in
accordance with the principles and objectives of Secured by Design. Details of these
measures shall be submitted to and approved in writing by the local planning
authority prior to commencement of the relevant part of the development and shall
be implemented in accordance with the approved details prior to occupation.

ITEM NO: 6 – Appendix 2
ITEM NO: 7 - Appended Main report appendices

Page 291

APPENDIX 2
2.
SBD Certification.
Prior to occupation of the relevant part of the development a satisfactory Secured
by Design inspection must take place. The resulting Secured by Design certificate
shall be submitted to and approved by the local planning authority prior to
occupation of the relevant part of the development.

ED

Reason: To ensure that Secured by Design principles are implemented into the
development in accordance with policies 7.3 of the London Plan (2016) and policy
DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).

N

D

Condition 15 - Roof Apparatus
No satellite antenna, apparatus or plant of any sort (including structures or plant in
connection with the use of telecommunication systems or any electronic
communications apparatus) shall be erected on the site or roof of any Buildings
unless and until details of their size and location have been submitted to and
approved in writing by the Local Planning Authority in consultation with London
City Airport.

N

Reason: In order to interests of aviation safety and to ensure compliance with Policy
7.13 of the London Plan (2016) and Policy D11 of the Draft London Plan (2019) and
Policy IM(d) of the Royal Greenwich Core Strategy and Detailed Policies 2014.

AP

PE

Condition 16 - Traffic Calming Measures
a. Full details of any traffic calming measures, road markings, signage, street lighting,
highways drainage, location of highways trees (including size and species) and
visibility splays within the relevant part of the development shall be submitted to
and approved in writing by the Local Planning Authority prior to the
commencement of the relevant part of the development (excluding below ground
works for services and infrastructure).
b. The scheme shall be implemented in accordance with the approved details and
retained for the lifetime of the development.
Reason: In order to maintain safety for all road users and to ensure compliance with
Policy 6.3 of the London Plan (2016)
Condition 17 - Sound Insulation
Prior to commencement of the relevant above ground works, a detailed scheme of
sound insulation measures for all divisions (walls/floors/ceilings) separating nonresidential and residential areas shall be submitted to and been approved in writing
by the Local Planning Authority demonstrating a minimum of +5dB above the
Approved Document E standard (Dwelling houses and flats) for airborne sound
insulation and where there is commercial above residential -5dB for impact sound
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ED

insulation (or prevailing standard). The scheme of sound insulation measures shall
be prepared by a suitably qualified consultant/engineer. Where Use Classes A3, A4,
A5, B1b, B1c, D1 and D2 are proposed, prior to the occupation of the use, a
detailed scheme of sound insulation measures for all divisions (walls/floors/ceilings)
separating non-residential and residential areas shall be submitted to and been
approved in writing by the Local Planning Authority demonstrating +10dB above the
Approved Document E standard (Dwelling houses and flats) for airborne sound
insulation and where there is commercial above residential -10dB for impact sound
insulation.
The measurements and assessment shall be made in accordance to the latest British
Standard 8233:2014 (or most relevant recent standard). The approved scheme shall
be implemented prior to the commencement of the use and be permanently
retained thereafter.

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
(2016), Policy D14 of the Draft London Plan (2019) and Policies DH1 and E(a) of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014)

PE

N

Condition 18 - Sound Insulation Testing
Prior to first occupation of a non-residential unit in each relevant part of the
development, a scheme for testing the internal sound environment of the nonresidential units, to demonstrate compliance with the standards required by
Condition 17 have been met, shall be submitted to and approved in writing, by the
Local Planning Authority.

AP

Reason: To safeguard the amenities of future residents, neighbouring properties and
the area generally and ensure compliance with Policy 7.15 of the London Plan
(2016), Policy D14 of the Draft London Plan (2019) and E(a) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
Condition 19 - Mechanical Ventilation
Prior to the fit out of the relevant part of development, full details of any mechanical
ventilation or other plant associated with the commercial operation of the building
shall be submitted to and approved in writing by the Local Planning Authority.
Details should include full specifications of all filtration, deodorising systems, noise
output and termination points. Particular consideration should be given to the highlevel discharge of kitchen extract air/ the discharge of toxic or odoriferous extract
air where a high level of discharge is usually essential. The approved scheme shall
be completed prior to occupation of the relevant part of the development and shall
be permanently maintained thereafter.
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Reference shall be had to Guidance on the Control of Odour and Noise from
Commercial Kitchen Exhaust Systems published by DEFRA
(https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6928
0/pb10527-kitchen-exhaust-0105.pdf ) (or prevailing standard)

ED

Reason: To safeguard the amenities of future residents, neighbouring properties and
the area generally and ensure compliance with Policy 7.15 of the London Plan
(2016), Policy D14 of the Draft London Plan (2019) and E(a) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
Condition 20 - Plant Equipment
Prior to the installation of the relevant plant equipment an acoustic report shall be
submitted to and approved in writing by the Local Planning Authority. The acoustic
report shall include details of the following:
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. The measurements and
assessment shall be made in accordance to the latest British Standard
4142:2014+A1:2019 (or most relevant recent standard) and shall be
submitted to and approved by the Local Planning Authority.

•

Supplementary Noise Assessment which is inclusive of 24hour Noise Survey
of Road Traffic and Impact Assessment of surrounding External Plant

PE

N

N

D

•

AP

The noise from any plant or equipment such as air handling units, boilers, lifts,
mechanical ventilation etc. which forms part of the development shall not cause the
existing background noise level to 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
the noise level from the plant is 10dB or more below the existing representative
background noise level (LA90 15min) (or prevailing standard), which should be
determined in accordance with the Standard.
The approved measures shall be implemented prior to occupation and permanently
maintained thereafter.
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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 (2016), Policy D14 of the Draft London Plan and Policies DH1
and E(a) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014)

N

N

D

ED

Condition 21 - Refuse and Recycling
Excluding Plots 18.03 and 18.02, full details of a refuse and recycling strategy
including collection arrangements for all uses shall be submitted to and approved in
writing by the Local Planning Authority prior to the first occupation of the relevant
part of the development. Such details shall include but are not limited to:
• Separate storage areas for bulk storage and bin storage;
• Any safety measures required to ensure the effective collection of waste so as to
not conflict with the use of the development site or any surrounding uses;
• Bin store arrangements for front gardens of houses and ground floor units.
• Provision of bin storage for each non-residential unit; including location of any
communal collection points for each of the units; details of any enclosures to be
provided for all of the external communal collection points; details of management
arrangements for movement of refuse to any collection points;

AP

PE

Plot 18.02 and 18.03 shall be carried out in strict accordance with Waste
Management Strategy (Detailed Part) (dated August 2019), with the following
additional details to also be submitted to and approved in writing by the Local
Planning Authority prior to the first occupation of the relevant part of the
development:
• Any safety measures required to ensure the effective collection of waste so as to
not conflict with the use of the development site or any surrounding uses
• Non-residential - location of any communal collection points for each of the
units; details of any enclosures to be provided for all of the external communal
collection points; details of management arrangements for movement of refuse
to any collection points
The storage and recycling facilities shall in all respects be constructed in accordance
with the approved details, before the relevant part of the development is first
occupied and maintained for the lifetime of the development.
Reason: In order that the Council may be satisfied with the details of the proposal
and ensure compliance with Policy 5.16 of the London Plan (2016), Policy SI 7 of the
Draft London Plan (2019) and DH1 of the Royal Greenwich Core Strategy and
Detailed Policies 2014.
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Condition 22 - Timing of Vegetation Clearance
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.

ED

Reason: All wild birds, their nests and young are protected during the nesting
period under The Wildlife and Countryside Act 1981.

PE

N

N

D

Condition 23 - Landscaping and Ecological Management Plan
1. Notwithstanding the Environmental Statement Volume I: Chapter 11 –
Ecology and Nature Conservation prepared by WSP (August 2019) and
Outline Preliminary Ecological Appraisal prepared by WSP (March 2019),
prior to the commencement of the relevant part of the development
(excluding Plots 18.02 and 18.03), an ecological and landscape management
plan, including mitigation measures during demolition and construction, longterm design objectives, management responsibilities and maintenance
schedules for all landscaped areas, shall be submitted to and approved in
writing by the Local Planning Authority. Development proposals must ensure
no net loss of biodiversity and wherever possible, make a positive
contribution to the protection, enhancement, creation and management of
biodiversity and achieve the required Urban Greening Factor (UGF) score for
the approved site.
The submitted report shall include:

AP

A) Preliminary Ecological Appraisal demonstrating the details of all features of
ecological value on the site and setting out measures for their protection during
construction works. Any mitigation and enhancement measures identified
therein shall be implemented in accordance with the approved details. Measures
can include but not limited to trees of local governance, extensive grassland and
habitat areas, extensive green/brown/biosolar roofs and walls as per condition 63
(Biodiverse Roofs), birds/bats/insects’ boxes, sensitive lighting etc.
B) Detailed phase II roosting bats’ and nesting birds’ surveys which include: bat exit /
re-entry and nesting bird checks.
C) A detailed method statement for the removal or long-term management
/eradication of invasive species on the site. The method statement shall include
proposed measures to prevent the spread of butterfly bush and cherry laurel
during any operations such as mowing, strimming or soil movement. It shall also
contain measures to ensure that any soils brought to the site are free of the
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seeds / root / stem of any invasive plant covered under the Wildlife and
Countryside Act 1981.
D) Details to protect the established vegetation from any damage that could be
caused during demolition and construction. All works should be undertaken by a
suitably qualified and experienced specialist contractor and should conform to
current industry best practice, i.e. BS 3998: 2010 ‘Tree Work Recommendations’. The details should ensure that existing commuting/foraging
routes currently utilised by bats and other wildlife are maintained.

D

ED

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.

N

2. Prior to commencement of the landscaping works, including Plots 18.02 and
18.03, the following details shall be submitted to and approved in writing by
the Local Planning Authority.

AP

PE

N

E) Details from a suitably qualified ecologist specifying how the landscape features
have been developed for biodiversity and ecological enhancement. The mitigation
and enhancement should include the following:
i. Native and/or nectar producing and/or deciduous plant and tree species
preferably of local provenance;
ii. Diversity grassland areas such as lawns with low growing native herbs,
unmown grass verges, wildflower mixes on amenity and recreational open
spaces and/or meadow areas;
iii. Dense areas of shrubbery;
iv. Habitat areas identified in the Greenwich Biodiversity Action Plan;
v. Living roofs and walls including extensive green roofs, brown roofs and
intensive green roofs compliant with GRO Green Roof Code (2014 or
subsequent version and specification as per condition 63 biodiverse green
roofs) and assessment of the effectiveness of the living roof/wall as a source
control mechanism and interceptor for a Sustainable Urban Drainage System
(SUDS);
vi. Bird and bat sensitive lighting;
Vii. Bird Hazard management plan prepared in consultation with London City
Airport
viii. Street trees;
ix. Artificial nesting and roosting sites (including bird and bat boxes);
x. details of maintenance regimes;
xi. details of treatment of site boundaries and/or buffers around water bodies;
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xii. details of management responsibilities
xiii. an irrigation/watering timetable for each type planting i.e. for climbers, trees,
planted beds/boxes and grassed areas
xiv. A schedule for seasonal maintenance of the landscaping with appropriate
support systems and health checking of planting to ensure it is performing as
intended
xv. Details of the number, location (including eastings and northings) and design
of the bird/bat boxes to be provided as part of the development

ED

Where habitats are created as mitigation for development, management plans for
the habitat shall also be provided detailing how the areas are to be managed in the
longer term. Once approved the mitigation and management plans shall be
undertaken in accordance with the approved details.

N

D

F) Evidence that the ecological measures approved under parts ( A ) to ( E ) have
been installed in accordance with the approved details should be submitted to
and approved by the local planning authority prior to occupation of the relevant
part of the development.

PE

N

Reason: To contribute to protecting and enhancing biodiversity, protect aviation
and improving the aesthetic value of the development as well as resident’s wellbeing. To comply with Policy 5.11 of the London Plan (2016), Policy G5 of the Draft
London Plan (2019) and Policy OS(f) of the Royal Greenwich Core Strategy and
Detailed Policies 2014.

AP

Condition 24 - Arboricultural Management Plan
a) No tree works shall take place until methods of work, position of site offices,
material storage, compounds, parking and tree protection and impact mitigation
measures prior to commencement of the relevant part of the development and
the associated clearance work have been agreed in writing by the Local Planning
Authority.
b) Prior to the commencement of any works affecting trees an arboricultural impact
assessment shall be submitted to and approved in writing by the Local Planning
Authority. The recommended measures for arboricultural management shall be
carried out in full and thereafter retained.
c) All permitted or approved tree work will be carried out in accordance with the
British Standard BS3998:2010 (or prevailing standard), an Arboricultural
Association Approved Contractor or an ISA Certified Arborist/Tree Worker
suitably insured and experienced to carry out the tree works.
d) All tree works are to be carried out between July and September or November
and February. Tree works should also avoid the season for nesting birds.
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N

D

ED

e) No tree works shall be undertaken until permission is given, or a programme of
recommendations is received in writing as a result of a bat survey conducted by
a suitably qualified ecologist.
f) All tree works and tree surgery works will be carried out prior to the
development of the site, and erection of protective fencing.
g) All protective measures; including fencing, shall be implemented prior to any
demolition or construction works and remain in situ and intact throughout the
duration of the relevant part of the development. Written approval by the Local
Planning Authority shall be obtained prior to any temporary removal of
protective measures during the relevant part of the development period.
h) Should additional tree works other than those identified in the arboricultural
impact assessment approved in part (b) above become apparent during the
construction process, written consent will be required from the Local Planning
Authority prior to these additional works being undertaken.
i) Any trees or plants which form part of the approved landscaping scheme which
die within a period of 5 years from the date of planting, are removed or become
seriously damaged or diseased shall be replaced in the next planting season with
other of similar size and species, unless otherwise agreed in writing by the Local
Planning Authority.

PE

N

Reason: In order to improve the character and amenities of the area and ensure
compliance with Policies 7.19 and 7.21 of the London Plan (2016), Policy G7 of the
Draft London Plan (2019) and Policy OS(f) of the Royal Greenwich Core Strategy
and Detailed Policies 2014.

AP

Condition 25 - Children’s Play Space
a. Each relevant Reserved Matters application shall include details of the location
and amounts of children's play space to be provided to achieve substantial
compliance with the Mayor’s Supplementary Planning Guidance ‘Shaping
Neighbourhoods: Children and Young People’s Play and Informal Recreation’
(September 2012) or other such relevant updated document.
b. Full details of the children’s play area and play equipment to be installed to
achieve substantial compliance with the Mayor’s Supplementary Planning
Guidance ‘Shaping Neighbourhoods: Children and Young People’s Play and
Informal Recreation’ (September 2012) (or such other relevant standard)
shall be submitted to, and approved in writing by, the Local Planning
Authority prior to the commencement of the relevant part of the
development.
c. The play areas and play equipment shall be fully implemented in accordance
with the approved details prior to first occupation of the relevant part of the
development and shall be retained in perpetuity thereafter.
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Reason: In order to ensure that sufficient on-site play facilities are provided for the
future occupiers of the development and to ensure compliance with Policy 3.6 of
the London Plan (2016), the Mayor’s Supplementary Planning Guidance ‘Shaping
Neighbourhoods: Children and Young People’s Play and Informal Recreation’
(September 2012) or other such relevant updated document, Policy S4 of the Draft
London Plan (2019) and Policies H5 and H(e) of the Royal Greenwich Core Strategy
and Detailed Policies 2014.

ED

Condition 26 - Wheelchair Units
A minimum of 10% of all dwellings shall meet the requirement M4(3) wheelchair
user dwellings contained within Part M volume 1 of the Building Regulations (or
prevailing standards). All other dwellings shall meet the requirement M4(2)
accessible and adaptable dwellings contained within Part M volume 1 of the Building
Regulations (or prevailing standards).

AP

PE

N

N

D

a. Prior to the commencement of the relevant part of the development full
details of the wheelchair accessible dwellings that comply with Building
Regulations 2016 (as amended) requirement M4(3)(2)(b) ‘wheelchair user
dwellings’ (or most recent standard) and full details of the wheelchair
adaptable dwellings that comply with Building Regulations 2016 (as amended)
requirement M4(3)(2)(a) ‘wheelchair adaptable dwellings’ (or most recent
standard) shall be submitted to and approved in writing by the Local Planning
Authority in consultation with the Council’s Housing Occupational Therapist.
The details submitted shall include:
i. 1:50 drawings of all unit layouts,
ii. 1:100 or 1:200 drawings of the general arrangements; and
iii. 1:20 drawings of kitchens and bathrooms.
b. Prior to the commencement of the relevant part of the development full
details of the remaining dwellings that comply with Building Regulations 2016
(as amended) requirement M4(2) (or most recent standard) shall be
submitted to and approved in writing by the Local Planning Authority in
consultation with the Council’s Housing Occupational Therapist. The details
submitted shall include:
i. 1:50 drawings of all unit layouts, and
ii. 1:100 or 1:200 drawings of the general arrangements.
c. The applicant must fit out the London Affordable Rented tenure wheelchair
accessible dwellings.

Prior to the fit-out of the relevant part of the development hereby approved at
Plots 18.02 and 18.03, full details of eleven (11) London Affordable Rented units
that comply with Building Regulation requirement M4(3)(2)(b) ‘wheelchair user
dwellings’ and full details of the forty one (41) wheelchair adaptable dwellings
(including 19 in the private tenure and 22 in the shared ownership tenure units) that
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comply with Building Regulations 2016 (as amended) requirement M4(3)(2)(a)
‘wheelchair adaptable dwellings’ shall be submitted to and approved in writing by
the Local Planning Authority. The applicant must fit out the London Affordable
Rented dwellings in accordance with the approved details. The development shall be
carried out and retained for the lifetime of the development in accordance the
approved details.

ED

Reason: To comply with Policy 7.2 of the London plan (2016), Policies D5 and D7 of
the Draft London Plan (2019) and Policy H5 of the Royal Greenwich Core Strategy
and Detailed Policies 2014.

N

D

Condition 27 – Accessibility – External
Full details of access arrangements for each relevant part of the development for
people with mobility difficulties in accordance with relevant standards shall be
submitted to, and approved in writing by, the Local Planning Authority prior to the
commencement of the relevant part of the development and such development shall
be completed in accordance with such details. For the avoidance of doubt this shall
include large scale plans illustrating the different gradients on all routes to and
through the site.

PE

N

Reason: To facilitate the movement of those with mobility difficulties and to comply
with Policy 7.2 of the London Plan (2016), Policy D5 of the Draft London Plan and
Policy IM4 and IM(a) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014)

AP

Condition 28 - Wheelchair Adaptable Marketing
a. Prior to the commencement of the relevant part of the development, full details
of the wheelchair adaptable unit marketing strategy shall be submitted to, and
approved in writing by, the Local Planning Authority. The wheelchair adaptable
dwellings shall be marketed as such for a period of eight months.
b. On completion of the marketing period above, evidence of response to the
marketing strategy shall be submitted to and approved by, the Local Planning
Authority in consultation with the Council’s Occupational Therapist.
c. All the wheelchair adaptable units must comply with the provisions of M4(3)(2)(a)
wheelchair adaptable at final completion. However, if after the end of the
marketing period, the units are not to be occupied by wheelchair users,
installation of a standard kitchen will be acceptable. A bath can also be installed
over the installed level access shower and all other elements shall remain as
consented.
Reason: To accord with policy 3.8 of the London Plan (March 2016) and policy H5
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
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N

N

D

ED

Condition 29 - Blue Badge Parking Bays
a. A minimum provision of car parking suitable for disabled “blue badge” holders
shall be provided for the equivalent of 3% of the number of dwellings for the
development hereby approved (excluding Plots 18.02 and 18.03) prior to the
first occupation of the relevant part of the development.
b. Notwithstanding the details shown on drawing JXXXZ18-SRA-XX-00-DR-A00-800 Rev P04, prior to the occupation of the relevant part of development
hereby approved at Plots 18.02 and 18.03, full details of a total of 28 Blue
Badge Car Parking Spaces shall be submitted to and approved in writing by
the Local Planning Authority. 14 of the spaces shall be completed prior to
occupation and maintained thereafter. The further 14 spaces shall be
implemented in accordance with Part C.
c. Prior to the occupation of the relevant part of the development, including
Plots 18.02 and 18.03, details shall be submitted to show how off-street
parking areas can be converted to increase “blue badge” car parking
spaces from the initial 3% up to a maximum of 6% of the total number
of dwellings. If full use of the off-street parking areas for parking for disabled
“blue badge” holders cannot be shown to provide up to 6% of the total
number of dwellings, details shall be submitted to show how on-street spaces
can be created for this purpose to achieve up to 6%. For each relevant part of
the development, the additional spaces shown in the submitted details must
be provided as soon as the initial 3% provision is found to be insufficient.

PE

Reason: In order to safeguard the safety and amenity of users of surrounding roads
the footways and ensure compliance with Policy 6.13 of the London Plan (2016),
Policy T6 of the Draft London Plan (2019) and Policy IM(c) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (July 2014).

AP

Condition 30 - Car Park Management Plan
The relevant part of the development hereby approved shall not be occupied until a
Car Park Management Plan has been submitted to, and approved in writing by, the
Local Planning Authority. The Car Park Management Plan must include at least the
following details:
i. Details of the layout.
ii. The proposed allocation of and arrangements for the management of parking
spaces including disabled parking bays serving the residential development and
further spaces that could be brought into such use.
iii. Conditions of use and monitoring of the residential and non-residential parking
to be provided as well as the on-street visitor parking, coach parking, disabled
parking, car club bays and Blue Badge parking. Details of the blue badge parking
bays shall include how all spaces are to be managed and excess demand for
accessible parking spaces addressed provided that at no time are general parking
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spaces provided off-street when there is demand for accessible parking spaces
that is not met within off-street parking areas
iv. The provision of Electric Vehicle Charging Points (EVCP) including both active
and passive provision in accordance with adopted London Plan Guidance
including how passive provision will be brought to active use
v. The enforcement of unauthorised parking.
vi. The safety and security measures to be incorporated within the development to
ensure the safety of car/cycle parking areas

ED

The Car Park Management Plan as approved shall be implemented prior to first
occupation of the relevant part of the Development and shall thereafter be retained
and maintained in accordance with the approved details. Accessible parking spaces
should be reserved for disabled “blue badge” holders or those involved in their care
and not used for any other purpose.

N

D

Reason: To ensure safe and secure off-street parking is maintained and managed to
the satisfaction of the Council and to ensure compliance with Policy 6.13 of the
London Plan (2016), Policy T6 of the Draft London Plan (2019) and Policies IM4 and
IM(c) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).

AP

PE

N

Condition 31 - 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.
Notwithstanding the details shown on JXXXZ18-SRA-XX-00-DR-A-00-800 P04,
should it be considered that additional servicing bays are required for Plots 18.02
and 18.03, an updated landscaping plan shall be submitted with the details for the
written approval of the Local Planning Authority prior to the relevant works taking
place.
Reason: In order to safeguard residential amenity and pedestrian and traffic safety
and ensure compliance with Policy 6.3 of the London Plan (2016) Policy T7 of the
Draft London Plan (2019) and Policies IM3 and E1 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
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Condition 32 - Details of Cycle Parking
Full details of the location and type of facilities for parking of cycles within the
relevant part of the development for occupants and visitors shall be submitted to,
and approved in writing by, the Local Planning Authority prior to the
commencement of the relevant part of the development 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 provision should be in accordance with
the standards within the London Plan and London Cycling Design Standards (LCDS)
2016 or the prevailing standards at the time of submitting details. Notwithstanding
the details shown on drawing JXXXZ18-SRA-XX-00-DR-A-00-800 Rev P04, the
details for Plots 18.02 and 18.03 shall include a minimum of 429 cycle parking spaces
in Plot 18.02 and 380 cycle parking spaces in Plot 18.03, a minimum of 5% of all
cycle parking spaces in each plot shall be provided as Sheffield Stands, the applicant
shall demonstrate that they have sought to maximise provision up to 20%.

D

The approved cycle parking shall be retained for the lifetime of the development
unless otherwise agreed in writing by the Local Planning Authority.

N

N

Reason: To promote sustainable travel and to ensure compliance with Policy 6.9 of
the London Plan (2016), Policy T5 of the Draft London Plan (2019) and Policies IM4,
IM(b) and IM(c) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).

PE

Reason: To promote sustainable travel and to ensure compliance with Policy 6.9 of
the London Plan (2016), Policy T5 of the Draft London Plan (2019) and Policies IM4,
IM(b) and IM(c) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).

AP

Condition 33 - Works to Existing Adopted Highways
Full details of the works to be undertaken to existing adopted highways within the
site shall be submitted to and approved in writing by the Local Planning Authority
and TfL prior to the commencement of the above ground works and shall be built
in accordance with the approved details.
Reason: In order to achieve safe movement for pedestrians, cyclists and vehicles and
ensure compliance with Policy 6.3 of the London Plan (2016) and Policy T4 of the
Draft London Plan (2019).

Condition 34 - Commercial Units
Full details of the retail/commercial, D1 and D2 floorspace including sizes of units,
use class (i.e. Use Classes A1, A2, A3, A4, A5, B1, D1 and D2) and operating hours
shall be submitted to the Local Planning Authority prior to the occupation of the
relevant part of the development. The units (Use Classes A1, A2, A3, A4, A5, B1,
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D1 and D2) shall not be amalgamated unless otherwise agreed in writing with the
Local Planning Authority.

ED

Reason: In order to safeguard the vitality and viability of town centres, to provide a
mix of sustainable retail uses and to safeguard the amenities of neighbouring
properties, particularly residential properties and the area generally and to ensure
compliance with Policies 4.7 and 4.8 of the London plan (2016), Policy E9 of the
Draft London Plan (2019) and Policy TC1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).

D

Condition 35 - Flood Evacuation Plan
Prior to the first occupation of the relevant part of the development an evacuation
plan covering flood evacuation and escape routes, signage within and outside
buildings, shall be submitted to and approved in writing by the Local Planning
Authority. The evacuation plan and measure identified within it shall fully
implemented in accordance with the approved details prior to the occupation of the
development and shall be retained for the lifetime of the development.

N

N

Reason: To minimise the risks of flooding to users of the buildings and to comply
with policy 5.12 of the London plan (2016), Policy S1 12 of the Draft London Plan
(2019) and E2 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).

AP

PE

Condition 36 - Surface Water Drainage
Prior to commencement of the relevant part of the development, in accordance
with the submitted Greenwich Peninsula 2019 Masterplan (Part revision to the 2015
Masterplan) and Detailed Application for Plots 18.02 and 18.03. Flood Risk
Assessment and Drainage Strategy (Walsh, July 2020, Revision 8), detailed design of
a surface water drainage scheme incorporating the following measures shall be
submitted to and agreed with the Local Planning Authority in consultation with the
Lead Local Flood Authority. The approved scheme will be implemented prior to the
first occupation of the relevant part of the development. The scheme shall address
the following matters:
• Provide existing runoff rates for the 1 in 30 year and 1 in 100-year storm events.
• Provide calculations to verify the performance of the blue roof up to 1 in 100
year plus 40% climate change event, as a sensitivity analysis, to ensure flood risk
can be controlled on site for this event.
Reason: To minimise the risks of flooding to users of the buildings and to comply
with policy 5.12 of the London plan (2016), Policy S1 12 of the Draft London Plan
(2019) and E2 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
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Condition 37 – Wastewater and Water Investigation
1. Wastewater
No properties shall be occupied until confirmation has been provided that either:-

ED

1. All wastewater network upgrades required to accommodate the additional flows
from the development have been completed; or2. A housing and infrastructure phasing plan has been agreed with Thames Water to
allow additional properties to be occupied. Where a housing and infrastructure
phasing plan is agreed, no occupation shall take place other than in accordance
with the agreed housing and infrastructure phasing plan.
Reason - Network reinforcement works are likely to be required to accommodate
the proposed development. Any reinforcement works identified will be necessary in
order to avoid sewage flooding and/or potential pollution incidents.

D

2. Water Investigations
No properties shall be occupied until confirmation has been provided that either:

PE

N

N

a) all water network upgrades required to accommodate the additional flows from
the development have been completed; or
b) a housing and infrastructure phasing plan has been agreed with Thames Water to
allow additional properties to be occupied. Where a housing and infrastructurephasing plan is agreed no occupation shall take place other than in accordance
with the agreed housing and infrastructure phasing plan.
Reason: The development may lead to no / low water pressure and network
reinforcement works are anticipated to be necessary to ensure that sufficient
capacity is made available to accommodate additional demand anticipated from the
new development

AP

Condition 38 - Water Capacity Study
Development within each relevant part of the development (excluding enabling
works) shall not commence until: Impact studies for the corresponding part of
the development, of the existing water supply infrastructure have been submitted
to, and approved in writing by, the Local Planning Authority (in consultation with
Thames Water). The studies should determine the magnitude of any new additional
capacity required in the system and a suitable connection point associated with the
corresponding development neighbourhood.
Reason: To ensure that the water supply infrastructure has sufficient capacity to
cope with the additional demand.
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Condition 39 - Permitted Development Rights
Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 1995 (as amended), or any Order amending,
revoking or re-enacting that Order, no building or structures within Schedule 2,
Part 1, Classes A-H shall be erected or carried out to any dwelling house, no
additional plumbing or pipes, other than those shown on the approved plans shall be
fixed on the external elevations of any building, no windows (or other openings)
shall be constructed on any elevation of any building, and no satellite dishes shall be
installed on the elevations of any building hereby permitted without the prior
written consent of the Local Planning Authority.

N

D

Reason: To ensure the Local Planning Authority is satisfied with the external
appearance of the buildings, and in the interests of amenity and privacy of adjoining
properties and to ensure compliance with Policy 3.5 of the London Plan (2016)
Policy D4 of the Draft London Plan (2019) and Policy DH1The Royal Borough of
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014) and the
Council’s ‘Residential Extensions, Basements and Conversions Guidance SPD
(December 2018).

AP

PE

N

Condition 40 - Commercial Uses Restriction
Notwithstanding the provisions of the Town and Country Planning (Use Classes)
Order 1987 (as amended) and the Town and Country Planning (General Permitted
Development) Order 1995 (as amended) (or any orders revoking, re-enacting or
modifying these Orders),
• none of the B1 (a, b, c) (business) allocated uses hereby approved shall be
permitted to be used as any other use class,
• the approved commercial floor space in Plot 18.03 shall be used only for Use
Class A1/A2/A3/B1/D1/D2 purposes only
• the D1 use hereby approved shall be restricted so as not to include the use
of any part of the relevant unit or units as a Place of Worship.
Reason: In order to safeguard the vitality and viability of town centres, to provide a
mix of sustainable retail uses and to safeguard the amenities of neighbouring
properties, particularly residential properties and the area generally and to ensure
compliance with Policies 4.7 and 4.8 of the London plan (2016), Policy E9 of the
Draft London Plan (2019) and Policy TC1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
Condition 41 - BRE Green Guide
Prior to commencement of the relevant part of the development, details
demonstrating that all building materials to be used on the development comply
with the BRE Green Guide to Housing Specification categories A, B or C only shall
be submitted to and approved in writing by the Local Planning Authority.
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The development shall be carried out in accordance with the details as approved
unless minor variations thereto are otherwise agreed in writing by the Local
Planning Authority.
Reason: To comply with Policy 5.3 of the London Plan (2016) and Policy IM4 of the
Royal Greenwich Core Strategy and Detailed Policies 2014.

N

N

D

ED

Condition 42 – CEEQUAL
The Development must achieve the minimum of a CEEQUAL ‘Excellent’ standard
(based on the latest related CEEQUAL Technical guidance, version 6, or subsequent
scheme). Each relevant reserved matters application will be accompanied by a
report setting out how the scheme seeks to achieve the ‘Excellent’ rating. If the
relevant part of the development falls below an excellent rating, proposed measures
will be identified to seek to achieve the minimum of CEEQUAL ‘Excellent’. Within 3
months of completion of the relevant part of development, a copy of the verified
certificate accompanied by a report on the current assessment will be issued to the
Local Planning Authority. Once all relevant parts of the Development have been
completed and assessed, a copy of an aggregated certificate for the Developments
CEEQUAL Assessment will be issued to the Local Planning Authority for
information.

