Planning Board
Agenda
Place

The Town Hall, 35 Wellington Street, Woolwich SE18 6PW

Date

Tuesday, 20 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
John Fahy
Averil Lekau
Clive Mardner
Vacancy
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
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

Minute
Members are requested to confirm as an accurate record the
Minute of the meeting held on 16 March 2021.
No motion or discussion may take place upon the Minute
except as to their accuracy, and any question on this point will
be determined by a majority of the Members of the body
attending who were present when the matter in question was
decided. Once confirmed, with or without amendment, the
person presiding will sign the Minute.

5

Land at Nos. 6, 61-81 and Coopers Yard, Eastmoor
Street and Nos. 6 & 10 Westmoor Street, Charlton,
London, SE7 8LX - Ref: 20/1924/F
N.B – this application is a continuation of consideration from
the Planning Board meeting of 6 July 2021. No further
requests for public address will be accepted for this item.
Ward – Woolwich Riverside
Demolition of existing structures and erection of buildings
between 6 and 9 storeys in height comprising residential units,
flexible employment floorspace and flexible retail and
community uses with associated landscaping and new public
realm, access and infrastructure works, refuse and recycling
storage, car parking and cycle parking and associated
development.
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6

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 6 July 2021
Ward – Shooters Hill
The Planning Board is requested to Grant Planning permission
for the demolition of existing garages and the construction of
two buildings to provide residential accommodation (Use Class
C3) together with associated landscaping and parking.

7

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 6 July 2021.
Ward - Eltham South
The Planning Board is requested to grant planning permission
for construction of 2x3-bed dwellinghouses (Class C3)
together with associated car parking and landscaping.

8

London South East Colleges Greenwich, 95 Plumstead
Road, Woolwich, London, SE18 7DQ – Ref - 21/0585/F
Ward – Glyndon
The Planning Board is requested to grant planning consent for
the demolition of existing buildings and construction of a
mixed use, residential (Use Class C3), education (Use Class
F.1) and commercial (Use Classes E/F.1/F.2) development
together with associated landscaping, play space, access, refuse
and recycling storage, car and cycle parking, public realm
improvements and associated works.
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Date of Issue
Friday, 09 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: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
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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
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
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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.
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.

Page 6

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
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.
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• 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
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.
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•
•
•
•

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
Committee Services Officer

Page 9

Page 10

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
Dillon
Dillon
Dillon
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
Greenwich Housing Rights
Greenwich Service Plus
Greenwich Wildlife Advisory Group
Greenwich Co-operative Development Agency
Learning Disability Partnership
Greenwich Theatre Board
Environmental Protection UK
-

Role
Deputy
Deputy
Deputy
Deputy
Member
Deputy
Member
Member
Member
Member
Member
Member
Member
Member
Member

Governorship
Discovery Primary School

Thorntree Primary School

Abbey Wood Nursery School
St Pauls Academy
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ROYAL BOROUGH OF GREENWICH
PLANNING BOARD
16 MARCH 2021 AT 6.30PM
MINUTE
PRESENT:
Members:
Councillor Stephen Brain (Chair); Councillors Norman Adams, Olu Babatola, Gary
Dillon, Ian Hawking, Denise Hyland, Clive Mardner, Geoffrey Brighty and Nigel
Fletcher
Officers:
Assistant Director Planning & Building Control, Planning Manager (Major
Developments), Principal Planning Officer, Solicitor for Legal Services and
Committee Services Officer
At the commencement of the meeting (conducted remotely) the Chair announced
the procedure which the Meeting of the Board would be followed for considering
the item(s) before the Board. Chair confirmed no members of the public had
registered to speak on the item, but the applicant and agent were present.
Item
No.
1.
Apologies for Absence
There were no apologies for this meeting.
2.

Urgent Business
There were no items of urgent business for consideration.

3.

Declarations of Interest
Resolved –
That the list of Councillors’ memberships as Council appointed
representatives on outside bodies, joint committees and school governing
bodies be noted.
1
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4.

Minutes
Resolved –
That the minutes of the meetings of the Planning Board held on 6 October
2020 and 3 November 2020 be agreed and signed as a true and accurate
record.

5.

Licensed Facility No. 3, Tripcock Point, Thamesmead, London, SE28 0LN Ref: 20/2854/MA
The Principal Planning Officer gave illustrative presentation of the report and
clarified that the application before the Planning Board sought to vary
condition nine of the approved planning permission, in relation to lowering
the site capacity and landfill height, allowing the developer to close the site
and restore the wetland in preparation for future public access and use.
As the Board had received no requests from the public to address the Board
and moved to accepting the applicant’s presentation.
The applicant’s agent advised the site had reached the end of its operating
life in 2013 and was closed in all but planning terms. The application would
allow for it to be permanently closed and aftercare works undertaken in
accordance with an Environment Permit. The site would be restored to its
original profile, up to 11 meters lower than the approved level; and the
historic Arsenal Danger Buildings renovated and restore the wetlands,
allowing the site to form part of an integrated district park. He noted that no
objections have been submitted to the proposal and the Council’s Planning
and Waste Officers held no objections to the proposal.
In response to Members questions the applicant’s agent advised that the
nearest habitable building to the site was over 100metres. This was a private
site, currently not open to the public. Once the site was closed, the restored
Danger Houses, along with the rest of the restored site, would be made
publicly accessible.
The Planning Board moved to the vote and on behalf of and at the request of
the Chair the Clerk sought confirmation from all Members’ that they had
maintained connection to the zoom meeting for the entirety of the
presentation and discussion on this item. No Member indicated that they
had experienced any loss of connectivity.

2
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The Planning Officers recommendation to approve the material amendment
was put to the vote with 9 Members’ in favour, 0 against and 0 abstentions.
Resolved unanimously –
That Planning Permission be granted under Section 73 of the Town & Country
Planning Act 1990 for a minor material amendment of planning permission
92/1268/F, dated 15 March 1996 (varied by non-material amendment
17/2490/NM, dated 24 October 2017) for the Licenced tipping facility for the
disposal of contaminated arisings from the Thamesmead development. The
variation of Condition 9 is sought to provide for the completion of landfill
engineering works through the recontouring of the permitted landform
without further importation of waste material.
That Consent granted subject to:
A. The referral of the application to the Mayor of London as required under
the terms of The Town and Country Planning (Mayor of London) Order
2008.
B. The Conditions set out in Appendix 2 of the report
C. The prior completion of an agreement under Section 106 of the Town and
Country Planning Act 1990 (as amended) containing the planning
obligation as detailed in the heads of terms set out in this report (Section
17.0) and the minute of the Planning Board meeting.
D. Authorise the Assistant Director of Planning & Building Control to:
i. make any minor changes to the detailed wording of the
recommended conditions as set out in this report, its addendums,
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
ii.

finalise the detailed terms of the planning obligations pursuant to
Section 106 of the Town and Country Planning Act 1990 (as
amended), as set out in this report (Section 17.0) and the minute of
the Planning Board meeting.

E. That in the event that the Deed of Variation is not completed within
three (3) months of the date of this Planning Board meeting, the
Assistant Director of Planning & Building Control to authorised to
3
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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 restore and to implement a
scheme of controlled access to the Historic Area and the Wetlands
and the provision of a safe environment to public, the proposal
would fail to mitigate its impact on the surrounding amenities
(including Landscape and Heritage), in line with policies SD1, SI 5, HC
1, G1, G2, G3, G4, G5, G6, SI 13, SI 14, SI 16, SI 17 and DF1 of the
London Plan (2021), policies OS1, OS3, OS4, E(d) and E(e) of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014), the Thamesmead and Abbey Wood SPD (2009)
and the Planning Obligations SPD (2015).

The meeting closed at 06.56pm

___________________________
Chair

4
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Planning Board

Agenda: Item 5

28 June 2021 6 July 2021 20 July 2021

Reference No: 20/1924/F

Applicant: Eastmoor Street 81 LLP c/o Aitch Group
Agent:
BPTW
Site Address:
Land at Nos. 6, 61-81 and Coopers
Yard, Eastmoor Street and Nos. 6 & 10
Westmoor Street, Charlton, London,
SE7 8LX

Ward: Woolwich Riverside
Application Type:
Full Planning

1. Recommendation
1.1

A. That full planning permission be GRANTED for
Demolition of existing structures and erection of buildings between 6 and 9
storeys in height comprising residential units, flexible employment floorspace
and flexible retail and community uses with associated landscaping and new
public realm, access and infrastructure works, refuse and recycling storage,
car parking and cycle parking and associated development subject to:

1.2

(i)

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

(ii)

the conditions (Appendix 2) to be detailed in the notice of
determination

(iii)

the prior completion of an agreement under Section 106 of the Town
and Country Planning Act 1990 containing the planning obligations
summarised in the heads of terms set out in this report (Section 28)

B. To authorise the Assistant Director (Planning & Building Control) to:
(i)

make any minor changes to the detailed wording of the recommended
conditions as set out in this report (Appendix 2), where the Assistant
Director (Planning & Building Control) considers it appropriate, before
issuing the decision notice

ITEM NO: 5
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2.

(ii)

finalise the detailed terms of the planning obligations pursuant to
Section 106 of the Town and Country Planning Act 1990, as set out in
this report (Section 28)

(iii)

consider, in the event that the Section 106 Agreement has not been
completed within three (3) months of the date of the Planning Board
resolution whether consent should be refused on the grounds that the
agreement has not been completed within the appropriate timescale,
and that the proposals are unacceptable in the absence of the
recommended planning obligations; and if the Assistant Director
(Planning & Building Control) considers it appropriate, to determine the
application with reasons for refusal which will include the following: In
the absence of a legal agreement to secure Affordable Housing, financial
and non-financial contributions including for Employment, Skills and
Training, Highways (including Charlton Riverside Transport
Infrastructure Contribution and TfL Bus Tariff) Off-Site Open Space
and Carbon Offsetting, the development fails to maximise the delivery
of affordable housing and fails to mitigate its impact on local services,
amenities and infrastructure contrary to London Plan policies H4, E11,
T1, S4, SI2, and DF1 policies H3, E1, EA(c), IM1, IM4, IM(a), IM(b) of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014), the Charlton Riverside SPD (adopted June 2017)
and the Planning Obligations (s106) Guidance SPD (adopted July 2015).

Executive Summary

2.1

The application seeks full planning permission for the demolition of the
existing structures and erection of buildings between 6 and 9 storeys in height
comprising 188 residential units, 631 sqm B1/B8 flexible employment
floorspace and 510 sqm flexible retail and community uses with associated
landscaping and new public realm, access and infrastructure works, refuse and
recycling storage, car parking and cycle parking and associated development.

2.2

The proposed redevelopment of the site would result in the loss of floorspace
currently or recently used for employment purposes however the
introduction of mixed use on the site is considered acceptable in principle by
virtue of the fact that Charlton Riverside is designated a Strategic
Development Area in the Core Strategy and as an Opportunity Area in the
London Plan.

2.3

The proposals would introduce residential development into an area which is
currently poorly served by public transport however this would be mitigated
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by the proposed transport improvements for the area contributions towards
which would be secured through S106 contributions and infrastructure levy.
2.4

The proposed development would provide five purpose built, commercial
spaces for flexible employment use and a further three units for flexible retail
/community use. It is considered that the proposed new floorspace would
support an overall increase in employment compared with the existing uses
on the site.

2.5

The submitted viability appraisal indicates that the proposed scheme would be
in deficit. Nonetheless it is proposed to provide 30% affordable housing.
Following an independent review of the financial appraisal it is considered that
this represents the maximum reasonable amount of affordable housing that
could be provided. The scheme would provide 16.5% three-bedroom units
however within the social rented tenure 25% of the units would be family
sized. Overall the proposed mix is considered to be acceptable.

2.6

Whilst the proposed building heights would exceed those recommended in
the Charlton Riverside SPD the scheme is considered to be predominantly
mid-rise in scale. The southern block is characterised by a six-storey parapet
with a seventh storey set back from the edge. The nine-storey element within
the northern block has been carefully placed to function as a marker for the
local centre identified in the SPD. Overall, the architectural design and
detailing is considered to be of a high standard.

2.7

The proposed scheme would introduce two new areas of public realm linking
Eastmoor Street and Westmoor Street, and providing new pedestrian routes
to the adjacent park. The layout of the scheme has also been designed to
facilitate the provision of the proposed East West Route and land within the
site would be transferred to the Council for this purpose.

2.8

Notwithstanding the acceptability of the building in urban design terms it is
acknowledged that the introduction of additional building height of the scale
proposed adjacent to the Thames Barrier and Bowater Road Conservation
Area would result in a low level of less than substantial harm to due to the
conservation area due to the impact on its setting. However, this harm is
considered to be outweighed by the public benefits of the development.

2.9

Overall, it is considered that the proposal would provide a high-quality
development that would be broadly aligned with the objectives of the SPD.
The proposal would provide new retail and community spaces within the area
identified as a local centre and would contribute to the emerging network of
streets and open spaces envisaged by the SPD, including the proposed new
ITEM NO: 5
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East West Route. The predominantly mid-rise scale of the proposed buildings
and high-quality architecture are considered to respond well to the site's
context. Subject to appropriate conditions and S106 clauses, the proposed
development is considered acceptable and is recommended for approval as
set out in Section 1.
2.10

Detailed below is a summary of the application:
The Site Site Area (m²)
Local Plan Allocation
Heritage Assets

Tree Preservation Order
Flood Risk Zone

5,900
Strategic Development Location
Adjacent to Thames Barrier and
Bowater Road Conservation Area
Affects setting of Grade II listed building
37 Bowater Road
N/A
3

Proposed Building
Building height (metres)

Northern Block max
height: 34.75
Southern Block max
height:
25.375
6-9
16,404.5

No. of storeys
Floor area (m²)
Housing
Density

Dwelling Mix

Affordable Housing /
Tenure Split

Dwellings per Hectare

318

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

822
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10 (5.3%)
53 (28.1%)
94 (50%)
31 (16.5%)
56 (30% by unit / 34%
by habitable rooms)
132 (70%)
40 (71.4% of affordable)
10 (28.6% of affordable)
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Housing Standards

Complies with
Technical Housing
Standards – Nationally
Described Space
Standard and London
Plan standards?

Non-Residential Uses
Existing Use(s)
Existing use (Classes) /
Operator

Proposed Use(s)

m²
Proposed use(s)
(Classes) / Operator
m²
Proposed use(s)
(Classes) / Operator

Employment

Transportation
Car Parking

Cycle Parking
Public Transport

m²
Total Non-Residential
Floorspace
Existing Number of
Jobs
Proposed number of
jobs

No. existing car
parking spaces
No. Proposed Car
Parking Spaces
Proposed Parking Ratio
No. Proposed Cycle
Parking
Complies with policy
PTAL Rating

Sustainability / Energy
BREEAM Rating

Yes

Castings, Vehicle
Repairs, Car Breakers /
Scrap Metal Dealers
(B2, B8 / Sui Generis)
2,328
Retail / cafe /
community space (A1A5, D1)
510
Workshops / maker
spaces / ancillary offices
(B1, B8)
631
1,141.4 (excluding
ancillary floorspace)
30
48

0
14 (Blue Badge)
0.07 spaces per unit
396 long-stay and 39
short-stay
Yes
2

Very Good
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Renewable Energy Source

PV and Air Source
Heat Pumps
52%

Carbon Emission Reduction
Public Consultation
Number in Support
Number of objections
Main issues raised

34
28
•
•
•
•
•
•
•
•

Deviation from Charlton
Riverside SPD
Building heights
Density
Standard of accommodation
Daylight and sunlight within units
Open space provision
Proportion of affordable housing
Proportion of family housing

See Section 6.5 for full details of issues
raised
2.11 The report details all relevant national, regional and local policy implications
of the scheme, including supplementary planning guidance.
2.12 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.

ITEM NO: 5

Page 26

Site Plan

3.

Site and Surroundings

3.1

The site is located to the north of Woolwich Road and to the south of the
River Thames. The site comprises approximated 5,900m² of land which
includes Nos. 6 and 10 Westmoor Street, 61 - 81 Eastmoor Street and a
parcel of land known as Coopers Yard, Eastmooor Street. These parcels form
a rectangular plot of land which is bounded by Mirfield Street to the north,
Eastmoor Street to the east and Westmoor Street to the west. The southern
boundary adjoins a site known as Evelyn House at 5 - 31 Eastmoor Street
which is the subject of planning application 20/2186/F.

3.2

The area where the site is located is generally industrial in nature and nearby
uses to the north, south and west include warehouses, scrap yards and
recycling sites. To the north east of the site is a former public house which is
now used as a veterinary surgery with a residential flat above. To the east of
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the site is an area of open space and to the east of that is the Royal
Greenwich Trust School and Windrush Primary School.
3.3

The site is occupied by a number of industrial sheds, portacabins and
containers with areas of open storage. Uses on this site (some of which
remain in operation) include vehicle repairs / MoT testing, car breakers /
scrapyard and a metal foundry.

3.4

The site lies adjacent to the Thames Barrier and Bowater Road Conservation
Area, the boundary of which adjoins the eastern boundary of the site.
Number 37 Bowater Road located to the north east of the site is a Grade II
listed building. There are also a number of locally listed buildings in the vicinity
of the site which include the Barrier Animal Clinic (former Lads of the Village
PH), the former Victoria PH and the Windrush Primary School.

3.5

The Gilbert’s Pit (Charlton) Site of Special Scientific Interest (SSSI), the
Maryon Wilson Park and Gilbert’s Pit Local Nature Reserve (LNR) are
located to the south of Woolwich Road. These sites also fall within areas
designated as Sites of Importance for Nature Conservation (SINC) in the
Royal Greenwich Local Plan Core Strategy with Detailed Policies 2014. The
open space located immediately to the east of the site is designated as
Metropolitan Open Land and an SINC (nc28).

3.6

There are no trees within the site however there are seven trees located on
the pavements which adjoin the site, in Westmoor Street and Mirfield Street.

3.7

The site lies within Flood Zone 3.

3.8

The site has a PTAL rating of 2 however it is an aspiration of the Charlton
Riverside SPD to improve the PTAL of the area.

4. Relevant Planning History
61- 81 Eastmoor Street
4.1

80/0476 - Planning permission was granted on 1 September 1980 for a
change of use to warehousing.

4.2

Between 1980 and 1985 planning permission was granted for the retention of
temporary buildings and the erection of boundary walls / fencing under
various applications: 80/0704; 81/0122; 81/0574; 85/0360 and 85/0361.
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Coopers Yard Eastmoor Street
4.3

04/1052/CE - A certificate of lawfulness was granted on 2 June 2004 in
respect of an existing use for the receiving of end of life vehicles, de-polluting,
breaking, storage and recycling.
6 Westmoor Street

4.4

85/0248 - Planning permission was granted on 28 May 1985 for the installation
of a 40' weighbridge and the alteration of a boundary wall to facilitate access.
Adjacent Site
Belmont Beds 11-31 Eastmoor Street

4.5
5.
5.1

On 20 October 1998 planning permission was granted for the construction of
a car park and cross over. (Reference 98/1381/F
Proposals
The current application seeks full planning permission for the following:
Demolition of existing structures and erection of buildings between 6 and 9 storeys
in height comprising residential units, flexible employment floorspace and retail and
community uses with associated landscaping and new public realm, access and
infrastructure works, refuse and recycling storage, car parking and cycle parking and
associated development.

5.2

The proposed development would have a with a maximum total height of
36mAOD (including roof access level areas) and would provide 188
residential units with 631 m² B1/B8 flexible employment floorspace and 510
m² flexible retail and community uses (Use Classes A1- A5 and D1).

5.3

The proposed development would comprise two blocks separated by a linear
area of open space linking Eastmoor Street and Westmoor Street. A new
access road is also proposed to the south of the development between the
application site and the adjacent Evelyn House site.

5.4

Following revisions to the scheme the northern block would rise to a
maximum of nine storeys in height at the corner of Mirfield Street and
Westmoor Street whilst the remainder of the block would be seven storeys
in height with the upper storey set back from the edge of the six-storey
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parapet. The southern block would comprise seven storeys in total with the
upper storey set back form the edge of the parapet.
5.5

The northern block would provide three commercial units at ground floor
level which would be either dual or triple aspect with frontages on Mirfield
Street, Eastmoor Street and Westmoor Street and the new green link. Cycle
storage and refuse storage would also be provided at ground floor level.

5.6

The southern block would provide five commercial units at ground floor level.
Four of the units would have a frontage onto either Eastmoor Street or
Westmoor Street with secondary frontages on the proposed green link /
southern access road. The fifth unit would have a single frontage adjoining the
green link.

5.7

Car parking would be provided in the central part of the ground floor with an
access off Westmoor Street. Cycle storage, refuse storage, plant and a
concierge area would also be provided within the ground floor of this block.

5.8

The residential units at first floor and above would be accessed by two cores
in each block. There would be a mix of units accessed via internal corridors
and deck access units.

5.9

Communal amenity space and play space would be provided within the green
link together as well as the first-floor podium of the southern block and
external spaces at sixth floor level in both blocks and ninth floor level in the
northern block.

5.10 The proposed building would have a predominantly brick finish comprising
three complementary tones of black, grey and light-coloured bricks. The
commercial storey would be composed of grey brickwork with green and
blue glazed brick to accentuate the residential and commercial entrances.
Dark metal panels would also be used, together with black window frames
and balcony enclosures. Recent amendments have introduced bronze
coloured metal cladding to the set-back upper storeys and metal balcony
enclosures.
6.
6.1

Consultation
The application since being submitted in July 2020 has been subject of three
rounds of public consultation, comprising a press notice, site notices and 135
letters, sent to individual occupiers in the vicinity of the application site. This
also included consultation with statutory bodies and local amenity groups.
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6.2

Statutory Consultees

6.2.1 A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Representati
on and date
received
Crime
Prevention
Officer

London Fire
&
Emergency
Planning
Authority
SGN

EDF
Thames
Water

Summary of
Comments

Officers comments

Highlighted the
incidences of crime
reported in the
local area.
Recommended
ongoing
engagement with
Crime Prevention
Officers and
application of a
condition to
ensure that the
development
achieved Secured
by Design
Accreditation.
No response
received

Issues relating to
community safety are
assessed in Section 23
of this report.
A condition in relation
to Secured by Design
has been included (See
Appendix 2)

Fire safety is discussed
in Section 24 and
compliance with a Fire
Statement will be
secured by condition.
Recommended use An informative is
included advising the
of the online
applicant of this.
search facility in
relation to gas
pipelines and other
utilities
infrastructure.
No response
received
No objection in
These conditions have
relation to foul
been included in the
water
recommendation (refer
infrastructure
to Appendix 2).
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capacity.
Recommended a
condition in
relation to surface
water capacity.
Identified that
upgrades will be
needed to water
supply to serve
more than 99
dwellings. A
condition is
recommended in
relation to water
supply upgrades.
Noted that surface
water discharges
are high and need
to be reduced to
Greenfield rates or
close enough i.e.
3l/s

Network Rail

Informatives were
also recommended
in relation to a
range of matters.
No objection to
the proposals but
notes that the rail
network is
projected to
become congested
if it does not
receive funded
enhancement.
Would welcome
continued
engagement with
the Royal Borough
of Greenwich to
ITEM NO: 5
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Transport
for London

mitigate the
cumulative impact
of new
developments in
the area.
Initial comments
raised concern /
requested
clarification in
relation to the
following:

Transport matters are
assessed in Section 19.
Relevant conditions
and S106 clauses are
included in the
recommendation.

The need for an
updated Active
Travel Zone
Assessment;
Further
information in
relation to trip
generation;
The need for a
comprehensive
approach to
Westmoor Street;
Design of
proposed cycle
parking;
Proposed loading
bay on the East
West route /
clarification on
servicing
Recommended
that a Delivery and
Servicing Plan and
Construction
Logistics Plan and
full Travel Plan be
secured by
condition.
Contributions
towards pedestrian
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/cycling
improvements; and
the payment of the
TfL Bus Tariff were
also requested.
In summary:
Significant
improvements are
required in the
site’s accessibility
by means of
sustainable and
active travel to
support the
proposed quantum
of development
and achieve the
Mayor’s strategic
mode shift target;
A significant
contribution
towards delivery of
bus service
improvements is
required; and
Further
engagement with
TfL and the Local
Planning Authority
is required on
relationship of the
development to
the alignment of
the OA east-west
route and the
closure of
Eastmoor Street to
vehicles
Further comments
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received following
submission of
amended plans /
additional
information:
East-West route
It is understood
that the proposed
alignment for the
east-west route at
this site has been
agreed with RBG.
At this time, TfL
are satisfied that
the alignment will
be able to safely
and efficiently
accommodate bus
services.
Cycle Parking
A number of
changes to the
cycle parking
stores has been
made to address
comments raised
by TfL. It is
understood that
the quantum of
cycle parking at
this site is 396
long-stay and 39
short-stay, which is
in line with the
minimum
standards identified
within Policy T5 of
the London Plan.
Cycle parking
provision is largely
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in accordance with
London Cycle
Design Standards
(LCDS), which is
welcomed.
Public Transport
Contributions
As identified in
TfL’s initial
comments, all
developments that
come forward
within the OA will
be expected to pay
the bus tariff to
deliver the
necessary bus
service
enhancements to
improve the OA's
accessibility and
support the
quantum of
development
coming forward. It
is therefore
welcomed that the
applicant has
agreed to this
tariff.
Car Parking
14 disabled person
parking spaces are
proposed, which
equates to 7 per
cent of dwellings
having access to a
disabled person
parking space from
the outset. Taking
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into consideration
that average blue
badge uptake in
the Royal Borough
of Greenwich is
less than three per
cent, there is a
concern that the
over provision of
disabled persons
parking could lead
to their misuse. In
light of this, we
would encourage
only three per cent
of residential
dwellings being
provided from the
outset. The space
identified for the
other ‘four per
cent’ should be an
alternative use i.e.
planting, hobbies
workshop etc.
converting into
additional disabled
person parking
spaces as and
when demand
arises. This should
be detailed within
the Parking Design
and Management
Plan (PDMP),
which should be
secured through
condition. Should
additional demand
beyond the seven
per cent provided
on site is required,
consideration
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should be given to
the conversion of
existing on-street
parking spaces,
such as those
located south on
Eastmoor Street.
Should there be no
reduction in the
quantum of
disabled person
parking, then detail
on the
management of
these spaces
should be provided
within the Parking
Design and
Management Plan
(PDMP). A
condition should
also be attached
which states that
these spaces will
not be converted
to general parking
at any time during A revised plan will be
the lifetime of the requested to address
development.
this matter and an
One car club space update on this will be
provided in an
is to be provided,
which should have Addendum to this
report.
active electric
vehicle charging
provision.
Delivery and
Servicing
A delivery and
servicing bay is
proposed on
Westmoor Street.
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The applicant has
provided swept
path analysis which
demonstrates that
all vehicle sizes
anticipated to use
this bay can be
safely
accommodated
without
encroachment
onto Westmoor
Street.
The Council
should note that
the width of
Westmoor Street
in this location is
6m. As identified in
the Charlton
Riverside SPD, it is
not anticipated
that buses will
travel down this
section of
Westmoor Street.
However, until the
long-term bus
strategy for this
OA has been
implemented,
buses will need to
utilise this section
of Westmoor
Street on a
temporary basis.
Improvements to
the width of
Westmoor Street
may be required,
as such this should
be highlighted to
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any development
sites that come
forward on the
western side
On another note,
it is noted that the
one of the plans
provided by the
applicant identifies
a pedestrian
crossing facility on
the east-west
route.
There has been no
agreement on the
location of
pedestrian crossing
facilities on the
east-west route.
Until such
discussions
between TfL and
Greenwich have
taken place, TfL
are unable to
confirm that the
pedestrian crossing
facility identified
on the plan
previously
referenced is
appropriately
located. It is
therefore
recommended that
a condition is
attached to this
permission which
addresses this
matter. This will
enable sufficient
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time for TfL and
Greenwich to
discuss this matter
further.
London City
Airport

Greater
London
Authority

Proposals do not
conflict with
London City
Airport’s
current
safeguarding
criteria.
Recommended
conditions in
relation to cranes
and bird
management to
protect aviation
safety.
Principle of
development:
The
redevelopment of
a brownfield site
within an
Opportunity Area
is supported in
principle; however,
the site lies within
an active industrial
area and is poorly
connected. As
such any
redevelopment of
the site that
includes provision
of residential units,
should ensure that
the existing and
emerging context
and aspirations of
the area are
considered in the
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included in the
recommendation

Noted. The schemes'
relationship with
existing uses is
considered in Section
17.

Affordable housing
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design and layout.
Affordable
Housing:
It is proposed to
provide 35%
affordable housing,
of which 73%
would comprise
London Affordable
Rent and 27% of
Shared Ownership.
The proposal does
not meet the Fast
Track threshold
for industrial land,
as set out in Policy
H5 of the Intend
to Publish London
Plan. The applicant
should seek to
increase the level
of affordable
housing on the site
in compliance with
Policy H5 and
Policy 3.8 of the
Intend to Publish
Plan and London
Plan respectively.
The applicant
should
demonstrate that
the potential for
grant funding has
been explored to
ensure the
maximum
reasonable of
affordable housing
is delivered;

provision is assessed in
Section 12.

The quality of the
proposed employment
space and measures
taken in respect of the
relocation of existing
uses is assessed in
Section 9.

Employment:
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The proposals
would provide
1,801 sq.m. of
flexible commercial
and
retail/community
uses. The scheme
results in a loss of
industrial
floorspace overall,
which is replaced
by 1,291 sq.m of
flexible office and
industrial
floorspace. To
confirm the
quantum of
genuinely industrial
floorspace on the
site, and to ensure
it is suitably
designed and
secured, the
industrial uses
should be explicitly
set out. The
applicant should
also explore
whether any of the
existing businesses
can be retained on
the site, including
the existing
castings use;

The proposed siting of
the development
would accommodate
the alignment of the
proposed East West
route. See Section 19.

The height and massing
of the proposed
buildings are assessed
in Section 13.
Noted. The impacts
upon heritage assets
are assessed in Section
14.

Urban Design:
The layout is
broadly supported;
however,
continued
engagement is
required with the
TfL on the
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proposed eastwest road
alignment. The
proposed height
and massing are
within the
maximum
parameters set out
in the SPD for the
Charlton Riverside
area;
Heritage:
Less than
substantial harm to
the adjacent
conservation area
and nearby
heritage assets
could potentially
be outweighed by Transport matters are
the public benefits assessed in Section 19.
of the
development.
Environment
A communal heat
network should be
considered and
proposed. The
FRA does not give
appropriate regard
to pluvial residual
flood risks and the
need for resilience
measures. The
surface water
drainage strategy
does not give
appropriate regard
to the drainage
hierarchy and
greenfield runoff
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rate. The
development
These comments are
should increase the noted.
UGF to achieve a
target score of 0.4.
Transport:
In addition to
continued
engagement of the
east-west link
road, the applicant
should engage with
the Council and
TfL and on the
future proposals
for Eastmoor
Street. The
proposals should
provide 3%
wheelchair
accessible car
parking but is
otherwise car-free.
Provision of cycle
parking is below
that set out in the
Intend to Publish
London Plan. A
Travel Plan and
Construction and
Logistics Plan
should be provided
and secured.
Further comments
following
submission of
amendments:
The reduction in
commercial
floorspace is noted
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– this will need to
be set out in the
context of the
Stage 1 report
where the
applicant was
asked to confirm
the existing
quantum and
breakdown of
industrial
floorspace on site.
In addition, please
confirm the
breakdown of the
different types of
employment
floorspace being
proposed.
From a strategic
perspective, the
site has potential
to be further
optimised for
increased housing
capacity given its
location on the
edge of the park
and being
prominent on the
SPD’s primary
east/west link.
That being said,
changes to heights
are minimal and
the taller (9
storey) element is
maintained to help
denote the
junction along the
SPD’s east / west
link.
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The saw tooth
roof line to the
southern block did
appear a little top
heavy - the
proposed
brickwork relief to
the setback
7thfloor is more
successful and
refined.
The addition of
third core to
southern block is
welcomed and
provides efficient
core to unit ratios.
Tweaks to internal
layouts to address
the Council’s
daylight / sunlight
and privacy
concerns are
welcomed.
The visuals suggest
a well-considered
approach to the
architecture and
building forms and
use of high quality
materials/detailing
is strongly
supported.
Environment
Agency

Initial comments
requested further
information
regarding the
proposals to
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regarding access to
Eastmoor Street are
noted. The proposals
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pedestrianise
Eastmoor Street /
the means of
controlling access
and raised concern
that this could
impede required
access to the
Thames Barrier
site.

for Eastmoor Street do
not fall within the
application site and will
be progressed
separately, in
consultation with the
Environment Agency.

Further comments
received state that
the Environment
Agency is very
supportive of
improving the
street environment
in this area at same
time as maintaining
24-hour access to
the Thames
Barrier site and
notes that the
requirement for
access is set out in
the Charlton
Riverside SPD.
Following further
discussions, the
Environment
Agency notes that
the works to
Eastmoor Street
do not form part
of this current
planning
application and fall
outside the red
line boundary. The
creation of
improved public
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realm along
Eastmoor Street is
an aspiration in the
Charlton Riverside
SPD and the
development
submitted under
this application has
been designed to
reflect this and will
contribute toward
improvement
works to East
Street via a S106
agreement.
The Environment
Agency is keen to
continue to work
in partnership with
RBG to discuss the
proposals for
Eastmoor Street
which will deliver
improved public
realm at same time
as maintain existing
access to the
Thames Barrier
site.

These conditions have
been included in the
recommendation.

No objection is
raised to the
proposed
development
subject to
conditions in
relation to flood
risk and
groundwater
protection. It has
been confirmed
that the breach
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Historic
England

Greater
London
Archaeologic
al Advisory
Service

Port of
London
Authority

level is 6.128m
AOD and that
finished floor levels
of 6.400mAOD as
proposed will be
acceptable.
On the basis of the
information
available to date
does not wish to
offer any
comments.
Suggests that the
Council seeks the
views of its
specialist
conservation
advisers, as
relevant.
Concludes that
there is an ongoing
archaeological
potential
associated with
this site and that
the development
could cause harm
to archaeological
remains. However,
the significance of
the asset and scale
of harm to it is
such that the effect
can be managed
using a planning
condition.
No objection in
principle.
Requested further
information as to
why the site has
not been
considered feasible
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Impacts upon heritage
assets are discussed in
Section 14.

Impacts upon heritage
assets are discussed in
Section 14 and a
condition in relation to
an archaeological
investigation is
included in the
recommendation.

Issues in relation to
noise and the
relationship with the
safeguarded wharves
are discussed in
Section 17.

Page 50

for freight
transport by
water.

Noise related
conditions and S106
clauses have been
agreed with the
Recommended
applicant and are
that as part of the included in the
detailed
recommendation. Any
Construction
further comments
Logistics Plan,
from the PLA or wharf
Safeguarded Wharf operators will be
operators are
reported in an
contacted with
Addendum to this
regard to the use
report.
of the River
Thames through
the supply chain as
part of the
construction and
demolition phases
of the
development.
Stated that this
should be included
as a condition.
Clarification is
sought as to
whether the
acoustic report has
taken account of
the impacts of
noise from
Safeguarded
Wharves.
Currently there is
a risk that as the
taller parts of the
development will
have an
unscreened view
of Murphy’s /
Angerstein
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NHS London
Healthy
Urban
Developmen
t Unit

Wharves they will
be exposed to
greater levels of
low frequency
noise. It must be
demonstrated that
the development
has been designed
to minimise the
potential for
conflicts of use and
disturbance in line
with the Agent of
Change Principle.
The NHS London
Healthy Urban
Development
Unit’s HUDU
Planning
Obligations Model
has been used to
calculate the cost
of the providing
the additional
capacity required
to mitigate the
impact of the
proposed
development. The
Publication London
Plan chapter 11
states that
boroughs should
use the HUDU
Model to calculate
developer
contributions.

Impacts upon
infrastructure are
assessed in Section 25
however it is
considered that the
scale of development
does not justify a
separate contribution
to healthcare in
addition to CIL.

Given the site is
within the
Charlton Riverside
Opportunity Area
- an industrial area
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with no existing
social
infrastructure it is
likely that a higher
proportion than
usually will be new
to this part of the
borough, and quite
likely the borough.
When the
Charlton Health
facility set out in
the Council’s Site
Allocation
Document and
emerging Local
Plan is developed it
should be assumed
that residents will
seek to register
with the practice
based at the new
centre. However,
if the development
completes prior to
the new facility
being provided
then additional
capacity will be
required at existing
facilities which are
already operating
beyond relevant
benchmarks.
Additionally, the
growth over the
next few years in
the northern part
of Greenwich
borough before
the scheme will be
complete will place
additional pressure
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on GP practices.

Natural
England

London
Borough of
Newham
South
Eastern
Railways
Operators of
Angerstein,
Murphy's and
Riverside
Wharves

A developer
contribution is
requested which
would be used to
increase health
infrastructure
capacity to meet
the needs of the
new residents,
through the
provision of the
new health and
wellbeing centre,
or if the
development
completes in
advance of this
then the expansion
of existing facilities.
No comments to
make on the
application.
Recommends the
use of standing
advice or the
Council's own
ecology service for
the assessment of
impacts on
protected species.
No response
received

Impacts upon ecology
are discussed in
Section 20.

-

No response
received

-

The Operators of
Angerstein,
Murphy’s and
Riverside Wharves
object to this

Issues relating to noise
impacts and the agent
of change principle are
assessed in Section 17.
See also response to
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application on the
grounds that the
proposals have the
potential to
introduce noise
sensitive uses,
which have not
been fully assessed
in respect of the
potential impacts.
Specifically, low
frequency noise
from dredger
operations at
Angerstein and
Murphy’s wharves.
As such, the
proposals could
prejudice the
future of these
wharves contrary
to policy
requirement at all
levels (National,
London and Local)
and in both
adopted and
emerging plan
documents.

6.3

the PLA's comments
above.

Council Departments

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

Summary of
Comments

Officers comments

The building heights
within the conservation

Issues relating to the
impact of the proposals
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area are predominantly
3-5 storeys and their
overall style is
functional, distinctive
industrial aesthetic with
brick clad or expressed
structures. The
characteristic materials
of the conservation area
are brick, steel and
reinforced concrete
with iron/steel detailing.
The area has a
continued employment
land use and it supports
a vibrant and established
manufacturing and
creative industries hub.

upon heritage assets are
assessed in Section 14 of
this report including
further detailed points
from the Conservation
Officer's comments and
descriptions of the
relevant heritage assets.

Whilst the architectural
quality may be varied
there is a consistent
roof line at the Thames
Barrier and Bow Water
Road Conservation
Area, and it is
particularly vulnerable
to change, and thus
careful attention should
be paid when
considering any new
developments within its
setting.
Having assessed the
contextual setting any
height reduction on the
northern block will
improve ‘heritage
concerns’ in terms of
visible impact to the
setting of the
conservation area.
ITEM NO: 5

Page 56

The applicant is required
to submit a heritage
impact assessment on
the setting of the Grade
II listed building at 37
Bow Water Road.
Materiality will be a key
consideration, the facing
materials should reﬂect
and complement the
adjacent conservation
area.
Comments in response
to the revised proposals
submitted in May 2021:
The reduction of height
of the southern block by
one storey (creating 6
plus a set-back roof
storey) is welcomed
revision.
The reduction of the
northern block by one
storey (from 10 to 9
storeys) is also
considered to reduce
the impact to the setting
of the Thames Barrier
and Bow Water Road
Conservation Area,
although it remains as
the tallest element of
this development
proposal.
Whilst the overall scale
and massing of the
development may be
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taller than the existing
development pattern
and height (in particular,
where the southern
block has a moderate
impact pact on setting of
a the nearby local
heritage and the
northern is the closest
to impact on the setting
of the Conservation
Area), the revised design
and materiality
addresses the
surrounding context,
both from an
architectural and
townscape perspective.
The revised scheme
makes architectural
reference to the nearby
local/heritage assets.
Whilst the scheme may
not address local
building height, subject
to materiality it can
create a positive balance
between the old and
new. Having considered
the revised proposal,
and given the context,
the impact’ is assessed
on the basis of setting,
and in this instance, it is
‘less than substantial’.
However, the
Development
Management Officer
must be satisfied with
the justification of the
proposed development
in relation to setting
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impact and public
benefits.
To reiterate, having
assessed the revised
scheme in respect of the
height, design and
materiality and due to
the impact of the
proposal being ‘less than
substantial’ in terms of
impact on local heritage
and setting of the
Thames Barrier and
Bow Water Road
Conservation Area, it is
considered that the
development proposal
can be recommended
for approval subject to
all facing materials being
conditioned for approval
prior to commencement
of works.

Urban Design

In relation to the impact
upon the setting of the
listed building at 37
Bowater Road the
Conservation Officer
considers that due to
the low level buildings
currently on the site,
the proposals will have a
visual impact upon the
setting. However, given
the distance, separation
and presence of other
buildings this impact is
not considered to result
in harm to the setting
this listed building.
It is acknowledged that
The design of the scheme
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Manager

the scheme exceeds the
indicative heights for
this site in the SPD.
However, its mid-rise
parapet is considered to
be acceptably well
integrated within the
existing and emerging
surrounding context,
within an identified local
centre in the SPD.
The proposed
architecture is
considered of good
quality, with an
expressive palette of
high quality materials.
In balance, the scheme is
considered acceptable in
strictly design terms,
subject to the feedback
from the Council’s
Heritage Officer on its
potential impact on the
Thames Barrier and the
historic townscape,
Bowater Road
Conservation area and
the locally listed, former
Lads of the Village PH.

is assessed in Section 13
and the Urban Design
Manager's detailed
comments on key aspects
of the design are included
in this section.

A comprehensive
condition should be
included to ensure that
detailed technical
section drawings (scale
1:5, 1:10 and 1:20) are
submitted for all type
walls, roofs and outdoor
spaces.
These should show all
joints between different
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materials and
components, including
walls, roofs, doors,
windows, sills, balconies,
soffits and balustrades,
any external ramps,
steps, pavements,
boundary walls, gates,
and fences.
They should also include
all the proposed
sections of the
landscaped areas of the
scheme, clearly showing
how the interface
between soft and hard
surface would work, the
rainwater drainage
strategy and associated
technical solutions, and
the interface between
different pavements, the
street, and the designed
buildings.
No visible water pipes
or gutters are
acceptable, which were
not included in the
submitted drawings for
this planning application.
No visible plant are
acceptable, whose
outline was not included
in the submitted plans
and elevations for this
planning application.
Full brick is the
proposed material for all
indicated brickwork. No
ITEM NO: 5

Page 61

brick-slip system would
be acceptable, as of
manifest lower quality
and it was not raised-up
and discussed as an
option at this
negotiation.
Alternative options
should be presented and
discussed with the
Council about the metal
cladding and balustrades
of the scheme, which
should respect their
intended substantial
character and rich
detailing in the current
proposals.
Aluminium is the agreed
material for all windows.
All doors should be of
the highest quality, with
no difference between
private and affordable
uses.
Visually, the scheme
should be tenure blind,
with no differences in
terms of material quality
between the different
tenures.
Material samples for all
appearing materials
should be provided,
including walls, roofs,
windows and doors, sills
and lintels, balconies,
balustrades, visible
pipes, grids and louvers,
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outdoor pavements,
stairs, gates, boundary
walls and fences.

Tree Officer

Street Tree
Officer

Mock-up panels of type
elevation bays should be
agreed with the Council.
No comments to make
but recommended that
the Street Tree Officer
be consulted.
Confirmed the CAVAT
values of the trees to be
removed:
T10 - £3,291
T11 -£1,963
T12 -£10,796
T13 - £2,698
T14 -£1,349
T15 - £2,698
T16 - £14,362

Building Control No response received
Transport &
Raised concerns
Highways
regarding the location of
the proposed loading
bay on the East West
route.
Following the
submission of revised
proposals showing
servicing from
Westmoor Street,
stated that while the
proposed servicing is
not ideal, it is accepted
that it offers a possible
solution to enable the
east-west route to be
formed.
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Impacts on trees are
addressed in Section 21.
See Street Tree Officer
comments below.
Impacts on trees are
assessed in Section 21.
A s106 contribution is
sought in respect of the
provision of replacement
trees.

Strategic transport
matters have been
considered in TfL's
comments above.
Transport issues are
assessed in Section 19 and
Section 25 in relation to
strategic transport
infrastructure. Conditions
and S106 clauses are
recommended in line with
the Transport Officer's
advice.
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Sustainability

Advised that any grant
of planning permission
should be subject to a
legal agreement
concerning highway
works including; Traffic
Orders, detailed access
design, etc. Standard
SPD planning
requirements and
contributions would
apply regarding cycle
training, cycle facility
improvements, public
realm improvements,
car club etc. A separate
s38 agreement will be
required for adoption.
Whilst the principles of
the proposed energy
strategy are supported
and generally in line with
London Plan policies SI2,
SI3 and SI4, further
information regarding
energy and carbon
reduction, energy
efficiency measures,
overheating, the site
wide heat network,
connection to offsite
heat network and
renewable energy is
required.

Sustainability matters area
assess in Section 20 and
the relevant conditions
and S106 clauses are
included in the
recommendation.

There are therefore
areas of improvement
and measures that the
applicant should
consider for the
development and a
number of conditions
and Head of Terms are
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proposed to ascertain
that the applicant will
commit to investigate
them before and during
the construction of the
development.
Any carbon shortfall will
be addressed through a
carbon offsetting
contribution paid to the
Council’s Carbon
Offsetting Fund.
Pollution - Noise Requested further
information regarding
assessment of noise
from commercial
activities.
Additional information
in relation noise from
dredgers has been
assessed and internal
levels appear to be
adequate subject to
implementation of
upgraded ventilation.

Noise impacts are
assessed in Section 17 and
conditions in relation to
noise compliance criteria
and noise testing are
included in the
recommendation. See also
the response to the PLA's
comments above.

A condition will be
needed to address the
impact of low frequency
noise upon future
occupants.
Internal areas can
potentially be mitigated
by correct specification
glazing; however,
external amenity areas
will need to be
thoroughly considered
and mitigated
appropriately.
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Pollution - Air
Quality

Initial comments noted
that clarification was
required in relation to a
number of points
relating to the
applicant's Air Quality
Assessment and noted
that the assessment
remains incomplete.
If the LPA is minded to
grant planning
permission, then
following standard
conditions are pertinent:

Air quality is assessed in
Section 17. Conditions are
recommended to secure
the implementation of the
mitigation measures set
out in the report together
with standard conditions
in relation to Demolition
and Construction
Management and Nonroad Mobile Machinery.

- Air quality impact
assessment
- Construction
Environmental
Management Plan
- Demolition
management plan
- Non-road Mobile
Machinery
It is not clear whether
any CHP plant will be
utilised in the
development. If so, then
standard condition
related to this need be
imposed.
Following the
submission of additional
information the
Pollution Officer has
confirmed that the air
quality assessment is fit
for purpose.
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Pollution Contamination

In view of the intended
use of this site it is
essential to characterise,
and risk assess this site
in detail. Recommends
that the standard
conditions in relation to
land contamination are
applied.

Land contamination is
assessed in Section 18 of
this report. Standard
conditions are included in
the recommendation.

An asbestos survey is
also recommended.
Recommended that the
The Environment Agency
Environment Agency are
has been consulted - see
also consulted in
comments above.
relation to controlled
waters, piling and other
matters within their
remit.
Waste Services

Community
Safety
Parks & Open
Spaces

Requested revisions to
the layout to
accommodate bulky
waste and asked for
clarification about
distances between the
collection points and
loading bay on
Westmoor Street.
Following the
submission of revised
details confirmed that
the proposals are
acceptable.
No comments received
Considers that Barrier
Park and Marion Park
would not be suitable
for play facilities and
that off-site play space
should be provided
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Notwithstanding this a
condition is recommended
to secure full details of the
refuse storage, recycling
facilities and refuse
collection arrangements
and their implementation.

Children's play provision is
assessed in Section 15. A
S106 clause is
recommended to secure
an off-site contribution.
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within any suitable new
open space that is being
developed as part of the
overall Charlton
Riverside Masterplan.
Licensing
Housing
Strategy &
Partnerships

No comments received
Comments received in
relation to original
proposal:
The proposed tenure is
in accordance with
policy and the housing
mix is welcomed.

Housing mix and
affordable housing are
assessed in Sections 11
and 12.

Noted that 10%
wheelchair unit
provision will be
required.
Also advised on the
standards to be met in
respect of the housing
units, provision for
access to the public
realm, car parking for
wheelchair units and
management / service
charges.
Housing
Occupational
Therapists

Initially raised concerns Accessible housing is
about a number of areas assessed in Section 15 and
of non-compliance.
conditions relating to the
provision of wheelchair
Following the
accessible / wheelchair
submission of additional adaptable units and
information has no
accessibility arrangements
further comments on
are included in the
the proposed unit
recommendation.
layouts subject to
conditions.
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However concerns
remain regarding the
proposed number of
parking bays and the
distance from the
accessible dwellings.
Also stated that the
preference would be for
dedicated disabled
parking bays for each of
the social rented
wheelchair units, to
meet the demand and
need of applicants on
the Housing Register.
Education

The development is
Impacts upon
likely to contribute to
infrastructure are assessed
the demand for school
in Section 25.
places in the north of
the borough, where we
anticipate an increasing
pressure in future years.
Recommends that this is
taken into account
regarding consideration
of any CIL/s106
agreements.

Greenwich Early No comments received Years
Public Health
Identified a number of
areas where the scheme
could be enhanced from
a public health
perspective in relation
to the following:
The proportion of dual
Proportion of dual
aspect homes has been
aspect units and family
maximised through the
sized housing;
design and 80% of units
Clarification on
are dual aspect. Dwelling
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affordable housing and
accessible units;

mix and affordable housing
are assessed in Sections
11 and 12.

Access to GPs,
healthcare and schools;

Impacts on infrastructure
are assessed in Section 25.

Transport, in particular
cycling and walking;

An acceptable level of
provision has been made
for cycle parking and S106
contributions are sought in
relation to local highway
improvements.

The borough's diverse
demographic should be
reflected in the
commercial and
community space;

The uses of the proposed
retail and community units
are not known at this
stage.

A commitment to
discouraging fast-food
and encouraging healthy
and affordable food
would be welcomed;

A condition is
recommended to restrict
the use of the retail units
so as to preclude hot food
takeaways, due to the
site's proximity to schools.

A more detailed plan for
the proposed
community floorspaces
should be provided and
measures in relation to
consultation with
community groups /
subsidised rents;

A condition is
recommended to secure a
Community Development
Plan and Community Use
Plan.

Heritage and culture
should be reflected in
the design of the
amenity spaces;

These points may be
addressed through the
submission of detailed
landscaping proposals.

Communal planting /
food growing is
recommended.
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Positive aspects include
the provision of
employment space,
ecological
enhancements, green
space between buildings
and links to the park,
energy efficiency and
reduced emissions.
DoSS Elderly /
Adults
Community
Engagement &
Environment
Flood Risk
Consultant

Sport & Leisure
Business
Engagement
Manager
6.4

No comments received

-

No comments received

-

No objection subject to Flood risk and drainage
a condition in respect of issues are assessed in
surface water drainage.
detail in Section 22.
Confirmed that the
revisions to the scheme
haven’t introduced any
fundamental changes in
respect of flood risk
mitigation and surface
water drainage.
No comments received
No comments received

A condition in relation to
surface water is included
in the recommendation.

-

Amenity Groups

6.4.1 A summary of the consultation responses received from Amenity Groups,
along with the officer comments are set out in table below:
Details of
Representation
and date
received
Greenwich
Conservation

Summary of
Comments

Officers comments

No response received

-
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Group
The Charlton
Society

The SPD calls for highdensity, low-to-medium
height buildings: 3-6
storeys, except in
special cases, for
instance along the
riverside, where up to
10 storeys would be
acceptable.

Building heights are
assessed in Section 13.

Almost all the buildings
shown for the Eastmoor
site are well over the
upper limit of 6 storeys,
while the others are 10
storeys or not much
less, even though
nowhere near the river.
The Charlton Society
appreciates the care
taken in selecting
materials and details,
attempts to create
uplifting public spaces
and intentions to
respect local features
and adjacent buildings
but the disregard of key
SPD guidelines leaves
no alternative but to
object to this planning
application.
Since the deviation from
the SPD is so large, it
would be a waste of
time commenting on
any other features of
the design that would
normally have merited
such comment.
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It is highly disappointing
and disturbing to be
asked to consider these
proposals after the
negative comments
made by the Inspector
and the Secretary of
State regarding similar
deviations proposed by
the rejected Rockwell
design.

It is necessary to consider
each application on its
merits. Whilst certain
elements of the scheme
exceed the indicative
heights of the masterplan
there are significant
differences between the
current proposals and the
Rockwell application. (VIP
Industrial Estate
Reference: 16/4008/F)

Comments on revised
proposal:
The objection still
stands, the reductions in
building height
notwithstanding.
Charlton Central Objections are raised in
Residents
relation to the
Association
following:
1. Height & Density
The Aitch Group seem
to have made some
modifications to their
initial plans however
they do not conform to
the requirements set
out in RBG Charlton
Riverside Masterplan
SPD.

Revisions to the height and
massing have been made
since the original
submission. Building
heights are assessed in
Section 13.

The height of the
development goes up to
10 storeys whereas the
SPD states 3-4 storeys
for this site.
The proposal for 202
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The number of units has
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units on this site is
overly dense - above
the figure stated in the
masterplan, of 150 -200
units.

been reduced to 188.
Density is assessed in
Section 10.

2. Daylight/Sunlight
7.5% of living areas do
not meet the minimum
ADF requirement.

Daylight and sunlight levels
in the proposed units are
assessed in Section 16.

Many of the units do
not meet the standards
of sunlight set out by
the BRE. Only 54% (299
of 552) of windows
relevant for BRE
sunlight assessment
meet the minimum
recommendation for
winter sunlight and
71.5% (394 of 552) of
windows for total
sunlight.

It should be noted that the
reductions in the height of
the buildings and
alterations to the design
and layout have resulted in
improvements to daylight
and sunlight levels
compared with the original
submission.

While the developers
state that this is broadly
comparable to schemes
of a similar typology
across London, they are
not exactly providing
good quality living
accommodation.
They seem to be saying
that because of
balconies etc the living
areas will not meet BRE
standards. This really is
just poor housing.
3, Size of Residential
Units
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the Schedule of
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There is no information
on the size of the
residential units.

Accommodation.

There is guidance which The quality of residential
states that
accommodation is
accommodation should assessed in Section 16.
meet a minimum of
39sm for a 1
bed/1person unit and
61sm for a 2 bed/3
person unit.
If developers are saying
they are providing good
quality residences they
should be above this
minimum.
4. Charlton desperately
needs good quality
accommodation for a
diverse range of people,
not more of the
Greenwich Peninsular
type housing, which
lacks of any sense of
community.

Derrick & Atlas
Gardens
Residents
Association

The scheme is different in
scale and character to
those at Greenwich
Peninsular. The scheme
includes retail and
community units which
will assist in providing local
facilities for residents. The
scheme would also
provide publicly accessible
open space which would
facilitate social interaction.

DAGRA are genuinely
in favour of new
employment and
residential development
on the Charlton
Riverside. However, it
should have higher and
more exacting standards
than this proposal.
The height massing and
density of this proposal
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Revisions to the height and
massing have been made
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is extreme. The
Charlton Riverside
Masterplan clearly states
that in general buildings
should be 2, 4 and 6
storeys with the
occasional 10 storeys
high on about 9 sites
only. Even accounting
for a lot of leeway,
proposing 6, 8 ,8, 10
and 10 is completely
ignoring the weightbearing guidance of the
Masterplan.

since the original
submission. Building
heights are assessed in
Section 13.

The density is so high
that this scheme would
mean the final number
of dwellings would far
exceed the Masterplan
density of 5,000 - 7,500.

Density is assessed in
Section 10.

By overbuilding here
and taking more than
their quota does that
mean that all the other
developers like Hyde
and Komoto have to
build a lot less densely
to compensate for Aitch
taking so much more?
That is not joined up
planning. The first plan
to be adopted is
important as it sets the
standard and bar for the
rest of the sites. At the
moment it looks greedy.
The “neo brutalist”
architecture is not on a
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The design of the buildings
is assessed in Section 13.
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human scale. It is dehumanising and with it’s
height creates not a
sense of place or
community but serious
alienation. This could be
successfully balanced, if
like the brutalism of the
Barbican development
in the City of London,
there was a contrasting
and compensatory
amount of space and
light. However, there is
not nearly a sufficient
balance here of high
density and massing
with space and light.
The play and leisure
facilities shown in the
CGIS are being falsely
offered. There is not
space in the plan for the
kind of leisure activities
depicted.

The provision of outdoor
amenity and play space is
assessed in Section 16.
The proposed level of
provision is considered
acceptable noting that
total amount of play space
exceeds the minimum
requirement.

The residents cannot be
expected to tolerate
noise and unrealistic
“communal play” areas
so close to them. It is
invasive and therefore
the plan is antisocial.

The play spaces at ground
floor level do not adjoin
any residential units, only
commercial spaces. On
the upper levels it is
considered that sufficient
buffering can be provided
through landscaping to
protect the privacy of
The leisure amenity and residents where units
space between buildings adjoin amenity spaces.
is too dark and too
small. It is not fit for
The daylight and sunlight
purpose and a less mean report has demonstrated
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space can easily be
created on this site.

that levels of sunlight to
the amenity areas area
acceptable.

Residents here deserve
more than the
superficial amenity
offered in terms of play
facilities, light and space
in their immediate
residential and work
surroundings.
The Royal Borough of
Greenwich is on track
to meet its housing
target. Therefore as a
borough we do not
have to be held to
ransom by what one
developer is offering in
terms of social or
affordable housing. It is
far better to get the
right kind of housing in
neighbourhoods as
opposed to just getting
a lot of badly planned
housing.
The most obvious
reasons for objecting to
this scheme are that it is
a) not compliant or in
line with a lot of the
important statements of
the Mayor of London, in
his rejection of the
Rockwell VIP scheme.
b) it is not in line with
the statements of the
Secretary of State who
said that the Masterplan
should be given much
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Greenwich
Association of
Disabled People
Charlton
Together

more weight in local
planning and that
buildings should take
into consideration a
more “human scale.” or
c) the Inspector’s
report after the VIP
Estate Hearing of 2019.
No comments received

-

Welcomes the
regeneration of New
Charlton/ Charlton
Riverside in accordance
with the Masterplan.
That the masterplan has
stood the test of a
recent public inquiry is a
tribute to many, not
least all being those who
produced the
masterplan which needs
to be upheld.

The proposal is
considered to be broadly
compliant with the
objectives of the SPD.

Objects to the current
proposal as it fails to
respect the masterplan
in terms of heights and
density.

An assessment of the
proposed buildings heights
is set out in Section 13.
Density is assessed in
Section 10.

There is little regard for
heritage or sense of
place. The proposals
remain inconsistent with
the masterplan and the
vision for defined
neighbourhoods.

An assessment of the
scheme's design approach
and how it responds to
the local context is
provided in Section 13.

There is no evident
recognition of the
changing times in which
we find ourselves and

The proposed residential
accommodation complies
with current standards and
is considered acceptable.
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the many questions
about how we will live
and work in a post
COVID world. Any
plans for Charlton
Riverside need to
reflect new thinking on
home working, high rise
development,
community living and
green spaces.
We continue to be
faced with plans for
dormitories that could
be anywhere. It is
incumbent on us all to
remember Charlton
Riverside is an
opportunity area and
that this is to be an
opportunity to create a
sustainable community,
not merely an
opportunity for
property developers to
cash in.

A further detailed
document was
subsequently submitted
which outlines Charlton
Together's objection.
They raise concerns in
relation to the following
matters:

The various points raised
are noted and the issues
raised have been
considered in the
assessment in the relevant
consideration sections of
the report.

The vision for Charlton
Riverside;
Lack of compliance with
the SPD;
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Building heights,
including objection to
use of the term 'setback storeys'
Density and associated
issues, including daylight
and sunlight standards
and internal design / fire
safety;
Affordable Housing,
including affordability of
Affordable Rent,
proportion of family
sized housing;
Fostering community
and essential
infrastructure, including
the lack of landscape
and technical
infrastructure that is
needed to support a
neighbourhood and the
need for a
comprehensive plan to
provide infrastructure;
Public Realm, green
Infrastructure and
landscape design,
including inadequate
amount of public open
space, the need for coordinated tree planting
and green roofs, quality
of outdoor spaces and
insufficient space for
children's play and
nuisance to residents of
flats adjoining open
spaces;
Employment, including
reduction in space since
original submission, type
of commercial and retail
ITEM NO: 5

Page 81

space / occupiers and
lack of detail on how
proposal relates to local
hub, employment
figures not updated to
reflect revised
proposals;
Noise - share concerns
of PLA regarding noise
assessment and
mitigation;
Design, including lack of
consideration of
context, lack of frontage
features / design of
residential entrances,
external finishes which
do not reflect the SPD's
intentions, poor internal
design of units;
Heritage and Place
making, including impact
on Thames Barrier and
Bowater Road
Conservation Area and
listed building at 37
Bowater Road,
application is
unimaginative in
respecting the heritage
of the area, suggests
changes that include
local, cultural and
heritage themes;
Sustainability, including
changes to
environmental and
health parameters as a
result of the pandemic,
increased flood risk
when Thames Barrier
becomes redundant /
needs replacing,
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insufficient detail or
calculations for the
sustainable drainage
system;
Viability, including lack
of up to date viability
report and that TfL /
RBG infrastructure
costs should have been
foreseen and factored in
to the appraisal.
Greenwich
Planning
Alliance

Considers that the
development is too tall
and too bulky in this
location.

Issues relating to building
heights and design are
assessed in Section 13.

There have been many
design improvements
during the evolution of
the scheme but they
have not overcome this
basic shortcoming of
the proposal.
The proposed building
heights completely flout
the guidelines in the
Charlton Riverside SPD
which specify 3-6
storeys except in special
circumstance, e.g. on
the river front. These
guidelines were upheld
by the Planning
Inspector and the
Secretary of State in the
recent decision on the
Rockwell appeal.
The DRP recommended
lowering the height
across the scheme to
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improve the quality of
light to homes and
spaces and to ensure
that the scheme both
on its own and
alongside adjacent and
future schemes creates
the character that is
envisaged for Charlton.
They suggested
introducing greater
variety to break up the
mass and create light in
certain places across the
scheme, stepping the
height down from the
north-west corner
towards the east to
address the scale of the
park, lowering the
southern building so
that the height responds
appropriately to the
adjacent Optivo site and
undertaking shadow
studies to understand
the impact of
overshadowing on
green link and park.
The advice of officers as
regards height and
volume have been
largely ignored.
The density of
residential development
proposed
(341units/hectare) is far
in excess of the range
set out in the SPD (151200 u/ha) and is not
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has been reduced through
amendments to the
scheme. Density is
assessed in Section 10
however it should be
noted that the London
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justified by special
“design” features such
as good infrastructure
and social facilities as
claimed.

Plan now advocates a
design based approach to
density rather than
recommended density
levels.

There is a blatant threat
that affordable housing
provision would be cut
if the proposed density
was not allowed. In
other developments
along Greenwich’s river
frontage densities have
been lower and 35%
affordable housing
achieved. The council
should not allow itself
to be browbeaten.

In considering the
proposed level of
affordable housing it is
necessary to have regard
to the viability of the
scheme and in this
instance, it has
demonstrated that the
scheme would be in
deficit.

The height of the block
along Eastmoor Street is
accented unnecessarily
by the sawtooth
“parapet” which has
been added to it. It
should be removed.

This feature has been
removed and this part of
the development has been
reduced in height by one
storey.

Parts of the upper
storeys are also given
unwelcome emphasis by
the proposal to use
black brick for some
surfaces. This can only
add to a sense of overshadowing at street
level.
The height and bulk of
the building will have an
adverse impact on
Moore Park/Thames
Barrier Park to the east
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Further changes have been
made to the proposed
materials. These are
discussed in Section 13.

The height of building has
been reduced since the
original submission and
this is considered to
improve the relationship
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and will loom large in a
number of views
including from Maryon
Park and elevated areas
further south.

with the adjacent park.

The heritage, townscape Impacts upon heritage
and landscape impact
assets are assessed in
assessment states that
Section 14.
some losses of views
“will only be perceptible
in winter” – which is
half the year.
That document
purports to
demonstrate that the
large new complex of
buildings would be
benefit the heritage
assets nearby because at
present they are
surrounded by shabby
industrial buildings and
vacant premised and
sites. On this logic any
development or tidying
up would be a heritage
benefit.
The relevant question is
whether the proposals
enhance the setting and
views of the heritage
assets or help to
conserve them.
Buildings of up to 10
storeys which do not
take account of the
nationally and locally
listed buildings, which
block or impinge on a
number of views of
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them and jar with the
character of the nearby
conservation areas have
a negative impact.
The provision of 35%
affordable housing is
welcomed but the
proportion of family
housing (which we
consider to be 3
bedrooms or more) is
inadequate at just under
20%.

Affordable housing is
assessed in Section 12. It
should be noted that the
percentage of affordable
housing has been since
been reduced to 30%.
The mix of unit sizes is
considered in Section 11.

In summary the
proposal is considered
to be overdevelopment
and in breach of the
Charlton Riverside SPD.
It is essential that at this
early stage in the
development of
Charlton Riverside a
precedent is not
created for flouting the
SPD which other
developers would
exploit.
6.5

Each scheme is considered
on its own merits and the
extent to which the
proposal is in accordance
with the SPD is assessed in
the determination of each
application.

Local Residents and Businesses

6.5.1 A summary of the consultation responses received from Amenity Groups,
along with the officer comments are set out in table below:
Summary of Comments
Concerns that residents will
object to nearby business on
grounds of noise and early / late
vehicle movements
Concerns about access to

Officers comments
Issues relating to the relationship with
surrounding uses are assessed in
Section 17 of this report.
Construction traffic on Westmoor
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business premise during
construction phase

Street will be considered as part of a
Construction Logistics Plan which is to
be secured by condition (Refer to
Appendix 2 for the full wording).
Existing tenant concerned about A letter was subsequently received
need to vacate industrial unit on which explains the assistance which has
been given by the applicant in finding
the site and difficulty in finding
alternative premises and which
alternative premises nearby
expresses support for application.
Application does not respect
It is considered that the proposed
development meets many objectives of
either the letter or the spirit of
the SPD and overall is considered to be
the Charlton Riverside
in broad compliance with this
Masterplan
document.
Proposal does not respect the
There are significant differences
Secretary of States decision on
between the current scheme and the
the Rockwell development which Rockwell application.
upheld the aims of the
masterplan
If the Rockwell application was
refused then on similar grounds
this one should be as well
The scheme is going against the
direction of government policy
which is to support well
designed neighbourhoods

The design of the proposed
development has been assessed and is
considered acceptable.