PE

Reason: To comply with Policy 5.3 of the London Plan (2016) and Policy IM1 of the
Royal Greenwich Core Strategy and Detailed Policies 2014.

AP

Condition 43 - Water Efficiency
A. Prior to commencement of the relevant part of the development, Water
Efficiency calculations, prepared by suitably a qualified assessor, shall be
submitted to and approved in writing by the Local Planning Authority to
demonstrate that the detailed design of the relevant part of the Outline element
of the development is in compliance with B and C.
B. Prior to occupation of each residential unit within each part of the development,
the approved dwellings shall incorporate and maintain water saving measures
that will meet water efficiency standards with a maximum water use target of
105 litres of water per person per day or Mayor’s water use targets and local
requirements applicable at the time of the submission of the relevant Reserved
Matters application.
C. Prior to occupation of each non-residential unit within each part of the
development, the approved non-residential units shall incorporate and maintain
water saving measures that will reduce the water consumption in line with the
relevant Building Regulations, Mayor’s water saving targets and local
requirements applicable at the time of the submission of the relevant Reserved
Matters application.
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Reason: To accord with Policy 5.15 of the London Plan (2016), Policy SI5 of the
Draft London plan (2019) and Policy DH1 of the Royal Greenwich Core Strategy
and Detailed Policies 2014.

AP

PE

N

N

D

ED

Condition 44 - Energy Provision
A. Within six months of completion of the superstructure works of the relevant
part of the development, the following details should be submitted to the Local
Planning Authority for written approval:
a) Details of the plant room(s), including size, layout and location, size of boilers
and thermal stores (if available);
b) Details of additional combined heating and power (CHP) unit, if required, or
other low carbon technology investigated as part of the decarbonisation
strategy of the GP LCEC, to serve the energy requirements of each relevant
reserved matters applications, including technical information such as
operational data and operational performance, costs and QI rating, monthly
demand profiles for heating and hot water demand, analysis used to
determine size of CHP, specification and operation/management strategy; flue
location, height and design or ;
c) Details of the pipe network (including the size and route, flow and return
temperatures, total length of the heat network in metres (flow and return)
distribution and transmission, diagram route, total plant heating capacity, total
heat generated, total heat supplied to premises and how primary and
secondary site heat network losses have been minimised) for the connection
of all residential and/or non-residential elements into the site wide district
heating network.
d) Details of schematic of the site wide heat network showing all apartments
connected into it and non-residential units designed with connection points.
e) Details of the HIU including specifications, type and efficiency
f) Any additional gas boilers or CHP units required to serve the energy
requirements of each reserved matters applications, should be of Ultra-Low
NOx with maximum NOx Emissions that are compliant with the NOx (g/m²)
benchmarks as set out at Appendices 5 and 7 of the Mayor’s Sustainable
Design and Construction SPG (April 2014) or subsequent version.
g) Details and evidence to demonstrate that the district heating network shall be
designed in accordance with Heat Networks: Code of Practice for the UK
and Heat Trust standards.
B. Details and evidence of a post-commissioning assessment, completed by an
independent assessor, for any Combined Heat and Power/ Combined Cooling Heat
and Power system or other low carbon technology investigated as part of the
decarbonisation strategy of the GP LCEC, installed, certifying that it has been well
designed in line with items (a) to (g), runs efficiently, has reliability of supply, a
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reasonable customer tariff and appropriate management and maintenance
arrangements are in place.
The development shall be constructed in accordance with the approved details.

ED

Reason: To ensure that the allocated space for energy equipment within each phase
of the 2019 Greenwich Peninsula Masterplan is designed in a manner that ensures
that the development contributes to reducing the use of fossil fuel or other primary
energy generation capacity, and to reduce emissions of greenhouse gases in
accordance with policies 5.3, 5.5 and 5.6 of the London Plan 2016, Policies SI1, SI2,
SI3 of the Draft London Plan (2019), Policies DH1 and E1 of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (July 2014), the Mayor’s Sustainable
Design and Construction SPG (2014) and Greener Greenwich SPD (2014) or
subsequent versions of the above related documents.

D

Outline Conditions

AP

PE

N

N

Condition 45 - Compliance with Documents
The development hereby permitted shall be carried out in accordance with the
following approved documents and mitigation set out within.
Detailed Unexploded Ordnance (UXO) Risk Assessment (DA7903-00 dated
22.02.2019); Housing Statement and Viability Assessment (August 2019); Housing
Statement and Viability Assessment Addendum (August 2020); Greenwich Peninsula
Development Proposed CEEQUAL Strategy (07.08.2020); Planning Statement
Addendum (August 2020); Development Specification (August 2020 Rev P2); Design
Guidelines (August 2020 Rev 3); Design and Access Statement (Outline Part)
(August 2019); Addendum to Design and Access Statement (Outline Part) (August
2020); Geo-Archaeological and Palaeoenvironmental Written Scheme of
Investigation (January 2020); Flood Risk Statement (Outline Part) (August 2019);
Planning Statement August 2019; Heritage Impact Assessment (August 2019); Health
Impact Assessment (August 2019); Transport Assessment (Outline Part) (August
2019); Energy and Sustainability Report (Outline Part) (August 2019);
Reason: For the avoidance of doubt and in the interests of proper planning.
Condition 46 - Control Parameters
Subject to condition 50, the development hereby permitted shall not exceed the
following amounts:
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A1-A5
B1 (a/b/c)
C1

Up to 13,200

Up to 4,200
Up to 8,000

Up to 76,500

Up to 741,300 sqm

N/A
N/A

Up to 2000
parking spaces
Up to 2000
parking spaces
Up to 5813
residential
units
Up to 350
hotel rooms

AP

PE

Assembly and D1/D2
Leisure/Healt
h Care and
Community
Uses
Education
D1
Theatre
Sui
Generis
AEG Parking Sui
Generis
Total
N/A

ED

Retail
Employment
Hotel

Up to 533,900 including
up to 25,000 sqm
student
accommodation/co-living
Up to 19,600
Up to 68,700
Up to 24,200

No. of
units/rooms
proposed
Up to 5,813
units
Up to 500
student rooms
N/A
N/A
Up to 350
rooms
N/A

D

C and Sui
Generis

N

Residential

Maximum Floorspace
Proposed (GEA) sqm

N

Outline Specific
Development Use Class

Condition 47 - Reserved Matters Time Limit
Implementation of a Reserved Matters Approval shall commence no later than two
years from the date of the final approval of reserved matters for that plot or specific
Reserved Matters in question. Plots 18.02 and 18.03 must be begun not later than
the expiration of three years beginning with the date on which the permission is
granted.
Reason: To comply with the Section 92 of the Town and Country Planning Act
1990.
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Condition 48 - Submission of Reserved Matters applications
Applications for approval of all reserved matters pursuant to condition 49 must be
made not later than the expiration of 15 years from the date of this permission.
Reason: To comply with Section 92 of the Town and Country Planning Act 1990. A
period of 15 years is considered to be a reasonable time limit in view of extent and
timescale of the proposal.

D
N

(a) Appearance;
(b) Layout;
(c) Scale;
(d) Landscaping; and
(e) Access.

ED

Condition 49 - Submission of Reserved Matters Applications
Relevant Reserved Matters Applications shall include detailed plans/sections and
elevations showing the following details in respect of the relevant part of the
development. The relevant part of the development shall not commence until the
details have been approved, in writing, by the Local Planning Authority:

N

Reason: In order that the Council is satisfied with the details of the proposed
development and to ensure compliance with Policy DH1 of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).

PE

Condition 50 - Screening Opinion
A request for a screening opinion shall be submitted to and determined by the
Council prior to each submission of any of the following applications:

AP

- reserved matters applications, and
- any application for approval pursuant to or under this permission which indicates a
minor deviation from the figures set out in condition 46 above, or a minor deviation
from the Parameter Plans or Development Specification set out in condition 51, 52
and 53;
And thereafter either:

(a) where any such application or approval would not be likely to give rise to any
additional significant environmental effects in comparison with the Development
as approved by this Permission and reported in the Environmental Statement, as
screened and agreed by the Council that application shall not be required to be
accompanied by a further environmental statement; or
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(b) where any such application or approval would be likely to have significant
environmental effects in comparison with the Development as approved by this
Permission and reported in the Environmental Statement, as screened and
agreed by the Council prior to the submission of any such application, that
application will be accompanied by an assessment of the likely significant effects
of the details applied for.

ED

Reason: The development of the site is subject of an Environmental Impact
Assessment any alterations to the layout may have an impact, which has not been
assessed by that process.

N

N

D

Condition 51 - Parameter Plans
All reserved matters applications shall comply with the following approved
Parameter Plans:
• Application Site Boundary 965_10-07-001 Revision P2
• Demolition Plan 965_10-07-002 Revision P1
• Neighbourhood Plan 965_10-07-003 Revision P1
• Public Realm 965_10-07-004 Revision P1
• Ground Level Land Use Plan 965_10-07-005 Revision P2
• Upper Level Use Plan 965_10-07-006 Revision P2
• Access and Circulation Routes 965_10-07-007 Revision P1
• Maximum Building Heights 965_10-07-008 Revision P1
• Proposed Basement Extent 965_10-07-009 Revision P1

PE

Reason: For the avoidance of doubt and in the interests of proper planning.
Condition 52 - Design Guide
All reserved matters applications shall demonstrate substantial accordance with the
approved Design Guidelines Rev 3.

AP

Reason: In order to ensure the highest quality redevelopment of the site based on
specific design guidelines and that of each phase of development demonstrates
broad compliance with such approved guidelines and with such approved guidelines
and to ensure compliance with Policy DH1 of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014).
Condition 53 - Development Specification
All reserved matters applications shall be in substantial accordance with the
approved Development Specification Rev P02.
Reason: In order to ensure the highest quality redevelopment of the site based on
specific design guidelines and that of each phase of development demonstrates
broad compliance with such approved guidelines and with such approved guidelines
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and to ensure compliance with Policy DH1 of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014).

ED

Condition 54 - Submission of Reserved Matters Applications
A) All relevant Reserved Matters applications shall include summary tables and a
'tracker document' providing the following information on detailed consents that
have been granted up to the time of the submission:
• The amount of affordable housing that has been approved and implemented;
• The overall mix of units that has been approved;
• The breakdown of the children’s playspace that has been approved,
·
The number of residential units and non-residential floorspace of each of the
uses that has been granted detailed consent within in each neighbourhood
together with the balance of quantum.
• The number on-street car parking spaces approved;

AP

PE

N

N

D

B) All reserved matters applications shall include the following drawings:
• An illustrative reconciliation masterplan which updates the site wide illustrative
masterplan in light of submitted and approved reserved matters
application.
•A 1:1250 scale drawing on an OS base showing details of any reserved matters
already approved in respect of the relevant development
neighbourhood.
• A 1:1250 scale drawing on an OS base showing details of public transport
routes, junctions of proposed roads with existing roads and pedestrian/cycle
linkages (including connections with adjacent development neighbourhoods) as
well as open space and play space in respect of the relevant development
neighbourhood.
•A series of development context drawings (comprising plans, elevations and
section drawings of 1:200, 1:500 or some other scale agreed with the Local
Planning Authority which shows development approved pursuant to Reserved
Matters Approvals and existing adjoining development in terms of connectivity,
townscape character and permeability.
• A 1:1250 scale drawing on an OS base showing details of any other
infrastructure including drainage and district heating network connections in
respect of the relevant development neighbourhood.
C) All relevant reserved matters applications shall include the following reports:
·
Sunlight and Daylight Assessment
·
Microclimate Assessment
·
Lighting Assessment (Plots 4, 7, 9 and 15.01 only)
·
Impact on Privacy
·
Fire Statement
·
Sport Needs Assessment (Plot 8 only)
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·
·

·

How the initial noise and light assessments have been used to inform the
design mitigation strategy where relevant
Inclusive access statement to demonstrate compliance with the
requirement of wheelchair housing
provision
A planning compliance statement to demonstrate compliance with the
obligations and conditions contained in this permission.

ED

Reason: In order that the Council is satisfied with the details of the proposed
development and in the interest of proper planning

Condition 55 - London City Airport
No building or structure forming part of the permanent development will exceed
London City Airport’s Obstacle Limitation Surfaces (OLS).

D

Reason: In the interest of aviation safety and to ensure compliance with Policy 7.13
of the London Plan (2016) and Policy D11 of the Draft London Plan (2019).

PE

N

N

Condition 56 - Residential Design Standards
The residential units shall be designed in to comply with the relevant design
standards set out in the Mayor of London Housing SPG (March 2016) (or such
other relevant standard). All reserved matters applications for residential
development shall include a schedule setting out how the scheme meets the
requirements of this standard.

AP

Reason: In order to ensure an appropriate living environment for future occupiers
and compliance with Policy 3.5 of the London Plan (2016), Mayor of London’s
Housing SPG (November 2016) (or such other relevant standard), Policy D6 of the
Draft London Plan (2019) and Policies H5 and DH1 of the Royal Greenwich Core
Strategy and Detailed Policies 2014.
Condition 57 - Housing Mix
The housing mix provided within each development neighbourhood shall be as
follows:
• Studios: 0-20%,
• 1 bed units: 20-50%
• 2 bed units: 30-50%
• 3+ bed units: 5-15%, provided that there shall be a minimum of 30% London
Affordable Rent (or equivalent) 3+ bed units in Brickfields, and a minimum of
15% London Affordable Rent (or equivalent) 3+ bed units in all other
Neighbourhoods
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Reason: To ensure there is a mix and size of dwellings to meet the future needs of
households and ensure compliance with Policy 3.8 of the London Plan (2016) Policy
H10 of the Draft London Plan (2019) and Policy H2 of the Policy DH1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).

ED

Condition 58 – Cranes
Excluding Plots 18.02 and 18.03, prior to the commencement of
demolition/construction of the relevant part of the development, a construction
methodology statement including diagrams clearly presenting the location, maximum
operating height, radius and start/finish dates for cranes shall be submitted to and
approved in writing by, the Local Planning Authority (in consultation with the PLA,
TfL and London City Airport). The development shall be implemented in strict
accordance with the approved details.

PE

N

N

D

Plot 18.02 and 18.03 shall be carried out in strict accordance with the approved
Construction Management Plan incorporating Construction Logistics Plan (Detailed
Part dated September 2020 Rev 04. Prior to the erection of any crane, London City
Airport must be notified and the following information shall be submitted to and
approved in writing by the Local Planning Authority (in consultation with London
City Airport):
• Maximum operating height
• OS grid coordinates of the cranes
• Site contact details
• Erection and dismantle dates
Reason: In order to safeguard the general amenities of the local area, in the
interests of aviation safety and to ensure compliance with Policy 7.13 of the London
Plan (2016) and Policy D11 of the Draft London Plan (2019) and Policy IM(d) of the
Royal Greenwich Core Strategy and Detailed Policies 2014

AP

Condition 59 - Demolition / Construction Travel Plan
Excluding Plots 18.02 and 18.03, 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, cycling
and use of the river) and monitoring arrangements for the construction of the
development has been submitted to, and approved in writing by, the Local Planning
Authority. The Travel Plan shall in all respects be implemented in accordance with
the details approved pursuant to this condition.
Plot 18.02 and 18.03 shall be carried out in strict accordance with the approved
Construction Management Plan incorporating Construction Logistics Plan (Detailed
Part) dated July 2019 Rev 02.
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Reason: In order to safeguard residential amenity and pedestrian and traffic safety
and ensure compliance with Policy 6.13 and 7.14 of the London Plan (2016), Policies
T6 and SI1of the Draft London Plan and Policy IM4 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).

ED

Reason: In order safeguard residential amenity and pedestrian and traffic safety and
ensure compliance with Policy 6.3 of the London Plan (2016), Policy T4 of the Draft
London Plan and Policies E(c) and IM4 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).

N

N

D

Condition 60 - Demolition/Construction Logistics Plan
Excluding Plots 18.02 and 18.03, the demolition and construction of the
development hereby approved shall not be commenced until a detailed
Construction Logistics Plan (CLP) has been submitted to, and approved in writing
by, the Local Planning Authority in consultation with Transport for London. 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, the impact upon the highway / river network and measures to dissuade
construction workers from parking in the vicinity of the development. The applicant
shall seek prior approval from TfL 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.

PE

Plot 18.02 and 18.03 shall be carried out in strict accordance with the approved
Construction Management Plan incorporating Construction Logistics Plan (Detailed
Part) dated July 2019 Rev 02.

AP

Reason: In order safeguard residential amenity and pedestrian and traffic safety and
ensure compliance with Policy 6.3 of the London Plan (2016), Policy T4 of the Draft
London Plan and Policies E(c) and IM4 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
Condition 61 - Non-Road Mobile Machinery
a) Prior to the commencement of the relevant part of the development, 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/.
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b) The NRMM approved in part (a) above, must be used during the demolition and
construction phases in accordance with the approved details.

ED

c) 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.
Parts a) b) and c) do not apply to Plots 18.02 and 18.03 which shall be carried out in
strict accordance with the approved Construction Management Plan incorporating
Construction Logistics Plan (Detailed Part) dated July 2019 Rev 02.

N

D

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)
Policy D14 of the Draft London plan (2019) and Policy DH(k) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).

AP

PE

N

Condition 62 – Aggregates
Excluding Plots 18.02 and 18.03, prior to commencement of each plot of the 2019
Greenwich Peninsula Masterplan, details of a specific review of the use of aggregates
on site and the opportunities to maximise the use of recycled and/or secondary
aggregates with particular focus on the public realm and recommendations for each
phase of the Masterplan shall be submitted to and approved in writing by the Local
Planning Authority. In demonstrating compliance, reference to the Mayor’s
Sustainable Design and Construction SPG (2014) and Royal Borough of Greenwich,
Greener Greenwich SPD or the relevant guidance at the time of the Reserved
Matters Applications and their criteria is essential. The development shall be carried
out in accordance with the details approved.
Reason: In the interest of addressing climate change and to secure sustainable
development in accordance with policies 5.1, 5.3, 5.18 and 5.20 of the London Plan
2016, Draft London plan (2019) Policy DH1 Design of Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (July 2014) and Royal Borough of Greenwich,
Greener Greenwich SPD (2014) or subsequent versions of the above related
documents.
Condition 63 - Construction Traffic
Excluding Plots 18.02 and 18.03, prior to the commencement of the relevant part of
the development, the construction phase traffic should be screened against IAQM
traffic flow and relevant receptor criteria. Evidence of this shall be submitted to and
approved in writing prior to commencement of the relevant part of the
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development. If planned construction traffic is above IAQM’s assessment threshold,
the impacts should be assessed through detailed dispersion modelling (including the
cumulative impact with operational traffic, energy centre and other committed
development emission sources), and any mitigation measures deemed necessary
must be adopted on site prior to commencement.

ED

Plot 18.02 and 18.03 shall be carried out in strict accordance with the approved
Construction Management Plan incorporating Construction Logistics Plan (Detailed
Part) dated July 2019 Rev 02.
Reason: To safeguard air quality, comply with Policy 7.14 of the London Plan (2016)
Policy SI1 of the Draft London Plan (2019) and Policy E(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).

PE

N

N

D

Condition 64 - Land Contamination (Risk Assessment)
Excluding Plots 18.02 and 18.03, the development of this site shall only be
undertaken in accordance with the principles of the Procedures and Codes of
Practice documented in the Environmental Method Statement Volume 1 (Rev 5,
January 2016, Atkins) and Volume 2 (Rev 6, January 2016, Atkins) (including any
necessary legislative amendments or updates) or any subsequent approved
documents approved in writing by the Local Planning Authority. For each relevant
part of the development, the specific proposals for contamination investigation,
remediation, ground works (including piling), groundwater protection,
monitoring and landscaping shall be described in the Works Method Statement
(Planning) and Works Method Statement (Design) which shall be submitted to and
approved in writing by the Local Planning Authority:

AP

a) prior to the commencement of the relevant part of the development (Works
Method Statement (Planning) and Works Method Statement (Design)) in
accordance with EMP procedures EMS-EMP-01
Reason: In order to minimise the environmental effects of the development and
ensure compliance with policy 7.15 of the London Plan (2016), Policy D4 of the
Draft London Plan (2019) and Policy E(a) of the Royal Greenwich Core Strategy and
Detailed Policies 2014.

Condition 65 - Land Contamination (Validation Report)
Excluding Plots 18.02 and 18.03, on completion of the remediation but before the
relevant part of the site is first occupied, a validation report demonstrating
completion of the 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 in accordance with EMP procedure EMS-EMP-05. The
report shall include results of sampling and monitoring carried out in accordance
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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 validation plan, and for
the reporting of this to the local planning authority. The long-term monitoring and
maintenance plan shall be implemented as approved. No occupation in the relevant
part of the development shall take place until a validation report has been approved
in writing by the Local Planning Authority for the corresponding part of the site.

ED

Reason: To ensure issues related to historic contamination of the site are managed
in accordance with the NPPF and the Greenwich Peninsula Environmental Method
Statement (EMS) to manage risks to groundwater in underlying aquifers and ensure
compliance with Policy 5.21 of the London Plan (2016) and Policy E(e) of the Royal
Greenwich Core Strategy and Detailed Policies 2014.

N

N

D

Condition 66 - Unexpected 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.

AP

PE

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 67 - London Underground
The relevant part of the development hereby permitted that falls within the London
Underground influence zone or would impact on the Blackwall tunnel, North
Greenwich bus station and interchange, including the Jubilee Line Running Tunnels
and station box or any proposed works within the Silvertown Link Safeguarded
Areas, shall not be commenced until detailed design and method statements (in
consultation with London Underground) for all of the foundations, basement and
ground floor structures, or for any other structures below ground level, including
piling (temporary and permanent), have been submitted to and approved in writing
by the Local Planning Authority in consultation with TfL which:
• Comply with the London Underground Limited ‘Rules for Development’ report
number 407/JLE OS3/003A (or equivalent)
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• provide details on all structures
• accommodate the location of the existing London Underground structures and
tunnels
• accommodate ground movement arising from the construction thereof
• and mitigate the effects of noise and vibration arising from the adjoining operations
within the structures and tunnels.

D

ED

The relevant part of the development shall thereafter be carried out in all respects
in accordance with the approved design and method statements, and all structures
and works comprised within the relevant part of the development hereby permitted
which are required by the approved design statements in order to procure the
matters mentioned in paragraphs of this condition shall be completed, in their
entirety, before any part of the building hereby permitted is occupied. The
applicant shall seek prior approval from TfL before submitting the relevant details
pursuant to this condition and the extent of the influence zone shall be agreed with
London Underground prior to the submission of the required details set out above.

N

N

Reason: To ensure that the development does not impact on existing London
Underground transport infrastructure in accordance with Table 6.1 of the London
Plan (2016) and ‘Land for Industry and Transport’ Supplementary Planning Guidance
2012.

PE

Condition 68 - Noise and Lighting
Prior to the submission of the relevant reserved matters on Plots 4, 7, 9 and 15.01
where residential use is proposed adjacent to the Victoria Deep Water Terminal, an
initial noise assessment and initial lighting assessment shall be conducted to inform
the design mitigation strategy for the future development Plots 4, 7, 9 and 15.01.
The initial assessments shall be submitted to and approved in writing by the Local
Planning Authority, in consultation with the Port of London Authority.

AP

Reason: In order to safeguard the general amenities of the local area, in the
interests of vessels navigating the River Thames and to minimise potential conflict
with local wharfs, ensuring compliance with Policies 7.13 and 7.26 of the London
Plan (2016), Policies D11, D13 and D14 of the Draft London Plan (2019) and Policy
E(a) of the Royal Greenwich Core Strategy and Detailed Policies 2014.

Condition 69 - P5K Running Track
The proposed details of the route and appearance of the running track structure
shall be submitted to and approved in writing by the Local Planning Authority with
the relevant reserved matters application.
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Reason: In order that the Local Planning Authority may be satisfied with the
appearance of the P5K running track, safeguarding amenity and safety of residents
and users, and promoting of a healthy lifestyle. To ensure compliance with Policies
3.2, 3.19, 7.2 and 7.5 of the London Plan (2016), Policies GG3, S5, D5 and D14 Of
the Draft London Plan (2019) and Policies DH1 and CH2 of the Royal Greenwich
Core Strategy and Detailed Policies 2014.

ED

Condition 70 – Wayfinding
Within 12 months of commencement of the development a wayfinding strategy for
the site including (but not limited to) the routes to and from the North Greenwich
Transport Interchange, Peninsula Square, the Emirates Airline and the Thames
footpath shall be submitted to and approved by the Local Planning Authority, in
consultation with TfL.

N

D

Reason: In order to ensure that people are aware of the pedestrian and cycle
routes, location of the North Greenwich Interchange, Peninsula Square, the
Emirates Airline, Thames Clipper, The Thames footpath, pedestrian and cycle
routes, whilst maintaining the character and amenities of the area and to ensure
compliance with DH1 of the Royal Greenwich Core Strategy and Detailed Policies
2014.

PE

N

Condition 71 - Noise Level
Prior to the submission of the relevant reserved matters application for each
relevant part of the development, an assessment of noise levels affecting that part of
the development, shall be submitted to and approved in writing by the Local
Planning Authority.

AP

Reason: To safeguard the amenities of future residents, neighbouring properties and
the area generally and to ensure compliance with Policy 7.15 of the London Plan
(2016), Policy D4 of the Draft London Plan (2019) and Policy E(a) of the Royal
Greenwich Core Strategy and Detailed Policies 2014.
Condition 72 - Environmental Noise
Based upon the noise assessment, reserved matters applications must provide
details of any mitigation measures that are to be incorporated into the detailed
design to reduce the increase in noise level from increased traffic levels on the
operational phase of the development, and demonstrate that noise mitigation
measures shall be provided to ensure that internal noise levels specified in table 4,
section 7.7.2 of the current BS 8233:2014 (or the equivalent relevant replacement
standard at the time) are met in all residential premises. Individual noise events shall
not normally exceed 45 dB LAFmax in bedrooms at night. Noise from wharves or
any other industrial sources affecting the residential part of the site, shall be also
considered in accordance with BS 4142:2014+A1:2019 (or the equivalent relevant
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replacement standard at the time). Such mitigation measures shall be implemented
prior to occupation of the residential uses and shall be maintained for the lifetime
operation of the safeguarded wharves and boatyard, unless otherwise agreed in
writing.

ED

Any mechanical ventilation systems in residential premises shall meet or exceed the
specifications set out in Schedule 1, Part III, Clauses 6 and 7 of the Noise Insulation
Regulations 1975 with regard to acoustic performance and airflow rates. Alternative
schemes that meet the above noise and ventilation standards can be considered.

PE

N

N

D

The approved scheme is to be completed prior to the occupation of the relevant
part of the development and a scheme for testing the internal noise environment of
the residential units, to demonstrate compliance with standards have been met, shall
be submitted to and approved in writing by the Local Planning Authority (in
consultation with the PLA) and shall be permanently maintained thereafter. Testing
shall apply only to representative ‘worst case’ apartments, such as those affected by
higher noise levels. Testing will be in accordance with the requirements of
BS8233:2014 for internal ambient noise levels. The developer shall confirm to the
local planning authority that the noise mitigation measures agreed have been
installed prior to first occupation of the relevant part of the development. Details
should include mitigation measures such as siting, orientation, noise barriers and
other such measures where appropriate. In assessing noise the Local planning
Authority shall have regard to the Planning Policy Practice Guidance on Noise
http://planningguidance.planningportal.gov.uk/blog/guidance/noise/noise-guidance/
Noise levels in traditional external amenity areas used for amenity space such as
larger gardens, roof gardens and terraces shall, where practicable, not exceed the
upper guideline value of 55dB LAeq,T specified in Section 7.7.3.2 of BS 8233:2014.
However, where this is not practicable, in accordance with the Standard, these
areas of the development shall be designed to achieve the lowest practicable levels.

AP

For other locations, such as smaller balconies, roof gardens and terraces, whilst
these areas are important in residential buildings where external amenity space is
limited, in accordance with the Standard, the specification is not considered
necessary on the basis that the benefit in having some open space outweighs any
excess noise effects.”
Reason: In order to minimise the environmental effects of the development and
ensure compliance with policy 7.15 of the London Plan (2016), Policy D4 of the
Draft London Plan (2019) and Policy E(a) of the Royal Greenwich Core Strategy and
Detailed Policies 2014.
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Condition 73 - Noise Testing – Plot 22.01 and 22.02
The reserved matters application for any residential development on Plots 22.01
and 22.02 shall include an assessment (the scope having been agreed with the Local
Planning Authority and PLA) of the potential noise effects from night-time wharf
activities at, and associated with, the Victoria Deep Water Terminal, Bay Wharf and
Tunnel Wharf on the proposed residential units. The assessment shall be submitted
to and approved in writing by the Local Planning Authority in consultation with the
Port of London Authority.

N

D

ED

A detailed strategy including appropriate mitigation measures such as sound
attenuation, screening or any other such necessary measures required to protect
the amenities of any proposed residential units adjacent to the Victoria Deep Water
Terminal, Bay Wharf and Tunnel Wharf and the operational requirements of the
existing uses at the wharves shall be submitted to and approved in writing by the
Local Planning Authority in consultation with the Greater London Authority and
the Port of London Authority prior to the commencement of the relevant part of
the residential development on Plots 22.01 and 22.02 of the development. Such
mitigation measures shall be implemented prior to occupation of the residential use
on Plots 22.01 and 22.02 of the development and shall be maintained for the lifetime
of the safeguarded wharves and boatyard, unless otherwise agreed in writing.

N

The required mitigation measures shall be based upon the following:

AP

PE

Wharf and Dredger Noise
• The maximum external noise level at openable windows to habitable rooms from
wharf and dredger noise alone shall be 44 dB LAeq, 8hr.
• If maximum external noise levels from wharf and dredger noise alone exceed 44
dB LAeq, 8hr, then windows to habitable rooms will be provided as fixed and
unopenable.
• Where maximum external noise levels are in excess of 44 dB LAeq, 8hr from
wharf and dredger noise alone at windows to non-habitable rooms, windows
would only be openable if noise levels in the nearest habitable rooms are equal
to or less than 30 dB LAeq, 8hr.
Low Frequency Dredger Noise
• The maximum external noise level at openable windows to habitable rooms from
low frequency dredger noise alone shall be 39 dB LAeq, 8hr at 63 Hz.
• If maximum external noise levels from low frequency dredger noise alone exceed
39 dB LAeq, 8hr at 63 Hz, then windows to habitable rooms will be provided as
fixed and unopenable.
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Reason: To safeguard the amenities of future residents, neighbouring properties and
the area generally, and ensure compliance with Policy 7.15 of the London Plan
(2016), Policies D13 and D14 of the Draft London Plan (2019) and Policy E(a) of
Royal Greenwich Core Strategy and Detailed Policies 2014.

D

ED

Condition 74 - Air Quality Assessment
The reserved matters application for each relevant part of the development shall
include a scheme to minimise the exposure of future occupants to air pollution at
the development, to be submitted to, and approved in writing by, the Local Planning
Authority. If required, further detailed modelling will be undertaken to inform the
design of the scheme. The reserved matters application shall demonstrate how any
required mitigation has been incorporated into the design of the relevant part of the
development. The scheme shall be implemented in strict accordance with the
approved details prior to first occupation of the relevant part of the development.

N

Plot 18.02 and 18.03 shall be carried out in strict accordance with the
Environmental Statement Volume I: Chapter 8 – Local Air Quality dated August
2019.

PE

N

Reason: To safeguard the amenities of future residents, neighbouring properties and
the area generally, and ensure compliance with Policy 7.14 of the London Plan
(2016), Policy SI1 of the Draft London Plan (2019) and Policy E(a) of Royal
Greenwich Core Strategy and Detailed Policies 2014.

AP

Condition 75 - Air Quality Odour Assessment
Where Use Class A5 (hot food/takeaway) is proposed an Air Quality Odour
Assessment to assess the impact of odour nuisance upon existing and new
receptors and any mitigation measures required for the scheme shall be submitted
to the LPA for approval as part of the Reserved Matters submission. The application
shall demonstrate how any required mitigation will be incorporated into the
development. The development shall be implemented in strict accordance with the
details approved prior to occupation of the use.
Reason: To safeguard air quality and comply with Policy 7.14 of the London Plan
(2016) Policy SI1 of the Draft London Plan (2019) and Policy E(a) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 76 - Air Quality Mechanical Ventilation
The relevant reserved matters applications shall submit for the approval of the Local
Planning Authority, an assessment which demonstrates that the air inlets for
mechanical ventilation for new receptors are not at locations which exceed UK air
quality objectives. The assessment shall include details of proposed mitigation
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measures based on the findings of the report. Where NOx filtration is proposed,
evidence of the efficacy of the NOx filters and specification of the servicing schedule
which will be applied to maintain these levels of NOx abatement shall be submitted
to the Local Planning Authority for approval. The development shall be
implemented in strict accordance with the details approved prior to the occupation
of the relevant part of the development and maintained thereafter.

ED

Reason: To protect future residents from poor air quality and comply with Policy
7.14 of the London Plan (2016) Policy SI1 of the Draft London Plan (2019) and
Policy E(a) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).

N

N

D

Condition 77 - Air Quality Neutral
Notwithstanding the details submitted in Environmental Statement Volume 1
Chapter 8 – Air Quality para 8.6.68-8.6.70 (inclusive), an Air Quality Neutral
Assessment shall be submitted with each Reserved Matters application (where
relevant) for the approval of the Local Planning Authority. The assessment shall
detail building and transport emissions including accurate information of the vehicle
generation from the development. Details shall include mitigation measures
required to limit and/or off set both building and transport emissions. The
development shall be implemented in accordance with the details approved prior to
occupation of the relevant part of the development and maintained thereafter.

PE

Reason: To safeguard air quality and comply with Policy 7.14 of the London Plan
(2016) Policy SI1 of the Draft London Plan (2019) and Policy E(a) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).

AP

Condition 78 - Dust Monitoring Strategy
The reserved matters application for each relevant part of the development shall
include a suitable dust monitoring study to be conducted to the satisfaction of the
Local Planning Authority in consultation with the PLA in order to determine the
level of dust generated from the operation of nearby wharf activities. The reserved
matters application shall demonstrate how any required mitigation has been
incorporated into the design of the relevant part of the development.
The development shall be implemented in strict accordance with the details
approved prior to first occupation of the relevant part of the development.
Reason: To safeguard the amenities of future residents, neighbouring properties and
the area generally, and ensure compliance with Policy 7.14 of the London Plan
(2016), Policy SI1 of the Draft London Plan (2019) and Policy E(a) of Royal
Greenwich Core Strategy and Detailed Policies 2014.
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AP

PE

N

N

D

ED

Condition 79 - Biodiverse Green Roofs
For all development including biodiverse roofs full details for the relevant part of
the development shall be submitted to and approved in writing by the Local Planning
Authority prior to the implementation of the relevant part of development hereby
approved. Roofs shall be compliant with the GRO Green Roof Code 2014 (or its
successor). The information submitted should include the following details or most
recent biodiverse requirements as recommended by an Ecologist:
a. Intensive Roofs:
i. an ecological management plan including the landscape features and a
cross section of the roof,
ii. specified maintenance plan with allocated responsibilities,
iii. assessment of the effectiveness of the living roof as a source control
mechanism and interceptor for a Sustainable Urban Drainage System
(SUDS).
iv. The green roof should be comprised of, but not necessarily limited to,
the following: - soil and vegetation to cover a minimum of 70% of the
green roof area for water attenuation purposes - a minimum of 25% of
the vegetated area should be native species. Of the remaining vegetated
area, a minimum of 50% should be of known wildlife value (rather than
purely ornamental).
b. Green Roofs:
i. biodiversity based with extensive/semi-intensive soils
ii. substrate which is commercial brick-based aggregate or equivalent with
a varied substrate depth of 80 -150mm planted with 50% locally native
herbs/wildflowers in addition to sedum. - There should a minimum of
10 species of high ecological value, 10 species of medium ecological
value and 10 of standard ecological value (listed in the Environment
Agency’s - Green Roof Toolkit)
iii. include additional features such as areas of bare shingle, areas of sand
for burrowing invertebrates and individual logs or log piles
c. Brown Roofs:
i. a base mixture of crushed brick or concrete aggregate from the original
site graded from 25mm to dust
ii. contain a collection of larger aggregate items 40-75mm
iii. contain larger boulders
iv. be contoured from heights of at least 5cm to 15cm
v. have a gravel base and drainage points
vi. have a protective rubber membrane
vii. be allowed to colonise naturally or allow interspersed seed mix if
appropriate
viii. consist of material from the site itself and allowed to sit on site during
construction
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ix.
x.

areas of bare shingle, areas of sand for burrowing invertebrates and
individual logs or log piles
mould dune sand and compacted crushed brick and concrete in gentle
slope formation

ED

The development shall be carried out strictly in accordance with the details
approved, shall be maintained as such thereafter and no alterations to the approved
scheme shall be permitted without the prior written consent of the Local Planning
Authority.
Evidence that the roof has been installed in accordance with the details above
should be submitted to and approved in writing by the Local Planning Authority
prior to first occupation of the relevant part of the development.

N

D

Reason: To provide insultation and to contribute to enhancing biodiversity, reducing
flood risk and improving the aesthetic value of the development as well as resident’s
well-being. To comply with Policy 5.11 of the London plan (2016), Policy G5 of the
Draft London Plan (2019) and Policy OS(f) of the Royal Greenwich Core Strategy
and Detailed Policies 2014.

N

Condition 80 - Hotel
At least 10% of bedrooms in the proposed hotel shall be wheelchair accessible.

PE

Reason: To comply with Policy 7.2 of the London Plan (2016), Policy D5 of the
Draft London Plan and Policy DH1 of the Royal Greenwich Core Strategy and
Detailed Policies 2014.

AP

Condition 81 - Travel Plan
Excluding Plots 18.02 and 18.03, he relevant part of the development shall not
be occupied until a detailed site specific Travel Plan incorporating measures to
promote and maximise the use of sustainable travel (including public transport,
walking, cycling and use of the river) and monitoring arrangements for operation of
the development has been submitted to, and approved in writing by, the Local
Planning Authority in accordance with Transport for London’s document ‘Travel
Planning for New Development in London’ (or most recent relevant
document). The Travel Plan should include details of car club spaces for the
development as well as measurable targets and a monitoring plan. The Travel Plan
shall specify initiatives to be implemented by the development to encourage access
to and from the site by a variety of non-car means (including walking, cycling,
railway, DLR, buses and river boat) shall set targets and shall specify a monitoring
and review mechanism to ensure compliance with the Travel Plan objectives. The
Travel Plan shall in all respects be implemented in accordance with the details
approved pursuant to this condition. Within the timeframe specified within the
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Travel Plan, evidence shall be submitted to demonstrate compliance with the
monitoring and review mechanisms.
Plot 18.02 and 18.03 shall be carried out in strict accordance with the Transport
Assessment (Detailed Part) and Appendix F Travel Plan dated July 2019.

ED

Reason: In order to safeguard residential amenity and pedestrian and traffic safety
and ensure compliance with Policy 6.13 and 7.14 of the London Plan (2016), Policies
T6 and SI1 of the Draft London Plan and Policy IM4 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014)

N

D

Condition 82 - Cycle Parking
As part of the reserved matters submissions for the relevant part of the
development, the submitted designs for the street hierarchy and the related cycling
provision proposed for each street type, should align with the principles set out in
the London Cycling Design Standards (LCDS) 2016 (or other such document that
amends alters or supersedes the LCDS). The development shall subsequently be
carried out and completed in accordance with the details as approved.

PE

N

Reason: To promote sustainable travel and to ensure compliance with the London
Cycling Design Standards (LCDS) 2016 (or other such document that amends alters
or supersedes the LCDS), Policy 6.9 of the London Plan (2016), Policy T5 of the
Draft London Plan (2019) and Policies IM4, IM(b) and IM(c) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).

AP

Condition 83 - Cycle Routes
Full details of the proposed cycle routes which link with the existing cycle network
shall be submitted to and approved in writing by the Local Planning Authority prior
to the commencement of the relevant part of the development and shall be
constructed in accordance with the approved details. The cycle routes shall
thereafter be retained for the lifetime of the relevant part of the development.
Reason: To promote sustainable travel and to ensure compliance with Policy 6.9 of
the London Plan (2016), Policy T5 of the Draft London Plan (2019) and Policies IM4,
IM(b) and IM(c) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
Condition 84 - Car Parking Ratio
Car parking shall be provided in accordance with the following ratios and amounts:
• A ratio of up to 0.1 spaces per dwelling unit per plot
• 200 on-street visitor spaces
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The car parking spaces provided for the residential units shall be maintained solely
for that purpose and no development, whether or not permitted by the Town and
Country Planning (General Permitted Development) Order 1995 (or any order
revoking and re-enacting that order with or without modification) shall be carried
out so as to interfere with such use of the parking.

ED

Reason: To ensure that the amount of parking provided on site complies with the
amount of parking assessed in the Transport Assessment and in the interest of
general traffic and safety an in compliance with Policy 6.13 of the London Plan
(2016), Policy T6 of the Draft London Plan (2019) and Policy IM(c) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).

PE

N

N

D

Condition 85 - Electric Vehicle Charging Points
Excluding Plots 18.02 and 18.03 which shall be carried out in accordance with the
details hereby approved in Condition 99 of this planning permission, details of the
electric vehicle charging points (EVCP) to be provided within the scheme shall be
submitted to and approved in writing by the Local Planning Authority prior to first
occupation of the relevant part of the development. Electric charging spaces will be
provided for at least 20% of the total number of parking spaces, with a further 20%
passive provision of car parking spaces distributed across both blue badge and nonblue badge car parking spaces in accordance with current policy guidance or
prevailing standards. The submitted details shall thereafter be implemented in strict
accordance with the approved details prior to the occupation of the relevant part of
the development. The EVCP shall thereafter be retained for the lifetime of the
relevant part of the development.
Reason: To minimise carbon dioxide emissions and to comply with Policy 6.13 of
the London Plan (2016), Policy T6 of the Draft London Plan (2019) and Policies IM3
and E1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies

AP

Condition 86 - On Street Parking
Details of the on-street parking, including parking reserved for Blue Badge holders
shall be submitted to, and approved in writing by, the Local Planning Authority in
consultation with the Local Highways Authority, prior to the construction of the
relevant part of the development (excluding Plots 18.02 and 18.03 which shall be
carried out in accordance with the details hereby approved in Conditions 31 and 99
of this planning permission). The relevant part of the development shall then be
carried out in accordance with the approved details.
Reason: To ensure that adequate street parking is maintained in the interests of
general traffic and safety and to ensure compliance with Policy 6.13 of the London
Plan (2016), Policy T6 of the Draft London Plan (2019) and Policies DH1 and IM(c)
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
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Condition 87 - Loading and Unloading
All relevant submission of reserved matters applications pursuant to condition 49
shall include details of loading areas. No loading or unloading of vehicles arriving at,
or departing from, the premises shall be carried out except within the designated
(on street or off street) loading areas within the curtilage of the site.

ED

Reason: In order to safeguard the safety and amenity of users of the surrounding
roads and footways and ensure compliance with Policy 6.3 of the London plan and
Policies T4 and T7 of the Draft London Plan (2019).

D

Condition 88 - Motor Cycle Parking
All relevant submissions of reserved matters applications pursuant to condition 49
shall include details of motorcycle parking in accordance with the prevailing
standards at the time of submission to the satisfaction of the Local Planning
Authority in consultation with the Local Highways Authority.

N

Reason: To promote sustainable travel and to ensure compliance with Policy 6.9 of
the London Plan (2016) and Policy T6 of the Draft London Plan (2019) and Policies
IM4, IM(b) and IM(c) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014).

AP

PE

N

Condition 89 - Drainage Strategy
Excluding Plots 18.02 and 18.03 which should be implemented in accordance with
the Flood Risk and Drainage Strategy (Walsh, July 2020, Rev 8), no above ground
works within the relevant part of the development shall commence until a drainage
strategy detailing any on and/or off-site drainage works, has been submitted to, and
approved in writing 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 relevant part of the development shall then be carried
out in accordance with the approved drainage strategy prior to completion of the
development and maintained thereafter.
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.

Condition 90 - Flood Risk Assessment
Reports providing supplementary flood risk assessments for each development
neighbourhood shall be submitted to the Local Authority for approval in writing
prior to the development commencing. These documents shall be based on the
principles set out in the Flood Risk Assessment by Arup dated March 2015 (FRA)
and FRA Addendum Note dated 4 August 2015 approved under planning reference
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15/0716/O and the approved Flood Risk Statement (outline Part) 2019, or any
subsequent Flood Risk documents approved by the Local Planning Authority. They
should be prepared in accordance with the latest national guidance and the latest
available information on flood risk and climate change. The measures identified in
the reports as may be approved shall then be implemented in full.

ED

The development hereby permitted at Plot 18.02 and 18.03 shall be carried out in
accordance with the Flood Risk Assessment and Drainage Strategy (Detailed Part)
January 2020 Version P08 including all mitigation measures as detailed within the
report.

D

Reason: To prevent flooding by ensuring the satisfactory storage of/disposal of
surface water from the site, to ensure the safe access and egress from and to the
site and to reduce the risk of flooding to the proposed development and future
occupiers, in accordance with Policy E2 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).

AP

PE

N

N

Condition 91 - Overheating and Cooling - residential
A. Prior to commencement of the relevant part of the Outline development, the
details of the dynamic thermal modelling, using the guidance provided in CIBSE
TM59 & TM49 (DSY1, DSY2 and DSY3) and Cooling Hierarchy, or the relevant
London Plan and Local Plan policies and methodology/criteria at the time of the
submission of the relevant Reserved Matters application demonstrating how the
relevant part of the development performs against and even exceed the
overheating criteria, shall be submitted and approved in writing by the Local
Planning Authority. The details of any additional measures to be incorporated
into the residential part of the development to minimise the risk of overheating
(without active cooling) shall also be submitted if the dynamic thermal modelling
demonstrates that overheating would occur. Compliance with Building
Regulations Criterion 3 should be also demonstrated and the actual cooling
demand (kW/m2) (if required) should be demonstrated to be significantly
reduced compared to the notional. The development shall thereafter be
implemented in accordance with the approved details.
Reason: To ensure that each residential unit within the 2019 Greenwich Peninsula
Masterplan, hereby approved, is energy efficient and to reduce the risk of
overheating in line with Policies 5.3 and 5.9 of the London Plan (2016), Policies D6
and SI2 of the Draft London Plan (2019) and policies H5, DH1 and E1 of the Royal
Greenwich Core Strategy and Detailed Policies 2014.
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ED

Condition 92 - Rainwater Harvesting
A. Prior to commencement of the relevant part of the development adjacent to
Central Park, a report on the feasibility of large-scale rainwater recycling
system for irrigation of Central Park shall be submitted to and approved by
the Local Planning Authority.
B. Evidence of the rainwater recycling system installed for irrigation purposes of
Central Park installed shall be submitted to the Local Planning Authority
within three months of completion of the relevant part of the development
adjacent to Central Park.
The development shall be carried out in accordance with the details as approved,
shall be maintained as such thereafter and shall not be amended without the prior
written consent of the Local Planning Authority.

N

D

Reason: To reduce the amount of potable water consumed from the water mains
supply and contribute towards the sustainable use of water to comply with Policy
5.13 of the London Plan (2016), Policy SI13 of the Draft London Plan (2019) and
Policy DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014) or subsequent versions.

PE

N

Condition 93 - BREEAM
Non-residential components of greater than or equal to 500sq.m within each plot
should be registered with Building Research Establishment (BRE), achieve BREEAM
Rating Excellent and make reasonable endeavours to achieve Outstanding (based on
the latest related BREEAM Technical guidance or subsequent BREEAM version).

AP

i. Interim BREEAM (or subsequent scheme) Assessment, copy of the summary score
sheets and related Design Certificates all verified by the BRE shall be submitted to
and approved in writing by the Local Planning Authority within three months of the
completion of the new non-residential buildings of the development on each plot.
ii. Post Construction BREEAM (or subsequent scheme) Stage Assessment, copy of
the summary score sheets and related Certification all verified by the BRE shall be
submitted to the Local Planning Authority for written approval confirming the
BREEAM standard and measures have been implemented within three months from
the date of first use of the new non-residential buildings of the development on
each plot.
Following any approval of a 'Post Construction Stage' assessment and certificate of
the non-residential spaces within each plot, the approved measures and
technologies to achieve the BREEAM Excellent or higher standard shall be retained
in working order for the lifetime of the development.
ITEM NO: 6 – Appendix 2
ITEM NO: 7 - Appended Main report appendices

Page 333

APPENDIX 2
Reason: In the interests of addressing climate change and to secure sustainable
development and to comply with Policy 5.1, 5.2, 5.3 and 5.9 of the London Plan
(2016), Policy SI2 of the draft London Plan (2019) and Policies DH1 and E1 of the
Royal Greenwich Core Strategy and Detailed Policies 2014.

D

ED

Condition 94 - Sustainability in future Reserved Matters Applications
Notwithstanding the Energy and Sustainability Assessment – Outline Part
(Meinhardt, August 2019), each reserved matters application shall include a
sustainability statement, which includes full details of the sustainability measures that
are to be incorporated into the relevant RMA to achieve the requirements of the
relevant local, regional and national planning policies shall be submitted to, and
approved in writing by the Local Planning Authority. In demonstrating compliance,
reference should be made to the Mayor’s Sustainable Design and Construction SPG
(2014) and Royal Borough of Greenwich, Greener Greenwich SPD or the relevant
guidance at the time of the Reserved Matters Applications.

N

N

Reason: To reduce energy consumption and protect natural resources and to
ensure compliance with Policies 5.1, 5.2, 5.3, 5.6, 5.7, 5.9, of the London Plan
(2016), Policies G5 SI2, SI3, SI4, SI7, SI13 of the Draft London plan (2019), Policies
E1 and CH2 of the Royal Greenwich Core Strategy and Detailed Policies 2014, and
Royal Borough of Greenwich, Greener Greenwich SPD (2014) or subsequent
versions of the above related documents.

AP

PE

Condition 95 - Energy Strategy in future Reserved Matters Applications
A. Notwithstanding the approved Energy Strategy and Sustainability Statement
(Meinhardt, February 2015) (including any additional clarifying information) of
consented masterplan and Energy and Sustainability Assessment – Outline Part
(Meinhardt, August 2019), an Energy Strategy shall be submitted with each
Reserved Matters to the Local Planning Authority for Plots 4, 6-9, 14-17 & 22
(inclusive). The Energy Strategy shall outline the measures to be incorporated
into the development, including both residential and non-residential spaces, to
demonstrate compliance with the current zero carbon standard and 35% CO2
emission reduction target for residential and non-residential buildings,
respectively, (regulated carbon dioxide emissions) above Building Regulations
Part L 2013, or the relevant London Plan and Local Plan policies and Building
Regulations at the time of the submission of the relevant Reserved Matters
applications.
Compliance with the emissions saving target may be shown based on the
calculation of carbon savings at the time that the relevant plot is connected to
the existing district heating network. The Energy Strategy should be based on
the provision of a site wide district heating system served by the Greenwich
Peninsula Low Carbon Energy Centre (LCEC) comprising gas boilers, Combined
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Heat and Power (CHP) plant or other alternative low carbon source and
renewable energy technology(ies). The details shall include:
i. specification, operation/management strategy;
ii. the method of how the facility and/or infrastructure shall be designed to allow
for the future connection of each phase/plot to the site wide heat network
and export heat to neighbouring existing or emerging developments;
iii. a servicing plan including times, frequency, method of servicing (and any other
details the Local Planning Authority deems necessary) (if applicable);
iv. a noise assessment regarding the operation of the technology (if applicable)
and
v. renewable energy feasibility assessment.

N

D

B. Within three-months of the practical completion of the relevant plot of the
Outline development including residential and non-residential spaces, technical
information, evidence of commissioning and evidence that the renewable/low
carbon technologies are installed in accordance with Part ( A ) and certified
under the Microgeneration Certification Scheme (MSC) and, if appropriate,
comply with the Enhanced Capital Allowances (ECS) product criteria should be
submitted.

PE

N

C. Within three-months of the first occupation of each residential and nonresidential spaces in the relevant plot of the Outline development, Energy
Performance Certificates [EPC’s], detailed modelling output reports showing
clearly the DER/ BER and TER and FEES (for dwellings) from the “as built stage”
to confirm compliance with the carbon dioxide savings achieved through energy
efficiency measures and the energy servicing strategy approved under Part ( A )
should be submitted for written approval by the Local Authority.

AP

D. Measures to reduce the carbon dioxide emissions associated with other energy
uses not covered by Building Regulations (un-regulated) should be incorporated
prior to occupation of the relevant part of the Outline development and
maintained in the development in perpetuity as detailed in the approved Energy
and Sustainability Assessment – Outline Part (Meinhardt, August 2019).
When assessing the CO2 emissions savings provided by the Greenwich Peninsula
Low Carbon Energy Centre (LCEC) under the second stage of the Energy
Hierarchy (Be Clean), each Reserved Matters Energy Statement shall use a
minimum carbon intensity of 0.039 kg CO2/kWh or as calculated based on the
low carbon solution approved under Part ( A ) for the heat delivered to each
Plot by the LCEC, in accordance with the approved Energy and Sustainability
Assessment – Outline Part (Meinhardt, August 2019) or updated DHN
information.
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The relevant plot of the Outline development shall be carried out in accordance
with the details as approved, and the necessary equipment to allow connection
of each plot to the site wide heat system shall be installed and operational prior
to the first occupation of the relevant plot.

ED

Reason: To ensure that the development hereby approved is energy efficient and to
contribute to the avoidance of need for new fossil fuel or other primary energy
generation capacity and to reduce emissions of greenhouse gases and to minimise
the impact of building emissions on local air quality in the interests of health, in
accordance with Policies 3.2, 5.3, 5.5, 5.6 and 7.14 of the London Plan (2016)
Policies SI1, SI2, SI3 od the Draft London Plan (2019), Policy E1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014), Royal
Borough of Greenwich, Greener Greenwich SPD (2014) and the Mayor’s
Sustainable Design and Construction SPG (2014) or subsequent versions.

AP

PE

N

N

D

Condition 96 - Overheating and Cooling – Non-residential
Prior to the commencement of the relevant part of the development, the details of
the dynamic thermal modelling, being applied to each non-residential unit with floor
area of ≥ 500sqm proposed using the guidance and criteria provided in CIBSE TM52
& TM49 (DSY1, DSY2 and DSY3) and Cooling Hierarchy, or the relevant London
Plan and Local Plan policies and methodology/criteria at the time of the submission
of the relevant Reserved Matters applications and demonstrating how these units
perform against and even exceed the overheating criteria, shall be submitted to the
Local Planning Authority for written approval. The details of any additional
measures to be incorporated into each non-residential unit to minimise the risk of
overheating (without active cooling first) shall also be submitted and evidence that
these measures can and will be incorporated into the development if the dynamic
thermal modelling demonstrates that overheating would occur. Compliance with
Criterion 3 of the Building Regulations should also be demonstrated. Each nonresidential unit shall thereafter be implemented in accordance with the approved
details.
Reason: To ensure that each non-residential unit within the 2019 Greenwich
Peninsula Masterplan, hereby approved, is energy efficient and to reduce the risk of
overheating in line with policy 5.9 of the London Plan (2016), Policies D6 and SI2 of
the Draft London Plan (2019) and Policies DH1 and E1 of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (July 2014) or subsequent versions
of the above related documents.

Condition 97 - Hard and Soft Landscaping Details
a. Prior to commencement of the relevant part of the development, a detailed
Landscaping Strategy for all the hard and soft landscaping of any part of the site
not occupied by buildings including, but not limited to, details of: Open space;
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Areas of paving; Car parking areas; Amenity areas; Pedestrian linkages; Playspace
provision; Lighting; Bollards; Street furniture (including waste bins); Cycle
linkages; Wayfinding; Permeability of all hard surfaces; Materials; Use of planting
to provide privacy and defensible areas shall be submitted and approved in
writing by the local planning authority.
b. All hard landscaping works which form part of the approved scheme under part
(a) shall be completed prior to occupation of the development.
c. All planting, seeding or turfing comprised in the landscaping scheme under part
(a) shall be carried out in the first planting and seeding seasons following the
occupation of the buildings or the completion of the development, whichever is
the sooner. Any trees or plants which within a period of 5 years from the
completion of the development die, are removed or become seriously damaged
or diseased, shall be replaced in the next planting season with others of similar
size and species.

Detailed Conditions

N

N
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Reason: In order that the local planning authority may be satisfied as to the details
and quality of the landscaping scheme, to ensure the development provides a high
quality environment for future occupiers and to comply with Policies 5.12, 7.4, 7.5,
and 7.19 of the London Plan (2015) and Policies DH1, E3, OS(f) and CH1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted July
2014).

PE

Condition 98 - Compliance
The development hereby approved at Plots 18.02 and 18.03 shall consist of 476
residential units (Use Class C3) and 100 square meters of non-residential floorspace
(Use Class A1/A2/A3/B1/D1/D2) in accordance with Condition 99 of this
permission.

AP

Reason: The development of the site is subject to an Environmental Impact
Assessment any alterations to the layout may have an impact, which has not been
assessed by the process.
Condition 99 - Compliance with Drawings
The detailed development at Plot 18.02 and 18.03 hereby permitted shall be carried
out in accordance with the following approved plans.
965_10-07-010 Rev P1; JXXXZ18-SRA-XX-XX-DR-A-00-850 REV P05;
TOWN691(02)3002 Rev R05; JXXXZ18-SRA-XX-XX-DR-A-00-921 P02;
JXXXZ18- SRA- XX- XX- DR - A- 00-920 P02; JXXXZ18- SRA- XX- XX- DR - A00-911 P02; JXXXZ18- SRA- XX- XX- DR - A- 00-910 P02; JXXXZ18- SRA- XXXX- DR - A- 00-909 P02; JXXXZ18- SRA- XX- XX- DR - A- 00-907 P02;
JXXXZ18- SRA- XX- XX- DR - A- 00-903 P02; JXXXZ18- SRA- XX- XX- DR - AITEM NO: 6 – Appendix 2
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00-902 P03; JXXXZ18- SRA- XX- XX- DR - A- 00-901 P03; JXXXZ18- SRA- XXXX- DR - A- 00-900 P02; JXXXZ18-SRA-XX-XX-DR-A-00-702 P02; JXXXZ18SRA-XX-30-DR-A-00-830 P03; JXXXZ18-SRA-XX-22-DR-A-00-822 P03;
JXXXZ18-SRA-XX-21-DR-A-00-821 P03; JXXXZ18-SRA-XX-20-DR-A-00-820 P03;
JXXXZ18-SRA-XX-16-DR-A-00-816 P03; JXXXZ18-SRA-XX-15-DR-A-00-815 P03;
JXXXZ18-SRA-XX-10-DR-A-00-810 P02; JXXXZ18-SRA-XX-09-DR-A-00-809 P03;
JXXXZ18-SRA-XX-08-DR-A-00-808 P04; JXXXZ18-SRA-XX-07-DR-A-00-807 P04;
JXXXZ18-SRA-XX-06-DR-A-00-806 P04; JXXXZ18-SRA-XX-05-DR-A-00-805 P04;
JXXXZ18- SRA-XX-04-DR-A-00-804 P04; JXXXZ18-SRA-XX-03-DR-A-00-803
P04; JXXXZ18-SRA-XX-02-DR-A-00-802 P05; JXXXZ18-SRA-XX-01-DR-A-00-801
P05; JXXXZ18-SRA-XX-00-DR-A-00-800 P04
Reason: For the avoidance of doubt and in the interests of proper planning.

AP

PE

N

N
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Condition 100 - Compliance with Documents
The development hereby permitted shall be carried out in accordance with the
following approved documents and mitigation set out within.
Greenwich Peninsula Plots 18.02 & 18.03 London Plan – Fire Statement (Issue 1.4
dated 06.11.2020); Construction Management Plan incorporating Construction
Logistics Plan (Detailed Part) September 2020 Rev 04; Design and Access Statement
(Detailed Part) (August 2019); Greenwich Peninsula Plots 18.02 & 18.03 DAS
Addendum (May 2020); Greenwich Peninsula Plots 18.02 & 18.03 – Application ref.
19/2733/O: Revisions & Clarifications (dated 04.05.2020, update July 2020); Flood
Risk Assessment and Drainage Strategy (Detailed Part) (July 2020); Plots 18.02 and
18.03 Wind Conditions at Podium Level (dated 22.07.2020); Wind Microclimate
Report (November 2019); Podium Level Play Precedents (691 Greenwich
Peninsula); Waste Management Strategy (Detailed Part) (August 2019); Archaeology
Assessment (Detailed Part) (August 2019); Energy Strategy (Detailed Part) (August
2019); Internal Daylight, Sunlight and Overshadowing Assessment (Detailed Part)
(August 2019); Sustainability Statement (Detailed Part (August 2019); Transport
Assessment (Detailed Part) (August 2019); Utilities Assessment (Detailed Part
(August 2019); Works Method Statement (Planning) (Detailed Part) (August 2019);
Reason: For the avoidance of doubt and in the interests of proper planning.
Condition 101 - Land Contamination (Risk Assessment)

Plot 18.02 and 18.03 shall be carried out in strict accordance with the WMS(P)
dated July 2019.
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
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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.

ED

Condition 102 - Top of Plots 18.02 and 18.03
Prior to the commencement of above ground works to Buildings A and E technical
section drawings of the top of the Buildings A and E detailing the technical elements
along with diagrammatic long views to be submitted and approved in writing by the
local planning authority to demonstrate that the plant would not disrupt the
designed architecture. The development shall be carried out in accordance with the
approved details and retained for the lifetime of the development.

D

Reason: To ensure that the local planning authority may be satisfied as to the
external appearance of the building(s) and to comply with Policy 7.4 of the London
Plan (2016), Policies DH1 and DH(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (July 2014)

PE

N

N

Condition 103 - Privacy Screens on 18.02 and 18.03
Notwithstanding the details submitted for Plot 18.02 and 18.03, prior to the
commencement of the relevant part of the development, details and locations of all
external privacy screens and obscure glazing shall be submitted to and approved in
writing by the Local Planning Authority. The details shall include a list of all units and
windows for which such measures are to be fitted. The approved details shall be
installed before occupation of the relevant units and maintained in perpetuity.
Reason: In order to prevent any unacceptable loss of privacy to adjoining properties
and generally and to ensure compliance with policies E(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).

AP

Condition 104 - Noise Impact Assessment
A. The approved scheme is to be completed in accordance with the Noise
Survey Report (Cahill Design Consultants, August 2018) and mitigation
recommended therein prior to the occupation of the development. The
mitigation measures shall be permanently maintained thereafter. Noise
mitigation measures should achieve internal ambient noise levels detailed in
table 4 section 7.7.2 of BS8233:2014. Internal noise levels should be achieved
with windows open for rapid ventilation purposes. Where this cannot be
achieved alternative means of ventilation and cooling will be required. The
mechanical ventilation system shall meet or exceed the specifications set out
in clause 6, schedule 1 of the Noise Insulation Regulations 1975 with regard
to acoustic performance and airflow rates. Alternative schemes that meet the
above noise and ventilation standards can be considered.
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B. Within three months of occupation of the development, a Post Completion
Report demonstrating compliance with the mitigation measures in A above
shall be submitted to and approved by the Local Planning Authority.
C. External amenity spaces - The design and layout of the development shall be
constructed so as to protect amenity spaces (including gardens, balconies and
terraces) against externally generated transportation noise sources including
road, rail and aircraft so as to achieve 50dB(A) LAeq,16 hours with a
maximum limit of 55dB(A) LAeq,16hour. However, where this is not
practicable, in accordance with the Standard, these areas of the development
shall be designed to achieve the lowest practicable levels. Any works which
form part of the scheme shall be completed in accordance with the approved
details before the dwellings are occupied and shall thereafter be retained as
approved.

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
(2016), Policy D14 of the Draft London Plan (2019) and Policies DH1 and E(a) of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014)

N

Condition 105 - Air Quality Mitigation Measures
Plots 18.02 and 18.03 mitigation measures set out in Environmental Statement
Volume I: Chapter 8 – Local Air Quality hereby approved shall be carried out in
accordance with the approved details.

PE

Reason: To protect future residents from poor air quality local air quality, comply
with Policy 7.14 of the London Plan (2016) and Policy E(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).