If a strong message is put out by The proposed development is
the Planning Board and planning considered to be broadly compliant
officers then it is likely that
with the SPD.
developers will eventually
comply with the Masterplan
Vision for Charlton Riverside is
of a mixed development
incorporating both employment
and residential with a rich mix of
different housing types - this
proposal offers only highly
dense, high rise units
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Application at
Halsbrook Road / Highbrook
Road / Rochester Way,
Kidbrooke cited as an example
of a more suitable form of
development
Development should not set a
precedent for flouting the SPD

Proposal exceeds the height set
out in the Masterplan
Despite modifications the
development is still too high and
too bulky for this location
Building heights exceed the
heights for natural surveillance
and interaction
Density exceeds that set out in
the Masterplan
If proposed level of density were
replicated across the whole of
the Charlton Riverside Area it
would result in an unacceptable
number of units
Applicant expects other
developers to build much less
densely as a result of applying for
more than their share of the
8,000 units set out in the
London Plan
Proposal does not address the
requirement to respond to the
riparian landscape context and
history of the locality
Does not acknowledge maritime
and historical legacy

It should be noted that the site at
Kidbrooke is not within an Opportunity
Area. In addition, there are constraints
within Charlton Riverside with regard
to flood breach levels which would
preclude the provision of two and three
storey houses.
Each scheme is considered on its own
merits and the extent to which the
proposal is in accordance with the SPD
is assessed in the determination of each
application.
An assessment in relation to the height
of the proposed buildings is set out in
Section 13.

An assessment in relation to the density
of the development is set out in Section
10. As noted in this assessment the
London Plan no longer includes
recommended density levels and
advocates a design related approach.
Each scheme will be assessed on its own
merits in terms of the acceptability of its
proposed density, having regard to the
design-led approach set out in London
Plan policy D3.
Further refinements to the detailing of
the scheme have been made to
incorporate metal components and
features to reflect the historic industrial
character of the area.
At the ground floor level, the colours of
the glazed brickwork have been chosen
to express the site's relationship with
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the surrounding natural landscape.
The proposed build is
unattractive and unimaginative
Living areas within the
development do not meet BRE
daylight standards
Windows do not meet total
sunlight and winter sunlight
standards
Balconies do not meet BRE
standards
The issues of sunlight and
balconies are two different
issues and should not be
conflated
Improvements to daylight and
sunlight should have been made
from the outset
Applicant's statement that it is
not appropriate to strictly apply
the BRE guidance is questioned

An assessment of the design approach is
provided in Section 13.
Internal daylight standards are assessed
in Section 16.

External landscapes between
buildings will be cold, windy and
dark for 6 months of the year
Proposed streets will become
wind tunnels with insufficient
sunlight
Little outdoor space is provided
for residents

Sun lighting to external spaces is
assessed in Section 16. It has been
demonstrated that the proposed
external amenity spaces would receive
very good levels of sunlight.

39m² is far too small for one
person to live in

An assessment in relation daylight and
sunlight levels within the development is
set out in Section 16.
The benefits of both balconies and good
levels of sunlight to residential amenity
are acknowledged. However, the
requirement to provide external
amenity space in the form of projecting
or recessed balconies in many cases
impacts upon the ability to meet
daylight and sunlight targets and it is
therefore necessary to accept a
compromise between the two
objectives.

An assessment in relation amenity space
and children's play space within the
development is set out in Section 16. As
noted in this section the amount of
children's play space is well in excess of
the minimum amount required by the
London Plan policy.
This standard is included in the
Nationally Described Space Standards
and the London Housing SPG. In this
case one-bedroom, one-person (studio
units) account for only 5.3% of the
scheme and all of these are within the
private tenure.

ITEM NO: 5

Page 90

Concerns about effects on
health and mental well-being
from living in small and cramped
conditions
In a post-Covid world spaces
should support comfortable
living
Proposal fails to anticipate the
lives of people, post-pandemic

The proposals are considered to
provide an acceptable standard of living
accommodation when assessed against
current standards.

Good quality residences should
be a standard that every resident
of Greenwich can expect
Charlton desperately needs
good quality accommodation for
a diverse range of people
It is unclear whether the
minimum size standards have
been met

The proposals have been assessed
against the relevant standards and it is
considered that an acceptable standard
of accommodation would be provided.

Proposal does not respect the
area as an employment hub
Shopping/commercial space and
community facilities are limited
to ground floor space

The submitted layouts and
accommodation schedule have been
reviewed and it is confirmed that the
relevant space standards have been met.
The proposed units are considered to
provide an acceptable standard of
accommodation in compliance with the
relevant standards.
The quality of the proposed
employment spaces is assessed in detail
in Section 9 including analysis of likely
employment densities and the proposed
employment provision is considered to
be acceptable.
The proposed replacement employment
space is considered to be of an
acceptable standard and has been
designed to meet the needs of small and
medium sized businesses.

Application lacks innovation and

The scheme has been designed to make
the best use of the available space on
site noting the constraints relating to
flood risk and therefore commercial
rather than residential uses have been
located at ground floor level.
The scheme includes a range of

Units must exceed minimum
standard to be considered as
'quality' development
Employment provision lacks
detail and innovation
Claims about employment are
not credible
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any kind of environmental vision
Proposal provides a low level of
family accommodation
Proposal provides insufficient
diversity of housing stock houses with gardens are needed
to support growing families and
communities
Proposed level of affordable as
set out in the Viability
Assessment needs to be more
clearly stated
Proposed level of affordable
housing is unacceptable, falling
short of the 50% suggested by
the GLA
The projected affordability is
unlikely to be affordable to local
people
Proposal fails to properly plan
for additional community
infrastructure
This area could be a flood plain
and therefore is vulnerable
Flood Risk risk likely to increase
due to the Thames Barrier being
redundant and requiring
replacement during lifetime of
development
There are insufficient
opportunities for community
development. Development on a
human scale is needed to
promote human interaction
Welcomes the development of
the Riverside but only if
development is of high quality
and fosters development of a

sustainability measures and the applicant
is committed to connecting to a districtwide heat network.
An assessment of the dwelling mix is
provided in Section 11.
As set out in Section13 it not feasible to
provide two / three storey houses in
this location due to constraints posed
by flood levels.
A detailed assessment of the proposed
affordable housing offer, including
viability matters is provided in Section
12.

Contributions towards the relevant
infrastructure required to support the
development will be secured through a
S106 agreement details of which are
provided in Section 25.
An assessment in relation to flood risk
is included in Section 22.

The scheme provides spaces which are
suitable for community uses as well as
publicly accessible open space. A
condition is recommended requiring the
submission and approval of a
Community Development Plan. S106
clauses are recommended to secure
contributions towards infrastructure to
support the development.
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stable, flourishing community
Proposals will perpetuate the
view that modern architecture is
solely for the profit of
developers and the perpetuation
of dormitory areas lacking in
beauty, soul and community
cohesion
Overall the development is
focused on private profit and has
paid little regard to the qualities
needed with the public and
community infrastructure
necessary to make a sustainable
community in the future
Concern about lack of detail
throughout the application
Concerns about exclusion of
information / insufficient
information on certain issues e.g.
Flood Risk and Surface Water
Drainage
At over 100 documents it a huge
burden for communities to make
informed comments
All the data for the
environmental and health impact
reports precede the pandemic the baseline health of the
community has changed
Microscopic dust particles can
carry live Coronavirus and be
transmitters of the disease
construction and demolition
therefore carry new risks to
building workers and nearby
residents.
The development is piecemeal,
and the developers benefit from
advantages to this approach.
Each developer should be
required to conform to the SPD

The level of detail provided is
considered sufficient to determine the
application.

The large number of technical
documents submitted is necessary in
order to enable the proper assessment
of the application.
There are no current policy
requirements to consider the effects of
the pandemic as part of the planning
process.
The Pollution Officer has advised that
further evidence of this would need to
be provided to support this claim.

It is noted that planning applications for
different sites have come forward
independently and each one will be
assessed on its merits. However, the
Council is seeking to implement
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and collaborate in a forum
convened and chaired by the
Council with community
representatives present

comprehensive approach to
infrastructure delivery through the
collection of an infrastructure levy.

The Council will also require
developers to enter into Collaboration
Agreements and Infrastructure
Agreements to facilitate a co-ordinated
approach to infrastructure delivery.
There are some excellent
The development would provide a 52%
mitigation measures proposed by reduction in carbon emissions beyond
Aitch but in the main e.g. on the the Building Regulations requirement. A
objectives for carbon neutral
carbon offset contribution will be
development these are not
secured as part of the S106 agreement
quantified for the value of their
once discussions regarding the
contribution to mitigation. Aitch proposed connection to an off-site
should be required to do this.
energy centre have been concluded.
The Council has a long term
objective of closing Eastmoor
Street to vehicles, other than
emergency vehicles, leaving a
route for pedestrians and cyclists
and a widening of the park area.
So there should be no vehicle
entrance or exit from the site to
Eastmoor Street nor any
expectation that any part of
Eastmoor Street will remain
open or available for parking.
The ground floor plans should
be modified accordingly and a
contribution should be required
from the developer towards this
long term objective.
Support
The proposals would provide
the regeneration of a redundant
industrial site in line with the
Council’s aspirations for the
Charlton Riverside area.
• 202 much needed new homes.
• 35% affordable housing, which

The objectives for Eastmoor Street as
set out in the SPD are acknowledged
however continued access is required
to serve businesses at the southern end
of Eastmoor Street in the short term. A
scheme will be developed in respect of
public realm improvements and
enhancement of the adjacent park the
northern end of Eastmoor Street and a
S106 contribution is sought towards
these improvements.

These comments are noted.
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includes homes suitable for
families.
• 1,801m² of flexible
employment, retail and
community uses.
The proposals would provide a
sustainable development, with
garden areas, play space, cycling
provisions, improvements to the
roads and pavements, and a
better relationship with the
adjoining park.
The proposals would contribute
to the local economy by
providing up to new jobs both in
the construction phase and
operational phase of the project.
The site is in urgent need of
regeneration and if delivered this
site would provide many
residential and commercial
opportunities.
This is an ideal location for new
homes.
As someone living in the local
area, I support the plans because
they include:
• The regeneration of a
redundant industrial site in line
with the Council’s aspirations for
the Charlton Riverside area.
• 202 much needed new homes.
• 35% affordable housing, which
includes homes suitable for
families.
• 1,801m² of flexible
employment, retail and
community uses.
• Providing a sustainable
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development, with garden areas,
play space, cycling provisions,
improvements to the roads and
pavements, and a better
relationship with the adjoining
park.
• Contribution to the local
economy by providing up to new
jobs both in the construction
phase and operational phase of
the project.
The site is in urgent need of
regeneration and if delivered this
site would provide many
residential and commercial
opportunities. This is an ideal
location for new homes, and I
support the planning application.
The Royal Greenwich Trust
School supports the proposed
development on the basis that if
the plans are approved by the
council, a proportion of the
developer contributions to go to
the school to fund some of its
developmental projects.

It has not been identified that there is a
need for S106 contributions in respect
of education in addition to CIL. Should
the developer wish to make a donation
to the school that would be separate
from the planning process.

The school has drawn up a list of This is noted and such initiatives are
mutually beneficial projects that supported.
the school and Aitch Group
could undertake as community
partners.
More homes / affordable homes
are needed and more homes for
families / older people

These comments are noted.

7. Planning Context
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7.1

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

National Planning Policy Framework (NPPF – 2019)
National Planning Practice Guidance (NPPG)
Planning (Listed Buildings and Conservation Areas) Act (1990)
Technical Housing Standards – Nationally Described Space
Standard (Department for Communities and Local Government
– March 2015)
• The London Plan March 2021 - For 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.
• For full details of relevant SPD / Documents refer to Appendix 3.
8.
8.1

Material Planning Considerations
This section of the report provides an analysis of the specific aspects of the
proposed development and the principal issues that need to be considered in
the determination of the planning application (Ref: 20/1924/F):
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Principle of Development
Density
Residential Mix
Affordable Housing
Design Quality and Townscape
Impact upon Heritage Assets
Quality of Living Environment for Future Occupants
Impact upon Residential Amenity
Noise and Air Quality
Contaminated Lane
Transport and Access
Sustainability and Energy
Trees. Landscaping and Ecology
Flood Risk
Security and Community Safety
Fire Safety
Infrastructure to Support Development in Charlton Riverside
Mayoral CIL
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• RBG CIL
• Legal Agreement
• Implications for Disadvantaged Groups
9.

Principle of Development
Location for Growth and Principle of Mixed-use Development

9.1

The NPPF sets out the Government’s plan for growth within planning policy.
It seeks to ensure that the Green Belt is protected, and urban sprawl is
prevented. Paragraph 117 of the NPPF states that:
“Planning policies and decisions should promote an effective use of land in meeting
the need for homes and other uses, while safeguarding and improving the
environment and ensuring safe and healthy living conditions. Strategic policies should
set out a clear strategy for accommodating objectively assessed needs, in a way that
makes as much use as possible of previously-developed or ‘brownfield’ land.”

9.2

London Plan policy GG2 (Making the best use of land) seeks to create
successful sustainable mixed-use places that make the best use of land. The
policy states that those involved in planning and development must enable the
development of brownfield land, particularly in Opportunity Areas, on surplus
public sector land, and sites within and on the edge of town centres, as well as
utilising small sites. Sites which are well-connected by existing or planned
public transport should be prioritised and a design–led approach should be
applied to determine the optimum development capacity of sites.

9.3

The site lies within the Charlton Riverside Opportunity Area. Paragraph 2.1.1
of the London Plan states that Opportunity Areas are identified as significant
locations with development capacity to accommodate new housing,
commercial development and infrastructure (of all types), linked to existing or
potential improvements in public transport connectivity and capacity. The
indicative capacity for the Charlton Riverside Opportunity areas is 8,000 new
homes and 1,000 jobs. Charlton Riverside is also designated as a Strategic
Development Location in the Core Strategy and is a key part of the spatial
strategy for the borough as referenced in policy EA2.

9.4

London Plan policy SD1 (Opportunity Areas) sets out requirements for
development proposals within Opportunity Areas which include, supporting
development which creates employment opportunities and housing choice for
Londoners, planning for and providing necessary social infrastructure to
sustain growth and create mixed and inclusive communities, recognising the
role of heritage in place-making, including ambitious transport mode share
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targets and supporting wider regeneration whilst ensuring that development
proposals integrate into the surrounding areas.
9.5

The Mayor’s Housing SPG (Paragraph 7.5.7) states that optimising housing
potential in Opportunity Areas is considered to be a strategic priority. The
potential to deliver new homes and jobs to contribute to the London Plan’s
overall strategic housing and economic requirements should be an important
consideration.

9.6

London Plan policy GG4 (Delivering the homes Londoners need) states that
To create a housing market that works better for all Londoners, those
involved in planning and development must ensure that more homes are
delivered, support the delivery of the strategic target of 50 per cent of all new
homes being genuinely affordable and create mixed and inclusive communities,
with good quality homes that meet high standards of design and provide for
identified needs.

9.7

Table 4.1 of the London Plan sets out the 10-year housing targets for each
London Borough and London Plan policy H1(Increasing housing supply) sets
out the steps which boroughs should take to ensure that these targets are
delivered. The 10-year housing target for the Royal Borough of Greenwich is
28,240 new dwellings (2019/20 to 2028/29). Policy H1 of the Core Strategy
sets a housing target of 38,925 net additional dwellings over the 15-year
period 2013 - 2028 (an average of 2,595 per year).

9.8

Policy EA2 sets out the land use aspirations for the Charlton Riverside
Strategic Development Location which include the creation of a new mixeduse urban quarter.

9.9

The Charlton Riverside SPD 2017 provides guidance on the regeneration and
redevelopment of the area. This document sets out the following vision for
the area:
“Charlton Riverside - a living, working neighbourhood
Charlton Riverside is a significant employment site in the Royal Borough of
Greenwich. Its rich industrial heritage will shape a series of new neighbourhoods,
integrating residential development with modern industrial, office and creative
employment opportunities. Incoming residential development will be characterised by
medium-rise housing and family homes. A network of streets and open spaces will
reflect the historical pattern of paths and boundaries, creating a healthy environment
that encourages walking over using a car, where children can play outside, and
residents and visitors can enjoy a varied and attractive selection of leisure, recreation
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and social activities. Development will be supported by new schools and facilities.
Improvements to Charlton Station and Woolwich Road will help to integrate new
development with the rest of Charlton.”
9.10 The Site Allocations Preferred Approach 2019 is also a material consideration.
The site is located within proposed allocation CR2: Charlton Riverside
Central - Land between Anchor & Hope Lane, Woolwich Road and Eastmoor
Street. The proposed allocation would permit mixed use development
including flexible B1 workspace/studios/light industrial, residential, education,
healthcare, community facilities, ancillary retail/leisure uses, public open space
and new east-west road with bus rapid transit provision.
9.11 The principle of redevelopment of the Charlton Riverside Area for mixed use
development is accepted through the Core Strategy designation as a Strategic
Development Area and the London Plan Opportunity Area designation. The
emerging Site Allocations would also allocate the area for mixed use
development. Furthermore, London Plan (2021) policy E7 (Industrial
intensification, co-location and substitution) permits mixed use development
on non-designated industrial sites where these have been allocated for
residential or mixed-use development in a local Development Plan document
and where industrial, storage or distribution floorspace is re-provided as part
of the mixed-use intensification.
9.12 Having regard to the above-mentioned current and emerging Development
Plan documents the redevelopment of the site for mixed use development is
considered acceptable in principle.
Replacement / Intensification of Employment Floorspace
9.13 London Plan policy E7 (Industrial intensification, co-location and substitution)
(Part A) states that development proposals should be proactive and
encourage the intensification of business uses in Use Classes B1c, B2 and B8
occupying all categories of industrial land through the introduction of small
units, development of multi-storey schemes, addition of basements and the
more efficient use of land through higher plot ratios having regard to
operational yard space requirements (including servicing) and mitigating
impacts on the transport network where necessary.
9.14 Part B of the above policy seeks to ensure that the industrial and related
activities on-site and in surrounding parts of the SIL, LSIS or Non-Designated
Industrial Site are not compromised in terms of their continued efficient
function, access, service arrangements and days/hours of operation, that the
intensified industrial, storage and distribution uses are completed in advance
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of any residential component being occupied and appropriate design
mitigation is provided in any residential element.
9.15

Core Strategy policy EA(a) states:
“The Royal Borough seeks to maximise the contribution to employment in Royal
Greenwich from sites in existing or previous employment use. Non employment
uses will only be permitted on vacant employment sites where it can be
demonstrated that:
The site is environmentally or physically unsuitable for any employment generating
use; Marketing on fair price and terms for at least two years indicates there is no
realistic prospect of any form of employment arising; or Employment is only viable
within a mixed-use scheme”

9.16

Paragraph 4.2.30 of the Core Strategy states that this policy does not apply
to sites within Charlton Riverside and Greenwich Peninsula West Strategic
Development Locations as these areas are undergoing significant change in
line with their respective masterplan SPDs.

9.17 Core Strategy policy EA2 in relation to the Charlton Riverside Strategic
Development Location states that “employment will be consolidated to
maximise the use of land whilst maintaining employment levels in the
waterfront area.”
9.18 Core Strategy policy EA(a) states:
“The Royal Borough seeks to maximise the contribution to employment in Royal
Greenwich from sites in existing or previous employment use. Non employment uses
will only be permitted on vacant employment sites where it can be demonstrated that:
i.
The site is environmentally or physically unsuitable for any employment
generating use;
ii.
Marketing on fair price and terms for at least two years indicates there is no
realistic prospect of any form of employment arising; or
iii.
Employment is only viable within a mixed-use scheme”
9.20 Paragraph 4.2.30 of the Core Strategy states that this policy does not apply to
sites within Charlton Riverside and Greenwich Peninsula West Strategic
Development Locations as these areas are undergoing significant change in
line with their respective masterplan SPDs.
9.21 Core Strategy policy EA1 states that the Royal Borough supports the
expansion of existing businesses and increased employment opportunities.
The policy refers specifically to the development of a new urban quarter at
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Charlton Riverside along with the planned intensification of existing
employment land.
9.22 Core Strategy policy EA2 in relation to the Charlton Riverside Strategic
Development Location states that “employment will be consolidated to
maximise the use of land whilst maintaining employment levels in the
waterfront area.”
9.23 Paragraph 4.2.5 of the Core Strategy states that:
“...The redevelopment of Charlton Riverside and Greenwich Peninsula West will see
a reduction in employment land and changing employment use. The employment
land that is retained will be intensified and there will be no net loss of employment
across Royal Greenwich.”
9.24

Section 5.4 of the SPD states that new development will be expected to
maintain or re-provide equivalent employment floorspace within B1 and B2
Use Classes and significantly increase job densities within B Use Classes. The
SPD also states that proposals will also be considered against the following
criteria:
•
•
•
•
•

•
•

Proximity of incompatible uses to the existing and proposed use;
The potential reuse of buildings of value for employment;
Re-location strategies showing how existing businesses can be suitably
accommodated;
Viability appraisal demonstrating suitability of maintaining or re-providing
industrial or employment uses within the location;
Marketing strategies for two immediately preceding years showing
attempts to market the property for employment uses; and the
establishment of standard planning conditions requiring the disposal of the
commercial element prior to the release of the [residential] element of a
scheme;
Other overriding factors potentially inhibiting the continuation of
employment use, and
Proof that relocating businesses can afford the new rents in their new
locations.

9.25 Having regard to paragraph 4.2.30 of the Core Strategy and London Plan
policy E7 it is not considered necessary to market the site for alternative
employment uses as the principle of mixed-use development has been
established in this location.
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9.26 The existing buildings comprises 2,354m² (GIA) of floorspace and which are
currently / last occupied by six separate businesses as follows:
•
•
•
•
•
•

MOT, car repairs, car spares (now vacant);
Car servicing and repairs (now vacant);
Car breakers / scrapyard;
Scrap metal dealer;
Commercial vehicle maintenance, parts and repairs;
Metal castings foundry.

9.27 The planning application form indicates that 30 people (FTE) are currently
employed by the existing businesses on the site.
9.28 It is proposed to provide 631m² of flexible B1/ B8 floorspace and 510m² of
floorspace for flexible retail / community use.
9.29 The Housing and Communities Agency Employment Densities Guide (3rd
Edition, 2015) provides employment density calculations (the average
floorspace (in m²) per full-time equivalent (FTE) member of staff) for a range
of use classes. These figures can be used to estimate the potential number of
jobs to be generated by the proposed amount of employment floorspace.
9.30 The 2015 edition of the HCA Guide introduced a more detailed analysis of
employment densities within Class B1 under the heading of 'Mixed B Class
Small Business Workspace', which reflects recent trends in the utilisation of
employment floorspace. The table below sets out estimated number of jobs
which could potentially be generated by the proposed amount of flexible
employment floorspace using the Small Business Workspace employment
densities:
Table 1 Estimated Job Densities Mixed B Class - Small Business Workspace
Workspace Type

Estimated Number of
Jobs

Incubator B1(a), B1(b)

11 - 21

Maker Spaces B1c, B2, B8

16 - 42

Studio

16 - 32
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Co-Working B1a

42 - 63

Managed Workspace B1a, b, c

13 - 53

Total Estimated Jobs Range

11 - 63

Average

37

9.31 The table below sets out the estimated numbers of jobs for the proposed
flexible retail / community floorspace, noting that the HCA Guide does not
include employment density figures for Class A5 or D1uses:
Table 2 Estimated Job Densities: Retail and Community Uses
Use
Class

Description of Use

Estimated Number of
Jobs

A1 - A4

Shops, restaurants and cafes, drinking 20 - 27
establishments

D1

Non-residential institutions

No guidance available

Total Estimated Jobs Range

20 - 27

Average

24

9.32 The level of employment generated by the proposed replacement floorspace
will depend upon the future use of the proposed commercial units. As noted
from the figures above there is a wide range of variation in employment yields
from different uses within Class B1 and in different types of workspace.
9.33 The applicant has provided further analysis based on the likely end users of
the proposed floorspace. This uses an employment density of 15m² per FTE
for the retail / community uses based on the fact that retail, restaurant and
cafe uses were the most likely operators. In relation to the proposed flexible
employment space the calculation has been based on the 'Maker Spaces'
category of the Mixed B1 Use Class. The employment density range for this
use is 15 - 40m² per FTE and the assessment uses a blended figure of 30m²
taking into account the potential variation in the mix of administrative and
manual staff. Using these inputs, the potential number of jobs has been
calculated as follows:
Use Class Employment

Floorspace (m²) Jobs (FTE)
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Densities
(m²/FTE)
A1 - A5, D1 15

510*80% = 408
(NIA)

27

B1/B8
Flexible

631 (GIA)

21

30

Total

48

9.34 The level of employment generated by the proposed replacement floorspace
will depend upon the future use of the proposed commercial units which are
not confirmed at this stage, and as noted above, there is a wide range of
variation in employment yields from different uses. However, based on the
above analysis it is likely that the proposed employment floorspace would
support an increase in the number of jobs on site when compared with the
existing uses. This is considered acceptable.
Relocation of Existing Businesses
9.35 In view of the nature of the current businesses, as detailed above, it is
considered that it would be difficult to accommodate the current occupiers
within the proposed new employment floorspace. Two of the buildings on the
site have already been vacated and the applicant has stated that they have
been assisting existing businesses to relocate from the site. The existing
premises are currently leased on a rolling one-month basis or have leases
expiring before April 2021 however the applicant has indicated that there is
flexibility with regard to the date by which businesses need to vacate the site.
In the case of one business, the applicant has offered a unit in one of their
other land holdings in Belvedere and the occupier is also considering Council
owned industrial units in Charlton Riverside. In addition, a Relocation Strategy
is proposed.
9.36 The Relocation Strategy states that the following measures will be taken by
the applicant to assist with the relocation of existing businesses:
• A subsidised and bespoke agency package to assist existing tenants/
businesses with finding suitable alternative premises (a grant of £1,500
per business per relocation has been suggested);
• An electronic liaison service to link existing tenants with active
commercial agents in the immediate area;
• Continued communication to all tenants of suitable instructions for
available units within the wider area;
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• The offer of professional advice and assistance in negotiating terms on
new premises;
• The recommendation of reputable local solicitors.
9.37 It is recognised that the planned redevelopment of the area is likely to result
in the displacement of some existing businesses and it is noted that the
proposed modern commercial spaces proposed are unlikely to be suitable for
heavy industry or uses such as car repairs. It is acknowledged that the
applicant is seeking to assist the existing occupiers in their relocation, and it is
considered that the submitted Relocation Strategy will assist with this. It is
recommended that the measures included in the Relocation Strategy are
secured through a S106 agreement (Refer to heads of terms in Section 28).
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Proposed Flexible Employment Floorspace
9.38 London Plan 2021 policy E2 (Providing suitable business space) part B states
that “development of B Use Class business uses should ensure that the space is fit
for purpose having regard to the type and use of the space.”
9.39 The SPD states that existing creative industries will be retained, and
development proposals will be required to show whether additional suitable
space might be provided for creative industries within the development.
Managed workspace and accommodation suitable for start-up enterprises and
SMEs will be actively pursued in any development proposals. Developers will
be required to provide detailed plans for the development, marketing and
management of the commercial element of mixed-use schemes as part of the
planning application process.
9.40 The report entitled “Vacant Ground Floors in New Mixed-Use Development'
(Maccreanor Lavington, Gort Scott, Graham Harrington, Deloitte Real Estate
2016) which was commissioned by the GLA, reviewed the factors which lead
to difficulty in letting new commercial units in mixed use schemes. The report
includes a checklist for new workspaces which aims to maximise the
possibility of new units being let. This includes the following points in relation
to unit design:
• Units should be a sensible, rational shape that is flexible and easy to occupy.
• Units should not be compromised by columns and/or risers, or excessive level
changes.
• The locations of residential lobbies, bin or bicycle storage, meter cupboards etc.
should not compromise the unit shape or street frontage, or continuity of street
frontage.
• The space should be easily accessible and visible from the street. Avoid retail
units that require steps and ramps to enter. Provide space for signage on the
façade.
• The unit should have a reasonable depth to accommodate ‘back-of-house’
functions, as well as public facing activity – 15m is a good rule of thumb for high
street retail.
• The unit should have an adequate floor to ceiling height – 3.3m is a rough
minimum.
• The unit should be weathertight and be partially fitted-out such as with toilets,
kitchenettes, heating and M&E services to make it commercially attractive to
potential occupiers, before residential units are first occupied
• The units should have provision for ventilation, flues, and noise attenuation for
restaurant / café uses. These should de designed into the residential riser spaces
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• There should be provision for servicing, waste storage, and noise attenuation to
allow for operation while minimising disturbance to any housing to the rear and
above.
• The servicing and parking arrangements should be acceptable to a wide range of
businesses and potential occupiers.
9.41 The proposed flexible employment spaces range in size from 99m² to 141m²
and flexible retail and commercial units 123 - 205m². All of the units have a
rationally shaped layout, free of internal obstructions and all on one level.
9.42 All units would contain a good proportion of street frontage and some units
have more than one street frontage. All units would be easily visible from the
street with level access.
9.43 The proposed units are considered to be of sufficient depth with most
exceeding 15m in at least one dimension and all units would have a floor to
ceiling height of 4.5m.
9.44 The submitted information states that commercial units will be fitted out to
an enhanced shell and core specification. This includes facades, glazing, doors,
louvres and a screed floor with capped services and 3 phase amp and all
necessary ducting and emergency lighting. The applicant has also stated that
some of the units would be fitted out to a higher specification for marketing
purposes and that the need to fit out units to this standard will be reviewed
through the marketing process and subject to occupier requirements.
9.45 The applicant has confirmed that provision will be made for extract and
ventilation equipment in the risers within the buildings and further details will
be secured by condition.
9.46 Dedicated refuse stores and cycle stores are proposed for the commercial
units. It is considered that satisfactory servicing arrangements can be
accommodated on site and further details of these will be secured by
condition.
9.47 In summary, the proposed commercial units are considered to be well
designed with features that would make them attractive to a range of
occupiers. A condition is recommended to ensure that the proposed units are
provided to a specified minimum standard prior to the occupation of the
residential units (Refer to Appendix 2).
9.48 The Employment and Relocation Strategy provides details of the proposed
approach to the marketing of the commercial units. This will include the
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production of print based and online advertising material, the use of social
media, marketing events and focussed contact with local business
stakeholders. Contact will be made with businesses in the town centre and
local industrial and business estates in the wider area and sub region in
particular those in substandard accommodation who can be offered better
terms and conditions in new, better quality accommodation.
9.49 The Employment and Relocation Strategy states that the target market will be
small scale businesses such as sole traders, startups and SME businesses. A
defined approach to offering rent free/initial low rent periods will be agreed
to make the scheme as attractive as possible to potential occupiers. It is
considered that such initiatives would assist in ensuring the successful
marketing of the units. It is recommended that a detailed marketing strategy
which includes these measures is secured by condition (Refer to Appendix 2).
9.50 The application was submitted prior to the changes to the Use Classes Order
which were introduced in September 2020 and therefore it is appropriate to
assess the proposed uses in the context of the Use Classes in force at the
time of the application. However, it is necessary to consider the potential
future uses which could be carried out under the new Use Classes. The
proposed uses within Classes B1 and B8 are considered acceptable however it
is considered necessary to restrict the use of the proposed flexible
employment units by condition in order to ensure that they provide
floorspace for employment generating uses, rather than retail, or other uses
included within the new Use Class E. The use of these units will therefore be
restricted to the following:
•
•
•
•

Offices to carry out any operational or administrative functions;
Research and development of products or processes;
Industrial processes;
Storage and distribution.

Proposed Flexible Retail and Community Floorspace
9.51 London Plan policy E9 (Retail, markets and hot food takeaways) supports the
provision of a successful, competitive and diverse retail sector, which
promotes sustainable access to goods and services for all Londoners. Core
Strategy TC1 states that town centres are the preferred location for major
retail, leisure, cultural, office and other uses that attract and serve the public.
Policy TC6 states that the Royal Borough will support retail developments in
district centres that are of an appropriate scale to serve the population of
their catchment area, without harming the vitality and viability of other
centres particularly Woolwich and policy TC7 states that the Council will
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support the enhancement of local centres and neighbourhood parades, and
encourage retail and services that are appropriately scaled to serve the needs
of their local catchment. Policy TC(c) states that the Major, district and local
centres and neighbourhood parades are the preferred location for hot food
take-away establishments including drive through restaurants (Use Class A5)
and sets out the circumstances in which these uses will be acceptable.
9.52 Paragraph 89 of the NPPF States that 'when assessing applications for retail and
leisure development outside town centres, which are not in accordance with an upto-date plan, local planning authorities should require an impact assessment if the
development is over a proportionate, locally set floorspace threshold (if there is no
locally set threshold, the default threshold is 2,500m2 of gross floorspace).' As
there is no locally defined threshold in the Core Strategy the default
threshold is 2,500m² of floorspace.
9.53 The site lies outside any of the preferred locations for retail identified in the
Core Strategy however the amount of retail proposed is below the NFFP
threshold where a retail impact assessment. The Charlton Riverside SPD
refers to the creation of local and neighbourhood centres Furthermore, the
emerging Site Allocation CR2 includes 'provision of small-scale
retail/café/service/leisure uses at identified nodes of activity and limited to
scale appropriate to serve the day-today needs of residents.' It is therefore
considered that an element of small scale retail is acceptable in principle and
in view of the importance of this in providing services to meet the needs of
the new community to be created in this area the proposed level of retail
floorspace proposed is considered acceptable (noting also that the units are
proposed as flexible retail / community floorspace and could provide a more
diverse offer than just A1 shops). Further considerations are set out below in
relation to the range of uses to be permitted in the flexible retail / community
units.
9.54 At this stage it is not known which (if any) of the proposed units would be
used for food and drink uses however it is necessary to ensure that
satisfactory provision could be made for the provision of ventilation and
extract equipment required for such uses without detriment to the
appearance of the building or amenity of residential occupiers. It is noted that
London Plan policy E9 (Retail, markets and hot food takeaways) states that
development proposals containing A5 hot food takeaway uses should not be
permitted where these are within 400 metres walking distance from the
entrances and exits of an existing or proposed primary or secondary school.
Given the proximity of the proposed retail units to the northern entrance of
the Royal Greenwich Trust School which lies approximately 50m to the east
of the site, it is considered that hot food takeaway uses would not be
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appropriate in this location. It is therefore proposed to restrict this use by
condition.
9.55 The exact routing of mechanical services within the building has not been
detailed at this stage however the applicant has confirmed that risers will be
included which could accommodate the necessary ducting for extract and
ventilation equipment for food and drink uses. Vents will also be provided on
the facade of the commercial units with ducting within the ceiling of the units.
It is recommended that a two-stage condition is applied requiring the
submission of a strategy for the provision future ventilation prior to the
commencement of the development to ensure that adequate space / risers
are designed into the building from the outset with full details of any
proposed extract and ventilation equipment to be submitted for approval
prior to the commencement of any food and drink uses.
9.56 Policy CH1 supports the development of new and improved community
facilities where there are identified local needs and where the development is
in line with the Royal Borough’s strategy for the provision of services and the
Infrastructure Delivery Plan. The policy also requires the provision of a
Community Development Strategy for developments over 50 dwellings to
encourage the successful integration of tenures in new developments.
9.57 The proposed flexible retail and community use floorspace would allow for
uses such as healthcare facilities or nurseries however no specific end users
have been identified at this stage. The units have been designed to be flexible
and could therefore attract a variety of different users. The provision of
community facilities to support the new residential population in the area is
supported, in line with the aspirations of the Charlton Riverside SPD.
9.58 It is noted that the application proposed flexible retail and community uses
under Classes A1- 5 and D1 of the Use Classes Order that was in force at the
time of the application. However, is necessary to consider the potential future
uses which could be carried out under the new Use Classes noting that retail
(formerly A1) and uses such as healthcare facilities (formerly Class D1)
together with indoor sports facilities, are now included in the new Class E. It
should also be noted that that drinking establishments and hot food takeaways
(formerly Class A4 and A5) are now Sui Generis. It is considered appropriate
to restrict the use of the flexible retail and community units to the following:

•
•
•

Display or retail sale of goods, other than hot food
Sale of food and drink for consumption (mostly) on the premises
Provision of:
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Financial services
Professional services (other than health or medical services), or
Other appropriate services in a commercial, business or service locality
Public houses, wine bars, or drinking establishments
Drinking establishments with expanded food provision
Indoor sport, recreation or fitness (not involving motorised vehicles or
firearms
Provision of medical or health services (except the use of premises attached
to the residence of the consultant or practitioner)
Creche, day nursery or day centre (not including a residential use)
Offices to carry out any operational or administrative functions,
Research and development of products or processes
Industrial processes
Halls or meeting places for the principal use of the local community
Provision of education
Display of works of art (otherwise than for sale or hire)
Museums
Public libraries or public reading rooms

9.59 Whilst Class E also includes places of worship it is considered appropriate to
include a condition precluding this use in order to limit the impacts upon
traffic generation and parking as well as residential amenity (refer to Appendix
2).
9.60 It is recommended that conditions are imposed in relation to the hours of
operation for commercial and community uses, soundproofing between the
ground floor units and residential units and acoustic mitigation for the flexible
retail and community units to prevent noise nuisance to neighbouring
occupiers. In accordance with Core Strategy policy CH1 a condition is
recommended requiring the submission and approval of a Community
Development Strategy.
10.

Density

10.1 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 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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10.2 Policy 3.4 of the London Plan 2016 set out the indicative density range for
sites within an 'Urban' area with a PTAL of 2-3 as 200 - 450 habitable rooms
per hectare and 45 -170 units per hectare. However, Policy 3.4 of the London
Plan 2016 has been superseded and the 2021 London Plan does not include
recommended density ranges.
10.3 Policy D3 (Optimising site capacity through the design-led approach) sets out
design criteria against which developments are to be assessed to ensure that
proposals provide the most appropriate form of development that responds
to a site’s context and capacity for growth, and existing and planned
supporting infrastructure capacity, as set out in policy D2.
10.4 Policy D2 Infrastructure requirements for sustainable densities is also relevant.
This states that:
“The density of development proposals should:
1) consider, and be linked to, the provision of future planned levels of infrastructure
rather than existing levels
2) be proportionate to the site’s connectivity and accessibility by walking, cycling, and
public transport to jobs and services (including both PTAL and access to local
services).”
10.5 The Charlton Riverside SPD (page63) envisages a net density of 146 dwellings
per hectare across the SPD area, based on the SPD layout. The SPD also
shows and indicative layout for the application site of 151- 200 units per
hectare.
10.6 The density of the proposed development, based on a site area of 0.59ha,
would be 318 dwellings per ha or 882 habitable rooms per ha. When adjusted
to reflect the mixed-use development on the site the density would be 329.82
units per hectare or 915.79 habitable rooms per hectare (based on a
reduction in the site area of 3.35% resulting in revised site area of 0.57ha and
522 habitable rooms).
10.7 Whilst the proposed development would exceed the recommended density
levels set out in the current London Plan and in the Charlton Riverside SPD it
is acknowledged that density is one of a number of factors to be considered in
the assessment of an application. As noted above the London Plan does not
include recommended density levels and instead adopts a design-led approach
which also has regard to future planned levels of infrastructure.
10.8 The design criteria set out in Part B of policy D3 include consideration of the
form and layout, experience, and quality and character of the development.
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These aspects of the proposed development are assessed in detail in Section
13 of this report however it is considered that the proposal constitutes an
acceptable form of development, having regard to the site's context, noting
that the height of the buildings have been reduced since the original
submission resulting in a commensurate reduction in density. The proposal
would also provide a good standard of residential accommodation and
amenity for future occupants. It should also be noted that the comments
received from the GLA in relation to the revised proposals state that the site
has potential to be further optimised for increased housing capacity given its
location on the edge of the park and being prominent on the SPD’s primary
east/west link.
10.9 The application site has a PTAL of 2 however this is likely to be improved
through the implementation of planned infrastructure improvements for the
Charlton Riverside area. These include the provision of a new East West
Route through Charlton Riverside, as well as an interim bus service to serve
developments in the early phase of the redevelopment of the area. In addition,
a range of other infrastructure improvements are planned to meet the needs
of new development in the area, as set out in Section 25. Infrastructure
provision and transport improvements are assessed in detail in Sections 25
and 19 respectively and contributions towards the infrastructure necessary to
serve the development will be secured through a S106 agreement.
10.10 Having regard to the above considerations the proposed level of development
on the site is considered to be in accordance with London Plan policies D2
and D3 and is therefore considered acceptable.
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11.

Residential Mix

11.1 London Plan policy H10 (Housing size mix) states that schemes should
generally consist of a range of unit sizes and sets out the matters which
decision makers should have regard to in assessing the appropriateness of the
proposed dwelling mix in development schemes. These include robust local
evidence of need where available, the requirement to deliver mixed and
inclusive neighbourhoods, the need to deliver a range of unit types at different
price points across London, the range of tenures in the scheme, the nature
and location of the site, the aim to optimise housing potential on site and the
role of one and two bed units in freeing up family housing.
11.2 Policy H2 of the Core Strategy requires a mix of housing types and sizes in all
developments which should contain a proportion of 3, 4 and 4+ bedroom
units. The exact mix on each site will vary according to the location of the
development and the character of the surrounding area and will be affected by
factors such as inter alia: the level of accessibility to public transport or where
there is a poor external environment.
11.3 Section 6.1 of the SPD states that “...The housing delivered at Charlton
Riverside will focus on the delivery of family housing and a significant
proportion of affordable housing in keeping with the targets set out in the
Core Strategy and the London Plan...”
11.4 The proposed development would provide the following housing mix:
Unit type / size
Studios
1-bed
2-bed
3-bed
Total

Total (%)
10 (5.3%)
53 (28.1%)
94 (50%)
31 (16.5%)
188

11.5 The proposed scheme would provide a range of unit sizes and 16.5% would
comprise three-bedroom units. The applicant has provided the following
explanation for the proposed dwelling mix:
“The proposed development provides 31no. family sized units when considering only
3-Bed+, i.e. 16.5% out of 188 units, or 73no. family sized units when including
2B4P units, i.e. 38.8%, which we consider represents a good proportion of total
proposed units. The number of such family sized homes has been maximised taking
into account the latest design revision. Increasing this figure further will affect the
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total number of homes which can be delivered, and it should be noted that
proportionally larger homes generate a lower revenue, which would in turn have a
significant detrimental impact on the viability and deliverability of the scheme and
level of Affordable Housing. Furthermore, the provision of the family sized homes
has been focused within the affordable element of the scheme.
Further reduction in height and changes to the design of the development have
reduced residential floorspace. The residential mix is a product of optimising this
space for new homes.”
11.6 The effects of increasing the number of family sized units upon the viability of
the scheme and potential level of affordable housing are noted, as well as the
fact that the overall number of units within the scheme has been reduced in
response to concerns about the height and massing of the development. It is
also noted that family units would comprise 25% of the proposed social
rented units and that there is a greater need for family sized units within this
tenure. Taking these factors into account the proposed mix of units is
considered acceptable.
12.

Affordable Housing

12.1 London Plan policy (H4 Delivering affordable housing) sets a strategic target
for 50 per cent of all new homes delivered across London to be genuinely
affordable.
12.2 London Plan policy (H5 Threshold approach to applications) sets out the
threshold levels of affordable housing to be provided in residential
developments as a minimum of 35 per cent; or 50 per cent for public sector
land where there is no portfolio agreement with the Mayor; or 50 per cent
for Strategic Industrial Locations, Locally Significant Industrial Sites and NonDesignated Industrial Sites appropriate for residential uses in accordance with
Policy E7 (Industrial intensification, co-location and substitution) where the
scheme would result in a net loss of industrial capacity.
12.3 Proposals which do not meet the threshold (and other relevant requirements
of the Fast Track approach) will need to be supported by a viability
assessment and will be subject to both early stage and late stage reviews.
12.4 Policy H3 of the Core Strategy requires a minimum of 35% affordable housing.
The precise percentage, distribution and type will be determined by the
particular circumstances and characteristics of the site and of the
development, including financial viability. The affordable housing that is
provided should be provided as 70% social / affordable rented and 30%
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intermediate housing.
12.5 The scheme as originally submitted comprised 202 residential units with
35.4% affordable housing. As a result of the first round of revisions the
number of units was reduced to 192 but the affordable housing offer remained
the same. The scheme has been revised again in order to reduce the height of
the proposed buildings. This has resulted in a further reduction in the number
of units to 188. At the time when these amendments were submitted it was
proposed to reduce the affordable housing offer to 26.6% however the
applicant has since reconsidered this and submitted a further amendment to
the affordable housing offer on 24 May 2021. It is now proposed to 30%
affordable housing with a mix of 71.4% affordable rented and 28.6% shared
ownership.
12.6 The applicant's viability assessment in respect of the original proposal for 202
units concluded that the scheme would result in a deficit of ££21,991,332.
when compared to a Benchmark Land Value of £5,802,000. The viability
assessment was reviewed by an external assessor (BPS) whose appraisal
included some adjustments to the Benchmark Land Value, Existing Land Use
Value, Gross Development Value and developer's profit. The BPS appraisal
showed a reduced deficit of £18,081,284. The GLA's Viability Team also
reviewed the original viability appraisal and questioned some of the inputs.
They also stated that the availability of grant should be fully explored
alongside the planning application process, so the affordable housing offer is
reflective of availability.
12.7 An addendum to this appraisal dated 26 November was submitted in respect
of the reduction in the number of units to 198. In this revised appraisal the
applicant adopted the inputs recommended by BPS and which resulted in a
revised deficit of £16,528,548. BPS reviewed the revised appraisal and
commented that a marginal reduction in build costs would have been
expected to reflect the reduced proportion of commercial space however this
was not considered to be significant. The conclusions of the BPS review
confirmed that they agreed with the findings of the applicant's appraisal, that
at the level of affordable housing proposed, the scheme is unviable in planning
terms.
12.8

A further addendum dated 26 April 2021 was submitted in respect of the
proposed further amendments to the scheme which resulted in a reduction in
the number of units to 188. This appraisal concluded that the deficit of the
revised scheme has increased as a result of the revisions to £17,010,890 and
that the Affordable Housing offered therefore exceeds to maximum viable
amount.
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12.9 In reviewing the April 2021 appraisal BPS noted the comments made as part
of the GLA's review and made the following adjustments:
• Reduction of the commercial yield for the GDV from 6.50% to 6.00%
• Reduction of the finance rate from 7.00% to 6.50% 4.2
12.10 Taking these adjustments into account BPS concluded that the revised scheme
shows a deficit of -£16,147,877, which is less than shown in the applicant's
assessment but remains substantial. BPS therefore agreed with the overall
findings of the assessment, that at the level of affordable housing proposed,
the scheme is unviable in planning terms.
12.11 As set out above, it is now proposed to provide 30% affordable housing. A
revised appraisal has been submitted and this has been reviewed by BPS. The
BPS review concludes that “as detailed in Redloft’s report, the revised scheme
shows a deficit of -£15,832,652, which remains substantial. Our scenario
analysis, also in Appendix 1 demonstrates that even with significant movement
on build costs and revenues, the scheme remains in deficit. We are therefore
in agreement with their overall findings that at the level of affordable housing
proposed, the scheme is unviable in planning terms”. No further comments
have been received from the GLA at this stage however if any further
comments are received they will be reported in an Addendum to this report.
12.12 The tenure mix of the affordable units would be 71.4% London Affordable
Rent and 28.6% Intermediate, which would exceed the above requirement for
rented housing and is therefore considered acceptable.
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12.13 The breakdown of unit sizes within the affordable tenures is set out below:
Unit Type /
Size
Studio
1-bed
2-bed
3-bed
Total %

Social Rented

Intermediate

Total

0
0
30
10
40 (71.4%)

1
1
12
2
16 (28.6%)

1
1
42
12
56 (100%)

12.14 As noted above, 25% of the social rented units would be three-bedroom
units. This is welcomed as there is a particular demand for family sized units
within this tenure.
12.15 Overall, the proposed level and mix of affordable housing is considered to be
the maximum reasonable amount of affordable housing that could be
delivered at the site and is considered acceptable, subject to a S106 clause to
secure an early stage and late stage review.
13.

Design and Townscape

13.1 Section 12 of the National Planning Policy Framework sets out the
Government's objectives for achieving well-designed places. Paragraph 124
states that the creation of high-quality buildings and places is fundamental to
what the planning and development process should achieve.
13.2 London Plan policy D3 (Optimising site capacity through the design-led
approach) states that all development must make the best use of land by
following a design-led approach that optimises the capacity of sites, including
site allocations. Optimising site capacity means ensuring that development is
of the most appropriate form and land use for the site. The design-led
approach requires consideration of design options to determine the most
appropriate form of development that responds to a site’s context and
capacity for growth, and existing and planned supporting infrastructure
capacity. It goes on to state that higher density developments should generally
be promoted in locations that are well connected to jobs, services,
infrastructure and amenities by public transport, walking and cycling. The
policy also sets out detailed requirements in relation to design that
development proposals should meet under the headings of Form and layout,
Experience and Quality and Character.
13.3 London Plan policy D4 (Delivering good design) sets out requirements in
relation to design scrutiny, including requirements for design reviews and
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seeks to ensure that design quality is carried through to the completion of the
development.
13.4 Core Strategy Policy DH1 requires all developments to be of a high-quality
design and to demonstrate that they positively contribute to the improvement
of the built and natural environment. The policy sets out requirements for
development which include providing a positive relationship between
proposed and existing urban context and promoting local distinctiveness.
13.5 The Charlton Riverside Masterplan SPD contains guidance on the design of
development within the masterplan area. The SPD defines seven distinct
character areas within the Charlton Riverside Area.
13.6 The site lies within the Woolwich Road Village East area which is
characterised as follows (together with the Woolwich Road Village West
character area):
These character areas have a large residential component, with a rich mix of
complementary uses, such as schools and community facilities, interspersed with
significant commercial activity at ground and lower floors on key routes and
frontages. There will be a greater proportion of houses within the residential mix and
a focus on family provision in these areas. The public realm, including the mix of
street types and the design and management of public space, will create a more
intimate, village feel. Each of the Village character areas will look south, as well as
north, making connections with existing residential areas via a re-designed Woolwich
Road. These character areas are important interfaces between the new and the
existing neighbourhoods of Charlton”.
13.7 The SPD (p61) states that “typically building heights will vary between 3 and 6
storey s(although there is scope of buildings up to 10 storeys in certain
locations) with the detailed consideration at design proposal and planning
stages to ascertain what is appropriate for a specific location”. Figure 6.2 of
the SPD (p60) provides guidance on typical maximum heights and in the case
of the application site the maximum heights are shown as 3 to 4 storeys.
Urban Design Manager's Comments
13.8 The scheme has been reviewed in detail by the Council's Urban Design
Manager whose assessment is summarised below.
Layout
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13.9 The Urban Design Manager notes that the urban design strategy for the site
builds on some key drivers established by the Charlton Riverside SPD. The
two proposed buildings are arranged to optimise permeability across the site
from east to west, creating two pedestrian-friendly links to the park Together,
these two links are considered as effectively addressing the SPD’s spatial
strategy, which envisages a new pedestrian route from the park to Charlton
Railway Station. The northern link would have a more marked pedestrian,
soft-landscaped and domestic character and provide communal accesses to
residential blocks, ground-floor commercial uses, public and communal
amenity and play areas. The southern link would have a more marked urban,
hard-surfaced character. While providing access to bin stores and plant rooms
this route would still provide a desirable active frontage and open space at the
interface with the neighbouring Evelyn House site, with two generous
commercial units at the junctions with Eastmoor Street and Westmoor
Street. Its position would be aligned with the indicative green route in the
SPD.
13.10 With regard to the relationship with Mirfield Street the Urban Design
Manager does not object to the position of the northern building in relation
to the street as the proposed pavement at its front is generous enough and
proportionated to the proposed heights of this building. It is noted that the
scheme is designed in line with the SPD vision of enlarging Moore Park, with
Eastmoor Street as a flexible space potentially adaptable to a pedestrian route.
13.11 Regarding the internal layout of the scheme, the Urban Design Manager
considers that ground-floor uses are designed in a way to activate as much as
possible the surrounding streets and links across the site. Commercial
activities, community uses and communal entrances to the blocks’ cores are
thoughtfully distributed facing the surrounding streets and the northern
green-link.
13.12 Following the feedback received at the first Design Review Panel, the access
to the enclosed car-parking on the southern block has been repositioned on
Westmoor Street, from the original arrangement on the southern link across
the site. This is considered beneficial to the intended pedestrian character of
the southern pathway, accessible to service and emergency vehicles only and
does not compromise the active frontage on Westmoor Street.
13.13 On the upper floors, a mix of double loaded corridors and galleries creates a
high percentage of dual aspect units. All flats are in conformity to the Housing
Technical Standards and GLA guidance. Any excessive overlooking from the
galleries into the internal space of units is acceptably mitigated by designing
voids as buffers in front of bedrooms and positioning kitchens on that side
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whenever possible. The Urban Design Manager notes that some concern was
raised at the negotiation stage on the proposed balconies on the northern
sides of the blocks, particularly these facing the northern green link, which
would get limited access to sunlight. Overall it is considered that these
weaknesses of the scheme should be weighed against any identified public
benefits provided by the scheme.
Massing and Form
13.14 The Urban Design Manager has commented that scheme has the difficult task
of responding to a varied and transforming context, including other
development sites, currently occupied by industrial uses, historic fabric and
Moore Park. The Charlton Riverside SPD includes the site in one of the
identified local centres and indicates maximum heights within four storeys for
the site and up to five-six storeys for the whole character area.
13.15 The proposal takes on this challenge by designing a mid-rise, six-storey
parapet across two buildings and a nine storey point element at the junction
of Westmoor Street and Mirfield Street. Each building is designed as a
composition of adjoining blocks, with additional height positioned strategically
to address the different characters of the surrounding streets and create
expressive variations across the site.
13.16 On the southern building, a seven-storey block is proposed on Eastmoor
Street, to take fully advantage of the views on the park. The overall elevation
appears as well integrated within the local views from the park, as shown in
the submitted Addendum to the Design & Access Statement. The top storey
is set-back from the main parapet by two metres approximately and reads as
subservient to the main part of the building and well-integrated within its
overall form. The set-back seventh storey on Westmoor Street is considered
as having a very limited and acceptable visual impact on this side of the
development and does not compromise its intended mid-rise scale.
13.17 The form of the northern building has been broken down into a six storey
element, with a limited seventh storey element significantly set-back from the
main parapet of the building, and a nine storey corner block at the junction of
Mirfield Street and Westmoor Street, acting as the legible marker of the local
centre identified in the SPD at the junction of the main East-West route and
the area surrounding the park. This taller element would also act as a wayfinder and mark the entrance to the green link and the park approaching from
Penhall Road, within the SPD’s overall strategy of a green route to Charlton
Railway Station.
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13.18 To the east, while the proposed six storey parapet significantly exceeds the
two-storey height of the locally listed, former Lads of the Village PH, it reads
as acceptably integrated in the background of this heritage asset on the
provided CGI views at page 5 of the Addendum and Views 3 and 4 in the
Heritage Townscape & Visual Impact Assessment (THVIA), distant enough to
not over-dominate it. The screen of trees bordering Moore Park would
partially conceal the southern block of the scheme, further mitigating its
impact on the former pub and assisting in expressing the six-storey corner
block as a gentle marker at the junction of Mirfield Street and Eastmoor
Street. A seventh storey is proposed above the main parapet of the building,
nevertheless it is set back enough from the eastern and northern elevation to
not add significantly to the perceived bulk of the scheme on local views.
13.19 The Urban Design Manager considers that strictly in urban design terms, the
scheme is does not create a negative visual impact on views from the
neighbouring Thames Barrier and Bowater Road Conservation Area. Its bulk
is effectively broken down into distinct elements, which avoids it reading as a
monolithic building. On the long views from the northern Thames Barrier
cycleway and park within the conservation area (Views 1 and 2 in the THVIA),
the scheme would sit comfortably and create an expressive roofscape in the
background of the rich vegetation in the park.
13.20 It is acknowledged that the Charlton Riverside SPD indicates a maximum
height of 4 storeys for the site, within the Woolwich Road East character
area. However, it is noted that the indicative maximum heights in this
character area go up to six storeys, on Woolwich Road. While the scheme
exceeds the indicative maximum height in the SPD for this site, nevertheless
its main parapet is considered suitable for the intended mid-rise, residential
character of Woolwich Road East character area and beneficial to establish a
prevalent height around five-six storeys on the central area of Charlton
Riverside, contextually with other emerging schemes in its surrounding,
including Evelyn House to its immediate south and the Stone Foundries site,
200 metres away, to the west of the site.
13.21 The Urban Design Manager states that overall, it must be acknowledged the
proposed massing exceeds the SPD’s indicative heights for the site however,
the proposed massing and architecture have been designed in a thoughtful
way and appear as acceptably well integrated within the context of Moore
Park and the identified local centre in the SPD. On balance, no objection is
raised in strictly massing terms and a decision on its acceptability should be
taken in balance with its architectural quality and the Council’s heritage
officer’s feedback on the relationship of the scheme with the heritage assets in
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the area, including the neighbouring, locally listed, former Lads of the Village
PH.
Architecture
13.22 The Urban Design Manager considers the scheme to be of good architectural
quality. The distinct elements of the two buildings create an expressive overall
composition, organically with the rich pattern of windows, doors, balconies,
loggias and winter gardens. Materials are thoughtfully applied to expresses the
distinct elements and features of the scheme. An expressive mix of brick
colours and finishes is creatively used to further highlight the distinct elements
of the scheme. Glazed bricks are proposed for the ground floor elevation.
Lighter and darker brickwork are alternated on the tallest nine storey
element to accentuate the intended vertical feel of its elements.
13.23 The proposed metal balustrades of balconies and metal cladding on the setback top floors and part of the nine-storey block are creatively detailed with
vertical fins and expression lines, which donate the whole scheme with a
distinctive, expressive character, nevertheless well integrated with the
architecture of other emerging schemes in the area, including Evelyn House to
the south.
13.24 The final version of the design incorporates metal components and features,
detailed in a way to create a subtle relationship with the historic industrial
character of the area. These features also assist in creating an expressive
relationship with other emerging schemes in the site proximity (including
Evelyn House) and a coherent frontage of buildings inviting into the area from
Woolwich Road, acting as "important interfaces between the new and the existing
neighbourhoods of Charlton", as stated in the SPD for this and the neighbouring
Woolwich Road West character areas.
13.25 The generous height of the ground floor elevation contributes positively to its
active frontage and celebrates the entrances to the residential uses and
commercial activities. It is also acknowledged that the ground floor elevation
would be the part of the building more directly experienced by the public
walking on Eastmoor and Westmoor Street. At this level, glazed brickwork
with carefully chosen, green tonalities, has been incorporated in the proposals
from the outset of the design process, to create a further expressive
relationship with the surrounding natural landscape.
13.26 The Urban Design Manager's comments are noted and have informed the
conclusions in relation to design matters below.
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Tall Buildings Assessment
13.27 It is considered necessary to assess the proposals against the relevant
development plan policies in relation to tall buildings, as the height of the
development is larger than the threshold size set for the referral of planning
application to the Mayor and the proposed building is taller than surrounding
buildings in the immediate vicinity.
13.28 London Plan policy D9 (Tall buildings) states that based on local context,
Development Plans should define what is considered a tall building for specific
localities, the height of which will vary between and within different parts of
London but should not be less than 6 storeys or 18 metres measured from
ground to the floor level of the uppermost storey. The policy sets out
detailed criteria for the assessment of the visual, functional, environmental and
cumulative impacts of tall buildings.
13.29 Core Strategy policy DH2 lists the areas of the borough where tall buildings
may be appropriate, including Charlton Riverside. Paragraph 4.4.16 of the
Core Strategy defines tall buildings as “... any building, including all types of
structures such as masts, pylons, chimneys etc, which is noticeably taller than
its surroundings, has a significant impact on the skyline or is larger than the
threshold size set for the referral of planning application to the Mayor.” It
goes on to state that “...importantly, what is considered tall in one area would
not necessarily be considered tall in another.' It is considered that the
proposed development would fall within the definition of a tall building and
therefore it is necessary to assess the proposal against the detailed criteria in
London Plan policy D9.
13.30 An assessment against the criteria of London Plan policy D9 is provided
below:
Visual Impacts
13.31 The proposal does not fall within the extent of any of the Strategic Views
identified in the London Plan or any of the Local Views included in the Core
Strategy. The Heritage, Townscape and Visual Appraisal has assessed the
impact upon a range of views including those within the immediate vicinity of
the site and wider area, including a view from Barrier Park on the northern
side of the River Thames. Having assessed the proposals in the context of the
existing townscape it is not considered that the proposals would result in any
adverse townscape impacts in any of these views.
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13.32 It is considered that the scheme's six storey parapet will assist in creating a
coherent urban form within the local area and the placement of the taller,
nine storey elements at a prominent junction would create a focal point which
would aid way finding.
13.33 As set out above, the proposed architectural quality and materials are
considered to be of a high standard. Further details of materials will be
secured by condition to ensure the quality of the materials in the completed
building.
13.34 Impacts upon heritage assets are considered in more detail in Section 14. The
site does not directly adjoin the River Thames and it is considered that the
proposals would not result in significant impacts upon riverside views.
13.35 It is not considered that the proposed development is likely to give rise to a
significant degree of solar glare as the buildings do not include large areas of
glazing on the facades.
13.36 It is considered that the scale of the development is not such to give rise to a
significant degree of light pollution from internal lighting. As set out in the
submitted BREEAM statement, measures will be included to reduce light
pollution from external lighting. Further details of the proposed external
lighting scheme will be sought by condition.
Functional Impacts
13.37 The safety of occupants in relation to internal and external design, including
construction detailing, materials and emergency exit routes will be ensured
through compliance with the Building Regulations. In addition to this a Fire
Statement has been submitted and this is considered in further detail in
Section 24.
13.38 The proposed scheme includes provision for a concierge service to assist in
the management of the site. Servicing arrangements are considered in more
detail in Section 19 and a detailed Servicing and Delivery Plan will be secured
by condition.
13.39 In view of the scale of the development it is not considered that the proposed
buildings would give rise to any significant issues regarding overcrowding of
access routes or the surrounding area at peak times.
13.40 Having regard to the detailed assessment of the proposals in relation to
density and transport, taking account of the planned improvements to
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transport infrastructure it is considered that the capacity of the area and its
transport network is capable of accommodating the proposed quantum of
development.
13.41 The design of the proposed buildings has been informed by the need to reprovide employment uses on site and appropriate consideration has been
given to the design of the proposed commercial units to ensure that they
meet the needs of commercial occupiers.
13.42 The tallest part of the development would be nine storeys (35.3m) and it is
considered unlikely that this would give rise to interference with navigation or
telecommunication systems. No objection has been raised by London City
Airport.
Environmental Impacts
13.43 The levels of daylight and sunlight within the scheme are considered to be
satisfactory and no adverse impacts to neighbouring properties or the
adjacent open space have been identified. In view of the scale of the
development an assessment of impacts upon wind or air movements around
the buildings was not considered necessary. It is considered that noise impacts
arising from building services equipment can be dealt with satisfactorily by
condition.
Cumulative Impacts
13.44 The proposed development has been considered in the context of emerging
developments in the area and the principles of the Charlton Riverside SPD.
Whilst the height of the proposed buildings does not strictly comply with the
indicative heights in the SPD careful consideration has been given to the
creation of a coherent parapet height and the placement of the tallest element
of the scheme so as provide a focal point in the local area. It is considered
that this approach, when applied to emerging developments will provide a
consistent design approach across the area.
Feedback from Design Review Panel
13.45 Development proposals for this site were considered by the Greenwich
Design Review Panel at the pre-application stage on 28th February and 1st
May 2020.
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13.46 The scheme presented at the first review comprised a similar footprint to the
current scheme with building heights of six, eight and ten storeys with ten
storey elements at the junction of Mirfield Street and Westmoor Street and
adjacent to the park. The comments of the Design Review Panel following the
first review are summarised below:
•

Further work is required to ensure the proposal optimise the
opportunities on each site boundary and building frontage; adding another
green link to the south of the site; demonstrating alternative design for
Eastmoor street, providing alternative access arrangements on
Westmoor Street; enhancing the quality of landscape design on the green
link; and addressing the strategic transport challenges on Mirfield Street.

•

Recommended that the project team develop a stronger native and
identity built on recent and ancient heritage; propose a solution to
Eastmoor Street which resolves the concerns of stakeholders; provide
quality family units and usable space and amenity space; contribute to
variety in height across Charlton Riverside, optimise available space on
the ground floor and consider a different housing typology.

13.47 The scheme presented at the second review proposed building heights of
seven, eight, nine and ten storeys with the tallest element at the junction of
Mirfield Street and Westmoor Street and a nine storey block adjacent to the
park. The comments received following the second design review are
summarised below:
•

Recognise the positive progress made both in the design of the scheme
itself and in critical elements relating to its wider masterplan context
since the previous review, which support an improved scheme overall
but maintains some concerns which should be resolved before the
submission of a planning application.

•

This is not a scheme that can be designed in isolation and its
relationship to the wider context and a coherent, integrated design
approach is crucial, particularly in relation to the streetscape and
landscape, the height and massing, and the character of the architecture.

•

Remain concerned that the proposed height and massing is too high for
its context and does not deliver on the aspiration set out in the SPD
for Charlton Riverside. Recommend lowering the height across the
scheme to improve the quality of light to homes and spaces and to
ensure that the scheme both on its own and alongside adjacent and
future schemes creates the character that is envisaged for Charlton.
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•

Welcome the significant progress made on landscape and streetscape
but believe a holistic approach to this across the emerging
developments is required to ensure this space works as part of a
cohesive neighbourhood, and further clarity is required on the function
and quality of spaces, particularly the green link.

•

Welcome the addition of gallery access, which increases the proportion
of dual aspect and the quality of accommodation, and the introduction
of duplex flats, which creates a greater diversity of housing types. The
current Covid-19 pandemic and the climate crisis raise the critical
importance of well-designed homes, and the need for resilient housing
stock to ensure that our homes are able to respond to the inevitable
change to how we will use them in the future.