AP

Condition 106 - Wind Mitigation
The development shall be carried out in accordance with the wind mitigation
measures set out in the Wind Microclimate Report produced by WSP dated
November 2019. Details of wind shelters for seating on each podium shall be
submitted to the Local Planning Authority for approval in writing prior to their
installation. The mitigation shall be installed prior to first use of the podium and shall
be maintained as such thereafter for the lifetime of the development.
Reason: In order that the local planning authority may be satisfied as to the amenity
space provision in the scheme and to comply with - update for wind policies
Condition 107 - Implementation of Amenity Space
The amenity spaces at Plots 18.02 and 18.03 (including communal podium, roof
terraces, and private balconies/terraces/roof terraces) shall be fully implemented
within three months from first occupation in each relevant part and be retained for
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the lifetime of the development, for the benefit of only the occupiers of the building
hereby permitted.
Reason: In order that the local planning authority may be satisfied as to the amenity
space provision in the scheme and to comply with Policies 7.3, 7.4. 7.5 of the
London Plan (2016) and Greenwich Local Plan Policies H(e), E(f) and OS(f).

ED

Condition 108 - Closure of Existing Access & Implementation of
Proposed Access
The development hereby approved shall not be occupied until the existing access
has been closed, the highway reinstated and the new vehicular access as shown on
JXXXZ18-SRA-XX-00-DR-A-00-800 P04 has been constructed to the satisfaction of
the Local Authority.

N

D

Reason: To confine access to the permitted points in order to ensure that the
development does not prejudice the free flow of traffic or conditions of general
safety along the neighbouring highway and to comply with Policy 6.3 of the London
Plan (2016) and IM3 and E1 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (July 2014).
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N

Condition 109 - Car Club Parking
The one (1) car club spaces as shown on the plans hereby approved shall be
provided and made available for use prior to first occupation. Thereafter the space
shall be retained for the lifetime of the development and used only for parking cars
associated with the Car Club. No development, whether or not permitted by the
Town and Country Planning (General Permitted Development) Order 1995 (or any
order revoking and re-enacting that order with or without modification) shall be
carried out so as to interfere with such use of the parking.

AP

Reason: To limit car ownership/use and encourage sustainable modes of transport
in accordance with Policy 6.13 of the London Plan (2016)
Condition 110 - Sleeping Accommodation
No sleeping accommodation shall occur in Plots 18.02 and 18.03 below 4.7m AOD
in line with the submitted layout drawings (referenced JXXXXZ18 SRA XX 00 DR
A 00-800 Rev P02 dated 31/07/2019 and JXXXZ18 SRA XX 01 DR A 00-801 Rev
P02 dated 31/07/2019
Reason: To reduce the risk of flooding to the proposed development and future
occupants and comply with Policy 5.12 of the London Plan (2016), Policy SI 12 of
the Draft London Plan (2019) and E2 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
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Condition 111 - Sustainable Design and Construction
A. Upon the first occupation of each residential unit within Plots 18.02 and 18.03
the approved dwellings shall incorporate sustainability measures as detailed in the
Sustainability Statement – Detailed Part Issue 1 prepared by TÜV SÜD (25th July
2019).

ED

B. Upon the first use of the non-residential spaces within Plot 18.03, the approved
spaces shall incorporate sustainability measures as detailed in the Sustainability
Statement – Detailed Part Issue 1 prepared by TÜV SÜD (25th July 2019).

D

Reason: In the interest of addressing climate change and to secure sustainable
development in accordance with policies 5.1, 5.2, 5.3, 5.6, 5.7 and 5.9 of the London
Plan 2016, Policy DH1 Design of Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (July 2014) and Royal Borough of Greenwich, Greener Greenwich
SPD (2014).

N

Condition 112 - Energy Strategy – Residential
A) Within three-months of the practical completion of the final dwellings within
each block of Plots 18.02 and 18.03, the following information should be
provided to the Local Planning Authority for written approval:

PE

N

i. technical information and evidence that the renewable/low carbon
technologies are installed in accordance with Part (B) and certified under the
Microgeneration Certification Scheme (MSC).
ii. Energy Performance Certificates (EPC’s), detailed modelling output reports
showing clearly the DER/ BER and TER from the “as built stage” to confirm
compliance with the carbon dioxide savings achieved through energy
efficiency measures and the energy servicing strategy approved under Part
(B).

AP

B) Prior to the final completion of the dwellings within each block of Plots 18.02 and
18.03, the approved dwellings shall incorporate and maintain measures to
achieve an overall reduction in regulated CO2 emissions of at least 66% (equal
to 359 tonnesCO2/yr) beyond Building Regulations Part L 2013 (SAP2012)
through the following carbon emission savings as detailed in the approved Energy
Strategy – Detailed Part Issue 2 prepared by TÜV SÜD (31st July 2019):
i. energy saving measures to achieve at least annual carbon dioxide emission
savings of 52 tonnes CO2, equating to 10%, in regulated carbon dioxide
(CO2) emissions over the compliant BR Part L 2013 base case.
ii. All the dwellings should be connected to the site-wide Low Carbon energy
centre. The DHN should provide 100% of the space heating and hot water
to all dwellings and achieve approximately annual carbon dioxide emission
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savings of 296 tonnes CO2, equating to 60%, in regulated carbon dioxide
(CO2) emissions over the Be Lean case.
iii. Installation of 20kWp solar PV system to generate at least 16,300kWh per
annum and achieve at least annual carbon dioxide emission savings of 9
tonnes CO2, equating to 5%, in regulated carbon dioxide (CO2) emissions
over the Be Clean case.
iv. Measures to reduce the carbon dioxide emissions associated with other
energy uses not covered by Building Regulations (un-regulated) should be
incorporated and maintained in the development in perpetuity as detailed in
the Energy Strategy – Detailed Part Issue 2 prepared by TÜV SÜD (31st July
2019) and Sustainability Statement – Detailed Part Issue 1 prepared by TÜV
SÜD (25th July 2019).

D

The development shall be carried out strictly in accordance with the details so
approved.

PE

N

N

Reason: To ensure that the dwellings within Plots 18.02 & 18.03 hereby approved
are energy efficient and to contribute to the avoidance of need for new fossil fuel or
other primary energy generation capacity and to reduce emissions of greenhouse
gases and to minimise the impact of building emissions on local air quality in the
interests of health, in accordance with policies 3.2, 5.3, 5.5, 5.6 and 7.14 of the
London Plan 2016, Policy E1 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (July 2014), Royal Borough of Greenwich, Greener Greenwich
SPD (2014) and the Mayor’s Sustainable Design and Construction SPG (2014).
Condition 113 - Energy Strategy – Non-residential
A) Within three-months of the practical completion of the non-residential spaces
(shell & core) within Plot 18.03, the following information should be provided to
the Local Planning Authority for written approval:

AP

i. technical information and evidence that the renewable/low carbon technologies
are installed in accordance with Part (B) and certified under the
Microgeneration Certification Scheme (MSC)
ii. Energy Performance Certificates [EPC’s] and Detailed modelling output reports
(BRUKL Report) showing clearly the BER and TER from the “as built stage” to
confirm compliance with the carbon dioxide savings achieved through energy
efficiency measures and the energy servicing strategy approved under Part (B).

B) Prior to the final completion (shell and core) of the non-residential spaces within
Plot18.03, the approved non-residential spaces shall incorporate and maintain
measures to achieve an overall reduction in regulated CO2 emissions of at least
78% (equal to 2.5 tonnesCO2/yr) beyond Building Regulations Part L 2013
(SAP2012) through the following carbon emission savings as detailed in the
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approved through the following carbon emission savings as detailed in the
approved Energy Strategy – Detailed Part Issue 2 prepared by TÜV SÜD (31st
July 2019):
i. Energy saving measures to achieve at least annual carbon dioxide emission
savings of 0.3 tonnes CO2 equating to 8.2% in regulated carbon dioxide (CO2)
emissions over the compliant BR Part L 2013 base case.

ED

ii. Installation of 6kWp solar PV system to generate at least 4,890kWh per
annum and achieve at least annual carbon dioxide emission savings of 2.5tonnes
CO2 equating to 70% in regulated carbon dioxide (CO2) emissions over the
Be Lean case.

N

D

iii. Measures to reduce the carbon dioxide emissions associated with other
energy uses not covered by Building Regulations (un-regulated) should be
incorporated and maintained in the development in perpetuity as detailed in
the Energy Strategy – Detailed Part Issue 2 prepared by TÜV SÜD (31st July
2019) Sustainability Statement – Detailed Part Issue 1 prepared by TÜV SÜD
(25th July 2019).

N

The development shall be carried out strictly in accordance with the details so
approved.

AP
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Reason: To ensure that the non-residential spaces within Plots 18.02 & 18.03
hereby approved are energy efficient and to contribute to the avoidance of need for
new fossil fuel or other primary energy generation capacity and to reduce emissions
of greenhouse gases and to minimise the impact of building emissions on local air
quality in the interests of health, in accordance with policies 3.2, 5.3, 5.5, 5.6 and
7.14 of the London Plan 2016, Policy E1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (July 2014), Royal Borough of Greenwich, Greener
Greenwich SPD (2014) and the Mayor’s Sustainable Design and Construction SPG
(2014).
Condition 114 - Green/Brown Roofs
a. Full details of the Green / Brown Roofs on Plots 18.02 and 18.03 shall be
provided to and approved by the Local Planning Authority prior to their
installation. The details shall include type of green / brown roof; substrate and
vegetation.
b. The development shall be constructed with a GRO Green Roof Code 2014
compliant Green roof where applicable.
c. Photographic evidence that the roof has been installed in accordance with (a)
shall be submitted to the local planning authority prior to the final occupation of
the development hereby approved.
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d. The green / brown roof shall be retained for the lifetime of the development in
accordance the approved details.

ED

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 (2016) policies 5.11 (Green
Roofs and Development Site Environs) and 7.19 (Biodiversity and Access to
Nature), Policy G5 of the Draft London Plan (2019) and policies OS4 (Biodiversity),
DH1 (Design) and E(f) Living Roofs and Walls of the Royal Greenwich Core
Strategy and Detailed Policies 2014.

N

D

Condition 115 - Overheating & Cooling for Plots 18.02 & 18.03
Prior to first occupation of the residential units in Plots 18.02 and 18.03 the
approved dwellings shall incorporate and maintain mitigation measures that will
assist with reducing the risk of overheating, follow the cooling hierarchy and comply
with CIBSE TM49 & TM59 criteria, as stated in the Dynamic Overheating Analysis
Issue 1 prepared by TÜV SÜD (5th July 2019) and Energy Strategy - Detailed Part,
Issue 2, prepared by TÜV SÜD (31st July 2019). The development shall thereafter
be provided in accordance with the approved details.

PE

N

Reason: To ensure that the residential units in Plots 18.02 and 18.03 of the 2019
Greenwich Peninsula Masterplan hereby approved are energy efficient and to
reduce the risk of overheating in line with policy 5.9 of the London Plan 2016, and
policies DH1 and E1 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (July 2014).

Informative(s) for Application Reference 19/2733/O:

AP

1) 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 fire fighting purposes, will be provided.
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Appendix 3 – National, regional and local planning policies and
Supplementary Planning Guidance / Documents.
1. The London Plan (March 2016) – The following London Plan policies are of
consideration:
London’s Places
2.13 Opportunity Area and Intensification Areas

PE

N

N

D

ED

London’s People
3.3 Increasing Housing Supply
3.4 Optimising Housing Potential
3.5 Quality and Design of Housing Developments.
3.6 Children and Young People
3.7 Large Residential Developments
3.8 Housing Choice
3.9 Mixed and Balanced Communities
3.11 Affordable Housing Targets
3.12 Negotiating Affordable Housing
3.13 Affordable Housing Thresholds
3.16 Protection and enhancement of social infrastructure
3.17 Health and Social Care Facilities
3.18 Education Facilities
3.19 Sports Facilities

AP

London’s Economy
4.2 Offices
4.3 Mixed use Development and Offices
4.5 London’s Visitor Infrastructure
4.6 Support for and enhancement of arts, culture, sport and entertainment.
4.7 Retail and Town Centre Development
4.8 Supporting a successful and diverse retail sector and relates facilities and
services.
4.12 Improving Opportunities for All
London’s Response to Climate Change
5.2 Minimising Carbon Dioxide Emissions
5.3 Sustainable Design and Construction
5.4A Electricity and Gas Supply
5.5 Decentralised Energy Networks
5.6 Decentralised Energy in Development Proposals
5.7 Renewable Energy
5.9 Overheating and Cooling
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5.10 Urban Greening
5.11 Green Roof 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
5.19 Hazardous Waste
5.21 Contaminated Land

ED
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London’s Transport
6.3 Assessing Effects of Development on Transport Capacity
6.9 Cycling
6.10 Walking
6.12 Road Network Capacity
6.13 Parking

AP
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N

N

London’s Living Spaces and Places
7.1 Lifetime Neighbourhoods
7.2 An Inclusive Environment
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
7.11 London View Management Framework
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
7.19 Biodiversity and Access to Nature
7.21 Trees and Woodlands
Implementation Monitoring and Review
8.2 Planning Obligations
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2..
The Emerging London Plan (Intend to publish 2019) – The following Emerging
London Plan policies are of consideration:
GG1 Building Strong and Inclusive Communities
GG2 Making the Best Use of Land
GG3 Creating a Health City
GG4 Delivering the Homes Londoners Need
GG5 Growing a Good Economy

D

ED

SD1 Opportunity Areas
SD6 Town Centres and High Streets
SD7 Town Centres: Development Principles and Development Plan Documents
SD8 Town Centre Network
SD9 Town Centres: Local Partnerships and Implementation
SD10 Strategic and Local Regeneration

AP

PE

N

N

D1 London’s Form, Character and Capacity for Growth
D2: Infrastructure Requirements for Sustainable Densities
D3: Optimising Site Capacity through the Design-Led Approach
D4 Delivering Good Design
D5 Inclusive Design
D6 Housing Quality and Standards
D7 Accessible Housing
D8 Public Realm
D9 Tall Buildings
D10 Basement developments
D11 Safety, Security and Resilience in Emergency
D12 Fire Safety
D13 Agent of Change
D14 Noise
H1 Increasing Housing Supply
H3 Meanwhile Use as Housing
H4 Delivering Affordable Housing
H5 Threshold Approach to Applications
H6 Affordable Housing Tenure
H10 Housing Size Mix
H11 Build to Rent
H15 Purpose-Built Student Accommodation
H16 Large-Scale Purpose-Built Shared Living
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S2 Health and Social Care Facilities
S3 Education and Childcare Facilities
S4 Play and Informal Recreation
S5 Sport and Recreation Facilities

ED

E1 Offices
E2 Low-Cost Business Space
E3 Affordable Workspace
E10 Visitor Infrastructure
E11 Skills and Opportunities for All

N

N

G1 Green Infrastructure
G4 Open Space
G3 Urban Greening
G6 Biodiversity and Access to Nature
G7 Trees and Woodlands

D

HC1 Heritage Conservation and Growth
HC3 Strategic and Local Views
HC4 London View Management Framework
HC5 Supporting London’s Cultural and Creative Industries
HC7 Protecting Public Houses

PE

SI 1 Improving Air Quality
SI 2 Minimising greenhouse gas emissions
SI 3 Energy Infrastructure
SI 4 Managing Heat Risk
SI 5 Water Infrastructure
SI 12 Flood Risk Management
SI 13 Sustainable Drainage

AP

T2 Healthy Streets
T3 Transport Capacity, Connectivity and Safeguarding
T4 Assessing and Mitigating Transport Impacts
T5 Cycling
T6 Car Parking
T6.1 Residential Parking
T6.2 Office Parking
T6.3 Retail Parking
T6.4 Hotel and Leisure Uses Parking
T6.5 Non-residential disabled persons parking
T7 Deliveries, Servicing and Construction
DF1 Delivery of the Plan and Planning Obligations
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Housing Policies
H1 New Housing
H2 Housing mix
H3 Affordable Housing
H5 Housing Design
H(e) Children’s Play Areas

D

Economic Activity and Employment Policies
EA1 Economic Development
EA5 Tourism
EA(c) Skills and Training

ED

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

N

Town Centres Policies
TC5 North Greenwich District Centre
TC(a) Primary, Secondary and Local Shopping Frontages
TC(c) Hot Food Take-aways

AP

PE

N

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(i) Statutory Listed Buildings
DH(j) Locally Listed Buildings
DH(k) Thames Policy Area
DH(m) Archaeology
Open Space Policies
OS1 Open Space
OS4 Biodiversity
OS(c) Public Open Space Deficiency Areas
OS(f) Ecological Factors
OS(g) Green and River Corridors
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N

N

Infrastructure and Movement Policies
IM1 Infrastructure
IM3 Critical Physical Infrastructure
IM4 Sustainable Travel
IM5 Freight
IM(a) Impact on the Road Network
IM(b) Walking and Cycling
IM(c) Parking Standards
IM(d) London City Airport

D

Cohesive and Healthy Communities Policies
CH1
Cohesive Communities
CH2
Healthy Communities

ED

Environment and Climate Change Policies
E1 Carbon Emissions
E2 Flood Risk
E3 Residual Flood Risk
E(a) Pollution
E(c) Air Pollution
E(e) Contaminated Land
E(f) Living Roofs and Walls

Affordable Housing & Viability SPG (August 2017)
Housing SPG (March 2016)
Play and Informal Recreation SPG (September 2012)
Planning Obligations SPD

AP

•
•
•
•

PE

3. Supplementary Planning Guidance / Documents – the following planning
guidance / documents are considered relevant:
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
Comments and/or Revised
Assessment
No. Title
Condition Wording
Condition Wording
comments
03
Approved All reserved matters applications shall comply
Development Zones drawing to be
Amendment
Drawings with the following approved Parameter Plans:
replaced with a revised version
considered
showing Neighbourhoods ref. 07-072
acceptable
• Application Site Boundary 07-070 Revision
Revision P06
given the
P00
need to be
• Demolition Plan 07-071 Revision P01
Upper Level Use Plan drawing to be
consistent
replaced with new version allowing for across the
• Development Zones 07-072 Revision P02
• Ground Level Land Use Plan 07-074 Revision use class changes to Plot 2.06
masterplan
P01
(education) ref. 07-075 Revision P03
• Upper Level Use Plan 07-075 Revision P01
• Public Realm 07-076 Revision P01
• Access and Circulation Routes 07-077
Revision P01
• Maximum Building Heights 07-078 Revision
P01
04
Complianc All development zone masterplans and
An updated Development Specification Amendment
e with
reserved matters applications shall comply with is submitted to reflect the other
considered
Developm the approved Development Specification.
changes proposed within this S96a
acceptable
ent
application. Revised condition wording: given the
Specificati
‘All reserved matters applications shall need to be
on
comply with the approved
consistent
Development Specification dated July
across the
2020.’
masterplan
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
06
Control
The quantum of development set out in
Condition to be deleted; Maximum
Amendment
Parameter condition 5 above shall be divided between the quantum of development is already
considered
s
development zones in accordance with the
controlled by Condition 5, whilst the
acceptable
following table:
Parameter Plans control the scale and
given the
form of development by Plot and
other
therefore Neighbourhood area. The
conditions /
s106 contains further obligations
obligations
which, for instance, control
imposed on
residential/affordable quantum per
the
Neighbourhood. Continuing to include masterplan
this specific breakdown would result in
figures which are misleading given the
changes proposed in the 2019
Masterplan which this permission
would not account for. It is no longer
necessary, and will potentially lead to
inconsistency with the S106 agreement.
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
10
Phasing
Details of the phasing of the development shall This condition was discharged on 26
Amendment
be submitted to and approved by the Local
September 2017 (ref. 16/1346/SD).
considered
Planning Authority prior to the
However, Zones have since been
acceptable
commencement of development no later than replaced with Neighbourhoods in the
and
the submission of the application for the first
2019 Hybrid Application (as per the
appropriately
development zone Masterplan pursuant to
amendment to Condition 3), and
addresses the
condition 11 and the development shall be
phasing will change. Suggest revised
fact that the
carried out in accordance with such approved condition:
site is phased
details.
for the
‘No development shall take place in any purposes of
Reserved Matters Area until details of CIL.
the phasing for that Reserved Matters
Area has been submitted and approved
by the Local Planning Authority in
writing. Phasing of the development
shall be carried out in accordance with
such approved details unless otherwise
agreed by the Local Planning Authority.
i.

The first permits date for each
phase governed by (b) shall be:
(1) the date of final approval
of the last reserved matter
associated with that phase;
or
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
(2) if earlier, the date on
which the final precommencement condition
for that phase is
discharged.
ii. The phases set under (b) shall be
separate chargeable
developments for the purposes
of the CIL Regulations. Where
development begins in any area,
for which reserved matters
approval has been granted for
chargeable floorspace, before (b)
has been complied with the
phase will be the area covered
by the reserved matter approval
granted in respect of that
floorspace’
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
14
Reserved A) All Reserved matters applications shall
Due to the detail which is now to be
Amendment
Matters
include summary tables and a 'tracker
secured by the S106 site-wide, there
considered
Applicatio document' providing the following information are a number of items which should be acceptable
ns
on detailed consents that have been granted up deleted to avoid duplication, and there and reflects
to the time of the submission:
are a number of items already
the updated
i. The amount of affordable housing that has addressed through other conditions.
requirement
been approved and implemented;
Delete reference to Lifetime Homes as and removes
ii. The overall mix of units that has been
this standard has been superseded by
duplication
approved;
Building Regulations. Preparation of a
where details
iii. The breakdown of the children’s playspace reconciliation masterplan is onerous.
are already
that has been approved;
required by
iv. The amount of residential units and or
‘A) All Reserved matters applications
other
floorspace of each of the uses that has
shall include summary tables and a
conditions.
been granted detailed consent within in
'tracker document' providing the
each zone;
following information on detailed
v. The number of residential units approved
consents that have been granted up to
in each neighbourhood;
the time of the submission:
vi. An area schedule of all non-residential land i. The amount of affordable housing
uses which have been approved in the zone that has been approved and
together with the balance of quantum for
implemented;
that zone;
ii. The overall mix of units that has
vii. The net residential site area (i.e. excluding been approved;
open spaces, Peninsula Square and noniii. The breakdown of the children’s
residential parts of the site) that has been
playspace that has been approved;
approved in each neighbourhood;
iv. The number of residential units and
non-residential floorspace of each of
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
viii. The number on-street car parking spaces
the uses that has been granted detailed
approved;
consent within in each neighbourhood
together with the balance of quantum
permitted overall;
B) All Reserved Matters Applications
(excluding plot 11) shall include the following
v. The number of residential units
drawings:
approved in each neighbourood;
i. An illustrative reconciliation Masterplan
vi. An area schedule of all nonwhich updates the Site Wide Illustrative
residential land uses which have
Masterplan in light of submitted and
been approved in the zone
approved Reserved Matters Application.
together
ii. A 1:1250 scale drawing on an OS base
viii. The number on-street car parking
showing details of any reserved matters
spaces approved;
already approved in respect of the relevant
zone.
B) All Reserved Matters Applications
iii. A 1:1250 scale drawing on an OS base
(excluding plot 11) shall include the
showing details of public transport routes, following drawings:
junctions of proposed roads with existing
i. An illustrative reconciliation
roads and pedestrian/cycle linkages
Masterplan which updates the Site
(including connections with adjacent
Wide Illustrative Masterplan in light of
development zones) as well as open space, submitted and approved Reserved
play space and home zones in respect of
Matters Application.
the relevant zone.
ii. A 1:1250 scale drawing on an OS
iv. A series of development context drawings base showing details of any reserved
(comprising plans, elevations and section
matters already approved in respect of
drawings of 1:200, 1:500 or some other
the relevant Neighbourhood.
scale agreed with the LPA which shows
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
development approved pursuant to
iii. A 1:1250 scale drawing on an OS
Reserved Matters approvals and existing
base showing details of public transport
adjoining development in terms of
routes, junctions of proposed roads
connectivity, townscape character and
with existing roads and
permeability.
pedestrian/cycle linkages (including
connections with adjacent
v. A 1:1250 scale drawing on an OS base
showing details of any other infrastructure, Neighbourhoods) as well as open
including drainage and district heating
space, play space and homes in respect
network connections, in respect of the
of the relevant Neighbourhood.
iv. A series of development context
relevant zone.
drawings (comprising plans, elevations
C) All Reserved Matters Applications shall
and section drawings of 1:200, 1:500 or
include the following reports:
some other scale agreed with the LPA
i. Sunlight and daylight assessment
which shows development approved
ii. Microclimate assessment
pursuant to Reserved Matters
approvals and existing adjoining
iii. Lighting Assessment (Zone A and E only)
development in terms of connectivity,
iv. Impact on Privacy
townscape character and permeability.
v. How the Initial Noise and Light
v. A 1:1250 scale drawing on an OS
Assessments pursuant to condition 121
base showing details of any other
have been used to inform the design
infrastructure, including drainage and
mitigation strategy, where relevant.
district heating network connections,
vi. Where relevant, how the proposals have
in respect of the relevant zone.
addressed the transport infrastructure
protection and other requirements of
C) All Reserved Matters Applications
Transport for London as well as other
shall include the following reports:
infrastructure safeguarding.
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
vii. Inclusive Access Statement to demonstrate i. Sunlight and daylight assessment
compliance with the requirement of
ii. Microclimate assessment
viii. Lifetime Homes and wheelchair housing
iii. Fire Statement
provision
iv. Lighting Assessment (Zone A
ix. A Planning Compliance Statement to
and E only)
demonstrate compliance with the
v. Impact on Privacy
obligations and conditions contained in this vi. How the Initial Noise and Light
Assessments pursuant to condition 121
permission.
have been used to inform the design
mitigation strategy, where relevant.
vii. Where relevant, how the
proposals have addressed the
transport infrastructure
protection and other
requirements of Transport for
London as well as other
infrastructure safeguarding.
viii. Inclusive Access Statement to
demonstrate compliance with the
requirement of wheelchair housing
provision
ix. Lifetime Homes and
Wheelchair housing provision
x. A Planning Compliance Statement to
demonstrate compliance with the
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
obligations and conditions contained in
this permission.’

Provision
of
Affordable
Housing

i.) The development hereby approved shall
provide a minimum of 22.7% Affordable
Housing across the site.
ii.) The Affordable Housing will be provided
across the site and in each
Neighbourhood as 70% Affordable
Housing Rental Units let at Target Rent
and 30% Affordable Housing Intermediate
Units [by unit]
iii.) Each Neighbourhood will contain a
minimum amount of Affordable Housing

Delete condition – affordable housing
provision is controlled by the s.106
agreement and should not be
duplicated by planning condition.
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Amendment
considered
acceptable as
this will now
be covered by
the s106

The housing mix provided within each
development zone shall be as follows:

2 bed units: 20-40%

‘The housing mix provided within each
Neighbourhood shall be as follows:
Studios: 0-20%
1 bed units: 20-50%
2 bed units: 30-50%
3+ bed units: 5-15% (provided that there
shall be a minimum of 30% London
Affordable Rent (or equivalent) 3+ bed
units in Brickfields, and a minimum of
15% London Affordable Rent (or
equivalent) 3+ bed units in all other
Neighbourhoods)’

N

Studios: 0-20%, provided that there shall be a
maximum of 15% studios overall across the
development
1 bed units: 25-50%

Revised condition to reflect housing
mix proposed in 2019 Masterplan,
suggested wording as follows:

D

Housing
Mix
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PE
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
as set out below: [see table in decision
notice]

3+ bed units: 5-30%, provided that there shall
be a minimum of 20% 3+ bed units overall
across the development
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2019
masterplan.
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
17
Density
The development in the residential
Delete. Condition is no longer
Amendment
Neighbourhoods shall comply with the
necessary as the density matrix is
considered
following Residential Net Densities provided
proposed for removal from the
acceptable
that the overall net density for the
London Plan. Density can be
given the
development shall not exceed 425 dwelling
considered at Reserved Matters stage
Intend to
units per hectare.
given overall parameters will control
Publish
scale and quantum of development;
London Plan
• Meridian Quays: 573 u/ha
propose the condition is deleted.
with policy
• Peninsula Central: 328 u/ha
D3 has
• Lower Riverside:399 u/ha
moved away
• Brickfields North: 511 u/ha
from the
• Brickfields South: 258 u/ha
numerical
density
For the avoidance of doubt, the above densities
matrix of the
are calculated on a site area which excludes all
London Plan,
open spaces, Peninsula Square and nonin favour of a
residential parts of the site.
design-led
approach,
which ensures
that
development
takes the
most
appropriate
form for the
site. It is
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
acknowledged
that the
policy is
subject to the
Direction
from the
Secretary of
State, but
even the
modifications
suggested do
not disagree
with the
principle of a
design led
approach
over a
numerical
matrix.
30
Flood Risk Reports providing supplementary flood risk
Revised condition wording to require
Amendment
Assessmen assessments for each development zone shall
additional flood risk information as part considered
t
be submitted to the Local Authority for
of each RMA:
acceptable to
approval prior to the development
reflect revised
commencing. These documents shall be based ‘Reports providing supplementary flood
neighbourhoo
on the principles set out in the approved Flood risk assessments for each development
d areas
neighbourhood shall be submitted to the
Risk Assessment by Arup dated March 2015
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
(FRA) and FRA Addendum Note dated 4
Local Authority for approval in writing prior
August 2015, or any subsequent Flood Risk
to the development commencing. These
documents approved by the Local Planning
documents shall be based on the principles
Authority. They should be prepared in
set out in the approved Flood Risk
accordance with the latest national guidance
Assessment by Arup dated March 2015
and the latest available information on flood
(FRA) and FRA Addendum Note dated 4
risk and climate change. The measures
August 2015, or any subsequent Flood
identified in the reports as may be approved
Risk documents approved by the Local
shall then be implemented in full.
Planning Authority. They should be
prepared in accordance with the latest
national guidance and the latest available
information on flood risk and climate
change. The measures identified in the
reports as may be approved shall then be
implemented in full.’
36
Waste
Development within each zone shall not
Revised condition wording to replace
Amendment
Water
commence until a drainage strategy detailing
‘zone’ with ‘neighbourhood’:
considered
any on and/or off site drainage works, for the
acceptable to
corresponding zone, has been submitted to
‘Development within each Neighbourhood reflect revised
and approved by, the local planning authority in shall not commence until a drainage
neighbourhoo
consultation with the sewerage undertaker. No strategy detailing any on and/or off site
d areas
discharge of foul or surface water shall be
drainage works, for the corresponding
Neighbourhood, has been submitted to
accepted into the public system until the
drainage works referred to in the strategy have and approved by, the local planning
authority in consultation with the sewerage
been completed or approval to do so have
been reached with the sewerage undertaker.
undertaker. No discharge of foul or
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
For each zone the drainage works shall be
surface water shall be accepted into the
completed in accordance with the approved
public system until the drainage works
strategy.
referred to in the strategy have been
completed or approval to do so have been
reached with the sewerage undertaker. For
each Neighbourhood the drainage works
shall be completed in accordance with the
approved strategy.’
37
Water
Development within each zone shall not
Revised condition wording to replace
Amendment
commence until: Impact studies for the
‘zone’ with ‘neighbourhood’:
considered
corresponding zone, of the existing water
acceptable to
supply infrastructure have been submitted to,
‘Development within each Neighbourhood reflect revised
and approved in writing by, the local planning
neighbourhoo
shall not commence until: Impact studies
authority (in consultation with Thames Water). for the corresponding Neighbourhood, of
d areas
The studies should determine the magnitude of the existing water supply infrastructure
any new additional capacity required in the
have been submitted to, and approved in
system and a suitable connection point
writing by, the local planning authority (in
associated with the corresponding zone.
consultation with Thames Water). The
studies should determine the magnitude of
any new additional capacity required in
the system and a suitable connection point
associated with the corresponding
Neighbourhood.’
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
51
Parking
Car parking shall be provided in accordance
Propose to reduce the car parking
with the following ratios and amounts:
ratio as per 2019 Hybrid Application.
Amended
Suggested revised wording:
• A ratio of 0.25 spaces per dwelling unit
‘Car parking shall be provided in
• 200 on-street visitor spaces
accordance with the following ratios and
• 100 spaces for the film studio
amounts:
The car parking spaces provided for the
• A ratio of up to 0.1 spaces per
residential units shall be maintained solely for
dwelling unit per plot
that purpose and no development, whether or
• 200 on-street visitor spaces
not permitted by the Town and Country
Planning (General Permitted Development)
• 100 spaces for the film studio
Order 1995 (or any order revoking and reenacting that order with or without
The car parking spaces provided for the
modification) shall be carried out so as to
residential units shall be maintained solely
interfere with such use of the parking.
for that purpose and no development,
whether or not permitted by the Town and
Country Planning (General Permitted
Development) Order 1995 (or any order
revoking and re-enacting that order with
or without modification) shall be carried
out so as to interfere with such use of the
parking.’
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
57
Land
All relevant reserved matters applications
Propose condition is deleted to avoid
Deletion
Reserved submitted pursuant to condition 13 shall
duplication with s106 obligation.
considered
for
clearly show the alignment of the Greenwich
acceptable as
Greenwich Riverside Transit (GRT) route alignment as
GRT is to be
Riverside
reserved in application 02/2903/O approved on
covered in
Transit (or the 23rd of February 2004. The first reserved
the s106.
similar)
matters application for the relevant part of the
development shall include details of the
minimum height, which shall not less than 6m,
for any development over the GRT route(or
similar public transport proposal) for approval
by the Local Planning Authority in consultation
with TfL. The scheme shall thereafter be
implemented in strict accordance with the
approved details.
Lifetime
Homes
Standards
and
Wheelchai
r Housing

All dwellings hereby approved shall be
constructed to Lifetime Homes standard. At
least 10% of the social rented units shall be
designed to full wheelchair standards in
accordance with Greenwich Wheelchair Site
Brief (2012) (GWSB) and 10% of all other units
shall be capable of adaption to wheelchair units
in accordance with the requirements of the
London Plan. All social rental wheelchair units
should have a dedicated accessible parking bay.

Remove reference to Lifetime Homes
and update Wheelchair Unit
requirements to Building Regulation
M4/ London Plan requirements,
suggested wording as follows:
The below reflects the agreed
conditions on the 2019 Masterplan
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bring the
development
in line with
current policy
requirement
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
Full details shall be submitted to, and approved A minimum of 10% of all dwellings shall
in writing by, the Local Planning Authority
meet the requirement M4(3)
prior to the commencement of the relevant
wheelchair user dwellings contained
part of the development.
within Part M volume 1 of the Building
Regulations (or prevailing standards).
All other dwellings shall meet the
requirement M4(2) accessible and
adaptable dwellings contained within
Part M volume 1 of the Building
Regulations (or prevailing standards).
a. Prior to the commencement of
the relevant part of the
development full details of the
wheelchair accessible dwellings
that comply with Building
Regulations 2016 (as amended)
requirement M4(3)(2)(b)
‘wheelchair user dwellings’ (or
most recent standard) and full
details of the wheelchair
adaptable dwellings that comply
with Building Regulations 2016
(as amended) requirement
M4(3)(2)(a) ‘wheelchair
adaptable dwellings’ (or most
recent standard) shall be
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
submitted to and approved in
writing by the Local Planning
Authority in consultation with
the Council’s Housing
Occupational Therapist. The
details submitted shall include:
i. 1:50 drawings of all unit
layouts,
ii. 1:100 or 1:200 drawings of
the general arrangements;
and
iii. 1:20 drawings of kitchens
and bathrooms.
b. Prior to the commencement of
the relevant part of the
development full details of the
remaining dwellings that comply
with Building Regulations 2016
(as amended) requirement M4(2)
(or most recent standard) shall
be submitted to and approved in
writing by the Local Planning
Authority in consultation with
the Council’s Housing
Occupational Therapist. The
details submitted shall include:
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
i. 1:50 drawings of all unit
layouts, and
ii. 1:100 or 1:200 drawings of
the general arrangements.
c. The applicant must fit out the
London Affordable Rented
tenure wheelchair accessible
dwellings.
d. Prior to the commencement of
the relevant part of the
development, full details of the
wheelchair adaptable unit
marketing strategy shall be
submitted to, and approved in
writing by, the Local Planning
Authority. The wheelchair
adaptable dwellings shall be
marketed as such for a period of
eight months.
e. On completion of the marketing
period above, evidence of
response to the marketing
strategy shall be submitted to
and approved by, the Local
Planning Authority in
consultation with the Council’s
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
Occupational Therapist. Any
allocated wheelchair adaptable
units must comply with the
provisions of M4(3)(2)(a)
wheelchair adaptable at final
completion unless the units are
not to be occupied by
wheelchair users
f. All the wheelchair adaptable
units must comply with the
provisions of M4(3)(2)(a)
wheelchair adaptable at final
completion. However, if after
the end of the marketing period,
the units are not to be occupied
by wheelchair users, installation
of a standard kitchen will be
acceptable. A bath can also be
installed over the installed level
access shower and all other
elements shall remain as
consented.
Reason: To comply with Policy 7.2 of
the London plan (2016), Policies D5
and D7 of the Draft London Plan
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“Based upon the noise assessment
undertaken pursuant to condition 68
reserved matters applications must
demonstrate that noise mitigation
measures shall be provided to ensure
that internal noise levels specified in
table 4, section 7.7.2 of the current BS
8233:2014 (or the equivalent relevant
replacement standard at the time) are
met in all residential premises.
Individual noise events shall not
normally exceed 45 dB LAFmax in
bedrooms at night. Noise from
wharves or any other industrial
sources affecting the residential part of
the site, shall be also considered in
accordance with BS
4142:2014+A1:2019 (or the equivalent
relevant replacement standard at the
time). Such mitigation measures shall
be implemented prior to occupation of
the residential uses, and shall be

N

D

Environme Based upon the noise assessment undertaken
ntal Noise pursuant to condition 70 reserved matters
applications must demonstrate that noise
mitigation measures shall be provided to
ensure that internal noise levels specified in
table 4, section 7.7.2 of the current BS8233
2014 (or the equivalent relevant replacement
standard at the time) are met in all residential
premises. Individual noise events shall not
normally exceed 45 dB LAFmax in bedrooms
at night. Any mechanical ventilation systems in
residential premises shall meet or exceed the
specifications set out in Schedule 1, Part III,
Clauses 6 and 7 of the Noise Insulation
Regulations 1975 with regard to acoustic
performance and airflow rates. Alternative
schemes that meet the above noise and
ventilation standards can be considered. The
approved scheme is to be completed prior to
the occupation of the relevant part of the
development and a scheme for testing the
internal noise environment of the residential

AP
PE
N

69

ED

Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
(2019) and Policy H5 of the Royal
Greenwich Core Strategy and Detailed
Policies 2014.
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considered
acceptable
and the
revised
condition
wording has
been agreed
with the PLA
as part of
2019
Masterplan
application.
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
units, to demonstrate compliance with
maintained for the lifetime operation of
standards have been met, shall be submitted to the safeguarded wharves and boatyard,
and approved in writing by the Local Planning
unless otherwise agreed in writing.
Authority (in consultation with the PLA) and
shall be permanently maintained thereafter.
Any mechanical ventilation systems in
The developer shall certify to the local planning residential premises shall meet or
authority that the noise mitigation measures
exceed the specifications set out in
agreed have been installed prior to first
Schedule 1, Part III, Clauses 6 and 7 of
occupation of the relevant part of the
the Noise Insulation Regulations 1975
development.
with regard to acoustic performance
Details should include mitigation measures
and airflow rates. Alternative schemes
such as siting, orientation, noise barriers and
that meet the above noise and
other such measures where appropriate. In
ventilation standards can be
assessing noise the Local planning Authority
considered.
shall have regard to the Planning Policy Practice
Guidance on Noise
The approved scheme is to be
http://planningguidance.planningportal.gov.uk/bl completed prior to the occupation of
og/guidance/noise/noiseguidance/
the relevant part of the development
Noise levels in traditional external amenity
and a scheme for testing the internal
areas used for amenity space such as larger
noise environment of the residential
gardens, roof gardens and terraces shall, where units, to demonstrate compliance with
practicable, not exceed the upper guideline
standards have been met, shall be
value of 55 dB L Aeq,T specified in Section
submitted to and approved in writing
7.7.3.2 of BS 8233:2014. However, where this by the Local Planning Authority (in
is not practicable, in accordance with the
consultation with the PLA) and shall be
Standard, these areas of the development shall permanently maintained

ITEM NO: 6 – Appendix 4
Page 373
ITEM NO: 7 - Appended Main report appendices

AP
PE
N

N

D

ED

Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
be designed to achieve the lowest practicable
thereafter. Testing shall apply only to
levels.
representative ‘worst case’ apartments,
For other locations, such as smaller balconies, such as those affected by higher noise
roof gardens and terraces, whilst these areas
levels. Testing will be in accordance
are important in residential buildings where
with the requirements of BS8233:2014
external amenity space is limited, in accordance for internal ambient noise levels. The
with the Standard, the specification is not
developer shall confirm to the local
considered necessary on the basis that the
planning authority that the noise
benefit in having some open space outweighs
mitigation measures agreed have been
any excess noise effects
installed prior to first occupation of the
relevant part of the development.
Details should include mitigation
measures such as siting, orientation,
noise barriers and other such measures
where appropriate. In assessing noise
the Local planning Authority shall have
regard to the Planning Policy Practice
Guidance on Noise
http://planningguidance.planningportal.g
ov.uk/blog/guidance/noise/noiseguidance/
Noise levels in traditional external
amenity areas used for amenity space
such as larger gardens, roof gardens
and terraces shall, where practicable,
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
not exceed the upper guideline value of
55 dB LAeq,T specified in Section
7.7.3.2 of BS 8233:2014. However,
where this is not practicable, in
accordance with the Standard, these
areas of the development shall be
designed to achieve the lowest
practicable levels.

73
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For other locations, such as smaller
balconies, roof gardens and terraces,
whilst these areas are important in
residential buildings where external
amenity space is limited, in accordance
with the Standard, the specification is
not considered necessary on the basis
that the benefit in having some open
space outweighs any excess noise
effects.
The groundwater monitoring borehole
locations approved on the 1st May
2002 (Ref 01/2025/R) shall be retained
as monitoring locations in accordance
with a detailed monitoring strategy
submitted pursuant to this planning
permission. Where existing boreholes

Boreholes

The groundwater monitoring borehole
locations approved on the 1st May 2002 (Ref
01/2025/R) shall be retained as monitoring
locations in accordance with a detailed
monitoring strategy submitted pursuant to this
planning permission.
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that some
boreholes are
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
being used by GLA to monitor
used by the
groundwater quality are incompatible
GLA rather
with aspects of the approved
than the
development, a proposal is to be
applicant.
prepared/submitted as part of the
WMS (Planning) to either
decommission or relocate to an
alternative location in order to
maintain requirements under the EMS.
The proposal shall be submitted to and
approved in writing by the Local
Planning Authority in conjunction with
the Environment Agency prior to the
commencement of any ground works.
The development shall be carried out
in accordance with the approved
details.
82
CEEQUAL The development must achieve a minimum of
The Development must achieve the
Amendment
CEEQUAL Very Good standard. A CEEQUAL minimum of a CEEQUAL ‘Excellent’
considered to
certified Interim Client & Design Award for a
standard (based on the latest related
be an
minimum of a ‘Very Good’ standard shall be
CEEQUAL Technical guidance, version improvement
submitted to and approved by the Local
6, or subsequent scheme). Each
on the 2015
Planning Authority prior to the implementation relevant reserved matters application
condition as
of the relevant part of the development.
will be accompanied by a report setting increases the
out how the scheme seeks to achieve
requirement
the ‘Excellent’ rating. If the relevant
from ‘Very
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
part of the development falls below an Good’ to
excellent rating, proposed measures
‘Excellent’
will be identified to seek to achieve the
minimum of CEEQUAL ‘Excellent’.
Within 3 months of completion of the
relevant part of development, a copy of
the verified certificate accompanied by
a report on the current assessment will
be issued to the Local Planning
Authority. Once all relevant parts of
the Development have been completed
and assessed, a copy of an aggregated
certificate for the Developments
CEEQUAL Assessment will be issued
to the Local Planning Authority for
information.
Reason: To comply with Policy 5.3 of
the London Plan (2016) and Policy IM1
of the Royal Greenwich Core Strategy
and Detailed Policies 2014.
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
90
Wayfindin Prior to the first occupation of the relevant
Within 12 months of any development Amendment
g
part of the development hereby permitted,
commencing after the date of this
considered
details of a wayfinding strategy encompassing
decision, a wayfinding strategy for the
acceptable
the wider area around the site including (but
site including (but not limited to) the
and in line
not limited to) the routes to and from the
routes to and from the North
with the 2019
North Greenwich Transport Interchange,
Greenwich Transport Interchange,
requirements
Peninsula Square, the Emirates Airline and the Peninsula Square, the Emirates Airline
Thames footpath shall be submitted to and
and the Thames footpath shall be
approved by the Local Planning Authority, in
submitted to and approved by the
consultation with TfL. The wayfinding signage
Local Planning Authority, in
shall be provided on the site prior to first
consultation with TfL.
occupation of the relevant part of the
development in consultation with TfL. The
applicant shall seek prior approval from TfL
before submitting the relevant details pursuant
to this condition.
Lighting

Full details of lighting and external illumination
for the relevant part of the development shall
be submitted to, and approved in writing by,
the Local Planning Authority in consultation
with the PLA and London City Airport prior to
the occupation of the relevant part of the
development. Such details shall demonstrate
that the lighting has been designed to minimise
potential impacts on navigation and include a

Revised condition wording:
Full details of lighting and external
illumination for the relevant part of the
development shall be submitted to, and
approved in writing by, the Local
Planning Authority in consultation with
London City Airport prior to the
occupation of the relevant part of the
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
strategy for the lighting to be adjusted should it development. Such details shall
be found to be a hazard to navigation once it
demonstrate that the lighting has been
has been installed.
designed to minimise potential impacts
on navigation and include a strategy for
There shall be no light spill into the
the lighting to be adjusted should it be
watercourse or adjacent river corridor habitat. found to be a hazard to navigation
To achieve this, and to comply with
once it has been installed.
sustainability, artificial lighting should be
directional and focused with cowlings to light
The details shall include the following
sources in close proximity to the river
measures:
corridor. The relevant part of the development • An assessment of the impact of any
shall then be constructed and carried out in
such lighting on surrounding buildings
accordance with the approved details.
or environment (being bat friendly);
• Details of any automatic adjustments
to ensure that there will be a maximum
of 2 lux light spill over water unless
otherwise agreed in consultation with
the PLA;
• Details of location and full
specification of all lamps;
• All proposed light levels/spill and
illumination;
The development shall be carried out
strictly in accordance with the details
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Revised condition wording:

‘The reserved matters application for
those plots in Meridian Quays
Neighbourhood shall include an
assessment of the potential noise
effects from night time wharf activities
at and associated with Victoria Deep
Water Terminal, Bay Wharf and
Tunnel Wharf on the proposed
residential properties and external
amenity areas which shall be
undertaken and submitted to, and
approved in writing by, the Local
Planning Authority in consultation with
the Port of London Authority. Prior
to the commencement of the
assessment, the scope of the
assessment shall be submitted to and
agreed with the Local Planning
Authority and the Port of London
Authority. The reserved matters
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104 Noise
The reserved matters application for those
Assessmen plots in Zones A and E shall include an
t
assessment of the potential noise effects from
night time wharf activities at and associated
with Victoria Deep Water Terminal, Bay
Wharf and Tunnel Wharf on the proposed
residential properties and external amenity
areas which shall be undertaken and submitted
to, and approved in writing by, the Local
Planning Authority in consultation with the
Port of London Authority. Prior to the
commencement of the assessment, the scope
of the assessment shall be submitted to and
agreed with the Local Planning Authority and
the Port of London Authority. The reserved
matters application shall demonstrate how any
required mitigation has been incorporated into
the design of the relevant part of the
development. The scheme shall be
implemented in strict accordance with the
approved details prior to first occupation of
the relevant part of the development.

ED

Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
as approved and shall be maintained as
such thereafter.
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
application shall demonstrate how any
required mitigation has been
incorporated into the design of the
relevant part of the development. The
scheme shall be implemented in strict
accordance with the approved details
prior to first occupation of the relevant
part of the development.’
105 Victoria
A detailed strategy including appropriate
Revised condition wording:
Amendment
Deep
mitigation measures such as sound
considered
Water
attenuation, screening or any other such
‘A detailed strategy including
acceptable to
Terminal
necessary measures required to protect the
appropriate mitigation measures such
reflect revised
amenities of any proposed residential
as sound attenuation, screening or any neighbourhoo
properties and external amenity areas adjacent other such necessary measures
d areas
to Victoria Deep Water Terminal, Bay Wharf required to protect the amenities of
and Tunnel Wharf and the operational
any proposed residential properties
requirements of the existing uses at the
and external amenity areas adjacent to
wharves shall be submitted to and approved in Victoria Deep Water Terminal, Bay
writing by the Local Planning Authority in
Wharf and Tunnel Wharf and the
consultation with the Port of London
operational requirements of the
Authority with the submission of reserved
existing uses at the wharves shall be
matters application . The reserved matters
submitted to and approved in writing
application shall demonstrate how any required by the Local Planning Authority in
mitigation has been incorporated into the
consultation with the Port of London
design of the development in Development
Authority with the submission of
Zones A and E. Such mitigation measures shall reserved matters application . The
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
be implemented prior to occupation of Plots
reserved matters application shall
within Zones A and E of the development. The demonstrate how any required
required mitigation measures shall be based
mitigation has been incorporated into
upon the following…[]
the design of the development in
Meridian Quays Neighbourhood. Such
mitigation measures shall be
implemented prior to occupation of
Plots within Meridian Quays
Neighbourhood of the development.
The required mitigation measures shall
be based upon the following…[]’
115 Restriction No development on Parcel 15, Parcel 16 (all
Delete condition as this has now been Deletion
on
Plots), Parcel 17 (Plot 01 and Plot 02), Parcel
revoked.
considered
occupation 21 and Parcel 22 (Plot 01 only) as shown on
acceptable
of Parcels Drawing No. 07-072 Revision P02 shall be
following
15, 16, 17, occupied until such time as the hazardous
revocation
21 and 22 substances consent(s) for the East Greenwich
Gasholder Station has been revoked in
accordance with the provision of the Planning
(Hazardous Substances) Act 1990, as amended,
and written confirmation of revocation had
been issued by the Hazardous Substances
Authority.
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
116 Restriction No development on Parcel 18 (Plot 01) which Delete condition as this has now been Deletion
on
would be likely to result in children
revoked.
considered
occupation congregating in numbers (supervised or
acceptable
of Parcel
unsupervised) in open areas (ie not inside
following
18 (Plot
buildings), for example on sport pitches, in
revocation
01)
playgrounds or at school bus waiting points,
and which is located within 375m of the centre
of the gasholder at East Greenwich Gasholder
Station shall be occupied until such time as the
hazardous substances consent(s) for the East
Greenwich Gasholder Station has been
revoked in accordance with the provision of
the Planning (Hazardous Substances) Act 1990,
as amended, and written confirmation of
revocation had been issued by the Hazardous
Substances Authority.
121 Initial
Prior to the submission of the relevant
Revised condition wording to replace
Amendment
Noise and reserved matters in development zone A and
the relevant ‘zone’ with
considered
Lighting
E, adjacent to the Victoria Deep Water
‘neighbourhood’:
acceptable to
Assessmen terminal, an initial Noise Assessment and initial
reflect revised
ts
Lighting Assessment shall be conducted to
‘Prior to the submission of the relevant neighbourhoo
inform the design mitigation strategy for the
reserved matters in Meridian Quays
d areas
future development within these zones. The
Neighbourhood, adjacent to the
initial assessments shall be submitted to and
Victoria Deep Water terminal, an initial
approved in writing by the local planning
Noise Assessment and initial Lighting
Assessment shall be conducted to
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Appendix 4 – 20/2200/NM Condition Amendments
- The following table sets out the proposed amendments to the 2015 Masterplan Conditions (15/0716/O, as
amended by 17/1373/NM).
authority, in consultation with the Port of
inform the design mitigation strategy
London Authority
for the future development within this
Neighbourhood. The initial
assessments shall be submitted to and
approved in writing by the local
planning authority, in consultation with
the Port of London Authority.’
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Planning Board
17th November 2020

Agenda Item: 6
Reference No: 19/2733/O,
20/2000/NM, 20/2331/I106,
20/2172/I106

Applicant: Knight Dragon Developments Limited and L&Q Group
Agent:
Lichfields
Ward:
Peninsula
Application Type: Hybrid Application
Outline Planning Application and Full
Planning Application, S96A and s106A

ED

Site Address:
Greenwich Peninsula Masterplan and
Plots 18.02 and 18.03

D

Addendum Report
Drafting corrections to the Main Report

1.1

The following paragraphs set out drafting corrections made to the main
report. Text that is underlined denotes additional text whereas text
with a strikethrough denotes the removal of the text.

2.

Drafting corrections made section 1:

PE
N

1.

Recommendation A:

The Board is requested to resolve to grant conditional consent for
planning permission as outlined below:

AP

2.1

Outline planning permission with all matters reserved, for the
demolition of buildings and mixed-use redevelopment up to a maximum
of 737,100sqm comprising:
• up to 533,900sqm of residential development which could include:
i up to 5,813 residential dwellings
ii up to 25,000sqm student accommodation (up to 500 rooms)
and/or co-living units
• up to 19,600sqm Class A1-A5 use (food and non-food retail,
restaurants, bars and cafes);
• up to 68,700sqm Class B1 (a) (b) (c) (business);
• up to 24,200sqm Class C1 (hotel) for up to 350 rooms;
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• up to 13,200 sqm Class D comprising D2 (Sport and Recreation),
Class D1 (health care facilities/nursery/creche);
• up to 4,200sqm D1 (education facilities)
• up to 8,000sqm Theatre (Class Sui Generis);
residential and non-residential car parking, as well as a minimum of 2000
AEG parking spaces (for the O2), cycle parking; associated community
facilities; public realm and open space; hard and soft landscaping; a new
transport hub and associated facilities; realignment of the cultural route
traversing the site (The Tide); highway and transport works and
associated ancillary works (proposals to revise part of the approved
Greenwich Peninsula 2015 Masterplan (15/0716/O).

PE
N

Subject to:

D

And detailed planning permission, for a residential development
comprising 476 residential units, up to 100sqm (GEA)
A1/A2/A3/B1/D1/D2 floorspace plus ancillary car parking, access,
landscaping and public realm works and associated infrastructure works.

i) Conditions set out in Appendix 2 (as amended by Appendix 2
addendum) of the main report.

AP

ii) To resolve to grant conditional outline planning permission with detailed
consent subject to The prior completion of a consolidated agreement
under Section 106 of the Town and Country Planning Act 1990 (as
amended) containing the planning obligations as summarised in the heads
of terms set out in this report (see section 44 of the main report),
modifications to planning obligations (see Recommendations C & D
below and section 41 of the main report), any addendums, and the
minutes of this Planning Board meeting.
(PROVIDED THAT if officers are satisfied that the applicant has agreed
in writing to the extension of the statutory period for determination,
officers are authorised to agree to the extension of the time for
completion of the legal agreement and the issue of the decision notice)
subject to the Head of Law and the Assistant Director of Planning and
Building Control being authorised to make any appropriate amendments
arising following negotiations and/or in the light of legal advice.
iii) 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
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iv) Members confirming in their decision that account has been taken of
environmental information, as required by Regulation 26 of the Town
and Country Planning (Environmental Impact Assessment) Regulations
2017.

ED

v) A statement being placed on the statutory Register confirming the main
reasons and consideration of which the Planning Board decision was
based were those set out in the report of the Director of Regeneration,
Enterprise and Skills as required by Regulations 30 (1) (d.) of the Town
and Country Planning (Environmental Impact Assessment) Regulations
2017.
vi) To authorise the Assistant Director of Planning & Building Control to:

PE
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a. make any minor changes to the detailed wording of the recommended
conditions as set out in this report (Appendix 2), its addendums and the
minutes of this Planning Board meeting, where the Assistant Director of
Planning & Building Control considers it appropriate, before issuing the
decision notice; and
b. finalise the detailed terms of the planning obligations pursuant to
Section 106 of the Town and Country Planning Act 1990 (as amended),
as set out in this report, its addendums and the minutes of this Planning
Board meeting.

AP

vii) In the event that the Section 106 Agreement is not completed within
three (3) months of the date of this Planning Board meeting, to authorise
the Assistant Director of Planning & Building Control to consider
whether permission should be refused on the grounds that the
proposals are unacceptable in the absence of the benefits which would
have been secured, and if so, to determine the application with reasons
for refusal which will include the following:
In the absence of a legal agreement to secure financial and non-financial
contributions towards Affordable Housing, Transport, Highways works,
Education Provision, Employment and Training, Environmental Sustainability,
Open Space Provision, Sport and Leisure Facilities, Community Facilities is
contrary to policies H3, H(e), EA(c), E1, E(c), CH1, CH2, IM1, IM4, and IM(c)
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014) and the Planning obligations (s106) Guidance SPD
(adopted July 2015).
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viii)

Conditions set out in Appendix 2 of the main report.

RECOMMENDATION C and D: Modifications to Section 106
Agreements.
2.2

It is recommended that the Board grant the request to modify the S106
Agreement for:

ED

1) the ‘2015 Masterplan’ (reference: 15/0716/O dated 08/12/2015)
(Recommendation C), and
2) the legal agreements for ‘Plot MO121’ (reference: 13/2865/F dated
31/03/2014 as varied on 20/09/2016 and the original S.106 Agreement
dated 23 February 2004)). (Recommendation D).

PE
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D

for the reasons set out within the body of this report (see section 41) and
subject to the approval of the 2019 masterplan (19/2733/O), such
modifications, if approved, to be contained within the consolidated S106
Agreement referred to at Recommendation A above.
3.

Corrections to the Main report for the outline part of the
application:

3.1

Pg. 8 Summary Table for Transportation – Outline should read:

AP

Proposed Parking
Ratio

3.2

Up to 0.1

Pg. 8 Summary Table for Sustainability / Energy - Outline should
read:
Renewable Energy Source (%)

3.3

60% reduction of Carbon Dioxide
over Part L from Renewable
Sources.

Pg. 18 Para 5.2.3 - 8th bullet point should read:
‘Reduction in residential car parking spaces from a ratio of 0.25 to up to
0.1’
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3.4

Pg. 22 Fourth bullet point in table should read:
• A minimum of 2,000 AEG parking spaces of which 1,300 spaces are for
events and 700 spaces are for non-events.
Pg. 84 Para 10.5.1 should read:
‘The Outline Part of this application would deliver up to 5,813 new
dwellings which is an additional up to 1,757 homes on the Peninsula to
that consented by the 2015 Masterplan. The Detailed Part would also
deliver 476 new dwellings in a range of tenures and types. In total, the
application seeks permission for up to 6,289 new dwellings. The increase
in residential units would deliver up to 17,487 homes within the Peninsula
Masterplan area.’

3.6

Pg. 95 Para 14.5 should read:
‘The application is proposing to provide 2,638 affordable units within the
2019 Masterplan application (Outline and Detailed Parts). This will equate
to 42% by unit or 44% 45% by Habitable room….’

3.7

Pg. 96 Para 14.9.6 the table should read:

PE
N

D

ED

3.5

Brickfields (L&Q) –
Current Proposal (by
unit)

AP

Total Affordable
Homes (%)
London Affordable
Rent
Intermediate

58% 55%

Brickfields (L&Q) –
Policy Compliant
Tenure Scenario (by
unit)
36%

49% 44%

70%

51% 56%

30%

3.8

Pg. 97 Para 14.9.7 should read:
‘…L&Q have stated that they would only be eligible for grant on the
additionality between the approved affordable housing position (22.7% in
the 2015 Masterplan/858 homes) and the updated proposals (1,355
2,090 homes including Plots 18.02 and 18.03). This means that only c.500
c.1,200 homes would be eligible for GLA funding….’

3.9

Pg. 97 Para 14.9.9 should read:
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‘Any changes would also affect the wider Masterplan resulting in a 56:44
53:47 tenure split in favour of London Affordable Rent’.
3.10 Pgs. 97-98 Para 14.9.10 table should read:
70:30 in favour of
Social Rent

AH Distribution by Neighbourhood
Min.
Max.
Brickfields
630
1,380
(min/max)

840

D

335

Min.
1,890
1,889
(inc Plots
18)
377

Max.
60% by
unit

n/a

PE
N

Peninsula
Central
(min/max)

56:44 53:47 in favour
of London Affordable
Rent

ED

Tenure site wide

3.11 Pg. 98 Para 14.9.11 should read:
‘Although the proposals will see the continued delivery of affordable
housing in all neighbourhoods, this may not mean on every single plot as
currently required under the 2015 Masterplan s106 legal agreement
(with the exception of 6 affordable free plots in Meridian Quays)...’

AP

3.12 Pg. 99 Para 14.9.16 should read:
‘…The applicant has worked out that using the above mechanism and by
taking into account the amount of affordable housing to be provided in
Brickfields will result in at least 56% of all of the plots (28 out of 50
plots) on the Peninsula containing affordable housing.’
3.13 Pg. 102 Para 14.10.7 should read:
‘While the application does not meet the Council’s affordable housing
requirements in terms of proposed quantum, tenure, mix and the move
away from affordable housing on every plot (with the exception of 6
plots on Meridian Quays), the application will deliver the following
housing benefits…’

3.14 Pg 127 para 19.5.9 should read:
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‘It is also acknowledged that the design concerns alone are not sufficient
to warrant a refusal and need to be considered alongside the public
benefits of the scheme (see section 46 47).’

ED

3.15 Pg 152 Para 21.8.14 should read:
‘…as well as the wider benefits resulting from the Greenwich Peninsula
Masterplan development as set out in the section 46 47 – Conclusion of
the report…’

PE
N

D

3.16 Pg. 188 Para 28.15.4 should read:
‘In regards to the window assessment on the daylight and sunlight of the
existing/consented residential buildings surrounding the site, it is
acknowledged that there are some significant failures to some of the
properties in particular receptor 30 and 37. It should also be noted that
in regards to Receptor 30 (Plot 201), this remains unbuilt, and its extant
planning permission was granted in the context of the already approved
2015 Masterplan which comprised similar massing and tall building
elements. However, It must also be acknowledged that this is not
unreasonable in a high-density urban environments with tall buildings
that there will be some reduction in daylight and sunlight particularly at
the lower levels and does not necessary represent a reason for
refusal…’
3.17 Pg. 188 Para 28.15.6 should read

AP

‘In considering the public benefits of the scheme as outlined in paragraph
46 section 47 below (Conclusion), it is considered that, on balance, in
this case the harm is outweighed by these benefits.’

3.18 Page 237 Para 42.1 should read:
‘…The Mayoral CIL formally came into effect on 1st April 2019, and it
will be paid on commencement of most new development in Greater
London that was granted planning permission on or after that date. The
Mayor's CIL will contribute towards the funding of Crossrail. The Mayor
has arranged boroughs into three charging bands. The rate for
Greenwich is £35 £25 per square metre.’

3.19 Pg. 247 Para 47.6 should state:
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ED

‘The application is proposing to provide up to 2,648 affordable units
within the 2019 Masterplan area (Outline and Detailed Parts). This will
equate to up to 42% by unit or 44% 45% by Habitable Room. The
affordable housing offer for the Peninsula wide would increase to 28% by
unit or 30% by habitable room. Although the increase in affordable
housing is welcomed, it is acknowledged that the increase in affordable
homes (950 units) will be intermediate tenure only with a concentration
of affordable housing (50%) in the Brickfields neighbourhood. The
proposal will provide a tenure split of 52:48 51:49 in favour of London
Affordable Rent by unit. Members will need to consider whether a
higher proportion of affordable housing is more desirable than a policy
compliant tenure split in order to deliver housing, including affordable
housing on the Peninsula.’

Corrections to the Main report for the Detailed Part (plots
18.2 and 18.03):

4.1

Pg. 6, Para 5.3.3, Para 19.6.3, Para 19.7.1, Para 47.17 (Detailed
Part) should read:
Block A – 36 storeys 30 storeys
Block B – 36.68m 38.3m
Block E – 10,382.7 10,293.6
Non-residential floorspace – 100 sqm

4.2

Pg. 6, Para 5.3.3, Para 19.6.3, Para 19.7.1, Para 47.17 (Outline
Part) should read:
Dwelling Mix – References to unit numbers should be ‘up to’
Intermediate / Shared Ownership (no. / %) – 1,338 (20%) 1,138 (20%)

AP

PE
N

D

4.