13.48 It is noted that the feedback received following the second review was
generally positive, recognising the improvements made to the scheme
following the first review. Further amendments have since been made to the
scheme, particularly in relation to height and internal layout, including
revisions made following the submission of the application. It is considered
that the scheme has responded positively to Design Review Panel's input and
that this has helped to deliver an improved quality of design overall.
Visual Relationship with Metropolitan Open Land
13.49 The adjacent park in Eastmoor Street is designated as Metropolitan Open
Plan. Core Strategy policy OS(a) Development in Metropolitan Open Land
states that:
Special consideration will be given to development proposals on land fringing,
abutting or otherwise having a visual relationship with MOL where development
could be detrimental to its visual amenity, character or use. Possibilities for opening
up visual links and green corridors or creating new access points into or between
open land area will be pursued.
13.50 Whilst the proposal would introduce new development adjacent to an area of
MOL, the proposed scale of development is considered acceptable in the
context of its surroundings and, as set out in Section 16 it has been
demonstrated that there would be no adverse overshadowing impact to this
open space. The proposed replacement of the existing buildings / structures
and open storage uses on the site is considered to result in a positive
enhancement to the area adjacent to the MOL. Furthermore, the proposal
would introduce two new access routes, including a green link between
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Eastmoor Street and Westmoor Street which would open up new views
towards the open space. Overall the scheme's interface with the adjacent area
of MOL is considered to be acceptable.
Conclusions on Design and Townscape
13.51 The height of the proposed buildings within the scheme would exceed the
maximum height range set out in the Charlton Riverside SPD. However, the
heights set out in Figure 6.2 of the SPD are intended to provide 'guidance on
typical maximum heights to inform design thinking' and it is considered that
there is scope for flexibility dependent upon the circumstances of each site.
13.52 It should be noted that, due to the flood breach levels in this area, two to
three storey house types, as referred to in the guidance for the Woolwich
Road Village East character area would not be feasible as it would not be
possible to raise the sleeping accommodation above the breach level.
Furthermore, the inclusion of commercial floorspace, as required by Core
Strategy and London Plan policies and to meet the employment objectives of
the SPD, also necessitates the provision of a generous ground floor storey
which impacts on the overall height of the building and also has implications
for the amount of residential floorspace required to deliver a viable scheme.
13.53 The scheme is characterised a six-storey main parapet and which is
considered appropriate to the intended mid-rise character of this part of
Charlton Riverside. Element which rise to seven storeys are set back from the
edge of the parapet so as to reduce their visual impact from street level. The
nine-storey element has been carefully placed at a prominent junction in a
location identified as a local hub in the SPD. It is considered that this would
act as a marker, contributing to the legibility of the townscape. The bulk of
the taller section is broken down into distinct elements which assists in
avoiding a monolithic appearance to the block. Overall it is considered that
the massing and design has been carefully considered ensuring that the
building would integrate well with the surrounding context.
13.54 It is considered that the design has evolved in a positive manner in response
to the feedback received from the Design Review Panel and to the advice
provided by the Urban Design Manager, both at the pre-application stage and
subsequent to submission of the application. This has resulted in a high quality
of design and architecture.
13.55 Overall the proposed development is considered acceptable in design and
townscape terms and meets the requirements of the relevant development
plan policies. In accordance with the urban Design Officer's advice a
ITEM NO: 5

Page 130

comprehensive condition is recommended to secure details of all materials
and features in order to ensure that the design quality is carried through to
the construction stage. The impacts of the proposed development upon the
adjacent conservation area and locally listed building are assessed below.
14.

Impact on Heritage Assets

14.1 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act
1990 places a statutory duty on Local Planning Authorities (LPAs) to pay
special regard to the desirability of preserving the special architectural and
historic interest of listed buildings and their settings. Section 72 of the same
Act requires LPAs to pay special attention to the desirability or preserving or
enhancing the character and appearance of conservation areas.
14.2 Paragraph 8(c) of the NPPF identifies the protection and enhancement of the
historic environment amongst the overarching environmental objectives
necessary for the delivery of sustainable development
14.3 Paragraph 193 of the NPPF states that great weight should be given to the
conservation of the historic environment and the more important the asset,
the greater that weight should be. Paragraph 194 confirms that the
significance of a designated heritage asset can be harmed by development
within its setting.
14.4 Paragraph 196 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. Any harm to significance must
therefore be clearly and convincingly justified and outweighed by the delivery
of public benefits if it is to be in accordance with Paragraphs 193-196 of the
NPPF. In the case of harm to non-designated heritage assets in accordance
with paragraph 197 a balanced judgement will be required having regard to
the scale of any harm of loss and the significance of the heritage asset.
14.5 London Plan policy HC1 Heritage conservation and growth (Part C) 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. The cumulative impacts of incremental change from
development on heritage assets and their settings should also be actively managed.
ITEM NO: 5

Page 131

Development proposals should avoid harm and identify enhancement opportunities
by integrating heritage considerations early on in the design process.”
14.6 Core Strategy Policy DH3 states that the Royal Borough of Greenwich will
protect and enhance the heritage assets and settings of Royal Greenwich,
preserving or enhancing the character or appearance of the conservation
areas, applying a presumption in favour of the preservation of statutorily listed
buildings and their settings.
14.7 Core Strategy Policy DH(h) states that development on sites in the vicinity of
a conservation area and which would have a visual effect on its character or
appearance, should respect the setting of that area.
14.8 Core Strategy Policy DH(i) states that proposals for development which
would detract from the setting and proportions of a listed building or group
will be resisted and policy DH(j) requires substantial weight to be given to
protecting and conserving particular characteristics that account for the
designation of locally listed buildings.
14.9 The site is adjacent to the Thames Barrier and Bowater Road Conservation
Area. There are no listed buildings on the site or adjacent to it however the
Grade II Listed, former Siemens Cable Factory at 37 Bowater Road is situated
to the north and has a visual relationship with the site in certain views. The
locally listed, former Lads of the Village PH lies approximately 20 metres to
the east of the site in Eastmoor Place.
14.10 The Conservation Officer notes that the Thames Barrier & Bowater Road
Conservation Area represents a rare surviving legacy of London’s once
extensive Victorian riverside industries and it celebrates engineering
innovation and excellence. The conservation area has a distinctive industrial
character and unique sense of place due to intensive land use for
manufacturing by the Royal Navy and Siemens Brothers, an early multinational
telecommunications company. The significance of the Conservation Area is
derived from association with C19th and C20th British engineering: naval
steamship, submarine cable and flood defence engineering of national and
international magnitude and the River Thames played a crucial part to the
area’s historic development and distinctive identity.
14.11 There are two principal clusters of industrial heritage, comprising the former
Siemens Brothers works and former Royal Dockyard Steam Factory. The
conservation area also includes the southern part of the Thames Barrier, the
second largest flood defence barrier in the world and one of London’s most
striking and famous landmarks.
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14.12 The building heights within the conservation area are predominantly three to
five storeys and their overall style is a functional, distinctive industrial
aesthetic with brick clad or expressed structures. The characteristic materials
of the conservation area are brick, steel and reinforced concrete with
iron/steel detailing. The area has a continued employment land use and it
supports a vibrant and established manufacturing and creative industries hub.
14.13 The distinctive character of the conservation area and sense of place is
derived from its interrelationships of varied building types and the prominent
and imposing cluster of the industrial architecture is visible from Woolwich
Road.
14.14 The Conservation Officer notes that whilst the architectural quality may be
varied there is a consistent roof line within the conservation area, and it is
particularly vulnerable to change.
14.15 The applicant submitted a Heritage, Townscape and Visual Appraisal in the
support of the original proposals as submitted in July 2020. Following the
amendments submitted in November 2020 and in response to comments
made by the Conservation Officer the applicant submitted a Briefing Note
dated 24 November 2020. A revised version of the Heritage, Townscape and
Visual Appraisal was submitted in January 2021 which included updated views
to reflect the amendments to the scheme.
14.16 The applicant's Heritage, Townscape and Visual Appraisal (as amended)
describes the significance of the heritage assets in the vicinity of the site and
assess the impacts of the proposed development upon each of these. The
assessment relates to the following heritage assets:
•
•
•
•
•
•
•
•

Thames Barrier and Bowater Road Conservation Area;
Charlton Riverside Conservation Area;
Former Siemens Cable Factory, 37 Bowater Road (Grade II);
Group: Royal Dockyard: Former Smithery, Erecting Shop and Brass
Foundry, Former Police Station, Chimney to Steam Factory (all Grade
II);
34 Bowater Road (locally listed)
32 Hardens Manor Way ‘Barrier Animal Care Clinic’ (Former ‘Lads of
the Village’ public house) (locally listed);
757 Woolwich Road ‘The Victoria’ Public House (locally listed);
Group: 775 Woolwich Road ‘Windrush Primary School’ and 704
Woolwich Road ‘White Horse’ Public House (both locally listed);
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• Group: 825 & 831 Woolwich Road: Flats 1-12 ‘Howick Mansions’ and
‘The Lord Howick’ Public House (both locally listed.
Thames Barrier and Bowater Road Conservation Area
14.17 The assessment notes that the development would change the Conservation
Area's immediate visual setting at the western boundary to Thames Barrier
Park through the regeneration of a poor-quality collection of industrial
buildings with a mixed-use scheme with commercial units at ground level and
apartments above. It states that there would be no views of the
development from Bowater Road, the river frontage or Herrington Road. It
goes on to state that the proposed buildings have been carefully designed,
with a varied massing that steps down to the frontage with the park and
where visible, the proposal would improve the aesthetic quality of the Site,
enhancing this part of the Conservation Area’s setting.
14.18 The applicant's assessment states that the development would not alter or
detract from the perception of landmarks within the Conservation Area, such
as 37 Bowater Road (c26m AOD), the Steam Factory Chimney (55m) and the
Thames Barrier Control Building (c35m AOD) due to the lower scale of the
parapet of the buildings adjacent to the park, the setting back of taller
elements, screening role of trees within Barrier Park and the considerable
separation of the site from the landmark elements within the Conservation
Area. The assessment concludes that the proposal would not screen any
important views towards heritage assets within the Conservation Area and
would help to frame views north towards the Thames Barrier along Eastmoor
Street. Overall, the proposal would enhance the setting of the Thames Barrier
and Bowater Road Conservation Area and would preserve its significance.
Charlton Riverside Conservation Area
14.19 The assessment states that there would be no visibility or very limited
visibility of the proposed development from the Conservation Area and due
to the distance, the proposed development would have no material effect on
setting of the Conservation Area and would preserve its significance.
Former Siemens Cable Factory at 37 Bowater Road (Grade II)
14.20 The assessment states that the Eastmoor Street frontage of the proposed
development would share some limited inter-visibility with 37 Bowater Road
in winter. Due to intervening buildings and vegetation this would be restricted
to areas in front of its southern and western elevations. Although taller than
ITEM NO: 5

Page 134

the present industrial estate buildings that it replaces, the parapet of the
Eastmoor Street frontage of the proposed development would be lower in
scale than the former Siemens Works factories. Its visibility would be limited
by the distance from the site and the topography of the area which rises up
from the Site towards the River Thames and Bowater Road. It is argued that
the proposal would not affect existing opportunities to appreciate 37 Bowater
Road, which is predominantly seen from Barrier Park, Bowater Road and
Faraday Way and the proposal would not compete with the historic landmark
status of 37 Bowater Road and the ability to understand and appreciate the
historic and architectural significance of the listed building. The assessment
concludes that overall, due to the improved and consistent architectural
quality the proposed scheme introduces at the site, it would enhance the
setting of 37 Bowater Road and would preserve its significance.
Listed buildings at the Royal Dockyard
14.21 The assessment states that the proposed development would be substantially
or entirely screened in the visual settings of the listed buildings at the Royal
Dockyard by intervening development along Woolwich Road. The
assessment concludes that overall the proposed scheme would have a
negligible effect on the setting of listed buildings at the Royal Dockyard and
would preserve their significance.
34 Bowater Road (locally listed)
14.22 The assessment notes that as the result of screening from intervening
development and vegetation, only the upper storeys of the proposed
development may be visible in the setting of 34 Bowater Road, from its
western façade. The assessment concludes that the proposal would have a
negligible effect on the setting of 34 Bowater Road and would preserve its
significance.
32 Hardens Manor Way (Former ‘Lads of the Village’ public house) (locally listed)
14.23 The assessment acknowledges that the proposed development would be
visible in the immediate visual setting to the rear of 32 Hardens Manor Way,
where it would replace the existing degraded garages/warehouses with taller
modern buildings. It goes on to state that s shown by Views 3 and 4 of the
visual appraisal, the scale and massing of the proposed development can be
accommodated in the setting of the former pub and together with the
proposed simple architectural detailing at its north-eastern corner, would
ensure that it relates well to the former public house and does not dominate
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its setting. The proposal would not interrupt the visual relationship between
the former pub and surrounding pockets of historic development, as these are
located to the north and east. Nor would it affect the former pub’s status as a
local landmark, as this is appreciated from the south and east where the pub’s
main facade faces out onto Eastmoor Place. It is argued that as shown by
Views 3 and 4, the proposed development would create a consistent and highquality backdrop to the former pub which overall would enhance the
aesthetic quality of its setting. The assessment concludes that the proposal
would preserve the significance of the locally listed building.
757 Woolwich Road and The Victoria Public House (locally listed)
14.24 The assessment acknowledges that the proposed scheme would change the
setting to the north of the former Victoria pub through the introduction of a
taller modern building. However, it goes on to state that the consistent
design, material palette and associated high quality landscaping would ensure
that the change would be positive. It is argued that the proposal would not
affect the former Victoria pub’s status as a local landmark and the assessment
concludes that due to the improved architectural quality and landscaping the
proposed scheme would enhance the setting of ‘The Victoria’ Public House
and would preserve its significance.
775 Woolwich Road ‘Windrush Primary School’ and 704 Woolwich Road
‘White Horse’ Public House (locally listed)
14.25 The assessment notes that the eastern elevation of the proposed
development would be partially visible from these locally listed buildings on
Woolwich Road, where it would introduce taller residential-led buildings into
their wider setting. It is argued that the scale of the development is broadly
comparable to the Windrush Primary School and due to the distance and
intervening park would not affect the landmark status of this distinctive
building. Where visible the development would considerably improve the
aesthetic quality of the Site, enhancing this part of the locally listed buildings’
setting. The assessment concludes that proposed scheme would preserve the
these two locally listed buildings.
825 & 831 Woolwich Road, Flats 1-12 ‘Howick Mansions’ and ‘The Lord
Howick’ Public House (locally listed)
14.26 The assessment concludes that as a result of the distance the proposal would
have no material effect on the setting of these buildings and would preserve
their significance.
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14.27 The applicant's heritage assessment concludes that, overall, the proposed
scheme would result in positive effects on the settings of the surrounding
heritage assets and where the proposals would form a new element in the
visual settings of heritage assets, the design and materials would ensure that it
would respond to the historic and emerging character of the surrounding
area.
14.28 Having reviewed this assessment its findings are broadly accepted in relation
to the impacts upon the Charlton Riverside Conservation Area, the listed
buildings at the Royal Dockyard and 37 Bowater Road, the locally listed
building at 34 Bowater Road and the groups of locally listed buildings in
Woolwich Road. The Conservation Officer's comments in relation to the
impact on the setting of 37 Bowater Road are also noted. It is considered that
the proposals would have limited impacts upon these heritage assets and that
their significance would be preserved. As such it is not considered that the
proposed development would result in harm to these heritage assets.
However, more detailed consideration is required in relation to the impacts
upon the Thames Barrier and Bowater Road Conservation Area and the
locally listed building at 32 Hardens Manorway (Former Lads of the Village
Public House), which lies in the immediate vicinity of the site.
14.29 In relation to the development proposed in the revised scheme submitted in
November 2020 the Conservation Officer stated that the proposed
development will be highly visible in the context of local heritage from Views
3 and 4 (Eastfield Place and Westfield Street). The Conservation Officer also
expressed concern about the development when seen in View 5 (Thames
Barrier Park South) from which the development was considered to have the
most impact. It was stated that the proposed development, if permitted,
would irreversibly change the skyline of the local context and given the
current low-level industrial buildings, the proposed development, in particular
the two additional roof storeys, would over dominate the skyline.
14.30 The Conservation Officer concluded that, whilst a degree of flexibility can be
applied, given that the site sits within the setting of a Conservation Area, the
proposed development adds dominance and contrasting height difference
(when compared to the existing and established development pattern) in
particular, in Views 3, 4 and 5. When viewed in the context of the nearby
local heritage, the proposed development appears to be imposing and
dominant. It was considered that the scheme as seen in View 5 would have
the most significant visual impact upon the local townscape character.
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14.31 The Conservation Officer has considered the amendments submitted in May
2021and considers that the reduction of height of the southern block by one
storey (creating 6 plus a set-back roof storey) is a welcome revision.
14.32 The Conservation Officer states that the reduction of the northern block by
one storey (from 10 to 9 storeys) is also considered to reduce the impact to
the setting of the Thames Barrier and Bow Water Road Conservation Area,
although it remains as the tallest element of this development proposal. She
goes on to state that whilst the overall scale and massing of the development
may be taller than the existing development pattern and height (in particular,
where the southern block has a moderate impact pact on setting of a the
nearby local heritage and the northern is the closest to impact on the setting
of the Conservation Area) the revised design and materiality address the
surrounding context, both from an architectural and townscape perspective.
The revised scheme makes architectural reference to the nearby
local/heritage assets. She states that whilst the scheme does not address local
building height, subject to materiality, it can create a positive balance between
the old and new. Having considered the revised proposal, and given the
context, the impact is assessed on the basis of setting and in this instance, it is
‘less than substantial’. The Conservation Officer states however that the case
officer must be satisfied with the justification of the proposed development in
relation to setting impact’ and public benefits. In conclusion, the Conservation
Officer considers that the development proposal can be recommended for
approval subject to all facing materials being conditioned for approval prior to
the commencement of works.
.

14.33 The Conservation Officer's concerns about the height of the development in
Views 3 and 4 are noted. Whilst it is acknowledged that the proposed
development would increase the height of the built form compared with the
low-level industrial buildings currently on the site this is not in itself
considered unacceptable and the overall improvement to the appearance of
the site compared with its current condition must also be considered. The
tallest element of the scheme would be located furthest away from the locally
listed building and it is not considered that the scale of the seven-storey
element would overwhelm the locally listed pub in these views, noting that
the upper storey is set back from the edge of the six-storey parapet. Whilst it
is accepted that the introduction of additional height in this location would
impact upon the setting of the conservation area this impact is considered to
be minor in nature.
14.34 With regard to the impacts as seen in View 5 it is noted that the scheme has
been further revised through the reduction in the height of the part of the
building facing the park by one storey and the Conservation Officer
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acknowledges that this is a welcome amendment. This section of the building
has been lowered to seven storeys in total, with the uppermost storey set
back from the edge of the parapet. The overall scale would therefore be
comparable with that of the proposed building on the adjacent site (the
subject of application 20/2186/F). Whilst the proposed building would still
increase the height of buildings at the edge of the conservation area this
impact is considered to be minor in nature. Overall it is considered the
development would result in a low level of less than substantial harm to the
Conservation Area, and the locally listed buildings within it, arising from the
impact upon its setting.
14.35 With regard to archaeology London Plan policy HC1 Heritage conservation
and growth (part D) states that:
“Development proposals should identify assets of archaeological significance and use
this information to avoid harm or minimise it through design and appropriate
mitigation. Where applicable, development should make provision for the protection
of significant archaeological assets and landscapes. The protection of undesignated
heritage assets of archaeological interest equivalent to a scheduled monument
should be given equivalent weight to designated heritage assets.”
14.36 The site lies within the Greenwich Peninsula and Foreshore Area of High
Archaeological Potential. The application is accompanied by a desk based
archaeological assessment which states that this Area of High Archaeological
potential is associated with Prehistoric and Medieval archaeological remains
and Post-Medieval industrial activity.
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14.37 The report concludes that overall, the application site is considered to have a
high potential for archaeological preservation of organic and
paleoenvironmental remains and a low archaeological potential for artefactual
evidence of human occupation for all other periods. The report states that
the redevelopment proposals are considered unlikely to have a significant or
widespread negative archaeological impact but acknowledges that further
archaeological investigation in the form of a programme of geoarchaeological
investigation is likely to be required.
14.38 GLAAS have reviewed the submitted assessment and have concluded that
there is an ongoing archaeological potential associated with this site. GLAAS
also consider that the proposed development could cause harm to the
archaeological remains. However, it is considered that the impact upon the
remains may be managed through a pre-commencement condition. The
condition would secure a Written Scheme of Investigation and the
implementation of the investigation together with a programme for postinvestigation assessment and subsequent analysis, publication, dissemination
and deposition of resulting material. This condition is included in the
recommendation (See Appendix 2).
14.39 The low level of less than substantial harm to the Thames Barrier and
Bowater Road Conservation Area and the locally listed buildings within it, as
identified above, will be balanced against the benefits of the development,
noting that considerable importance and weight should be attached to this
harm in reaching a conclusion as to the acceptability of the proposals. Further
assessment in relation to this is included in Section 30.
15.

Quality of Living Environment for Future Residents
Space Standards

15.1 London Plan policy D6 (Housing quality and standards) requires that housing
developments meet the minimum space standards and also sets out a range of
other requirements in relation to residential quality. Core Strategy Policy H5
seeks to ensure an adequate standard of accommodation to ensure
satisfactory levels of residential amenity and quality of life for future occupiers.
15.2 The following table shows how this size of unit compares with the
requirements of the Technical Housing Standards – Nationally Described
Space Standards (2015) standards:
Flat Type

Nationally
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One Bedroom, one
person
One Bedroom, two
people
Two-bedroom, three
people
Two-bedroom, four
people
Three-bedroom, four
people

Described
Space
Standard

units (m²)

37m²

37 - 38.5m²

50m²

50.2 - 65.6m²

61m²

61.2 - 77.2m²

70m²

70 - 79.1m²

74m²

74.9 - 82.8

15.3 All of the proposed units either meet or exceed the minimum space
standards.
15.4 The London Housing SPG states that a minimum ceiling height of 2.5 metres
for at least 75% of the gross internal area is strongly encouraged. The
submitted sections sufficient space between floor levels for this requirement
to be met.
15.5 The proposed layout indicates that each no more than 8 units on each floor
would be served by a single core and this is therefore in accordance with
Standard 12 of the London Housing SPG.
Aspect
15.6 Policy H5 of the Core Strategy includes a presumption against single aspect
north facing units and a presumption in favour of dual aspect units where
possible. The Mayor of London's Housing SPG states that developments
should minimise the number of single aspect dwellings. For the purposes of
the London Housing SPG ‘north facing’ is defined as an orientation less than
45 degrees either side of due north. It also states that single aspect dwellings
that are north facing, exposed to significant noise levels or containing three or
more bedrooms should be avoided.
15.7 Eighty percent of the units would be dual aspect including all of the threebedroom units. There would be no north facing single aspect units. This is
considered to be a satisfactory level of compliance.
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Privacy
15.8 Within the proposed scheme there would be a minimum distance of 15m
between windows in the north and south blocks on either side of the green
link, at the narrowest point (eastern end of the green link). However,
separation distances would increase to 30m and 18m respectively across the
central and eastern parts of the green link. In the southern block, distances of
23.5m would be achieved between the east / west facing units across the
central courtyard.
15.9 A number of revisions have been made in order to improve privacy within the
development and to minimise overlooking between units and views into
private spaces from communal areas as detailed in the Design and Access
Statement Addendum dated November 2020 These include the provision of
opaque glazing to some windows, the installation of louvre screens to balcony
enclosures and the provision of planters to provide separation between
access walkways and windows to habitable rooms. Overall it is considered
that the proposed layouts would provide an acceptable level of privacy for
future occupants A condition is recommended to ensure that the proposed
privacy measures are implemented prior to the first occupation of the
development and maintained thereafter.
Daylight, Sunlight and Overshadowing
15.10 The application is accompanied by a daylight and sunlight assessment report
which provides an analysis of the daylight and sunlight within the proposed
development with the surrounding baseline conditions as existing and with the
emerging development on the adjacent Evelyn House site assumed to be built.
A second scenario has also been considered which comprises an analysis of
the daylight and sunlight within the proposed development with the
surrounding conditions comprising a hypothetical future massing and the
emerging development on the adjacent Evelyn House site assumed to be built.
15.11 The submitted report assesses the daylight and sunlight levels within the
development as originally submitted. The report was reviewed by an
independent assessor (Delva Patman Redler) appointed by the Council and,
following the submission of further information, the methodology used in the
applicant's report was considered to be generally sound.
15.12 In relation to internal daylight levels the applicant's report concludes that
92.5% of rooms tested meet the recommended ADF level. The independent
assessor queried the number of rooms that had been tested stating that 582
rooms were included in the report and based on the combined level of
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compliance for the two blocks the independent assessment indicates that
5430 out of 582 rooms tested would meet the relevant standard resulting in
an overall level of compliance of 92.8% across the scheme.
15.13 The independent assessor provided the following comments in relation to
daylight:
North Block
A total of 279 rooms have been tested in the North Block. The existing baseline
scenario demonstrates that 272 rooms (97%) would comply with the recommended
guidelines for ADF and 265 rooms (95%) would comply with the recommended
guidelines for NSL.
The 14 rooms that fall below the guidelines in one or both of the assessments are all
bedrooms, located on the 1st to 4th floors. There are 7 bedrooms that experience
both ADF and NSL transgressions and these are located on the 1st and 2nd floors of
the southern internal elevation where access of light is restricted by the covered
access decks. These rooms achieve ADF values of between 0.26% and 0.86% and
NSL values between 35.98% and 68.30%. The remaining 7 rooms that experience
solely NSL failures are also predominantly south facing and achieve NSL values
between 36.36% and 79.94%.
South Block
A total of 303 rooms have been tested in the South Block. The existing baseline
scenario demonstrates that 268 rooms (88%) would comply with the recommended
guidelines for ADF and 259 rooms (85%) would comply with the recommended
guidelines for NSL. All rooms on the 7th floor would comply with the recommended
guidelines for both ADF and NSL, with rooms on the 1st to 6th floors experiencing
transgressions.
Of the 54 rooms that fall below the guidelines in one or both of the assessments, 37
are bedrooms, 9 are kitchens, 6 are LKDs and 2 are LDs. The ADF & NSL values
achieved within these rooms are detailed below:
Bedrooms - 0.00% to 0.98% ADF (1% target) - 23.87% to 66.67% NSL (80%
target)
Kitchens - 0.27% to 1.22% ADF (2% target) - 18.86% to 65.46 NSL (80% target)
LKDs - 1.15% to 1.41% ADF (2% target) - 38.85% to 57.80% NSL (80% target)
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LDs - N/A (all rooms pass ADF) - 78.69% to 79.77% NSL (80% target
It is apparent that there are some very low levels of daylight achieved to a number
of bedrooms and kitchens. These rooms all face onto the internal courtyard and are
set back behind the covered access decks which restrict the access of daylight. It is
important to note that these units are dual aspect and so the rooms facing the
opposite direction do achieve higher levels of daylight. The majority of the new units
will receive good levels of daylight and where rooms do comply a lot of these are well
above the guidelines.
The majority of rooms that do not meet the guidelines are bedrooms which have a
naturally lower expectation of daylight. There are some instances of very low levels
of daylight however these rooms are all set back behind the covered access decks
which although restrict the access of daylight are an inherent part of the design. In
these situations, the units are dual aspect, with the rooms facing the opposite
direction achieving higher levels of daylight. The committee will need to decide
whether the balance is considered acceptable.
15.14 Having reviewed the submitted report and the independent assessor's advice
the impacts of the covered access decks upon daylight levels are
acknowledged and it is considered that the benefits of this design feature in
facilitating the provision of dual aspect units should also be considered. As
noted in the above comments units which experience low levels of daylight to
some rooms as a result of the access decks will benefit from good daylight
levels to other rooms and as such the overall quality of the living space within
these units is considered acceptable.
15.15 In relation to sunlight the independent assessor has provided the following
comments:
As detailed above, only rooms with a southerly aspect have been assessed for APSH.
The majority of the south facing rooms are bedrooms and whilst many do not meet
the guidelines this is considered less important as bedrooms have a naturally lower
expectation of sunlight. I have therefore focused on the results for the LDs and
LKDS within each block.
North Block
A total of 153 rooms have been tested for sunlight (9 LDs, 43 LKDs and 101
bedrooms).
8 of the 9 LDs would fall below the recommended guidelines with all rooms
achieving 10% annual sunlight, although the winter target of 5% would be met.
These rooms are all located at the centre of the western elevation on the 1st to 8 th
ITEM NO: 5

Page 144

floors and are set back behind a recessed balcony. It is the overhanging balcony of
the floor above that is restricting the access of sunlight which is why the 9th floor LD
would comply.
5 of the 43 LKDs would fall below the recommended guidelines for annual sunlight,
with 2 of these also falling below for winter sunlight. These rooms are dual aspect
and are located on the 1st to 5th floors on the south east corner of Core A, to the
west of the block.
South Block
A total of 168 rooms have been tested for sunlight (31 LDs, 29 LKDs and 108
bedrooms).
23 of the 31 LDs would fall below the recommended guidelines for APSH, with 9
falling below in both annual and winter sunlight, 13 falling below in annual sunlight
and 1 falling below in winter sunlight. 5 of the 29 LKDs would fall below the
recommended guidelines for annual sunlight. All rooms have sunlight restricted by
recessed or overhanging balconies. This is the main reason for the higher levels of
winter sun compliance, as balconies naturally inhibit higher level summer sun but
allow lower level winter sunlight to penetrate rooms.
Overall, whilst the majority of south facing LDs and LKDs would benefit from good
levels of winter sunlight, the lower annual figures should be balanced with the private
amenity of the balconies, which would themselves be well sunlit.
15.16 Following the submission of further information by the applicant confirming
that only the south facing rooms had been tested, the assessor noted that
“although it would be useful to understand the compliance rate for north
facing rooms too, I can accept that these would unlikely meet the guidelines. It
should however be made clear to committee that only south facing rooms
have been tested.”
15.17 In relation to the assessment of the scheme as originally submitted the
independent assessor made the following conclusions:
“The daylight provision to the new units within the North Block is considered to be
very good. The level of compliance is slightly lower within the South Block, with some
instances of rooms experiencing very low levels of daylight owing to the inherent
design of the covered access decks. In these situations, the units are dual aspect,
with the rooms facing the opposite direction achieving higher levels of daylight. The
majority of rooms that do not meet the guidelines are bedrooms which have a
naturally lower expectation of daylight. The committee will need to decide whether
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the balance is considered acceptable. The sunlight provision to the new units
demonstrates that whilst the majority of south facing LDs and LKDs would benefit
from good levels of winter sunlight, the lower annual figures should be balanced with
the private amenity of the balconies, which would themselves be well sunlit.
15.18 In relation to the overshadowing of open spaces within the proposed
development the independent assessor has reviewed the applicant's
assessment and has commented as follows:
“The analysis demonstrates that both the green link (Penhall Gardens) and the first
floor courtyard would fully comply with the recommended guidelines and receive at
least 2 hours of sunlight to at least 50% of their area on 21st March. The
recommended 2 hours of sunlight would be received to 52.27% of the area of
Penhall Gardens and 96.20% of the area of the first floor courtyard.
Overall, the sunlight availability to the proposed amenity areas is considered very
good.”
15.19 It is noted that the above assessment focuses on the primary assessment but
the assessor notes that the hypothetical future massing is helpful in
recognising any potential future impacts as there continues to be a number of
emerging developments in the vicinity. It is noted that the analysis generally
demonstrates that there would be an increased number of transgressions in
daylight, sunlight and overshadowing within the scheme but the actual impacts
of these would not be known until proposals for surrounding schemes come
forward. These impact of future developments upon the development at the
application site would be assessed when determining future applications on
nearby sites.
15.20 Revisions to the scheme were submitted in November 2020. These included
the reduction in the tallest part of the northern block from ten to nine
storeys and a reduction by one storey across the remainder of this block. The
height of the southern block was also reduced by removing the previously
proposed mezzanine level and saw tooth roof element to the upper floor
facing the park was replaced with a flat roof.
15.21 A letter was submitted which detailed the changes to the massing and the
impacts of these changes on the daylight and sunlight levels within the scheme.
Although no further technical assessment was undertaken the applicant's
consultant considers that the reductions in the height of the buildings would
result in improved levels of daylight and sunlight within the scheme. The
independent assessor has considered this letter and agrees that that the
reductions in height to both blocks would improve the daylight and sunlight to
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those rooms where the changes are visible, in particular those facing into the
courtyards. It should however be stressed that the exact improvements in
daylight and sunlight levels have not been quantified.
15.22 In conjunction with the changes to the massing amendments were made to
the layout of certain units to improve levels of daylight. These amendments
include increasing the width of living spaces to allow a greater area of the
habitable space to benefit from direct daylight and in some cases changing the
configuration so that the kitchens receive direct daylight. Window sizes have
also been increased in a number of units in order to maximise daylight and
sunlight access. These changes relate to units within the nine-storey element,
the deck access units within the northern block and units facing into the
courtyard of the northern block.
15.23 The independent assessor has reviewed these changes and confirmed that
these changes were likely to have improved the daylight and sunlight levels to
the rooms affected but asked for confirmation as to whether these rooms
have been assessed again and whether the changes would affect the
compliance rates. Additional comments provided by the applicant's consultant
state that “the changes to window size and position are likely to improve the
daylight and sunlight to the rooms they give light to albeit the overall compliance rate
is not expected to change materially. On this basis these rooms with updated
fenestration have not been assessed again.” In response to this the independent
assessor confirmed that they were happy with this response and had no
further comments to make.
15.24 Further revisions to the massing of the proposed development were made in
May 2021 which reduced the eastern section of the southern block by one
storey This reduction in height may have resulted in further improvements to
daylight and sunlight levels in some units although these has not been
quantified.
15.25 Having regard to the submitted daylight and sunlight assessment and the
advice provided by the independent assessor it is considered that overall the
proposed scheme would provide satisfactory levels of daylight and sunlight to
the proposed residential units.
Private Amenity Space
15.26 Policy H5 of the Core Strategy states that in flats a good-sized balcony, a
terrace or enclosed communal gardens should be provided, and family housing
should normally have direct access to a private garden. Standard 26 of the
Mayor of London's SPG states that a minimum of 5m² of private outdoor
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space should be provided for 1-2 person dwellings and an extra 1m² should be
provided for each additional occupant. Standard 27 states that the minimum
depth and width for all balconies and other private external spaces should be
1500mm.
15.27 The submitted schedule of accommodation indicates that all units either meet
or exceed the minimum recommended size for private amenity spaces.
Children's Play Space
15.28 London Plan policy S4 (Informal play and recreation) requires development
proposals to incorporate good-quality, accessible play provision for all ages
and states that at least 10m²of play space should be provided per child. The
policy states that such play space should provide a stimulating environment; be
accessed safely from the street by children and young people independently,
form an integral part of the surrounding neighbourhood, incorporates trees
and/or other forms of greenery, is overlooked to enable passive surveillance
and is not segregated by tenure. The policy also states that development
proposals should incorporate accessible routes for children and young people
to existing play provision, schools and youth centres, within the local area,
that enable them to play and move around their local neighbourhood safely
and independently
15.29 The Mayor’s Shaping Neighbourhoods: Children and Young People’s Play and
Informal Recreation SPG recommends 10m² of play space per child. The GLA
divide the requirements of children’s play space into three categories. Space
for the under 5s, described as doorstep play and generally considered as part
of the plot; space for ages 5 -11 and children 12 plus. The table below shows
the proposed amounts of play space for each age category compared with the
standard:

Age Group

Required Playspace (m2)

Under 5 years
5 - 11 years
12 years +
Total

363
262
147
771

Proposed Playspace
(m2)
587
547
1,134

15.30 The proposed scheme would provide a total of 1,134m² of play space within
the site, distributed as follows:
• Ground Floor Green Link: 547m² (Ages 5-12 and 12+)
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• First Floor Podium: 269m² (Ages 0-5)
• Sixth Floor: 150m² (Ages 0-5)
• Ninth Floor: 168m² (Ages 0-5)
15.31 The applicant has confirmed that the proposed playspace within the
development will be accessible to residents of all tenures. The proposed
playspace provision is considered to be acceptable subject to a condition
requiring the submission of further details with regard to the design and
layout of the playspaces and proposed play equipment.
Accessible Housing
15.32 Policy H5 of the Core Strategy requires 10% of the dwellings be built to
full wheelchair standards, or be easily adaptable for users who are wheelchair
users. London Plan policy D7 (Accessible housing) requires that 90% of units
meet Building Regulations requirement M4 (2) ‘accessible and adaptable
dwellings’ and 10% of new housing must meet Building Regulations
requirement M4 (3) ‘wheelchair user dwellings’, i.e. is designed to be
wheelchair accessible, or easily adaptable for residents who are wheelchair
users.
15.33 The proposal would provide a total of 20 wheelchair accessible / adaptable
units which equates to 10.6% of the total number of units. Five of these units
would be social rented units and would be fully fitted as wheelchair accessible
units from the outset.
15.34 Amendments have been made to the internal layouts of the proposed
wheelchair units in response to the Occupational Therapist's comments. The
Occupational Therapist considers that most of the previously identified issues
have been addressed and the remaining points can be addressed at the
approval of details stage. Conditions are recommended to ensure that the
requisite number of wheelchair accessible and adaptable units are provided,
and detailed plans will need to be submitted at this stage.
15.35 London Plan 2021 policy T6.1 (Residential parking) states that:
“...Residential development proposals delivering ten or more units must, as a
minimum:
1) ensure that for three per cent of dwellings, at least one designated disabled
persons parking bay per dwelling is available from the outset
2) demonstrate as part of the Parking Design and Management Plan, how an
additional seven per cent of dwellings could be provided with one designated
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disabled persons parking space per dwelling in future upon request as soon as
existing provision is insufficient. This should be secured at the planning stage.”
15.36 In this case 14 accessible parking spaces are proposed which equates to 7 per
cent of dwellings having access to a disabled person parking space from the
outset. This therefore more than double the level of provision required from
the outset. Comments received from TfL note that that average blue badge
uptake in the Royal Borough of Greenwich is less than three per cent and TfL
has raised concern that the over provision of disabled persons parking could
lead to their misuse of parking spaces provided within the site.
15.37 The proposed level of provision would allow the provision of a parking space
for each of the fully fitted wheelchair units as recommended by the
Occupational Therapist. Whilst the proposal would not provide a parking
space for all of the wheelchair adaptable units, in light of the London Plan
policy it is not considered reasonable to request the provision of further
spaces from the outset. It is noted that there is the potential to provide
additional spaces within the service area in the southern part of the site and
that the provision of such spaces could be managed through the submission of
a Parking Design and Management Plan. Subject to a condition to secure this
the proposed level of provision is considered acceptable.
15.38 The Occupational Therapist has raised concerns regarding the location of the
proposed parking spaces relative to the location of the accessible / adaptable
units. Five fully fitted wheelchair accessible units would be provided in Core
within the northern block whilst the remaining 15 wheelchair adaptable units
would be provided in Cores C and D in the southern block. The proposed
car parking is located within the ground floor of the southern block (C and
D). Whilst occupants of the accessible units in cores C and D would have
access to parking spaces in the same building occupants of Core A would
need to cross the green link to access the parking spaces in the southern
block. The distance between the blocks being approximately 22 metres.
15.39 London Plan policy T6.1 part H (6) states that all disabled persons' parking
bays associated with residential development should be located to minimise
the distance between disabled persons parking bays and the dwelling or the
relevant block entrance or lift core, and the route should be preferably level
or where this is not possible, should be gently sloping (1:60-1:20) on a suitable
firm ground surface. Whilst the location of the spaces to serve Core A is not
ideal it is noted that level access would be provided between the two blocks
and overall this is considered to be acceptable.
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16.

Impact upon Residential Amenity

16.1 Core Strategy Policy DH(b) states when determining applications for new
developments, extensions or renovations of buildings, the Royal Borough will
only permit an application where it can be demonstrated that the proposed
development does not cause an unacceptable loss of amenity to adjacent
occupiers by reducing the amount of daylight, sunlight or privacy they enjoy
or result in an unneighbourly sense of enclosure.
16.2 There is one residential property within the immediate vicinity of the site at
32 Harderns Manorway. This is a flat located on the upper floors of the
building which was formerly the Lads of the Village PH, the ground floor of
which is now used as a veterinary surgery.
16.3 The windows in the flat and the closest part of its first-floor roof terrace
would be located approximately 30m from the boundary of the application
site. This being the case it is not considered that the proposed development
would affect the privacy of occupants of the flat.
16.4 In view of the distance between the application site and the neighbouring
residential unit and the siting of the proposed buildings relative to the existing
one it is not considered that the proposed development would have a
significant effect upon the outlook from the flat nor result in any undue sense
of enclosure.
16.5 The submitted Daylight and Sunlight Assessment did not include any specific
assessment of the impacts upon the flat at 32 Hardens Manorway however
following the independent assessor sought further clarification in relation to
this. The applicant's daylight and sunlight consultant provided a response, the
main points of which are summarised below:
•

Windows on the east and south elevations face away or are at an oblique
angle to the development and are therefore considered to be unaffected by
the development.

•

The relevant windows on the western elevation are located on the first and
second floor, meaning they have a higher level of amenity access compared to
ground floor windows due to their elevation. In addition, the windows enjoy a
relatively clear aspect.

•

The north east corner of the Proposed Development is heavily chamfered
which should serve to further respect the amenity to 32 Harderns Manorway.
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•

It is considered overall that whilst the Proposed Development will be visible
from the property, adverse effects are not anticipated and further
investigation is not required.

16.6 The independent assessor has considered this response and agrees that this
property is unlikely to be adversely affected.
16.7 The impact of the proposed development upon the amenity of future
occupants of the proposed development to the south of the site (Evelyn
House - Application Reference 20/2186/F) is also a material consideration.
16.8 The windows in the two developments would be separated by a new access
road with a minimum distance of 18m between windows. Some of the units in
each scheme would have balconies facing towards the adjacent development.
In the case of the current application the balconies would be approximately
2m in depth and those of the adjacent development would be approximately
1.5m in depth. This means that the minimum separation distance between the
balconies would be approximately 14.5m. Overall it is considered that the
proposed layouts would provide an acceptable level of privacy for future
occupants of both developments.
16.9 The daylight and sunlight report submitted with the application on the
adjacent site includes consideration of the impact of the adjacent
development. This is referred to in the report as the 'future baseline'
scenario. The independent assessor's report in relation to daylight levels for
the adjacent development notes:
The future baseline scenario demonstrates that 192 rooms (90%) would meet the
recommended target values. As well as the 15 LKDs that fall below in the existing
baseline scenario (which perform no worse in this scenario) 6 additional rooms to
the north of the building would also fail to meet their target values. These rooms
face directly towards the neighbouring site and include 4 bedrooms (2 on the first
floor and 1 on each of the second and third floors) and 2 KDs on the first floor. The
bedrooms would achieve ADF values of between 0.6% and 0.9% and both KDs
would fall short of the target value of 2% and achieve an ADF of 1.8%. These results
are not unreasonable, and as bedrooms are generally occupied at night time the
results could be considered acceptable.
16.10 The above assessment was carried out prior to the subsequent reductions in
the massing of the current application and the revisions to the scheme are
likely to result in a reduced impact upon the adjacent scheme compared with
the original submission.
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16.11 In view of the above assessment it is considered that acceptable levels of
daylight would be provided in the adjacent development with the currently
proposed development in place.
16.12 In relation to the overshadowing impact of the proposed development upon
the adjacent park to the east of the site, it has been demonstrated that this
area would continue to receive at least two hours of direct sunlight on 21st
March over its entire area in both scenarios. The independent assessor has
commented that the proposed scheme therefore has a negligible impact on
overshadowing to neighbouring amenity spaces.
17.

Noise and Air Quality
Noise

17.1

London Plan policy D14 seeks to reduce, manage and mitigate noise to
improve health and quality of life. The policy states that residential
development proposals should manage noise by a range of measures which
include reflecting the Agent of Change principle as set out in Policy D13,
mitigating and minimising the existing and potential adverse impacts of noise
on, from, within, as a result of, or in the vicinity of new development without
placing unreasonable restrictions on existing noise-generating uses and
improving and enhancing the acoustic environment and promoting
appropriate soundscapes (including Quiet Areas and spaces of relative
tranquillity). The policy advocates separating new noise-sensitive development
from major noise sources through the use of distance, screening, layout,
orientation, uses and materials – in preference to sole reliance on sound
insulation and states that where it is not possible to achieve separation of
noise-sensitive development and noise sources without undue impact on
other sustainable development objectives, then any potential adverse effects
should be controlled and mitigated through applying good acoustic design
principles.

17.2 London Plan policy E7 states that proposals for industrial intensification and
co-location of industrial and residential uses must ensure that existing
industrial sites are not compromised in terms of their continued efficient
function, access, service arrangements and days/hours of operation. The
policy requires design mitigation to be included with particular regard to
safety and security; the layout, orientation, access, servicing and delivery
arrangements of the uses in order to minimise conflict; design quality, public
realm, visual impact and amenity for residents; agent of change principles;
vibration and noise; air quality, including dust, odour and emissions and
potential contamination.
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17.3 London Plan policy D13 in relation to the 'agent of change principle' places
the responsibility for mitigating impacts from existing noise and other
nuisance-generating activities or uses on the proposed new noise-sensitive
development. The policy states that developments should be designed to
ensure that established noise and other nuisance-generating uses remain
viable and can continue or grow without unreasonable restrictions being
placed on them. It also states that Boroughs should not normally permit
development proposals that have not clearly demonstrated how noise and
other nuisances will be mitigated and managed.
17.4 London Plan policy SI15 (Water transport) states that development proposals
adjacent to or opposite safeguarded wharves (including vacant wharves)
should be designed to minimise the potential for conflicts of use and
disturbance, in line with the Agent of Change principle.
17.5 Core Strategy Policy H5 states that new residential development will be
expected to achieve a high quality of housing design and an integrated
environment. The Royal Borough will take into account the key relationships
between the character of the area, site location and housing densities and
expect the following:
“iii) An acceptable level of noise insulation being achieved by means of sensitive
design, layout and in developments vulnerable to transportation noise and vibration.”
17.6 Core Strategy Policy DH1 also requires the provision of satisfactory noise
insulation.
17.7 The area around the site is characterised by various industrial and commercial
uses. These include skip hire companies, recycling operations and vehicle
repair workshops all of which involve noise generating processes and vehicle
movements. Whilst it is recognised that the long-term proposals for the area
as set out in the Charlton Riverside SPD will change the character of the area
to one of mixed use it is necessary to consider the implications of introducing
residential development alongside existing commercial uses in the interim
period.
17.8 In addition, the site lies within an area which is likely to be affected by noise
and air pollution arising from the safeguarded wharves along the River
Thames, specifically Angerstein, Murphy’s and Riverside Wharves. These
wharves have protected status conferred by a safeguarding direction and are
expected to remain in situ in the long term. It is therefore necessary to
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ensure that the redevelopment of the site for mixed use does not prejudice
the continued operation of these wharves.
17.9 Objections were received from the Port of London Authority and
representatives of the wharf operators in relation to the potential for
complaints from future occupants of the residential units regarding noise from
the wharves.
17.10 In line with the approach taken on other schemes in the vicinity of
safeguarded wharves officers recommend that conditions are imposed to
address potential noise impacts upon future occupants of the development in
order to minimise the likelihood of complaints. The proposed conditions set
specific noise criteria for habitable rooms during the daytime and night time
and set a low frequency noise limit within any habitable room at all times.
Noise limits for external spaces within the development are also included. A
condition requiring the submission, approval and implementation of a scheme
of noise testing is also included to ensure that the relevant noise criteria are
met. It is noted that additional mitigation may be required in order to meet
the relevant noise criteria, particularly in relation to acoustic conditions in
external amenity areas (for example acoustic screening to balconies). Details
of such mitigation would need to be submitted for approval in order to
discharge the condition.
17.11 In addition, a condition is recommended to secure an Operational
Management Plan to ensure that the approved noise mitigation measures are
properly installed and maintained / repaired in the event of failure throughout
the lifetime of the development and to secure details of the operational
management measures to be adopted by occupiers of the commercial units
within the development to avoid noise and disturbance impacts of loading and
servicing. A S106 clause is recommended requiring the applicant to provide a
copy of an Environmental Amenity Policy Statement to all new occupants of
the residential units (providing information in relation to existing noise and
other nuisance-generating activities and details of the mitigation measures in
place) together with the payment of a noise monitoring contribution.
17.12 It is considered that the conditions and S106 clauses outlined above would
address the requirements of the London Plan in relation to the agent of
change principle.
Air Quality
17.13 London Plan policy SI1 (Improving air quality) Part 1 states that:
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“Development proposals should not:
a) lead to further deterioration of existing poor air quality
b) create any new areas that exceed air quality limits, or delay the date at which
compliance will be achieved in areas that are currently in exceedance of legal limits
c) create unacceptable risk of high levels of exposure to poor air quality.”
17.14 Part 2 of the policy sets out requirements to ensure that development
proposals meet the above objectives including the requirement for
developments to be Air Quality Neutral.
17.15 Core Strategy policy E(c) states that development proposals with the
potential to result in any significant impact on air quality will be resisted unless
measures to minimise the impact of air pollutants are included.
17.16 The whole of the Borough is designated as an Air Quality Management Area.
At present the application site is subject to air pollution from both road traffic
and industrial sources.
17.17 An Air Quality Report has been submitted which details the assessment of air
quality impacts of the proposed development during both the construction
and operational phases. The report identifies that there is the potential for
dust and PM10 impacts during the construction phase however a range of
mitigation measures are proposed and with these measures in place the
report states that these impacts will be not significant. The report notes that
the traffic generation associated with the development is below the relevant
criteria and therefore, the impact of the development on local air quality is
considered to be not significant. The impact of local air quality on future
residents of the development has been assessed and it is considered that air
quality for future residents will be good, without mitigation. Overall, the
report concludes that there are no air quality constraints to the proposed
development.
17.18 The Pollution Officer has reviewed the submitted report and, following the
receipt of further information in relation to the assessment, has confirmed
that the report is fit for purpose. A condition is recommended to ensure that
that the mitigation measures outlined in the report are implemented.
Conditions are also recommended in relation to submission and approval of
Demolition and Construction Management Plan and non-road mobile
machinery. It was confirmed that the air source heat pumps would be used
rather than CHP and therefore there is no requirement for conditions in
respect of air quality impacts related to on-site energy generation.
18.

Contaminated Land
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18.1 Policy E(e) of the Core Strategy seeks to avoid the health and safety hazards
associated with contaminated land by requiring preliminary site investigations
to be submitted prior to determining an application and through the
imposition of conditions to secure remediation.
18.2 A preliminary assessment has been submitted which identifies that there is a
moderate to high risk of contamination arising from previous uses of the site.
The report recommends that an intrusive investigation is undertaken as well
as an asbestos survey and further assessment to address the potential for
unexploded ordnance.
18.3 The submitted report has been reviewed by the Pollution team. It is
considered that contamination on site can be dealt with satisfactorily subject
to conditions requiring further assessment, details of mitigation and
verification. These conditions are included in the recommendation, as well as
a standard condition in requiring an unexploded ordnance survey.
18.4 The Environment Agency has also recommended conditions to address the
risk of pollution to ground water including restrictions on piling and
infiltration of surface water.
19.

Transport and Access

19.1 Section 9 of the NPPF sets out objectives for promoting sustainable transport.
Paragraph 103 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.
19.2 NFFP Paragraph 108 states that development proposals should ensure that
appropriate opportunities to promote sustainable transport modes can be –
or have been – taken up, safe and suitable access to the site can be achieved
for all users and any significant impacts from the development on the
transport network or on highway safety, can be cost effectively mitigated to
an acceptable degree.
19.3 NPPF Paragraph 110 sets out a number of requirements for development
proposals including giving priority to pedestrian and cycle movements,
addressing the needs of people with disabilities and reduced mobility, creating
places that are safe, attractive and secure, allow for the efficient delivery of
goods and access by service and delivery vehicles and be designed for the
charging of low emission vehicles. Paragraph 111 includes a requirement in
relation to the submission of Travel Plans.
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19.4 London Plan policy T1 (Strategic approach to transport) states that
development proposals should facilitate the delivery of the Mayor’s strategic
target of 80 per cent of all trips in London to be made by foot, cycle or public
transport by 2041. It also states that all development should make the most
effective use of land, reflecting its connectivity and accessibility by existing and
future public transport, walking and cycling routes, and ensure that any
impacts on London’s transport networks and supporting infrastructure are
mitigated.
19.5 London Plan policy T2 (Healthy streets) states that development proposals
should deliver patterns of land use that facilitate residents making shorter,
regular trips by walking or cycling. The policy also sets requirements for
development proposals in relation to meeting the Healthy Streets objectives,
reducing the dominance of vehicles and connecting to local walking and
cycling networks and public transport.
19.6 Core Strategy policy IM4 in relation to sustainable travel states that all
development in Royal Greenwich should contribute to improved accessibility
and safety and reduce the use of the private car and the need to travel.
19.7 Core Strategy policy IM(a) when planning transport provision for major
developments and extensive sites where comprehensive development can
take place, developers should have regard to the road hierarchy, the inclusion
of speed management, incorporating appropriate traffic calming measures and
encouraging residential roads to be designed as shared spaces.
Transport Infrastructure to Support Development in Charlton
Riverside
19.8 The Charlton Riverside Masterplan SPD (p66) sets out the proposed
movement strategy for the area which is based on the historic network of
paths and boundaries. It assumes a moderate increase in public transport
(mainly bus services) and promotes walking and cycling.
19.9 The SPD (p69) states that a core requirement of the development concept is
the delivery of a new east-west route extending from the junction of Bugsby's
Way an Anchor and Hope Lane to the junction of Warspite Road and
Woolwich Road. This would provide a primary movement corridor for public
transport with access restricted to local journeys and access, public transport,
cyclists and emergency vehicles. The SPD states that the precise alignment of
the East-West Route will be established as part of the implementation of the
SPD.
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19.10 A further route (Riverside Route) is proposed which would link Anchor and
Hope Lane and Westmoor Street, via Herringham Road. This would facilitate
the extension of existing bus services.
19.11 The provision of the East-West Route and Riverside Route are considered
necessary to address the transport requirement associated with the
redevelopment of the area and will require substantial investment. A S106
clause is recommended to secure a contribution towards these new routes.
Further details of this are provided in Section 25 of this report.
19.12 In recognition of this requirement the site layout has been designed to
accommodate the new East West route in line with design guidance from TfL
regarding suitable carriageway and footway widths. Land within the applicant's
ownership is required to facilitate the provision of the new route and this will
need to be secured through a S106 agreement and adopted as public highway.
19.13 As set out at page 70 of the SPD the development concept for Charlton
Riverside is predicated on the creation of a network of streets and public
spaces that support non-vehicular movement with a higher degree of
connectivity and which is safe, direct and convenient.
19.14 The SPD (p84) also envisages that the existing sequence of open spaces
leading from Woolwich Road to the Thames Barrier will be conjoined and
expanded to create a new district park and the accompanying illustration
shows Eastmoor Street closed to traffic and incorporated into the new park.
However, the Site Allocations Preferred Approach states that:
“The Environment Agency (EA) requires 24 hour access to the Thames Barrier, via
Eastmoor Street. Developments adjoining Eastmoor Street will be expected to
contribute to enhancements to this street that supports it to function as primarily a
pedestrian/cycle route, capable of 24 hour use. Access to Thames Barrier will remain
via Eastmoor Street, and the barrier must remain secure and fully accessible to
operational staff during demolition and construction of development as well as post
occupation.”
19.15 In light of the SPD it is the Council's aspiration to close the section of
Eastmoor Street along the site frontage to through traffic and create a more
pedestrian focussed environment. This would involve changes to the road
layout, the removal of on-street parking and the provision of additional soft
landscaping to expand the existing open space.
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19.16 The application drawings provide an indicative layout showing the closure of a
section of Eastmoor Street and associated widening of the park alongside the
proposed development, noting that the area subject to the proposed
improvements works lies outside the application boundary. A scheme for the
implementation of these works has not yet been drawn up and further
consultation with the Environment Agency will be required at the design stage
to ensure that their access needs can be adequately met. A financial
contribution towards the proposed improvement works would be secured
through the S106 agreement.
Public Transport
19.17 London Plan policy T3 (Transport capacity, connectivity and safeguarding) Part
E states that:
“Development proposals should support capacity, connectivity and other
improvements to the bus network and ensure it can operate efficiently to, from and
within developments, giving priority to buses and supporting infrastructure as
needed.”
19.18 The nearest railway station to the site is Charlton which is located
approximately 1 km walking distance to the south west of the site while
access to London Underground or Docklands Light Railway services is some
considerable distance away. In addition, there are four bus stops on
Woolwich Road. While the distance to the station would normally be
considered outside the normal walking distance, it is considered possible that
some residents may still use it. Overall, the site therefore has poor access to
public transport with a PTAL of 2. In view of the proposed increase in the
number of people expected to use public transport the Transport Officer
recommends that a financial contribution is secured towards public transport
improvements or to highway works in the vicinity of the site.
19.19 As set out in Section 25 Transport for London has introduced a Bus Tariff in
to fund enhancements to bus services in Charlton Riverside in order support
the planned level of development in the area. A contribution of £2,812.50 per
unit is sought towards improvements to the bus network over a five-year
initial period (a total of £188,437.50). This will be secured through a S106
clause.
Walking and Cycling
19.20 The proposed development would have frontages on Westmoor Street,
Mirfield Street and Eastmoor Street. A new green link is proposed within the
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northern part of the site. This would provide a new pedestrian route between
Westmoor Street and Eastmoor Street. This would comprise footways along
the northern and southern edges of the link with areas of open space / play
space in the central area. Access to the residential cores within the northern
block would be provided from Mirfield Street and from the new green link.
Access to the residential cores within the southern block would be from the
green link and from Westmoor Street.
19.21 It is also proposed to provide a new link to the south of the site would
provide a new access for pedestrians and cycles as well as vehicles. Footways
of 2m in width would be provided along the southern edge of the building
together with trees, low level planting and loading bays. Indicative proposals
show that this arrangement would be mirrored on the adjacent site to form
new access with a total width of 18m. The proposed new link would provide
a new area of public realm and would improve pedestrian permeability and
access to the park in Eastmoor Street.
19.22 Details have been submitted which demonstrate how this link would function
in the event that the site was developed independently of the adjacent site
and in conjunction with the adjacent development. Overall the proposed new
route is considered to be a positive feature of the scheme.
19.23 As noted by the Transport Officer, it is considered that the local area does
not currently provide an attractive walking environment and footways around
the site are in a poor condition. Improvements to the footways and
carriageway in Westmoor Street (which would also provide improved
conditions for cyclists) are proposed as part of scheme of highways works
designed to provide improved access for buses and the cost of these works
will be covered by the infrastructure contribution. (See Section 25).
Car Parking and Measures to Reduce Car Dependency
19.24 London Plan policy T6 states that car parking should be restricted in line with
levels of existing and future public transport accessibility and connectivity. It
goes on to state that car-free development should be the starting point for all
development proposals in places that are (or are planned to be) wellconnected by public transport, with developments elsewhere designed to
provide the minimum necessary parking (‘car-lite’). The policy makes
reference to maximum parking standards but also requires that appropriate
provision is made for Blue Badge parking.
19.25 Core Strategy policy IM(c) states that developments supported by a high level
of public transport accessibility and within Controlled Parking Zones should
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be car free and that development in areas of on-street parking stress should
be ‘car-capped.’
19.26 Car parking within the development would be limited to the provision of 14
Blue Badge spaces within the ground floor of the development which would
be accessed via Westmoor Street. The development would therefore be
largely car free and therefore in accordance with the London Plan policy.
19.27 The Transport Officer has commented that while there is still some
availability in the area, there is heavy demand for parking near the site. Parking
on street is therefore considered to be at a premium during the day and
additional demand will exacerbate existing problems for businesses and
visitors. In the event that this development occurs, it will have to sit within an
established industrial area which has historically enjoyed unrestricted on
street parking. Given the nature of the area it is believed that there is already
a heavy demand for parking on street in the vicinity. A parking survey of local
roads was unable to be carried out given Covid restrictions, but a survey
undertaken of another site nearby previously indicated that there was
opportunity for some additional parking. Measures will be therefore be
required to prevent parking in the surrounding streets.
19.28 The area is not currently subject to a Controlled Parking Zone (CPZ).
However, it is proposed to introduce a new CPZ to manage the parking
impacts of this developments and others in the vicinity as part of the planned
highways works in Charlton Riverside. The cost of this would be covered by
the infrastructure levy. Section 106 clauses will also be required to restrict
access to parking permits by residents of the development.
19.29 It is proposed to provide 14 disable persons parking spaces which equates to
7 per cent of units having access to a parking space from the outset. As set
out in paragraph (in relation to accessible housing) this level of provision is
considered to be acceptable. In accordance with the advice provided by TfL
a condition is recommended to secure details of the management of the
proposed parking spaces and measures to prevent their misuse, through a
Parking Design and Management Plan. A condition is also recommended to
ensure that the proposed parking spaces are retained as disabled persons bays
rather than general parking, for the lifetime of the development.
19.30 The Transport Officer has reviewed the proposed car park layout and has
commented that vehicles should be able to enter and leave the site in a
forward gear and there is sufficient space provided to manoeuvre in to the
parking spaces.
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19.31 London Plan policy 6.1 states that all residential car parking spaces must
provide infrastructure for electric or Ultra-Low Emission vehicles. It requires
that at least 20 per cent of spaces should have active charging facilities, with
passive provision for all remaining spaces. A condition is recommended to
ensure the provision of charging facilities as part of a Car Parking Design and
Management Plan.
19.32 In order to support the proposed car capped development, it is proposed to
secure access to a car club. The provision of free car club memberships for
residents of the development for a five-year period, together with an on-site
car cub bay would be secured through a S106 agreement.
19.33 A draft Travel Plan has been submitted. A condition is recommended to
secure a detailed Travel Plan to support a modal shift towards, walking,
cycling and public transport. A S106 clause is also recommended to secure
monitoring of the Travel Plan.
Cycle Parking
19.34 London Plan policy T5 states that development proposals should help remove
barriers to cycling and create a healthy environment in which people choose
to cycle. The policy requires compliance with the minimum standards and the
guidance contained in the London Cycling Design Standards. It also states that
development proposals should demonstrate how cycle parking facilities will
cater for larger cycles, including adapted cycles for disabled people.
19.35 Core Strategy policy IM(c) Requires the provision of cycle parking in
accordance with London Plan standards. Amended proposals were submitted
following discussions with TfL and it is proposed to provide 396 long-stay and
39 short-stay cycle spaces. These spaces are to be provided through a
combination of Sheffield stands and two-tier stands. The quantum and type of
provision is considered acceptable. Further details of the design of the cycle
parking will be secured by condition.
Impact on the Road Network
19.36 London Plan policy T4 (Assessing and mitigating transport impacts) states that
development proposals should reflect and be integrated with current and
planned transport access, capacity and connectivity. The policy also states that
development proposals should not increase road danger.
19.37 The Transport Officer notes that site has adequate access to the principal
road network being approximately 300 metres from Woolwich Road, which
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is a Strategic Road. Woolwich Road is a heavily trafficked classified road
(A206) and bus route.
19.38 The submitted Transport Statement states that given the low level of parking
there would be few vehicle movements in the morning weekday and evening
peaks. The Transport Officer considers that such a low level of vehicular
movements could be accommodated on the highway network. The trip
generation/attraction for the proposed development utilises comparable sites
from the TRICS database. It is estimated that the proposed development
would generate approximately 160 trips during the AM and PM peaks. As
noted above S106 contributions are sought in respect of public transport
improvements in order to meet the demands of the development.
19.39 The Transport Officer has reviewed the personal injury accident data for the
vicinity of the site but has not raised any concerns in relation to road safety.
Overall it is considered that the impacts upon the road network would be
acceptable.
Deliveries and Servicing
19.40 London Plan policy T7 states that development proposals should facilitate
safe, clean, and efficient deliveries and servicing, and that provision of
adequate space for servicing, storage and deliveries should be made off-street,
with on-street loading bays only used where this is not possible.
19.41 The plans as originally submitted indicated the provision of a loading bay
within the highway forming part of the new East West link. However, this was
considered unsuitable as it would cause obstruction within an area designated
for bus access. Following discussions with the Council's Transport Officer and
TfL revised plans have been submitted and it is proposed that servicing would
take place from either the new link to the south of the site or from a new
loading bay to be provided in Westmoor Street. The southern link would
facilitate collections from the refuse stores in the southern block and the
servicing of the commercial units which have a frontage onto the link.
19.42 Whilst the provision of an on-street loading bay is not considered ideal it is
acknowledged that this would be the only feasible solution given the need to
keep the new East West route clear of obstructions and the aspirations for
the public realm improvements in Eastmoor Street. A swept path analysis has
been provided which demonstrates that all vehicle sizes anticipated to use this
bay can be safely accommodated without encroachment onto Westmoor
Street.
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19.43 A further revised plan showing amendments to the refuse stores in the
northern block has been submitted in response to comments received from
Waste Services. This plan is currently being reviewed and any further
comments will be reported in an addendum to this report. Notwithstanding
this, a condition is recommended to secure full details of the refuse storage
and collection arrangements. A Delivery and Servicing Plan will also be
secured by condition
Construction
19.44 London Plan policy T7 states that development plans and development
proposals should facilitate sustainable freight movement by rail, waterways
and road. It goes on to state that Construction Logistics Plans will be required
and should be developed in accordance with Transport for London guidance
and in a way, which reflects the scale and complexities of developments.
19.45 It is recommended that a condition to secure a Construction Logistics Plan is
included in the recommendation.
Conclusions in Relation to Transport
19.46 Having regard to the above assessment and subject to appropriate conditions
and S106 clauses it is considered that all of the relevant policy requirements in
relation to transport have been met.
20.

Sustainability and Energy

20.1 The National Planning Policy Framework states that Local Planning
Authorities should support developments which promote renewable and low
carbon energy.
20.2

London Plan policy SI 2 Minimising greenhouse gas emissions states that
major development should be zero carbon. Major development should be
net zero-carbon. This means reducing greenhouse gas emissions in operation
and minimising both annual and peak energy demand in accordance with the
following energy hierarchy:
1)
2)
3)

be lean: use less energy and manage demand during operation
be clean: exploit local energy resources (such as secondary heat) and
supply energy efficiently and cleanly
be green: maximise opportunities for renewable energy by producing,
storing and using renewable energy on-site
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4)

be seen: monitor, verify and report on energy performance.