4.3

Pg. 8, Para 34.26.1 (Detailed Part) should read:

No. Proposed Residential Car Parking Spaces – 47 44
Ratio – 0.1 0.09

4.4

Pg. 8 Summary Table for Sustainability / Energy - Detailed
should read:
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Renewable Energy Source (%)

4.5

66% reduction of Carbon Dioxide
over Part L from Renewable
Sources.

Pgs. 11, 92, 93 Para 3.2.1, 13.4.1 and 13.4.7 (and instances
elsewhere within report) should read:

ED

‘The site lies within the part of the Masterplan defined as Lower the
Brickfields Neighbourhood Area.’ and ‘Brickfields South Neighbourhood’
Pg. 11 Para 3.2.2 should read:
Two new roads will be have been formed in the vicinity of the site as
part of the Masterplan. Anglers Crescent Neal Street will run along the
north western site boundary and Rope Walk (School Road) Hendon
Street will run along the south western site boundary.’

4.7

Pg. 15 Para 4.11 should read:
16/1796/R - Reserved Matters Approval for Access, Appearance,
Landscaping, Layout and Scale pursuant to Condition 13 of
Outline Planning Permission 15/0716/O for 2220 220 residential
units with associated landscaping, amenity space, parking, access
works and associated infrastructure Plot 18.03 (Approved
16.02.17). This permission was not implemented and has now
lapsed.

4.8

Pg. 28 Para 5.3.4 should read:
The proposal also includes 44 car parking spaces, of which 14 are
to be wheelchair parking bays and 821 823 cycle parking spaces
(for residents, visitors and for the commercial space).

AP
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D

4.6

4.9

Pg. 29 Para 6.3 should read:
The main changes to the detailed part of the site included:
amendments to balcony design, reconfiguration of the 9th floor in
the mansion blocks Block F and the increase of wheelchair units in
the London Affordable Rented units.’

4.10 Pg. 48 Third paragraph of detailed comments should read:
The proposed split is 41% rented and 51 59% intermediate
4.11 Pg. 59 Third bullet point of detailed comment should read:
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Living roofs such as sedum or brown roofs will be incorporated on
buildings A and B of Plot 8.02 18.02

ED

4.12 Pg. 92 Para 13.4.2 should read:
Fifteen Fourteen and a half percent (15 14.5%) of all units are to be
family accommodation, equating to a total 71 69 units. Of these, 56 53
are affordable units with 45 44 being social London Affordable Rented
and 11 9 being shared ownership and the remaining 15 16 being private.
As such, 20% of all the affordable units are family units, with 41 40% of
the social London Affordable Rented being family and 7 6% of the shared
ownership.
4.13 Pgs. 92-93 Para 13.4.3 table should read:

Difference

D

Proposed

476
51
192
164
51
18

PE
N

Family Units 18.02 & 18.03
consented
RMAs
(16/1776/R &
16/1796/R)
Units
462
Studio
0
1 bed
124
2 bed
194
3 bed
144
4 bed
0

+ 14
+ 51
+ 68
- 28 30
- 93
+ 18

AP

4.14 Pg. 93 Para 13.4.4 should read:
The proposed scheme reduces the total number of 2 and 3 bed units but
does Introduce 18 17 4-bed town houses and a 4-bed flat in Block F. The
proposed scheme reduces the total number of 2 and 3 bed units but
does introduce 18 4-bed town houses homes. The proposed scheme
therefore increases the number of non-family units (studio, 1 bed and 2
beds) by 91 89 units and decreases the family provision by 75 units.
4.15 Pg. 93 Para 13.4.6 should read:
The total number of family units within the London Affordable Rented
units is high at 41 40%, which is a positive element of the scheme.
4.16 Page 94 should read:
Para nos. 13.3.8 and 13.3.9 should be 13.4.8 and 13.4.9
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4.17 Pg. 102 Para 14.11.1 should read:
Of the London Affordable Rented units 41 40% will be delivered as
family housing.’

ED

4.18 Pg. 104 Para 14.11.5 should read:
As mentioned above, as the site is GLA land, London Plan policy
requirement for 50% of the total number of units Habitable Rooms to
be provided as an affordable unit type is triggered. This requires a total
of 238 632 affordable units habitable rooms to be provided. The
applicant is compliant with this requirement (providing 56% in total by
unit 60% by habitable room). The proposal is therefore providing an
additional 27 units 125 habitable rooms beyond the London Plan policy
requirement for 50%.

D

4.19 Pg. 111 Para 16.4.5 should read:
The applicant has demonstrated that further provision can be
accommodated within the basement off-street car parking spaces

PE
N

4.20 Pg. 127 Para 19.6.4 should read:
Each unit has access to a balcony or a garden, and the townhouses also
have individual roof terraces.
4.21 Pg. 127 Para 19.6.5 should read:
Each plot is composed of apartment blocks fronting West Parkside
(Blocks A,B, E, F, G). Block G fronts onto John Harrison Way.

AP

4.22 Pg. 189 Para 28.16.2 should read:
A total of 912 windows were assessed across the proposed
development for APSH. Of these, 632 (69%) resulted in units above the
BRE Guide and a further 48 failed by a small margin. As such a total of
680 (75%) either pass or slightly fall below the requirements. It is further
noted that none of the windows tested in Block C and D (London
Affordable Rent tenure) failed. A total of 912 windows were assessed
across the proposed development for WPSH
4.23 Pg. 2019 Para 34.26.4 should read:
20% of all bays will require active electric vehicle charging spaces and all
20% of remaining spaces will have passive electric vehicle charging
spaces.
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4.24 Pg. 233 41.1 – Clarification
In addition to the planning applications considered in this report, the
applicant has made a separate request by letter to modify obligations
contained in both the S106 Agreement relating to the 2015 Masterplan
(15/0716/O dated 8th December 2015) and the legal agreement relating
to Plot MO121 which is situated outside of the 2015 Masterplan area
and is subject to three associated legal agreements, the first being the
Original 23 February 2004 agreement, the second dated 31st March
2014 (the “PR2 Supplemental Agreement”) pursuant to 13/2865/F and
the third dated 20 September 2016 (the “M0121 Deed of Variation”).
The request by letter was made for modifications under s106A(1)(a) of
the Town and Country Planning Act 1990 which allows S106 deeds to
be modified at any time by agreement with the Council. The letter is
described as an ‘application’ for reasons stated in the letter as including
transparency but it should be noted that there is no legal requirement
for any application to be made under S106A(1)(a). Since the effects of
the 2019 hybrid application (ref: 19/2733/O) span both the 2015
masterplan area and the site of Plot MO121, officers have engaged with
the applicant to ensure any necessary modifications to the existing legal
agreements are suitably captured to ensure the development proposed
in the new 2020 Masterplan, if approved, would be acceptable in
planning terms. In addition, to ensure effective monitoring and
enforcement of the 2020 Masterplan as a whole, consolidating the
agreements into a single deed, is considered to be the most suitable
approach.

AP

4.25 Pg. 245 Para 45.11 should read:

The table in Appendix X 4 sets out the original condition and the
proposed amendments, with a brief summary of the acceptability
of these amendments.

5.

Additional Paragraph to Section 47 conclusion:

5.1

The proposed development would constitute ‘less than substantial harm’
to the heritage assets. In accordance with NPPF “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”. It is
considered that the scheme would deliver the following public benefits:
increased provision of housing and affordable housing; new social
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infrastructure, additional employment opportunities, new public realm
and pedestrian connections as well as the wider benefits resulting from
the Greenwich Peninsula Masterplan development as set out within this
section of the report.

Clarification in regards to the affordable student
accommodation and affordable co-living (para 11.12 and12.6).

6.1

28.3% by habitable room has been accepted as the maximum reasonable
affordable housing the scheme can provide and this baseline position will
be reflected in the s106 legal agreement for the affordable student
accommodation and co-living elements. Once the student accommodation
and/or co-living comes forward at reserved matters stage, the proposal
will be subject to a viability review in order to see if more affordable
housing can be provided. The final wording on the equivalent affordable
housing calculation to be included in the s106 legal agreement is to be
agreed.

7.

Clarification in regards to the re-provision of Coach Parking:

7.1

Para 5.2.42 and 34.16.6 (and pgs. 35 and 65 in response to TfL and RBG
Highways comments) of the report refers to coach parking being provided
within the Multi-storey Car Parks (MSCP) on Plot 15.01 and Plot 8. To
clarify, these two plots have been identified by the applicant as the possible
location to accommodate the coach parking spaces. However, the
applicant is contractual obliged to provide 2000 car parking spaces for
AEG within the two MSCP which may prevent coach parking spaces being
provided within these two plots. If no coach parking is provided, the
alternative is the Council using its powers to make Traffic Regulation
Orders (TRO) which could include a blanket ban on coach parking or an
alternative arrangement that will minimise disruption. The agreement
would require the applicant to bear the Council reasonable costs in
facilitating the TRO (inc. a study which underpins the coach parking that
is required). The final wording to be included in the s106 legal agreement
is yet to be agreed and if no agreement is reached between the applicant
and the Council, the application will need to be brought back to Members
for further consideration on this matter.

AP
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6.

8.

Clarification on the Review Cap for the review mechanism:
ITEM NO: 6 - Addendum
ITEM NO: 7 - Appended 1st Addendum report

Page 397

The affordable housing review mechanism will allow additional affordable
homes (or a payment in lieu where agreed with the borough) up to a cap
of 50% on GLA land and 35% on the remainder of the site. Since the
report was published, it has been agreed that the review cap will be based
on a blended rate of 50% affordable housing on the publicly owned land
and 35% on the KD land. The GLA have indicated an initial calculation that
creates a blend of 48.13%. Although the applicant has agreed to the
principle of the blended cap being based on the site area, a figure has not
yet been agreed.

9.

Additions to the Head of Terms – Rolling Minimum:

9.1

A total of 28% affordable housing will be secured in the s106 for the whole
of the Peninsula Masterplan. A clause will be included which requires a
rolling minimum of 28% of affordable housing to be maintained as the site
is developed. The exception to this would be if there were any delays or
amendments to the Silvertown Tunnel which would impact on the delivery
of development which would allow the developer to drop to 25%. This
would not remove the requirement of the developer to delivery 28%
overall for the site. The applicant is seeking more caveats to allow the
percentage to drop to 25%, however what these would be and the
justification for them is still being discussed. The final wording to be
included in the s106 legal agreement is to be agreed.

10.

Additions to the Heads of Terms in section 44 of the report:

PE
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ED

8.1

AP

Affordable Housing

Clause/Contribution
Rolling Min. of Affordable Housing

Details/Amount
Rolling Minimum of 28% is
maintained as the site is developed
with a fallback position drops to 25%
in the event of delays to the
Silvertown Tunnel.

Transport
Implementation of a CPZ

Implementation of Traffic Orders and
CPZ inc.
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Education

Provision of a 2FE Primary school on
Plot 22.02 or subject to the wording
of the s106, a financial contribution of
a min. £7,911,841 towards the cost
of contrition a primary school (final
figure to be based on national average
costs published in the DfE school
place scorecards (adjusted by BCIS
location factors)).
Provision of a 2FE Primary School in
Meridian Quays or subject to the
wording of the s106, a financial
contribution of a min. £7,911,841
towards the cost of contrition a
primary school (final figure to be
based on national average costs
published in the DfE school place
scorecards (adjusted by BCIS location
factors)).
Financial Contribution of £24,144,000
towards All Through School (St Mary
Magdalene)

PE
N

Primary School on Plot 22

D

ED

Coach Parking

Financial contribution toward CPZ
administration (£11,289 per
neighbourhood)
Financial contribution towards CPZ
implementation (£56,445 each year
until the completion of the
development towards the cost of the
Council setting up and continuing to
enforce the CPZ )
Coach Parking to be provided in the
MSCP (plot 8 and 15.01) or a
Financial contribution towards the
implementation of Traffic Regulations
Orders (capped at £20,000).

AP

Primary School on Meridian Quays

All Through School (StMM)
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Other
Payment of s106 monitoring costs

Report Authors:

Reporting to:

PE
N

Email.:

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

AP

Tel No.:
Email.:

Louise Thayre (Senior Principal Planning Officer) &
Elizabeth Jump (Principal Planning Officer)
020 8921 5894
020 8921 4388
louise.thayre@royalgreenwich.gov.uk
elizabeth.jump@royalgreenwich.gov.uk

D

Tel No.:

ED

Sponsor Route Agreement

Financial contribution of £1,947,518
towards the cost of monitoring the
development.
Financial contribution of £1,617,030
received towards bus service
improvements.
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Appendix 1 – Drawing Numbers
Drawings

Documents

PE
N

D

ED

965_10-07-010 Rev P1 P2; JXXXZ18-SRA-XX-XX-DR-A-00-850 REV P05;
TOWN691(02)3002 Rev R05; JXXXZ18-SRA-XX-XX-DR-A-00-921 P02;
JXXXZ18-SRA-XX-XX-DR-A-00-920 P02; JXXXZ18-SRA-XX-XX-DR-A-00911 P02; JXXXZ18-SRA-XX-XX-DR-A- 00-910 P02; JXXXZ18-SRA-XX-XXDR-A-00-909 P02; JXXXZ18- SRA-XX-XX-DR-A-00-907 P02; JXXXZ18-SRAXX-XX-DR-A-00-904 P01; JXXXZ18-SRA-XX-XX-DR-A-00-903 P02;
JXXXZ18-SRA-XX-XX-DR-A-00-902 P03; JXXXZ18-SRA-XX-XX-DR-A-00901 P03; JXXXZ18-SRA-XX-XX-DR-A-00-900 P02; JXXXZ18-SRA-XX-XXDR-A-00-701 P01; JXXXZ18-SRA-XX-XX-DR-A-00-702 P02; JXXXZ18-SRAXX-30-DR-A-00-830 P03; JXXXZ18-SRA-XX-22-DR-A-00-822 P03;
JXXXZ18-SRA-XX-21-DR-A-00-821 P03; JXXXZ18-SRA-XX-20-DR-A-00-820
P03; JXXXZ18-SRA-XX-16-DR-A-00-816 P03; JXXXZ18-SRA-XX-15-DR-A00-815 P03; JXXXZ18-SRA-XX-10-DR-A-00-810 P02; JXXXZ18-SRA-XX-09DR-A-00-809 P03; JXXXZ18-SRA-XX-08-DR-A-00-808 P04; JXXXZ18-SRAXX-07-DR-A-00-807 P04; JXXXZ18-SRA-XX-06-DR-A-00-806 P04;
JXXXZ18-SRA-XX-05-DR-A-00-805 P04; JXXXZ18- SRA-XX-04-DR-A-00804 P04; JXXXZ18-SRA-XX-03-DR-A-00-803 P04; JXXXZ18-SRA-XX-02-DRA-00-802 P05; JXXXZ18-SRA-XX-01-DR-A-00-801 P05; JXXXZ18-SRA-XX00-DR-A-00-800 P04

AP

Greenwich Peninsula Plots 18.02 & 18.03 London Plan – Fire Statement (Issue
1.4 dated 06.11.2020); Construction Management Plan incorporating
Construction Logistics Plan (Detailed Part) September 2020 Rev 04; Design
and Access Statement (Detailed Part) (August 2019); Greenwich Peninsula
Plots 18.02 & 18.03 DAS Addendum (May 2020); Greenwich Peninsula Plots
18.02 & 18.03 – Application ref. 19/2733/O: Revisions & Clarifications (dated
04.05.2020, update July 2020); Flood Risk Assessment and Drainage Strategy
(Detailed Part) (July 2020); Plots 18.02 and 18.03 Wind Conditions at Podium
Level (dated 22.0706.2020); Wind Microclimate Report (November 2019);
Podium Level Play Precedents (691 Greenwich Peninsula); Waste Management
Strategy (Detailed Part) (August 2019); Archaeology Assessment (Detailed
Part) (August 2019); Energy Strategy (Detailed Part) (August 2019); Internal
Daylight, Sunlight and Overshadowing Assessment (Detailed Part) (August
2019); Sustainability Statement (Detailed Part (August 2019); Transport
Assessment (Detailed Part) (August 2019); Utilities Assessment (Detailed Part
(August 2019); Works Method Statement (Planning) (Detailed Part) (August
2019) Version 2 (July 2020);
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Documents

AP
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Detailed Unexploded Ordnance (UXO) Risk Assessment (DA7903-00 dated
22.02.2019); Housing Statement and Viability Assessment (August 2019);
Housing Statement and Viability Assessment Addendum (August 2020);
Greenwich Peninsula Development Proposed CEEQUAL Strategy
(07.08.2020); Planning Statement August 2019 and Planning Statement
Addendum (August 2020); Development Specification (August 2020 Rev P2);
Design Guidelines (August 2020 Rev 3); Design and Access Statement (Outline
Part) (August 2019); Addendum to Design and Access Statement (Outline
Part) (August 2020); Geo-Archaeological and Palaeoenvironmental Written
Scheme of Investigation (January 2020); Flood Risk Statement (Outline Part)
(August 2019); Planning Statement August 2019; Heritage Impact Assessment
(August 2019); Health Impact Assessment (August 2019); Transport
Assessment (Outline Part) (August 2019); Energy and Sustainability Report
(Outline Part) (August 2019);
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Appendix 2 – Conditions and Informatives
Conditions and Reasons for Application Reference 19/2733/O:
Conditions 58, 59, 60, 61, 63, 74, 81, 89, 90, 97 – shall be moved to sit within
the Section on ‘Outline and Detailed Parts’ and the conditions shall be
renumbered accordingly.

ED

Reference to ‘unless otherwise agreed’ in conditions 2, 8, 12, 24, 32, 34, 66, 72
and 73 shall be removed in line with case law which has held open-ended
provisos of this nature to be invalid.
The following sets out the changes to the current draft conditions, text that is
to be deleted is shown with a strikethrough and the text to be added is shown
with an underline.

AP

2.

a) The development hereby permitted at Plot 18.02 and 18.03
shall be carried out in accordance with the following approved
phasing plan and for the purpose of the CIL Regulations (2010), as
amended, unless otherwise approved by the Local Planning
Authority in writing: JXXXZ18-SRA-XX-XX-DR-A-00-850 P05.
b) No development shall take place in any Reserved Matters Area
until details of the phasing for that Reserved Matters Area has
been submitted and approved by the Local Planning Authority in
writing. Phasing of the development shall be carried out in
accordance with such approved details unless otherwise agreed
by the Local Planning Authority.

PE
N

1.

D

Condition 2 - Phasing

i) The first permits date for each phase governed by (b) shall be:
(1) the date of final approval of the last reserved matter associated
with that phase; or
(2) if earlier, the date on which the final pre-commencement
condition for that phase is discharged and before commencement
of any development under that permission, on the day final
approval is given under any pre-commencement condition
associated with that phase.
ii) The phases set under (b) shall be separate chargeable
developments for the purposes of the CIL Regulations. Where
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development begins in any area, for which reserved matters
approval has been granted for chargeable floorspace, before (b)
has been complied with the phase will be the area covered by the
reserved matter approval granted in respect of that floorspace

Condition 21 - Refuse and Recycling

ED

Reason: The Local Planning Authority need to be satisfied that the
development of this site is undertaken in a coherent and comprehensive
manner, is developed within a reasonable time-scale for the benefit of
future occupiers and other residents of the area and for the purposes of
Regulations 9(4) and 2(1) of the CIL Regulations (2010) as amended

D

A) Excluding Plots 18.03 and 18.02, full details of a refuse and recycling strategy
including collection arrangements for all uses shall be submitted to and
approved in writing by the Local Planning Authority prior to the first
occupation of the relevant part of the development. Such details shall include
but are not limited to:

PE
N

• Separate storage areas for bulk storage and bin storage;

• Any safety measures required to ensure the effective collection of waste so
as to not conflict with the use of the development site or any surrounding
uses;
• Bin store arrangements for front gardens of houses and ground floor units.

AP

• Provision of bin storage for each non-residential unit; including location of
any communal collection points for each of the units; details of any enclosures
to be provided for all of the external communal collection points; details of
management arrangements for movement of refuse to any collection points;
B) Plot 18.02 and 18.03 shall be carried out in strict accordance with Waste
Management Strategy (Detailed Part) (dated August 2019), with the following
additional details to also be submitted to and approved in writing by the Local
Planning Authority prior to the first occupation of the relevant part of the
development:
•
Any safety measures required to ensure the effective collection of waste
so as to not conflict with the use of the development site or any surrounding
uses
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•
Non-residential - location of any communal collection points for each of
the units; details of any enclosures to be provided for all of the external
communal collection points; details of management arrangements for
movement of refuse to any collection points
C) The storage and recycling facilities shall in all respects be constructed in
accordance with the approved details, before the relevant part of the
development is first occupied and maintained for the lifetime of the
development.

ED

Reason: In order that the Council may be satisfied with the details of the
proposal and ensure compliance with Policy 5.16 of the London Plan (2016),
Policy SI 7 of the Draft London Plan (2019) and DH1 of the Royal Greenwich
Core Strategy and Detailed Policies 2014.

D

Condition 22 – timing of Vegetation Clearance

PE
N

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.

AP

Not to commence the removal of any trees, hedgerows, shrubs, scrub or tall
herbaceous vegetation until the programme for their removal has been
approved in writing by the local planning authority with input from a suitably
qualified ecologist and the works shall be carried out in accordance with the
approved details. 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.
Condition 28 - Wheelchair Adaptable Marketing

a. Not to commence any plot of the development which contains
wheelchair adaptable units, until full details of the marketing strategy
relating to those wheelchair adaptable units, has been submitted to, and
approved in writing by, the Local Planning Authority. The wheelchair
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adaptable dwellings shall thereafter be marketed in accordance with the
approved marketing strategy for a minimium of eight months.
b. On completion of the marketing period above, evidence of response
to the marketing strategy shall be submitted to and approved by, the
Local Planning Authority. Not to occupy the wheelchair adaptable units
until evidence of the response to the approved market strategy has been
submitted to and approved in writing by the local planning authority.

ED

c. All the wheelchair adaptable units must comply with the provisions of
M4(3)(2)(a) wheelchair adaptable at final completion. However, if after
the end of the marketing period, the units are not to be occupied by
wheelchair users, installation of a standard kitchen will be acceptable. A
bath can also be installed over the installed level access shower and all
other elements shall remain as consented.

D

Reason: To accord with policy 3.8 of the London Plan (March 2016) and
policy H5 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014).

PE
N

Condition 29 - Blue Badge Parking Bays

AP

a) The relevant part of the development may be occupied until a
minimum provision of car parking suitable for disabled “blue
badge” holders has been provided for the equivalent of 3% of the
number of dwellings for the development hereby approved
(excluding Plots 18.02 and 18.03).
b) Notwithstanding the details shown on drawing JXXXZ18-SRA-XX00-DR-A- 00-800 Rev P04, prior to the occupation of the relevant
part of development hereby approved at Plots 18.02 and 18.03,
Plots 18.02 and 18.03 shall not be occupied until full details of a
total of 28 Blue Badge Car Parking Spaces shall be submitted to
and approved in writing by the Local Planning Authority. 14 of the
spaces shall be completed prior to occupation and maintained
thereafter. The further 14 spaces shall be implemented in
accordance with Part C.
c) Prior to the occupation of the relevant part of the development, Not
to occupy any plot in the development, including Plots 18.02 and
18.03, until details to show how off-street parking areas can be
converted to increase “blue badge” car parking spaces from the
initial 3% up to a maximum of 6% of the total number of dwellings,
have been submitted to and approved in writing by the local
planning authority. If full use of the off-street parking areas for
parking for disabled “blue badge” holders cannot be shown to
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provide up to 6% of the total number of dwellings, no plot in the
development shall be occupied intil details showing how on-street
spaces can be created for this purpose to achieve up to 6%, have
been submitted to and approved in writing by the local planning
authority. No plot in the development may be occupied until the
additional spaces shown in the submitted details have been
provided as soon as the initial 3% provision is found to be
insufficient.

ED

Reason: In order to safeguard the safety and amenity of users of
surrounding roads the footways and ensure compliance with Policy 6.13
of the London Plan (2016), Policy T6 of the Draft London Plan (2019)
and Policy IM(c) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (July 2014).
Condition 30 - Car Parking Management Plan

i.
ii.

Details of the layout.
The proposed allocation of and arrangements for the management
of parking spaces including disabled parking bays serving the
residential development and further spaces that could be brought
into such use.
Conditions of use and monitoring of the residential and nonresidential parking to be provided as well as the on-street visitor
parking, coach parking, disabled parking, car club bays and Blue
Badge parking. Details of the blue badge parking bays shall
include how all spaces are to be managed and excess demand for
accessible parking spaces addressed provided that at no time are
general parking spaces provided off-street when there is demand
for accessible parking spaces that is not met within off-street
parking areas
The provision of Electric Vehicle Charging Points (EVCP) including
both active and passive provision in accordance with adopted
London Plan Guidance (or most recent guidance) including how
passive provision will be brought to active use
The enforcement of unauthorised parking.

AP

iii.

PE
N

D

Not to occupy the relevant plot in the development until The relevant
part of the development hereby approved shall not be occupied until a
Car Parking Management Plan has been submitted to, and approved in
writing by, the Local Planning Authority. The Car Parking Management
Plan must include at least the following details:

iv.

v.
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vi.

The safety and security measures to be incorporated within the
development to ensure the safety of car/cycle parking areas

The Car Parking Management Plan as approved shall be implemented
prior to first occupation of the relevant part of the Development and shall
thereafter be retained and maintained in accordance with the approved
details. Accessible parking spaces should be reserved for disabled “blue
badge” holders or those involved in their care and not used for any other
purpose.

ED

Reason: To ensure safe and secure off-street parking is maintained and
managed to the satisfaction of the Council and to ensure compliance
with Policy 6.13 of the London Plan (2016), Policy T6 of the Draft
London Plan (2019) and Policies IM4 and IM(c) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).

D

Condition 31 - Delivery and Servicing Plan

PE
N

A) 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

B) Notwithstanding the details shown on JXXXZ18-SRA-XX-00-DR-A-00-800
P04, should it be considered that additional servicing bays are required for
Plots 18.02 and 18.03, an updated landscaping plan shall be submitted with the
details for the written approval of the Local Planning Authority prior to the
relevant works taking place.
Reason: In order to safeguard residential amenity and pedestrian and traffic
safety and ensure compliance with Policy 6.3 of the London Plan (2016) Policy
T7 of the Draft London Plan (2019) and Policies IM3 and E1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 33 - Works to Existing Adopted Highways
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Full details of the works to be undertaken to existing adopted highways within
the relevant part of the site shall be submitted to and approved in writing by
the Local Planning Authority and (in consultation with TfL) prior to the
commencement of the relevant above ground works and shall be built in
accordance with the approved details.
Reason: In order to achieve safe movement for pedestrians, cyclists and
vehicles and ensure compliance with Policy 6.3 of the London Plan (2016) and
Policy T4 of the Draft London Plan (2019).

ED

Condition 37 – Wastewater and Water Investigation 1. Wastewater
No properties shall be occupied until evidence has been provided to
demonstrate that either:-

D

1. All wastewater network upgrades required to accommodate the
additional flows from the development have been completed; or-

PE
N

2. A housing and infrastructure phasing plan has been agreed with the
Local Planning Authority (in consultation with Thames Water) to allow
additional properties to be occupied. Where a housing and infrastructure
phasing plan is agreed, no occupation shall take place other than in
accordance with the agreed housing and infrastructure phasing plan.
Reason - Network reinforcement works are likely to be required to
accommodate the proposed development. Any reinforcement works
identified will be necessary in order to avoid sewage flooding and/or
potential pollution incidents.

AP

2. Water Investigations

No properties shall be occupied until confirmation has been provided
that either:
a) all water network upgrades required to accommodate the additional
flows from the development have been completed; or
b) a housing and infrastructure phasing plan has been agreed with the
Local Planning Authority (in consultation with Thames Water) to allow
additional properties to be occupied. Where a housing and
infrastructure- phasing plan is agreed no occupation shall take place
other than in accordance with the agreed housing and infrastructure
phasing plan.
ITEM NO: 6 – Appendix 2 Addendum
ITEM NO: 7 - Appended ammended Appendix 2

Page 409

APPENDIX 2 - ADDENDUM
Reason: The development may lead to no / low water pressure and
network reinforcement works are anticipated to be necessary to ensure
that sufficient capacity is made available to accommodate additional
demand anticipated from the new development
Condition 48 - Submission of Reserved Matters applications
Applications for approval of all reserved matters pursuant to condition 49
must be made not later than the expiration of 15 20 years from the date
of this permission.

ED

Reason: To comply with Section 92 of the Town and Country Planning
Act 1990. A period of 15 20 years is considered to be a reasonable time
limit in view of extent and timescale of the proposal.
Condition 59 - Demolition / Construction Travel Plan

PE
N

D

Excluding Plots 18.02 and 18.03, No demolition or construction shall take
place in any plot of the development until a detailed site specific Demolition /
Construction Travel Plan incorporating measures to promote and maximise
the use of sustainable travel (including public transport, walking, cycling and use
of the river) and monitoring arrangements for the construction relating to that
plot of the development has been submitted to, and approved in writing by, the
Local Planning Authority. The Travel Plan shall in all respects be implemented
in accordance with the details approved pursuant to this condition.

AP

Plot 18.02 and 18.03 shall be carried out in strict accordance with the
approved Construction Management Plan incorporating Construction Logistics
Plan (Detailed Part) dated July 2019 Rev 02 dated September 2020 Rev 04
Reason: In order to safeguard residential amenity and pedestrian and traffic
safety and ensure compliance with Policy 6.13 and 7.14 of the London Plan
(2016), Policies T6 and SI1of the Draft London Plan and Policy IM4 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 60 - Demolition/Construction Logistics Plan
Excluding Plots 18.02 and 18.03, the demolition and construction of the
development hereby approved shall not be commenced until a detailed
Construction Logistics Plan (CLP) has been submitted to, and approved in
writing by, the Local Planning Authority (in consultation with Transport for
London). The CLP shall include (but not be limited to) details of the access
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route for vehicles involved in construction of the expected number of
construction vehicles generated by the site, the impact upon the highway /
river network and measures to dissuade construction workers from parking in
the vicinity of the development. The applicant shall seek prior approval from
TfL 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.

ED

Plot 18.02 and 18.03 shall be carried out in strict accordance with the
approved Construction Management Plan incorporating Construction Logistics
Plan (Detailed Part) dated July 2019 Rev 02 September 2020 Rev 04

D

Reason: In order safeguard residential amenity and pedestrian and traffic safety
and ensure compliance with Policy 6.3 of the London Plan (2016), Policy T4 of
the Draft London Plan and Policies E(c) and IM4 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
Condition 63 - Construction Traffic

AP

PE
N

Excluding Plots 18.02 and 18.03, prior to the commencement of the relevant
part of the development, the construction phase traffic should be screened
against IAQM traffic flow and relevant receptor criteria. Evidence of this shall
be submitted to and approved in writing prior to commencement of the
relevant part of the development. If planned construction traffic is above
IAQM’s assessment threshold, the impacts should be assessed through detailed
dispersion modelling (including the cumulative impact with operational traffic,
energy centre and other committed development emission sources), and any
mitigation measures deemed necessary must be adopted on site prior to
commencement.
Plot 18.02 and 18.03 shall be carried out in strict accordance with the
approved Construction Management Plan incorporating Construction Logistics
Plan (Detailed Part) dated July 2019 Rev 02 September 2020 Rev 04
Reason: To safeguard air quality, comply with Policy 7.14 of the London Plan
(2016) Policy SI1 of the Draft London Plan (2019) and Policy E(a) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 67 - London Underground
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ED

The relevant part of the development hereby permitted that falls within
the London Underground influence zone or would impact on the
Blackwall tunnel, North Greenwich bus station and interchange,
including the Jubilee Line Running Tunnels and station box or any
proposed works within the Silvertown Link Safeguarded Areas, shall not
be commenced until detailed design and method statements (in
consultation with London Underground) for all of the foundations,
basement and ground floor structures, or for any other structures below
ground level, including piling (temporary and permanent), have been
submitted to and approved in writing by the Local Planning Authority (in
consultation with TfL and London Underground) which:

PE
N

D

• Comply with the London Underground Limited ‘Rules for
Development’ report number 407/JLE OS3/003A (or equivalent)
provide details on all structures
• accommodate the location of the existing London Underground
structures and tunnels
• accommodate ground movement arising from the construction
thereof
• and mitigate the effects of noise and vibration arising from the
adjoining operations within the structures and tunnels.

AP

The relevant part of the development shall thereafter be carried out in all
respects in accordance with the approved design and method
statements, and all structures and works comprised within the relevant
part of the development hereby permitted which are required by the
approved design statements in order to procure the matters mentioned
in paragraphs of this condition shall be completed, in their entirety,
before any part of the building hereby permitted is occupied. The
applicant shall seek prior approval from TfL before submitting the
relevant details pursuant to this condition and the extent of the influence
zone shall be agreed with London Underground prior to the submission
of the required details set out above.
Reason: To ensure that the development does not impact on existing
London Underground transport infrastructure in accordance with Table
6.1 of the London Plan (2016) and ‘Land for Industry and Transport’
Supplementary Planning Guidance 2012.
Condition 71 - Noise Level
Prior to the submission of the relevant reserved matters application for each
relevant part of the development (excluding Plots 4, 7, 9 and 15.01 which are
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controlled by Condition 68), an assessment of noise levels affecting that part of
the development, shall be submitted to and approved in writing by the Local
Planning Authority.
Reason: To safeguard the amenities of future residents, neighbouring
properties and the area generally and to ensure compliance with Policy 7.15 of
the London Plan (2016), Policy D4 of the Draft London Plan (2019) and Policy
E(a) of the Royal Greenwich Core Strategy and Detailed Policies 2014.

ED

Condition 85 - Electric Vehicle Charging Points

AP

PE
N

D

Not to occupy the relevant part of the development until Excluding Plots
18.02 and 18.03 which shall be carried out in accordance with the details
hereby approved in Condition 99 of this planning permission, details of
the electric vehicle charging points (EVCP) to be provided within the
scheme shall be submitted to and approved in writing by the Local
Planning Authority prior to first occupation of the relevant part of the
development. Excluding Plots 18.02 and 18.03 which shall be carried out
in accordance with the details hereby approved in Condition 99 of this
planning permission. Electric charging spaces will be provided for at
least 20% of the total number of parking spaces, with a further 20%
passive provision of car parking spaces distributed across both blue
badge and non- blue badge car parking spaces in accordance with
current policy guidance or prevailing standards. The submitted details
shall thereafter be implemented in strict accordance with the approved
details prior to the occupation of the relevant part of the development.
The EVCP shall thereafter be retained for the lifetime of the relevant part
of the development.
Reason: To minimise carbon dioxide emissions and to comply with
Policy 6.13 of the London Plan (2016), Policy T6 of the Draft London
Plan (2019) and Policies IM3 and E1 of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies
Condition 86 - On Street Parking
Not to commence construction of the relevant part until, D details of the
on-street parking, including parking reserved for Blue Badge holders
shall be have been submitted to, and approved in writing by, the Local
Planning Authority prior to the construction of the relevant part of the
development (excluding Plots 18.02 and 18.03). The relevant part of the

ITEM NO: 6 – Appendix 2 Addendum
ITEM NO: 7 - Appended ammended Appendix 2

Page 413

APPENDIX 2 - ADDENDUM
development shall not be occupied until the on-street parking bays have
been made available and reserved for Blue Badge holders.
Reason: To ensure that adequate street parking is maintained in the
interests of general traffic and safety and to ensure compliance with
Policy 6.13 of the London Plan (2016), Policy T6 of the Draft London
Plan (2019) and Policies DH1 and IM(c) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
Condition 90 - Flood Risk Assessment

PE
N

D

ED

Reports providing supplementary flood risk assessments for each development
neighbourhood shall be submitted to the Local Authority for approval in
writing prior to the development commencing. These documents shall be
based on the principles set out in the Flood Risk Assessment by Arup dated
March 2015 (FRA) and FRA Addendum Note dated 4 August 2015 approved
under planning reference 15/0716/O and the approved Flood Risk Statement
(outline Part) 2019, or any subsequent Flood Risk documents approved by the
Local Planning Authority. They should be prepared in accordance with the
latest national guidance and the latest available information on flood risk and
climate change. The measures identified in the reports as may be approved
shall then be implemented in full.
The development hereby permitted at Plot 18.02 and 18.03 shall be carried out
in accordance with the Flood Risk Assessment and Drainage Strategy (Detailed
Part) January 2020 July 2020 Version P08 including all mitigation measures as
detailed within the report.

AP

Reason: To prevent flooding by ensuring the satisfactory storage of/disposal of
surface water from the site, to ensure the safe access and egress from and to
the site and to reduce the risk of flooding to the proposed development and
future occupiers, in accordance with Policy E2 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
Condition 99 - Compliance with Drawings
The detailed development at Plot 18.02 and 18.03 hereby permitted shall be
carried out in accordance with the following approved plans.
965_10-07-010 Rev P1 P2; JXXXZ18-SRA-XX-XX-DR-A-00-850 REV P05;
TOWN691(02)3002 Rev R05; JXXXZ18-SRA-XX-XX-DR-A-00-921 P02;
JXXXZ18-SRA-XX-XX-DR-A-00-920 P02; JXXXZ18-SRA-XX-XX-DR-A-00ITEM NO: 6 – Appendix 2 Addendum
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ED

911 P02; JXXXZ18-SRA-XX-XX-DR-A- 00-910 P02; JXXXZ18-SRA-XX-XXDR-A-00-909 P02; JXXXZ18- SRA-XX-XX-DR-A-00-907 P02; JXXXZ18-SRAXX-XX-DR-A-00-904 P01; JXXXZ18-SRA-XX-XX-DR-A-00-903 P02;
JXXXZ18-SRA-XX-XX-DR-A-00-902 P03; JXXXZ18-SRA-XX-XX-DR-A-00901 P03; JXXXZ18-SRA-XX-XX-DR-A-00-900 P02; JXXXZ18-SRA-XX-XXDR-A-00-701 P01; JXXXZ18-SRA-XX-XX-DR-A-00-702 P02; JXXXZ18-SRAXX-30-DR-A-00-830 P03; JXXXZ18-SRA-XX-22-DR-A-00-822 P03;
JXXXZ18-SRA-XX-21-DR-A-00-821 P03; JXXXZ18-SRA-XX-20-DR-A-00-820
P03; JXXXZ18-SRA-XX-16-DR-A-00-816 P03; JXXXZ18-SRA-XX-15-DR-A00-815 P03; JXXXZ18-SRA-XX-10-DR-A-00-810 P02; JXXXZ18-SRA-XX-09DR-A-00-809 P03; JXXXZ18-SRA-XX-08-DR-A-00-808 P04; JXXXZ18-SRAXX-07-DR-A-00-807 P04; JXXXZ18-SRA-XX-06-DR-A-00-806 P04;
JXXXZ18-SRA-XX-05-DR-A-00-805 P04; JXXXZ18- SRA-XX-04-DR-A-00804 P04; JXXXZ18-SRA-XX-03-DR-A-00-803 P04; JXXXZ18-SRA-XX-02-DRA-00-802 P05; JXXXZ18-SRA-XX-01-DR-A-00-801 P05; JXXXZ18-SRA-XX00-DR-A-00-800 P04

D

Reason: For the avoidance of doubt and in the interests of proper planning.

PE
N

Condition 100 - Compliance with Documents

The development hereby permitted shall be carried out in accordance with the
following approved documents and mitigation set out within.

AP

Greenwich Peninsula Plots 18.02 & 18.03 London Plan – Fire Statement (Issue
1.4 dated 06.11.2020); Construction Management Plan incorporating
Construction Logistics Plan (Detailed Part) September 2020 Rev 04; Design
and Access Statement (Detailed Part) (August 2019); Greenwich Peninsula
Plots 18.02 & 18.03 DAS Addendum (May 2020); Greenwich Peninsula Plots
18.02 & 18.03 – Application ref. 19/2733/O: Revisions & Clarifications (dated
04.05.2020, update July 2020); Flood Risk Assessment and Drainage Strategy
(Detailed Part) (July 2020); Plots 18.02 and 18.03 Wind Conditions at Podium
Level (dated 22.0706.2020); Wind Microclimate Report (November 2019);
Podium Level Play Precedents (691 Greenwich Peninsula); Waste Management
Strategy (Detailed Part) (August 2019); Archaeology Assessment (Detailed
Part) (August 2019); Energy Strategy (Detailed Part) (August 2019); Internal
Daylight, Sunlight and Overshadowing Assessment (Detailed Part) (August
2019); Sustainability Statement (Detailed Part (August 2019); Transport
Assessment (Detailed Part) (August 2019); Utilities Assessment (Detailed Part
(August 2019); Works Method Statement (Planning) (Detailed Part) (August
2019) Version 2 (July 2020)
Condition 110 - Sleeping Accommodation
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No sleeping accommodation shall occur in Plots 18.02 and 18.03 below 4.7m
AOD in line with the submitted layout drawings (referenced JXXXXZ18 SRA
XX 00 DR A 00-800 Rev P02 P04 and JXXXZ18 SRA XX 01 DR A 00-801 Rev
P02 P05.

ED

Reason: To reduce the risk of flooding to the proposed development and
future occupants and comply with Policy 5.12 of the London Plan (2016), Policy
SI 12 of the Draft London Plan (2019) and E2 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).

Informatives

AP

PE
N

D

For the purposes of Regulation 8 of the Community Infrastructure Levy
Regulations 2015, both the detailed and outline elements of this hybrid
planning permission are phased planning permissions.
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Planning Board

Agenda Item: 8

28 July 2021

Reference No: 21/0374/F

Applicant: Greenwich Builds
Agent:
shedkm
Site Address:
Triangle Community Centre, Armitage
Road, Greenwich, London, SE10 0HE

1.1

Ward: Peninsula
Application Type: Full Planning
Permission

Recommendation
The Planning Board is requested to grant full planning permission for the
demolition of the existing Triangle Community Centre and 3 garages and
construction of four residential dwellings (2 x 3 bed, 2 x 4 bed) and associated
waste store, cycle store and landscaping, subject to:
(i)

1.2

To authorise the Assistant Director (Planning & Building Control) to:
(ii)

2

the conditions (Appendix 2) to be detailed in the notice of
determination

make any minor changes to the detailed wording of the
recommended conditions as set out in this report (Appendix 2), its
addendums and the minutes of this Planning Board meeting, where
the Assistant Director of Planning & Building Control considers it
appropriate, before issuing the decision notice.

Summary

2.2 Detailed below is a summary of the application:
The Site
Site Area (ha)
Heritage Assets
Tree Preservation Order
Flood Risk Zone
Controlled Parking Zone
PTAL Zone

0.03 ha
None
No
Zone 3 (area benefiting from existing
flood defences)
Yes
4
ITEM NO: 8

Page 417

Proposed Building
Building height (metres)
No. of storeys

12 metres
3
Housing

Units proposed (4)
Affordable Housing/ Tenure
Split

2x 3b5p
2x 4b6p
100% London affordable rent (LAR)

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

Transportation
Car Parking

Cycle Parking

No. existing car
parking spaces
No. Proposed Car
Parking Spaces
No. Proposed Cycle
Parking
Complies with policy

Sustainability / Energy
Reduction in CO2 Emissions over the
Building Regulations Part L 2013
Target Emission Rate
Public Consultation
Number in Support
Number of objections

3 disused garages
0
8
Yes

103.12%

0
0

2.3 The report details all relevant national, regional and local policy implications of
the scheme, including supplementary planning guidance.
2.4 The application is considered acceptable and is recommended for approval as
set out in section 1 of this report.
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3.0

Relevant Planning History

3.1

There is no relevant planning history on this site.

4.0

Site Description

4.1

The application site is triangular in shape and is comprised of an existing
1//2/3 storey community centre and 3 disused garages.

4.2

The site is situated at the centre of the Flamsteed Estate sitting at the junction
of Commerell Place. The surrounding buildings range from 4 to 2 storeys and
consist of linear apartment blocks.

Figure 1 Site Location Plan
4.3

The site has a PTAL rating of 4 (which is considered to be good on a scale of
1-6 with 6 being the highest) and is also located within a Flood Risk Zone of 3
within an area benefiting from existing flood defences.
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4.4

The site is not located in a conservation area or located within the proximity
of other heritage assets.

5.0

Proposal

5.1

The proposed development is for the construction of a total of 4 dwellings
consisting of 2x 3b5p and 2x4b6p units. The proposed dwellings would be 3
storeys and constructed to wheelchair accessibility level of M4(2).

5.2

As the site has a PTAL rating of 4 no parking spaces are proposed, and each
dwelling would have 2 bicycle parking spaces.

5.3

Each home would have private amenity space in the form of rear gardens and
terrace at the second floor on the 3 bed dwellings.

5.4

A communal bin store is provided with access on the northern side of
Commerell Place with a bicycle store accessed to the south.

Figure 2 Proposed ground floor plan
5.5

The buildings would have flat roofslopes with light and dark coloured masonry
and metal windows.
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Figure 3 Proposed CGI looking east from Commerell Place
6.0
Consultation
6.1

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 Officers comments
Representation
Environment
No objections conditions
Noted (Refer to Appendix 2
Agency
are recommended regarding for the wording).
floor levels

6.2

Council Departments
A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Summary of Comments Officers comments
Representation
Waste Services No objections.
Noted
Urban Design
Manager

Environmental
Protection

The layout, architecture,
massing and form are
overall acceptable. A
condition requiring details
of all materials is
recommended.
No comment.
ITEM NO: 8

Noted

Conditions relating to
contamination, verification
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Occupational
Therapist

and remediation are
proposed. (Refer to
Appendix 2 for the
wording).
Acceptable in principle, no
Conditions have been
objections subject to
included to ensure the
confirming detailed layouts development meets the
at design stage which would accessible design
be secured by condition.
requirements (Refer to
appendix 2 for the full
wording of these).

Sustainability

Further information
regarding carbon
calculations, energy savings
and biodiversity
improvements are required
Transportation No objections
and Highways
Officer

6.3

Conditions are proposed in
Appendix 2.

Noted

Public Consultation
Two rounds of consultation were held with a total of 182 letters sent to
surrounding properties and sites notices displayed near the site. No letters
of representation were received.

6.4

The East Greenwich Residents Association were also consulted, and no
comments were received.

7.0

Planning Context

7.1

This application is considered in accordance with national, regional and local
planning policies and Supplementary Planning Guidance / Documents.
•
•
•
•

National Planning Policy Framework (NPPF – 2018)
National Planning Practice Guidance
Technical Housing Standards – Nationally Described Space
Standard (Department for Communities and Local
Government – March 2015)
The London Plan (March 2021) - Full details of relevant policies
refer to Appendix 3.
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•
•

The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014) - Full details of relevant policies
refer to Appendix 3.
For full details of relevant SPD / Documents refer to Appendix 3.

8.0

Material Planning Considerations

8.1

This section of the report provides an assessment of the proposed
development and the principal issues that need to be considered in the
determination of the planning application (Ref: 21/0374/F):
•
•
•
•
•
•
•
•
•
•
•
•
•

Principle of Development (section 9)
Housing (section 10)
Design (section 11)
Impact on neighbouring amenity (section 12)
Standard of Accommodation (section 13)
Environmental Health (section 14)
Transport and Highways (section 15)
Biodiversity (section 16)
Sustainability (section 17)
Mayoral Community Infrastructure Levy (MCIL) (section 18)
RBG CIL (section 19)
Implications for Disadvantaged Groups (section 20)
Conclusion (21)

9.0 Principle of Development
Loss of community use
9.1 The loss of the community centre is assessed against Core Strategy policy
CH(a) (loss of community facilities) and EA(a) (Local Employment Sites) which
seek to protect such uses.
9.2 The community centre has been vacant for 10 years and was closed due to
funding issues. There is an existing community centre, forum at Greenwich,
located approximately 300 metres to the south west. In accordance with the
above policies the loss of such a use is acceptable as there is an existing
alternative community facility of a similar nature in the local area which also
provides further employment opportunities.
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9.3 Therefore, whilst it is regrettable that such a use cannot be re-provided on
site, due to the time spent vacant and the presence of a similar facility within a
short walking distance, the local community would not be further
disadvantaged.
9.4 Further to this the proposed development which comprises 4 family sized
affordable rented homes, including 2x 4b units of which are in high demand
due to scarcity in the borough, would also bring significant public benefit and
is a consideration which holds significant weight in justifying the loss of the
community facility.
9.5 The loss of the community facility and provision of 4 LAR homes is therefore
in principle accepted and officers are satisfied that there are sufficient
alternative facilities in the area.
Loss of garages
9.6

Core Strategy policy IM(b) and (c) and London Plan (2021) policy T6 seek to
implement the minimum levels of car parking necessary. The relevant policies
do not identify garages as protected land uses and as such the loss of the
garages is supported subject to development not causing negative impact
upon the highway network and parking.

9.7

There are 3 garages on site which have been vacant/ disused since 2011. The
site has also been vacant for approximately 10 years. As such the proposed
development would not result in the displacement of parking on surrounding
roads.

9.8

As such the loss of the garages is acceptable and the proposed development
would not significantly impact parking levels in the surrounding area.
Residential use

9.9

The National Planning Policy Framework (NPPF) requires the delivery of a
wide choice of high-quality homes and to boost significantly the supply of
housing and development of brownfield sites. The Core Strategy (2014) sets a
housing delivery target of 2,595 per year with the London Plan setting a target
of 2,824 per year.

9.10 Policy H1 of the London Plan which states that brownfield sites are to be
optimised to provide new homes and particularly where sites have PTAL
levels 3-6 of or which are located within 800m distance of a station, both of
which apply to the application site, (Westcombe Park and Maze Hill stations
are located 0.6 miles from the site).
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9.11 There are also 20,000 households on the Council waiting list across 1-bed
units, 2-bed units and family housing. It is clear therefore that there is
significant demand for housing and in particular affordable housing across the
borough which is not currently being met.
9.12 The proposed 4 affordable family units would make a valuable contribution to
the delivery of additional housing within Greenwich of which there is a
significant demand, boosting the supply of housing in accordance with the
NPPF in accordance with the objectives of the London Plan and Royal
Borough of Greenwich’s (RBG) Core Strategy.
9.13 The use of brownfield land is also welcomed and as detailed below would
respect the character of the area and would not significantly impact the
residential amenity of surrounding residents. The principle of residential
development is therefore considered to be acceptable.
10.0 Housing
10.1 Policy H2 of the Core Strategy encourages a full range of housing choice and
policy H3 states that affordable housing should be provided for developments
of 10 or more.
10.2 Policy H5 of the Core Strategy (2014) and Policy D7 of the London Plan
(2021) requires 10% of the dwellings to be built to full wheelchair standards
detailed in Building Regulations requirement M4 (3) ‘wheelchair user
dwellings’ and that that 90% of units meet Building Regulations requirement
M4 (2) ‘accessible and adaptable dwellings’.
10.3 The proposed scheme consists of 4 family sized dwelling houses and are 100%
affordable units provided at LAR. They would be made available to residents
on the Council’s Housing Register. This is acceptable and would contribute to
addressing the significant housing need in the borough.
10.4 All units would be constructed in line with part M4(2) wheelchair accessibility
which is also welcomed. The Council’s Housing Occupational Therapist has
reviewed the layouts of the proposed dwellings and in principle agree that the
requirements can be met. Full details would be secured by condition.
10.5 The proposed housing mix and tenure is therefore considered to be
acceptable and the high level of affordable housing and family units is
welcomed.
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11.0 Design
11.1 The NPPF, Policies D3, D4 and D5 of the London Plan (2021) and policies
H(c) and DH1 of the Core Strategy (2014) requires new dwellings to be of
high quality and enhance local context by delivering buildings and spaces that
positively respond to local distinctiveness through their layout, orientation,
scale, appearance and shape.
11.2 The surrounding area is residential in character with existing properties
ranging from 2-4 storeys constructed in a mix of brown/ red brick with
pitched roofslopes.
11.3 The proposed development which would consist of four, three-storey
townhouses, which would integrate successfully within the surrounding
context being of a similar height and massing to the surrounding buildings.
11.4 The use of brown brick and residential access from the main road which
replicates the dwellings in the area would also create a harmonious addition
to the streetscene and is an appropriate design for this infill site.
11.5 Whilst it is noted that the proposed dwellings would have flat roofs which
does not replicate the surrounding roofscape, the use of similar brick palette
and height would overall complement the wider townscape. The existing
building also has a flat roof and so the existing relationship with surrounding
buildings which have pitched roofs would be replicated.

Figure 4 Proposed aerial view
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11.6 With regards layout, the proposed buildings are arranged to create as much
active frontage as possible with access to servicing located on Commerell
Place for waste collection.
11.7 Conditions are recommended for details of materials to ensure that they are
high quality (refer to Appendix 2 for the full wording).
11.8 The proposed development is considered to be of a high- quality design and
the layout, scale, bulk and massing would integrate well with the existing and
proposed surrounding development.
11.9 For these reasons the design of the proposed development and its impact on
the townscape is considered to be acceptable and complies with relevant
national and local policies.
12.0 Impact on neighbouring amenity
12.1 Core Strategy (2014) Policies H5, DH(b) and Policies D3, D6, D14 and D14
London Plan (2021) states that it must be demonstrated that the proposed
development does not cause an unacceptable loss of amenity to adjacent
occupiers by reducing the amount of daylight, sunlight or privacy they enjoy,
or result in an unneighbourly sense of enclosure, loss of privacy or
overbearing impact
Privacy, Overbearing and Sense of Enclosure
12.2 The proposed development would be 3 storeys high (12m) and located
between 5.5 metres to 17.8 metres from neighbouring properties as shown in
the below figure. The proposed development would cause some minor impact
to neighbouring residential amenity however as further discussed, the overall
modest height, proposed separation distances and existing constraints would
mitigate against any significant privacy, overbearing and sense of enclosure
impacts.
12.3 It should be noted that the existing Triangle Community Centre building
ranges from 1-3 storeys (1.8 metres - 8.6 metres) and has a similar site
coverage to the proposed development. There is therefore already some
impact caused by the existing building.
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Figure 5 Proposed separation distances
12.4 These separation distances together with the 3-storey modest height would
be sufficient to mitigate undue overbearing and sense of enclosure impacts. It
is noted that the proposed development is located 5.5m from the flank
elevation with Moore House however as primary views to north and south
would remain unimpeded this impact is acceptable.
12.5 Window to window separation distances to the south with Dyson House
range from 11.5m to 17.8m which are sufficient to mitigate undue privacy
issues. In addition to this, views from Dyson House to the south from
proposed windows and second floor terraces would be further obscured by
existing deck access. Windows on the existing northern elevation are also
predominantly kitchens or bathrooms and in instances where habitable rooms
are present, they would be at oblique angles therefore preventing direct
overlooking.
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12.6 To the north window to window separation distances would range from
9.2m- 13m. There would be no direct window to window relationships and
this together with the separation distance proposed would prevent undue
privacy impacts to the north.
12.7 Therefore whilst it is acknowledged that the proposed development would be
visible from the surrounding residential properties and there would be some
minor visual impacts, the proposed separation distances, modest height and
window to window relationships would prevent any undue overbearing and
sense of enclosure impacts and existing residents would have a good level of
visual amenity.
Daylight and Sunlight
12.8 As shown in the below figure, the following properties located at Christie
House, Blackwall Lane, Collins House, Armitage Road, Moore House,
Armitage Road and Dyson House, Blackwall Lane have been tested for
daylight and sunlight impacts. The properties were assessed in accordance
with BRE’s guide Site Layout Planning for Sunlight and Daylight: A Guide to
Good Practice (2011).
12.9 As discussed in further detail below all windows and rooms tested would pass
BRE guidelines.

Figure 6 Properties tested for Daylight/ Sunlight impacts
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Daylight
12.10 For calculating daylight to neighbouring properties affected by a proposed
development, the primary assessment is the vertical sky component (VSC)
method of assessment together with the no sky line (NSL).
12.11 The VSC test measures the amount of sky that is visible to a specific point on
the outside of a property, which is directly related to the amount of daylight
that can be received. It is measured on the outside face of the external walls,
usually at the centre point of a window. The test should be applied to the
main window of each habitable room.
12.12 The NSL test calculates the distribution of daylight within rooms by
determining the area of the room at desk / work surface height (the ‘working
plane’) which can and cannot receive a direct view of the sky and hence ‘sky
light’.
12.13 For the above methods, the guidance suggests that existing daylight may be
noticeably affected by new development if:
• Windows achieve a VSC below 27% and are reduced to less than 0.8 times
their former value; and
• Levels of NSL within rooms are reduced to less than 0.8 times their
former values.
12.14 It is important to note that a flexible approach should be taken with regards
to the BRE guidelines and the target values contained within are not
mandatory. Different target values may be appropriate depending on the
character of the site and the extent of the urban character.
Christie House
12.15 The results of the VSC assessment have shown that out of 12 windows
tested, in all but one location all windows would retain levels of daylight
consistent with BRE’s target values.
12.16 The single exception is a ground floor window on the flank elevation (W2)
with a result of 0.7 times its former value with a reduction from 28.2 to 20.8.
12.17 This room is however also served by another window which is unaffected by
the development and the resultant VSC of 20.8 is also considered to be good
for an urban environment such as this. Further to this NSC levels would also
remain consistent with BRE target values.
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12.18 Therefore, although there is a minor loss to this window, due to the presence
of a second window which would be unaffected, resultant high levels of VSC
and complaint levels of NSC this room would still receive good levels of
daylight and this impact would be acceptable.
Collins House
12.19 Results of the VSC and NSC assessments have shown that all of the rooms
and windows in these properties will retain levels of daylight in excess of BRE
targets.
Moore House
12.20 The results of the VSC assessment have shown that 7 out of 10 windows
retain good levels of daylight consistent with BRE’s standard target values.
12.21 The 3 exceptions (W2 and W3 ground floor, W2 first floor) would see
reductions in VSC from 25.3 to 14.3, 26.2 to 17.4 and 31.5 to 20.4.
12.22 Windows (W2) on ground and first floor appear to serve a single aspect
kitchen, and window (W3) appears to serve a dual aspect studio which has
another mitigating window on the rear elevation. The windows would retain
VSC levels of 14.3%, 17.4% and 20.4%.
12.23 Recent guidance from the Mayor of London suggests that a VSC of between
13% and 18% is generally expected in London. It should also be noted that all
proposed dwellings would also retain compliant levels of NSC.
12.24 Therefore whilst these windows would see some impact and reduction in
VSC, the resultant levels are considered to be acceptable for an urban
environment such as this and the distribution of daylight within rooms as
indicated by the proposed NSC would be compliant. Overall daylight to these
rooms would therefore be acceptable and within the flexible interpretation of
the BRE guidelines.
Dyson House
12.25 The results of the VSC assessment have shown that 32 out of 44 windows
will retain levels of VSC above the BRE targets. Therefore, 12 windows will
see reductions below the standard BRE targets.
12.26 The 12 windows that fall below this level are all located beneath balconies on
the ground and first floors. BRE guidance suggest an additional assessment is
carried out under these circumstances and has been provided below.
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12.27 When the overhang is removed from this assessment, all 12 windows that
were previously were below BRE targets, will meet the standard BRE targets.
On this basis it can be shown that the overhang is the main reason why
windows in this property will fall below BRE targets. The impact of the
proposed development would therefore be considered consistent with the
BRE guidance.

Sunlight
12.28 The BRE guide explains that obstruction to sunlight may become an issue if:
o Sunlight refers to the amount of direct light received by the sun. In
accordance with the BRE Guide, only windows belonging to main habitable
rooms i.e. living rooms facing within 90 degrees of due south are assessed.
o The BRE establishes that the sunlight availability of the buildings may be
adversely affected if the windows receive less than 25% of Annual Probable
Sunlight Hours (APSH) or less than 5% Winter Probable Sunlight Hours
(WPSH).
12.29 All rooms tested for sunlight impacts would fall within BRE guidelines for
sunlight testing.
Overshadowing
12.30 BRE guidance states that at least 50% of open spaces should receive 2 hours
of sunlight on 21st March.
12.31 Due to the orientation of the proposed development, there are no
neighbouring amenity areas within close proximity that would be impacted.
The closest property known as Moore House has a south facing garden which
would remain unaffected by the development situated to the west of the
property
Conclusion
12.32 There would be no significant impacts to neighbouring properties in terms of
impact on daylight, sunlight and overshadowing.
12.33 Due to proposed separation distances and the open nature of the site, there
would also be no significant impacts relating to outlook, sense of enclosure,
overlooking and overbearing and the proposed development is therefore
considered to be acceptable with regards to impact on neighbouring amenity.
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13.0 Standard of Accommodation
Space Standards
13.1

Policy D6 of the London Plan (2021), Core Strategy Policy H5 (2014), The
Mayor’s Housing SPG (2016) and the Nationally Described Space Standard’s
(2015) requires housing developments to be of the highest quality internally
and externally and either meet or exceed minimum space standards.

13.2

All of the proposed homes in the development would meet the minimum
space standards and would be dual aspect. All units would also have access to
private amenity space in the form of private gardens and terraces measuring
16.1sqm to 38.3sqm which exceeds the minimum requirement of 10sqm.

13.3

The relocation of bin and bike stores from rear gardens and creation of a
communal store were changes which took place during the application
process and has resulted in larger amenity rear gardens.