20.3 A minimum on-site reduction of at least 35 per cent beyond Building
Regulations is required for major development. Residential development
should achieve 10 per cent, and non-residential development should achieve
15 per cent through energy efficiency measures. Where it is clearly
demonstrated that the zero-carbon target cannot be fully achieved on-site,
any shortfall should be provided, in agreement with the borough, either
through a cash in lieu contribution to the borough’s carbon offset fund, or offsite, provided that an alternative proposal is identified, and delivery is certain.
20.4 The above policy also requires development proposals which are referable to
the Mayor to calculate whole lifecycle carbon emissions through a nationally
recognised Whole Life-Cycle Carbon Assessment and demonstrate actions
taken to reduce life-cycle carbon emissions.
20.5 London Plan policy SI 4 (Managing heat risk) states that major development
proposals should demonstrate through an energy strategy how they will
reduce the potential for internal overheating and reliance on air conditioning
systems. Policy SI 5 Water infrastructure requires development proposals to
minimise the use of mains water.
20.6 Core Strategy Policy E1 states that carbon emissions will be reduced in
accordance with the Mayor’s energy hierarchy. In addition, Core Strategy
policy DH1 includes a number of requirements in relation to energy and
sustainability. These include the requirement to maximise energy
conservation, through effective layout, orientation, use of appropriate
materials, detailing and landscape design; demonstrate water efficiency and
demand management measures; ensure building materials are responsibly
sourced and minimise environmental impact and the requirement for nonresidential buildings in major developments to achieve a BREEAM rating of
'Excellent.'
Energy Hierarchy
20.7 The Be Lean requirement will be met by a range of energy efficiency
measures. These include improved fabric specification and air permeability,
double glazing with g values of 0.4 for all windows in the residential
component and 0.35 for the non-residential element. Energy efficient lighting
with appropriate controls and sensors will be used for the non-residential
units. Natural and mechanical ventilation with heat recovery will be used in
both residential and non-residential units with smart metering systems for the
non-residential units.
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20.8 In relation to the Be Clean requirement it is acknowledged that the closest
existing heat network to the site area is the Greenwich Peninsula DHN which
is 1.5km away which makes connection unfeasible. Due to the decarbonisation
of the grid, the change in the carbon emission factors and the size of the
scheme, CHP has been discounted. However, the applicant proposes to cooperate with Hyde Housing, the developer of the nearby scheme which is the
subject of planning application 19/3456/F (Herringham Quarter) in order to
connect with the energy centre proposed at that site.
20.9

An interim energy strategy is proposed in the form of gas communal heating
system to serve the residential component. This will be future proofed to
allow connection to energy centre at the Herringham Quarter or another
local heat network. It should be noted that the Council is investigating the
feasibility of a heat network which could potentially serve the Charlton
Riverside Area. Should connection to a local heat network is not feasible, a
strategy for decarbonising the onsite energy centre will be developed. The
commercial units will be provided with space heating, hot water and cooling
through a separate individual system. This approach is considered acceptable
however, evidence of communication with the developer or heat network
operator should be provided and a requirement in respect of this is included
in the recommended conditions.

20.10 The Be Green requirement will be met through a solar PV system to serve
the residential units and Air Source Heat Pumps to provide heating and
cooling for the non-residential component. These were found to be the most
feasible solutions for the site following the investigation of a range of
renewable energy options. A roof plan showing the location of the PVs and
demonstration that the PV has been maximised has been provided as part of
the revised energy strategy. The PV area has been increased to 73kWp from
60kWp which was proposed in the previous version. A condition is
recommended to secure further details of the PV installation and Air Source
Heat Pumps will be secured by condition.
Overheating and Cooling
20.11 A number of passive design measures have been considered for single aspect
dwellings and those with a primary aspect facing either west or south to
reduce the risk of overheating. These include best practice insulation levels to
all heating and hot water pipework, external shading in the form of balconies
and internal blinds.
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20.12 In response to the Sustainability’s comments relating to maximisation of
compliance with the CIBSE TM59 criteria under the more extreme weather
scenarios, the recommended window opening angle has been increased to 30
degrees to increase passive ventilation rates and a revised overheating
assessment was submitted (dated January 2021). Further details of measures
to minimise overheating, including an assessment of overheating in residential
corridors and an assessment in respect of the non-residential units will be
secured by condition.
Cumulative Carbon Savings
20.13 For both residential and non-residential units, the combination of the
proposed measures predict a site wide reduction in regulated CO2 emissions
of 52% (equal to 112 tCO2/year) beyond the compliant Part L 2013 base case.
20.14 As part of the interim energy strategy, the following carbon savings are
proposed for the different components:
a. Total Residential: 25.84%, equal to 52.41 tCO2 per year, over the
compliant Part L 2013 base case (SAP10 carbon emission factors)
b. Total Non-Residential: 53%, equal to 9.52 tCO2 per year, over the
compliant Part L 2013 base case (SAP10 carbon emission factors)
c. Site Wide: 28.1%, equal to 60.94 tCO2 per year, over the compliant Part L
2013 base case (SAP10 carbon emission factors)
2.15 The applicant has stated that if connection to the neighbouring energy centre
or another local energy network does not materialise, a strategy for
decarbonising the onsite energy centre will be developed. This is noted and
this requirement will be included in a condition.
2.16 The submitted energy strategy demonstrates that the development as a whole
does not meet The London Plan’s “zero carbon” requirement. The site wide
annual carbon shortfall of 105.03 tonnes CO2 will need to be addressed
through a cash-in-lieu contribution to the Council’s Carbon Offset Fund. This
requirement will be secured in the legal agreement.
Sustainable Design and Construction
20.17 It is proposed to incorporate a range of sustainability measures within the
development. These include water efficient appliances, water meters and submetering, water leak detection system, registration with the Considerate
Constructors Scheme, reduction of noise and air pollution during
ITEM NO: 5

Page 168

construction, minimisation of construction traffic and designing external
lighting reduce light pollution.
20.18 With regard to the non-residential units, a BREEAM pre-assessment has been
carried out for the shell units, using BREEAM 2018 New Construction
Scheme. This indicates that the scheme would achieve the BREEAM Very
Good rating for the non-residential spaces. It is noted that the scheme would
achieve a BREEAM score of 67.58% which is higher than the BREEAM Very
Good threshold of 55% and close to Excellent threshold of 70%. Whilst it is
acknowledged that some of the BREEAM credits are not available to shell only
developments, this score is not in line with RBG Core Strategy policy E1
which requires a BREEAM Excellent score as a minimum. The applicant was
therefore asked to demonstrate whether additional credits could be achieved.
Supplementary information was submitted in relation to sustainability
measures relating to ecology, surface water, climate change resilience,
embodied carbon and energy and the Sustainability Offices considers that the
credits have been maximised and no further environmental improvement can
be achieved. A condition is recommended to ensure that the development
achieves a high Very Good rating.
20.19 Conditions are also recommended to secure compliance with the BRE Green
Guide and water efficiency standards.
20.20 A Life Cycle Carbon Assessment (LCCA) has been submitted in line with the
guidance outlined in the GLA's Whole Life-Cycle Carbon Assessments
guidance document. Whilst the WLC emissions for the proposed building
have been demonstrated to be lower than the GLA WLC benchmarks and
aspirational benchmarks, the applicant has provided a number of actions to
reduce whole life-cycle carbon emissions and emission reductions including
the following:
a. consideration of concrete mix with higher 55% recycled cement
replacement content;
b. investigation of recycled aggregates and demolition waste in new on-site
concrete;
c. minimisation of the volume of concrete within the building, by ensuring a
highly efficient structural design is conducted;
d. use of more standardised materials that requires little to no maintenance
over its life and can often be reclaimed at the end of the building’s life;
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e. selection of low embodied carbon materials use of local suppliers where
possible to reduce transportation emissions;
g. a comprehensive maintenance and repair schedule will be developed to
ensure longetivity of materials;
h. energy strategy following the Mayor’s Energy Hierarchy;
i. water efficient appliances and fittings;
j. consideration of demolition and deconstruction of the development at the
design stage.
20.21 The Sustainability Officer has stated that clarification and further information
is required in relation to a number of aspects of the assessment, including in
relation to the use of refrigerants and information relation to maintenance
and repair at the post construction stage. It is considered that these matters
can be satisfactorily addressed through a condition.
20.22 Whilst the principles of the proposed energy strategy are supported and
generally in line with London Plan policies SI2, SI3 and SI4, further information
regarding energy and carbon reduction, energy efficiency measures,
overheating, the site wide heat network, connection to offsite heat network
and renewable energy is required. A number of conditions and S106 clauses
are therefore recommended.
21.

Trees, Landscaping and Ecology

21.1 London Plan policy G7 (Trees and woodlands) part C states that development
proposals should ensure that, wherever possible, existing trees of value are
retained. It goes on to state that if planning permission is granted that
necessitates the removal of trees there should be adequate replacement
based on the existing value of the benefits of the trees removed and that the
planting of additional trees should generally be included in new developments
– particularly large-canopied species which provide a wider range of benefits
because of the larger surface area of their canopy.
21.2 Core Strategy policy OS(f) states that development decisions will be based on
the requirement to protect trees and their root systems from damage as a
result of the development both during and after building operations and to
achieve an appropriate replacement of trees taking account of size, coverage
and species where it is agreed that existing trees can be felled.
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21.3 There are no trees within the site however there are seven trees located on
the pavements which adjoin the site, in Westmoor Street and Mirfield Street,
and further trees within the open space to the east of the site. None of the
trees in the vicinity of the site are protected by Tree Preservation Orders
however the trees within the open space to the east of the site are benefit
from protection as they are located within a conservation area.
21.4 A tree survey of the site and its surroundings has been undertaken. In addition
to the seven trees which immediately abut the site, the survey assessed two
trees to the south of the site on the eastern side of Eastmoor Street (adjacent
to the proposed Evelyn House development which is the subject of application
20/2186/F), together with trees on the opposite side or Westmoor Street and
one tree to the north of Mirfield Street. A number of trees within the open
space to the east of the site were also assessed.
21.5 The submitted report identifies that none of the trees in the vicinity of the
site are of any particular merit, with most having some sort of defect. The
report notes that there is a London plan tree located at the corner of Mirfield
Street and Eastmoor Street that is of some merit but is not an exceptional
specimen. In relation to the trees within the adjacent open space and the
report notes that these trees, mostly poplars, have reached a stage of
development where they should be removed to enable replacements to be
planted. Overall the report concludes that “in general, the quality of the trees
that directly abut the site are not of sufficient quality to constrain the
development. If these trees need to be lost to achieve the scheme, they can
be offset by a suitable scheme of new tree planting”.
21.6 In addition to the trees proposed as part of the landscaping proposals within
the site it is considered appropriate to secure the replacement of the street
trees that would be removed in order to facilitate the development. This is
considered necessary to compensate for the loss of public benefit of these
trees and any replacement planting should be considered separately from any
proposed new planting within the application site.
21.7 London Plan policy G5 (Urban greening) states that major 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. The policy
requires boroughs to develop an Urban Greening Factor (UGF) to identify the
appropriate amount of urban greening required in new developments. In the
interim a target score of 0.4 for developments that are predominately
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residential, and a target score of 0.3 for predominately commercial
development (excluding B2 and B8 uses) should be used.
21.8 London Plan policy D8 (Public realm) seeks to encourage the creation of new
public realm through development proposals where appropriate and set outs
detailed criteria relation to the design and function of public realm in new
developments.
21.9 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.
21.10 The application is accompanied by a Landscaping Strategy which sets out the
landscaping proposals across the site. This includes details of the proposed
areas of new public realm as well as the communal amenity areas for use by
residents of the development.
21.11 One of the key proposals is the creation of a new pedestrian route linking
Eastmoor Street and Westmoor Street. This green link would occupy the
space between the northern and southern blocks and would comprise hard
surfaced pathways together with areas of soft landscaping. A residents' garden
and play space would be created within the central area, delineated by hedge
planting and trees. Two smaller areas of soft landscaped areas with seating
would be provided at each end of the green link.
21.12 On the northern frontage of the development, adjoining Mirfield Street, a
generous footway would be created using land within the application site
adjacent to the highway. This area would be hard surfaced with tree planting
and would provide a buffer between proposed ground floor commercial units
and the new East West route.
21.13 The proposed building line on Westmoor Street is set back form the edge of
the existing pavement so as to enable the provision of a wider pavement.
Tree planting within the pavement is also proposed along this edge of the site.
21.14 In Eastmoor Street the proposed building line abuts the back edge of the
existing pavement. Indicative landscaping proposals are shown, outside of the
application site boundary, which reflect the aspirations of the SPD with regard
to the pedestrianisation of Eastmoor Street and enhancements to the adjacent
park.
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21.15 To the south of the southern block a vehicular route is proposed which
would provide an interface with the adjacent scheme at Evelyn House. This
area would be hard surfaced but would include incorporate seating and tree
planting.
21.16 A communal amenity area is proposed on the podium of the southern block.
This would comprise a children's play area, artificial lawn and patio style
seating areas complemented by ornamental planting beds and trees. Roof top
amenity areas are also proposed at the sixth and ninth floor levels. The
landscape Strategy states that 'the podium deck, terraces and roof garden
spaces will share a common design language, building on the industrial heritage
theme and response picked up in the ground floor landscape. Fixtures and
detailing will also have an industrial theme but combined in a contemporary
manner'.
21.17 The proposed landscaping strategy is considered acceptable in principle
however further details of the proposed surfacing materials and other
features together with planting specifications will be required. These will be
secured by condition (Refer to Appendix 2).
21.18 The Urban Greening Factor (UGF) has been calculated to be 0.3358 however
this is lower than the target 0.4 for developments that are predominately
residential. The Sustainability Officer has recommended that the following
measures should be considered to increase the UGF:
•
•
•
•

Standard tree planted in natural soils min 25m3 soil volume for ground
floor
The inclusion of green walls (none currently included);
Integration of rain gardens;
Expansion of the intensive green roof coverage.

21.19 The recommended condition in relation to an ecological landscape
management plan will seek details of measures to ensure that the scheme
meets or exceeds the recommended UGF.
21.20 Core Strategy policy OS4 states that Royal Greenwich's rich biodiversity and
geodiversity will be protected, restored and enhanced, including the priority
habitats and species identified in the Greenwich Biodiversity Action Plan.
21.21 Policy OS (f) seeks to ensure that biodiversity features, including protected
species are taken into consideration in development proposals. The policy
also seeks to secure the retention of trees and the enhancement of features
which contribute to biodiversity.
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21.22 A preliminary ecological assessment of the site has been carried out. With
regard to protected species, the survey found negligible potential for the
roosting of bats and due to the lack of any suitable habitat on site the site is
not constrained by any other protected species. No further surveys were
recommended. The survey did however identify that there was potential for
use of the existing buildings on the site by nesting birds and therefore
demolition should be undertaken outside of the nesting season or with the
supervision of an ecologist.
21.23 The report states that a net increase in biodiversity value is considered to be
achievable on this site. A range of enhancements are recommended for the
site including the use of green roofs, the use of native tree planting and the
inclusion of shrubs which produce flowers / berries in the landscaping scheme.
Other measures include the installation of bird and bat boxes and a bee post.
A condition is recommended to secure these enhancement measures.
21.24 The submitted report concludes that there would be no direct impacts arising
from the proposed development upon any sites which benefit from a
statutory designation.
21.25 The open space to the east of the site is designated as a Site of Importance
for Nature Conservation 28 (Sites of Borough Importance Grade II). It is
described as follows in Table 14 (page 131) of the Core Strategy:
NC28

Eastmoor Street Park

Recently created park with a range of habitats.
Diverse grassland, small pond and native
shrubs and trees.

21.26 Paragraph 4.5.38 of the Core Strategy states that where development is
proposed on sites adjacent to protected SINCs, applicants must demonstrate
that habitats will not be adversely affected.
21.27 The ecological assessment has considered the impact on this non-statutory
designation. The report states that recreational pressure is predicted to
increase as a result of this development, however it notes that this park is
situated within the highly urbanised Borough of Greenwich and currently
experiences high volumes of pedestrian traffic. The report concludes that the
effects of the development upon this site will be negligible when considered
with the current capacity of the park.
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21.28 In conclusion, it is considered that the impacts of the proposed development
in relation to trees and ecology can be satisfactorily managed through
conditions and S106 clauses.
22.

Flood Risk

22.1 The National Planning Policy Framework aims to ensure that flood risk is
taken into consideration at all stages in the planning process steering
development toward low risk areas.
22.2 London Plan policy SI12 states that development proposals should ensure that
flood risk is minimised and mitigated, and that residual risk is addressed.
22.3 Policy E2 of the Core Strategy states that the Council’s Strategic Flood Risk
Assessment will be used to inform development and reduce flood risk in the
Borough.
22.4 The site is located within Flood Zone 3 but is protected by the Thames Tidal
defences however there is a residual risk of flooding in the event of a breach
of flood defences.
22.5 In accordance with the above advice it is necessary to apply the sequential
test to ascertain the availability of suitable sites in areas of lower flood risk
before considering development within Flood Zone 3. The area where the
site is located has been identified as a Strategic Location for Growth in the
Core Strategy and as such priority may be given to these over other potential
locations for development in the borough. As such it is considered that the
sequential test has been met.
22.6 Residential development is classified as ‘More Vulnerable’ development and
where this is proposed within Flood Zone 3 it is necessary to demonstrate
the proposal meets the exception test. In order to pass this test, it must be
demonstrated that the development provides wider sustainability benefits to
the community which would outweigh the flood risk associated with the
development and that the development will remain safe over its lifetime
without increasing flood risk elsewhere
22.7 In this case the site is located in an area identified for increased growth and
would bring about the re-use of brownfield land as part of a comprehensive
regeneration strategy and would contribute towards meeting local housing
needs. These benefits are considered to outweigh the flood risk and therefore
the first part of the exception test is considered to be met. The safety of the
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development and impact upon flood risk elsewhere are considered in more
detail below.
22.8 Policy E3 states that within those areas protected by flood defences but with
a high residual risk classification should implement risk reduction measures
with the primary aim of reducing risk to life.
22.9 The Charlton Riverside SPD provides general advice with regard to flood risk
to be applied within the Charlton Riverside Masterplan area. This
recommends that no habitable rooms should be provided at ground floor
level; slab levels should be raised to provide ground floors with an element of
free board relative to flood levels; accommodation within basements or semibasements should be avoided and refuge spaces and safe means of escape
from dwellings in a flood event should be provided.
22.10 The proposed development would provide no residential accommodation at
ground floor level and all residential units would have a minimum finished
floor level of 6.400AOD.
22.11 The Environment Agency has been consulted and has raised no objection in
relation to flood risk providing the development is implemented in
accordance with the submitted Flood Risk Assessment. The Environment
Agency has confirmed that the worst-case breach level is 6.128m AOD and
that the proposed finished floor level of 6.400m AOD for the residential
accommodation is acceptable. A condition is recommended to secure this
minimum finished floor level together with flood resistant and resilience
measures. An evacuation plan will also be secured by condition .
22.12 London Plan policy SI 13 (Sustainable drainage) states that development
proposals should aim to achieve greenfield run-off rates and ensure that
surface water run-off is managed as close to its source as possible. There
should also be a preference for green over grey features and the policy sets
out a drainage hierarchy which lists surface water management options in
order of preference.
22.13 Core Strategy policy DH1 states that developments should demonstrate
measures that reduce surface water flood risk and landscape the environment
in a way that provides for permeable surfaces.
22.14 The submitted Flood Risk Assessment states that due to the underlying
geology it will not be possible to discharge surface water by infiltration. The
surface water drainage strategy for the site includes the use of green roofs,
attenuation tanks and permeable paving with a geo-cellular sub-base together
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with discharge to the public sewer. The report proposes a discharge rate of I
of 2.5 l/s which is considered to be the lowest practical discharge rate that
can be achieved without risking blockages.
22.15 Initial comments from the Council's Flood Risk Consultant requested further
information and in response to these comments an addendum to the Flood
Risk Assessment and Surface Water Drainage Addendum was submitted. The
Flood Risk Consultant has reviewed this document and raises no objection to
the proposals, subject to a condition requiring the submission and approval of
the detailed design for the surface water drainage scheme. This condition is
included in the recommendation at Appendix 2.
22.16 Having regard to the above assessment it is considered that, subject to
conditions, the proposed development would be in accordance with the
relevant policies in relation to flood risk and surface water drainage.
23.

Community Safety

23.1 London Plan policy (D11 Safety, security and resilience to emergency) Part C
states that development should include measures to design out crime that – in
proportion to the risk – deter terrorism, assist in the detection of terrorist
activity and help mitigate its effects. The policy states that these measures
should be considered at the start of the design process to ensure they are
inclusive and aesthetically integrated into the development and the wider area.
23.2 Core Strategy policy DH1 requires proposals to demonstrate that the
development contributes to a safe and secure environment for users and the
public. Policy CH1 states that developments should consider community
safety and aim to discourage crime and ensure that publicly accessible spaces
and buildings such as streets, parks and public squares are well maintained and
provide opportunities for natural surveillance.
23.4 The Design and Access Statement sets out the measures that have been
included to address the safety and security of residents. These include
designing the ground floor layout to maximise passive surveillance, particularly
through the provision of active frontages. Residential lobbies will be well lit
and incorporate video all access. Fob entry systems will be used to control
access to the residential cores car park and cycle stores. The Design out
Crime Officer has reviewed the proposals and notes that the submitted
details have referenced general Secure by Design principles. A condition is
recommended to ensure that the completed scheme achieves Secure by
Design accreditation.
ITEM NO: 5

Page 177

24.

Fire Safety

24.1 London Plan Policy (D12 Fire safety) states that all development proposals
must achieve the highest standards of fire safety. The policy requires that a
Fire Statement, which is an independent fire strategy, produced by a third
party, suitably qualified assessor, is submitted with all major development
proposals. Policy D5 (Inclusive design) requires that in all developments
where lifts are installed, as a minimum at least one lift per core (or more
subject to capacity assessments) should be a suitably sized fire evacuation lift
suitable to be used to evacuate people who require level access from the
building.
24.2 A Fire Statement was submitted in support of the application. This has been
amended to reflect the recent amendments to the scheme and the revised
document is currently being assessed. An update on this will be provided in
an Addendum to this report however a condition requiring the submission of
a satisfactory Fire Statement is included in the recommendation.
25.

Infrastructure to Support Development in Charlton Riverside

25.1 London Plan policy DF1 (Delivery of the Plan and Planning Obligations) (Part
A) states that development proposals should provide the infrastructure and
meet the other relevant policy requirements necessary to ensure that they
are sustainable and to support delivery of the Plan.
25.2 London Plan policy D2 (Infrastructure requirements for sustainable densities)
states that density of development proposals should consider, and be linked
to, the provision of future planned levels of infrastructure rather than existing
levels and be proportionate to the site’s connectivity and accessibility by
walking, cycling, and public transport to jobs and services (including both
PTAL and access to local services). The policy goes on to state that where
there is currently insufficient capacity of existing infrastructure to support
proposed densities (including the impact of cumulative development),
boroughs should work with applicants and infrastructure providers to ensure
that sufficient capacity will exist at the appropriate time.
25.3 The Charlton Riverside SPD includes details of the infrastructure required to
support the planned development in Charlton Riverside. The SPD identifies
that Phase 1 of the Masterplan (which includes the Westminster Industrial
Estate, all of the land between Barrier Park and Anchor and Hope Lane and
the parcel to the west of Anchor and Hope Lane and south of Bugsby's Way)
will be delivered in the period to 2031. It is envisaged that a total of 2,000
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homes and 6,950 jobs will be delivered during this period. The table at page
129 of the SPD sets out the infrastructure requirements for Phase 1.
25.4 In addition, the SPD refers to the creation of a new route (the Riverside
Route) looping around the central parts of the site, adding another layer to
the primary movement network and giving access to development parcels
adjacent to the River Thames. The Riverside Route is shown in Figure 4.2
(p33) of the SPD. This route is also indicated as a proposed new bus route in
figure 7.3 (p69) of the SPD.
25.5 The Site Allocations Preferred Approach (p30) sets out the site requirements
for the proposed allocation CR2 Charlton Riverside Central. This includes
'substantial public transport improvements, including provision of a new eastwest road capable of accommodating Bus Rapid Transit (BRT), introduction of
new north-south connections and enhancements to Woolwich Road'. This
document also states (p34) that 'the primary movement network should
extend Herringham Road to connect through to Anchor & Hope Lane; this
will continue to be the main route for HGV traffic accessing the Riverside
Wharf via Westmoor Street...'
25.6 A summary of the main infrastructure requirements as identified by the SPD
and Site Allocations Preferred Approach is set out below:
Table 3: Charlton Riverside Infrastructure Requirements
Transport
• Delivery of a new East-West route connecting Bugsby’s Way with
Warspite Road
• Delivery of a new Riverside Route (connecting Anchor and Hope
Lane and Woolwich Road via Herringham Road and Westmoor
Street)
• Improvements to Woolwich Road
• Improvements to the southern end of Anchor and Hope Lane
Education
ii.

A new 8-form entry secondary school (potentially a ‘Through
School’ for ages 3-18)
5) One / two 2-form entry primary schools
6) 10 nursery / pre-school facilities
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Health
2. A major polyclinic (up to
2,000 m²m², subject to
detailed service modelling and
space planning), potentially to
provide:
- 8 GPs
- 8 dentists
- support staff
3. Contributions to hospital
places, mental health care
provision, nursing home and
extra care
Open Space
• Enhanced public realm (Bowater Road and surrounding streets)
• 600m improved Thames Path (almost 1 ha of land)
• 11ha of new or improved open space, including the creation of
Charlton Riverside Park
Other Infrastructure
• Flood defence improvements
25.7 As set out above, it has been identified that significant transport infrastructure
improvements will be required to support the scale of new development
envisaged by the SPD. A key element of this will be the delivery of a new East
West Route to facilitate improved access for buses. As set out at paragraph
25.4 the Council also proposes to upgrade Westmoor Street and Herringham
Road and to create a new link between Herringham Road and Anchor and
Hope Lane (the Riverside Route). The Council has drawn up a comprehensive
scheme for the East West Route and Riverside Route in conjunction with TfL.
Although funding has not yet been secured, it is the Council's aspiration to
carry out the works and it is considered that there is a reasonable prospect of
the scheme being delivered. It is considered that these works are required to
facilitate the delivery of the objectives contained in the SPD, which is a
material consideration to which significant weight should be attached. It is also
considered that securing the delivery of the highway works outlined above
would meet the objectives of London Plan policies D1 and D2.
25.8 The Council intends to fund the infrastructure works described above via a
loan and would seek to recoup the costs through developer contributions.
The contribution would need to be reasonably related to the development in
scale and kind. Based on costings for the proposed works a contribution of
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£3,000 per residential unit is considered appropriate. It is considered that all
schemes within the Charlton Riverside Opportunity Area should pay this levy
as each scheme contributes to the introduction of residential uses to the area
and occupants of all schemes will benefit from these improvements.
25.9 Without the site wide infrastructure detailed above the scheme developments
would come forward in a piecemeal fashion resulting in isolated sites with
poor public transport connections. The payment of this contribution is
essential in respect of the council’s ability to secure borrowing to pay for the
infrastructure and without this public sector intervention this infrastructure
would not be delivered. The infrastructure contribution therefore enables a
more comprehensive redevelopment of the area underpinned by enabling
infrastructure thus securing more successful place making.
25.10 Two mechanisms have been considered for the delivery of the proposed
highways works. The first option would be a Grampian style condition stating
that no development shall be occupied until such a time as the works had
been completed. However, it is considered that this option is likely to stymie
development as the development which is the subject of the current
application is likely to be completed some time in advance of the potential for
the new routes to be brought forward, which also requires the co-ordination
of a number of land interests outside of the applicant's control.
25.11 A second option, which is proposed and understood to be acceptable to the
applicant, would be to secure a commitment (as a S106 obligation) from the
applicant to make a commuted sum contribution (as set out in paragraph 25.8
above) and to transfer land within the site prior to the implementation of the
development. Whilst there is a risk that this approach would enable the
occupation of the development without the certainty that the new routes
would be delivered it would assist in expediting development.
25.12 The proposed transport infrastructure is required to meet the strategic
planning objectives identified in the SPD, emerging Site Allocations and
London Plan policies. However, it is not considered reasonable to delay
occupation until the East West route has been completed. Given the relatively
small scale of the scheme it is not considered that the implementation of this
scheme in advance of the delivery of the new routes would prejudice the
overall delivery of this infrastructure. Given the specific circumstances which
pertain to the current application it is considered acceptable to secure the
payment of the contribution through a S106 clause.
25.13 This commitment is considered to constitute a reason for the grant of
planning permission for the purposes of Regulation 122 of the Community
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Infrastructure Levy Regulations 2010 being necessary to make the
development acceptable in planning terms. The contribution is to be spent
on the provision of the SPD identified highway infrastructure and the level of
contribution is being set so as to be sufficiently related in scale and kind to the
proposed development. The purposes of the contribution are not otherwise
secured through CIL payments.
25.14 The Council's proposed delivery solution for this infrastructure envisages a
series of commercial arrangements with this and all other relevant landowner
developers to facilitate the Council's ability to secure financing and delivery of
the SPD transport infrastructure. Such arrangements will be in addition and
separate to the contribution and will take the form of commercial
agreements with the Council and landowners. Such arrangements do not
form part of this planning determination. It is relevant however to indicate
the means by which the Council presently expects that the SPD transport
infrastructure will be delivered (in support of its recommendation of a
contribution ) in lieu of the direct or procured physical delivery of this
infrastructure by the applicant.
25.15 In addition to the proposed physical transport infrastructure to be funded
through the above-mentioned contribution , local bus services will need to be
expanded to meet additional demand arising from new residents of the area.
Transport for London has therefore introduced a Bus Tariff of £2812.50 per
unit. This would cover the costs of enhancing bus services for an initial 5-year
period and thereafter TfL would cover the full costs. It is considered that this
levy is necessary to ensure the provision of essential public transport services
to meet the needs of new developments across the Charlton Riverside area
and as such this approach is considered to be in accordance with London Plan
policies D1 and D2. It is considered that occupants of the application site are
likely to benefit from access to an improved range of bus services.
25.16 The Council is in the process of identifying sites for the proposed new
schools which are required to meet the demand for school places generated
by new development. It is envisaged that nurseries will be accommodated
within community floorspace to be provided in new developments, where
appropriate. Education is one of items funded by CIL and in this instance the
scale of development is not considered to be such to justify an additional S106
payments towards school places.
25.17 Healthcare is also funded through CIL. It is noted that the CCG has requested
a financial contribution towards healthcare in order to provide increased
capacity in existing GP surgeries pending the provision of a new health facility
in later in the implementation of the Masterplan. However, in view of the
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scale of the proposal, it is not considered that the impacts of the development
would be such to justify a financial contribution in addition to CIL
(notwithstanding the fact that the current affordable housing scheme would
be exempt from CIL). As such officers are not satisfied that such a
contribution is necessary to make the development acceptable in planning
terms.
25.18 With regard to open space, it is envisaged that a large proportion of this will
be provided as an integral part of development schemes coming forward in
the area. The creation of 'Charlton Riverside Park' referred to in the SPD
would include amendments to Eastmoor Street to provide an improved
environment for pedestrians and expand the existing adjacent area of open
space and contributions will be sought from developments in the immediate
vicinity of this amenity. This is discussed in more detail in Section 19. In
accordance with London Plan policy S4 and supporting paragraph 5.4.6, where
site specific provision is required for play space which cannot be provided on
site, S106 contributions will be collected and used to fund the provision the
upgrading and expansion of open space and play facilities in the area. In this
case all of the required play space would be provided on site and therefore no
off-site contribution is required.
25.19 A summary of the contributions towards infrastructure that are required to
mitigate the impacts of the proposed development is set out in Section 28.
26.

Community Infrastructure Levy (CIL)

26.1 The Mayor has introduced a London-wide Community Infrastructure Levy
(CIL) to help implement the London Plan and Crossrail. Community
Infrastructure Levy 2 (MCIL2) was introduced in April 2019. The rate for
Greenwich is £25 per square metre.
26.2 The current application is liable to this requirement.
27.

RBG CIL

27.1 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.
27.2 The current application is liable to this requirement.
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28.

Legal Agreement

28.1 The development of the site will require a Legal Agreement. The following
Heads of Terms are proposed:

Affordable Housing
• Provision of 56 affordable housing units (16 x Shared Ownership and
40 x Social Rented (London Affordable Rent) with the following mix:
Unit
Type /
Size
Studio
1-bed
2-bed
3-bed
Total (no.)

Social
Rente
d
0
0
30
10
40

Shared
Owners
hip
1
1
12
2
16

Total
(no.)
1
1
42
12
56

• Retention as affordable housing for the lifetime of the development
(except in the case of staircasing of Shared Ownership units);
•

Submission of an affordable housing marketing plan for the Shared
Ownership units (with units to be marketed for sale exclusively to
Eligible Purchasers who are Local Residents within the initial period);

• Submission of a Lettings Plan in respect of the London Affordable Rent
units;
• London Affordable Rented units to let at GLA benchmark rent level;
• A commitment to keep service charges for London Affordable Rent
tenants to a minimum;
•

Restriction on the occupation of the market housing units until the
Affordable Housing Units have been constructed and made ready for
Occupation;

•

Rent levels for Shared Ownership Units in accordance with GLA levels;

•

Agreement of percentage of equity share for Shared Ownership Units;
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• Eligibility criteria for Shared Ownership units (targeting applicants who
meet the lower RBG income band of £71,000 for 1 and 2 bed
properties and £88,000 for 3 bed properties);
• Early stage review mechanism - triggered if the development has not
commenced within two years, with all relevant ‘pre-commencement’
conditions having been discharged;
• Late stage review mechanism - triggered following occupation of 75% of
the market units;
• Reviews to be undertaken in accordance with the formulae set out in
Mayor's Affordable Housing and Viability SPG and the independent
reviewer to be paid at the developer’s expense.

Transport
•

Payment of Charlton Riverside Road Infrastructure Charge (up to a
maximum of £3,000 per unit) towards funding the East West route,
Riverside Route (Herringham Road link / North South loop) and necessary
improvements to Westmoor Street to facilitate public transport access
(including pedestrian and cycle improvements in Westmoor Street) and
the introduction of a new Controlled Parking Zone £564,000;

•

TfL Bus Tariff to fund new extended bus service into Charlton Riverside
)£2,812.50 per unit) £528,750;

•

Contribution towards cycle training £3,760

• S278 agreement to cover closure of access points / relaying pavements
around the perimeter of the site;
• Adoption of land within the site under a S38 agreement;
•

Contribution towards Improvements to public realm in Eastmoor Street
and adjacent park (subject to an agreed period for implementation of
works) £40,000;

• Clause / Traffic Orders to restrict access to parking permits for future
occupants (except Blue Badge holders);
• Provision of car club (bay to be provided on site);
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• Payment of car club membership for future occupants for 5 years;
•

Payment of Travel Plan Monitoring cost £720;

•

Payment of cost of replacement street trees £37,157;

• Clause to secure public access through the site (northern green link and
southern link);

Employment and Training
• Commitment and participation towards GLLaB and business support;
•

GLLaB contribution: Residential - £188,000; Commercial - £11,410;

• Approval and implementation of a Business Relocation Strategy to assist
with the relocation of the existing business occupiers.

Environment
•

Carbon offset contribution - requirement to calculate the carbon offset
amount prior to occupation and payment of the relevant amount;

•

Future connection of off site district heating network - development to be
constructed to connect to a Qualifying Heating Network;

•

Renewable / low carbon monitoring - Developer to enter into monitoring
agreement, install automatic meter reading device and submit monitoring
reports;

•

GLA Be Seen monitoring - Requirement to submit evidence of registration
on GLA’s ‘Be Seen’ portal.

Other Obligations
•

Submission and approval of an Environmental Amenity Policy
Statement in respect of noise and other nuisance generating activities;
ITEM NO: 5

Page 186

•

Payment of a Noise Monitoring Contribution £15,000;

• Environmental Health and Waste Management Clauses;
• Undertaking to participate in Considerate Constructors scheme;
• Payment of legal costs;
• Payment of S106 monitoring costs - amount to be confirmed.
29.

Implications for Disadvantaged Groups

29.1 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:
•
•
•
•

Provision of new housing;
Provision of affordable housing;
Provision of accessible housing units;
Job creation at the construction stage and through the provision of new
commercial units;
• Provision of units to facilitate local shopping and community uses;
• Provision of new areas of public realm / new links from Westmoor
Street to Eastmoor Street Park
30.

Conclusion and Planning Balance

30.1 In accordance with Section 38(6) of the Planning and Compulsory Purchase
Act 2004 planning applications must be determined in accordance the
development plan unless material considerations indicate otherwise. It is
considered that the proposal is generally compliant with relevant policies,
(noting the minor exceptions noted below )subject to the imposition of
conditions and S106 clauses to mitigate the impacts of the development.
30.2 The proposals would introduce residential development into an area which is
currently poorly served by public transport however this would be mitigated
by the proposed transport improvements for the area contributions towards
which would be secured through S106 contributions and infrastructure levy.
30.3 It is noted that the scheme has not demonstrated how the future provision of
disabled persons parking spaces would be achieved, however noting the likely
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level of uptake for such spaces and the fact that the scheme would provide
over-provide in terms of the number of spaces required at the outset the
proposed level of provision is considered acceptable. The distance between
the disabled persons parking spaces and some of the wheelchair units is not
ideal but level access is provided between the relevant building and the
parking spaces and on balance this arrangement is considered acceptable. In
terms of daylight and sunlight access within the residential units there are
some instances where habitable rooms would fall short of the recommended
standards however it has been demonstrated that in many cases this is due to
the presence of balconies and it is considered that the benefits of these
features in providing external amenity space should be balanced against any
reductions in daylight and sunlight amenity. Overall it is considered that the
proposed accommodation would provide an acceptable standard of amenity
for future occupants.
30.4 The height of the proposed building exceeds the maximum recommended
height for this site set out in the Charlton Riverside SPD and the range of
heights (three to six storeys) identified as acceptable across the Charlton
Riverside Area. However, as set out in Section 13 the building's mid-rise
parapet is considered to be acceptably well integrated within the existing and
emerging surrounding context and the nine-storey corner block at the
junction of Mirfield Street and Westmoor Street would act as the legible
marker of the local centre identified in the SPD. The proposed architecture is
considered of good quality, with an expressive palette of high-quality
materials. For these reasons it is considered that the proposed buildings are
acceptable in urban design terms and that building heights in excess of those
recommended in the SPD can be supported on this occasion.
30.5 A low level of less than substantial harm has been identified to the character
and appearance of the Thames Barrier and Bowater Road Conservation Area
and to the adjacent non-designated heritage asset, the former Lads of the
Village PH contributes to the character of this conservation area. This is the
residual harm that would remain taking into account the mitigating effects of
the design and architectural approach.

30.6

Paragraph 193 of the NPPF states:
“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
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should be). This is irrespective of whether any potential harm amounts to
substantial harm, total loss or less than substantial harm to its significance.”
30.7 Paragraph 196 of the NPPF requires that where a 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.
30.8 Paragraph 197 of the NPPF requires that the significance of non-designated
heritage assets should be taken into account and that in weighing applications
that directly or indirectly affect non-designated heritage asset a balanced
judgement is therefore required having regard to the scale of any harm or loss
and the significance of the heritage asset.
30.9 In balancing the identified harm to heritage assets against the public benefits of
the proposal considerable importance and weight should be attached to this
harm.
30.10 The proposed development would provide 188 new residential units which
would assist in meeting the borough's housing target. The scheme would
provide 30% affordable housing with a tenure mix which meets the Core
Strategy requirement. The scheme would also provide 20 wheelchair
accessible / adaptable units, five of which would be provided as fully fitted
wheelchair accessible units from the outset. These are considered to be
public benefits to which a moderate degree of weight can be attached.
30.11 The proposed development would provide five modern commercial units
designed for light industrial / storage and distribution use with a total
floorspace of 631m2. These would assist in supporting local businesses and job
creation in the local area and are considered to be a public benefit of
moderate weight.
30.12 It is proposed to provide three units for retail or community use which would
also support local businesses and assist in job creation. In addition, these
would provide spaces to accommodate valuable local shopping facilities and
community uses to support residents of this development and the emerging
wider community. These are considered to be a public benefit of moderate
weight.
30.13 The proposed development would also provide two new areas of public
realm. The northern green link would provide publicly accessible play space as
well as a new pedestrian link between Westmoor Street and Eastmoor Street
and the adjacent park. The southern link would also provide a new route
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providing increased connectivity to the adjacent park. These are considered
to be public benefits of significant weight.
30.14 The proposed development would also assist in delivering the proposed new
East West route through the provision of land to form the carriageway within
the north east corner of the site, as well as the formation of a generous area
of public realm along the northern site boundary which would be adopted by
the Council. Again, these are considered to be public benefits of significant
weight.
30.15 Overall the identified public benefits of the scheme are considered to
outweigh the low level of less than substantial harm to the character and
appearance of the conservation area. These benefits are also considered to
outweigh the harm to the non-designated heritage assets (locally listed
buildings) in the vicinity of the site. It is therefore concluded that there is clear
and convincing justification for the harm to these heritage assets.
30.16 Accordingly, it is recommended that permission be granted for application
reference 20/1924/F, in line with Section 1 of this report.
Background Papers:
Application documents application 20/1924/F/F
Consultation responses
Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act
1990
National Planning Policy Framework (2019)
Planning Practice Guidance
Technical Housing Standards – Nationally Described Space Standard (2015)
The London Plan (2021)
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014)
Supplementary Planning Documents and Guidance - See Appendix 3
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Report Author: Jillian Holford - Principal Planning Officer (Major Developments)
Tel No. 020 8942 4322
Email: jillian.holford@royalgreenwich.gov.uk
Reporting to: Victoria Geoghegan - Assistant Director Planning and Building Control
- Directorate of Regeneration, Enterprise and Skills
Tel No. 020 8921 4296
Email: victoria.geoghegan@royalgreenwich.gov.uk
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Appendix 1 - Drawing numbers
The following drawings and associated documentation has been submitted by the
applicant in support of application reference 20/1924/F:
3006_GA-P-L00 PL15 Proposed Ground Floor Plan
3006_GA-P-L01 PL8 Proposed First Floor Plan
3006_GA-P-L02 PL8 Proposed Second Floor Plan
3006_GA-P-L03 PL8 Proposed Third Floor Plan
3006_GA-P-L04 PL8 Proposed Fourth Floor Plan
3006_GA-P-L05 PL8 Proposed Fifth Floor Plan
3006_GA-P-L06 PL8 Proposed Sixth Floor Plan
3006_GA-P-L07 PL7 Proposed Seventh Floor Plan
3006_GA-P-L08 PL7 Proposed Eighth Floor Plan
3006_GA-P-L09 PL7 Proposed Ninth Floor Plan
3006_RP-L10_PL10 Roof Plan
3006_GA-P-L00-NB PL9 Proposed Ground Floor Plan - North Block
3006_GA-P-L00-SB PL8 Proposed Ground Floor Plan - South Block
3006_GA-P-L01-NB PL6 Proposed First Floor Plan - North Block
3006_GA-P-L01-SB PL6 Proposed First Floor Plan - South Block
3006_GA-P-L02-NB PL6 Proposed Second Floor Plan - North Block
3006_GA-P-L02-SB PL6 Proposed Second Floor Plan - South Block
3006_GA-P-L03-NB PL6 Proposed Third Floor Plan - North Block
3006_GA-P-L03-SB PL6 Proposed Third Floor Plan - South Block
3006_GA-P-L04-NB PL6 Proposed Fourth Floor Plan - North Block
3006_GA-P-L04-SB PL6 Proposed Fourth Floor Plan - South Block
3006_GA-P-L05-NB PL6 Proposed Fifth Floor Plan - North Block
3006_GA-P-L05-SB PL6 Proposed Fifth Floor Plan - South Block
3006_GA-P-L06-NB PL6 Proposed Sixth Floor Plan - North Block
3006_GA-P-L06-SB PL6 Proposed Sixth Floor Plan - South Block
3006_GA-P-L07-NB PL6 Proposed Seventh Floor Plan - North Block
3006_GA-P-L07-SB PL6 Proposed Seventh Floor Plan - South Block
3006_GA-P-L08-NB PL6 Proposed Eighth Floor Plan - North Block
3006_GA-P-L09-NB PL6 Proposed Ninth Floor Plan - North Block
3006_EX-SP-L00 OS Site Location Plan
3006_GA-SP-L00 Block Plan
3006_GA-P-L01-WCH PL3 Proposed Wheelchair Layouts
3006_GA-P-CA-PL-01 PL1 Core A Plot Layouts 01
3006_GA-P-CA-PL-02 PL1 Core A Plot Layouts 02
3006_GA-P-CA-PL-03 PL1 Core A Plot Layouts 03
3006_GA-P-CA-PL-04 PL1Core A Plot Layouts 04
3006_GA-P-CB-PL-01 PL1 Core B Plot Layouts 01
3006_GA-P-CB-PL-02 PL1 Core B Plot Layouts 02
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3006_GA-P-CB-PL-03 PL1 Core B Plot Layouts 03
3006_GA-P-CC-PL-01 PL1 Core C Plot Layouts 01
3006_GA-P-CC-PL-02 PL1 Core C Plot Layouts 02
3006_GA-P-CC-PL-03 PL1 Core C Plot Layouts 03
3006_GA-P-CC-PL-04 PL1 Core C Plot Layouts 04
3006_GA-P-CC-PL-05 PL1 Core C Plot Layouts 05
3006_GA-P-CC-PL-06 PL1 Core C Plot Layouts 06
3006_GA-P-CD-PL-01 PL1Core D Plot Layouts 01
3006_GA-P-CD-PL-02 PL1Core D Plot Layouts 02
3006_GA-P-CD-PL-03 PL1 Core D Plot Layouts 03
3006_GA-P-CD-PL-04 PL1 Core D Plot Layouts 04
3006_GA-P-CD-PL-05 PL1Core D Plot Layouts 05
3006_GA-E01 PL8 Proposed East and West Elevations
3006_GA-E02 PL7 Proposed Link North and South Elevations
3006_GA-E03 PL8 Proposed North and South Elevations
3006_GA-E-L-01 PL1 Proposed Long Elevations
3006_GA-S01 PL7 Proposed Sections A-A & B-B
3006_GA-S02 PL6 Proposed Sections C-C & D-D
3006_GA-S03 PL5 Proposed Sections E-E & F-F
Air Quality Assessment
Archaeology Assessment
BREEAM 2018 Pre-Assessment Report V1 by Jaw Sustainability dated 29.06.2020
Car Park Management Plan
Circular Economy Statement
Daylight Sunlight Overshadowing Assessment
Daylight Sunlight Overshadowing Assessment Addendum (November 2020)
Delivery and Servicing Management Plan
Design and Access Statement
Design and Access Statement Addendum (November 2020)
Employment Statement and Relocation Strategy
Energy Strategy Report by Jaw Sustainability (7th January 2021)
Updated Energy Strategy Report and supporting documents (January 2021)
Fire Strategy dated June 2021
Flood Risk Assessment
Flood Risk Assessment – Rev B (August 2020)
Flood Risk and Surface Water Drainage Addendum (October 2020)
Framework Travel Plan
Health Impact Assessment
Heritage Townscape and Visual Impact Assessment
Updated Townscape Heritage and visual Impact Assessment report (January 2021)
Land Contamination Assessment
Updated Landscape Strategy Studio Bosk Ltd dated June 2021
Life Cycle Carbon Assessment V01by Jaw Sustainability (26th June 2020)
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Updated Life Cycle Carbon Assessment – version 2 and supporting documents
(January 2021)
Noise Assessment
Noise Assessment Addendum (November 2020)
Noise Assessment – Technical response to Consultee Technical Report (October
2020)
Outline Construction Logistics Plan
Updated Outline Construction Logistics Plan – Rev A (November 2020)
Overheating Assessment V01 by Jaw Sustainability (29th March 2020)
Overheating Assessment V02 by Jaw Sustainability (5th January 2021)
Updated Overheating Assessment – version 2 (January 2021)
Planning Statement
Preliminary Ecological Appraisal and Preliminary Roost Assessments prepared by
The Ecology Partnership (June 2020)
Schedule of Accommodation dated 28.05.2021
Statement of Community Involvement
Sustainability Statement by Jaw Sustainability dated January 2021
Transport Assessment
Tree Survey and Arboricultural Impact Assessment
Utilities and Services Statement
Viability Assessment and Affordable Housing Statement
Updated Financial Viability Appraisal dated April 2021
Updated Financial Viability Appraisal dated June 2021
Land at Nos. 6, 61-81 and Coopers Yard, Eastmoor Street and Nos. 6 & 10
Westmoor Street - Response to Sustainability Memorandum
M&E Initial Report Rev B by Taylor Project Services LLP (January 2021)
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Appendix 2 – Conditions and Informativess
1. Conditions and Reasons for Application Reference 20/1924/F:
20/1924/F - 61-81 Eastmoor Street Draft List of Conditions
1. Standard Time Limit
The development to which this permission relates must be begun not later
than the expiration of three (3) years beginning with the date on which the
permission is granted.
Reason: As required by Section 91 of the Town and Country Planning Act
1990.
2. Development in Accordance with Approved Plans
The development shall be carried out strictly in accordance with the
application plans, drawings and documents hereby approved and as detailed
below:
3006_GA-P-L00 PL15 Proposed Ground Floor Plan
3006_GA-P-L01 PL8 Proposed First Floor Plan
3006_GA-P-L02 PL8 Proposed Second Floor Plan
3006_GA-P-L03 PL8 Proposed Third Floor Plan
3006_GA-P-L04 PL8 Proposed Fourth Floor Plan
3006_GA-P-L05 PL8 Proposed Fifth Floor Plan
3006_GA-P-L06 PL8 Proposed Sixth Floor Plan
3006_GA-P-L07 PL7 Proposed Seventh Floor Plan
3006_GA-P-L08 PL7 Proposed Eighth Floor Plan
3006_GA-P-L09 PL7 Proposed Ninth Floor Plan
3006_RP-L10_PL10 Roof Plan
3006_GA-P-L00-NB PL9 Proposed Ground Floor Plan - North Block
3006_GA-P-L00-SB PL8 Proposed Ground Floor Plan - South Block
3006_GA-P-L01-NB PL6 Proposed First Floor Plan - North Block
3006_GA-P-L01-SB PL6 Proposed First Floor Plan - South Block
3006_GA-P-L02-NB PL6 Proposed Second Floor Plan - North Block
3006_GA-P-L02-SB PL6 Proposed Second Floor Plan - South Block
3006_GA-P-L03-NB PL6 Proposed Third Floor Plan - North Block
3006_GA-P-L03-SB PL6 Proposed Third Floor Plan - South Block
3006_GA-P-L04-NB PL6 Proposed Fourth Floor Plan - North Block
3006_GA-P-L04-SB PL6 Proposed Fourth Floor Plan - South Block
3006_GA-P-L05-NB PL6 Proposed Fifth Floor Plan - North Block
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3006_GA-P-L05-SB PL6 Proposed Fifth Floor Plan - South Block
3006_GA-P-L06-NB PL6 Proposed Sixth Floor Plan - North Block
3006_GA-P-L06-SB PL6 Proposed Sixth Floor Plan - South Block
3006_GA-P-L07-NB PL6 Proposed Seventh Floor Plan - North Block
3006_GA-P-L07-SB PL6 Proposed Seventh Floor Plan - South Block
3006_GA-P-L08-NB PL6 Proposed Eighth Floor Plan - North Block
3006_GA-P-L09-NB PL6 Proposed Ninth Floor Plan - North Block
3006_EX-SP-L00 OS Site Location Plan
3006_GA-SP-L00 Block Plan
3006_GA-P-L01-WCH PL3 Proposed Wheelchair Layouts
3006_GA-P-CA-PL-01 PL1 Core A Plot Layouts 01
3006_GA-P-CA-PL-02 PL1 Core A Plot Layouts 02
3006_GA-P-CA-PL-03 PL1 Core A Plot Layouts 03
3006_GA-P-CA-PL-04 PL1Core A Plot Layouts 04
3006_GA-P-CB-PL-01 PL1 Core B Plot Layouts 01
3006_GA-P-CB-PL-02 PL1 Core B Plot Layouts 02
3006_GA-P-CB-PL-03 PL1 Core B Plot Layouts 03
3006_GA-P-CC-PL-01 PL1 Core C Plot Layouts 01
3006_GA-P-CC-PL-02 PL1 Core C Plot Layouts 02
3006_GA-P-CC-PL-03 PL1 Core C Plot Layouts 03
3006_GA-P-CC-PL-04 PL1 Core C Plot Layouts 04
3006_GA-P-CC-PL-05 PL1 Core C Plot Layouts 05
3006_GA-P-CC-PL-06 PL1 Core C Plot Layouts 06
3006_GA-P-CD-PL-01 PL1Core D Plot Layouts 01
3006_GA-P-CD-PL-02 PL1Core D Plot Layouts 02
3006_GA-P-CD-PL-03 PL1 Core D Plot Layouts 03
3006_GA-P-CD-PL-04 PL1 Core D Plot Layouts 04
3006_GA-P-CD-PL-05 PL1Core D Plot Layouts 05
3006_GA-E01 PL8 Proposed East and West Elevations
3006_GA-E02 PL7 Proposed Link North and South Elevations
3006_GA-E03 PL8 Proposed North and South Elevations
3006_GA-E-L-01 PL1 Proposed Long Elevations
3006_GA-S01 PL7 Proposed Sections A-A & B-B
3006_GA-S02 PL6 Proposed Sections C-C & D-D
3006_GA-S03 PL5 Proposed Sections E-E & F-F
Air Quality Assessment
Archaeology Assessment
BREEAM 2018 Pre-Assessment Report V1 by Jaw Sustainability dated
29.06.2020
Car Park Management Plan
Circular Economy Statement
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Daylight Sunlight Overshadowing Assessment
Daylight Sunlight Overshadowing Assessment Addendum (November 2020)
Delivery and Servicing Management Plan
Design and Access Statement
Design and Access Statement Addendum (November 2020)
Employment Statement and Relocation Strategy
Energy Strategy Report by Jaw Sustainability (7th January 2021)
Updated Energy Strategy Report and supporting documents (January 2021)
Fire Strategy dated June 2021
Flood Risk Assessment
Flood Risk Assessment – Rev B (August 2020)
Flood Risk and Surface Water Drainage Addendum (October 2020)
Framework Travel Plan
Health Impact Assessment
Heritage Townscape and Visual Impact Assessment
Updated Townscape Heritage and visual Impact Assessment report (January
2021)
Land Contamination Assessment
Updated Landscape Strategy Studio Bosk Ltd dated June 2021
Life Cycle Carbon Assessment V01by Jaw Sustainability (26th June 2020)
Updated Life Cycle Carbon Assessment – version 2 and supporting documents
(January 2021)
Noise Assessment
Noise Assessment Addendum (November 2020)
Noise Assessment – Technical response to Consultee Technical Report
(October 2020)
Outline Construction Logistics Plan
Updated Outline Construction Logistics Plan – Rev A (November 2020)
Overheating Assessment V01 by Jaw Sustainability (29th March 2020)
Overheating Assessment V02 by Jaw Sustainability (5th January 2021)
Updated Overheating Assessment – version 2 (January 2021)
Planning Statement
Preliminary Ecological Appraisal and Preliminary Roost Assessments prepared
by The Ecology Partnership (June 2020)
Schedule of Accommodation dated 28.05.2021
Statement of Community Involvement
Sustainability Statement by Jaw Sustainability dated January 2021
Transport Assessment
Tree Survey and Arboricultural Impact Assessment
Utilities and Services Statement
Viability Assessment and Affordable Housing Statement
ITEM NO: 5 (Appendix 2)

Page 198

Updated Financial Viability Appraisal dated April 2021
Updated Financial Viability Appraisal dated June 2021
Land at Nos. 6, 61-81 and Coopers Yard, Eastmoor Street and Nos. 6 & 10
Westmoor Street - Response to Sustainability Memorandum
M&E Initial Report Rev B by Taylor Project Services LLP (January 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. Demolition and Construction Management Plan
No development shall commence until a Demolition / Construction Method
Statement has been 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 demolition on the site and construction
of the development. This should include a risk assessment and a method
statement in accordance with the control of dust and emissions from
Construction and Demolition Best Practice Guidance published by the Greater
London Authority. The scheme shall set out the secure measures, which can,
and will, be put in place.
The method statement shall include details of:
• Site hoarding
•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
•Haulage routes
•Likely noise levels to be generated from plant
•Details of any noise screening measures
•Proposals for monitoring noise and procedures to be put in place where
agreed noise levels are exceeded
•Where works are likely to lead to vibration impacts on surrounding
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residential properties, proposals for monitoring vibration and procedures to be
put in place if agreed vibration levels are exceeded. Note: it is expected that
vibration over 1mm/s measured as a peak particle velocity would constitute
unreasonable vibration.
• Adherence to Considerate Constructors scheme
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 BRE four part Pollution Control Guides
‘Controlling particles and noise pollution from construction sites’
b. The construction process shall be carried out in accordance with the
approved details.
Reason: In order to safeguard the amenities, health and safety of neighbouring
properties and occupiers and of the area generally, and to ensure compliance
with Policies D14 and SI 1 the London Plan (2021) and the Mayor of London”
Sustainable Design and Construction SPG 2014 and policy E(a) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014)
4. 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:
Monday to Friday 08:00 - 18:00
Saturdays 08:00 - 13:00
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 Policy D14 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).
5. Demolition/Construction Travel Plan
No development shall commence until a detailed site-specific 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 by, the Local Planning Authority.
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The Demolition / Construction Travel Plan shall be implemented in
accordance the approved details.
Reason: To promote sustainable travel, safeguard residential amenity and
pedestrian and traffic safety and ensure compliance with Policy T4 of the
London Plan (2021) and Policies E(c) and IM4 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014)
6. Construction Logistics Plan
No development shall commence 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 the following:
a) Measures to dissuade construction workers from parking in the vicinity of
the development;
b) Measures that are to be implemented to reduce the impact of the
proposed construction on the surrounding transport network and how the
Mayor’s Vision Zero principles will be met;
c) Measures to include any potential conflicts with the proposed walking and
cycling improvements along the A206 should the timescale for these works
overlap with the construction of the development;
d) Confirmation that contact has been made with the operators of
safeguarded wharves to assess the potential for the use of water freight in the
supply chain and details of the outcome of such discussions.
The development shall be implemented in full accordance with the approved
CLP.
Reason: In order to safeguard pedestrian and traffic safety, to and to ensure
compliance with Policies T4 and T7 of the London Plan (2021) and Policies E(c)
and IM4 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).

7. Contaminated Land
Prior to the commencement of the development approved by this planning
permission, the following components of a scheme to deal with the risks
associated with contamination of the site shall each be submitted to and
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approved, in writing, by the Local Planning Authority:
• 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.
Should the preliminary risk assessment identify the need for further
investigation:
• A site investigation scheme, based on (1) 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.
• 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.
• 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.
Reason: Potential sources of contamination associated with historical uses of
the site should be further investigated to ensure that there is not an
unacceptable risk to health and controlled waters in line with the aims of the
National Planning Policy Framework (NPPF), policy SD1 of the London Plan
(2021) and Policies E(e) of the Royal Borough of Greenwich Local Plan: Core
Strategy with Detailed Policies (2014);

8. Contamination (Verification Report)
Prior to occupation of the 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.
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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.
Reason: Should remediation be deemed necessary, the applicant should
demonstrate that any work has been carried out effectively and the
environmental and health risks and risks to controlled waters 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), policies SD1
and SI 5 of the London Plan (2021) and policies E(e) of the Royal Borough of
Greenwich Local Plan: Core Strategy with Detailed Policies (2014);
9. Contamination Not Previously Identified
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 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.
Reason: To ensure any unsuspected contamination is addressed in accordance
with the aims of the National Planning Policy Framework (NPPF), policies SD1
and SI 15 London Plan (2021) Contaminated Land and Policies E(e) of the
Royal Borough of Greenwich Local Plan: Core Strategy with Detailed Policies
(2014);

10. Unexploded Ordnance
i) Prior to the commencement of development, 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.
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Any Preliminary Risk Assessment of UXO hazards must be undertaken in
compliance with current guidance for managing UXO risks (e.g.C681). 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.

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.
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.
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.
Details attaining to Operational UXO Emergency Response Plan; and UXO
Safety & Awareness Briefings – must also be provided.
The identified mitigation must be carried out in accordance with the approved
details.
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.
A Verification Report to demonstrate that the works set out in (ii) have been
completed, along with any requirements for longer-term monitoring of risks,
maintenance and arrangements for contingency action.
Reason: To ensure that appropriate arrangements are in place in the event of
the discovery of UXO in the interests of public safety and to ensure
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compliance with policies, SD1, D11 of the London Plan (2021) and Policy E(e)
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014).
11. Piling
Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the local planning
authority, which may be given for those parts of the site where it has been
demonstrated that there is no resultant unacceptable risk to groundwater. The
development shall be carried out in accordance with the approved details.
Reasons: To ensure that any below ground construction works are carried out
in a manner suitable to prevent contamination of groundwater within the
underlying Secondary Aquifer in line with the aims of the National Planning
Policy Framework (NPPF), policies SD1 and SI 5 of the London Plan (2021)
and Policies E(e) of the Royal Borough of Greenwich Local Plan: Core Strategy
with Detailed Policies (2014);
12. Piling Method Statement
Notwithstanding Condition 11 above no piling shall take place until a Piling
Method Statement (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 sewerage
infrastructure, and the programme for the works) has been submitted to and
approved in writing by the Local Planning Authority in consultation with
Thames Water. Any piling must be undertaken in accordance with the terms of
the approved piling method statement.
Reason: The proposed works will be in close proximity to underground water
and sewerage utility infrastructure. Piling has the potential to impact on local
underground water and sewerage utility infrastructure. To minimise
disturbance of any existing contamination and the protection of groundwater
in the underlying Principal and Secondary Aquifers and to ensure compliance
with policies SD1 and SI 5 of the London Plan (2021)and Policy E(e) of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
13. Infiltration of Surface Water
Whilst the principles and installation of sustainable drainage schemes are to be
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encouraged, no drainage systems for the infiltration of surface water drainage
into the ground are permitted other than with the express written consent of
the Local Planning Authority, which may be given for those parts of the site
where it has been demonstrated that there is no resultant unacceptable risk to
controlled waters. The development shall be carried out in accordance with
the approval details.
Reason: To protect the underlying groundwater from the risk of pollution in
line with the aims of the National Planning Policy Framework (NPPF), policies
SD1 and SI 5 of the London Plan (2021) and Policy E(e) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
14. Detailed Drainage Scheme
Prior to commencement of construction a detailed surface water drainage
scheme shall be submitted to and approved in writing by the Local Planning
Authority in consultation with the Lead Local Flood Authority. The scheme
shall address the following matters:
• ·Provide an updated drainage layout plan confirming details of the invert
level and sizes of the attenuation SuDS, the location and invert level of
the HydroBrake, and post development discharge rates in accordance
with the supporting calculations.
• Provide confirmation that Thames Water has consented to the
proposed discharge point and discharge rates.
The approved scheme shall be implemented prior to the first occupation of the
development.
Reason: To prevent the increased risk of flooding, both on and off site and to
ensure compliance with policy SI 13 of the London Plan (2021).
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15. Non-Road Mobile Machinery
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 have been
registered at http://nrmm.london/. Proof of registration must be submitted to
the Local Planning Authority prior to the commencement of any works on site.
1. The NRMM used during the demolition and construction phases [as
detailed above] must be carried out in accordance with the approved
details.
2. 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.
Reason: To protect local air quality and comply with policy S1 of the London
Plan (2021) and the GLA NRMM LEZ.
16. Archaeology
No demolition or development shall take place until a written scheme of
investigation (WSI) has been submitted to and approved by the local planning
authority in writing. For land that is included within the WSI, no demolition or
development shall take place other than in accordance with the agreed WSI,
which shall include the statement of significance and research objectives, and
A. The programme and methodology of site investigation and recording and
the nomination of a competent person(s) or organisation to undertake the
agreed works
B. The programme for post-investigation assessment and subsequent analysis,
publication & dissemination and deposition of resulting material. this part of the
condition shall not be discharged until these elements have been fulfilled in
accordance with the programme set out in the WSI.
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Reason: Heritage assets of archaeological interest may survive on the site. The
planning authority wishes to secure the provision of appropriate archaeological
investigation, including the publication of results, in accordance with Section 12
of the NPPF, Policy 7.8 of the London Plan policy HC1 and Policy DH(m) of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
17. Vehicular Access
No development shall commence until full details of the proposed new
vehicular access have been submitted to and approved in writing by the Local
Planning Authority. These details shall include specifications for all proposed
surface materials and (should the scheme be implemented in advance of any
development on the adjacent site to the south) details of the interface between
the access within the application site and the adjacent site so as to ensure a
consistent approach.
The development hereby approved shall not be occupied until the vehicular
access required to serve the development hereby permitted has been
constructed in full accordance with the approved details.
Reason: In order to ensure that satisfactory means of access is provided and to
provide a satisfactory appearance to the new link in accordance with policy D8
of the London Plan (2021) policies IM1 and DH1 of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
18. Accessible and Adaptable Dwellings
Prior to the commencement of the development, drawings illustrating that a
minimum of 90% of all dwellings in the development hereby permitted comply
with Building Regulation requirement M4(2) ’accessible and adaptable
dwellings’, have been submitted to and approved in writing by the Local
Planning Authority in consultation with the Council’s Housing Occupational
Therapist.
The development shall be carried out and retained for the lifetime of the
development in accordance with the approved details.
Reason: To accord with policy D7 of the London Plan (2021) and Policy H5 of
the Royal Greenwich Core Strategy and Detailed Policies 2014.
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19. Wheelchair Accessible Dwellings
10% of all units in the development hereby permitted shall comply with
Building Regulation requirement M4(3)(2)(b) ‘wheelchair user dwellings’ in
accordance with approved drawing numbers [insert]. The applicant shall not
implement any part of the development hereby permitted until full details of
these units have been submitted to and approved in writing by the Local
Planning Authority in consultation with the Council’s Housing Occupational
Therapist.
The applicant must fit out the dwellings such as to gain Greenwich Housing
Occupational Therapist's approval.
Reason: To accord with policy D7 of the London Plan (2021) as amended and
policy H5 of the Royal Greenwich Core Strategy and Detailed Policies 2014.
20. Refuse and Recycling
Prior to the commencement of the development, full details of the refuse
storage, recycling facilities and refuse collection arrangements shall be
submitted to, and approved in writing by, the Local Planning Authority. Such
details shall include but are not limited to:
◦ Separate storage areas for bulk storage and bin storage;
◦ Turning areas to allow the refuse trucks to move in forward
motion when entering and exiting the road;
◦ 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;
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 to ensure compliance with policy SI 7 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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21. Materials
a) Details and samples for all appearing materials should be provided, including
walls, roofs, windows and doors, sills and lintels, balconies, balustrades, visible
pipes, grids and louvers, outdoor pavements, stairs, gates, boundary walls and
fences (where required) to be used for the external surfaces of the buildings
and hard surfaced areas shall have been submitted to and approved in writing
by the Local Planning Authority; and
b) Details of the following features and elements of the scheme must be
submitted to and approved in writing by the Local Planning Authority:
i. Brick bonding and brick, including banding and crown detail (annotated plans
at a scale of not less than 1:20;
ii. External windows, spandrel panels, balconies, doors, screens, louvres, grilles
and balustrading (annotated plans at a scale of not less than 1:10;
iii. Depth of window reveals and soffits (annotated plans at a scale of not less
than 1:20;
v. Rainwater goods (annotated plans at a scale of not less than 1:10;
v. The details should show all joints between different materials and
components, including walls, roofs, doors, windows, sills, lintels and fasciae,
balconies, soffits and balustrades, external ramps, steps, pavements, boundary
walls, gates, and fences.
vi. Shop fronts, entrances and openings (annotated elevations and section
details at a scale of not less than 1:20;
vii. Sections of the landscaped areas of the scheme, showing the interface
between soft and hard surface would work, the rainwater drainage strategy
and associated technical solutions, and the interface between different
pavements, the street, and the designed buildings. No visible water plant, pipes
or gutters are acceptable, which were not included in the submitted drawings
for this planning application.
c) Full brick is the principal material for the scheme. No brick-slip system
would be acceptable, as it is considered to be of lower quality and durability
and was not discussed as an option at the pre-application stage.
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 D4 of the
London Plan (2021), and Policies DH1 and DH(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (July 2014).
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22.

New Residential Entrances

Prior to the commencement of development, other than demolition and
groundworks, details relating to the design of all residential entrances
including – entrance doors, gates, entry control system, display of postal
numbers and position of letter box facility shall be submitted to and agreed in
writing by the Local Planning Authority.
The agreed measures shall be implemented prior to the first occupation of
the development and retained for the lifetime of the development.
Reason: In order that the Local Planning Authority may be satisfied with the
external appearance of the entrances to be ‘tenure blind’ and contribute to
social inclusion, and to ensure compliance with Policy D6 of the London Plan
(2021) and Policies H5 and DH1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
23. Details of Obscure Glazing / Privacy Screens
Prior to the commencement of development, other than demolition and
groundworks, detailed drawings showing the proposed measures to protect
the privacy of future occupants as as indicated in the submitted Design and
Access Statement Addendum dated November 2020 shall be submitted to and
approved in writing by the Local Planning Authority.
The approved measures shall be installed prior to the first occupation of the
residential units hereby permitted and shall be maintained for the lifetime of
the development.
In order to protect the privacy of future occupants of the development and
to provide a satisfactory standard of residential amenity in accordance with
policy H5 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014) and the standards set out in the Mayor of London's Housing
SPG.
24. Secured by Design
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
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Design. Details of these measures shall be submitted to and approved in
writing by the local planning authority prior to commencement of the
development and shall be implemented in accordance with the approved
details prior to occupation.
2. SBD Certification.
Prior to occupation 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.
Reason: To ensure that Secured by Design principles are implemented into
the development in accordance with policy D11of the London Plan
(2021) and policy DH1 of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
25.

Accessibility Arrangements

Full details of access arrangements for each relevant part of the development
for people with mobility difficulties 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 approved details. For the avoidance of doubt this shall
include large scale plans illustrating the different gradients on all routes to and
through the site.
Reason: To facilitate movement by those with mobility difficulties and to
comply with Policies D5 and D8 of the London Plan (2021) and Policies DH1
and IM4 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (Adopted July 2014).
26. Delivery and Servicing Plan
The development shall not be occupied until a Delivery and Servicing Plan has
been submitted to and approved in writing by the local planning authority.
The plan shall demonstrate the expected number and time of delivery and
servicing trips to the site, with the aim of reducing the impact of servicing
activity.
The plan shall include details of the proposed delivery and servicing
arrangements for the following two scenarios:
• The application site site being developed out first;
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• The adjoining site being developed out first.
The plan shall include details of measures for the management of vehicle
movements within the proposed new access road.
The approved Delivery and Servicing Plan shall be implemented in full
accordance with the approved details from the first occupation of the
development and shall be adhered to for the lifetime of the development.
Reason: In order to ensure satisfactory vehicle management and to comply
with policy T7 and IM3 and E1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
27. Cycle Parking Provision
• A minimum of 396 long-stay (368 residential and 28 commercial / retail)
and 39 short-stay (6 residential and 33 commercial/ retail) secure and dry
cycle parking spaces shall be provided within the development as
indicated on the plans hereby approved.
• No development of each Phase shall commence on site until the full
details of the cycle parking facilities have been submitted to and approved
in writing by the local planning authority.
• All cycle parking spaces shall be provided and made available for use prior
to occupation of the relevant Phase and maintained thereafter.
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).
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28. Parking Design and Management Plan
The development hereby approved shall not be occupied until a Parking Design
and Management Plan has been submitted to and approved in writing by the
Local Planning Authority. The Parking Design and Management Plan must
include at least the following details:
i. Details of the layout and controls of means of entry to the car park and
secure cycle storage areas;
ii. The proposed allocation of and arrangements for the management of parking
spaces including disabled parking bays serving the residential development and
details to demonstrate how a further seven percent of residential dwellings will
be provided with a disabled person parking space should demand arise;
iii. Conditions of use and monitoring of the parking to be provided, including
the car club bays and Blue Badge parking;
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;
The Parking Design and Management Plan as approved shall be implemented
prior to occupation of the relevant part of the Development and shall
thereafter be retained and maintained in accordance with the approved details
for the lifetime of the development.
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 T6 of the London Plan (2021) and Policies IM4 and IM(c) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014)
29. Restriction on Use of Parking Spaces
The car parking spaces within the development hereby permitted shall be
retained as disabled persons parking bays for the lifetime of the development
and shall not be used for general parking.
Reason: To ensure that satisfactory parking provision is made for people with
disabilities and to ensure compliance with Policy T6 of the London Plan (2021)
and Policies IM4 and IM(c) of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014)
ITEM NO: 5 (Appendix 2)

Page 214

30. Residential Travel Plan
a) The development hereby approved shall not be occupied until such time as a
detailed site specific Residential Travel Plan, in accordance with Transport for
London’s document ‘Travel Planning for New Development in London’ has
been submitted to and approved in writing by the Local Planning Authority.
The development shall operate in full accordance with all measures identified
within the Travel Plan from first occupation.
b) The Travel Plan shall specify initiatives to be implemented by the
development to promote and maximise the use of sustainable travel to and
from the site by a variety of non-car means (including public transport, walking
and cycling), shall set targets and shall specify a monitoring and review
mechanism to ensure compliance with the Travel Plan objectives.
c) Within the timeframe specified by (a) and (b), evidence shall be submitted to
the Local Planning Authority to demonstrate compliance with the monitoring
and review mechanisms agreed under parts (a) and (b).
The Travel Plan shall in all respects be implemented in accordance with the
details approved pursuant to this condition.
Reason: In order that the Local Planning Authority may be satisfied as to the
practicality, viability and sustainability of the Travel Plan for the site and to
promote sustainable travel in accordance with Policies T6 and SI 1 of the
London Plan (2021) and Policy IM4 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
31. Framework Commercial Travel Plan
a) The development hereby approved shall not be occupied until such time as a
detailed site-specific Framework Commercial Travel Plan for that part, in
accordance with Transport for London’s document ‘Travel Planning for New
Development in London’ has been submitted to and approved in writing by the
Local Planning Authority. The development shall operate in full accordance
with all measures identified within the Travel Plan from first occupation.
b) The Travel Plan shall specify initiatives to be implemented by the
development to promote and maximise the use of sustainable travel to and
from the site by a variety of non-car means (including public transport, walking
and cycling), shall set targets and shall specify a monitoring and review
mechanism to ensure compliance with the Travel Plan objectives.
c) Within the timeframe specified by (a) and (b), evidence shall be submitted to
the Local Planning Authority to demonstrate compliance with the monitoring
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and review mechanisms agreed under parts (a) and (b).
The Travel Plan shall in all respects be implemented in accordance with the
details approved pursuant to this condition.
Reason: In order that the Local Planning Authority may be satisfied as to the
practicality, viability and sustainability of the Travel Plan for the site and to
promote sustainable travel in accordance with Policies T6 and SI 1 of the
London Plan (2021) and Policy IM4 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
32. Implementation of the Flood Risk Assessment
The development permitted by this planning permission shall only be carried
out in accordance with the approved flood risk assessment Ardent Consulting
Engineers (dated August 2020, Reference: 195870-01) and the following
mitigation measures detailed within it:
• Finished floor levels set no lower than 6.400 metres above
Ordnance Datum (AOD)
• Flood resistant measures
• Flood resilience measures
The mitigation measures shall be fully implemented prior to occupation and
subsequently in accordance with the timing / phasing arrangements embodied
within the scheme..
Reason: To mitigate against the consequences and probability of flooding and
to ensure compliance with policy SI 12 of the London Plan (2021) and Policies
E2 and E3 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (Adopted July 2014).
33. Flood Evacuation Plan
Notwithstanding the approved Flood Risk Assessment, prior to the first
occupation of the development a detailed Flood Evacuation Plan detailing how
occupants will be made aware of flood risks, the implementation of flood
warning systems and the proposed evacuation procedures for the development
shall be submitted to and approved in writing by the Local Planning Authority.
The measures included in the approved Flood Evacuation Plan shall be put in
place prior to the first occupation of the development and maintained for the
lifetime of the development.
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Reason: To mitigate against the consequences of flooding and to ensure
compliance with policy SI 12 of the London Plan (2021) and Policies E2 and E3
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014).
34. Water Efficiency
• No development shall commence, including both residential and nonresidential units, until Water Efficiency calculations, prepared by suitably
qualified assessor, has been submitted to and approved in writing by the
local planning authority to demonstrate that the detailed design of the
development is designed to meet water efficiency standards with a
maximum water use target of 105 litres of water per person per day for
the residential and BREEAM Excellent standard for the ‘Wat 01’
BREEAM water category for the non-residential.
• Prior to occupation of each residential unit within the development,
evidence that the approved dwellings have incorporated water saving
and monitoring measures that is in line with Part A shall have beeen
submitted to the Local Planning Authority and approved in writing.
• Prior to occupation of each non-residential unit within the development,
evidence that the approved non-residential spaces have incorporated
water saving and monitoring measures that will prevent the undue
consumption of water in line with Part A shall have been submitted to
the Local Planning Authority and approved in writing..
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).
35. BRE Green Guide
A. Prior to commencement of the development, details demonstrating that all
building materials to be used on the residential and non-residential
components of 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 any part of the development
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falls below the C category, proposed measures will be identified to seek to
achieve the required categories.
B. Six months prior to the fit out of the new residential buildings within the
development, details demonstrating that the external and internal building
materials to be used within the new residential buildings comply with the
BRE Green Guide Specification categories A+ to C shall be submitted to an
approved by the Local Planning Authority.
C. Six months prior to the fit out of the new non-residential buildings within
the development, details demonstrating that the external and internal
building materials to be used within the new non-residential buildings
comply with the BRE Green Guide Specification categories A+ to C shall be
submitted to an approved by the Local Planning Authority.
The development shall be carried out in accordance with the details as
approved.
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).
36. Rainwater Recycling
• Prior to commencement of the development, a report on the feasibility
of rainwater recycling system for irrigation requirements shall be
submitted to and approved by the Local Planning Authority.
• Within six months from completion of the installation of the rainwater
recycling system, evidence of commissioning and evidence that the
rainwater recycling system has been installed in accordance with the
details approved under Part A should be submitted to the Local Planning
Authority for written approval.
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.
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 D8, SI13 of the London Plan (2021) and Policy DH1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
37. Sustainable Design and Construction Standards
• Prior to the first occupation of each residential unit within the
development, the approved dwellings shall incorporate sustainability
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measures as detailed in the Sustainability Statement prepared by Jaw
Sustainability (6th January 2021) and supplementary information.
• Upon the first use of the non-residential spaces within the
development, the approved spaces shall incorporate sustainability
measures as detailed in the Sustainability Statement prepared by Jaw
Sustainability (6th January 2021) and supplementary information.
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).
38. Whole lifecycle carbon assessment
A. Prior to commencement of the development, including both residential
and non-residential units, other than site preparation, remediation and /
or the formation of accesses, a Whole Life-Cycle Carbon Assessment
(WLCCA) shall be prepared in accordance with London Plan Policy SI2
and the draft Whole Life-Cycle Carbon Assessments guidance (as
updated) and submitted to the GLA and Local Planning Authority for
written approval. In preparing the WLCCA, the applicant should
consider reporting the embodied carbon of products linked to
mechanical, electrical and public health (MEP) systems in line with CIBSE
TM65 or other appropriate guidance as appropriate.
B. Prior to the first occupation of each phase within the development,
hereby approved, the post-construction tab of the GLA’s whole life
carbon assessment template should be completed accurately and in its
entirety in line with the GLA’s Whole Life Carbon Assessment
Guidance. The post-construction assessment should provide an update
of the information submitted at planning submission stage, including the
whole life carbon emission figures for all life-cycle modules based on the
actual materials, products and systems including MEP systems used. This
should be submitted to the GLA at:
ZeroCarbonPlanning@london.gov.uk along with any supporting evidence
as per the guidance and Local Planning Authority for information.
Reason: In the interests of sustainable development and ensure the carbon
emissions resulting from the materials, construction and MEP and the use of a
building over its entire life have been appropriately reduced in line with
London Plan Policy SI2.
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39. BREEAM New Construction Standards
The new non-residential spaces within the development shall be registered
with Building Research Establishment (BRE), achieve a high BREEAM NC Very
Good BREEAM as detailed in the BREEAM 2018 Pre-Assessment Report V1
prepared by Jaw Sustainability (29th June 2020) and make reasonable
endeavours to achieve Excellent (based on the latest related BREEAM
Technical guidance or subsequent BREEAM version).
i.
Within three months of the completion of the new non-residential units,
Interim BREEAM (or subsequent scheme) Assessment, copy of the summary
score sheets and related Design Certificates all verified by the BRE shall have
been submitted to and approved in writing by the Local Planning Authority. .
ii.
Within three months from the date of first use of the new nonresidential units, Post Construction BREEAM (or subsequent scheme) Stage
Assessment, copy of the summary score sheets and related Certification all
verified by the BRE with a copy of a signed legal green fit-out agreement
confirming that the approved non-residential units within each block have been
designed and fitted out to beyond best practice energy demand reduction
measures, and incorporate energy efficient systems for heating and cooling and
water efficient equipment that will conform to the energy strategy approved as
part of Condition 41 (Energy Strategy for Non-Residential) shall have been
submitted to and approved in writing by the Local Planning Authority
confirming the BREEAM standard and measures have been implemented within
three months from the date of first use of the new non-residential unit.
Following any approval of a 'Post Construction Stage' assessment and
certificate of the non-residential space, the approved measures and
technologies to achieve the high BREEAM Very Good or higher standard shall
be retained in working order for the lifetime of the development.
Reason: In the interest of addressing climate change and securing sustainable
development in accordance with policies: D3, SI1, SI2, SI3, SI4, SI7, SI12 and
SI13 of the London Plan 2021; and policies DH1 and E1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
40. Energy Strategy
Notwithstanding the Energy Strategy Report prepared by Jaw
Sustainability (7th January 2021) and supporting information
(January 2021) prior to the commencement of each block
containing residential and/or non-residential units within the
development, other than site preparation, remediation and / or
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the formation of accesses, a revised Energy Strategy shall have
been submitted to and approved in writing by the Local Planning
Authority. The Energy Strategy shall:
◦ outline the measures to be incorporated into the residential
and non-residential components of the development to comply
with the zero carbon standard above Building Regulations Part
L 2013 taking into account the changes proposed under the
revised Interim Building Regulations Part L and Future Homes
Standards.
◦ investigate beyond best practice energy efficiency to minimise
thermal bridging and maximise energy and carbon savings prior
to incorporation of renewable/low carbon technologies. The
carbon emissions and associated savings at the Be Lean case
must be assessed and demonstrated against SAP 2012
emissions factors (if appropriate). Consideration to the LETI
Climate Emergency Design Guide guidance shall be made.
◦ identify measures and calculate and minimise energy uses not
covered by Building Regulations (un-regulated);
◦ be based on connection of all residential and/or non-residential
buildings to the site wide district heating network served by
either i) heating/cooling imported into the site or (ii) a single
on-site energy centre based on low carbon heat sources.
◦ investigate ways of reducing peak sizes of installed postoccupancy
◦ provide technical details for all technologies proposed including
but not limited to types of refrigerants proposed for the
technology and heat network, efficiencies of systems,
refrigerant leak detector and refrigerants’ Global Warming
Potential etc;
◦ maximise onsite renewable energy generation, subject to
operational plant requirements and overshadowing constraints,
including a minimum capacity of 73kWp solar Photovoltaic
system;
◦ evidence of developing a decarbonisation strategy including for
low carbon heat to be supplied to the network from plant
installed to serve the proposed development in the event that
connection to an offsite local low carbon energy network is
not pursued and engagement with RBG;
◦ provide accredited SAP and SBEM modelling output reports for
each stage of the Energy Hierarchy;
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◦ submission of the GLA’s Carbon Emission Reporting
spreadsheet demonstrating the carbon dioxide emissions and
associated savings.
Within three-months of the practical completion of each block
containing residential and/or non-residential units within the
development and prior to occupation, the following information
shall have been submitted to and approved in writing by the Local
Planning Authority:
◦ Final technical information and evidence including
commissioning of installation that the renewable/low carbon
technologies are installed in accordance with Part ( A ) and, if
appropriate, certified under the Microgeneration Certification
Scheme (MSC) and complies with the Enhanced Capital
Allowances (ECS) product criteria.
◦ the resulting scheme, along with machinery/apparatus location,
specification and operational details of renewable/low carbon
technologies in accordance with Part ( A ) and Condition 44
Energy Centre/ Centralised plant room/District Heating
Network.
◦ a management plan for the operation of the renewable/low
carbon technologies in accordance with Part ( A ) and
Condition 44 Energy Centre/ District Heating/ Connection to
offsite low carbon energy network
◦ a servicing plan including times, location, frequency, method of
servicing of the renewable/low carbon technologies and
Condition 44 Energy Centre/ District Heating/ Connection to
offsite low carbon energy network
◦ Evidence that energy efficient appliances and other appropriate
measures have been incorporated to reduce the energy
demand and unregulated energy usage in accordance with Part
( A ).
◦ 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 ( A ).
◦ Detailed thermal bridging calculations for both residential and
non-residential components, ‘As Built’ SAP Thermal Bridging
(residential) and SAP Overheating (residential) modelling
output reports to confirm that the psi value has been reduced
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(psi-value <0.15) and Criterion 3 of the Building Regulations
Part L 2013.
The approved development shall be carried out strictly in accordance with the
details so approved, and the necessary equipment to allow connection of the
approved development to the onsite energy centre or to the offsite local
energy network shall be installed and operational prior to the first occupation
of the development.
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 GG3, SI1, SI2, SI3 and 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).
41. Energy Strategy for non-residential elements
Prior to the first occupation of each non-residential unit within the
development, evidence that the approved non-residential spaces shall
incorporate and maintain energy, overheating and fit out measures that are in
line or improve upon those stated and approved under Condition 40 Energy
Strategy and Condition 43 Overheating and Cooling Non- Residential shall
have been submitted to and approved in writing by the Local Planning
Authority. .
Reason: To ensure that the non-residential components of the development
hereby approved and occupied 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 GG3, SI1, SI2, SI3 and 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).
42. Overheating and Cooling - Residential
Prior to commencement of the residential units within the development,
hereby approved, other than site preparation, remediation and / or the
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formation of accesses, the details of the dynamic thermal modelling using the
guidance and criteria provided in CIBSE TM59 & TM49 (DSY1, DSY2 and
DSY3) and Cooling Hierarchy, and demonstrating how these units perform
against and even exceed the overheating criteria, shall have been submitted to
and approved in writing by the Local Planning Authority. The details of any
additional measures to be incorporated into each residential unit to minimise
the risk of overheating (without active cooling) shall also be submitted and
evidence that these measures can and will be incorporated into the residential
component of 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 residential unit shall thereafter be constructed in accordance with the
approved details.
Reason: To ensure that each residential unit within the development, hereby
approved, is energy efficient and to reduce reliance on cooling and the risk of
overheating in line with policy SI4 of the London Plan 2021, and policies DH1
and E1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(July 2014).
43. Overheating and Cooling - Non-residential
Prior to commencement of the non-residential spaces within the development,
hereby approved, the details of the dynamic thermal modelling, being applied
to each non-residential unit proposed using the guidance and criteria provided
in CIBSE TM52 & TM49 (DSY1, DSY2 and DSY3) and Cooling Hierarchy, and
demonstrating how these units perform against and even exceed the
overheating criteria, shall have been submitted to and approved in writing by
the Local Planning Authority. 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 and
the actual cooling demand (kW/m2) (if required) should be demonstrated to
be significantly reduced compared to the notional.
Each non-residential unit shall thereafter be maintained in accordance with the
approved details.
Reason: To ensure that the non-residential development, hereby approved, is
energy efficient and to reduce reliance on cooling and the risk of overheating in
line with policy SI4 of the London Plan 2021, and policies DH1 and E1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
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44. Energy Centre/ District Heating/ Connection to offsite low
carbon energy network
A) Within six (6) months of commencement of the approved development,
including residential and non-residential components, within the
development, hereby approved, the following details shall have been
submitted to and approved in writing by the Local Planning Authority. :
i. Evidence of investigation of ways of heat exported to neighbouring sites
and briefings of discussions with sites in close proximity;
ii. Evidence of investigation of ways of heat imported into the site and
briefings of discussions with sites in close proximity;
iii. Details of the energy plant room and equipment, including size, layout
and location, details of the flue and thermal stores (if available);
iv. Details of the technologies and associated equipment to serve the
energy requirements of the development, including technical information
such as operational data and operational performance, costs, carbon
intensity of heat network (kgCO2/kWh), monthly demand profiles for
heating and hot water and cooling demand, analysis used to determine
size of the proposed technology, HIUs including specifications, type and
efficiency (and any other details the Local Planning Authority deems
necessary);
v. 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 the residential and/or non-residential
components into the site wide heat network or as approved under
Energy Strategy condition
vi. Details of schematic of the site wide heat network showing all residential
units and/or non-residential units connected into it or plant room and
connection to a local low carbon energy network as approved under
Condition 40 Energy Strategy;
vii. Details showing how the non-residential units will be designed with
appropriate connections to allow space heating to be provided by the
onsite or offsite district heating network;
viii. The method of how the facility and/or infrastructure has been designed
to allow for the future connection of the development to an offsite heat
network and/ or private wite network including connection point on the
ground floor; drawings and floor plans if connection to an offsite local
low carbon energy network hasn’t been pursued as a priority;
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ix.

Evidence that any gas boilers required to serve the energy requirements
of the approved development as an interim or later stage, should be of
Ultra-Low NOx with maximum NOx Emissions that are compliant with
the NOx (g/m²) (<40mgNOX/kWh) benchmarks as set out at Appendix
5 of the Mayor’s Sustainable Design and Construction SPG (April 2014).
x. Details and evidence to demonstrate that the district heating network
shall be designed in accordance with Heat Networks: Code of Practice
for the UK (based on the latest technical guidance), Heat Trust
Standards and Heat Network (Metering and Billing) Regulations
(HNMBR).
B) Within six months of occupation of the relevant block of the development
including residential and non-residential components, details and evidence
of a post-commissioning assessment, completed by an independent
assessor, for either connection to an offsite local low carbon energy
network or installation of an energy centre to provide the space heating/
hot water/ cooling, certifying that either the offsite connection or the onsite
standalone energy servicing strategy has been well designed in line with Part
A, runs efficiently, has reliability of supply, a reasonable customer tariff and
appropriate management and maintenance arrangements are in place shall
have been submitted to and approved in writing by the Local Planning
Authority.
Reason: To ensure that the allocated space for energy equipment within the
development is designed in a manner that ensures that the development
contributes to reducing the use of fossil fuel or other primary energy
generation capacity, is designed to connect to an offsite heating and/or private
wire network and to reduce emissions of greenhouse gases in accordance with
policies SI2, SI3 of the London Plan 2021, 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).
45. ‘Be seen’ energy monitoring
The development hereby approved shall be constructed to comply with the
GLA ‘Be Seen’ energy monitoring requirements set out in points a, b, c and d
below for at least five years:
A. Within four weeks of planning permission being issued by the Local Planning
Authority, accurate and verified estimates of the ‘be seen’ energy
performance indicators, as outlined in Chapter 3 ‘Planning stage’ of the GLA
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‘Be seen’ energy monitoring guidance shall be submitted to the GLA's
monitoring portal and Local Planning Authority for information.
B. Once the as-built design has been completed (upon commencement of
RIBA Stage 6) and prior to occupation of each phase of the development,
updated accurate and verified estimates of the ‘be seen’ energy
performance indicators for each reportable unit of the development, as well
as supporting evidence, as per the methodology outlined in Chapter 4 ‘Asbuilt stage’ of the GLA ‘Be seen’ energy monitoring guidance shall be
uploaded to the GLA’s monitoring portal and submitted to the Local
Planning Authority for information. The owner should also confirm that
suitable monitoring devices have been installed and maintained for the
monitoring of the in-use energy performance indicators, as outlined in
Chapter 5 ‘In-use stage’ of the GLA ‘Be seen’ energy monitoring guidance
document.
C. Upon completion of the first year of occupation following the end of the
defects liability period (DLP) and for the following four years, accurate and
verified annual in-use energy performance data as well as supporting
evidence for all relevant indicators under each reportable unit of the
development as per the methodology outlined in Chapter 5 ‘In-use stage’ of
the GLA ‘Be seen’ energy monitoring guidance shall be uploaded to the
GLA’s monitoring portal and submitted to the Local Planning Authority for
information.
D. In the event that the in-use evidence submitted shows that the as-built
performance estimates have not been or are not being met, the legal
Owner shall investigate and identify the causes of underperformance and
the potential mitigation measures and set these out in the relevant
comment box of the ‘be seen’ spreadsheet. Where measures are identified,
which can be reasonably practicable to implement, an action plan
comprising such measures shall shall have been submitted to and approved
in writing by the Local Planning Authority within six weeks of the
submission of the information being uploaded to the GLA's Portal. The
measures approved by the Local Planning Authority shall be implemented by
the legal Owner as soon as reasonably practicable and based on the agreed
action plan timescales.
Reason: In order to ensure that actual operational energy performance is
minimised and demonstrate compliance with the ‘be seen’ post-construction
monitoring requirement of Policy SI 2 of the London Plan.
46. Precautionary Bat Survey
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If more than one year passes between the most recent bat survey and the
commencement of development involving tree works an update bat survey
must be undertaken immediately prior to 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 tree works relating to each Phase.
Reason: To ensure compliance with the Habitats Regulations and the Wildlife
& Countryside Act 1981 (as amended)
47.Timing of vegetation clearance (breeding birds)
All removal of trees, hedgerows, shrubs, scrub or tall herbaceous vegetation
shall be undertaken between September and February inclusive. If this is not
possible then a suitably qualified ecologist shall check the areas concerned
immediately prior to the clearance works to ensure that no nesting or nestbuilding birds are present. If any nesting birds are present then the vegetation
shall not be removed until the fledglings have left the nest.
Reason: To ensure compliance with the Habitats Regulations and the Wildlife
& Countryside Act 1981 (as amended). All wild birds, their nests and young are
protected during the nesting period.
48.Ecological / Landscape management plan
Notwithstanding the Preliminary Ecological Appraisal and Preliminary Roost
Assessments prepared by The Ecology Partnership (June 2020) and Landscape
Strategy prepared by Studio Bosk Ltd (24th June 2020), prior to the
commencement of development an ecological and landscape management plan,
including 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 or even exceed the required Urban Greening Factor
(UGF) score for the approved site.
The submitted report shall include:
A. 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 measures identified therein shall be
implemented in accordance with the approved details.
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B. Detailed phase II nesting birds’ surveys which include: nesting bird checks, if
evidence of these species is recorded.
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 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.
E. Details from a suitably qualified ecologist specifying how the landscape
features have been developed for biodiversity and ecological enhancement,
are linked and will become part of the wider green infrastructure as well as
provide ecological corridors for the local fauna as appropriate. 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. Bird and bat sensitive lighting;
vi. Street trees; and
vii. Artificial nesting and roosting sites/boxes including number, location
(eastings and northings) and specification for bird, bat and
invertebrate species
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.
F. Evidence that the ecological measures approved under parts ( A ) to ( E )
have been installed in accordance with the details above should be
submitted to and approved by the local planning authority prior to first
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occupation of the residential and non-residential buildings within the
development.
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 and comply with London Plan
(2021) policies G1 (Green Infrastructure), G5 (Urban Greening), SI13
(Sustainable Drainage) and G6 (Biodiversity and Access to Nature) and policies
OS4 (Biodiversity), DH1 (Design) and E(f) Living Roofs and Walls of the Royal
Greenwich Core Strategy and Detailed Policies 2014.
49. Biodiverse/ Biosolar Green Roof
A. Within three months of commencement of the development, a detailed
investigation into the incorporation of biodiverse/ bio-solar green roof
that is compliant with GRO Green Roof Code 2014 shall have been be
carried out and submitted to and approved in writing by the Local
Planning Authority. and submitted to Local Planning Authority for
written approval.
B. Subject to part ( A ), details of the green/biosolar roof shall shall have
been submitted to and approved in writing by the Local Planning
Authority within six months of commencement of the development, and
should include:
i. type of green roof and how it has been developed for biodiversity
and biodiversity and ecological enhancement;
ii. details of landscape features;
iii. roof cross-sections and roof plan showing biosolar features;
iv. substrate and vegetation;
v. assessment of the effectiveness of the green roof as a source
control mechanism and interceptor for a Sustainable Urban
Drainage System (SUDS);
vi. Planting within the first planting season following the practical
completion of the building works
The green roof should be comprised of, but not necessarily limited to:
• biodiversity-based with extensive/semi-intensive soils,
• substrate which is commercial -based aggregate or equivalent with
a varied substrate depth of 80-150mm planted with 50% locally
native herbs/wildflowers in addition to sedum and include
additional features such as areas of bare shingle, areas of sand for
burrowing invertebrates, individual logs or log piles, shallow pools
and an area suitable for black redstarts and nesting starling.
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C. Evidence that the roof has been installed in accordance with (A) and (B)
shall have been submitted to and approved in writing by the Local
Planning Authority prior to the first occupation of the development
hereby approved.
D. The green roof shall be retained and maintained for the lifetime of the
development in accordance the approved details.
Reason: To provide insulation and to contribute towards enhancing
biodiversity, reducing flood risk and improving the aesthetic value of the
development as well as resident’s well-being and comply with London Plan
(2021) policies G1 (Green Infrastructure), G5 (Urban Greening), SI13
(Sustainable Drainage) and G6 (Biodiversity and Access to Nature) and policies
OS4 (Biodiversity), DH1 (Design) and E(f) Living Roofs and Walls of the Royal
Greenwich Core Strategy and Detailed Policies 2014.
50. Landscaping Details
• Prior to the commencement of any above ground works a detailed
Landscaping Strategy, based on the principles secured within the
Landscape Strategy hereby approved, for all the hard and soft landscaping
of any part of the site not occupied by buildings including details of:
• Open space / amenity areas
• Areas of paving
• Pedestrian / cycle linkages
• Street furniture
• Wayfinding
• Materials
• Boundary treatments
• Planting specification
shall be submitted and approved in writing by the local planning authority.
• All hard-landscaping works which form part of the approved scheme
under part (a) shall be completed prior to occupation of the development.
• 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.
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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 D8, G4, G5, G6, G7, G8, S4 and SI 13 of the London Plan (2021)
policies D1 and IM(b) of the Royal Greenwich Core Strategy and Detailed
Policies 2014.
51. Lighting Strategy
Prior to the commencement of above ground works, details of an external
lighting strategy shall be submitted to and approved in writing by the Local
Planning Authority.
The details shall include:
- Details of the lighting fixtures and location;
- Hours of operation;
- Details of compliance with the Institute of Lighting Engineers guidance on
preventing light pollution;
- Where appropriate, details of the sensitive lighting design to mitigate for
impacts of light-spill on bats;
The lighting strategy shall be implemented in accordance with the approved
details prior to the first occupation of the development.
Reason: In order to achieve an appropriately lit and high quality public realm
that balances the requirements for safety and security with reducing light
pollution in accordance with policies D8 and G6 of the London Plan (2021).
52. Children’s Play Area
• Full details of the children’s play areas (as shown in the Landscape
Strategy dated June 2021) play equipment and safety measures
proposed for the development shall be submitted to and approved
in writing by, the Local Planning Authority prior to the first
occupation of the development. This shall include the provision of
a minimum of 587m2 of playspace for under 5s and 547 m2 of play
space for ages 5-11 and 12+
• The play areas and play equipment shall be 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.
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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 S4 of the London Plan (2021) and Policy H(e) of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
53. Completion of Commercial Units Prior to Occupation of
Residential Units
The commercial units hereby permitted shall be completed to an enhanced
shell specification (to a weathertight standard, including facades, glazing, doors,
louvres and a screed floor with heating and all mechanical and electrical
services provided) prior to the first occupation of the residential units hereby
permitted.
To ensure the delivery of employment generating floorspace within the
development and to facilitate the occupation of such floorspace in accordance
with policy E7 of the London Plan (2021) and policies EA1 and EA2 of the
Royal Greenwich Local Plan: Core Strategy
54. Marketing Strategy for Commercial Units
Notwithstanding the submitted documents, prior to the commencement of any
above ground works a detailed marketing strategy for the commercial units
hereby permitted shall be submitted to and approved in writing by the Local
Planning Authority. The Marketing Strategy shall include details of the
following:
Means of advertising / media to be used;
Duration and timing of the marketing campaign;
How marketing will be targeted to likely occupiers;
Proposed rent levels;
Management arrangements;
Terms on which the units are to be offered;
and any incentives to expedite the letting of units.
The commercial units shall be marketed in accordance with the approved
Marketing Strategy.
Reason: To ensure that the units are marketed effectively and to minimise the
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likelihood of the units being left vacant, in accordance with policy E2 of the
London Plan (2021) policies EA1 and EA2 of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (Adopted July 2014).
55. Removal of Permitted Development Rights for Conversion to
Residential Use
Notwithstanding the provisions of The Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and
re-enacting that Order with or without modification), no part of the nonresidential floorspace within the development shall be used as a dwellinghouse
within Class C3 of the Town and Country Planning (Use Classes) Order 1987
(as amended).
Reason: In order to ensure that satisfactory provision of employment
generating floorspace is maintained in accordance with policy E2 of the London
Plan (2021 and policy EA1 of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
56. Permitted Uses - Flexible Employment Units
Notwithstanding the provisions of The Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and re
enacting that Order with or without modification) the flexible employment
spaces
hereby permitted (Units 4,5,6,7 & 8 as shown on drawing GA-P-L00 Rev PL15)
shall
be used only for the following purposes:
Offices to carry out any operational or administrative functions;
• Research and development of products or processes;
• Industrial processes;
• Storage and distribution.
•

Reason: In order to ensure the satisfactory provision of employment
generating floorspace for small and medium sized businesses in accordance
with policy E2 of the London Plan (2021) and policy EA1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
57. Permitted Uses - Flexible Retail and Community Units
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Notwithstanding the provisions of The Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and
re-enacting that Order with or without modification) the flexible employment
spaces hereby permitted (Units 1,2 & 3 as shown on drawing GA-P-L00 Rev PL
15) shall be used only for the following purposes:
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Display or retail sale of goods, other than hot food
Sale of food and drink for consumption (mostly) on the premises
Provision of:
Financial services
Professional services (other than health or medical services), or
Other appropriate services in a commercial, business or service locality
Public houses, wine bars, or drinking establishments
Drinking establishments with expanded food provision
Indoor sport, recreation or fitness (not involving motorised vehicles or
firearms
Provision of medical or health services (except the use of premises
attached to the residence of the consultant or practitioner)
Creche, day nursery or day centre (not including a residential use)
Offices to carry out any operational or administrative functions,
Research and development of products or processes
Industrial processes
Halls or meeting places for the principal use of the local community
Provision of education
Display of works of art (otherwise than for sale or hire)
Museums
Public libraries or public reading rooms

For the avoidance of doubt the use of the flexible retail and commercial units
hereby permitted shall not be used for the following purposes:
• Place of worship;
• Hot food takeaway;
Reasons:
To safeguard the amenities of future occupants of the development and
neighbouring properties and the area generally and to ensure compliance with
policies D14 and E7 of the London Plan (2021) and Policies E(a) and DH1 of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).

ITEM NO: 5 (Appendix 2)

Page 235

In order to prevent adverse impacts upon the local road network in
accordance
with policy T4 of the London Plan (2021)
In order to prevent the introduction of hot food takeaway uses within 400m of
a
school entrance in accordance with policy E9 of the London Plan (2021).
58. Sound Insulation between Residential and Non- Residential
Floorspace
Prior to the commencement of the development a detailed scheme of noise
insulation measures for all divisions walls and/or floors separating the flexible
employment floorspace / flexible retail and community floorspace and
residential areas shall be submitted to and approved in writing by the Local
Planning Authority. The scheme of noise insulation measures shall be prepared
by a suitably qualified consultant/engineer and shall demonstrate that the
proposed sound insulation will achieve a level of protection which is at least
+5dB above the Approved Document E standard dwelling houses and flats for
airborne sound insulation and -5dB for impact sound insulation. The approved
scheme shall be implemented prior to the first use of the relevant floorspace
and be permanently retained thereafter.
Reason: In the interest of the prospective residential occupiers of the
accommodation and ensure compliance with policies D14 and E7 of the
London Plan (2021) and policy E(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
59. Sound Insulation for Flexible Retail and Community Uses
Prior to the commencement of the development hereby permitted, details of
the proposed sound insulation scheme for the parts of the development to be
used for flexible retail and community use shall be submitted to and approved
by the Local Planning Authority. The sound insulation scheme shall be designed
to ensure that noise from within the building does not cause a disturbance to
surrounding occupiers. The noise measured at one metre from the façade of
the nearest noise sensitive premises should not exceed 10dB(A) below the
typical LA90 1Hour day or LA90 5 min night. Details should include airborne
sound insulation. The developer shall certify to the Local Planning Authority
that the noise mitigation measures agreed have been installed. The approved
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scheme is to be completed prior to occupation of the community floorspace
and shall be permanently maintained thereafter.
Reason: In order to safeguard the amenities of neighbouring properties and the
area generally and to ensure compliance with policies D14 and E7 of the
London Plan (2021) and policies DH1 and E(a) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
60. Commercial Uses – Hours of operation and deliveries
Prior to the commencement of use of any of the commercial uses hereby
permitted, full details of hours of operation including but not limited to time of
receiving deliveries or servicing shall be submitted to and approved in writing
by the Local Planning Authority. The uses shall thereafter be carried out in
strict accordance with the approved details.
Reason: To safeguard the amenities of neighbouring properties, particularly
residential properties and the area generally and to ensure compliance with
Policy D3 and T7 of the London Plan (2021) and Policies E(c) and DH1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
61. Implementation of Approved Noise Mitigation Measures
Prior to the first occupation of the development hereby permitted full details
demonstrating that the approved mitigation and design set out in the 'Ardent
Consulting Engineers Noise Assessment Report Ref 195870-04 dated June
2020' submitted with the planning application have been fully installed shall be
submitted and approved in writing by the Local Planning Authority.
Reason: In order to protect the amenity of future occupants of the
development and to minimise the potential for conflict with the nearby
safeguarded wharf in accordance with policies D1and H5 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and policies
D13 and D14 of the London Plan (2021).
62. Noise Criteria Compliance
The development hereby permitted shall achieve the following noise criteria:
Criterion A
Noise levels in bedrooms at night under whole dwelling ventilation rates shall
not exceed 30 dB LAeq,8h and shall not exceed 45 dB LAmax,f more than 10ITEM NO: 5 (Appendix 2)
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15 times per night for regular noise sources. Regular noise sources include
sources which commonly occur at, or in the vicinity of, the site, as opposed to
one-off events, or special occasions which could result in higher than typical
site noise levels. The limits include all external noise sources and building
services noise if applicable.
Criterion B
Noise levels in habitable rooms during the day under whole dwelling
ventilation rates shall not exceed 35 dB LAeq,16h. The limit includes all
external noise sources and building services noise if applicable.
Criterion C
The low frequency noise level at the 63 Hz octave-band, due to operations at
the Safeguarded Wharves including dredgers operating at a cumulative
maximum, shall not exceed 50 dB Leq,63Hz,15min inside any habitable room at
any time under whole dwelling ventilation rates.
Criterion D
Noise levels in bedrooms at night under higher ventilation rates (above the
extract and whole dwelling ventilation rates set out in the Building Regulations
2010 Approved Document F) such as may be required for mitigation against
overheating, shall not exceed 35 dB LAeq,8hour. Criterion D does not apply
to purge ventilation. This limit applies to rooms that are exposed to façade
noise levels due to operations at the Safeguarded Wharves including dredgers
at or above 50 dB LAeq,15min and/or 65 dB Leq,63Hz.
Criterion E
Noise levels in living rooms during the day under higher ventilation rates
(above the extract and whole dwelling ventilation rates set out in the Building
Regulations 2010 Approved Document F) such as may be required for
mitigation against overheating, shall not exceed 40 dB LAeq,16hour. Criterion
E does not apply to purge ventilation. This limit applies to rooms that are
exposed to façade noise levels due to operations at the Safeguarded Wharves
including dredgers at or above 55 dB LAeq,15min and/or 65 dB Leq,63Hz.
Criterion F
The rating levels according to BS 4142: 2014 +A1: 2019 on balconies due to all
industrial and wharf sources operating at a cumulative maximum shall not be
more than 5 dB above pre-existing background levels at all times. For public /
private outdoor areas (i.e. gardens and balconies) the maximum target noise
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level shall be as specified within BS8233:2014. i.e.; LAeq 55 dB [BS 8233:2014
‘upper guideline value’.
Prior to the commencement of any above ground works in connection with
the development hereby permitted full details of any mitigation measures, in
addition to those outlined in the Ardent Consulting Engineers Noise Assessment
Report Ref 195870-04 dated June 2020', required in order to meet the above
criteria, including a requirement for windows to be fixed shut where required
to meet the criteria and, where relevant, details of any alternative means of
ventilation or cooling, shall be submitted to and approved in writing by the
Local Planning Authority (in consultation with the Port of London Authority
and the wharf operators) and the mitigation shall be installed in accordance
with the approved details prior to the first occupation of the residential units
hereby permitted.
Reason: In order to protect the amenity of future occupants of the
development and to minimise the potential for conflict with the nearby
safeguarded wharf in accordance with policies D1and H5 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and policies
D13 and D14 of the London Plan (2021).
63. Scheme of Noise Testing
a) Prior to the first occupation of the development hereby permitted, a
scheme for testing the noise environment of the units, to demonstrate
compliance with Criteria A to F of Condition 62 above shall be submitted to
and approved in writing by the Local Planning Authority (in consultation with
the Port of London Authority and Safeguarded Wharf Operators).
b) Prior to the first occupation of the development hereby permitted the
scheme for noise testing required by part a) above shall be implemented and
the results submitted and approved in writing by the Local Planning Authority
(in consultation with the Port of London Authority and the Safeguarded Wharf
Operators).
Reason: In order to protect the amenity of future occupants of the
development and to minimise the potential for conflict with the nearby
safeguarded wharf in accordance with policies D1and H5 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and policies
D13 and D14 of the London Plan (2021).
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64. Operational Management Plan
Prior to the first occupation of the development hereby permitted an
Operational Management Plan to address potential noise nuisance or noise
environmental health impacts shall be submitted to and approved in writing by
the Local Planning Authority setting out the following:
• A commitment from the owner of the development to ensure that the
approved mitigation set out in the Ardent Consulting Engineers Noise
Assessment Report Ref 195870-04 dated June 2020', submitted with the
planning application is installed properly, is maintained in perpetuity and
is correctly repaired in the event of failure, paying reference to any
relevant British Standards adopted at the date of this planning
permission.
• The operational management measures to be adopted by occupiers of
the commercial units within the development to avoid noise and
disturbance impacts of loading and servicing on residents of the
development.
• Thereafter the Operational Management Plan shall be implemented and
retained as approved.
Reason: To protect the amenity of future occupants and allow the
continued operation of neighbouring uses accordance with
policies D1and H5 of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014) and policies D13 and D14 of the London
Plan (2021).
65. Noise from Plant
Noise levels from any plant associated with the development hereby permitted
shall not exceed 10 dB below the existing background level (LA90 15min)
when measured at one metre from the façade of the nearest noise sensitive
premises.
Reason: In order to safeguard the amenities of residential properties and
ensure compliance with policies D13 and D14 of the London Plan (2021) and
Policies DH(b) and E(a) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014).
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66.

Mechanical and Extract Ventilation

a) Prior to the commencement of any above ground works a scheme
demonstrating how provision will be made for the future installation of
mechanical ventilation equipment or other plant associated with the
commercial units shall be submitted to and approved in writing by the Local
Planning Authority.
b) No use involving the preparation of hot food shall commence until full
details of any mechanical ventilation or other plant associated with the
commercial operation of the building (including details of external appearance)
have been 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 high-level 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
development and shall be permanently maintained thereafter.
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/
69280 /pb105 27-kitchen-exhaust-0105.pdf)
Reason: In the interest of the prospective residential occupiers of the
accommodation and ensure compliance with E(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
67. Air Quality
The development hereby permitted shall be carried out in accordance with the
mitigation measures identified in the submitted Air Quality Assessment Report
Reference: 195870-08 PROJECT NO. 195870 JUNE 2020.
Reason: to ensure compliance with policy SI 1 the London Plan (2021) and and
policy Policy E(c) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014)
68. Fire Statement
Prior to the commencement of the development (other than demolition, site
clearance and ground works), a Fire Statement in the form of an independent
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fire strategy produced by a third party suitably qualified assessor shall be
submitted to and approved in writing by the Local Planning Authority. The
statement should detail how the development proposal will function in terms
of:
- The building’s construction: methods, products and materials used, including
manufacturers’ details;
- The means of escape for all building users: stair cores, escape for building
users who are disabled or require level access, and the associated evacuation
strategy approach;
- Features which reduce the risk to life: fire alarm systems, passive and active
fire safety measures and associated management and maintenance plans;
- Access for fire service personnel and equipment: how this will be achieved in
an evacuation situation, water supplies, provision and positioning of equipment,
firefighting lifts, stairs and lobbies, any fire suppression and smoke ventilation
systems proposed, and the ongoing maintenance and monitoring of these; and
- How provision will be made within the site to enable fire appliances to gain
access to buildings;
- Ensuring that any potential future modifications to the building will take into
account and not compromise the base build fire safety/protection measures.
The development shall be implemented in accordance with the approved Fire
Statement and retained as such for the lifetime of the development.
Reason: In order to achieve the highest standards of fire safety and ensure the
safety of all building users in accordance with policy D12 of the London Plan
(2021).
69. Surface Water Capacity
No development shall be occupied until confirmation has been provided that
either:1. Capacity exists off site to serve the development or
2. A development and infrastructure phasing plan has been agreed with the
Local Authority in consultation with Thames Water. Where a development
and infrastructure phasing plan is agreed, no occupation shall take place other
than in accordance with the agreed development and infrastructure phasing
plan.
Or 3. All wastewater network upgrades required to accommodate the
additional flows from the development have been completed.
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Reason: To ensure the satisfactory provision of waste water infrastructure to
meet the needs of the development, noting that network reinforcement works
may be required to accommodate the proposed development in order to
avoid flooding and/or potential pollution incidents in accordance with London
Plan (2021) policy SI 5.
70. Water Network Upgrades
There shall be no occupation beyond the 99th dwelling until confirmation has
been provided that either:all water network upgrades required to accommodate the additional flows to
serve the development have been completed;
or- a development and infrastructure phasing plan has been agreed with
Thames Water to allow additional development to be occupied. Where a
development and infrastructure phasing plan is agreed no occupation of those
additional dwellings shall take place other than in accordance with the agreed
development and infrastructure phasing plan.
Reason: To ensure that sufficient water capacity is made available to
accommodate additional demand anticipated from the new development in
accordance with London Plan (2021) policy SI 5.
71. Details of Cranes (Aviation Safety)
No cranes or scaffolding shall be erected on the site unless and until
construction methodology and diagrams clearly presenting the location,
maximum operating height, radius and start/finish dates for the use of cranes
during the Development has been submitted to and approved by the Local
Planning Authority, the Local Planning Authority having consulted London City
Airport.
72. Bird Management (Aviation Safety)
No Construction Works in respect of any Building shall be carried out unless
and until a detailed scheme for green and/or brown roofs and associated
aggressive bird management strategy has been submitted to and approved by
the Local Planning Authority, the Local Planning Authority having consulted
London City Airport. All green and/or brown roofs should be designed to
make them unattractive to birds so as not to have an adverse effect on the
safety of operations at London City Airport by encouraging bird roosting and
creating sources of food for birds, and thereby presenting a bird strike threat
to aircraft operating at the Airport
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73. Community Development Plan
Prior to the first occupation of the development hereby permitted a
Community Development Strategy and Community Use Plan shall be
submitted to and approved in writing by the Local Planning Authority. The
Community Development Strategy and Community Use Plan shall be fully
implemented in accordance with the approved details prior to the occupation
of the residential units and shall be maintained for the lifetime of the
development.
Reason: To ensure that the development contributes towards creating and
maintaining cohesive communities and encourages the successful integration of
tenures in accordance with policy CH1 of the Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).2. Informative(s) for Application
Reference 20/1924/F:
2. Informative(s) for Application Reference 20/1924/F
Archaeology
The written scheme of investigation will need to be prepared and implemented
by a suitably qualified professionally accredited archaeological practice in
accordance with Historic England’s Guidelines for Archaeological Projects in
Greater London. This condition is exempt from deemed discharge under
schedule 6 of The Town and Country Planning (Development Management
Procedure) (England) Order 2015.
Construction Logistics
TfL have consulted on walking and cycling improvements along the A206. The
applicant should engage with TfL to determine the timeframes for the
proposed walking and cycling improvements. Should timeframes overlap,
appropriate measures to mitigate conflict will need to be identified.
Environment Agency Advice:
Flood resistance and resilience
It is recommended that flood resistant and resilient measures are incorporated
in to the design and construction of the development proposals, where
practical considerations allow, using guidance contained within the Department
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for Communities and Local Government (DCLG) document ‘Improving the
flood performance of new buildings: flood resilient construction’.
Environmental Management
The applicant must ensure that any waste from construction is classified and
disposed of appropriately and lawfully. It is the waste producer's responsibility
for the classification of waste from the development. All waste must be
classified with a waste code from the List of Waste or European Waste
Catalogue. Information about how to classify waste can be found through the
following link: https://www.gov.uk/government/publications/wasteclassificationtechnical-guidance All waste originating from site must be carried
by a registered waste carrier and disposed of at a permitted waste site
authorised to receive this waste
Piling
The Environment Agency recommends that where soil contamination is
present, a risk assessment is carried out in accordance with its guidance 'Piling
into Contaminated Sites'. The Environment Agency will not permit piling
activities on parts of a site where an unacceptable risk is posed to controlled
waters.
Thames Water
A Groundwater Risk Management Permit from Thames Water will be required
for discharging groundwater into a public sewer. Any discharge made without a
permit is deemed illegal and may result in prosecution under the provisions of
the Water Industry Act 1991. We would expect the developer to demonstrate
what measures he will undertake to minimise groundwater discharges into the
public sewer. Permit enquiries should be directed to Thames Water’s Risk
Management Team by telephoning 020 3577 9483 or by emailing
trade.effluent@thameswater.co.uk . Application forms should be completed on
line via www.thameswater.co.uk. Please refer to the Wholsesale; Business
customers; Groundwater discharges section.
Thames Water will aim to provide customers with a minimum pressure of 10m
head (approx 1 bar) and a flow rate of 9 litres/minute at the point where it
leaves Thames Waters pipes. The developer should take account of this
minimum pressure in the design of the proposed development.
A Trade Effluent Consent will be required for any Effluent discharge other than
a 'Domestic Discharge'. Any discharge without this consent is illegal and may
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result in prosecution. (Domestic usage for example includes - toilets, showers,
washbasins, baths, private swimming pools and canteens). Typical Trade
Effluent processes include: - Laundrette/Laundry, PCB manufacture,
commercial swimming pools, photographic/printing, food preparation, abattoir,
farm wastes, vehicle washing, metal plating/finishing, cattle market wash down,
chemical manufacture, treated cooling water and any other process which
produces contaminated water. Pre-treatment, separate metering, sampling
access etc may be required before the Company can give its consent.
Applications should be made at
https://wholesale.thameswater.co.uk/Wholesale-services/Businesscustomers/Trade-effluent or alternatively to Waste Water Quality, Crossness
STW, Belvedere Road, Abbeywood, London. SE2 9AQ. Telephone: 020 3577
9200.

As per Building regulations part H paragraph 2.21, Drainage serving kitchens in
commercial hot food premises should be fitted with a grease separator
complying with BS EN 1825-:2004 and designed in accordance with BS EN
1825-2:2002 or other effective means of grease removal. Thames Water
further recommend, in line with best practice for the disposal of Fats, Oils and
Grease, the collection of waste oil by a contractor, particularly to recycle for
the production of bio diesel. Failure to implement these recommendations may
result in this and other properties suffering blocked drains, sewage flooding
and pollution to local watercourses. Please refer to our website for further
information : www.thameswater.co.uk/advice
There are public sewers crossing or close to your development. If you're
planning significant work near our sewers, it's important that you minimize the
risk of damage. We’ll need to check that your development doesn’t limit repair
or maintenance activities or inhibit the services we provide in any other way.
The applicant is advised to read our guide working near or diverting our pipes.
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-yourdevelopment/Working-near-or-diverting-our-pipes.
As you are redeveloping a site, there may be public sewers crossing or close to
your development. If you discover a sewer, it's important that you minimize
the risk of damage. We’ll need to check that your development doesn’t limit
repair or maintenance activities or inhibit the services we provide in any other
way. The applicant is advised to read our guide working near or diverting our
pipes. https://developers.thameswater.co.uk/Developing-a-large-site/Planningyour-development/Working-near-or-diverting-our-pipes.
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As required by Building regulations part H paragraph 2.36, Thames Water
requests that the Applicant should incorporate within their proposal,
protection to the property to prevent sewage flooding, by installing a positive
pumped device (or equivalent reflecting technological advances), on the
assumption that the sewerage network may surcharge to ground level during
storm conditions. If as part of the basement development there is a proposal
to discharge ground water to the public network, this would require a
Groundwater Risk Management Permit from Thames Water. Any discharge
made without a permit is deemed illegal and may result in prosecution under
the provisions of the Water Industry Act 1991. We would expect the
developer to demonstrate what measures will be undertaken to minimise
groundwater discharges into the public sewer. Permit enquiries should be
directed to Thames Water’s Risk Management Team by telephoning
02035779483 or by emailing wwqriskmanagement@thameswater.co.uk.
Application forms should be completed on line via www.thameswater.co.uk.
Please refer to the Wholsesale; Business customers; Groundwater discharges
section.

The proposed development is located within 15 metres of our underground
waste water assets and as such we would like the following informative
attached to any approval granted. “The proposed development is located
within 15 metres of Thames Waters underground assets and as such, the
development could cause the assets to fail if appropriate measures are not
taken. Please read our guide ‘working near our assets’ to ensure your workings
are in line with the necessary processes you need to follow if you’re
considering working above or near our pipes or other
structures.https://developers.thameswater.co.uk/Developing-a-largesite/Planning-your-development/Working-near-or-diverting-our-pipes. Should
you require further information please contact Thames Water. Email:
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to
Friday, 8am to 5pm) Write to: Thames Water Developer Services, Clearwater
Court, Vastern Road, Reading, Berkshire RG1 8DB

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

The proposed development is located within 15m of our underground water
assets and as such we would like the following informative attached to any
approval granted. The proposed development is located within 15m of Thames
Waters underground assets, as such the development could cause the assets
to fail if appropriate measures are not taken. Please read our guide ‘working
near our assets’ to ensure your workings are in line with the necessary
processes you need to follow if you’re considering working above or near our
pipes or other structures. https://developers.thameswater.co.uk/Developing-alarge-site/Planning-your-development/Working-near-or-diverting-our-pipes.
Should you require further information please contact Thames Water. Email:
developer.services@thameswater.co.uk
Noise
“The applicant is advised that the ‘target noise level’ referred to in Criterion F
of Condition 62 Noise Compliance Criteria is also known as a ‘guideline value’
and that in the Local Planning Authority’s consideration of the details to be
submitted it will have regard to the conclusions of the submitted Acoustic
Report which demonstrates that the target noise level may not be achievable
in all circumstances.”
Air Quality
In preparing the Construction Management Plan, the applicant should refer to
the GLA's Supplementary Planning Guidance - The Control of Dust and
Emissions during Construction and Demolition to determine the relevant
mitigation measures and dust monitoring strategy to employ on the site. The
CMP shall be implemented in full throughout the construction phase.
Non-Road Mobile Machinery
All Non-Road Mobile Machinery (NRMM) of net power of 37kW and up to
and including 560kW used during the course of the demolition, site
preparation and construction phases shall comply with the emission standards
set out in chapter 7 of the GLA’s supplementary planning guidance “Control of
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Dust and Emissions During Construction and Demolition” dated July 2014
(SPG), or subsequent guidance. Unless it complies with the standards set out in
the SPG, no NRMM shall be on site, at any time, whether in use or not,
without the prior written consent of the local planning authority. The
developer shall keep an up to date list of all NRMM used during the
demolition, site preparation and construction phases of the development on
the online register at https://nrmm.london/
Fire Access
In accordance with the advice of the London Fire Brigade an undertaking is
required that access for fire appliances under Part B5 of the Building
Regulations and adequate water supplies for firefighting purposes will be
provided.
SGN Gas Pipelines
You are advised to check the location of gas pipelines in the vicinity of the site.
Gas pipe locations are available online at www.linesearchbeforeudig.co.uk.
Please visit www.sgn.co.uk/help-and-advice/digging-safely for safety information
and links to www.linesearchbeforeudig.co.uk
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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
relevant to this application are:
GG2
Making the best use of land
GG4 Delivering the homes Londoners need
SD1 Opportunity Areas
E2
Providing suitable business space
E7
Industrial intensification, co-location and substitution
E9
Retail, markets and hot food takeaways
E11
Skills and opportunities for all
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
D11
Safety, security and resilience to emergency
D12
Fire safety
D13
Agent of change
D14
Noise
G7
G5
H1
H4
H5
H10
HC1
S4
SI1
SI 2
SI12
SI13
SI 4
SI15
T1
T2

Trees and woodlands
Urban greening
Increasing housing supply
Delivering affordable housing
Threshold approach to applications
Housing size mix
Heritage conservation and growth
Informal play and recreation
Improving air quality
Minimising greenhouse gas emissions
Flood risk management
Sustainable drainage
Managing heat risk
Water transport
Strategic approach to transport
Healthy streets
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T3
T4
T5
T6
T7
DF1

Transport capacity, connectivity and safeguarding
Assessing and mitigating transport impacts
Cycling
Car parking
Deliveries servicing and construction
Delivery of the Plan and Planning Obligations

• The Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(“Core Strategy” – 2014) – The main Core Strategy policies of relevance to this
application are:
Housing Policies
H1
New Housing
H2
Housing Mix
H3
Affordable Housing
H5
Housing Design
H(e) Children's play areas
Economic Activity and Employment Policies
EA1
EA2
EA(a)
EA(c)

Economic Development
Charlton Riverside
Local Employment Sites
Skills and Training

Town Centres Policies
TC1
TC(c)

Town Centres
Hot Food Take-aways

Design and Heritage Policies
DH1
DH2
DH3
DH(b)
DH(g)
DH(h)
DH(i)
DH(m)

Design
Tall Buildings
Heritage assets
Protection of Amenity for Adjacent Occupiers
Local Views
Conservation Areas
Locally Listed Buildings
Archaeology
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Open Space Policies
OS4
OS(f)

Biodiversity
Ecological Factors

Environment and Climate Change Policies
E1
E2
E3
E(a)
E(c)
E(e)
E(f)

Carbon Emissions
Flood Risk
Residual Flood Risk
Pollution
Air Pollution
Contaminated Land
Living Roofs and Walls

Cohesive and Healthy Communities Policies
CH1
CH2

Cohesive Communities
Healthy Communities

Infrastructure and Movement Policies
IM1

Infrastructure
IM4
Sustainable Travel
IM(a) Impact on the Road Network
IM(b) Walking and Cycling
IM(c) Parking Standards
• Supplementary Planning Guidance / Documents – the following planning
guidance / documents are considered relevant:
• Charlton Riverside SPD 2017
• Planning Obligations SPD 2015
• Mayor of London Play and Informal Recreation September 2012
• Mayor of London Sustainable Design and Construction April 2014
• Mayor of London Accessible London Achieving an Inclusive
Environment 2014
• Mayor of London Housing SPG March 2016
• Mayor of London Affordable Housing and Viability SPG August 2017
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1.0

INTRODUCTION

1.1

BPS Chartered Surveyors have been instructed by the Royal Borough of Greenwich to
undertake a review of a Financial Viability Assessment (FVA) prepared by Red Loft on
behalf of Eastmoor Street 81 LLP (‘the Applicant’) in connection with a planning
application for the redevelopment of the above site.

1.2

The site extends to 1.46 acres and is situated within Charlton Riverside within 800m
of Charlton Railway Station. The site currently comprises single storey industrial
warehouses and open storage (Sui generis, B2 and B8) and is occupied by a variety of
tenants.

1.3

The location is predominantly industrial in nature, but the site is adjacent to a park
which leads to the River Thames.

1.4

The proposals are for:
‘Demolition of existing structures and erection of buildings between 6 and 10 storeys
in height, comprising 202 residential units, 1350sqm B1/B8 flexible employment
floorspace and 522sqm flexible retail and community uses (Use Classes A1 – A5 and
D1) with associated landscaping and new public realm, access and infrastructure
works, refuse and recycling storage, car parking and cycle parking and associated
development”.

1.5

The basis of our review is a Financial Viability Assessment prepared by Red Loft dated
June 2020, which concludes that the scheme is currently showing a deficit of
approximately £21,991,000. This is summarised in the table below.
Profit Level

Benchmark Land Value (BLV)

Deficit

17.28% on GDV

£5,802,000

-£21,991,332

1.6

Of the 202 proposed residential units, 131 are for private sale at Market Value, 50
are provided for London Affordable Rent and 21 as part of a shared ownership
scheme. This amounts to 35% Affordable Housing provision by number of units,
reflecting a 70/30 split of tenure by unit number. Overall provision by habitable room
is 38% and reflects a split of tenure 77% affordable rent and 23% shared ownership.

1.7

In consideration of the new London Plan policy H5 seeks a 50% affordable housing
delivery from land currently in industrial use, consequently, this scheme would not
comply with the requirement for fast track delivery. However, the scheme is not
reliant on grant.

1.8

The basis of our review is a Financial Viability Assessment prepared by Red Loft,
dated June 2020, which concludes that the scheme is currently shows a deficit of
£21,991,332. Therefore, the proposed scheme cannot viably provide any further
affordable housing provision than it currently proposes but they are still willing to
proceed on this basis.

1.9

We have downloaded documents available on the RBG’s planning website. We have
also received a live version of the Argus appraisal included in the report.

1.10

We have assessed the cost and value inputs within the financial appraisal in order to
determine whether the scheme can viably make any additional affordable housing
contributions.
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1.11

We have searched the RBG’s planning website and have found previous applications
regarding the site:
•
•

In 2020 An Environmental Impact Screening Opinion was recorded with respect
to the subject proposal.
Apart from the subject application, there have been no other planning
applications regarding the site for the past 10 years.

1.12

The advice set out in this report is provided in the context of negotiating planning
obligations and therefore in accordance with PS1 of the RICS Valuation – Global
Standards 2020, the provisions of VPS1–5 are not of mandatory application.
Accordingly, this report should not be relied upon as a Red Book Valuation. The
Valuation Date for this Viability Review is the date of this report, as stated on the
title page. This Viability Review has been undertaken in accordance with the Terms
& Conditions provided to the Council and with any associated Letters of Engagement
and should only be viewed by those parties that have been authorised to do so by the
Council.

1.13

This Viability Review adheres to the RICS Professional Statement on Financial
Viability in Planning (published May 2019). In accordance with this Statement, we
refer you to our standard terms and conditions which incorporate details of our
Quality Standards Control & Statement on Limitation of Liability/ Publication.
Coronavirus – Material uncertainty

1.14

The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health
Organisation as a “Global Pandemic” on 11 March 2020, has impacted global financial
markets. Travel restrictions have been implemented by many countries.

1.15

Market activity is being impacted in many sectors. As at the valuation date, we
consider that we can attach less weight to previous market evidence for comparison
purposes, to inform opinions of value. Indeed, the current response to COVID-19
means that we are faced with an unprecedented set of circumstances on which to
base a judgement.

1.16

Our valuations are therefore reported on the basis of ‘material valuation uncertainty’
as per VPS 3 and VPGA 10 of the RICS Red Book Global. Consequently, less certainty
and a higher degree of caution should be attached to our valuation than would
normally be the case. Given the unknown future impact that COVID-19 might have on
the real estate market, we recommend that you keep the valuation of this property
under frequent review.
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2.0

CONCLUSIONS AND RECOMMENDATIONS

2.1

We have reviewed the Financial Viability Assessment prepared by Red Loft on behalf
of the applicant for the proposed scheme which concludes that the proposed scheme
generates a deficit of £21,991,000 when compared to their proposed benchmark land
value of £5,802,000.
Benchmark Land Value:

2.2

Red Loft have approached the Benchmark Land Value on an Existing Use Value (EUV)+
basis. This is based on an assumed freehold sale excluding ‘hope’ value for residential
development.