13.4

This is acceptable and officers are satisfied that the proposed development would
meet all of the required internal space standards.
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Daylight and Sunlight
13.5 An internal daylight and sunlight report has been carried out for the proposed
units in accordance with BRE’s guide Site Layout Planning for Sunlight and
Daylight: A Guide to Good Practice (2011).
13.6 The guidance on daylight and sunlight provided by the BRE, Mayor of London
and DCLG each suggest that the given criteria need to be interpreted flexibly
and in consideration of the constraints and character of the site.
13.7 The average daylight factor (ADF) test was carried out to determine the level
of daylight for the proposed residential properties. The ADF measures the
overall amount of daylight in a space. The BRE guide recommends in new
dwellings, the minimum ADF is 1 % for bedrooms, 1.5% for living rooms, 1.5%
for living/ kitchen/diners and 2 % for kitchens.
13.8 Sunlight refers to the amount of direct light received by the sun. In
accordance with the BRE Guide, only windows belonging to main habitable
rooms i.e. living rooms facing within 90 degrees of due south are assessed.
13.9 The BRE establishes that the sunlight availability of the buildings may be
adversely affected if the windows receive less than 25% of Annual Probable
Sunlight Hours (APSH) or less than 5% Winter Probable Sunlight Hours
(WPSH).
13.10 All rooms tested for daylight would meet ADF guidelines. The results of the
sunlight assessment have shown that 3 (75%) of the 4 main living rooms
achieve the recommended levels of 25% APSH and 5% WPSH.
13.11 The single exception is located within building 1, ground floor level (R2) with
a result of 50% annual sunlight and 3% winter sunlight. The proposed winter
result is only very marginally below the BRE recommended levels and should
not negate an overall very good set of sunlight results. Therefore in
recognising the urban nature of the site and that given the existing built form
full compliance is not always possible these levels are acceptable.
13.12 With regards to amenity spaces, the assessment of sunlight (overshadowing)
within the proposed areas of amenity space have shown that all amenity areas
would receive more than two hours of sunlight on 21st March and thereby
exceed the BRE targets.
13.13 In conclusion the proposed daylight and sunlight levels are well within the
flexible approach taken by BRE guidelines and are considered to be
acceptable.
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14.0 Environmental Health
Land Contamination and Noise
14.1 Policy E(e) of the Core Strategy states where contamination is found,
development must be built and occupied safely without any adverse
environment or health impacts.
14.2 The submitted land contamination phase 1 study report has identified
potential pollution linkages. An intrusive site investigation is recommended to
determine the presence and extent of contamination together with remedial
measures which would be secured by condition. This approach is acceptable,
and the condition would ensure that any pollution identified would be
mitigated and site made appropriate for residential use.
14.3 The submitted noise impact assessment also shows that all units would be
able to meet minimum internal noise levels.
14.4 Subject to details of further investigative measures remedial works the
proposed development is acceptable with regards to land contamination.
Flood risk
14.5 Policy S112 ‘Flood Risk Management’ of the London Plan refers to Flood Risk
Management and states that “Development proposals should ensure that
flood risk is minimised and mitigated, and that residual risk is
addressed”. Policy S1 13 ‘Sustainable Drainage’ of the London Plan seeks to
manage surface water drainage.
14.6 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.
14.7 The site is in Flood Zone 3 and is located within an area benefitting from
flood defences provided by the River Thames tidal flood defences. A
condition is recommended requiring that finished first floor levels are above
that the maximum flood level (breach inundation) around the site (+4.55
mAOD). In addition to this there would also be no sleeping accommodation
on the first floor.
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14.8 These measures are acceptable and would mitigate significant impacts in the
event of a flood. The Environment agency has also raised no objections
subject to conditions relating to finished first floor levels.
15.0 Transport and Highways
15.1 London Plan (2021) policies T5 and T6 set out vehicle and cycle parking’s
standards for residential dwellings. A maximum number of 15.75 spaces is
recommended for the application site which has a PTAL rating of 1b together
with 23 cycle parking spaces.
15.2 Policy SI7 of the London Plan (2021) states that developments should have
adequate, flexible, and easily accessible storage space and collection systems.
15.3 Core Strategy policy IM(b) and (c) and policies T3 and T4 of The London Plan
(2016) also seeks to prevent negative impacts upon the highways network.
15.4 There are 3 garages on site which have been vacant/ disused since 2011. The
site has also been vacant for approximately 10 years. As such the proposed
development would not result in the displacement of parking on surrounding
roads.
15.5 As the site has a PTAL rating of 4, no car parking spaces are proposed. 8
cycle parking spaces are also proposed with each dwelling provided with 2
storage spaces within a shared cycle parking area. This is acceptable and in
compliance with minimum parking and cycle standards.
15.6 As the site and area is subject to a CPZ and given the high PTAL rating a
condition is also proposed restricting future residents from applying for
parking permits.
15.7 As parking would not be displaced, due to the size of the scheme and car free
nature of the scheme, the proposed development would not have a significant
impact on parking stress levels in the area or road network.
15.8 Refuse and servicing would be carried out from Commerell Place with
residents utilising a shared bin store. This is acceptable and consistent with
existing serving arrangements.
15.9 Construction noise impacts would be controlled through a construction
method statement and a condition limiting hours of demolition and
construction to 08:00 to 18:00 hours Monday to Friday, and 08:00 to 13:00
hours on Saturdays, with no noisy working audible at the site boundary being
permitted on Sundays or Bank Holidays. An informative requiring reference
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to the Councils’ Construction Site Noise Code of Practice would also be
attached to the application.
15.10 The proposed highways, servicing and parking arrangements are therefore
acceptable and accommodates the needs of existing and proposed residents
without unduly impacting the surrounding road network or parking stress
levels.
16.0 Biodiversity
16.1 Policies G5, G6 and G7 of the London Plan (2021) and 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.
16.2 A preliminary Ecological Assessment was commissioned to carry out a search
for protected or notable species including not limited bats, birds, reptiles,
plants and toads.
16.3 The results of the surveys show that the presence of birds, bats and that
protected species was low to negligible with also negligible overall ecological
value.
16.4 Overall the biodiversity value of the site has been assessed to be of low value
with the trees present having a low to negligible potential for birds and bats.
Bird and bat boxes are proposed which would enhance the biodiversity of the
site with relation to animal species. Recommendations for incorporating log
piles and standing deadwood to provide favourable habitat are also proposed.
16.5 The biodiversity measures are acceptable with suitable mitigation measures in
place. Full details would be secured by condition.
17.0 Sustainability
Energy
17.1 The NPPF and the London Plan (2021) Policy SI 2 seeks an overall reduction
in carbon dioxide emissions whilst Policy SI 2 and Royal Greenwich Policy E1
state proposals should make the fullest contribution to minimising carbon
dioxide emission in accordance with the energy hierarchy.
17.2 Baseline emissions have been assessed for Building Regulations 2013 Part L1A
and Part L2A. To comply with Royal Greenwich Local Plan and London Plan
policies the domestic component of the proposed scheme will have to meet
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zero carbon and the non-domestic element, a minimum reduction onsite of
35% in regulated CO2 emissions over Building Regulations 2013 Part L.
17.3 The proposed development would achieve a reduction in CO2 emissions of
103.2% which exceeds the minimum 35% required by Part L 2013. This has
been achieved by the use of air source heat pumps, mechanical ventilation and
a 4.07kWp PV system (total 16.28kWp).
17.4 Water efficient sanitary fittings would be installed in all residential units and
would achieve an internal water consumption rate of below 105 l/p/d w. This
aspect of the development would be secured by condition.
17.5 This is acceptable and subject to condition securing detailed information of
energy savings, officers raise no objections to this element of the proposal.
18.0 Mayoral Community Infrastructure Levy (MCIL)
18.1 The Mayor has introduced a London-wide Community Infrastructure Levy
(CIL) to help implement the London Plan, particularly policy T9. The Mayoral
CIL formally came into effect on 1st April 2015, and it will be paid on
commencement of most new development in Greater London that was
granted planning permission on or after that date. The Mayor’s CIL2 will
contribute towards the funding of Crossrail. The Mayor has arranged
boroughs into three charging bands.
18.2 The current application is liable to this requirement however as the proposed
development is for affordable housing would be liable for relief.
19.0 RBG CIL
19.1 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.
19.2 The application is liable to this requirement, however as the proposal is for
affordable housing would be eligible for an exemption.
20.0 Implications for Disadvantaged Groups
20.1 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:
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• Delivery of 4 much needed family sized affordable housing units for
borough residents provided at London Affordable Rents;
• Carbon neutral scheme and
• High quality design
21.0 Conclusion
21.1 The application is for 4 affordable homes provided at LAR which would make
a valuable contribution to the delivery of additional housing within Greenwich.
It is also considered that the design of the development will secure a highquality living environment and complies with the design/ place shaping
principles that have been established to guide the redevelopment of the area.
21.2 The proposals are therefore acceptable and will make a positive contribution
towards delivery of affordable housing for the borough. Accordingly, it is
recommended that permission be granted for application reference
21/0374/F, in line with Section 1 of this report.
Background Papers:
National Planning Policy Framework (March 2018)
The London Plan (2021)
Mayors Housing SPG (2016)
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014)
Technical Housing Standards – Nationally Described Space Standard (2015)
Accessible London: Achieving an inclusive environment SPG (October 2014)
Report Author:
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hoa.vong@royalgreenwich.gov.uk

Reporting to:

Victoria Geoghegan, Assistant Director Planning & Building
Control
020 8921 4296
victoria.geoghegan@royalgreenwich.gov.uk
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Email:
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APPENDICES
Appendix 1 - Drawing numbers
The following drawings and associated documentation have been submitted by the
applicant in support of application reference 21/0374/F:
Plans
19013TR-SKM-00-ZZ-DR-A-EX-0000 P00; 19013TR-SKM-00-ZZ-DR-A-EX-0001
P00; 19013TR-SKM-ZZ-00-DR-A-00-0001 P00; 19013TR-SKM-ZZ-00-DR-A-DE0100 P00; 19013TR-SKM-ZZ-00-DR-A-EX-0100 P00; 19013TR-SKM-ZZ-ZZ-DR-A00-0000 P00; 19013TR-SKM-ZZ-ZZ-DR-A-20-0100 P00; 19013TR-SKM-ZZ-ZZDR-A-DE-0200 P00; 19013TR-SKM-ZZ-ZZ-DR-A-DE-0201 P00; 19013TR-SKMZZ-ZZ-DR-A-EX-0200 P00; 19013TR-SKM-ZZ-ZZ-DR-A-EX-0201 P00; Gross
Internal Area; 19013TR-SKM-ZZ-00-DR-A-00-0010 P02; 19013TR-SKM-ZZ-00-DRA-00-0011 P02; 19013TR-SKM-ZZ-00-DR-A-00-0012 P02; 19013TR-SKM-ZZ-00DR-A-00-0100 P02; 19013TR-SKM-ZZ-01-DR-A-00-0101 P02; 19013TR-SKM-ZZ02-DR-A-00-0102 P02; 19013TR-SKM-ZZ-03-DR-A-00-0103 P02; 19013TR-SKMZZ-ZZ-DR-A-00-0200 P02; 19013TR-SKM-ZZ-ZZ-DR-A-00-0201 P02; 19013TRSKM-ZZ-ZZ-DR-A-00-0202 P02; 19013TR-SKM-ZZ-ZZ-DR-A-00-0300 P02;
19013TR-SKM-ZZ-ZZ-DR-A-00-0301 P02; 19013TR-SKM-ZZ-ZZ-DR-A-20-0102
P00; 19013TR-SKM-ZZ-ZZ-DR-A-20-0200 P02 and 19013TR-SKM-ZZ-ZZ-DR-A20-0201 P02.
Documents
Fire Strategy Report (Affinity 18 June 2021); Construction Method Statement (A&E
Elkins); Ecology Report (Microbee Environmental January 2021); Noise Impact
assessment (Acoustics Plus 29 January 2021); Rapid Health Impact Assessment Tool;
Contaminated Land Risk Assessment (STM environmental 26 January 2021);
Transport Statement (Paul Mew Associates January 2021); Planning Statement
(shedkm 29 January 2021); Energy and Sustainability Strategy Issue 02 (SCMS
Associates 26 January 2021); Tree Survey & Arboricultural Method Statement (BCA
Landscape Ltd January 2021); Daylight and Sunlight Report (eb7 3 June 2021);
Design and Access Statement (shedkm 3 June 2021); Proposed Drainage Strategy
Report (Conisbee 10 June 2021); Accommodation Schedule and Flood Risk
Assessment (UK Flood Risk 27April 2021).
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Appendix 2 – Conditions and Informatives
1. Expiration of Planning Permission
The development to which this permission relates must be begun not later than the
expiration of three (3) beginning with the date on which the permission is granted.
Reason: To comply with Section 91 of the Town & Country Planning Act 1990 (As
Amended). A period of 3 years is considered to be a reasonable time limit in view of
the extent and timescale of the proposal.
2. Approved Drawings
The development hereby permitted shall be carried out in accordance with the
following approved plans:
Plans
19013TR-SKM-00-ZZ-DR-A-EX-0000 P00; 19013TR-SKM-00-ZZ-DR-A-EX-0001
P00; 19013TR-SKM-ZZ-00-DR-A-00-0001 P00; 19013TR-SKM-ZZ-00-DR-A-DE0100 P00; 19013TR-SKM-ZZ-00-DR-A-EX-0100 P00; 19013TR-SKM-ZZ-ZZ-DR-A00-0000 P00; 19013TR-SKM-ZZ-ZZ-DR-A-20-0100 P00; 19013TR-SKM-ZZ-ZZDR-A-DE-0200 P00; 19013TR-SKM-ZZ-ZZ-DR-A-DE-0201 P00; 19013TR-SKMZZ-ZZ-DR-A-EX-0200 P00; 19013TR-SKM-ZZ-ZZ-DR-A-EX-0201 P00; Gross
Internal Area; 19013TR-SKM-ZZ-00-DR-A-00-0010 P02; 19013TR-SKM-ZZ-00-DRA-00-0011 P02; 19013TR-SKM-ZZ-00-DR-A-00-0012 P02; 19013TR-SKM-ZZ-00DR-A-00-0100 P02; 19013TR-SKM-ZZ-01-DR-A-00-0101 P02; 19013TR-SKM-ZZ02-DR-A-00-0102 P02; 19013TR-SKM-ZZ-03-DR-A-00-0103 P02; 19013TR-SKMZZ-ZZ-DR-A-00-0200 P02; 19013TR-SKM-ZZ-ZZ-DR-A-00-0201 P02; 19013TRSKM-ZZ-ZZ-DR-A-00-0202 P02; 19013TR-SKM-ZZ-ZZ-DR-A-00-0300 P02;
19013TR-SKM-ZZ-ZZ-DR-A-00-0301 P02; 19013TR-SKM-ZZ-ZZ-DR-A-20-0102
P00; 19013TR-SKM-ZZ-ZZ-DR-A-20-0200 P02 and 19013TR-SKM-ZZ-ZZ-DR-A20-0201 P02.
Documents
Fire Strategy Report (Affinity 18 June 2021); Construction Method Statement (A&E
Elkins); Ecology Report (Microbee Environmental January 2021); Noise Impact
assessment (Acoustics Plus 29 January 2021); Rapid Health Impact Assessment Tool;
Contaminated Land Risk Assessment (STM environmental 26 January 2021);
Transport Statement (Paul Mew Associates January 2021); Planning Statement
(shedkm 29 January 2021); Energy and Sustainability Strategy Issue 02 (SCMS
Associates 26 January 2021); Tree Survey & Arboricultural Method Statement (BCA
Landscape Ltd January 2021); Daylight and Sunlight Report (eb7 3 June 2021);
Design and Access Statement (shedkm 3 June 2021); Proposed Drainage Strategy
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Report (Conisbee 10 June 2021); Accommodation Schedule and Flood Risk
Assessment (UK Flood Risk 27April 2021).
Reason: In the interests of good planning and to ensure that the development is
carried out in accordance with the approved documents, plans and drawings
submitted with the application and is acceptable to the local planning authority.
3. Removal of PD Rights
Notwithstanding the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking, re-enacting or modifying that Order), no
extensions or alterations to the building(s) hereby approved shall be carried out
without the prior written permission of the Local Planning Authority.
Reason: In order that, in view of the nature of the development hereby permitted,
the local planning authority may have the opportunity of assessing the impact of any
further development and to comply with policy D4 of the London Plan (2021) and
policies DH1 and DH(b) of the Core Strategy (July 2014).
4. Materials
No superstructure works shall commence until the following details are submitted
in writing and approved by the local authority:
a) technical section drawings of all type walls (scale 1:5, 1:10 and 1:20) showing
all joints of different materials and features, including doors and windows with
walls, sills, balconies and balustrades.
b) Full schedule of materials and samples
c) 1x1 metre panels of all cladding and brickwork to be used on the external
facades of the buildings
The development shall be carried out in accordance with the approved details.
Reason: To ensure that the local planning authority may be satisfied as to the
external appearance of the buildings and to comply with Policy D4 of the London
Plan (2021), Policies DH1 and DH(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (July 2014).
5. Energy Strategy (Residential)
a) Within three-months of the practical completion of the residential development
and prior to occupation, the following information should be provided to the
Local Planning Authority for written approval:
i. technical information and evidence including commissioning of installation that
the renewable/low carbon technologies are installed in accordance with Part
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(B) and certified under the Microgeneration Certification Scheme (MSC) (if
appropriate).
ii. the resulting scheme, along with machinery/apparatus location, specification
details of renewable/low carbon technologies in accordance with Part (B)
iii. Energy Performance Certificates [EPC’s], detailed modelling output reports
showing clearly the DER and TER from the “as built stage” to confirm
compliance with the carbon dioxide savings achieved through energy
efficiency measures and the energy servicing strategy approved under Part (B).
iv. SAP Thermal Bridging and SAP Overheating modelling output reports to
confirm compliance or improvement with Accredited Construction Details
(ACDs) and minimisation of overhearing risk and Criterion 3 of the Building
Regulations Part L 2013.
v. If as built evidence required under (i) to (iv) result in a carbon shortfall, any
remaining carbon dioxide emissions to meet the emissions in line with Part B
should be addressed through a carbon offsetting contribution to the Council’s
Carbon Offsetting Fund.
b) Prior to the final completion of the development, the approved residential units
shall incorporate and maintain measures to achieve an overall reduction in
regulated CO2 emissions of at least 103.12% (equal to 2 tonnesCO2/yr,
SAP2012 carbon emission factors) beyond Building Regulations Part L 2013
through the following carbon emission savings as detailed in the approved Energy
and Sustainability Strategy Issue 02 prepared by SCMS Associates Ltd (26th
January 2021):
i.
ii.

iii.

iv.

energy demand reduction measures to achieve at least annual carbon dioxide
emission savings of 10.3 tonnes, equivalent to 12.08%, in regulated carbon
dioxide (CO2) emissions over the compliant BR Part L 2013 base case.
installation of individual Air Source Heat Pumps (ASHPs with CoPheating
≥2.36) for the provision of space heating and hot water to achieve at least
annual carbon dioxide emission savings of 2.01 tonnes per year, equivalent to
26% in regulated carbon dioxide (CO2), beyond the compliant BR Part L 2013
base case.
installation of 7.40kWp solar PV system to generate at least 7,297kWh per
year and achieve at least annual carbon dioxide emission savings of 5.72
tonnes per year, equivalent to 65.04% in regulated carbon dioxide (CO2),
beyond the compliant BR Part L 2013 base case.
Measures to reduce the carbon dioxide emissions associated with other
energy uses not covered by Building Regulations (un-regulated), including
smart meters and energy efficient appliances (where installed) should be
incorporated prior to occupation and maintained in the development in
perpetuity.

The development shall be carried out in accordance with the approved details and
maintained for the lifetime of the development.
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Reason: To ensure that the residential units within the development hereby
approved are energy efficient and to contribute to the avoidance of need for new
fossil fuel or other primary energy generation capacity and to reduce emissions of
greenhouse gases and to minimise the impact of building emissions on local air
quality in the interests of health, in accordance with policies SI1, SI2, SI3, SI4 of the
London Plan 2021, Policy E1 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (July 2014), Royal Borough of Greenwich, Greener Greenwich SPD
(2014) and the Mayor’s Sustainable Design and Construction SPG (2014).
6. Landscape and Ecological Management Plan
Prior to the commencement of the development, other than site preparation,
remediation and / or the formation of accesses, an ecological and landscape
management plan, including mitigation measures during demolition and construction,
long-term design objectives, management responsibilities and maintenance schedules
for all landscaped areas, shall be submitted to and approved in writing by the Local
Planning Authority. Development proposals must ensure no net loss of biodiversity
and wherever possible, make a positive contribution to the protection,
enhancement, creation and management of biodiversity and achieve the required
Urban Greening Factor (UGF) score for the approved site.
The submitted report shall include:
a) Details to protect the established vegetation/trees from any damage that could
be caused during demolition and construction. All works should be undertaken
by a suitably qualified and experienced specialist contractor and should conform
to current industry best practice, i.e. BS 3998: 2010 ‘Tree Work Recommendations’. The details should ensure that existing commuting/foraging
routes currently utilised by bats and other wildlife are maintained, if identified.
b) Details from a suitably qualified ecologist specifying how the landscape features
have been developed for biodiversity and ecological enhancement. The mitigation
and enhancement should include the following:
i. Native and/or nectar producing and/or deciduous plant and tree species
preferably of local provenance such as rowan (Sorbus aucuparia) and
whitebeam (Sorbus aria);
ii. Diversity grassland areas such as lawns with low growing native herbs,
unmown grass verges, wildflower mixes on amenity and recreational open
spaces and/or meadow areas such as hazel (Corylus avellana), hawthorn
(Crataegus monogyna) and guilder rose (Viburnum opulus);
iii. Percentage of native habitat species proposed for the site (a target of 75%
native to 25% non-native plant species should be utilised where possible);
iv. Dense areas of shrubbery;
v. Habitat areas identified in the Greenwich Biodiversity Action Plan;
vi. Bird and bat sensitive lighting;
vii. trees; and
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viii. Artificial nesting and roosting sites (including bird, bat and invertebrate
boxes), log piles and standing deadwood.
Where habitats are created as mitigation for development, management plans for
the habitat shall also be provided detailing how the areas are to be managed in the
longer term. Once approved the mitigation and management plans shall be
undertaken in accordance with the approved details.
c) Evidence that the ecological measures approved under parts (A) and (B) have
been installed in accordance with the details above should be submitted to and
approved by the local planning authority prior to first occupation of the
development.
The development shall be carried out in accordance with the approved details and
maintained for the lifetime of the development.
Reason: To ensure the protection of wildlife and supporting habitat and enhance the
nature conservation value of the site and character of the area, to prevent the
spread of invasive plants and to secure opportunities for the enhancement of the
ecological value of the site in line with London Plan (2021) policies G1 (Green
Infrastructure), G5 (Urban Greening), G6 (Biodiversity and Access to Nature) and
Core Strategy policy OS4 (Biodiversity), the Mayor’s Sustainable Design and
Construction SPG (2014) and Greener Greenwich SPD (2014).
7. On-site renewable energy technologies – monitoring
To monitor the effectiveness of the renewable energy technologies, including ASHPs
and solar PV, a monitoring agreement will be signed with the Local Planning
Authority prior to first occupation to comply with the prevailing monitoring
requirements which will include the installation of an on-site automatic meter
reading (AMR) device by the developer and provision of readings on an annual basis
for a period of 5 years following installation and operation of the renewable energy
technology.
Reason: To contribute towards carbon dioxide emission reduction and to comply
with London Plan Policy SI3 and Core Strategy (2014) policy E1.
8. BRE Green Guide
Prior to commencement of superstructure works, details demonstrating that all
building materials to be used on the development comply with the BRE Green
Guide to Housing Specification categories A, B or C shall be submitted to and
approved by the Local Planning Authority. If the relevant part of the development
falls below the C category, proposed measures will be identified to seek to achieve
the required categories.
The development shall be carried out in accordance with the details as approved
unless minor variations thereto are otherwise agreed in writing by the Local
Planning Authority.
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Reason: To comply with Policy D3 of the London Plan (2021) and Policy IM4 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
9. Sustainable Design and Construction Standards
Prior to the first occupation of each dwelling within the approved development, the
approved residential units shall incorporate sustainability measures as detailed in the
approved Energy and Sustainability Strategy Issue 02 prepared by SCMS Associates
Ltd (26th January 2021).
Reason: In the interest of addressing climate change and to secure sustainable
development in accordance with policies D3, SI1, SI2, SI3, SI4, SI7, SI12 and SI13 of
the London Plan 2021, Policy DH1 Design of Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (July 2014) and Royal Borough of Greenwich,
Greener Greenwich SPD (2014).
10.

Water Efficiency

a)

Prior to occupation of the dwellings, the approved residential units shall
incorporate and maintain water saving and monitoring measures that will
meet water efficiency standards with a maximum water use target of 105
litres of water per person per day a as stated in the approved Energy and
Sustainability Strategy Issue 02 prepared by SCMS Associates Ltd (26th January
2021).
Prior to first occupation of the residential units within the development,
evidence including final Water Efficiency calculations prepared by suitably
qualified assessor and evidence of commissioning that the approved residential
units have incorporated water saving and monitoring measures that will
prevent the undue consumption of water in line with Part A shall be
submitted to the Local Planning Authority for written approval.

b)

Reason: To ensure the sustainable use of water, in accordance with the approved
sustainability statement and policy SI5 of London Plan (2021) and Policy DH1 Design
of Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014) and
Royal Borough of Greenwich Greener Greenwich SPD (2014).
11.

Accessible and Adaptable Dwellings

a) Prior to the commencement of superstructure works, drawings illustrating
that all dwellings in the development hereby permitted that are not provided
in accordance with either Building Regulation requirement M4(3)(2)(a) or
M4(3)(2)(b) comply with Building Regulations 2016 (as amended) requirement
M4(2) ’accessible and adaptable dwellings’, shall be submitted to and approved
in writing by the Local Planning Authority.
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b) The development shall be carried out and retained for the lifetime of the
development in accordance the approved details.
Reason: To accord with Policies D5 and D7 of the London Plan (2021) and Policy
H5 of the Royal Greenwich Core Strategy and Detailed Policies 2014.

12.

Contamination

a) No development shall take place until a remediation strategy that includes the
following components 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:
I.
-

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.

II.

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.

III.

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.

IV.

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: To ensure that the development meets with the aims of the NPPF with
regard to protection of the water environment from any contamination resulting
from historic site activities and to ensure compliance with Policy E(e) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).
13.

Contamination (Verification Report)
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a) Prior to occupation of development, a verification report demonstrating
completion of the 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.
b) 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, and for the reporting of this to the Local Planning
Authority. The long-term monitoring and maintenance plan shall be
implemented as approved.
Reason: Should remediation be deemed necessary, the applicant should demonstrate
that any work has been carried out effectively and the environmental and healthrisks
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).
14.

Reporting of Unexpected Contamination

If, during development, contamination not previously identified is found to be
present at the site then no further development shall be carried out until the
developer has submitted, and obtained written approval from, the Local Planning
Authority, for an amendment to the remediation strategy detailing how this
unexpected contamination shall be dealt with.
The development shall be carried out in accordance with this amended strategy.
Reason: Groundwater quality needs to be protected. Any visibly contaminated or
odorous material encountered on the site during the development work must be
investigated. The Local Planning Authority must be informed immediately of the
nature and degree of contamination present. This condition has also been imposed
to ensure compliance with Policy E(e) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
15.

Demolition/ 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 for a
management scheme to control and minimise emissions of pollutants from and
attributable to the construction of the development. This should include a risk
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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. The scheme shall set out the secure measures,
which can, and will, be put in place. The Method Statement shall include full details
of the following:
a.
b.
c.
d.
e.
f.

g.
h.
i.
j.

k.
l.

Site hoarding
Haulage routes
Wheel washing including location and equipment to be used
Dust suppression methods to be used including details of equipment during
the different stages of the development
Confirmation if a mobile crusher will be used on site and if so, a copy of the
permit and indented dates of operation
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
Specification of equipment with likely noise and vibration levels to be
generated during demolition and construction works;
Details of any proposed noise screening measures;
Proposals for monitoring noise and procedures to be put in place where
agreed noise levels are exceeded;
Identification of the roles and responsibilities with regard to managing and
reporting on the demolition and construction phase noise and vibration
measures
Surface water management measures
Measures to maintain safe vehicular and pedestrian access to the Rockcliffe
Manor Primary School.

The development shall be carried out in accordance the approved Demolition and
Construction Method Statement.
Reason: In order to prevent nuisance and protect environmental health and
safeguard the amenities, health and safety of neighbouring properties and occupiers
and of the area generally, to prevent contaminated surface water runoff and
pollution of groundwater and to ensure compliance with Policies T4 and T7 of the
London Plan (2021) and Policies E(a) and E(e) of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (Adopted July 2014).
16.

Hours of Demolition and Construction

The demolition, earth removal, piling work and any mechanical building operations
required to implement the development shall only be carried out between the hours
of:
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• Monday to Friday - 8.00am to 6.00pm
• Saturdays- 8.00am to 1.00pm and
• Not at all on Sunday and Public and Bank Holidays
Reason: To safeguard the amenities of neighbouring properties and the area
generally and ensure compliance with Policies T7 and SI 1 of the London Plan (2021)
and Policies E(a) and E(c) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (adopted July 2014).
17.

Non Road Mobile Machinery

a)

Prior to the commencement of the development details of all plant and
machinery to be used at the demolition and construction phases shall be
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 must be 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 NRMM used during the demolition and construction phases [as detailed
above] must be carried out 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 equipment. This documentation should be made
available to local authority officers as required until development completion.

b)
c)

Reason: To protect local air quality and comply with Policies T7 and SI 1 of the
London Plan (2021) and the GLA NRMM LEZ.

18.

Refuse and Recycling

The waste storage and recycling facilities shall in all respects be constructed in
accordance with the approved details, shall be provided before first occupation of
the residential units and shall thereafter be maintained for the lifetime of the
development.
Reason: In order that the Council may be satisfied with the details of the proposal
and to ensure compliance with Policy SI 8 of the London Plan (2021) and Policies H5
and DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014).
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19.

Cycle Parking

The cycle parking facilities shall in all respects be constructed in accordance with the
approved details, provided before first occupation of the residential units and shall
thereafter be maintained for the lifetime of the development.
Reason: To promote sustainable travel and to ensure compliance with Policy T5 of
the London Plan (2021) and IM4, IM(b) and IM(c) of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (Adopted July 2014).
20.

Flood risk

The first-floor finished floor level must be set no lower than 4.55 metres above
Ordnance Datum (mAOD), in line with the submitted flood risk assessment and
elevation drawings.
Reason: To reduce the risk of flooding to the development and occupants and to
ensure compliance with Policies SI 12 and SI13 of the London Plan (2021) and
Policies E2 and E3 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (Adopted July 2014).

21.

Controlled parking zone permit restriction

Residents and other occupiers of the development (except Blue Badge holders) shall
be exempt from acquiring CPZ permits including amendments to Traffic Orders as
required. Prior to occupation of the development a financial contribution of £3,500
towards implementing modification to the traffic order shall be made payable to the
Council.
Reason: To promote sustainable travel and to ensure compliance with SI1, SI2 and
T3 of the London Plan (2021) and IM4, IM(b) and IM(c) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).
INFORMATIVES
Fire Safety
Access for fire appliances and adequate water supplies for firefighting purposes, shall
be provided in accordance with as required by Part B5 of the current Building
Regulations Approved Document.
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Occupational Therapists
The applicant is advised to contact the Council’s occupational therapist to inspect
the accessible units and check compliance with M4(2). This should happen initially at
first fix stage and at agreed intervals thereafter. The Councils occupational
therapists can be contacted on 020 8921 2614.
Construction Works
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
BRE four part Pollution Control Guides ‘Controlling particles and noise pollution
from construction sites’.
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Appendix 3 – National, regional and local planning policies and
Supplementary Planning Guidance / Documents.
The London Plan (March 2021) – The following London Plan policies are of
consideration:
Planning London’s Future – Good Growth
GG1 Building strong and inclusive communities
GG2 Making the best use of land
GG3 Creating a healthy city
GG4 Delivering the homes Londoners need
Design
D1 London’s form, character and capacity for growth
D2 Infrastructure requirements for sustainable densities
D3 Optimising site capacity through the design-led approach
D4 Delivering good design
D5 Inclusive design
D6 Housing quality and standards
D7 Accessible housing
D8 Public realm
D11 Safety, security, and resilience to emergency
D12 Fire Safety
D13 Agent of change
D14 Noise
Housing
H1 Increasing housing supply
H2 Small sites
H4 Delivering affordable housing
H6 Affordable housing tenure
H7 Monitoring of Affordable Housing
H10 Housing size mix
Social Infrastructure
S1
Developing London’s social infrastructure
Green Infrastructure and Environment
G5 Urban greening
G6 Biodiversity and access to nature
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Sustainable Infrastructure
SI1 Improving air quality
SI2 Minimising greenhouse gas emissions
SI13 Sustainable Drainage
Transport
T2 Healthy Streets
T3 Transport capacity, connectivity and safeguarding
T4 Assessing and mitigating transport impacts
T5 Cycling
T6 Car parking
T6.1 Residential Parking
T7 Deliveries, servicing, and construction
Funding the London Plan
DF1 Delivery of the Plan and Planning obligations
Monitoring
M1 Monitoring

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

Housing Policies
H1
H2
H3
H5
H(e)

New Housing
Housing Mix
Affordable Housing
Housing Design
Children’s play areas

Design and Heritage Policies
DH1
DH(b)

Design
Protection of Amenity for Adjacent Occupiers

Open Space Policies
OS4 Biodiversity
OS(f) Ecological Factors
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Environment and Climate Change Policies
E1
E2
E(a)
E(c)
E(e)

Carbon Emissions
Flood Risk
Pollution
Air Pollution
Contaminated Land

Cohesive and Healthy Communities Policies
CH1 Cohesive Communities
CH2 Healthy Communities

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

Infrastructure
Sustainable Travel
Impact on the Road Network
Walking and Cycling
Parking Standards

Supplementary Planning Guidance / Documents – the following planning
guidance / documents are considered relevant:
•
•
•
•
•
•
•
•
•
•
•

Mayor of London’s Housing SPG 2016 (‘Mayor’s Housing SPG’)
Mayor of London’s Shaping Neighbourhoods: Play and Informal
Recreation SPG 2012 (‘Mayor’s Play and Informal Recreation SPG)
Mayor of London’s Accessible London: Achieving an Inclusive
Environment SPG (2014)
Mayor of London’s Control of Dust and Emissions during Construction
and Demolition SPG (2014)
Mayor of London’s Social Infrastructure SPG (2015)
Mayor of London’s Character and Context SPG (2014)
Mayor of London’s Sustainable Design and Construction SPG (2014)
Mayor of London’s Planning for Equality and Diversity in London SPG
(2007)
Air Quality Neutral GLA Planning Support Update (2014)
Royal Borough of Greenwich Greener Greenwich SPD
Royal Borough of Greenwich Strategic Flood Risk Assessment (2011)
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