2.3

Red Loft have assumed that the site could achieve £329,000 per annum if let for its
current use. They have capitalised the rent at yields between 6.00% and 8.00%. This
results in an EUV of £4,835,000. Red Loft have applied a landowner premium of 20%
to the EUV, resulting in a BLV of just over £5,802,000.

2.4

We are in agreement that an EUV+ approach is appropriate, in line with the National
Planning Policy Framework (NPPF):
To define land value for any viability assessment, a benchmark land value should be
established on the basis of the existing use value (EUV) of the land, plus a premium
for the landowner… This approach is often called ‘existing use value plus (EUV+).

2.5

We do however consider the EUV to be overstated and we have assessed the EUV to
be £4,013,000. We accept the proposed Landowner Premium albeit it is towards the
upper end of the normal range of 20%, this results in a Benchmark Land value of
£4,815,000.

The Proposed Scheme:
2.6

The scheme includes 202 residential units over a maximum of 10 storeys which are
comprised as follows:
Bedrooms

Private Sale
9

London
Affordable Rent
0

Shared
Ownership
2

Studio
1

48

0

2

2

48

37

15

3

26

13

1

Total

131

50

21
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2.7

Red Loft have adopted an average market value sales value rate of £616 psf, with an
average unit price of £444,356 (£280,909/£691psf for a studio, £384,000/£641psf for
a 1 bedroom flat, £456,050/£606 for a 2 bedroom flat, £570,000/£535psf for a 2
bedroom duplex, £508,561/£602psf for a 3 bedroom flat and £644,643/548psf for a
3 bedroom duplex. Generally, we have found that the market values proposed by
Red Loft are broadly in line with available market evidence.

2.8

Capitalised ground rents have not been included in Red Loft’s appraisal. We are
satisfied that this is a reasonable approach given the Government’s intention to
restrict ground rent charges. We do note however that at present there is no
Parliamentary timescale for considering a Bill to restrict the ability of developers to
charge ground rents and we note that developers continue to incorporate such
charges in leases. We therefore consider it appropriate for a restriction to be
incorporated in this regard within the S106 Agreement to prevent such charges being
made in view of affordability.

2.9

If no such restriction is put in place we consider an appropriate that a value be
inputted into our appraisal for this element. It should also be noted that if grant is
sought for this scheme the SoS has indicated grant would not be allocated to schemes
charging ground rents.

2.10

The scheme proposes to provide 14 off street accessible parking bays. For the
purposes of this report, we have assumed no additional value for these spaces and
that they will be not be income producing.
Development Costs:

2.11

Our Cost Consultant, Neil Powling, have reviewed the Cost Plan for the proposed
scheme prepared by Randall Simmonds, dated June 2020, and conclude that the
proposed costs appear broadly reasonable and that the areas and costs included in
the appraisal are consistent with the areas and costs in the estimate/cost plan. We
note that the estimate includes for fitted out commercial space and we have valued
accordingly.

2.12

We find the additional cost assumptions to be reasonable. It is noted that we have
not verified the RBG CIL or MCIL adopted by Red Loft. The planning obligations should
be confirmed by the Council.
Appraisal Updates and Conclusions:

2.13

We have been provided with a live version of the Argus appraisal included in Red
Loft’s report to which we have applied our amendments which include:

•

The Benchmark Land Value has been reduced to reflect reduced EUV as storage land
and increased costs.

•

The revised Benchmark Land Value of £4,815,000 has been inputted as a fixed land
value so that land interest charges are not over or understated. Profit has been
included as a development cost timed to the end of development. This results in the
appraisal outputting a profit above profit targets representing either the
development surplus or deficit.
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•

We have revised the GDV of the Affordable Housing portion of the scheme from
£12.74m to £13.66m to reflect our analysis.

•

We have amended the commercial area of the proposed scheme to 19,594sf in line
with supplementary information received from Red Loft.

•

We have reduced Red Loft’s blended profit target of 20% for Private Residential and
6% for Affordable Housing to a figure reflecting 17.5% for Private Housing, 15% for
Commercial and 6% for Affordable Housing this being a more reasonable profit range
for this type and scale of scheme.

2.14

Our updated viability position for the scheme as proposed is:
35% Affordable
Housing
EUV
Landowner
Premium
BLV
GDV
Developer’s Profit:
Private Housing
Affordable Housing
Commercial
Deficit

Red Loft

BPS

£4,835,000

£4,013,000

20%

20%

£5,802,000

£4,815,600

£74,603,231

*£75,800,308

20%
6%

17.5%
6%
15%
£18,081,284

£21,991,332

* Based on revised Commercial floor area.
2.15

Our analysis shows a reduced deficit but one which would still not enable the scheme
to viably deliver additional affordable housing. It is not clear whether the applicant
has considered how the application of grant might enable the scheme to deliver
additional affordable housing.
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3.0

BENCHMARK LAND VALUE
Viability Benchmarking

3.1

Development appraisals work to derive a residual value. This approach can be
represented by the formula below:
Gross Development Value – Development Costs (including Developer's Profit) =
Residual Value

3.2

The residual value is then compared to a benchmark land value. Existing Use Value
(EUV) and Alternative Use Value (AUV) are standard recognised approaches for
establishing a land value as they help highlight the apparent differences between
the values of the site without the benefit of the consent sought.

3.3

The rationale for comparing the scheme residual value with an appropriate
benchmark is to identify whether it can generate sufficient money to pay a realistic
price for the land whilst providing a normal level of profit for the developer. In the
event that the scheme shows a deficit when compared to the benchmark figure, the
scheme is said to be in deficit and as such would be unlikely to proceed.

3.4

Development appraisals can also be constructed to include a fixed land value and
fixed profit targets. If an appropriate benchmark is included as a fixed land value
within a development appraisal this allows for interest to be more accurately
calculated on the Benchmark Land Value, rather than on the output residual value.
By including fixed profit targets as a cost within the appraisal, programmed to the
end of development so as not to attract interest payments, the output represents a
‘super’ profit. This is the profit above target levels generated by the scheme which
represents the surplus available towards planning obligations.

3.5

We note the Mayor of London’s Affordable Housing and Viability SPG published August
2017 states a clear preference for using EUV as a basis for benchmarking
development as this clearly defines the uplift in value generated by the consent
sought. This is evidenced through the following extract:
The Mayor considers that the ‘Existing Use Value plus’ (EUV) approach is usually the
most appropriate approach for planning purposes. It can be used to address the need
to ensure that development is sustainable in terms of the NPPF and Development
Plan requirements, and in most circumstances the Mayor will expect this approach
to be used.

3.6

We note the Planning Policy Guidance, published May 2019, states:
Benchmark land value should:
•
•
•

be based on existing use value
allow for a premium to landowners (including equity resulting from those
building their own homes)
reflect the implications of abnormal costs; site-specific infrastructure costs;
and professional site fees and

Viability assessments should be undertaken using benchmark land values derived in
accordance with this guidance. Existing use value should be informed by market
evidence of current uses, costs and values. Market evidence can also be used as a
cross-check of benchmark land value but should not be used in place of benchmark
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land value. These may be a divergence between benchmark land values and market
evidence; and plan makers should be aware that this could be due to different
assumptions and methodologies used by individual developers, site promoters and
landowners.
The evidence should be based on developments which are fully compliant with
emerging or up to date plan policies, including affordable housing requirements at
the relevant levels set out in the plan. Where this evidence is not available plan
makers and applicants should identify and evidence any adjustments to reflect the
cost of policy compliance. This is so that historic benchmark land values of nonpolicy compliant developments are not used to inflate values over time.
[…] Where viability assessment is used to inform decision making under no
circumstances will the price paid for land be a relevant justification for failing to
accord with relevant policies in the plan. Local authorities can request data on the
price paid for land (or the price expected to be paid through an option agreement).
3.7

We find the Market Value approach as defined by RICS Guidance Viability in Planning
2012 if misapplied is potentially open to an essentially circular reasoning. The RICS
Guidance promotes use of a modified standard definition of “Market Value” by
reference to an assumption that the market values should reflect planning policy and
should disregard that which is not within planning policy. In practice we find that
consideration of compliance with policy is generally relegated to compliance
somewhere on a scale of 0% to the policy target placing landowner requirements
ahead of the need to meet planning policy.

3.8

There is also a high risk that the RICS Guidance in placing a very high level of reliance
on market transactions is potentially exposed to reliance on bids which might
a) Represent expectations which do not mirror current costs and values as required
by PPG.
b) May themselves be overbids and most importantly
c) Need to be analysed to reflect a policy compliant position.
To explain this point further, it is inevitable that if site sales are analysed on a
headline rate per acre or per unit without adjustment for the level of affordable
housing delivered then if these rates are applied to the subject site they will
effectively cap delivery at the rates of delivery achieved of the comparable sites.
This is an essentially circular approach which would effectively mitigate against
delivery of affordable housing if applied.

3.9

The NPPF recognises the need to provide both landowners and developers with a
competitive return. In relation to landowners this is to encourage landowners to
release land for development. This is set out in PPG as follows:
To define land value for any viability assessment, a benchmark land value should be
established on the basis of the existing use value (EUV) of the land, plus a premium
for the landowner. The premium for the landowner should reflect the minimum
return at which it is considered a reasonable landowner would be willing to sell
their land. The premium should provide a reasonable incentive, in comparison with
other options available, for the landowner to sell land for development while
allowing a sufficient contribution to comply with policy requirements. Landowners
and site purchasers should consider policy requirements when agreeing land
transactions. This approach is often called ‘existing use value plus’ (EUV+)
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3.10

Guidance indicates that the sale of any premium should reflect the circumstances of
the landowner. We are of the view that where sites represent an ongoing liability to
a land owner and the only means of either ending this liability or maximising site
value is through securing a planning consent this should be a relevant factor when
considering whether a premium is applicable. This view is corroborated in the Mayor
of London’s Affordable Housing and Viability SPG which states:
Premiums above EUV should be justified, reflecting the circumstances of the site.
For a site which does not meet the requirements of the landowner or creates
ongoing liabilities/ costs, a lower premium of no premium would be expected
compared with a site occupied by profit-making businesses that require relocation.
The premium could be 10 per cent to 30 per cent, but this must reflect site specific
circumstances and will vary.
The Proposed Benchmark

3.11

The benchmark proposed by Red Loft for viability testing is based on an EUV+
approach.

3.12

The existing property on site comprises 6 Lots which we understand from Red Loft
are let under short term licences to different occupiers. We are not aware of the
heads of terms of these licences which we not made available to us despite our
request. In the circumstances, we have assumed that the property is available with
vacant possession and have valued on this basis.

3.13

We have not received any photographs or any additional evidence on the property’s
condition, nor have we conducted a site inspection. We understand that Strettons,
on behalf of Red Loft have externally inspected the buildings and that they are in
average or above average operational condition (we note the remarks regarding
suspected asbestos and assume for the purposes of this report that the property is
suitable for its current use). No further information is provided by the applicant.

3.14

On this basis, we have assumed that the property is currently in a lettable condition
for its current use. We have not allowed for any refurbishment costs, but we reserve
the right to amend our valuation on receipt of further information.

3.15

Red Loft have assumed the following EUVs:

Lot

Use

1

Warehouse/Office
Yard
Workshop/Office
Yard
Workshop
Yard
Warehouse
Yard
Warehouse/Office
Yard
Workshop
Yard
Total

2
3
4
5
6

3.16

Size sf
9,703
2,313
3,237
2,749
311
8,794
7,712
5,409
2,432
541
1,922
533

Red Loft Red Loft
ERV psf
ERV pa
£8.00
£77,000
£11.00
£5.00
£4.50
£12.00
£5.00
£10.00
£10.00

Red Loft
Yield
6.50%

Purchase
Costs
6.80%

Red Loft
EUV
£1,100,000

£50,000

6.0%

6.80%

£775,000

£40,000

8.00%

6.80%

£465,000

£119,000

6.00%

6.80%

£1,850,000

£24,000

6.25%

6.80%

£360,000

£19,000

6.25%

6.80%

£285,000

£329,000

£4,835,000

The above figures are based on transactional and marketing comparables.
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3.17

Industrial rents quoted are between £4.38 and £17psf, although rents for units within
the size range seen at the subject were between £10.84 and £12.41psf.

3.18

Rents for industrial land quoted are £4.73 and £1.90, although the rent of £4.73 was
agreed on a smaller plot than those rentalised at the subject.

3.19

Sales of industrial land are quoted at rates between £22.89 and £106.30 psf, yields
were around 8.5%, although all these comparables are of much smaller plots than
the subject.

3.20

Industrial yields quoted are between 4.5% and 7.89%. Of the three yields below
6.68%, one was sold to the tenant, one was a sale and leaseback, the remaining
property was reversionary and all 3 were single let.

3.21

In addition, sales of vacant industrial premises are recorded between £164 and
£227.34 psf. The property quoted at £227.34 psf is an asking price, whilst the
property quoted at £210.89 was part of a portfolio sale. The remaining comparables
are all considered a superior specification to the subject.

3.22

Red Loft have adopted a 20% landowner’s premium which results in a BLV of
£5,802,000. They give the following justification as to why a 20% premium has been
adopted:
‘This uplift is considered reasonable given the demand for this type of space
evidenced and reflects established precedent in viability assessment methodology.’

BPS Assessment of Benchmark Land Value
3.23

We have approached the Benchmark Land Value on an Existing Use Value Plus (EUV+)
basis. Notwithstanding this, we have provided commentary upon the inputs used in
Red Loft’s approach as follows:

3.24

We have considered valuation of the land as industrial and industrial open storage
and our research has established the following comparables:

Address

Date

Comments
Industrial Rents

Unit 2, Block
2, Woolwich
Church St,
SE18
Basement, 3
Herringham
Road, SE7
Unit 7, Block
2, Woolwich
Church St,
SE18
Unit 13, VIP
Industrial Pk,
Anchor and
Hope Lane
SE7

Aug 18

£12.84psf

Letting of 2,493sf, dated 5,5m eaves, parking and loading at
£32,000pa.

Jul 18

£9.61psf

11,447sf let at £110,000 on a 5 year term with yearly rent
reviews.

Mar 18

£12.47psf

Letting of 2,486sf, dated 5.5m eaves, parking and loading at
£31,000pa.

Nov 17

£10.41psf

Letting of 1,153sf, 1970s unit at £12,000pa.
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Units 50-51
New
Lydenberg St,
SE7

Apr 17

£14.75psf

Letting of 793sf, 1950s, 5 year term, 3 year break at
£11,700pa.

Storage Land Rents:
Address
Cuba St, E14
14 Woodford
Trading
Estate,
Southend Rd,
IG8
Land to the
rear of 191
Green Lane,
Welling SE9
Bramshot
Avenue,
Greenwich
SE7
Thames
Circle, E14
Picketts Lock
Lane, N9

Date
Jul 20
Jul 20

£4.00psf
£3.97psf

Aug 20

£2.80psf

Sep 20

£3.70psf

Apr 19

£6.3psf

Feb 19

£3.55psf

Comments
14,246sf on the market for £57,000pa, central location.
12,594sf on the market for £50,000, includes 4 storage
containers.

Enclosed land of 1,890sf available for restricted storage
adjacent to residential properties, 12 month licence, good
interest received at asking price of £450pcm. Comparable micro
location to subject.
0.5 acre secure yard with WC block on Blackwall Tunnel
Southern Approach. Superior location to subject due to access.
Under offer on 5 year lease with break in year 3 at just under
£3.70 psf.
0.2 acres, B8 open storage land let on 5 year lease, better
location than subject.
2.75 acres, B8 open storage land, let on 10 year lease.

Industrial Sales:
2-10 Ossory
Road, SE1

Jul 18

£160psf

12,852sf, eaves height 6.4m, includes yard, sold for £.05m.

Industrial Storage Land sales:
Peak Works,
Alfreds Way,
Barking
Former
Frozen
Distribution
Centre,
Elstree Way,
Borehamwood
54 St
Jeffrey’s
Road, Enfield

Oct 18

£73.46psf 1.55 acres, vacant, has 35,400sf industrial building on site,
access to A13.

Feb 18

£72.77psf 6.17 acres, vacant, includes buildings and cold store distribution
unit.

Feb 17

£62.44psf 2.02 acres, vacant, between M25 and A406.

3.25

The industrial workshop/warehouse rental comparables available appear to be of
superior specification/condition to the subject units, but we consider Red Loft’s
assessment of ERV psf to be reasonable.

3.26

Of the rental comparables for industrial land, we consider the closest comparable to
be that at Bramshot Avenue, although this plot is larger than the subject, it is better
located. We have therefore reduced the rent psf on the open storage land to
£3.00psf.

3.27

Further to our view on Red Loft’s assessment of rents psf, industrial yards are usually
only rentalised when the yard exceeds around 40% of the built area. For this reason,
we have reduced the rentalised yard area on Lot 2 to 1,454sf and on Lot 4 to 2,324sf.
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We have not made a similar adjustment to Lot 3 as the workshop on this site is
essentially ancillary to the yard.
3.28

In addition, we have deducted 5% management costs to reflect the multi-let nature
of the site.

3.29

In terms of yields, we are in agreement with Red Loft’s adoption of yields between
6.00% and 8.00% which accord with the evidence available to us and with the Knight
Frank August 2020 secondary industrial yield of 6.25%+.

3.30

The BPS assessment of EUV is therefore £4,013,000, a breakdown of which is shown
in the table below:

Lot

Use

1

Warehouse/Office
Yard
Workshop/Office
Yard
Workshop
Yard
Warehouse
Yard
Warehouse/Office
Yard
Workshop
Yard
Total

2
3
4
5
6

Size sf
9,703
2,313
3,237
1,454
311
8,794
7,712
2,324
2,432
541
1,922
533

BPS ERV
BPS
psf
ERV pa
£8.00 £77,000
£11.00
£3.00
£3.00
£12.00
£3.00
£10.00
£10.00

BPS Yield Purchase
Costs
6.50%
6.80%

Red Loft
EUV
£1,049,000

£40,000

6.0%

6.80%

£590,000

£26,000

8.00%

6.80%

£288,000

£100,000

6.00%

6.80%

£1,475,000

£24,000

6.25%

6.80%

£341,000

£19,000

6.25%

6.80%

£270,000

£286,000

£4,013,000

3.31

Noting that there is ready demand for such accommodation we consider the property
could remain a functioning investment as such we are in agreement that a 20%
Landowner Premium is appropriate and on this basis we have adopted a figure of
£4,815,600 as the Benchmark Land Value.

3.32

We reserve the right to amend our valuation on receipt of further information.
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4.0

RESIDENTIAL UNIT VALUES

4.1

The residential element of the proposed scheme, as sought by the planning
application, is for 202 residential units. Residential units are provided in a mixture
of studios, 1, 2 and 3 bedroom flats and will be arranged in 4 blocks of up to 10
storeys.

4.2

The scheme delivers 35% affordable housing by unit reflecting 70/30 split of tenure.
We note that by habitable rooms the overall provision reflects 38% and the split of
tenure types is 77%/23%, noting the Council’s policy requirement for a 70/30 split of
tenure.

4.3

Across the scheme, Red Loft have assessed Market Values by unit type as follows:
Type

Size sf

Red Loft
MV psf

No. of
units

£691
£641
£616
£535

Red Loft
average
MV
£280,909
£384,000
£456,050
£570,000

Studio
1 bedroom flat
2 bedroom flat
2 bedroom
duplex
3 bedroom flat
3 bedroom
duplex
Total/Ave

407
599
741
1,066
844
1,177

Red Loft Total
MV

11
50
100
1

£3,090,000
£19,200,000
£45,605,000
£570,000

£602
£548

£508,561
£644,643

33
7

£16,782,500
£4,512,500

£616

£444,356

202

£89,760,000

Private Residential Units
4.4

The private residential units comprise part of Block B and the whole of Blocks C and
D.

4.5

The above Market Values assessed by Red Loft result in a total GDV for Private
Residential units of £56,925,000, an average area of 619sq ft and an average unit
market value of £434,542. This value is based upon advice from Savills, although no
direct comparable evidence is quoted.

4.6

We have made our own enquiries and have obtained the following comparables from
similar new build developments in the area.

Development

Battalion
Court SE18

Studio
Ave sf

Studio
Ave
price
psf

1
bed
Ave
sf
587

1
bed
Avg
price
psf
£620

2
bed
Ave
sf
866

2
bed
Ave
price
psf
£543

3
bed
Ave
sf
981

3
bed
Avg
price
psf
£560

Comments

Mix of achieved and
asking prices
Jun19-Jan 20.
Similar sized units
to subject, we
consider this to be
a reasonable
comparable to the
subject scheme.
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Woodrow
Business
Centre SE18

Phase V,
Greenwich
Millennium
Village, SE10
*

555

£751

857

£649

-

-

Phase VI,
Greenwich
Millennium
Village, SE10
*

615

£711

805

£689

-

-

Precision
SE10

Greenwich
Square SE10

406

£810

610

£762

794

£719

1,070

£684

The River
Gardens SE10
*

606

£955

762

£717

814

£690

988

£605

Royal Arsenal
Riverside
SE18 *

426

£887

540

£848

807

£743

The Royal
Arsenal SE18
*

550

£945

740

£858

1,050

£743

Average

588

£747

774

£690

962

£648

Achieved prices
average £718 psf
through 2018 and
2019. Small unit
sizes, but
comparable
location.
Stronger location
than subject,
riverside setting.
Phase 5 analysed
here (Sept – Nov
19).
From indicative
range of prices
achieved over last
12 months. 3
bedrooms are
duplexes (achieving
around £650,000,
no measurements
available). No
parking included.
Parking charged at
£20,000 per space
in addition.
Achieved prices
mostly in 2018
showed an average
of £664 psf.
Superior riverside
setting and
historic.
Asking prices June
2019. Stronger
location than
subject, similar
sized units.
Achieved prices,
mostly through
2019. Considered
superior to subject
and generally
larger units.
Achieved prices
from June 2018 to
Dec 2019.
Considered a
superior scheme
than subject and
small unit sizes.
From indicative
range of achieved
prices, June to
September 2020.

15 | Page

August 2020

Appendix 4 - Viability Report

Page 268

Coopers Yard
Application No: 20/1924/F

BPS Chartered Surveyors

4.7

From the above developments, we consider Battalion Court to be the strongest
comparable for the subject scheme. On this basis and considering the tone of values
for Studios and larger apartments, particularly Greenwich Square and the River
Gardens we consider Red Loft’s assessment of Private Residential GDV to be
reasonable although we would recommend that Market Value is re-assessed at
Review.
Ground rents

4.8

Capitalised ground rents have been excluded from Red Loft’s appraisal. This is due
to the Government’s intention to limit them to a peppercorn rent. Although there is
as yet no legislation limiting ground rents or any timescale to bring forward
legislation. We do however note that the Government has indicated that Grant will
not be awarded to schemes charging such rents, furthermore a number of leading
mortgage providers have also made the same stipulation.

4.9

In light of the above we accept the exclusion of ground rents as it appears this
revenue is unlikely to be realised. However, we also recommend that this approach
is backed by provisions within the S106 Agreement to limit the ability to levy ground
rents to accord with this assumption.
Affordable Housing

4.10

The applicant is offering affordable housing within Blocks A and B of the proposed
development. Red Loft have indicated that whilst 35% of the scheme is accounted
for by affordable housing by unit, this increases to 37.6% when assessed by habitable
room. We note the then accommodation schedule that the tenure split on a habitable
room basis reflects a tenure split of 77% affordable rent and 23% shared ownership
as such it exceeds the Council policy requirement for a 70/30 split of tenure.

4.11

London Affordable Rent units account for 70% by unit of the proposed affordable
housing provision (77% by habitable room) and will be situated in Block A. Red Loft
have assessed the value of the net rents (after deductions for management,
maintenance, repairs and voids/bad debts) assuming rental growth at 3.00% pa. This
results in a London Affordable Rented GDV of £6,800,000.

4.12

We have assumed rental growth of 0.5% pa and have discounted the cashflow over a
60 year period. Our analysis values the Affordable Rent portion at £7.94m.

4.13

Shared Ownership units account for 30% by unit of the affordable housing provision
(23% by habitable room) and comprise part of Blocks A and B. Red Loft have assessed
the value of the Shared Ownership units as total of the revenue of shares sold and
the net present value of the rent receivable on the following assumptions:
Unit type

Studio
1b2p
2b3p
2b4p
3b4p

%
Share
sold
35%
35%
35%
30%
30%

%rent on
unsold
equity
2.75%
2.75%
2.75%
2.75%
2.75%
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4.14

This results in Red Loft’s assessment of the Shared Ownership GDV of £5,940,000.

4.15

We confirm that based on a household income of £90,000, and assuming an equity
purchase of 35%, the units remain affordable. We have assessed the Shared
Ownership GDV assuming a rent of 2.5% on the remainder of an 30% equity stake.
Again, a 60 year cashflow period has been analysed. This results in a Shared
Ownership GDV of £5.66m.

4.16

An offer from an RP would be a useful point of reference to confirm whether the
assumed values are reasonable and would accord with best practice. There has been
no assessment of the potential impact of grant in helping to deliver a higher quantum
of affordable housing in line with the new London Plan target of 50% for this category
of site.

4.17

Red Loft report that the scheme is grant free and does not qualify for the Fast Track
Route. We therefore understand that the scheme should be subject to Review under
the Viability Tested Route and we recommend that the opportunity is taken to review
the values here reported.
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5.0

COMMERCIAL UNIT VALUES

5.1

We are in receipt of supplementary information from Red Loft which confirms a
revised total commercial floorspace of 19,594 sqft NIA on the ground and mezzanine
floors. This includes retail and commercial uses.

5.2

We have been provided with the following revised GIA measurements for the
commercial units:

Unit

Use

1

Retail/Community
Retail/Community
Retail/Community
Employment
Employment
Employment
Employment
Employment

2
3
4
5
6
7
8

Use Class

New Use
Class

Floor

A1-A5, D1
A1-A5, D1
A1-A5, D1
B1, B8
B1, B8
B1, B8
B1, B8
B1, B8

E, F1, F2, SG
E, F1, F2, SG
E, F1, F2, SG
E, B8
E, B8
E, B8
E, B8
E, B8

G
G
G
G&M
G&M
G&M
G&M
G&M

Total

GIA
(sf)
2,209
1,953
1,330

NIA at 80% of
GIA (sf)

1,767
1,562
1,064

2,322
2,879
2,341

3,671
2,889
19,594

5.3

Red Loft have proposed an ERV of £17.50 psf GIA for the commercial space, which
totals £342,895. The accommodation is assumed to be fitted out prior to letting and
no rent free periods or void periods have been assumed. No comparable evidence
has been produced in support of this assumption. We note that Red Loft’s report
refers only to B1/B8 uses, although the planning application refers to A1-A5 and D1
uses for the 3 retail units.

5.4

We have considered the following evidence from A1, B1, D1 and D2 uses from a
number of newly completed developments in SE10 and SE18, which show a range of
rentals from £17.49psf to £30.00psf. The units range in size from 1,345 sf to 6,174 sf
and are comparable in size to the units in the proposed scheme.

Address

Use

Block 2, Plumstead
Rd, SE18
Unit 4, Greenwich
Square, SE10
Block 9, River
Gardens, SE10
River Gardens,
SE10
Unit 5, Greenwich
Square, SE10
Units1-6, 5-21
Blackwall Lane,
SE10

5.5

Date

GIA
(sf)

Rent pa

Rent psf

Comments

Retail

Mar 20

5,119

£127,950

£25.00

Ground Floor

A1

Jan 20

2,139

£54,825

£25.63

B1

Dec 18

6,174

£108,000

£17.49

Ground floor,
shell space.
Ground Floor

D1

Nov 18

3,553

£65,000

£18.29

Ground Floor

A1

Nov 18

1,345

£40,350

£30.00

Ground Floor

D2

Nov 18

4,853

£95,000

£19.58

Gym use, 15 year
term, 12 month
rent free, ground
floor

Considering the above comparables (and in particular that the retail units have been
valued on the basis of GIA with no void/rent free period), we are in broad agreement
with a rent in the order of £17.50psf, although the increased flexibility in use
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stemming from the The Town and Country Planning (Use Classes) (Amendment)
(England) Regulations 2020 will increase the marketability of the units and could
increase average rents achieved. We therefore recommend these rents are subject
to a Review.
5.6

Red Loft have assumed a yield of 6.50% for the proposed commercial space. This is
not based on explicit transactional evidence, presumably because investment sales
of the commercial element only of such schemes are unusual. From our experience
of the market and bearing in mind the variety of uses that the commercial space will
fulfil and its essentially neighbourhood location, we are in agreement that a yield of
6.50% appears realistic.

5.7

We are therefore of the view that a Market Value of the commercial element of the
proposed scheme of £5,275,000 appears reasonable (this figure takes the revised
floor areas into account).
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6.0

DEVELOPMENT COSTS

6.1

We have instructed our independent Cost Consultant Neil Powling.

6.2

Our Cost Consultant, Neil Powling, has analysed the build cost plan for the proposed
scheme prepared by Randall Simmonds and we attach their report dated 11th
September 2020 in Appendix 1. The report concludes that:
Our benchmarking results in an adjusted benchmark of £2,703/m² that compares to
the Applicant’s £2,699/m². We therefore consider the Applicant’s costs to be
reasonable.
The areas and costs included in the appraisal are consistent with the areas and costs
in the estimate/cost plan.

6.3

Randall Simmonds have allowed preliminaries at 10.3%, with a further 1% for Works
Insurance, overheads and profit at 6.4% and contingencies at 5% which we consider
to be reasonable.

6.4

The FVA appraisal utilises the following fees:
•
•
•
•
•
•
•

Professional fees
Residential Marketing and sales agent fees
Commercial Marketing and sales agent fees
Sales Agency Fee
Sales legal fee
Letting Agent Fee
Letting Legal Fee

12.0%
1.5%
£2/ft2
1.5%
0.35%
10.00%
5.00%

6.5

We consider these fees to be within market norms and therefore reasonable.

6.6

Generally, we accept that overall construction costs put forward in the FVA are
realistic and in line with market norms.

6.7

Red Loft have included CIL in their appraisal. They have assumed a charge of
£301,065 for MCIL and £842,982 for RBG CIL. We have not verified these amounts
and request that the Council confirm that the charges assumed are appropriate.

6.8

An allowance has been made of £308,000 for s278 road improvements.

6.9

No allowance for Carbon Offset Payment has been made, we request that the Council
confirm this to be appropriate.

6.10

We have not included s106 costs in our appraisal, as we understand that a s106
agreement has not been reached. We request that the Council confirm that this
approach is appropriate.

6.11

Finance has been included at 7% assuming that the scheme is 100% debt financed.
We consider this to be reasonable assumption for the purposes of assessing viability
but at the upper end of the interest spectrum we would expect for as development
of this scale.
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6.12

Red Loft have proposed the following development time scales:

Total Construction Period

Months
29

6.13

Red Loft have assumed that 40% pre-sales will be achieved on private residential
sales with 8 units per month being sold thereafter.

6.14

The developer profit target adopted by Red Loft is a blended figure of 17.28%, based
on 20.00% on private residential GDV and 6.00% on affordable residential GDV. Our
view is that 17.5% on private housing, 15% on commercial and 6% on affordable
housing would be more in line with industry norms and we have revised our figures
appropriately.

7.0

REDUCED HEIGHT SCENARIO

7.1

Red Loft have presented a further scenario within their report, describing a proposal
for the subject site with 84 residential units and no Affordable Housing. Although we
have not been provided with Red Loft’s live Argus appraisal for this scenario, we
have replicated this scenario reflecting our views on values. We have not specifically
analysed the build costs for this scenario and assume Red Loft’s costs to be correct.

7.2

Our appraisal indicates that the deficit in such a scenario is likely to reduced to
around £300,000. We are of the impression that this scenario has been provided for
illustrative purposes only and would be likely to form part of any discussions during
negotiations with the applicant.
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8.0

SIGNATORIES

The following persons have been involved in the production of this report.

Clare Jones MRICS
RICS Membership no. 0095561
For and on behalf of BPS Chartered Surveyors
&

Andrew Jones MRICS
RICS Membership no. 0085834
For and on behalf of BPS Chartered Surveyors

This report is provided for the stated purpose and for the sole use of the named clients. This
report may not, without written consent, be used or relied upon by any third party.
The author(s) of this report confirm that there are no conflicts of interest and measures
have been put in place to prevent the risk of the potential for a conflict of interest. In
accordance with the RICS Professional Statement Financial Viability in Planning: Conduct
and Reporting September 2019, this report has been prepared objectively, impartially, and
with reference to all appropriate sources of information, and our instruction is not on a
success-related or contingent fee basis.
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Project: Coopers Yard, Eastmoor St, Charlton, SE8 9LX – (Land
at) 6, 61-81 and 6&10 Westmoor St - Greenwich
Independent Review of Assessment of Economic Viability
Interim Draft Report
Appendix A Cost Report
1

SUMMARY

1.1

The estimate includes provision for fitting out the commercial space - we have
included a new build rate including fit out for the commercial area.

1.2

Our benchmarking results in an adjusted benchmark of £2,703/m² that compares
to the Applicant’s £2,699/m². We therefore consider the Applicant’s costs to be
reasonable.

2

METHODOLOGY

2.1

The objective of the review of the construction cost element of the assessment of
economic viability is to benchmark the Applicant’s costs against RICS Building Cost
Information Service (BCIS) average costs. We use BCIS costs for benchmarking
because it is a national and independent database. Many companies prefer to
benchmark against their own data which they often treat as confidential. Whilst
this is understandable as an internal exercise, in our view it is insufficiently robust
as a tool for assessing viability compared to benchmarking against BCIS. A key
characteristic of benchmarking is to measure performance against external data.
Whilst a company may prefer to use their own internal database, the danger is
that it measures the company’s own projects against others of its projects with no
external test. Any inherent discrepancies will not be identified without some
independent scrutiny.

2.2

BCIS average costs are provided at mean, median and upper quartile rates (as well
as lowest, lower quartile and highest rates). We generally use mean or
occasionally upper quartile for benchmarking. The outcome of the benchmarking
is little affected, as BCIS levels are used as a starting point to assess the level of
cost and specification enhancement in the scheme on an element by element
basis. BCIS also provide a location factor compared to a UK mean of 100; our
benchmarking exercise adjusts for the location of the scheme. BCIS Average cost
information is available on a default basis which includes all historic data with a
weighting for the most recent, or for a selected maximum period ranging from 5
to 40 years. We generally consider both default and maximum 5 year average
prices; the latter are more likely to reflect current regulations, specification,
technology and market requirements.

2.3

BCIS average prices are available on an overall £ per sqm and for new build work
on an elemental £ per sqm basis. Rehabilitation/conversion data is available an
overall £ per sqm and on a group element basis ie. substructure, superstructure,
finishings, fittings and services – but is not available on an elemental basis. A
comparison of the applicants elemental costing compared to BCIS elemental
benchmark costs provides a useful insight into any differences in cost. For
example: planning and site location requirements may result in a higher than

1
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normal cost of external wall and window elements.
2.4

If the application scheme is for the conversion, rehabilitation or refurbishment of
an existing building, greater difficulty results in checking that the costs are
reasonable, and the benchmarking exercise must be undertaken with caution. The
elemental split is not available from the BCIS database for rehabilitation work; the
new build split may be used instead as a check for some, but certainly not all,
elements. Works to existing buildings vary greatly from one building project to the
next. Verification of costs is helped greatly if the cost plan is itemised in
reasonable detail thus describing the content and extent of works proposed.

2.5

BCIS costs are available on a quarterly basis – the most recent quarters use
forecast figures, the older quarters are firm. If any estimates require adjustment
on a time basis we use the BCIS all-in Tender Price Index (TPI).

2.6

BCIS average costs are available for different categories of buildings such as flats,
houses, offices, shops, hotels, schools etc. The Applicant’s cost plan should ideally
keep the estimates for different categories separate to assist more accurate
benchmarking. However if the Applicant’s cost plan does not distinguish different
categories we may calculate a blended BCIS average rate for benchmarking based
on the different constituent areas of the overall GIA.

2.7

To undertake the benchmarking we require a cost plan prepared by the applicant;
for preference in reasonable detail. Ideally the cost plan should be prepared in
BCIS elements. We usually have to undertake some degree of analysis and
rearrangement before the applicant’s elemental costs can be compared to BCIS
elemental benchmark figures. If a further level of detail is available showing the
build-up to the elemental totals it facilitates the review of specification and cost
allowances in determining adjustments to benchmark levels. An example might be
fittings that show an allowance for kitchen fittings, bedroom wardrobes etc that is
in excess of a normal BCIS benchmark allowance.

2.8

To assist in reviewing the estimate we require drawings and (if available)
specifications. Also any other reports that may have a bearing on the costs. These
are often listed as having being used in the preparation of the estimate. If not
provided we frequently download additional material from the documents made
available from the planning website.

2.9

BCIS average prices per sqm include overheads and profit (OHP) and preliminaries
costs. BCIS elemental costs include OHP but not preliminaries. Nor do average
prices per sqm or elemental costs include for external services and external works
costs. Demolitions and site preparation are excluded from all BCIS costs. We
consider the Applicants detailed cost plan to determine what, if any, abnormal
and other costs can properly be considered as reasonable. We prepare an adjusted
benchmark figure allowing for any costs which we consider can reasonably be
taken into account before reaching a conclusion on the applicant’s cost estimate.

2.10

We undertake this adjusted benchmarking by determining the appropriate
location adjusted BCIS average rate as a starting point for the adjustment of
abnormal and enhanced costs. We review the elemental analysis of the cost plan
on an element by element basis and compare the Applicants total to the BCIS
element total. If there is a difference, and the information is available, we review
the more detailed build-up of information considering the specification and rates
to determine if the additional cost appears justified. If it is, then the calculation
may be the difference between the cost plan elemental £/m² and the equivalent
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BCIS rate. We may also make a partial adjustment if in our opinion this is
appropriate. The BCIS elemental rates are inclusive of OHP but exclude
preliminaries. If the Applicant’s costings add preliminaries and OHP at the end of
the estimate (as most typically do) we add these to the adjustment amounts to
provide a comparable figure to the Applicant’s cost estimate. The results of the
elemental analysis and BCIS benchmarking are generally issued as a PDF but upon
request can be provided as an Excel spreadsheet.
3

GENERAL REVIEW

3.1

We have been provided with and relied upon the Viability Assessment &
Affordable Housing Statement issued June 2020 by Red Loft including the Order of
Cost Estimate issued by Randall Simmonds June 2020.

3.2

The cost plan is dated June 2020 we assume Base Date 2Q2020. Our benchmarking
uses current BCIS data which is on a current tender firm price basis. The BCIS allin Tender Price Index (TPI) for 2Q2020 is 332 (Provisional) and for 3Q2020 332
(forecast).

3.3

The estimate is stated to be based on the Architect’s planning drawings and
Accommodation Schedule. There is no structural or services information listed.

3.4

The cost plan includes an allowance of 10.3% for preliminaries and a further 1% for
Works Insurance. The allowance for overheads and profit (OHP) is 6.4%. We
consider these allowances reasonable.

3.5

The allowance for contingencies is 5% which we consider reasonable. All the %
figures are based on a calculation of a conventional arrangement of the sums in
the analysis.

3.6

We have extracted the cost information provided by the Applicant into a standard
BCIS/NRM format to facilitate our benchmarking.

3.7

Sales have been included in the Appraisal at average figures of £619/ft² (Net Sales
Area).

3.8

We have downloaded current BCIS data for benchmarking purposes including a
Location Factor for Greenwich of 122 that has been applied in our benchmarking
calculations.

3.9

We have adopted the same GIA used in the Applicant’s cost plan; we assume this
to be the GIAs calculated in accordance with the RICS Code of Measurement 6th
Edition 2007.

3.10

We have calculated a blended rate for benchmarking as the table below. The
estimate includes provision for fitting out the commercial space - we have
included a new build rate including fit out for the commercial area. Based on the
estimate provisions we consider it reasonable to apply the build cost rate for flats
to the internal car parking.

3.11
Car parking (internal)
Commercial

m²
558
1,705

%
3%
8%

BCIS
£/m²
2,206
2,288

3
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Apartments

19,318
21,581

90%
100%

2,206

1,974
2,212

3.12

The building comprises a ground, mezzanine and 9 floors of flats – a 10/11 storey
building; BCIS average cost data is given in steps: 1-2 storey, 3-5 storey, 6 storey
or above. The elemental information makes no distinction for storey height
resulting in an anomaly for flats below 6 storeys. We have adjusted for this
anomaly in our benchmarking.

3.13

Our benchmarking results in an adjusted benchmark of £2,703/m² that compares
to the Applicant’s £2,699/m². We therefore consider the Applicant’s costs to be
reasonable.

3.14

The areas and costs included in the appraisal are consistent with the areas and
costs in the estimate/cost plan.

BPS Chartered Surveyors
Date: 11th September 2020
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Eastmoor Street & Westmoor Street
202 Units (50 LAR Units and 21 S/O Units)
Financial Viability Appraisal
Land at Nos. 6, 61-81 and Coopers Yard, Eastmoor Street
and No. 6 & 10 Westmoor Street,
Charlton
London
SE7 8LX

Development Appraisal
BPS Surveyors
25 September 2020
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APPRAISAL SUMMARY

BPS SURVEYORS

Eastmoor Street & Westmoor Street
202 Units (50 LAR Units and 21 S/O Units)
Financial Viability Appraisal
Appraisal Summary for Phase 1
Currency in £
REVENUE
Sales Valuation
Private Residential
London Affordable Rent
Shared Ownership
Totals

Units
131
50
21
202

ft² Sales Rate ft²
92,025
618.58
39,095
203.10
14,628
386.93
145,748

Rental Area Summary
Commercial Units

Unit Price Gross Sales
434,542 56,925,000
158,800
7,940,000
269,524
5,660,000
70,525,000

Units
1

ft²
19,594

Rent Rate ft²
17.50

Initial
MRV/Unit
342,895

Net Rent
at Sale
342,895

342,895

YP @

6.5000%

15.3846

5,275,308

Investment Valuation
Commercial Units
Current Rent
GROSS DEVELOPMENT VALUE

75,800,308

Purchaser's Costs
Effective Purchaser's Costs Rate

(358,721)
6.80%
(358,721)

NET DEVELOPMENT VALUE

75,441,587

NET REALISATION

75,441,587

OUTLAY
ACQUISITION COSTS
Fixed Price
Fixed Price

4,815,600
4,815,600
4,815,600

Stamp Duty
Effective Stamp Duty Rate
Agent Fee
Legal Fee

230,280
4.78%
1.50%
0.35%

72,234
16,855
319,369

CONSTRUCTION COSTS
Construction
Build Cost
RB Greenwich CIL estimate
Mayoral CIL2 estimate

ft²
232,300

Build Rate ft²
250.75

Cost
58,250,000
842,982
301,065
59,394,047

PROFESSIONAL FEES
Professional Fees

12.00%

6,990,000
6,990,000

MARKETING & LETTING
Residential Marketing

1.50%

853,875

Project: S:\Joint Files\Current Folders\Greenwich\Coopers Yard\Appraisals\Coopers Yard BPS Appraisal.wcfx
ARGUS Developer Version: 8.20.003
Date: 25/09/2020
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APPRAISAL SUMMARY

BPS SURVEYORS

Eastmoor Street & Westmoor Street
202 Units (50 LAR Units and 21 S/O Units)
Financial Viability Appraisal
Commercial Marketing
Letting Agent Fee
Letting Legal Fee

19,594 ft²

2.00
10.00%
5.00%

39,188
34,290
17,145
944,497

DISPOSAL FEES
Sales Agent Fee
Sales Legal Fee

1.50%
0.35%

1,137,005
265,301
1,402,306

MISCELLANEOUS FEES
Developer's Profit-Private
Developer's Profit-Affordable
Developer's Profit-commercial

17.50%
6.00%
15.00%

9,961,875
816,000
791,296
11,569,171

FINANCE
Debit Rate 7.000%, Credit Rate 0.000% (Nominal)
Land
Construction
Other
Total Finance Cost

1,116,137
5,466,902
1,504,842
8,087,881

TOTAL COSTS

93,522,871

PROFIT
(18,081,284)
Performance Measures
Profit on Cost%
Profit on GDV%
Profit on NDV%
Development Yield% (on Rent)
Equivalent Yield% (Nominal)
Equivalent Yield% (True)

-19.33%
-23.85%
-23.97%
0.37%
6.50%
6.77%

IRR% (without Interest)

-10.18%

Rent Cover
Profit Erosion (finance rate 7.000)

-52 yrs -9 mths
N/A

Project: S:\Joint Files\Current Folders\Greenwich\Coopers Yard\Appraisals\Coopers Yard BPS Appraisal.wcfx
ARGUS Developer Version: 8.20.003
Date: 25/09/2020
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APPRAISAL SUMMARY

BPS SURVEYORS

Eastmoor Street & Westmoor Street
202 Units (50 LAR Units and 21 S/O Units)
Financial Viability Appraisal

Initial
MRV
342,895

Project: S:\Joint Files\Current Folders\Greenwich\Coopers Yard\Appraisals\Coopers Yard BPS Appraisal.wcfx
ARGUS Developer Version: 8.20.003
Date: 25/09/2020
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Eastmoor Street & Westmoor Street
84 Unit reduced height scenario
Financial Viability Appraisal
Land at Nos. 6, 61-81 and Coopers Yard, Eastmoor Street
and No. 6 & 10 Westmoor Street,
Charlton
London
SE7 8LX

Development Appraisal
BPS Surveyors
25 September 2020
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APPRAISAL SUMMARY

BPS SURVEYORS

Eastmoor Street & Westmoor Street
84 Unit reduced height scenario
Financial Viability Appraisal
Appraisal Summary for Phase 1
Currency in £
REVENUE
Sales Valuation
Private Residential

Units
84

ft² Sales Rate ft²
61,815
618.86

Unit Price Gross Sales
455,412 38,254,608

Units
1

ft²
19,594

Rent Rate ft²
17.50

Initial
MRV/Unit
342,895

Net Rent
at Sale
342,895

342,895

YP @

6.5000%

15.3846

5,275,308

Rental Area Summary
Commercial Units
Investment Valuation
Commercial Units
Current Rent
GROSS DEVELOPMENT VALUE

43,529,916

Purchaser's Costs
Effective Purchaser's Costs Rate

(358,721)
6.80%
(358,721)

NET DEVELOPMENT VALUE

43,171,195

NET REALISATION

43,171,195

OUTLAY
ACQUISITION COSTS
Fixed Price
Fixed Price

4,815,600
4,815,600
4,815,600

Stamp Duty
Effective Stamp Duty Rate
Agent Fee
Legal Fee

230,280
4.78%
1.50%
0.35%

72,234
16,855
319,369

CONSTRUCTION COSTS
Construction
Build Cost
RB Greenwich CIL estimate
Mayoral CIL2 estimate

ft² Build Rate ft²
87,570
250.75

Cost
21,958,470
842,982
301,065
23,102,517

PROFESSIONAL FEES
Professional Fees

12.00%

2,635,016
2,635,016

MARKETING & LETTING
Residential Marketing
Commercial Marketing
Letting Agent Fee
Letting Legal Fee

19,594 ft²

1.50%
2.00
10.00%
5.00%

573,819
39,188
34,290
17,145

Project: S:\Joint Files\Current Folders\Greenwich\Coopers Yard\Appraisals\Coopers Yard BPS Appraisal Reduced height scenario.
ARGUS Developer Version: 8.20.003
Date: 25/09/2020
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APPRAISAL SUMMARY

BPS SURVEYORS

Eastmoor Street & Westmoor Street
84 Unit reduced height scenario
Financial Viability Appraisal
664,441
DISPOSAL FEES
Sales Agent Fee
Sales Legal Fee

1.50%
0.35%

652,949
152,355
805,303

MISCELLANEOUS FEES
Developer's Profit-Private
Developer's Profit-commercial

17.50%
15.00%

6,694,556
791,296
7,485,853

FINANCE
Debit Rate 7.000%, Credit Rate 0.000% (Nominal)
Land
Construction
Other
Total Finance Cost

1,116,137
2,186,193
353,468
3,655,799

TOTAL COSTS

43,483,898

PROFIT
(312,703)
Performance Measures
Profit on Cost%
Profit on GDV%
Profit on NDV%
Development Yield% (on Rent)
Equivalent Yield% (Nominal)
Equivalent Yield% (True)

-0.72%
-0.72%
-0.72%
0.79%
6.50%
6.77%

IRR% (without Interest)

6.36%

Rent Cover
Profit Erosion (finance rate 7.000)

-11 mths
N/A

Project: S:\Joint Files\Current Folders\Greenwich\Coopers Yard\Appraisals\Coopers Yard BPS Appraisal Reduced height scenario.
ARGUS Developer Version: 8.20.003
Date: 25/09/2020
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APPRAISAL SUMMARY

BPS SURVEYORS

Eastmoor Street & Westmoor Street
84 Unit reduced height scenario
Financial Viability Appraisal

Initial
MRV
342,895

Project: S:\Joint Files\Current Folders\Greenwich\Coopers Yard\Appraisals\Coopers Yard BPS Appraisal Reduced height scenario.
ARGUS Developer Version: 8.20.003
Date: 25/09/2020
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Coopers Yard, SE8 9LX
Addendum Report

Prepared on behalf of Royal Borough of Greenwich
16th December 2020
Planning reference: 20/1924/F

215a High Street, Dorking, RH4 1RU
www.bps-surveyors.co.uk
Tel: 01483 565 433
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Coopers Yard
Addendum Report

BPS Chartered Surveyors

1.0

INTRODUCTION

1.1

BPS Chartered Surveyors have been instructed by Royal Borough of Greenwich (‘the
Council’) to comment on scheme changes to a Financial Viability Assessment (FVA)
prepared by Redloft on behalf of Coombe Road LLP (‘the Applicant’) in connection
with a planning application for the redevelopment of the above site.

1.2

The FVA for original scheme (20/1924/F) was reviewed in our report dated 28th
September 2020. In that report we assessed a deficit of £18,081,284 and concluded:
Our analysis shows a reduced deficit but one which would still not enable the scheme
to viably deliver additional affordable housing. It is not clear whether the applicant
has considered how the application of grant might enable the scheme to deliver
additional affordable housing.

1.3

This addendum summarises the scheme changes outlined in a letter to the council
from Redloft dated 26th November, revised schedule dated 8th December and revised
Argus appraisal also dated 8th December and provides comment upon the inputs used
by Redloft to assess the revised viability position.

2.0

SUMMARY OF PROPOSED SCHEME CHANGES

2.1

As instructed, we have assessed the scheme presented in the live Argus appraisal and
schedule dated 8th December, which differs slightly from the earlier letter from
Redloft dated 26th November. The revised scheme reduces the Shared Ownership
units by 3 to 18 units, the private residential housing by 7 units to 124 units. The
Affordable Rented units are retained at 50 units. Commercial space is reduced from
19,594sf to 12,286sf. Build cost area has been reduced from 232,300sf to 207,624sf.

2.2

This results in a proposed Affordable Housing provision of 35.4% by unit but 38% by
habitable room. Affordable Housing is provided in a ratio of 78:22 for London
Affordable Rent and Shared Ownership respectively by habitable room. We note this
exceeds the Council’s policy requirement for a 70/30 split of tenure.

3.0

COMMENT ON REDLOFT INPUTS

3.1

The cost and revenue inputs employed by Redloft in their revised appraisal are in line
with those recommended by BPS in our previous report and result in a revised deficit
of £16,528,548.

3.2

We note that the build cost has remained unchanged at £250.75psf and although we
would expect a marginal reduction to reflect the reduced proportion of commercial
space, given the amount of the deficit, we do not consider this to be significant.

4.0

CONCLUSION

4.1

We have considered Redloft’s amendments and conclude that we are in agreement
with their findings that at the level of affordable housing proposed, the scheme is
unviable in planning terms.

2 | Page

December 2020
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Coopers Yard
Addendum Report

BPS Chartered Surveyors

5.0

QUALITY STANDARDS CONTROL

This report is provided for the stated purpose and for the sole use of the named clients. This
report may not, without written consent, be used or relied upon by any third party.
The author(s) of this report confirm that there are no conflicts of interest and measures
have been put in place to prevent the risk of the potential for a conflict of interest. In
accordance with the RICS Professional Statement Financial Viability in Planning: Conduct
and Reporting September 2019, this report has been prepared objectively, impartially, and
with reference to all appropriate sources of information.
The following persons have been involved in the production of this report:

Clare Jones
RICS Membership no. 0095561
For and on behalf of BPS
Chartered Surveyors

6.0

Andrew Jones MRICS
RICS Membership no. 0085834
For and on behalf of BPS
Chartered Surveyors

LIMITATION OF LIABILITY/ PUBLICATION

This report is provided for the stated purpose and for the sole use of the named clients. It
is confidential to the clients and their professional advisors and BPS Chartered Surveyors
accepts no responsibility whatsoever to any other person.
Neither the whole nor any part of this valuation report nor any reference hereto may be
included in any published document, circular, or statement, or published in any way,
without prior written approval from BPS of the form and context in which it may appear.
The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health
Organisation as a “Global Pandemic” on 11 March 2020, has impacted global financial
markets. Travel restrictions have been implemented by many countries.
Market activity is being impacted in many sectors. As at the valuation date, we** consider
that we can attach less weight to previous market evidence for comparison purposes, to
inform opinions of value. Indeed, the current response to COVID-19 means that we are
faced with an unprecedented set of circumstances on which to base a judgement.
Our valuation(s) is / are therefore reported on the basis of ‘material valuation uncertainty’
as per VPS 3 and VPGA 10 of the RICS Red Book Global. Consequently, less certainty – and a
higher degree of caution – should be attached to our valuation than would normally be the
case. Given the unknown future impact that COVID-19 might have on the real estate market,
we recommend that you keep the valuation of [this property] under frequent review.

3 | Page
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Coopers Yard, SE8 9LX
Addendum Report 3

Prepared on behalf of Royal Borough of Greenwich
11th June 2021
Planning reference: 20/1924/F

215a High Street, Dorking, RH4 1RU
www.bps-surveyors.co.uk
Tel: 01483 565 433
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Coopers Yard
Addendum Report 3

BPS Chartered Surveyors

1.0

INTRODUCTION

1.1

BPS Chartered Surveyors have been instructed by Royal Borough of Greenwich (‘the
Council’) to comment on further scheme changes to a Financial Viability Assessment
(FVA) dated June 2020, prepared by Redloft on behalf of Coombe Road LLP (‘the
Applicant’) in connection with a planning application for the redevelopment of the
above site.

1.2

The FVA for original scheme (20/1924/F) was reviewed in our report dated 28th
September 2020. In that report we assessed a deficit of £18,081,284 and concluded:
Our analysis shows a reduced deficit but one which would still not enable the scheme
to viably deliver additional affordable housing. It is not clear whether the applicant
has considered how the application of grant might enable the scheme to deliver
additional affordable housing.

1.3

There followed an addendum summarising scheme changes outlined in a letter to the
council from Redloft dated 26th November 2020, revised schedule dated 8th December
and revised Argus appraisal also dated 8th December. Our response of 16th December
2020 concluded:
We have considered Redloft’s amendments and conclude that we are in agreement
with their findings that at the level of affordable housing proposed, the scheme is
unviable in planning terms.

1.4

A second addendum summarising further scheme changes from Redloft dated 26th
April 2021 followed. Our response of 26th May 2021 concluded:
We conclude that the revised scheme shows a deficit of -£16,147,877, which is
reduced from Redloft’s assessment but remains substantial. We are therefore in
agreement with their overall findings that at the level of affordable housing
proposed, the scheme is unviable in planning terms.

1.5

This addendum summarises the further scheme changes outlined in an addendum
from Redloft dated 9th June 2021 and provides comment upon the inputs used by
Redloft to assess the revised viability position.

2 | Page

June 2021
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Coopers Yard
Addendum Report 3

BPS Chartered Surveyors

2.0

SUMMARY OF PROPOSED SCHEME CHANGES

2.1

The revised scheme retains the same floor areas and unit mix, the Affordable Housing
offer has been increased from 26.6% to 29.8% by unit (31% to 34% by habitable room).
The Shared Ownership units have increased from 10 to 16 units, the London
Affordable Rent units remain unchanged at 40 and the private residential housing is
reduced by from 138 to 132 units. Commercial space of 12,286sf and total build cost
area of 202,222sf has been retained.

2.2

Affordable Housing is therefore provided in a ratio of 71:29 by unit for London
Affordable Rent and Shared Ownership respectively (73:27 by habitable room). We
note this exceeds the Council’s policy requirement for a 70:30 split of tenure.

2.3

Redloft’s addendum states that the Council and TfL have confirmed total s106
contributions at £1,487,686. This should be confirmed by the Council.

2.4

Redloft have amended the commercial yield for the GDV to 6.00% and the finance
rate to 6.50% in line with our previous addendum.

2.5

Redloft’s addendum reports the development description remains unchanged as
follows:

3.0

The revised unit and tenure mix is provided below:

3.1

Redloft conclude that the deficit of the revised scheme has decreased as a result of
the revisions to -£15,832,652 and that the Affordable Housing offered therefore
exceeds the maximum viable amount. We note that, nevertheless, the applicant
wishes to proceed with the proposed scheme.

3 | Page
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Coopers Yard
Addendum Report 3

BPS Chartered Surveyors

4.0

COMMENT ON REDLOFT INPUTS

4.1

The cost and revenue inputs employed by Redloft in their revised appraisal are in line
with those recommended by BPS in our previous addendum, with the exception of
the above mentioned s106 costs.

4.2

In addition, we note that the RBG CIL estimate has been reduced from £942,592 to
£899,598 and the Mayoral CIL estimate has been reduced from £294,532 to £282,516.
The Council should confirm these costs.

4.3

We note that the build cost has remained unchanged at £250.75psf. Considering the
last revisions were reviewed in May 2021 and no significant further physical changes
to the scheme are proposed, we consider this reasonable.

4 | Page
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Coopers Yard
Addendum Report 3

BPS Chartered Surveyors

5.0

CONCLUSION

5.1

We have considered Redloft’s revised appraisal and submit our appraisal in Appendix
1 which mirrors Redloft’s submitted version.

5.2

We conclude that as detailed in Redloft’s report, the revised scheme shows a deficit
of -£15,832,652, which remains substantial. Our scenario analysis, also in Appendix
1 demonstrates that even with significant movement on build costs and revenues,
the scheme remains in deficit. We are therefore in agreement with their overall
findings that at the level of affordable housing proposed, the scheme is unviable in
planning terms.
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Coopers Yard
Addendum Report 3

BPS Chartered Surveyors

6.0

QUALITY STANDARDS CONTROL

This report is provided for the stated purpose and for the sole use of the named clients. This
report may not, without written consent, be used or relied upon by any third party.
The author(s) of this report confirm that there are no conflicts of interest and measures
have been put in place to prevent the risk of the potential for a conflict of interest. In
accordance with the RICS Professional Statement Financial Viability in Planning: Conduct
and Reporting September 2019, this report has been prepared objectively, impartially, and
with reference to all appropriate sources of information.
The following persons have been involved in the production of this report:

Clare Jones
RICS Membership no. 0095561
For and on behalf of BPS
Chartered Surveyors

7.0

Andrew Jones MRICS
RICS Membership no. 0085834
For and on behalf of BPS
Chartered Surveyors

LIMITATION OF LIABILITY/ PUBLICATION

This report is provided for the stated purpose and for the sole use of the named clients. It
is confidential to the clients and their professional advisors and BPS Chartered Surveyors
accepts no responsibility whatsoever to any other person.
Neither the whole nor any part of this valuation report nor any reference hereto may be
included in any published document, circular, or statement, or published in any way,
without prior written approval from BPS of the form and context in which it may appear.
The outbreak of the Novel Coronavirus (COVID-19), declared by the World Health
Organisation as a “Global Pandemic” on 11 March 2020, has impacted global financial
markets. Travel restrictions have been implemented by many countries.
Market activity is being impacted in many sectors. As at the valuation date, we** consider
that we can attach less weight to previous market evidence for comparison purposes, to
inform opinions of value. Indeed, the current response to COVID-19 means that we are
faced with an unprecedented set of circumstances on which to base a judgement.
Our valuation(s) is / are therefore reported on the basis of ‘material valuation uncertainty’
as per VPS 3 and VPGA 10 of the RICS Red Book Global. Consequently, less certainty – and a
higher degree of caution – should be attached to our valuation than would normally be the
case. Given the unknown future impact that COVID-19 might have on the real estate market,
we recommend that you keep the valuation of [this property] under frequent review.
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Coopers Yard
Addendum Report 3

BPS Chartered Surveyors

Appendix 1: BPS Appraisal
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Eastmoor Street & Westmoor Street
188 Units (40 LAR Units and 16 S/O Units)
Financial Viability Appraisal
Land at Nos. 6, 61-81 and Coopers Yard, Eastmoor Street
and No. 6 & 10 Westmoor Street,
Charlton
London
SE7 8LX

Development Appraisal
BPS Surveyors
10 June 2021
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APPRAISAL SUMMARY

BPS SURVEYORS

Eastmoor Street & Westmoor Street
188 Units (40 LAR Units and 16 S/O Units)
Financial Viability Appraisal
Appraisal Summary for Phase 1
Currency in £
REVENUE
Sales Valuation
Private Residential
London Affordable Rent
Shared Ownership
Totals

Units
132
40
16
188

ft² Sales Rate ft²
88,973
618.58
31,357
203.10
11,296
386.93
131,626

Rental Area Summary
Commercial Units

Unit Price Gross Sales
416,948
55,037,088
159,215
6,368,607
273,173
4,370,761
65,776,456

Units
1

ft²
12,286

Rent Rate ft²
17.50

Initial
MRV/Unit
215,005

215,005

YP @

6.0000%

16.6667

Net Rent
Initial
at Sale
MRV
215,005 215,005

Investment Valuation
Commercial Units
Current Rent
GROSS DEVELOPMENT VALUE

3,583,417

69,359,873

Purchaser's Costs
Effective Purchaser's Costs Rate

(243,672)
6.80%
(243,672)

NET DEVELOPMENT VALUE

69,116,200

NET REALISATION

69,116,200

OUTLAY
ACQUISITION COSTS
Fixed Price
Fixed Price

4,815,000
4,815,000
4,815,000

Stamp Duty
Effective Stamp Duty Rate
Agent Fee
Legal Fee

230,250
4.78%
1.50%
0.35%

72,225
16,853
319,327

CONSTRUCTION COSTS
Construction
Build Cost
RB Greenwich CIL estimate
Mayoral CIL2 estimate
S106 financial contributions

ft²
202,222

Build Rate ft²
250.75

Cost
50,707,841
899,598
282,516
1,487,686
53,377,641

PROFESSIONAL FEES
Professional Fees

12.00%

6,084,941
6,084,941

MARKETING & LETTING
Residential Marketing
Commercial Marketing
Letting Agent Fee
Letting Legal Fee

12,286 ft²

1.50%
2.00
10.00%
5.00%

825,556
24,572
21,501
10,750
882,379

DISPOSAL FEES
Sales Agent Fee
Sales Legal Fee

1.50%
0.35%

1,040,398
242,760
1,283,158

MISCELLANEOUS FEES
Developer's Profit-Private
Developer's Profit-Affordable
Developer's Profit-Commercial

17.50%
6.00%
15.00%

9,631,490
644,362
537,513
10,813,365

Project: S:\Joint Files\Current Folders\Greenwich\Coopers Yard\Update 06-2021\BPS Coopers Yard 1188 Units (40 LAR 16 SO).wcfx
ARGUS Developer Version: 8.20.003
Date: 10/06/2021
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APPRAISAL SUMMARY

BPS SURVEYORS

Eastmoor Street & Westmoor Street
188 Units (40 LAR Units and 16 S/O Units)
Financial Viability Appraisal
FINANCE
Debit Rate 6.500%, Credit Rate 0.000% (Nominal)
Land
Construction
Other
Total Finance Cost

1,029,469
4,677,506
1,666,067
7,373,041

TOTAL COSTS

84,948,853

PROFIT
(15,832,652)
Performance Measures
Profit on Cost%
Profit on GDV%
Profit on NDV%
Development Yield% (on Rent)
Equivalent Yield% (Nominal)
Equivalent Yield% (True)
IRR% (without Interest)
Rent Cover
Profit Erosion (finance rate 6.500)

-18.64%
-22.83%
-22.91%
0.25%
6.00%
6.23%
-8.45%
-73 yrs -8 mths
N/A

Project: S:\Joint Files\Current Folders\Greenwich\Coopers Yard\Update 06-2021\BPS Coopers Yard 1188 Units (40 LAR 16 SO).wcfx
ARGUS Developer Version: 8.20.003
Date: 10/06/2021
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SENSITIVITY ANALYSIS REPORT

BPS SURVEYORS

Eastmoor Street & Westmoor Street
188 Units (40 LAR Units and 16 S/O Units)
Financial Viability Appraisal

Table of Profit Amount and Profit on GDV%
Construction: Rate /ft²
-10.000%
225.68 /ft²
-5.000%
238.22 /ft²
0.000%
250.75 /ft²
+5.000%
263.29 /ft²
+10.000%
275.83 /ft²

-10.000%
-£14,947,917
-23.809%
-£18,185,568
-28.966%
-£21,423,219
-34.123%
-£24,660,871
-39.280%
-£27,898,522
-44.437%

Sales: Rate /ft²
-5.000%
0.000%
-£12,152,633
-£9,357,350
-18.393%
-13.491%
-£15,390,284
-£12,595,001
-23.294%
-18.159%
-£18,627,936
-£15,832,652
-28.194%
-22.827%
-£21,865,587
-£19,070,304
-33.094%
-27.495%
-£25,103,238
-£22,307,955
-37.994%
-32.163%

+5.000%
-£6,562,066
-9.033%
-£9,799,717
-13.489%
-£13,037,369
-17.946%
-£16,275,020
-22.402%
-£19,512,671
-26.859%

+10.000%
-£3,766,783
-4.960%
-£7,004,434
-9.224%
-£10,242,085
-13.488%
-£13,479,736
-17.751%
-£16,717,388
-22.015%

Sensitivity Analysis : Assumptions for Calculation
Sales: Rate /ft²
Original Values are varied by Steps of 5.000%.
Heading
Private Residential
London Affordable Rent
Shared Ownership

Phase
1
1
1

Rate
£618.58
£203.10
£386.93

No. of Steps
2.00 Up & Down
2.00 Up & Down
2.00 Up & Down

Construction: Rate /ft²
Original Values are varied by Steps of 5.000%.
Heading
Build Cost

Phase Rate
No. of Steps
1 £250.75 2.00 Up & Down

Project: S:\Joint Files\Current Folders\Greenwich\Coopers Yard\Update 06-2021\BPS Coopers Yard 1188 Units (40 LAR 16 SO).wcfx
ARGUS Developer Version: 8.20.003
Report Date: 10/06/2021

Appendix 4 - Viability Report

Page 303

Page 304

Planning Board

Agenda Item: 5

28 June 2021 6 July 2021 20 July 2021

Reference: 20/1924/F

Applicant: Eastmoor Street 81 LLP c/o Aitch Group
Agent:
BPTW
Site Address:
Land at Nos. 6, 61-81 and Coopers Yard,
Eastmoor Street and Nos. 6 & 10 Westmoor
Street, Charlton, London, SE7 8LX

Ward: Woolwich Riverside
Application Type: Full

ADDENDUM REPORT
1.0 Recommendation
1.1

That full planning permission be GRANTED for
Demolition of existing structures and erection of buildings between 6
and 9 storeys in height comprising residential units, flexible employment
floorspace and flexible retail and community uses with associated
landscaping and new public realm, access and infrastructure works,
refuse and recycling storage, car parking and cycle parking and
associated development subject to:
i) referral of the application to the Mayor of London as required under
the terms of the Town and Country Planning (Mayor of London)
Order 2008, with all outstanding matters identified at Stage 1 to be
addressed with the GLA.
i) the conditions (Appendix 2 of the main report and Section 6 of this
Addendum and revised Appendix 2 attached to this Addendum) to
be detailed in the notice of determination
ii) the prior completion of an agreement under Section 106 of the Town
and Country Planning Act 1990 containing the planning obligations
summarised in the heads of terms set out in the main report (Section
28) and Section 4 of this Addendum;

1.2. To authorise the Assistant Director (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),
its addendums and the minutes of this Planning Board meeting,
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where the Assistant Director (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 set out
in the main report (Section 28) its addendums and the minutes of
this Planning Board meeting
(iii) consider, in the event that the Section 106 Agreement has not
been completed within three (3) months of the date of the Planning
Board resolution whether consent should be refused on the grounds
that the agreement has not been completed within the appropriate
timescale, and that the proposals are unacceptable in the absence of
the recommended planning obligations; and if the Assistant Director
(Planning & Building Control) considers it appropriate, to determine the
application with reasons for refusal which will include the following: In
the absence of a legal agreement to secure Affordable Housing,
financial and non-financial contributions including for Employment,
Skills and Training, Highways (including Charlton Riverside Transport
Infrastructure Contribution and TfL Bus Tariff), Off-Site Open Space
and Carbon Offsetting, the development fails to maximise the delivery
of affordable housing and fails to mitigate its impact on local services,
amenities and infrastructure contrary to London Plan policies H4, E11,
T1, S4, SI2, and DF1 policies H3, E1, EA(c), IM1, IM4, IM(a), IM(b) of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014), the Charlton Riverside SPD (adopted June 2017)
and the Planning Obligations (s106) Guidance SPD (adopted July
2015).
2.0

Planning Board Report Clarifications:

2.1

Further to paragraph 19.43 of the main report it should be clarified that
the revised plans showing amendments to the refuse stores has been
reviewed by the Waste Services Team and is considered acceptable.

2.2

At Section 2.10 the following corrections are made regarding the details
of the application:
The Site
Site Area = 5,918m2
Proposed Floorspace
Total Gross Internal Floor Area = 18,759m2
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Housing
One bed units = 28.2% (note correction also applies to the table at
paragraph 14.4)
Intermediate/Shared Ownership Units = 16
2.3

Paragraph 9.41 is amended as follows:

The proposed flexible employment spaces range in size from 84m2 to 150m2
99m² to 141m² and flexible retail and commercial units 123m2 to 233m2 123 205m². All of the units have a rationally shaped layout, free of internal
obstructions and all on one level.
2.4

Further to paragraph 21.18 it is noted that the updated Landscaping
Strategy demonstrates that an UGF of 0.4098 is achieved.

2.5

Paragraph 25.17 is amended as follows:
Healthcare is also funded through CIL. It is noted that the CCG has
requested a financial contribution towards healthcare in order to provide
increased capacity in existing GP surgeries pending the provision of a
new health facility in later in the implementation of the Masterplan.
However, in view of the scale of the proposal, it is not considered that
the impacts of the development would be such to justify a financial
contribution in addition to CIL (notwithstanding the fact that the current
affordable housing scheme would be exempt from CIL). As such
officers are not satisfied that such a contribution is necessary to make
the development acceptable in planning terms.

2.6

It is clarified that the Charlton Riverside Transport Infrastructure Charge
referred to in the Heads of Terms at Section 28 of the main report
should read as follows:
• Payment of Charlton Riverside Road Infrastructure Charge (up to a
maximum of (£3,000 per unit) towards funding the East West route,
Riverside Route (Herringham Road link / North South loop) and
necessary improvements to Westmoor Street to facilitate public
transport access (including pedestrian and cycle improvements in
Westmoor Street) and the introduction of a new Controlled Parking
Zone £564,000;
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3.

Statutory Consultees

3.1

Additional responses received from consultees have been received.
These are summarised below together with officer comments.
Details of
Representation
Operators of
Angerstein,
Murphy's and
Riverside
Wharves

Summary of
Comments
The safeguarded
wharf operators' noise
consultant, WBM, has
reviewed the
conditions and
confirmed that as
worded in full they
would be sufficient to
withdraw our
objections. However,
whilst there is no inprinciple objection to
the application
proposals, given the
specific concerns
raised by WBM
previously, we
continue to strongly
object to this
application until such a
point that the
conditions as drafted
in full are attached to
any consent.

Officers comments
These points have been
addressed in the revised
S106 Heads of Terms and
conditions as set out in
Sections 4 and 6 of this
Addendum.

Welcome the inclusion
of the Operational
Management Plan and
S106 clause and are
largely in agreement
with the wording
provided but request
that specific reference
to the safeguarded
wharves is included in
the S106 rather than
general industrial
noise.
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Port of London
Authority

It is welcomed that the
council are seeking to
attach a S106 clause
which includes the
requirement for an
‘Environmental
Amenity Policy
Statement’ (EAPS) to
be submitted and
approved by the
council. It is noted that
the EAPS is “designed
to ensure that
established noise and
other nuisancegenerating uses
remain viable and can
continue or grow
without unreasonable
restrictions being
placed on them” which
is in principle
supported.

These points have been
addressed in the revised
S106 Heads of Terms and
conditions as set out in
Sections 4 and 6 of this
Addendum.

With regard to the
S106 clause wording
we consider that for
this proposed
development the
nearby safeguarded
wharves should be
specifically referred to
rather than just
general industry.
In addition, with regard
to the S106 clause
consideration must be
given to how
subsequent
occupants, including
rental tenants etc. can
be included to ensure
that future occupants
of the development
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over the long term are
informed of and
provided with the
EAPS, to ensure this
is maintained over the
long term.

Greater London
Authority

Finally, to confirm at
this stage provided the
conditions and S106
clause are attached to
any consent in full,
then the PLA would
have no objection in
principle to the
proposed
development.
Viability
See Section 4 of this
Addendum.
The GLA’s Viability
Team has provided a
further response and it
is noted that there
remains some issues
to be addressed.
Fire
The applicant should
See Section 4 of this
set out how the
Addendum
submitted fire strategy
accords with Policies
D5 and D12 of the
London Plan, in
particular provision of
evacuation lifts. In
addition, details should
be provided to address
the requirements of
Policy D12 B.
Transport
With regards to
transport matters – it
appears that all
matters have been
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addressed.
London Plan
requirements
There are a few
matters that will need
to be addressed by
way of condition or
S106 (since the
adoption of the
London Plan). These
relate to Zero Carbon;
'Be Seen' energy
monitoring; Whole Life
Carbon and Circular
Energy Statements.

Outstanding matters
Further responses are
awaited in relation to
energy, water, WLC,
CES and green
infrastructure however,
technical matters
could be addressed
post committee as
long as there is
provision in the draft
recommendation that
outstanding matters
needs to be addressed
with the GLA.

4.

S106 clauses in relation to
the calculation of the
carbon offset contribution
and 'Be Seen' monitoring
are included in the
recommendation. A
condition is also included in
relation to Whole Life
Carbon.
An additional condition is
recommended in relation to
Circular Economy. See
Revised Appendix 2.
The recommendation at
Section 1 of this Addendum
includes reference to the
need to address the
outstanding matters raised
by the GLA.

Updates to the Planning Board Report
Section 6.2 of the Planning Board Report

4.1

In response to the comments of Transport for London in Section 6.2 an
amended Highway Arrangement drawing (195870-017) has been
submitted which omits the pedestrian crossing (the position of which
had not been agreed with TfL). The revised layout is considered to be
acceptable.
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Section 12 of the Planning Board Report
4.2

Further to paragraph 12.11 of the main report, a further response has
been received from the GLA's Viability Officer. A number of areas have
been identified where the GLA does not agree with the
assumption/inputs included in the FVA and so considers that although
the scheme is proposing to provide the maximum viable amount of
affordable housing the deficit is overstated. The response goes on to
state that land transaction evidence shows the subject site to have
transacted for £8m in December 2019 so the suggestion that the
residual sum is a negative figure is not tenable.

4.3

To address this, the GLA recommends that following inputs should be
reviewed:
◦ The market tenure residential sales values are marginally low: c£640
psf is considered more reasonable.
◦ The values for the Shared Ownership floorspace should be
increased to £410 - £420 psf.
◦ Income for ground rents should be included in the appraisal, or, the
residential values should be increased to reflect the fact that
purchasers won’t need to incur this ongoing cost.
◦ The professional fees adopted are considered excessive – 10% is
more reasonable.
◦ The combined allowance of 3.35% on GDV for marketing, sales
agent fees and legal fees in relation to the residential floorspace is
marginally excessive. A combined allowance of 3% is more
reasonable.
◦ The BLV is considered to be too high and is unlikely to be reflective
of the condition of the units on site.

4.4

These comments have been reviewed by the Council's independent
assessor, BPP and they have commented as follows:
“There remain a number of areas of disagreement between BPS and
the GLA, which are summarised in their addendum s8.3. In an effort to
address this, whilst we do not necessarily agree with their suggested
appraisal inputs, we have amended our latest appraisal to include all
their suggestions to illustrate the effect on the scheme’s viability. The
BLV assumed has been reduced to reflect a 5.00% landowner premium
to reflect the GLA’s comments. Even with the GLA assumptions in
place, the deficit remains significant at £11,090,020 and our overall
conclusion, that at the level of affordable housing proposed, the
scheme is unviable in planning terms, remains unchanged.”
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4.5

An amended appraisal by BPS is provided at Appendix 3 of this
Addendum. Having considered the advice provided by BPS the
recommendation remains unchanged.

4.6

Further to the assessment of internal daylight and sunlight in Section 15
of the main report the applicant has submitted an updated daylight and
sunlight assessment to take account of revisions to the scheme and
has provided the following summary statement:
“In terms of light within the Proposed Development, AY have worked
alongside the project architect throughout the design process in order to
maximise levels of light. The reduction in height to part of the Proposed
Development has increased amenity access to a number of units within
the proposal. Overall, conclusions with regards daylight, sunlight and
overshadowing remain unchanged from those identified in connection
with the previous scheme.
Overall the Proposed Development is considered to make very good
use of the daylight available to the Site with a high pass rate. In relation
to sunlight, the levels of sunlight amenity are comparable with schemes
of a similar typology. Furthermore, residents will have access to well
sunlit amenity areas internal and external to the Proposed
Development.
Daylight and sunlight should not be considered in isolation and it is
important to remember that there are a number of other factors that
contribute to the wellbeing of future occupants within a Proposed
Development. To this end, the Proposed Development offers a range of
amenities, including communal amenity space and play space for
residents and replacement employment uses, which is in line with the
Housing SPG.
In summary, the Proposed Development is considered to perform well
against the recommended guidance and represents an acceptable level
of amenity in AY’s professional opinion.
NB: Please note that since habitable rooms from the top of the building
have been removed the overall daylight pass rates under the current
scheme have reduced slightly compared to the previous scheme. This
is due to well lit rooms on the upper floors being removed from the
overall percentage calculation.”

ITEM NO: 5 – Addendum Report

Page 313

4.7

It is noted that the updated report states that 90.2% of all habitable
areas assessed (480 of 532 rooms) would meet the minimum
recommended ADF for the specific room types compared with 92.8% in
the independent assessor's conclusions on the earlier report. The
report indicates that 68% (346 of 512) of windows relevant for
assessment would meet the minimum recommendation for winter
sunlight and 55% (280 of 512) of windows for total sunlight. However,
as noted in paragraph 30.3 of the main report it has been demonstrated
that in many cases that lower levels of sunlight are attributable to the
presence of balconies and it is considered that the benefits of these
features in providing external amenity space should be balanced
against any reductions in daylight and sunlight amenity. Overall daylight
and sunlight levels within the scheme are acceptable and the
recommendation remains unchanged.

4.8

Further to paragraph 25.11 the applicant has requested that the
payment of the commuted sum and land transfer be required prior to
the occupation of the development rather than prior to implementation.
This is agreed and paragraph 25.11 is amended as follows:
25.11 A second option, which is proposed and understood to be
acceptable to the applicant, would be to secure a commitment (as
a S106 obligation) from the applicant to make a commuted sum
contribution (as set out in paragraph 25.8 above) and to transfer
land within the site prior to the Occupation implementation of the
development. Whilst there is a risk that this approach would
enable the occupation of the development without the certainty
that the new routes would be delivered it would assist in
expediting development.
Section 24 of the Planning Board Report

4.9

Further to paragraph 24.2 of the main report the revised Fire Statement
has been reviewed however it is considered that it does not meet the
full requirements of London Plan policy D12. The recent comments from
the GLA have also identified this as a matter that needs to be
addressed. Condition 68 as set out in Appendix 2 to the main report
requires a Fire Statement to be submitted for approval and it is
considered that this matter can be satisfactorily addressed by condition
unless addressed at Stage 2 of the GLA referral process.
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Section 28 of the Planning Board Report
4.10 In relation to the cost of replacement street trees the applicant has
stated that trees T10 and T12 do not need to be removed in order to
facilitate the development however it has not be demonstrated that
these trees could definitely be retained. In order to allow for the
possibility of retention of these trees it is recommended that the Heads
of Terms are amended as follows:
• Payment of cost of replacement street trees £37,157;
• Payment of cost of replacement street trees T11, T13, T14, T15 and
T16
£23,070 and;
• Payment of cost of replacement street trees T10 and T12 £14,087
should it not be possible to retain the street trees in situ.

4.11 In response to the comments received from the wharf operators the
following wording is added to the relevant Heads of Terms under Other
Obligations:
• Environmental Amenity Policy Statement (EAPS) (advising future
occupants of measures available to address noise issues with
specific reference to pre-existing noise generating sources, including
nearby industry such as the safeguarded Angerstein, Murphys and
Riverside Wharves and provisions to ensure that future occupants of
the development are made aware of the EAPS for the lifetime of the
development.);
5.

Plan and Report References (update to Appendix 1 of the main
report)

5.1

A number of corrections / additions are made to the drawing and
documents listed in Appendix 1 of the main report. Please see revised
Appendix 1 (attached to this Addendum).

6.

Conditions and Reasons (update to Appendix 2 of the main report)

6.1

Changes are recommended in respect of a number of conditions in
order to exclude demolition and ground works from the restriction on
the commencement of development.

6.2

Condition 35 (Green Guide) is deleted as this document is now out of
date. The subsequent conditions in the list are re-numbered.
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6.3

An additional condition is included in respect of post completion report
relating to the circular economy as requested by the GLA.

6.4

A number of minor changes / corrections are also made to conditions.

6.5

The amendments to the conditions are detailed in the revised Appendix
2 (attached to this Addendum).

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

Jillian Holford - Principal Planning Officer
020 8921 4332
Jillian.Holford@royalgreenwich.gov.uk
Victoria Geoghegan - Assistant Director
Planning & Building Control
020 8921 5704
Victoria.Geoghegan@royalgreenwich.gov.uk
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Appendix 1 - Plan and Report References
The following amendments to drawings and associated documentation are
detailed below. The changes have been indicated with a strikethrough for
deletions and bold for additions, with all other drawing references remaining
unaffected.
3006_GA-P-L00 PL15 Proposed Ground Floor Plan
3006_GA-P-L01 PL8 Proposed First Floor Plan
3006_GA-P-L02 PL8 Proposed Second Floor Plan
3006_GA-P-L03 PL8 Proposed Third Floor Plan
3006_GA-P-L04 PL8 Proposed Fourth Floor Plan
3006_GA-P-L05 PL8 Proposed Fifth Floor Plan
3006_GA-P-L06 PL8 Proposed Sixth Floor Plan
3006_GA-P-L07 PL7 Proposed Seventh Floor Plan
3006_GA-P-L08 PL7 Proposed Eighth Floor Plan
3006_GA-P-L09 PL7 Proposed Ninth Floor Plan
3006_RP-L10_PL10 Roof Plan
3006_GA-P-L00-NB PL9 Proposed Ground Floor Plan - North Block
3006_GA-P-L00-SB PL8 Proposed Ground Floor Plan - South Block
3006_GA-P-L01-NB PL6 Proposed First Floor Plan - North Block
3006_GA-P-L01-SB PL6 Proposed First Floor Plan - South Block
3006_GA-P-L02-NB PL6 Proposed Second Floor Plan - North Block
3006_GA-P-L02-SB PL6 Proposed Second Floor Plan - South Block
3006_GA-P-L03-NB PL6 Proposed Third Floor Plan - North Block
3006_GA-P-L03-SB PL6 Proposed Third Floor Plan - South Block
3006_GA-P-L04-NB PL6 Proposed Fourth Floor Plan - North Block
3006_GA-P-L04-SB PL6 Proposed Fourth Floor Plan - South Block
3006_GA-P-L05-NB PL6 Proposed Fifth Floor Plan - North Block
3006_GA-P-L05-SB PL6 Proposed Fifth Floor Plan - South Block
3006_GA-P-L06-NB PL6 Proposed Sixth Floor Plan - North Block
3006_GA-P-L06-SB PL6 Proposed Sixth Floor Plan - South Block
3006_GA-P-L07-NB PL6 Proposed Seventh Floor Plan - North Block
3006_GA-P-L07-SB PL6 Proposed Seventh Floor Plan - South Block
3006_GA-P-L08-NB PL6 Proposed Eighth Floor Plan - North Block
3006_GA-P-L09-NB PL6 Proposed Ninth Floor Plan - North Block
3006_EX-SP-L00 OS Site Location Plan
3006_GA-SP-L00 Block Plan
3006_GA-P-L01-WCH PL3 Proposed Wheelchair Layouts
3006_GA-P-CA-PL-01 PL1 Core A Plot Layouts 01
3006_GA-P-CA-PL-02 PL1 Core A Plot Layouts 02
3006_GA-P-CA-PL-03 PL1 Core A Plot Layouts 03
3006_GA-P-CA-PL-04 PL1Core A Plot Layouts 04
3006_GA-P-CB-PL-01 PL1 Core B Plot Layouts 01
3006_GA-P-CB-PL-02 PL1 Core B Plot Layouts 02
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3006_GA-P-CB-PL-03 PL1 Core B Plot Layouts 03
3006_GA-P-CC-PL-01 PL1 Core C Plot Layouts 01
3006_GA-P-CC-PL-02 PL1 Core C Plot Layouts 02
3006_GA-P-CC-PL-03 PL1 Core C Plot Layouts 03
3006_GA-P-CC-PL-04 PL1 Core C Plot Layouts 04
3006_GA-P-CC-PL-05 PL1 Core C Plot Layouts 05
3006_GA-P-CC-PL-06 PL1 Core C Plot Layouts 06
3006_GA-P-CD-PL-01 PL1Core D Plot Layouts 01
3006_GA-P-CD-PL-02 PL1Core D Plot Layouts 02
3006_GA-P-CD-PL-03 PL1 Core D Plot Layouts 03
3006_GA-P-CD-PL-04 PL1 Core D Plot Layouts 04
3006_GA-P-CD-PL-05 PL1Core D Plot Layouts 05
3006_GA-E01 PL8 Proposed East and West Elevations
3006_GA-E02 PL7 Proposed Link North and South Elevations
3006_GA-E03 PL8 Proposed North and South Elevations
3006_GA-E-L-01 PL1 Proposed Long Elevations
3006_GA-S01 PL7 Proposed Sections A-A & B-B
3006_GA-S02 PL6 Proposed Sections C-C & D-D
3006_GA-S03 PL5 Proposed Sections E-E & F-F
195870-017 Rev - Highway Arrangement
195870-016 Rev A Interim Highway Arrangement
Accommodation Schedule dated 23 June 2021
Air Quality Assessment
Archaeology Assessment
BREEAM 2018 Pre-Assessment Report V1 by Jaw Sustainability dated
29.06.2020
Car Park Management Plan
Circular Economy Statement
Daylight Sunlight Overshadowing Assessment
Daylight Sunlight Overshadowing Assessment Addendum (November 2020)
Daylight and Sunlight Assessment 24 June 2021
Delivery and Servicing Management Plan
Design and Access Statement
Design and Access Statement Addendum (November 2020)
Employment Statement and Relocation Strategy
Energy Strategy Report by Jaw Sustainability (7th January 2021)
Updated Energy Strategy Report and supporting documents (January 2021)
Fire Strategy dated June 2021
Flood Risk Assessment
Flood Risk Assessment – Rev B (August 2020)
Flood Risk and Surface Water Drainage Addendum (October 2020)
Framework Travel Plan
Health Impact Assessment
Heritage Townscape and Visual Impact Assessment
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Updated Townscape Heritage and visual Impact Assessment report (January
2021)
Land Contamination Assessment
Updated Landscape Strategy Studio Bosk Ltd dated June 2021
Life Cycle Carbon Assessment V01by Jaw Sustainability (26th June 2020)
Updated Life Cycle Carbon Assessment – version 2 and supporting
documents (January 2021)
Noise Assessment
Noise Assessment Addendum (November 2020)
Noise Assessment – Technical response to Consultee Technical Report
(October 2020)
Outline Construction Logistics Plan
Updated Outline Construction Logistics Plan – Rev A (November 2020)
Overheating Assessment V01 by Jaw Sustainability (29th March 2020)
Overheating Assessment V02 by Jaw Sustainability (5th January 2021)
Updated Overheating Assessment – version 2 (January 2021)
Planning Statement
Preliminary Ecological Appraisal and Preliminary Roost Assessments
prepared by The Ecology Partnership (June 2020)
Schedule of Accommodation dated 28.05.2021
Statement of Community Involvement
Sustainability Statement by Jaw Sustainability dated January 2021
Transport Assessment
Tree Survey and Arboricultural Impact Assessment
Utilities and Services Statement
Land at Nos. 6, 61-81 and Coopers Yard, Eastmoor Street and Nos. 6 & 10
Westmoor Street - Response to Sustainability Memorandum
M&E Initial Report Rev B by Taylor Project Services LLP (January 2021)
Viability Assessment and Affordable Housing Statement June 2020
Updated Financial Viability Appraisal dated December 2020
Updated Financial Viability Appraisal dated April 2021
Updated Financial Viability Appraisal dated June 2021
Response to Occupational Therapist's comments 14 June 2021
20-10-08 Eastmoor Street Response to Consultee Comments
Covering letter dated 30 June 2020
Covering letter dated 25 November 2020
Covering letter dated 30 April 2021
Agent's emails:
14.06.2021 Re: noise conditions
10.06.2021 Re: consultation responses
03.06.2021 Re: outstanding issues
25.05.2021 Re: revised submission documents
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24.05.2021 Re: revised submission documents - revised affordable
housing offer
18.03.2021 Re: CGI views / THVIA
04.03.2021 Re: further comments in relation to daylight and sunlight
09.02.2021 Re: request for further information / clarification
08.01.2021 Re: request for further information / clarification
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Appendix 2 - Conditions
The following amendments to conditions are detailed below. The changes
have been indicated with a strikethrough for deletions and bold for additions.

1. Standard Time Limit
The development to which this permission relates must be begun not later
than the expiration of three (3) years beginning with the date on which the
permission is granted.
Reason: As required by Section 91 of the Town and Country Planning Act
1990.
2. Development in Accordance with Approved Plans
The development shall be carried out strictly in accordance with the
application plans, drawings and documents hereby approved and as detailed
below:
3006_GA-P-L00 PL15 Proposed Ground Floor Plan
3006_GA-P-L01 PL8 Proposed First Floor Plan
3006_GA-P-L02 PL8 Proposed Second Floor Plan
3006_GA-P-L03 PL8 Proposed Third Floor Plan
3006_GA-P-L04 PL8 Proposed Fourth Floor Plan
3006_GA-P-L05 PL8 Proposed Fifth Floor Plan
3006_GA-P-L06 PL8 Proposed Sixth Floor Plan
3006_GA-P-L07 PL7 Proposed Seventh Floor Plan
3006_GA-P-L08 PL7 Proposed Eighth Floor Plan
3006_GA-P-L09 PL7 Proposed Ninth Floor Plan
3006_RP-L10_PL10 Roof Plan
3006_GA-P-L00-NB PL9 Proposed Ground Floor Plan - North Block
3006_GA-P-L00-SB PL8 Proposed Ground Floor Plan - South Block
3006_GA-P-L01-NB PL6 Proposed First Floor Plan - North Block
3006_GA-P-L01-SB PL6 Proposed First Floor Plan - South Block
3006_GA-P-L02-NB PL6 Proposed Second Floor Plan - North Block
3006_GA-P-L02-SB PL6 Proposed Second Floor Plan - South Block
3006_GA-P-L03-NB PL6 Proposed Third Floor Plan - North Block
3006_GA-P-L03-SB PL6 Proposed Third Floor Plan - South Block
3006_GA-P-L04-NB PL6 Proposed Fourth Floor Plan - North Block
3006_GA-P-L04-SB PL6 Proposed Fourth Floor Plan - South Block
3006_GA-P-L05-NB PL6 Proposed Fifth Floor Plan - North Block
3006_GA-P-L05-SB PL6 Proposed Fifth Floor Plan - South Block
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3006_GA-P-L06-NB PL6 Proposed Sixth Floor Plan - North Block
3006_GA-P-L06-SB PL6 Proposed Sixth Floor Plan - South Block
3006_GA-P-L07-NB PL6 Proposed Seventh Floor Plan - North Block
3006_GA-P-L07-SB PL6 Proposed Seventh Floor Plan - South Block
3006_GA-P-L08-NB PL6 Proposed Eighth Floor Plan - North Block
3006_GA-P-L09-NB PL6 Proposed Ninth Floor Plan - North Block
3006_EX-SP-L00 OS Site Location Plan
3006_GA-SP-L00 Block Plan
3006_GA-P-L01-WCH PL3 Proposed Wheelchair Layouts
3006_GA-P-CA-PL-01 PL1 Core A Plot Layouts 01
3006_GA-P-CA-PL-02 PL1 Core A Plot Layouts 02
3006_GA-P-CA-PL-03 PL1 Core A Plot Layouts 03
3006_GA-P-CA-PL-04 PL1Core A Plot Layouts 04
3006_GA-P-CB-PL-01 PL1 Core B Plot Layouts 01
3006_GA-P-CB-PL-02 PL1 Core B Plot Layouts 02
3006_GA-P-CB-PL-03 PL1 Core B Plot Layouts 03
3006_GA-P-CC-PL-01 PL1 Core C Plot Layouts 01
3006_GA-P-CC-PL-02 PL1 Core C Plot Layouts 02
3006_GA-P-CC-PL-03 PL1 Core C Plot Layouts 03
3006_GA-P-CC-PL-04 PL1 Core C Plot Layouts 04
3006_GA-P-CC-PL-05 PL1 Core C Plot Layouts 05
3006_GA-P-CC-PL-06 PL1 Core C Plot Layouts 06
3006_GA-P-CD-PL-01 PL1Core D Plot Layouts 01
3006_GA-P-CD-PL-02 PL1Core D Plot Layouts 02
3006_GA-P-CD-PL-03 PL1 Core D Plot Layouts 03
3006_GA-P-CD-PL-04 PL1 Core D Plot Layouts 04
3006_GA-P-CD-PL-05 PL1Core D Plot Layouts 05
3006_GA-E01 PL8 Proposed East and West Elevations
3006_GA-E02 PL7 Proposed Link North and South Elevations
3006_GA-E03 PL8 Proposed North and South Elevations
3006_GA-E-L-01 PL2 Proposed Long Elevations
3006_GA-S01 PL7 Proposed Sections A-A & B-B
3006_GA-S02 PL6 Proposed Sections C-C & D-D
3006_GA-S03 PL5 Proposed Sections E-E & F-F
195870-017 Rev - Highway Arrangement
195870-016 Rev A Interim Highway Arrangement
Accommodation Schedule dated 23 June 2021
Air Quality Assessment
Archaeology Assessment
BREEAM 2018 Pre-Assessment Report V1 by Jaw Sustainability dated
29.06.2020
Car Park Management Plan
Circular Economy Statement
Daylight Sunlight Overshadowing Assessment
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Daylight Sunlight Overshadowing Assessment Addendum (November 2020)
Daylight and Sunlight Assessment 24 June 2021
Delivery and Servicing Management Plan
Design and Access Statement
Design and Access Statement Addendum (November 2020)
Employment Statement and Relocation Strategy
Energy Strategy Report by Jaw Sustainability (7th January 2021)
Updated Energy Strategy Report and supporting documents (January 2021)
Fire Strategy dated June 2021
Flood Risk Assessment
Flood Risk Assessment – Rev B (August 2020)
Flood Risk and Surface Water Drainage Addendum (October 2020)
Framework Travel Plan
Health Impact Assessment
Heritage Townscape and Visual Impact Assessment
Updated Townscape Heritage and visual Impact Assessment report (January
2021)
Land Contamination Assessment
Updated Landscape Strategy Studio Bosk Ltd dated June 2021
Life Cycle Carbon Assessment V01by Jaw Sustainability (26th June 2020)
Updated Life Cycle Carbon Assessment – version 2 and supporting
documents (January 2021)
Noise Assessment
Noise Assessment Addendum (November 2020)
Noise Assessment – Technical response to Consultee Technical Report
(October 2020)
Outline Construction Logistics Plan
Updated Outline Construction Logistics Plan – Rev A (November 2020)
Overheating Assessment V01 by Jaw Sustainability (29th March 2020)
Overheating Assessment V02 by Jaw Sustainability (5th January 2021)
Updated Overheating Assessment – version 2 (January 2021)
Planning Statement
Preliminary Ecological Appraisal and Preliminary Roost Assessments
prepared by The Ecology Partnership (June 2020)
Schedule of Accommodation dated 28.05.2021
Statement of Community Involvement
Sustainability Statement by Jaw Sustainability dated January 2021
Transport Assessment
Tree Survey and Arboricultural Impact Assessment
Utilities and Services Statement
Land at Nos. 6, 61-81 and Coopers Yard, Eastmoor Street and Nos. 6 & 10
Westmoor Street - Response to Sustainability Memorandum
M&E Initial Report Rev B by Taylor Project Services LLP (January 2021)
Reason: In the interests of good planning and to ensure that the development
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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. Demolition and Construction Management Plan
No development shall commence until a Demolition / Construction Method
Statement has been 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 demolition on the site and
construction of the development. This should include a risk assessment and a
method statement in accordance with the control of dust and emissions from
Construction and Demolition Best Practice Guidance published by the
Greater London Authority. The scheme shall set out the secure measures,
which can, and will, be put in place.
The method statement shall include details of:
• Site hoarding
•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
•Haulage routes
•Likely noise levels to be generated from plant
•Details of any noise screening measures
•Proposals for monitoring noise and procedures to be put in place where
agreed noise levels are exceeded
•Where works are likely to lead to vibration impacts on surrounding residential
properties, proposals for monitoring vibration and procedures to be put in
place if agreed vibration levels are exceeded. Note: it is expected that
vibration over 1mm/s measured as a peak particle velocity would constitute
unreasonable vibration.
• Adherence to Considerate Constructors scheme
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 BRE four part Pollution Control
Guides ‘Controlling particles and noise pollution from construction sites’
ITEM NO: 5 – Addendum Report

Page 324

b. The construction process shall be carried out in accordance with the
approved details.
Reason: In order to safeguard the amenities, health and safety of
neighbouring properties and occupiers and of the area generally, and to
ensure compliance with Policies D14 and SI 1 the London Plan (2021) and
the Mayor of London” Sustainable Design and Construction SPG 2014 and
policy E(a) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014)
4. 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:
Monday to Friday 08:00 - 18:00
Saturdays 08:00 - 13:00
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 Policy D14 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).
5. Demolition/Construction Travel Plan
No development shall commence until a detailed site-specific 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 Demolition / Construction Travel Plan shall be implemented in
accordance the approved details.
Reason: To promote sustainable travel, safeguard residential amenity and
pedestrian and traffic safety and ensure compliance with Policy T4 of the
London Plan (2021) and Policies E(c) and IM4 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014)
6. Construction Logistics Plan
No development shall commence until a detailed Construction Logistics Plan
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(CLP) has been submitted to, and approved in writing by, the Local Planning
Authority in consultation with Transport for London.
The CLP shall include the following:
a) Measures to dissuade construction workers from parking in the vicinity of
the development;
b) Measures that are to be implemented to reduce the impact of the
proposed construction on the surrounding transport network and how the
Mayor’s Vision Zero principles will be met;
c) Measures to include any potential conflicts with the proposed walking and
cycling improvements along the A206 should the timescale for these works
overlap with the construction of the development;
d) Confirmation that contact has been made with the operators of
safeguarded wharves to assess the potential for the use of water freight in
the supply chain and details of the outcome of such discussions.
The development shall be implemented in full accordance with the approved
CLP.
Reason: In order to safeguard pedestrian and traffic safety, to and to ensure
compliance with Policies T4 and T7 of the London Plan (2021) and Policies
E(c) and IM4 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
7. Contaminated Land
i) Prior to the commencement of the development approved by this planning
permission other than demolition, the following components of a scheme to
deal with the risks associated with contamination of the site shall each be
submitted to and approved, in writing, by the Local Planning Authority:
•

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.
Should the preliminary risk assessment identify the need for further
investigation:
ii) A site investigation scheme, 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.
iii) The results of the site investigation and the detailed risk assessment
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referred to in (ii) 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 (iii)
are complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.
Reason: Potential sources of contamination associated with historical uses of
the site should be further investigated to ensure that there is not an
unacceptable risk to health and controlled waters in line with the aims of the
National Planning Policy Framework (NPPF), policy SD1of the London Plan
(2021) and Policies E(e) of the Royal Borough of Greenwich Local Plan: Core
Strategy with Detailed Policies (2014);
8. Contamination (Verification Report)
Prior to occupation of the 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.
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.
Reason: Should remediation be deemed necessary, the applicant should
demonstrate that any work has been carried out effectively and the
environmental and health risks and risks to controlled waters 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),
policies SD1 and SI 5 of the London Plan (2021) and policies E(e) of the
Royal Borough of Greenwich Local Plan: Core Strategy with Detailed Policies
(2014);
9. Contamination Not Previously Identified
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 a remediation strategy to the Local Planning
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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.
Reason: To ensure any unsuspected contamination is addressed in
accordance with the aims of the National Planning Policy Framework (NPPF),
policies SD1 and SI 15 London Plan (2021) Contaminated Land and Policies
E(e) of the Royal Borough of Greenwich Local Plan: Core Strategy with
Detailed Policies (2014);
10. Unexploded Ordnance
i) Prior to the commencement of development, 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.
Any Preliminary Risk Assessment of UXO hazards must be undertaken in
compliance with current guidance for managing UXO risks (e.g.C681). 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.

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.
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.
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.
Details attaining to Operational UXO Emergency Response Plan; and UXO
Safety & Awareness Briefings – must also be provided.
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The identified mitigation must be carried out in accordance with the approved
details.
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.
A Verification Report to demonstrate that the works set out in (ii) have been
completed, along with any requirements for longer-term monitoring of risks,
maintenance and arrangements for contingency action.
Reason: To ensure that appropriate arrangements are in place in the event of
the discovery of UXO in the interests of public safety and to ensure
compliance with policies, SD1, D11 of the London Plan (2021) and Policy
E(e) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(July 2014).
11. Piling
Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the local planning
authority, which may be given for those parts of the site where it has been
demonstrated that there is no resultant unacceptable risk to groundwater. The
development shall be carried out in accordance with the approved details.
Reasons: To ensure that any below ground construction works are carried out
in a manner suitable to prevent contamination of groundwater within the
underlying Secondary Aquifer in line with the aims of the National Planning
Policy Framework (NPPF), policies SD1 and SI 5 of the London Plan (2021)
and Policies E(e) of the Royal Borough of Greenwich Local Plan: Core
Strategy with Detailed Policies (2014);
12. Piling Method Statement
Notwithstanding Condition 11 above no piling shall take place until a Piling
Method Statement (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
sewerage infrastructure, and the programme for the works) has been
submitted to and approved in writing by the Local Planning Authority in
consultation with Thames Water. Any piling must be undertaken in
accordance with the terms of the approved piling method statement.
Reason: The proposed works will be in close proximity to underground water
and sewerage utility infrastructure. Piling has the potential to impact on local
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underground water and sewerage utility infrastructure. To minimise
disturbance of any existing contamination and the protection of groundwater
in the underlying Principal and Secondary Aquifers and to ensure compliance
with policies SD1 and SI 5 of the London Plan (2021)and Policy E(e) of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
13. Infiltration of Surface Water
Whilst the principles and installation of sustainable drainage schemes are to
be encouraged, no drainage systems for the infiltration of surface water
drainage into the ground are permitted other than with the express written
consent of the Local Planning Authority, which may be given for those parts
of the site where it has been demonstrated that there is no resultant
unacceptable risk to controlled waters. The development shall be carried out
in accordance with the approval details.
Reason: To protect the underlying groundwater from the risk of pollution in
line with the aims of the National Planning Policy Framework (NPPF), policies
SD1 and SI 5 of the London Plan (2021) and Policy E(e) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
14. Detailed Drainage Scheme
Prior to commencement of construction a detailed surface water drainage
scheme shall be submitted to and approved in writing by the Local Planning
Authority in consultation with the Lead Local Flood Authority. The scheme
shall address the following matters:
•
Provide an updated drainage layout plan confirming details of the invert
level and sizes of the attenuation SuDS, the location and invert level of the
HydroBrake, and post development discharge rates in accordance with the
supporting calculations.
•
Provide confirmation that Thames Water has consented to the
proposed discharge point and discharge rates.
The approved scheme shall be implemented prior to the first occupation of
the development.
Reason: To prevent the increased risk of flooding, both on and off site and to
ensure compliance with policy SI 13 of the London Plan (2021).
15. Non-Road Mobile Machinery
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.
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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 have been
registered at http://nrmm.london/. Proof of registration must be submitted to
the Local Planning Authority prior to the commencement of any works on site.
• The 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.
Reason: To protect local air quality and comply with policy S1 of the London
Plan (2021) and the GLA NRMM LEZ.
16. Archaeology
No demolition or development shall take place until a written scheme of
investigation (WSI) has been submitted to and approved by the local planning
authority in writing. For land that is included within the WSI, no demolition or
development shall take place other than in accordance with the agreed WSI,
which shall include the statement of significance and research objectives, and
A. The programme and methodology of site investigation and recording and
the nomination of a competent person(s) or organisation to undertake the
agreed works
B. The programme for post-investigation assessment and subsequent
analysis, publication & dissemination and deposition of resulting material.
This part of the condition shall not be discharged until these elements have
been fulfilled in accordance with the programme set out in the WSI.
Reason: Heritage assets of archaeological interest may survive on the site.
The planning authority wishes to secure the provision of appropriate
archaeological investigation, including the publication of results, in
accordance with Section 12 of the NPPF, Policy 7.8 of the London Plan policy
HC1 and Policy DH(m) of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
17. Vehicular Access
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No development shall commence until Prior to the commencement of
above ground works full details of the proposed new vehicular access shall
be have been submitted to and approved in writing by the Local Planning
Authority. These details shall include specifications for all proposed surface
materials and (should the scheme be implemented in advance of any
development on the adjacent site to the south) details of the interface
between the access within the application site and the adjacent site so as to
ensure a consistent approach.
The development hereby approved shall not be occupied until the vehicular
access required to serve the development hereby permitted has been
constructed in full accordance with the approved details.
Reason: In order to ensure that satisfactory means of access is provided and
to provide a satisfactory appearance to the new link in accordance with policy
D8 of the London Plan (2021) policies IM1 and DH1 of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
18. Accessible and Adaptable Dwellings
Prior to the commencement of above ground works the development,
drawings illustrating that a minimum of 90% of all dwellings in the
development hereby permitted comply with Building Regulation requirement
M4(2) ’accessible and adaptable dwellings’, have been submitted to and
approved in writing by the Local Planning Authority in consultation with the
Council’s Housing Occupational Therapist.
The development shall be carried out and retained for the lifetime of the
development in accordance with the approved details.
Reason: To accord with policy D7 of the London Plan (2021) and Policy H5
of the Royal Greenwich Core Strategy and Detailed Policies 2014.
19. Wheelchair Accessible Dwellings
10% of all units in the development hereby permitted shall comply with
Building Regulation requirement M4(3)(2)(b) ‘wheelchair user dwellings’ in
accordance with approved the approved drawings. The applicant shall not
implement any part of the development hereby permitted No above ground
works shall commence until full details of these units have been submitted
to and approved in writing by the Local Planning Authority in consultation with
the Council’s Housing Occupational Therapist.
The applicant must fit out the dwellings such as to gain Greenwich Housing
Occupational Therapist's approval.
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Reason: To accord with policy D7 of the London Plan (2021) as amended
and policy H5 of the Royal Greenwich Core Strategy and Detailed Policies
2014.
20. Refuse and Recycling
Prior to the commencement of above ground works the development, full
details of the refuse storage, recycling facilities and refuse collection
arrangements shall be submitted to, and approved in writing by, the Local
Planning Authority. Such details shall include but are not limited to:
◦
◦
motion
◦

Separate storage areas for bulk storage and bin storage;
Turning areas to allow the refuse trucks to move in forward
when entering and exiting the road;
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;
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 to ensure compliance with policy SI 7 of the London Plan 2021
and Policies H5 and DH1 of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (Adopted July 2014).

21. Materials
a) Details and samples for all appearing materials should be provided,
including walls, roofs, windows and doors, sills and lintels, balconies,
balustrades, visible pipes, grids and louvers, outdoor pavements, stairs,
gates, boundary walls and fences (where required) to be used for the external
surfaces of the buildings and hard surfaced areas shall have been submitted
to and approved in writing by the Local Planning Authority prior to the
commencement of above ground works; and
b) The submitted details shall include the following: Details of the
following features and elements of the scheme must be submitted to and
approved in writing by the Local Planning Authority:
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i. Brick bonding and brick, including banding and crown detail (annotated
plans at a scale of not less than 1:20);
ii. External windows, spandrel panels, balconies, doors, screens, louvres,
grilles and balustrading (annotated plans at a scale of not less than 1:10);
iii. Depth of window reveals and soffits (annotated plans at a scale of not less
than 1:20) unless;
iv. Rainwater goods (annotated plans at a scale of not less than 1:10);
v. The details shall should show all joints between different materials and
components, including walls, roofs, doors, windows, sills, lintels and fasciae,
balconies, soffits and balustrades, external ramps, steps, pavements,
boundary walls, gates, and fences;
vi. Shop fronts, entrances and openings (annotated elevations and section
details at a scale of not less than 1:20);
vii. Sections of the landscaped areas of the scheme, showing the interface
between soft and hard surface would work, the rainwater drainage strategy
and associated technical solutions, and the interface between different
pavements, the street, and the proposed designed buildings.
c) No visible water plant, pipes or gutters are acceptable, shall be installed
which were not included in the submitted drawings for this planning
application.
d) The principal material shall be full brick and brick slip systems will
not be accepted as these are considered to be of a lower quality and
durability. Full brick is the principal material for the scheme. No brick-slip
system would be acceptable, as it is considered to be of lower quality and
durability..Full brick is the principal material for the scheme. No brick-slip
system would be acceptable, as it is considered to be of lower quality and
durability.
Reason: To ensure that the local planning authority may be satisfied as
to the external appearance of the building(s) and to protect the
character and appearance of the wider area (including the Thames
Barrier and Bowater Road Conservation Area) and ensure compliance
with policies D4, D8, and HC1 of the London Plan (2021) and policies
DH1, DH3, DH(a) and DH(h) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
a) Details and samples for all appearing materials should be provided,
including walls, roofs, windows and doors, sills and lintels, balconies,
balustrades, visible pipes, grids and louvers, outdoor pavements, stairs,
gates, boundary walls and fences (where required) to be used for the external
surfaces of the buildings and hard surfaced areas shall have been submitted
to and approved in writing by the Local Planning Authority;and
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b) Details of the following features and elements of the scheme must be
submitted to and approved in writing by the Local Planning Authority:
i. Brick bonding and brick, including banding and crown detail (annotated
plans at a scale of not less than 1:20;
ii. External windows, spandrel panels, balconies, doors, screens, louvres,
grilles and balustrading (annotated plans at a scale of not less than 1:10;
iii. Depth of window reveals and soffits (annotated plans at a scale of not less
than 1:20;
v. Rainwater goods (annotated plans at a scale of not less than 1:10;
v. The details should show all joints between different materials and
components, including walls, roofs, doors, windows, sills, lintels and fasciae,
balconies, soffits and balustrades, external ramps, steps, pavements,
boundary walls, gates, and fences.
vi. Shop fronts, entrances and openings (annotated elevations and section
details at a scale of not less than 1:20;
vii. Sections of the landscaped areas of the scheme, showing the interface
between soft and hard surface would work, the rainwater drainage strategy
and associated technical solutions, and the interface between different
pavements, the street, and the designed buildings. No visible water plant,
pipes or gutters are acceptable, which were not included in the submitted
drawings for this planning application.
c) Full brick is the principal material for the scheme. No brick-slip system
would be acceptable, as it is considered to be of lower quality and durability
and was not discussed as an option at the pre-application stage.
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 D4 of the
London Plan (2021), and Policies DH1 and DH(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (July 2014).
22.

New Residential Entrances

Prior to the commencement of above ground works development, other
than demolition and groundworks, details relating to the design of all
residential entrances including – entrance doors, gates, entry control
system, display of postal numbers and position of letter box facility shall be
submitted to and agreed in writing by the Local Planning Authority.
The agreed measures shall be implemented prior to the first occupation of
the development and retained for the lifetime of the development.
Reason: In order that the Local Planning Authority may be satisfied with the
external appearance of the entrances to be ‘tenure blind’ and contribute to
social inclusion, and to ensure compliance with Policy D6 of the London
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Plan (2021) and Policies H5 and DH1 of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014).
23. Details of Obscure Glazing / Privacy Screens
Prior to the commencement of above ground works development, other than
demolition and groundworks, detailed drawings showing the proposed
measures to protect the privacy of future occupants as as indicated in the
submitted Design and Access Statement Addendum dated November 2020
shall be submitted to and approved in writing by the Local Planning Authority.
The approved measures shall be installed prior to the first occupation of the
residential units hereby permitted and shall be maintained for the lifetime of
the development.
In order to protect the privacy of future occupants of the development and to
provide a satisfactory standard of residential amenity in accordance with
policy H5 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014) and the standards set out in the Mayor of London's Housing
SPG.
24. Secured by Design
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 above
ground works the development and shall be implemented in accordance with
the approved details prior to occupation.
2. SBD Certification.
Prior to occupation 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.
Reason: To ensure that Secured by Design principles are implemented into
the development in accordance with policy D11of the London Plan
(2021) and policy DH1 of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
25.

Accessibility Arrangements

Full details of access arrangements for each relevant part of the development
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for people with mobility difficulties shall be submitted to, and approved in
writing by, the Local Planning Authority prior to the commencement of above
ground works the relevant part of the development and such development
shall be completed in accordance with such approved details. For the
avoidance of doubt this shall include large scale plans illustrating the different
gradients on all routes to and through the site.
Reason: To facilitate movement by those with mobility difficulties and to
comply with Policies D5 and D8 of the London Plan (2021) and Policies DH1
and IM4 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (Adopted July 2014).
26. Delivery and Servicing Plan
The development shall not be occupied until a Delivery and Servicing Plan
has been submitted to and approved in writing by the Local Planning
Authority.
The plan shall demonstrate the expected number and time of delivery and
servicing trips to the site, with the aim of reducing the impact of servicing
activity.
The plan shall include details of the proposed delivery and servicing
arrangements for the following two scenarios:
•
The application site site being developed out first;
•
The adjoining site being developed out first.
The plan shall include details of measures for the management of vehicle
movements within the proposed new access road.
The approved Delivery and Servicing Plan shall be implemented in full
accordance with the approved details from the first occupation of the
development and shall be adhered to for the lifetime of the development.
Reason: In order to ensure satisfactory vehicle management and to comply
with policy T7 and IM3 and E1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
27. Cycle Parking Provision
• A minimum of 396 long-stay (368 residential and 28 commercial / retail)
and 39 short-stay (6 residential and 33 commercial/ retail) secure and dry
cycle parking spaces shall be provided within the development as indicated
on the plans hereby approved.
• No development of each Phase shall commence on site until the full Full
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details of the cycle parking facilities shall have been submitted to and
approved in writing by the Local Planning Authority prior to the
commencement of above ground works.
• All cycle parking spaces shall be provided and made available for use
prior to occupation of the relevant block Phase and maintained thereafter.
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).
28. Parking Design and Management Plan
The development hereby approved shall not be occupied until a Parking
Design and Management Plan has been submitted to and approved in writing
by the Local Planning Authority. The Parking Design and Management Plan
must include at least the following details:
i. Details of the layout and controls of means of entry to the car park and
secure cycle storage areas;
ii. The proposed allocation of and arrangements for the management of
parking spaces including disabled parking bays serving the residential
development and details to demonstrate how a further seven percent of
residential dwellings will be provided with a disabled person parking space
should demand arise;
iii. Conditions of use and monitoring of the parking to be provided, including
the car club bays and Blue Badge parking;
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;
The Parking Design and Management Plan as approved shall be
implemented prior to occupation of the relevant part of the Development and
shall thereafter be retained and maintained in accordance with the approved
details for the lifetime of the development.
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 T6 of the London Plan (2021) and Policies IM4 and IM(c) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014)
29. Restriction on Use of Parking Spaces
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The car parking spaces within the development hereby permitted shall be
retained as disabled persons parking bays for the lifetime of the development
and shall not be used for general parking.
Reason: To ensure that satisfactory parking provision is made for people with
disabilities and to ensure compliance with Policy T6 of the London Plan
(2021) and Policies IM4 and IM(c) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014)
30. Residential Travel Plan
a) The development hereby approved shall not be occupied until such time as
a detailed site specific Residential Travel Plan, in accordance with Transport
for London’s document ‘Travel Planning for New Development in London’ has
been submitted to and approved in writing by the Local Planning Authority.
The development shall operate in full accordance with all measures identified
within the Travel Plan from first occupation.
b) The Travel Plan shall specify initiatives to be implemented by the
development to promote and maximise the use of sustainable travel to and
from the site by a variety of non-car means (including public transport,
walking and cycling), shall set targets and shall specify a monitoring and
review mechanism to ensure compliance with the Travel Plan objectives.
c) Within the timeframe specified by (a) and (b), evidence shall be submitted
to the Local Planning Authority to demonstrate compliance with the
monitoring and review mechanisms agreed under parts (a) and (b).
The Travel Plan shall in all respects be implemented in accordance with the
details approved pursuant to this condition.
Reason: In order that the Local Planning Authority may be satisfied as to the
practicality, viability and sustainability of the Travel Plan for the site and to
promote sustainable travel in accordance with Policies T6 and SI 1 of the
London Plan (2021) and Policy IM4 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
31. Framework Commercial Travel Plan
a) The non-residential areas of the development hereby approved shall not
be occupied until such time as a detailed site-specific Framework Commercial
Travel Plan for that part, in accordance with Transport for London’s document
‘Travel Planning for New Development in London’ has been submitted to and
approved in writing by the Local Planning Authority. The development shall
operate in full accordance with all measures identified within the Travel Plan
from first occupation.
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b) The Travel Plan shall specify initiatives to be implemented by the
development to promote and maximise the use of sustainable travel to and
from the site by a variety of non-car means (including public transport,
walking and cycling), shall set targets and shall specify a monitoring and
review mechanism to ensure compliance with the Travel Plan objectives.
c) Within the timeframe specified by (a) and (b), evidence shall be submitted
to the Local Planning Authority to demonstrate compliance with the
monitoring and review mechanisms agreed under parts (a) and (b).
The Travel Plan shall in all respects be implemented in accordance with the
details approved pursuant to this condition.
Reason: In order that the Local Planning Authority may be satisfied as to the
practicality, viability and sustainability of the Travel Plan for the site and to
promote sustainable travel in accordance with Policies T6 and SI 1 of the
London Plan (2021) and Policy IM4 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
32. Implementation of the Flood Risk Assessment
The development permitted by this planning permission shall only be carried
out in accordance with the approved flood risk assessment Ardent Consulting
Engineers (dated August 2020, Reference: 195870-01) and the following
mitigation measures detailed within it:
•
Finished floor levels set no lower than 6.400 metres above
Ordnance Datum (AOD)
•
Flood resistant measures
•
Flood resilience measures
The mitigation measures shall be fully implemented prior to occupation and
subsequently in accordance with the timing / phasing arrangements
embodied within the scheme.
Reason: To mitigate against the consequences and probability of flooding
and to ensure compliance with policy SI 12 of the London Plan (2021) and
Policies E2 and E3 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (Adopted July 2014).
33. Flood Evacuation Plan
Notwithstanding the approved Flood Risk Assessment, prior to the first
occupation of the development a detailed Flood Evacuation Plan detailing
how occupants will be made aware of flood risks, the implementation of flood
warning systems and the proposed evacuation procedures for the
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development shall be submitted to and approved in writing by the Local
Planning Authority.
The measures included in the approved Flood Evacuation Plan shall be put in
place prior to the first occupation of the development and maintained for the
lifetime of the development.
Reason: To mitigate against the consequences of flooding and to ensure
compliance with policy SI 12 of the London Plan (2021) and Policies E2 and
E3 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014).
34. Water Efficiency
No above ground works development shall commence, including both
residential and non-residential units, until Water Efficiency calculations,
prepared by suitably qualified assessor, have been submitted to and
approved in writing by the Local Planning Authority to demonstrate that the
detailed design of the development is designed to meet water efficiency
standards with a maximum water use target of 105 litres of water per person
per day for the residential and BREEAM Excellent standard for the ‘Wat 01’
BREEAM water category for the non-residential.
Prior to occupation of each residential unit within the development, evidence
that the approved dwellings have incorporated water saving and monitoring
measures that is in line with Part A shall have been submitted to the Local
Planning Authority and approved in writing.
Prior to occupation of each non-residential unit within the development,
evidence that the approved non-residential spaces have incorporated water
saving and monitoring measures that will prevent the undue consumption of
water in line with Part A shall have been submitted to the Local Planning
Authority and approved in writing.
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).
35. BRE Green Guide
A.
Prior to commencement of the development, details demonstrating that
all building materials to be used on the residential and non-residential
components of the development comply with the BRE Green Guide to
Housing Specification categories A, B or C shall be submitted to and
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approved by the Local Planning Authority. If any part of the development falls
below the C category, proposed measures will be identified to seek to
achieve the required categories.
B.
Six months prior to the fit out of the new residential buildings within the
development, details demonstrating that the external and internal building
materials to be used within the new residential buildings comply with the BRE
Green Guide Specification categories A+ to C shall be submitted to an
approved by the Local Planning Authority.
C.
Six months prior to the fit out of the new non-residential buildings within
the development, details demonstrating that the external and internal building
materials to be used within the new non-residential buildings comply with the
BRE Green Guide Specification categories A+ to C shall be submitted to an
approved by the Local Planning Authority.
The development shall be carried out in accordance with the details as
approved.
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).
35. Rainwater Recycling
A. Prior to commencement of above ground works the development, a
report on the feasibility of rainwater recycling system for irrigation
requirements shall be submitted to and approved by the Local Planning
Authority.
B. Subject to Part A within six months from completion of the installation of
the rainwater recycling system, evidence of commissioning and evidence that
the rainwater recycling system has been installed in accordance with the
details approved under Part A shall should be submitted to the Local
Planning Authority and approved in writing for written approval.
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.
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 D8, SI13 of the London Plan (2021) and Policy DH1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
36. Sustainable Design and Construction Standards
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Prior to the first occupation of each residential unit within the development,
the approved dwellings shall incorporate sustainability measures as detailed
in the Sustainability Statement prepared by Jaw Sustainability (6th January
2021) and supplementary information.
Upon the first use of the non-residential spaces within the development, the
approved spaces shall incorporate sustainability measures as detailed in the
Sustainability Statement prepared by Jaw Sustainability (6th January 2021)
and supplementary information.
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).
37. Whole lifecycle carbon assessment
A.
Prior to commencement of above ground works the development,
including both residential and non-residential units, other than site
preparation, remediation and / or the formation of accesses, a Whole LifeCycle Carbon Assessment (WLCCA) shall be prepared in accordance with
London Plan Policy SI2 and the draft Whole Life-Cycle Carbon Assessments
guidance (as updated) and submitted to the GLA and Local Planning
Authority and approved in writing by the Local Planning Authority in
consultation with the GLA for written approval. In preparing the WLCCA,
the applicant should consider reporting the embodied carbon of products
linked to mechanical, electrical and public health (MEP) systems in line with
CIBSE TM65 or other appropriate guidance as appropriate.
B. Prior to the first occupation of each phase within the development, hereby
approved, the post-construction tab of the GLA’s whole life carbon
assessment template should be completed accurately and in its entirety in
line with the GLA’s Whole Life Carbon Assessment Guidance. The postconstruction assessment should provide an update of the information
submitted at planning submission stage, including the whole life carbon
emission figures for all life-cycle modules based on the actual materials,
products and systems including MEP systems used. This should be
submitted to the GLA at: ZeroCarbonPlanning@london.gov.uk along with any
supporting evidence as per the guidance and Local Planning Authority for
information.
Reason: In the interests of sustainable development and ensure the carbon
emissions resulting from the materials, construction and MEP and the use of
a building over its entire life have been appropriately reduced in line with
London Plan Policy SI2.
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38. BREEAM New Construction Standards
The new non-residential spaces within the development shall be registered
with Building Research Establishment (BRE), achieve a high BREEAM NC
Very Good BREEAM as detailed in the BREEAM 2018 Pre-Assessment
Report V1 prepared by Jaw Sustainability (29th June 2020) and make
reasonable endeavours to achieve Excellent (based on the latest related
BREEAM Technical guidance or subsequent BREEAM version).
i.
Within three months of the completion of each of the new nonresidential units, Interim BREEAM (or subsequent scheme) Assessment,
copy of the summary score sheets and related Design Certificates all verified
by the BRE shall have been submitted to and approved in writing by the Local
Planning Authority.
ii.
Within three months from the date of first use of each of the new nonresidential units, Post Construction BREEAM (or subsequent scheme) Stage
Assessment, copy of the summary score sheets and related Certification all
verified by the BRE with a copy of a signed legal green fit-out agreement
confirming that the approved non-residential units within each block have
been designed and fitted out to beyond best practice energy demand
reduction measures, and incorporate energy efficient systems for heating and
cooling and water efficient equipment that will conform to the energy strategy
approved as part of Condition 40 (Energy Strategy for Non-Residential) shall
have been submitted to and approved in writing by the Local Planning
Authority confirming the BREEAM standard and measures have been
implemented within three months from the date of first use of the new nonresidential unit.
Following any approval of a 'Post Construction Stage' assessment and
certificate of the non-residential space, the approved measures and
technologies to achieve the high BREEAM Very Good or higher standard
shall be retained in working order for the lifetime of the development.
Reason: In the interest of addressing climate change and securing
sustainable development in accordance with policies: D3, SI1, SI2, SI3, SI4,
SI7, SI12 and SI13 of the London Plan 2021; and policies DH1 and E1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014).
39. Energy Strategy
Notwithstanding the Energy Strategy Report prepared by Jaw Sustainability
(7th January 2021) and supporting information (January 2021) prior to the
commencement of above ground works each block containing residential
and/or non-residential units within the development, other than site
preparation, remediation and / or the formation of accesses, a revised Energy
ITEM NO: 5 – Addendum Report

Page 344

Strategy shall have been submitted to and approved in writing by the Local
Planning Authority. The Energy Strategy shall:
i) outline the measures to be incorporated into the residential and nonresidential components of the development to comply with the zero carbon
standard above Building Regulations Part L 2013 taking into account the
changes proposed under the revised Interim Building Regulations Part L and
Future Homes Standards.
ii) investigate beyond best practice energy efficiency to minimise thermal
bridging and maximise energy and carbon savings prior to incorporation of
renewable/low carbon technologies. The carbon emissions and associated
savings at the Be Lean case must be assessed and demonstrated against
SAP 2012 emissions factors (if appropriate). Consideration to the LETI
Climate Emergency Design Guide guidance shall be made.
Iii) identify measures and calculate and minimise energy uses not covered by
Building Regulations (un-regulated);
iv) be based on connection of all residential and/or non-residential buildings
to the site wide district heating network served by either i) heating/cooling
imported into the site or (ii) a single on-site energy centre based on low
carbon heat sources.
v) investigate ways of reducing peak sizes of installed post-occupancy
vi) provide technical details for all technologies proposed including but not
limited to types of refrigerants proposed for the technology and heat network,
efficiencies of systems, refrigerant leak detector and refrigerants’ Global
Warming Potential etc;
vii) maximise onsite renewable energy generation, subject to operational
plant requirements and overshadowing constraints, including a minimum
capacity of 73kWp solar Photovoltaic system;
viii) evidence of developing a decarbonisation strategy including for low
carbon heat to be supplied to the network from plant installed to serve the
proposed development in the event that connection to an offsite local low
carbon energy network is not pursued and engagement with RBG;
ix) provide accredited SAP and SBEM modelling output reports for each
stage of the Energy Hierarchy;
x) submission of the GLA’s Carbon Emission Reporting spreadsheet
demonstrating the carbon dioxide emissions and associated savings.
B. Within three-months of the practical completion of each block containing
residential and/or non-residential units within the development and prior to
occupation, the following information shall have been submitted to and
approved in writing by the Local Planning Authority:
i) Final technical information and evidence including commissioning of
installation that the renewable/low carbon technologies are installed in
accordance with Part ( A ) and, if appropriate, certified under the
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Microgeneration Certification Scheme (MSC) and complies with the
Enhanced Capital Allowances (ECS) product criteria.
ii) the resulting scheme, along with machinery/apparatus location,
specification and operational details of renewable/low carbon technologies in
accordance with Part ( A ) and Condition 44 Energy Centre/ Centralised plant
room/District Heating Network.
Iii) a management plan for the operation of the renewable/low carbon
technologies in accordance with Part ( A ) and Condition 44 Energy Centre/
District Heating/ Connection to offsite low carbon energy network
iv) a servicing plan including times, location, frequency, method of servicing
of the renewable/low carbon technologies and Condition 44 Energy Centre/
District Heating/ Connection to offsite low carbon energy network
v) Evidence that energy efficient appliances and other appropriate measures
have been incorporated to reduce the energy demand and unregulated
energy usage in accordance with Part ( A ).
vi) 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 (
A ).
vii) Detailed thermal bridging calculations for both residential and nonresidential components, ‘As Built’ SAP Thermal Bridging (residential) and
SAP Overheating (residential) modelling output reports to confirm that the psi
value has been reduced (psi-value <0.15) and Criterion 3 of the Building
Regulations Part L 2013.
The approved development shall be carried out strictly in accordance with the
details so approved, and the necessary equipment to allow connection of the
approved development to the onsite energy centre or to the offsite local
energy network shall be installed and operational prior to the first occupation
of the development.
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 GG3, SI1, SI2, SI3 and 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).
40. Energy Strategy for non-residential elements
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Prior to the first occupation of each non-residential unit within the
development, evidence that the approved non-residential spaces shall
incorporate and maintain energy, overheating and fit out measures that are in
line or improve upon those stated and approved under Condition 39 Energy
Strategy and Condition 41 Overheating and Cooling Non-Residential shall
have been submitted to and approved in writing by the Local Planning
Authority.
Reason: To ensure that the non-residential components of the development
hereby approved and occupied 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 GG3, SI1, SI2, SI3 and 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).
41. Overheating and Cooling - Residential
Prior to commencement of above ground works the details of the dynamic
thermal modelling being applied to a representative sample of residential
units proposed using the guidance and criteria provided in CIBSE TM59 &
TM49 (DSY1, DSY2 and DSY3) and Cooling Hierarchy, and demonstrating
how these units perform against and even exceed the overheating criteria,
shall have been submitted to and approved in writing by the Local Planning
Authority. The details of any additional measures to be incorporated into
each residential unit to minimise the risk of overheating (without active
cooling) shall also be submitted and evidence that these measures can and
will be incorporated into the residential component of 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 residential unit shall thereafter be constructed in accordance with the
approved details.
Reason: To ensure that each residential unit within the development, hereby
approved, is energy efficient and to reduce reliance on cooling and the risk of
overheating in line with policy SI4 of the London Plan 2021, and policies DH1
and E1 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (July 2014).
42. Overheating and Cooling - Non-residential
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Prior to commencement of above ground works the non-residential spaces
within the development, hereby approved, the details of the dynamic thermal
modelling, being applied to each non-residential unit proposed using the
guidance and criteria provided in CIBSE TM52 & TM49 (DSY1, DSY2 and
DSY3) and Cooling Hierarchy, and demonstrating how these units perform
against and even exceed the overheating criteria, shall have been submitted
to and approved in writing by the Local Planning Authority. 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 and the actual cooling demand
(kW/m2) (if required) should be demonstrated to be significantly reduced
compared to the notional.
Each non-residential unit shall thereafter be maintained in accordance with
the approved details.
Reason: To ensure that the non-residential development, hereby approved, is
energy efficient and to reduce reliance on cooling and the risk of overheating
in line with policy SI4 of the London Plan 2021, and policies DH1 and E1 of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014).
43. Energy Centre/ District Heating/ Connection to offsite low carbon
energy network
A)
Within six (6) months of commencement of the approved development,
including residential and non-residential components, within the development,
hereby approved, the following details shall have been submitted to and
approved in writing by the Local Planning Authority:
i. Evidence of investigation of ways of heat exported to neighbouring sites and
briefings of discussions with sites in close proximity;
ii. Evidence of investigation of ways of heat imported into the site and briefings
of discussions with sites in close proximity;
iii. Details of the energy plant room and equipment, including size, layout and
location, details of the flue and thermal stores (if available);
iv. Details of the technologies and associated equipment to serve the energy
requirements of the development, including technical information such as
operational data and operational performance, costs, carbon intensity of heat
network (kgCO2/kWh), monthly demand profiles for heating and hot water
and cooling demand, analysis used to determine size of the proposed
technology, HIUs including specifications, type and efficiency (and any other
details the Local Planning Authority deems necessary);
v. 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)
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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 the residential and/or non-residential components into the site wide heat
network or as approved under Energy Strategy condition
vi. Details of schematic of the site wide heat network showing all residential units
and/or non-residential units connected into it or plant room and connection to
a local low carbon energy network as approved under Condition 40 Energy
Strategy;
vii. Details showing how the non-residential units will be designed with
appropriate connections to allow space heating to be provided by the onsite
or offsite district heating network;
viii. The method of how the facility and/or infrastructure has been designed to
allow for the future connection of the development to an offsite heat network
and/ or private wite network including connection point on the ground floor;
drawings and floor plans if connection to an offsite local low carbon energy
network hasn’t been pursued as a priority;
ix. Evidence that any gas boilers required to serve the energy requirements of
the approved development as an interim or later stage, should be of UltraLow NOx with maximum NOx Emissions that are compliant with the NOx
(g/m²) (<40mgNOX/kWh) benchmarks as set out at Appendix 5 of the
Mayor’s Sustainable Design and Construction SPG (April 2014).
x. Details and evidence to demonstrate that the onsite district heating
network, if an onsite standalone system is proposed, and secondary
distribution heat network shall be designed in accordance with Heat
Networks: Code of Practice for the UK (based on the latest technical
guidance), Heat Trust Standards and Heat Network (Metering and
Billing) Regulations (HNMBR)
xi. Details and evidence to demonstrate that the district heating network shall be
designed in accordance with Heat Networks: Code of Practice for the UK
(based on the latest technical guidance), Heat Trust Standards and Heat
Network (Metering and Billing) Regulations (HNMBR).
B)
Within six months of occupation of the relevant block of the
development including residential and non-residential components, details
and evidence of a post-commissioning assessment, completed by an
independent assessor, for either connection to an offsite local low carbon
energy network or installation of an energy centre to provide the space
heating/ hot water/ cooling, certifying that either the offsite connection or the
onsite standalone energy servicing strategy has been well designed in line
with Part A, runs efficiently, has reliability of supply, a reasonable customer
tariff and appropriate management and maintenance arrangements are in
place shall have been submitted to and approved in writing by the Local
Planning Authority.
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Reason: To ensure that the allocated space for energy equipment within the
development is designed in a manner that ensures that the development
contributes to reducing the use of fossil fuel or other primary energy
generation capacity, is designed to connect to an offsite heating and/or
private wire network and to reduce emissions of greenhouse gases in
accordance with policies SI2, SI3 of the London Plan 2021, 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).
44. ‘Be seen’ energy monitoring
The development hereby approved shall be constructed to comply with the
GLA ‘Be Seen’ energy monitoring requirements set out in points a, b, c and d
below for at least five years:
A.
Within four weeks of planning permission being issued by the Local
Planning Authority, accurate and verified estimates of the ‘be seen’ energy
performance indicators, as outlined in Chapter 3 ‘Planning stage’ of the GLA
‘Be seen’ energy monitoring guidance shall be submitted to the GLA's
monitoring portal and Local Planning Authority for information.
B.
Once the as-built design has been completed (upon commencement of
RIBA Stage 6) and prior to occupation of each phase of the development,
updated accurate and verified estimates of the ‘be seen’ energy performance
indicators for each reportable unit of the development, as well as supporting
evidence, as per the methodology outlined in Chapter 4 ‘As-built stage’ of the
GLA ‘Be seen’ energy monitoring guidance shall be uploaded to the GLA’s
monitoring portal and submitted to the Local Planning Authority for
information. The owner should also confirm that suitable monitoring devices
have been installed and maintained for the monitoring of the in-use energy
performance indicators, as outlined in Chapter 5 ‘In-use stage’ of the GLA ‘Be
seen’ energy monitoring guidance document.
C.
Upon completion of the first year of occupation following the end of the
defects liability period (DLP) and for the following four years, accurate and
verified annual in-use energy performance data as well as supporting
evidence for all relevant indicators under each reportable unit of the
development as per the methodology outlined in Chapter 5 ‘In-use stage’ of
the GLA ‘Be seen’ energy monitoring guidance shall be uploaded to the
GLA’s monitoring portal and submitted to the Local Planning Authority for
information.
D.
In the event that the in-use evidence submitted shows that the as-built
performance estimates have not been or are not being met, the legal Owner
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shall investigate and identify the causes of underperformance and the
potential mitigation measures and set these out in the relevant comment box
of the ‘be seen’ spreadsheet. Where measures are identified, which can be
reasonably practicable to implement, an action plan comprising such
measures shall have been submitted to and approved in writing by the Local
Planning Authority within six weeks of the submission of the information being
uploaded to the GLA's Portal. The measures approved by the Local Planning
Authority shall be implemented by the legal Owner as soon as reasonably
practicable and based on in accordance with the agreed action plan
timescales.
Reason: In order to ensure that actual operational energy performance is
minimised and demonstrate compliance with the ‘be seen’ post-construction
monitoring requirement of Policy SI 2 of the London Plan.
45. Precautionary Bat Survey
If more than one year passes between the most recent bat survey and the
commencement of development involving tree works an update bat survey
must be undertaken immediately prior to 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 tree works relating to each Phase.
Reason: To ensure compliance with the Habitats Regulations and the Wildlife
& Countryside Act 1981 (as amended)
46. Timing of vegetation clearance (breeding birds)

All removal of trees, hedgerows, shrubs, scrub or tall herbaceous vegetation
shall be undertaken between September and February inclusive. If this is not
possible then a suitably qualified ecologist shall check the areas concerned
immediately prior to the clearance works to ensure that no nesting or nestbuilding birds are present. If any nesting birds are present then the vegetation
shall not be removed until the fledglings have left the nest.
Reason: To ensure compliance with the Habitats Regulations and the Wildlife
& Countryside Act 1981 (as amended). All wild birds, their nests and young
are protected during the nesting period.
47. Ecological / Landscape management plan
A) No development shall take place until the following have been
submitted to and approved in writing by the Local Planning Authority:
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i).An addendum to the Preliminary Ecological Appraisal including
Extended Phase 1 Habitat Survey demonstrating the details of all
features of ecological value on the site and especially covering the
Eastmoor Street SINC site and setting out measures, for their protection
during demolition and construction works.
ii). 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, if identified.
Any mitigation measures identified therein shall be implemented in
accordance with the approved details prior to the commencement of
any works on site.
B). Prior to the commencement of the development, other than
demolition and groundworks, an Ecological and Landscape
Management Plan, including long-term design objectives, management
responsibilities and maintenance schedules for all landscaped areas
and demonstration that an Urban Greening Factor (UGF) score of 0.4
has been achieved for the approved site, 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 including the
creation of an ecological corridor such as tree lines and hedgerows to
provide important commuting habitats.
The Ecological and Landscape Management Plan shall include:
a) 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 of high ecological value, 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;
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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;
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 part 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.
Reason: To ensure the protection of wildlife and supporting habitat, to
prevent the spread of invasive plants and to secure opportunities for
the enhancement of the ecological value of the site in line with policies
G5, G6 and G7 of the London Plan (2021) and Core Strategy policy OS4
(Biodiversity), the Mayor’s Sustainable Design and Construction SPG
(2014) and Greener Greenwich SPD (2014) or subsequent versions of
the above related documents or related subsequent versions.
Notwithstanding the Preliminary Ecological Appraisal and Preliminary Roost
Assessments prepared by The Ecology Partnership (June 2020) and
Landscape Strategy prepared by Studio Bosk Ltd (24th June 2020), prior to
the commencement of development an ecological and landscape
management plan, including 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 or even exceed the
required Urban Greening Factor (UGF) score for the approved site.
The submitted report shall include:
A. 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 measures identified therein shall be
implemented in accordance with the approved details.
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B. Detailed phase II nesting birds’ surveys which include: nesting bird
checks, if evidence of these species is recorded.
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 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.
E.
Details from a suitably qualified ecologist specifying how the landscape
features have been developed for biodiversity and ecological enhancement,
are linked and will become part of the wider green infrastructure as well as
provide ecological corridors for the local fauna as appropriate. 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.Bird and bat sensitive lighting;
vi. Street trees; and
vii. Artificial nesting and roosting sites/boxes including number, location (eastings
and northings) and specification for bird, bat and invertebrate species
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.
F.
Evidence that the ecological measures approved under parts ( A ) to ( E
) 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 residential and non-residential buildings within the
development.
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 and comply with London Plan
ITEM NO: 5 – Addendum Report

Page 354

(2021) policies G1 (Green Infrastructure), G5 (Urban Greening), SI13
(Sustainable Drainage) and G6 (Biodiversity and Access to Nature) and
policies OS4 (Biodiversity), DH1 (Design) and E(f) Living Roofs and Walls of
the Royal Greenwich Core Strategy and Detailed Policies 2014.
48. Biodiverse/ Biosolar Green Roof
A.
Within three months of commencement of the development, a detailed
investigation into the incorporation of biodiverse/ bio-solar green roof that is
compliant with GRO Green Roof Code 2014 shall have been be carried out
and submitted to and approved in writing by the Local Planning Authority. and
submitted to Local Planning Authority for written approval.
B.
Subject to part ( A ), details of the green/biosolar roof shall shall have
been submitted to and approved in writing by the Local Planning Authority
within six months of commencement of the development, and should include:
i.type of green roof and how it has been developed for biodiversity and
biodiversity and ecological enhancement;
ii.details of landscape features;
iii.roof cross-sections and roof plan showing biosolar features;
iv.substrate and vegetation;
v. assessment of the effectiveness of the green roof as a source control
mechanism and interceptor for a Sustainable Urban Drainage System
(SUDS);
vi. Planting within the first planting season following the practical completion of
the building works
The green roof should be comprised of, but not necessarily limited to:
•
biodiversity-based with extensive/semi-intensive soils,
•
substrate which is commercial -based aggregate or equivalent with a
variedsubstrate depth of 80-150mm planted with 50% locally native
herbs/wildflowers in addition to sedum and include additional features
such as areas of bare shingle, areas of sand for burrowing invertebrates,
individual logs or log piles, shallow pools and an area suitable for black
redstarts and nesting starling.
C.
Evidence that the roof has been installed in accordance with (A) and (B)
shall have been submitted to and approved in writing by the Local Planning
Authority prior to the first occupation of the development hereby approved.
D.
The green roof shall be retained and maintained for the lifetime of the
development in accordance the approved details.
Reason: To provide insulation and to contribute towards enhancing
biodiversity, reducing flood risk and improving the aesthetic value of the
development as well as resident’s well-being and comply with London Plan
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(2021) policies G1 (Green Infrastructure), G5 (Urban Greening), SI13
(Sustainable Drainage) and G6 (Biodiversity and Access to Nature) and
policies OS4 (Biodiversity), DH1 (Design) and E(f) Living Roofs and Walls of
the Royal Greenwich Core Strategy and Detailed Policies 2014.
49. Landscaping Details
Prior to the commencement of any above ground works a detailed
Landscaping Strategy, based on the principles secured within the
Landscape Strategy hereby approved, for all the hard and soft landscaping
of any part of the site not occupied by buildings including details of:
•
•
•
•
•
•
•
•

Open space / amenity areas
Areas of paving
Pedestrian / cycle linkages
Street furniture
Wayfinding
Materials
Boundary treatments
Planting specification

shall be submitted and approved in writing by the Local Planning Authority.
All hard-landscaping works which form part of the approved scheme under
part (a) shall be completed prior to occupation of the development.
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.
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 D8, G4, G5, G6, G7, G8, S4 and SI 13 of the London Plan (2021)
policies D1 and IM(b) of the Royal Greenwich Core Strategy and Detailed
Policies 2014.
50. Lighting Strategy
Prior to the commencement of above ground works, details of an external
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lighting strategy shall be submitted to and approved in writing by the Local
Planning Authority.
The details shall include:
- Details of the lighting fixtures and location;
- Hours of operation;
- Details of compliance with the Institute of Lighting Engineers guidance on
preventing light pollution;
- Where appropriate, details of the sensitive lighting design to mitigate for
impacts of light-spill on bats;
The lighting strategy shall be implemented in accordance with the approved
details prior to the first occupation of the development.
Reason: In order to achieve an appropriately lit and high quality public realm
that balances the requirements for safety and security with reducing light
pollution in accordance with policies D8 and G6 of the London Plan (2021).
51. Children’s Play Area
Full details of the children’s play areas (as shown in the Landscape Strategy
dated June 2021) play equipment and safety measures proposed for the
development shall be submitted to and approved in writing by, the Local
Planning Authority prior to the first occupation of the development. This shall
include the provision of a minimum of 587m2 of playspace for under 5s and
547 m2 of play space for ages 5-11 and 12+
The play areas and play equipment shall be 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.
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 S4 of the London Plan (2021) and Policy H(e) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
52. Completion of Commercial Units Prior to Occupation of Residential
Units
The commercial units hereby permitted shall be completed to an enhanced
shell specification (to a weathertight standard, including facades, glazing,
doors, louvres and a screed floor with heating and all mechanical and
electrical services provided) prior to the first occupation of the residential
units hereby permitted.
To ensure the delivery of employment generating floorspace within the
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development and to facilitate the occupation of such floorspace in accordance
with policy E7 of the London Plan (2021) and policies EA1 and EA2 of the
Royal Greenwich Local Plan: Core Strategy
53. Marketing Strategy for Commercial Units
Notwithstanding the submitted documents, prior to the commencement of any
above ground works a detailed marketing strategy for the commercial units
hereby permitted shall be submitted to and approved in writing by the Local
Planning Authority. The Marketing Strategy shall include details of the
following:
Means of advertising / media to be used;
Duration and timing of the marketing campaign;
How marketing will be targeted to likely occupiers;
Proposed rent levels;
Management arrangements;
Terms on which the units are to be offered;
and any incentives to expedite the letting of units.
The commercial units shall be marketed in accordance with the approved
Marketing Strategy.
Reason: To ensure that the units are marketed effectively and to minimise the
likelihood of the units being left vacant, in accordance with policy E2 of the
London Plan (2021) policies EA1 and EA2 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (Adopted July 2014).
54. Removal of Permitted Development Rights for Conversion to
Residential Use
Notwithstanding the provisions of The Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and
re-enacting that Order with or without modification), no part of the nonresidential floorspace within the development shall be used as a
dwellinghouse within Class C3 of the Town and Country Planning (Use
Classes) Order 1987 (as amended).
Reason: In order to ensure that satisfactory provision of employment
generating floorspace is maintained in accordance with policy E2 of the
London Plan (2021 and policy EA1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
55. Permitted Uses - Flexible Employment Units
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Notwithstanding the provisions of The Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and re
enacting that Order with or without modification) the flexible employment
spaces
hereby permitted (Units 4,5,6,7 & 8 as shown on drawing GA-P-L00 Rev
PL15) shall
be used only for the following purposes:
•
•
•

•

Offices to carry out any operational or administrative functions;
Research and development of products or processes;
Industrial processes;
Storage and distribution.

Reason: In order to ensure the satisfactory provision of employment
generating floorspace for small and medium sized businesses in accordance
with policy E2 of the London Plan (2021) and policy EA1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
56. Permitted Uses - Flexible Retail and Community Units
Notwithstanding the provisions of The Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and
re-enacting that Order with or without modification) the flexible employment
spaces hereby permitted (Units 1,2 & 3 as shown on drawing GA-P-L00 Rev
PL 15) shall be used only for the following purposes:
•
•
•
•
•
•
•
•
•

Display or retail sale of goods, other than hot food
Sale of food and drink for consumption (mostly) on the premises
Provision of:
Financial services
Professional services (other than health or medical services), or
Other appropriate services in a commercial, business or service locality
Public houses, wine bars, or drinking establishments
Drinking establishments with expanded food provision
Indoor sport, recreation or fitness (not involving motorised vehicles or
firearms
•
Provision of medical or health services (except the use of premises
attached to the residence of the consultant or practitioner)
•
Creche, day nursery or day centre (not including a residential use)
•
Offices to carry out any operational or administrative functions,
•
Research and development of products or processes
•
Industrial processes
•
Halls or meeting places for the principal use of the local community
•
Provision of education
•
Display of works of art (otherwise than for sale or hire)
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•
•

Museums
Public libraries or public reading rooms

For the avoidance of doubt the use of the flexible retail and commercial units
hereby permitted shall not be used for the following purposes:
•
Place of worship;
•
Hot food takeaway;
Reasons:
To safeguard the amenities of future occupants of the development and
neighbouring properties and the area generally and to ensure compliance
with policies D14 and E7 of the London Plan (2021) and Policies E(a) and
DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
In order to prevent adverse impacts upon the local road network in
accordance
with policy T4 of the London Plan (2021)
In order to prevent the introduction of hot food takeaway uses within 400m of
a
school entrance in accordance with policy E9 of the London Plan (2021).
57. Sound Insulation between Residential and Non- Residential
Floorspace
Prior to the commencement of above ground works the development a
detailed scheme of noise insulation measures for all divisions walls and/or
floors separating the flexible employment floorspace / flexible retail and
community floorspace and residential areas shall be submitted to and
approved in writing by the Local Planning Authority. The scheme of noise
insulation measures shall be prepared by a suitably qualified
consultant/engineer and shall demonstrate that the proposed sound insulation
will achieve a level of protection which is at least +5dB above the Approved
Document E standard dwelling houses and flats for airborne sound insulation
and -5dB for impact sound insulation. The approved scheme shall be
implemented prior to the first use of the relevant floorspace and be
permanently retained thereafter.
Reason: In the interest of the prospective residential occupiers of the
accommodation and ensure compliance with policies D14 and E7 of the
London Plan (2021) and policy E(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
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58. Sound Insulation for Flexible Retail and Community Uses
Prior to the commencement of above ground works the development
hereby permitted, details of the proposed sound insulation scheme for the
parts of the development to be used for flexible retail and community use
shall be submitted to and approved by the Local Planning Authority. The
sound insulation scheme shall be designed to ensure that noise from within
the building does not cause a disturbance to surrounding occupiers. The
noise measured at one metre from the façade of the nearest noise sensitive
premises should not exceed 10dB(A) below the typical LA90 1Hour day or
LA90 5 min night. Details should include airborne sound insulation. The
developer shall certify to the Local Planning Authority that the noise mitigation
measures agreed have been installed. The approved scheme is to be
completed prior to occupation of the community floorspace and shall be
permanently maintained thereafter.
Reason: In order to safeguard the amenities of neighbouring properties and
the area generally and to ensure compliance with policies D14 and E7 of the
London Plan (2021) and policies DH1 and E(a) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
59. Commercial Uses – Hours of operation and deliveries
Prior to the occupation of commencement of use of any of the commercial
uses hereby permitted, full details of hours of operation including but not
limited to time of receiving deliveries or servicing shall be submitted to and
approved in writing by the Local Planning Authority. The uses shall thereafter
be carried out in strict accordance with the approved details.
Reason: To safeguard the amenities of neighbouring properties, particularly
residential properties and the area generally and to ensure compliance with
Policy D3 and T7 of the London Plan (2021) and Policies E(c) and DH1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
60. Implementation of Approved Noise Mitigation Measures
Prior to the first occupation of the development hereby permitted full details
demonstrating that the approved mitigation and design set out in the 'Ardent
Consulting Engineers Noise Assessment Report Ref 195870-04 dated June
2020' submitted with the planning application have been fully installed shall
be submitted and approved in writing by the Local Planning Authority.
Reason: In order to protect the amenity of future occupants of the
development and to minimise the potential for conflict with the nearby
safeguarded wharf in accordance with policies D1and H5 of the Royal
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Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and
policies D13 and D14 of the London Plan (2021).
61. Noise Criteria Compliance
The development hereby permitted shall achieve the following noise criteria:
Criterion A
Noise levels in bedrooms at night under whole dwelling ventilation rates shall
not exceed 30 dB LAeq,8h and shall not exceed 45 dB LAmax,f more than
10-15 times per night for regular noise sources. Regular noise sources
include sources which commonly occur at, or in the vicinity of, the site, as
opposed to one-off events, or special occasions which could result in higher
than typical site noise levels. The limits include all external noise sources and
building services noise if applicable.
Criterion B
Noise levels in habitable rooms during the day under whole dwelling
ventilation rates shall not exceed 35 dB LAeq,16h. The limit includes all
external noise sources and building services noise if applicable.
Criterion C
The low frequency noise level at the 63 Hz octave-band, due to operations at
the Safeguarded Wharves including dredgers operating at a cumulative
maximum, shall not exceed 50 dB Leq,63Hz,15min inside any habitable room
at any time under whole dwelling ventilation rates.
Criterion D
Noise levels in bedrooms at night under higher ventilation rates (above the
extract and whole dwelling ventilation rates set out in the Building Regulations
2010 Approved Document F) such as may be required for mitigation against
overheating, shall not exceed 35 dB LAeq,8hour. Criterion D does not apply
to purge ventilation. This limit applies to rooms that are exposed to façade
noise levels due to operations at the Safeguarded Wharves including
dredgers at or above 50 dB LAeq,15min and/or 65 dB Leq,63Hz.
Criterion E
Noise levels in living rooms during the day under higher ventilation rates
(above the extract and whole dwelling ventilation rates set out in the Building
Regulations 2010 Approved Document F) such as may be required for
mitigation against overheating, shall not exceed 40 dB LAeq,16hour. Criterion
E does not apply to purge ventilation. This limit applies to rooms that are
exposed to façade noise levels due to operations at the Safeguarded
Wharves including dredgers at or above 55 dB LAeq,15min and/or 65 dB
Leq,63Hz.
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Criterion F
The rating levels according to BS 4142: 2014 +A1: 2019 on balconies due to
all industrial and wharf sources operating at a cumulative maximum shall not
be more than 5 dB above pre-existing background levels at all times. For
public / private outdoor areas (i.e. gardens and balconies) the maximum
target noise level shall be as specified within BS8233:2014. i.e.; LAeq 55 dB
[BS 8233:2014 ‘upper guideline value’.
Prior to the commencement of any above ground works in connection with
the development hereby permitted full details of any mitigation measures, in
addition to those outlined in the Ardent Consulting Engineers Noise
Assessment Report Ref 195870-04 dated June 2020', required in order to
meet the above criteria, including a requirement for windows to be fixed shut
where required to meet the criteria and, where relevant, details of any
alternative means of ventilation or cooling, shall be submitted to and
approved in writing by the Local Planning Authority (in consultation with the
Port of London Authority and the wharf operators) and the mitigation shall be
installed in accordance with the approved details prior to the first occupation
of the residential units hereby permitted.
Reason: In order to protect the amenity of future occupants of the
development and to minimise the potential for conflict with the nearby
safeguarded wharf in accordance with policies D1and H5 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and
policies D13 and D14 of the London Plan (2021).
62. Scheme of Noise Testing
a) Prior to the first occupation of the development hereby permitted, a
scheme for testing the noise environment of the units, to demonstrate
compliance with Criteria A to F of Condition 61 above shall be submitted to
and approved in writing by the Local Planning Authority (in consultation with
the Port of London Authority and Safeguarded Wharf Operators).
b) Prior to the first occupation of the development hereby permitted the
scheme for noise testing required by part a) above shall be implemented and
the results submitted and approved in writing by the Local Planning Authority
(in consultation with the Port of London Authority and the Safeguarded Wharf
Operators).
Reason: In order to protect the amenity of future occupants of the
development and to minimise the potential for conflict with the nearby
safeguarded wharf in accordance with policies D1and H5 of the Royal
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Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and
policies D13 and D14 of the London Plan (2021).
63. Operational Management Plan
Prior to the first occupation of the development hereby permitted an
Operational Management Plan to address potential noise nuisance or noise
environmental health impacts shall be submitted to and approved in writing by
the Local Planning Authority setting out the following:
•
A commitment from the owner of the development to ensure that the
approved mitigation set out in the Ardent Consulting Engineers Noise
Assessment Report Ref 195870-04 dated June 2020', submitted with the
planning application is installed properly, is maintained in perpetuity and is
correctly repaired in the event of failure, paying reference to any relevant
British Standards adopted at the date of this planning permission.
•
The operational management measures to be adopted by occupiers of
the commercial units within the development to avoid noise and disturbance
impacts of loading and servicing on residents of the development.
•
Thereafter the Operational Management Plan shall be implemented and
retained as approved.
Reason: To protect the amenity of future occupants and allow the continued
operation of neighbouring uses accordance with policies D1and H5 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and
policies D13 and D14 of the London Plan (2021).
64. Noise from Plant
Noise levels from any plant associated with the development hereby
permitted shall not exceed 10 dB below the existing background level (LA90
15min) when measured at one metre from the façade of the nearest noise
sensitive premises.
Reason: In order to safeguard the amenities of residential properties and
ensure compliance with policies D13 and D14 of the London Plan (2021) and
Policies DH(b) and E(a) of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
65.

Mechanical and Extract Ventilation

a) Prior to the commencement of any above ground works a scheme
demonstrating how provision will be made for the future installation of
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mechanical ventilation equipment or other plant associated with the
commercial units shall be submitted to and approved in writing by the Local
Planning Authority.
b) No use involving the preparation of hot food shall commence until full
details of any mechanical ventilation or other plant associated with the
commercial operation of the building (including details of external
appearance) have been 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 high-level 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 development and shall be permanently maintained
thereafter.
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/fil
e/69280 /pb105 27-kitchen-exhaust-0105.pdf)
Reason: In the interest of the prospective residential occupiers of the
accommodation and ensure compliance with E(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
66. Air Quality
The development hereby permitted shall be carried out in accordance with
the mitigation measures identified in the submitted Air Quality Assessment
Report Reference: 195870-08 PROJECT NO. 195870 JUNE 2020.
Reason: to ensure compliance with policy SI 1 the London Plan (2021) and
and policy Policy E(c) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014)
67. Fire Statement
Notwithstanding the submitted documents, prior to the commencement of
above ground works the development (other than demolition, site clearance
and ground works), a Fire Statement in the form of an independent fire
strategy produced by a third party suitably qualified assessor shall be
submitted to and approved in writing by the Local Planning Authority. The
statement should detail how the development proposal will function in terms
of:
- The building’s construction: methods, products and materials used,
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including manufacturers’ details;
- The means of escape for all building users: stair cores, escape for building
users who are disabled or require level access, and the associated
evacuation strategy approach;
- Features which reduce the risk to life: fire alarm systems, passive and active
fire safety measures and associated management and maintenance plans;
- Access for fire service personnel and equipment: how this will be achieved
in an evacuation situation, water supplies, provision and positioning of
equipment, firefighting lifts, stairs and lobbies, any fire suppression and
smoke ventilation systems proposed, and the ongoing maintenance and
monitoring of these; and
- How provision will be made within the site to enable fire appliances to gain
access to buildings;
- Ensuring that any potential future modifications to the building will take into
account and not compromise the base build fire safety/protection measures.
The development shall be implemented in accordance with the approved Fire
Statement and retained as such for the lifetime of the development.
Reason: In order to achieve the highest standards of fire safety and ensure
the safety of all building users in accordance with policy D12 of the London
Plan (2021).
68. Surface Water Capacity
No development shall be occupied until confirmation has been provided that
either:1. Capacity exists off site to serve the development or
2. A development and infrastructure phasing plan has been agreed with the
Local Authority in consultation with Thames Water. Where a development
and infrastructure phasing plan is agreed, no occupation shall take place
other than in accordance with the agreed development and infrastructure
phasing plan.
Or 3. All wastewater network upgrades required to accommodate the
additional flows from the development have been completed.
Reason: To ensure the satisfactory provision of waste water infrastructure to
meet the needs of the development, noting that network reinforcement works
may be required to accommodate the proposed development in order to
avoid flooding and/or potential pollution incidents in accordance with London
Plan (2021) policy SI 5.
69. Water Network Upgrades
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There shall be no occupation beyond the 99th dwelling until confirmation has
been provided that either:all water network upgrades required to accommodate the additional flows to
serve the development have been completed;
or- a development and infrastructure phasing plan has been agreed with
Thames Water to allow additional development to be occupied. Where a
development and infrastructure phasing plan is agreed no occupation of
those additional dwellings shall take place other than in accordance with the
agreed development and infrastructure phasing plan.
Reason: To ensure that sufficient water capacity is made available to
accommodate additional demand anticipated from the new development in
accordance with London Plan (2021) policy SI 5.
70. Details of Cranes (Aviation Safety)
No cranes or scaffolding shall be erected on the site unless and until
construction methodology and diagrams clearly presenting the location,
maximum operating height, radius and start/finish dates for the use of cranes
during the Development has been submitted to and approved by the Local
Planning Authority, the Local Planning Authority having consulted London
City Airport.
71. Bird Management (Aviation Safety)
No above ground works Construction Works in respect of any building
hereby permitted shall be carried out unless and until a detailed scheme for
green and/or brown roofs and associated aggressive bird management
strategy has been submitted to and approved by the Local Planning Authority,
the Local Planning Authority having consulted London City Airport.
Reason: All green and/or brown roofs should be designed to make them
unattractive to birds so as not to have an adverse effect on the safety of
operations at London City Airport by encouraging bird roosting and creating
sources of food for birds, and thereby presenting a bird strike threat to aircraft
operating at the Airport.
72. Community Development Plan
Prior to the first occupation of the development hereby permitted a
Community Development Strategy and Community Use Plan shall be
submitted to and approved in writing by the Local Planning Authority. The
Community Development Strategy and Community Use Plan shall be fully
implemented in accordance with the approved details prior to the occupation
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of the residential units and shall be maintained for the lifetime of the
development.
Reason: To ensure that the development contributes towards creating and
maintaining cohesive communities and encourages the successful integration
of tenures in accordance with policy CH1 of the Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).2. Informative(s) for Application
Reference 20/1924/F:
73. Post-completion report
Prior to the occupation the development, a Post Completion Report
setting out the predicted and actual performance against all numerical
targets in the relevant Circular Economy Statement shall be submitted
to the GLA at: circulareconomystatements@london.gov.uk, along with
any supporting evidence as per the GLA’s Circular Economy Statement
Guidance. The Post Completion Report shall provide updated versions
of Tables 1 and 2 of the Circular Economy Statement, the Recycling and
Waste Reporting form and Bill of Materials. Confirmation of submission
to the GLA shall be submitted to, and approved in writing by, the Local
Planning Authority, prior to occupation.
Reason: In the interests of sustainable waste management and in order
to maximise the re-use of materials in accordance with policy SI7 of the
London Plan (2021).
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Appendix 3 - BPS Appraisal dated 25 June 2021
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Eastmoor Street & Westmoor Street
188 Units (40 LAR Units and 16 S/O Units)
Financial Viability Appraisal
GLA Inputs
Land at Nos. 6, 61-81 and Coopers Yard, Eastmoor Street
and No. 6 & 10 Westmoor Street,
Charlton
London
SE7 8LX

Development Appraisal
BPS Surveyors
25 June 2021
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APPRAISAL SUMMARY

BPS SURVEYORS

Eastmoor Street & Westmoor Street
188 Units (40 LAR Units and 16 S/O Units)
Financial Viability Appraisal
Appraisal Summary for Phase 1
Currency in £
REVENUE
Sales Valuation
Private Residential
London Affordable Rent
Shared Ownership
Totals

Units
132
40
16
188

ft² Sales Rate ft²
88,973
640.00
31,357
203.10
11,296
415.00
131,626

Rental Area Summary
Commercial Units

Unit Price Gross Sales
431,384
56,942,720
159,215
6,368,607
292,990
4,687,840
67,999,167

Units
1

ft²
12,286

Rent Rate ft²
17.50

Initial
MRV/Unit
215,005

215,005

YP @

6.0000%

16.6667

Net Rent
Initial
at Sale
MRV
215,005 215,005

Investment Valuation
Commercial Units
Current Rent
GROSS DEVELOPMENT VALUE

3,583,417

71,582,583

Purchaser's Costs
Effective Purchaser's Costs Rate

(243,672)
6.80%
(243,672)

NET DEVELOPMENT VALUE

71,338,911

Additional Revenue
Ground Rents

660,000
660,000

NET REALISATION

71,998,911

OUTLAY
ACQUISITION COSTS
Fixed Price
Fixed Price

4,214,000
4,214,000
4,214,000

Stamp Duty
Effective Stamp Duty Rate
Agent Fee
Legal Fee

200,200
4.75%
1.50%
0.35%

63,210
14,749
278,159

CONSTRUCTION COSTS
Construction
Build Cost
S106 financial contributions
Mayoral CIL2 estimate
RB Greenwich CIL estimate

ft²
202,222

Build Rate ft²
250.75

Cost
50,707,841
1,487,686
282,516
899,598
53,377,641

PROFESSIONAL FEES
Professional Fees

10.00%

5,070,784
5,070,784

MARKETING & LETTING
Commercial Marketing
Residential Marketing
Letting Agent Fee
Letting Legal Fee

12,286 ft²

2.00
1.15%
10.00%
5.00%

24,572
654,841
21,501
10,750
711,664

DISPOSAL FEES
Sales Agent Fee
Sales Legal Fee

1.50%
0.35%

1,073,739
250,539
1,324,278

MISCELLANEOUS FEES
Project: S:\Joint Files\Current Folders\Greenwich\Coopers Yard\GLA further feedback\BPS Coopers Yard 188 Units (40 LAR 16 SO) GLA inputs.wcfx
ARGUS Developer Version: 8.20.003
Date: 25/06/2021
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APPRAISAL SUMMARY

BPS SURVEYORS

Eastmoor Street & Westmoor Street
188 Units (40 LAR Units and 16 S/O Units)
Financial Viability Appraisal
Developer's Profit-Commercial
Developer's Profit-Affordable
Developer's Profit-Private

15.00%
6.00%
17.50%

537,513
663,387
9,964,976
11,165,875

FINANCE
Debit Rate 6.500%, Credit Rate 0.000% (Nominal)
Land
Construction
Other
Total Finance Cost

900,709
4,601,722
1,444,098
6,946,530

TOTAL COSTS

83,088,931

PROFIT
(11,090,020)
Performance Measures
Profit on Cost%
Profit on GDV%
Profit on NDV%
Development Yield% (on Rent)
Equivalent Yield% (Nominal)
Equivalent Yield% (True)
IRR% (without Interest)
Rent Cover
Profit Erosion (finance rate 6.500)

-13.35%
-15.49%
-15.55%
0.26%
6.00%
6.23%
-4.19%
-51 yrs -7 mths
N/A

Project: S:\Joint Files\Current Folders\Greenwich\Coopers Yard\GLA further feedback\BPS Coopers Yard 188 Units (40 LAR 16 SO) GLA inputs.wcfx
ARGUS Developer Version: 8.20.003
Date: 25/06/2021
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Appendix 1 - Plan and Report References
The following amendments to drawings and associated documentation are
detailed below. The changes have been indicated with a strikethrough for
deletions and bold for additions, with all other drawing references remaining
unaffected.
3006_GA-P-L00 PL15 Proposed Ground Floor Plan
3006_GA-P-L01 PL8 Proposed First Floor Plan
3006_GA-P-L02 PL8 Proposed Second Floor Plan
3006_GA-P-L03 PL8 Proposed Third Floor Plan
3006_GA-P-L04 PL8 Proposed Fourth Floor Plan
3006_GA-P-L05 PL8 Proposed Fifth Floor Plan
3006_GA-P-L06 PL8 Proposed Sixth Floor Plan
3006_GA-P-L07 PL7 Proposed Seventh Floor Plan
3006_GA-P-L08 PL7 Proposed Eighth Floor Plan
3006_GA-P-L09 PL7 Proposed Ninth Floor Plan
3006_RP-L10_PL10 Roof Plan
3006_GA-P-L00-NB PL9 Proposed Ground Floor Plan - North Block
3006_GA-P-L00-SB PL8 Proposed Ground Floor Plan - South Block
3006_GA-P-L01-NB PL6 Proposed First Floor Plan - North Block
3006_GA-P-L01-SB PL6 Proposed First Floor Plan - South Block
3006_GA-P-L02-NB PL6 Proposed Second Floor Plan - North Block
3006_GA-P-L02-SB PL6 Proposed Second Floor Plan - South Block
3006_GA-P-L03-NB PL6 Proposed Third Floor Plan - North Block
3006_GA-P-L03-SB PL6 Proposed Third Floor Plan - South Block
3006_GA-P-L04-NB PL6 Proposed Fourth Floor Plan - North Block
3006_GA-P-L04-SB PL6 Proposed Fourth Floor Plan - South Block
3006_GA-P-L05-NB PL6 Proposed Fifth Floor Plan - North Block
3006_GA-P-L05-SB PL6 Proposed Fifth Floor Plan - South Block
3006_GA-P-L06-NB PL6 Proposed Sixth Floor Plan - North Block
3006_GA-P-L06-SB PL6 Proposed Sixth Floor Plan - South Block
3006_GA-P-L07-NB PL6 Proposed Seventh Floor Plan - North Block
3006_GA-P-L07-SB PL6 Proposed Seventh Floor Plan - South Block
3006_GA-P-L08-NB PL6 Proposed Eighth Floor Plan - North Block
3006_GA-P-L09-NB PL6 Proposed Ninth Floor Plan - North Block
3006_EX-SP-L00 OS Site Location Plan
3006_GA-SP-L00 Block Plan
3006_GA-P-L01-WCH PL3 Proposed Wheelchair Layouts
3006_GA-P-CA-PL-01 PL1 Core A Plot Layouts 01
3006_GA-P-CA-PL-02 PL1 Core A Plot Layouts 02
3006_GA-P-CA-PL-03 PL1 Core A Plot Layouts 03
3006_GA-P-CA-PL-04 PL1Core A Plot Layouts 04
3006_GA-P-CB-PL-01 PL1 Core B Plot Layouts 01
3006_GA-P-CB-PL-02 PL1 Core B Plot Layouts 02
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3006_GA-P-CB-PL-03 PL1 Core B Plot Layouts 03
3006_GA-P-CC-PL-01 PL1 Core C Plot Layouts 01
3006_GA-P-CC-PL-02 PL1 Core C Plot Layouts 02
3006_GA-P-CC-PL-03 PL1 Core C Plot Layouts 03
3006_GA-P-CC-PL-04 PL1 Core C Plot Layouts 04
3006_GA-P-CC-PL-05 PL1 Core C Plot Layouts 05
3006_GA-P-CC-PL-06 PL1 Core C Plot Layouts 06
3006_GA-P-CD-PL-01 PL1Core D Plot Layouts 01
3006_GA-P-CD-PL-02 PL1Core D Plot Layouts 02
3006_GA-P-CD-PL-03 PL1 Core D Plot Layouts 03
3006_GA-P-CD-PL-04 PL1 Core D Plot Layouts 04
3006_GA-P-CD-PL-05 PL1Core D Plot Layouts 05
3006_GA-E01 PL8 Proposed East and West Elevations
3006_GA-E02 PL7 Proposed Link North and South Elevations
3006_GA-E03 PL8 Proposed North and South Elevations
3006_GA-E-L-01 PL1 Proposed Long Elevations
3006_GA-S01 PL7 Proposed Sections A-A & B-B
3006_GA-S02 PL6 Proposed Sections C-C & D-D
3006_GA-S03 PL5 Proposed Sections E-E & F-F
195870-017 Rev - Highway Arrangement
195870-016 Rev A Interim Highway Arrangement
Accommodation Schedule dated 23 June 2021
Air Quality Assessment
Archaeology Assessment
BREEAM 2018 Pre-Assessment Report V1 by Jaw Sustainability dated
29.06.2020
Car Park Management Plan
Circular Economy Statement
Daylight Sunlight Overshadowing Assessment
Daylight Sunlight Overshadowing Assessment Addendum (November 2020)
Daylight and Sunlight Assessment 24 June 2021
Delivery and Servicing Management Plan
Design and Access Statement
Design and Access Statement Addendum (November 2020)
Employment Statement and Relocation Strategy
Energy Strategy Report by Jaw Sustainability (7th January 2021)
Updated Energy Strategy Report and supporting documents (January 2021)
Fire Strategy dated June 2021
Flood Risk Assessment
Flood Risk Assessment – Rev B (August 2020)
Flood Risk and Surface Water Drainage Addendum (October 2020)
Framework Travel Plan
Health Impact Assessment
Heritage Townscape and Visual Impact Assessment
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Updated Townscape Heritage and visual Impact Assessment report (January
2021)
Land Contamination Assessment
Updated Landscape Strategy Studio Bosk Ltd dated June 2021
Life Cycle Carbon Assessment V01by Jaw Sustainability (26th June 2020)
Updated Life Cycle Carbon Assessment – version 2 and supporting
documents (January 2021)
Noise Assessment
Noise Assessment Addendum (November 2020)
Noise Assessment – Technical response to Consultee Technical Report
(October 2020)
Outline Construction Logistics Plan
Updated Outline Construction Logistics Plan – Rev A (November 2020)
Overheating Assessment V01 by Jaw Sustainability (29th March 2020)
Overheating Assessment V02 by Jaw Sustainability (5th January 2021)
Updated Overheating Assessment – version 2 (January 2021)
Planning Statement
Preliminary Ecological Appraisal and Preliminary Roost Assessments
prepared by The Ecology Partnership (June 2020)
Schedule of Accommodation dated 28.05.2021
Statement of Community Involvement
Sustainability Statement by Jaw Sustainability dated January 2021
Transport Assessment
Tree Survey and Arboricultural Impact Assessment
Utilities and Services Statement
Land at Nos. 6, 61-81 and Coopers Yard, Eastmoor Street and Nos. 6 & 10
Westmoor Street - Response to Sustainability Memorandum
M&E Initial Report Rev B by Taylor Project Services LLP (January 2021)
Viability Assessment and Affordable Housing Statement June 2020
Updated Financial Viability Appraisal dated December 2020
Updated Financial Viability Appraisal dated April 2021
Updated Financial Viability Appraisal dated June 2021
Response to Occupational Therapist's comments 14 June 2021
20-10-08 Eastmoor Street Response to Consultee Comments
Covering letter dated 30 June 2020
Covering letter dated 25 November 2020
Covering letter dated 30 April 2021

Agent's emails:
14.06.2021 Re: noise conditions
10.06.2021 Re: consultation responses
03.06.2021 Re: outstanding issues
25.05.2021 Re: revised submission documents
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24.05.2021 Re: revised submission documents - revised affordable
housing offer
18.03.2021 Re: CGI views / THVIA
04.03.2021 Re: further comments in relation to daylight and sunlight
09.02.2021 Re: request for further information / clarification
08.01.2021 Re: request for further information / clarification
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Appendix 2 - Conditions
The following amendments to conditions are detailed below. The changes
have been indicated with a strikethrough for deletions and bold for additions.

1. Standard Time Limit
The development to which this permission relates must be begun not later
than the expiration of three (3) years beginning with the date on which the
permission is granted.
Reason: As required by Section 91 of the Town and Country Planning Act
1990.
2. Development in Accordance with Approved Plans
The development shall be carried out strictly in accordance with the
application plans, drawings and documents hereby approved and as detailed
below:
3006_GA-P-L00 PL15 Proposed Ground Floor Plan
3006_GA-P-L01 PL8 Proposed First Floor Plan
3006_GA-P-L02 PL8 Proposed Second Floor Plan
3006_GA-P-L03 PL8 Proposed Third Floor Plan
3006_GA-P-L04 PL8 Proposed Fourth Floor Plan
3006_GA-P-L05 PL8 Proposed Fifth Floor Plan
3006_GA-P-L06 PL8 Proposed Sixth Floor Plan
3006_GA-P-L07 PL7 Proposed Seventh Floor Plan
3006_GA-P-L08 PL7 Proposed Eighth Floor Plan
3006_GA-P-L09 PL7 Proposed Ninth Floor Plan
3006_RP-L10_PL10 Roof Plan
3006_GA-P-L00-NB PL9 Proposed Ground Floor Plan - North Block
3006_GA-P-L00-SB PL8 Proposed Ground Floor Plan - South Block
3006_GA-P-L01-NB PL6 Proposed First Floor Plan - North Block
3006_GA-P-L01-SB PL6 Proposed First Floor Plan - South Block
3006_GA-P-L02-NB PL6 Proposed Second Floor Plan - North Block
3006_GA-P-L02-SB PL6 Proposed Second Floor Plan - South Block
3006_GA-P-L03-NB PL6 Proposed Third Floor Plan - North Block
3006_GA-P-L03-SB PL6 Proposed Third Floor Plan - South Block
3006_GA-P-L04-NB PL6 Proposed Fourth Floor Plan - North Block
3006_GA-P-L04-SB PL6 Proposed Fourth Floor Plan - South Block
3006_GA-P-L05-NB PL6 Proposed Fifth Floor Plan - North Block
3006_GA-P-L05-SB PL6 Proposed Fifth Floor Plan - South Block
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3006_GA-P-L06-NB PL6 Proposed Sixth Floor Plan - North Block
3006_GA-P-L06-SB PL6 Proposed Sixth Floor Plan - South Block
3006_GA-P-L07-NB PL6 Proposed Seventh Floor Plan - North Block
3006_GA-P-L07-SB PL6 Proposed Seventh Floor Plan - South Block
3006_GA-P-L08-NB PL6 Proposed Eighth Floor Plan - North Block
3006_GA-P-L09-NB PL6 Proposed Ninth Floor Plan - North Block
3006_EX-SP-L00 OS Site Location Plan
3006_GA-SP-L00 Block Plan
3006_GA-P-L01-WCH PL3 Proposed Wheelchair Layouts
3006_GA-P-CA-PL-01 PL1 Core A Plot Layouts 01
3006_GA-P-CA-PL-02 PL1 Core A Plot Layouts 02
3006_GA-P-CA-PL-03 PL1 Core A Plot Layouts 03
3006_GA-P-CA-PL-04 PL1Core A Plot Layouts 04
3006_GA-P-CB-PL-01 PL1 Core B Plot Layouts 01
3006_GA-P-CB-PL-02 PL1 Core B Plot Layouts 02
3006_GA-P-CB-PL-03 PL1 Core B Plot Layouts 03
3006_GA-P-CC-PL-01 PL1 Core C Plot Layouts 01
3006_GA-P-CC-PL-02 PL1 Core C Plot Layouts 02
3006_GA-P-CC-PL-03 PL1 Core C Plot Layouts 03
3006_GA-P-CC-PL-04 PL1 Core C Plot Layouts 04
3006_GA-P-CC-PL-05 PL1 Core C Plot Layouts 05
3006_GA-P-CC-PL-06 PL1 Core C Plot Layouts 06
3006_GA-P-CD-PL-01 PL1Core D Plot Layouts 01
3006_GA-P-CD-PL-02 PL1Core D Plot Layouts 02
3006_GA-P-CD-PL-03 PL1 Core D Plot Layouts 03
3006_GA-P-CD-PL-04 PL1 Core D Plot Layouts 04
3006_GA-P-CD-PL-05 PL1Core D Plot Layouts 05
3006_GA-E01 PL8 Proposed East and West Elevations
3006_GA-E02 PL7 Proposed Link North and South Elevations
3006_GA-E03 PL8 Proposed North and South Elevations
3006_GA-E-L-01 PL2 Proposed Long Elevations
3006_GA-S01 PL7 Proposed Sections A-A & B-B
3006_GA-S02 PL6 Proposed Sections C-C & D-D
3006_GA-S03 PL5 Proposed Sections E-E & F-F
195870-017 Rev - Highway Arrangement
195870-016 Rev A Interim Highway Arrangement
Accommodation Schedule dated 23 June 2021
Air Quality Assessment
Archaeology Assessment
BREEAM 2018 Pre-Assessment Report V1 by Jaw Sustainability dated
29.06.2020
Car Park Management Plan
Circular Economy Statement
Daylight Sunlight Overshadowing Assessment
ITEM NO: 5 – Addendum Appendices

Page 379

Daylight Sunlight Overshadowing Assessment Addendum (November 2020)
Daylight and Sunlight Assessment 24 June 2021
Delivery and Servicing Management Plan
Design and Access Statement
Design and Access Statement Addendum (November 2020)
Employment Statement and Relocation Strategy
Energy Strategy Report by Jaw Sustainability (7th January 2021)
Updated Energy Strategy Report and supporting documents (January 2021)
Fire Strategy dated June 2021
Flood Risk Assessment
Flood Risk Assessment – Rev B (August 2020)
Flood Risk and Surface Water Drainage Addendum (October 2020)
Framework Travel Plan
Health Impact Assessment
Heritage Townscape and Visual Impact Assessment
Updated Townscape Heritage and visual Impact Assessment report (January
2021)
Land Contamination Assessment
Updated Landscape Strategy Studio Bosk Ltd dated June 2021
Life Cycle Carbon Assessment V01by Jaw Sustainability (26th June 2020)
Updated Life Cycle Carbon Assessment – version 2 and supporting
documents (January 2021)
Noise Assessment
Noise Assessment Addendum (November 2020)
Noise Assessment – Technical response to Consultee Technical Report
(October 2020)
Outline Construction Logistics Plan
Updated Outline Construction Logistics Plan – Rev A (November 2020)
Overheating Assessment V01 by Jaw Sustainability (29th March 2020)
Overheating Assessment V02 by Jaw Sustainability (5th January 2021)
Updated Overheating Assessment – version 2 (January 2021)
Planning Statement
Preliminary Ecological Appraisal and Preliminary Roost Assessments
prepared by The Ecology Partnership (June 2020)
Schedule of Accommodation dated 28.05.2021
Statement of Community Involvement
Sustainability Statement by Jaw Sustainability dated January 2021
Transport Assessment
Tree Survey and Arboricultural Impact Assessment
Utilities and Services Statement
Land at Nos. 6, 61-81 and Coopers Yard, Eastmoor Street and Nos. 6 & 10
Westmoor Street - Response to Sustainability Memorandum
M&E Initial Report Rev B by Taylor Project Services LLP (January 2021)
Reason: In the interests of good planning and to ensure that the development
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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. Demolition and Construction Management Plan
No development shall commence until a Demolition / Construction Method
Statement has been 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 demolition on the site and
construction of the development. This should include a risk assessment and a
method statement in accordance with the control of dust and emissions from
Construction and Demolition Best Practice Guidance published by the
Greater London Authority. The scheme shall set out the secure measures,
which can, and will, be put in place.
The method statement shall include details of:
• Site hoarding
•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
•Haulage routes
•Likely noise levels to be generated from plant
•Details of any noise screening measures
•Proposals for monitoring noise and procedures to be put in place where
agreed noise levels are exceeded
•Where works are likely to lead to vibration impacts on surrounding residential
properties, proposals for monitoring vibration and procedures to be put in
place if agreed vibration levels are exceeded. Note: it is expected that
vibration over 1mm/s measured as a peak particle velocity would constitute
unreasonable vibration.
• Adherence to Considerate Constructors scheme
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 BRE four part Pollution Control
Guides ‘Controlling particles and noise pollution from construction sites’
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b. The construction process shall be carried out in accordance with the
approved details.
Reason: In order to safeguard the amenities, health and safety of
neighbouring properties and occupiers and of the area generally, and to
ensure compliance with Policies D14 and SI 1 the London Plan (2021) and
the Mayor of London” Sustainable Design and Construction SPG 2014 and
policy E(a) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014)
4. 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:
Monday to Friday 08:00 - 18:00
Saturdays 08:00 - 13:00
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 Policy D14 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).
5. Demolition/Construction Travel Plan
No development shall commence until a detailed site-specific 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 Demolition / Construction Travel Plan shall be implemented in
accordance the approved details.
Reason: To promote sustainable travel, safeguard residential amenity and
pedestrian and traffic safety and ensure compliance with Policy T4 of the
London Plan (2021) and Policies E(c) and IM4 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014)
6. Construction Logistics Plan
No development shall commence until a detailed Construction Logistics Plan
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(CLP) has been submitted to, and approved in writing by, the Local Planning
Authority in consultation with Transport for London.
The CLP shall include the following:
a) Measures to dissuade construction workers from parking in the vicinity of
the development;
b) Measures that are to be implemented to reduce the impact of the
proposed construction on the surrounding transport network and how the
Mayor’s Vision Zero principles will be met;
c) Measures to include any potential conflicts with the proposed walking and
cycling improvements along the A206 should the timescale for these works
overlap with the construction of the development;
d) Confirmation that contact has been made with the operators of
safeguarded wharves to assess the potential for the use of water freight in
the supply chain and details of the outcome of such discussions.
The development shall be implemented in full accordance with the approved
CLP.
Reason: In order to safeguard pedestrian and traffic safety, to and to ensure
compliance with Policies T4 and T7 of the London Plan (2021) and Policies
E(c) and IM4 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
7. Contaminated Land
i) Prior to the commencement of the development approved by this planning
permission other than demolition, the following components of a scheme to
deal with the risks associated with contamination of the site shall each be
submitted to and approved, in writing, by the Local Planning Authority:
•

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.
Should the preliminary risk assessment identify the need for further
investigation:
ii) A site investigation scheme, 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.
iii) The results of the site investigation and the detailed risk assessment
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referred to in (ii) 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 (iii)
are complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.
Reason: Potential sources of contamination associated with historical uses of
the site should be further investigated to ensure that there is not an
unacceptable risk to health and controlled waters in line with the aims of the
National Planning Policy Framework (NPPF), policy SD1of the London Plan
(2021) and Policies E(e) of the Royal Borough of Greenwich Local Plan: Core
Strategy with Detailed Policies (2014);
8. Contamination (Verification Report)
Prior to occupation of the 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.
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.
Reason: Should remediation be deemed necessary, the applicant should
demonstrate that any work has been carried out effectively and the
environmental and health risks and risks to controlled waters 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),
policies SD1 and SI 5 of the London Plan (2021) and policies E(e) of the
Royal Borough of Greenwich Local Plan: Core Strategy with Detailed Policies
(2014);
9. Contamination Not Previously Identified
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 a remediation strategy to the Local Planning
ITEM NO: 5 – Addendum Appendices

Page 384

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.
Reason: To ensure any unsuspected contamination is addressed in
accordance with the aims of the National Planning Policy Framework (NPPF),
policies SD1 and SI 15 London Plan (2021) Contaminated Land and Policies
E(e) of the Royal Borough of Greenwich Local Plan: Core Strategy with
Detailed Policies (2014);
10. Unexploded Ordnance
i) Prior to the commencement of development, 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.
Any Preliminary Risk Assessment of UXO hazards must be undertaken in
compliance with current guidance for managing UXO risks (e.g.C681). 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.

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.
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.
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.
Details attaining to Operational UXO Emergency Response Plan; and UXO
Safety & Awareness Briefings – must also be provided.
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The identified mitigation must be carried out in accordance with the approved
details.
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.
A Verification Report to demonstrate that the works set out in (ii) have been
completed, along with any requirements for longer-term monitoring of risks,
maintenance and arrangements for contingency action.
Reason: To ensure that appropriate arrangements are in place in the event of
the discovery of UXO in the interests of public safety and to ensure
compliance with policies, SD1, D11 of the London Plan (2021) and Policy
E(e) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(July 2014).
11. Piling
Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the local planning
authority, which may be given for those parts of the site where it has been
demonstrated that there is no resultant unacceptable risk to groundwater. The
development shall be carried out in accordance with the approved details.
Reasons: To ensure that any below ground construction works are carried out
in a manner suitable to prevent contamination of groundwater within the
underlying Secondary Aquifer in line with the aims of the National Planning
Policy Framework (NPPF), policies SD1 and SI 5 of the London Plan (2021)
and Policies E(e) of the Royal Borough of Greenwich Local Plan: Core
Strategy with Detailed Policies (2014);
12. Piling Method Statement
Notwithstanding Condition 11 above no piling shall take place until a Piling
Method Statement (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
sewerage infrastructure, and the programme for the works) has been
submitted to and approved in writing by the Local Planning Authority in
consultation with Thames Water. Any piling must be undertaken in
accordance with the terms of the approved piling method statement.
Reason: The proposed works will be in close proximity to underground water
and sewerage utility infrastructure. Piling has the potential to impact on local
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underground water and sewerage utility infrastructure. To minimise
disturbance of any existing contamination and the protection of groundwater
in the underlying Principal and Secondary Aquifers and to ensure compliance
with policies SD1 and SI 5 of the London Plan (2021)and Policy E(e) of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
13. Infiltration of Surface Water
Whilst the principles and installation of sustainable drainage schemes are to
be encouraged, no drainage systems for the infiltration of surface water
drainage into the ground are permitted other than with the express written
consent of the Local Planning Authority, which may be given for those parts
of the site where it has been demonstrated that there is no resultant
unacceptable risk to controlled waters. The development shall be carried out
in accordance with the approval details.
Reason: To protect the underlying groundwater from the risk of pollution in
line with the aims of the National Planning Policy Framework (NPPF), policies
SD1 and SI 5 of the London Plan (2021) and Policy E(e) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
14. Detailed Drainage Scheme
Prior to commencement of construction a detailed surface water drainage
scheme shall be submitted to and approved in writing by the Local Planning
Authority in consultation with the Lead Local Flood Authority. The scheme
shall address the following matters:
•
Provide an updated drainage layout plan confirming details of the invert
level and sizes of the attenuation SuDS, the location and invert level of the
HydroBrake, and post development discharge rates in accordance with the
supporting calculations.
•
Provide confirmation that Thames Water has consented to the
proposed discharge point and discharge rates.
The approved scheme shall be implemented prior to the first occupation of
the development.
Reason: To prevent the increased risk of flooding, both on and off site and to
ensure compliance with policy SI 13 of the London Plan (2021).
15. Non-Road Mobile Machinery
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.
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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 have been
registered at http://nrmm.london/. Proof of registration must be submitted to
the Local Planning Authority prior to the commencement of any works on site.
• The 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.
Reason: To protect local air quality and comply with policy S1 of the London
Plan (2021) and the GLA NRMM LEZ.
16. Archaeology
No demolition or development shall take place until a written scheme of
investigation (WSI) has been submitted to and approved by the local planning
authority in writing. For land that is included within the WSI, no demolition or
development shall take place other than in accordance with the agreed WSI,
which shall include the statement of significance and research objectives, and
A. The programme and methodology of site investigation and recording and
the nomination of a competent person(s) or organisation to undertake the
agreed works
B. The programme for post-investigation assessment and subsequent
analysis, publication & dissemination and deposition of resulting material.
This part of the condition shall not be discharged until these elements have
been fulfilled in accordance with the programme set out in the WSI.
Reason: Heritage assets of archaeological interest may survive on the site.
The planning authority wishes to secure the provision of appropriate
archaeological investigation, including the publication of results, in
accordance with Section 12 of the NPPF, Policy 7.8 of the London Plan policy
HC1 and Policy DH(m) of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
17. Vehicular Access
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No development shall commence until Prior to the commencement of
above ground works full details of the proposed new vehicular access shall
be have been submitted to and approved in writing by the Local Planning
Authority. These details shall include specifications for all proposed surface
materials and (should the scheme be implemented in advance of any
development on the adjacent site to the south) details of the interface
between the access within the application site and the adjacent site so as to
ensure a consistent approach.
The development hereby approved shall not be occupied until the vehicular
access required to serve the development hereby permitted has been
constructed in full accordance with the approved details.
Reason: In order to ensure that satisfactory means of access is provided and
to provide a satisfactory appearance to the new link in accordance with policy
D8 of the London Plan (2021) policies IM1 and DH1 of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
18. Accessible and Adaptable Dwellings
Prior to the commencement of above ground works the development,
drawings illustrating that a minimum of 90% of all dwellings in the
development hereby permitted comply with Building Regulation requirement
M4(2) ’accessible and adaptable dwellings’, have been submitted to and
approved in writing by the Local Planning Authority in consultation with the
Council’s Housing Occupational Therapist.
The development shall be carried out and retained for the lifetime of the
development in accordance with the approved details.
Reason: To accord with policy D7 of the London Plan (2021) and Policy H5
of the Royal Greenwich Core Strategy and Detailed Policies 2014.
19. Wheelchair Accessible Dwellings
10% of all units in the development hereby permitted shall comply with
Building Regulation requirement M4(3)(2)(b) ‘wheelchair user dwellings’ in
accordance with approved the approved drawings. The applicant shall not
implement any part of the development hereby permitted No above ground
works shall commence until full details of these units have been submitted
to and approved in writing by the Local Planning Authority in consultation with
the Council’s Housing Occupational Therapist.
The applicant must fit out the dwellings such as to gain Greenwich Housing
Occupational Therapist's approval.
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Reason: To accord with policy D7 of the London Plan (2021) as amended
and policy H5 of the Royal Greenwich Core Strategy and Detailed Policies
2014.
20. Refuse and Recycling
Prior to the commencement of above ground works the development, full
details of the refuse storage, recycling facilities and refuse collection
arrangements shall be submitted to, and approved in writing by, the Local
Planning Authority. Such details shall include but are not limited to:
◦
◦
motion
◦

Separate storage areas for bulk storage and bin storage;
Turning areas to allow the refuse trucks to move in forward
when entering and exiting the road;
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;
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 to ensure compliance with policy SI 7 of the London Plan 2021
and Policies H5 and DH1 of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (Adopted July 2014).
21. Materials
a) Details and samples for all appearing materials should be provided,
including walls, roofs, windows and doors, sills and lintels, balconies,
balustrades, visible pipes, grids and louvers, outdoor pavements, stairs,
gates, boundary walls and fences (where required) to be used for the external
surfaces of the buildings and hard surfaced areas shall have been submitted
to and approved in writing by the Local Planning Authority prior to the
commencement of above ground works; and
b) The submitted details shall include the following: Details of the
following features and elements of the scheme must be submitted to and
approved in writing by the Local Planning Authority:
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i. Brick bonding and brick, including banding and crown detail (annotated
plans at a scale of not less than 1:20);
ii. External windows, spandrel panels, balconies, doors, screens, louvres,
grilles and balustrading (annotated plans at a scale of not less than 1:10);
iii. Depth of window reveals and soffits (annotated plans at a scale of not less
than 1:20) unless;
iv. Rainwater goods (annotated plans at a scale of not less than 1:10);
v. The details shall should show all joints between different materials and
components, including walls, roofs, doors, windows, sills, lintels and fasciae,
balconies, soffits and balustrades, external ramps, steps, pavements,
boundary walls, gates, and fences;
vi. Shop fronts, entrances and openings (annotated elevations and section
details at a scale of not less than 1:20);
vii. Sections of the landscaped areas of the scheme, showing the interface
between soft and hard surface would work, the rainwater drainage strategy
and associated technical solutions, and the interface between different
pavements, the street, and the proposed designed buildings.
c) No visible water plant, pipes or gutters are acceptable, shall be installed
which were not included in the submitted drawings for this planning
application.
d) The principal material shall be full brick and brick slip systems will
not be accepted as these are considered to be of a lower quality and
durability. Full brick is the principal material for the scheme. No brick-slip
system would be acceptable, as it is considered to be of lower quality and
durability..Full brick is the principal material for the scheme. No brick-slip
system would be acceptable, as it is considered to be of lower quality and
durability.
Reason: To ensure that the local planning authority may be satisfied as
to the external appearance of the building(s) and to protect the
character and appearance of the wider area (including the Thames
Barrier and Bowater Road Conservation Area) and ensure compliance
with policies D4, D8, and HC1 of the London Plan (2021) and policies
DH1, DH3, DH(a) and DH(h) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
a) Details and samples for all appearing materials should be provided,
including walls, roofs, windows and doors, sills and lintels, balconies,
balustrades, visible pipes, grids and louvers, outdoor pavements, stairs,
gates, boundary walls and fences (where required) to be used for the external
surfaces of the buildings and hard surfaced areas shall have been submitted
to and approved in writing by the Local Planning Authority;and
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b) Details of the following features and elements of the scheme must be
submitted to and approved in writing by the Local Planning Authority:
i. Brick bonding and brick, including banding and crown detail (annotated
plans at a scale of not less than 1:20;
ii. External windows, spandrel panels, balconies, doors, screens, louvres,
grilles and balustrading (annotated plans at a scale of not less than 1:10;
iii. Depth of window reveals and soffits (annotated plans at a scale of not less
than 1:20;
v. Rainwater goods (annotated plans at a scale of not less than 1:10;
v. The details should show all joints between different materials and
components, including walls, roofs, doors, windows, sills, lintels and fasciae,
balconies, soffits and balustrades, external ramps, steps, pavements,
boundary walls, gates, and fences.
vi. Shop fronts, entrances and openings (annotated elevations and section
details at a scale of not less than 1:20;
vii. Sections of the landscaped areas of the scheme, showing the interface
between soft and hard surface would work, the rainwater drainage strategy
and associated technical solutions, and the interface between different
pavements, the street, and the designed buildings. No visible water plant,
pipes or gutters are acceptable, which were not included in the submitted
drawings for this planning application.
c) Full brick is the principal material for the scheme. No brick-slip system
would be acceptable, as it is considered to be of lower quality and durability
and was not discussed as an option at the pre-application stage.
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 D4 of the
London Plan (2021), and Policies DH1 and DH(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (July 2014).
22.

New Residential Entrances

Prior to the commencement of above ground works development, other
than demolition and groundworks, details relating to the design of all
residential entrances including – entrance doors, gates, entry control
system, display of postal numbers and position of letter box facility shall be
submitted to and agreed in writing by the Local Planning Authority.
The agreed measures shall be implemented prior to the first occupation of
the development and retained for the lifetime of the development.
Reason: In order that the Local Planning Authority may be satisfied with the
external appearance of the entrances to be ‘tenure blind’ and contribute to
social inclusion, and to ensure compliance with Policy D6 of the London
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Plan (2021) and Policies H5 and DH1 of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014).
23. Details of Obscure Glazing / Privacy Screens
Prior to the commencement of above ground works development, other than
demolition and groundworks, detailed drawings showing the proposed
measures to protect the privacy of future occupants as as indicated in the
submitted Design and Access Statement Addendum dated November 2020
shall be submitted to and approved in writing by the Local Planning Authority.
The approved measures shall be installed prior to the first occupation of the
residential units hereby permitted and shall be maintained for the lifetime of
the development.
In order to protect the privacy of future occupants of the development and to
provide a satisfactory standard of residential amenity in accordance with
policy H5 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014) and the standards set out in the Mayor of London's Housing
SPG.
24. Secured by Design
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 above
ground works the development and shall be implemented in accordance with
the approved details prior to occupation.
2. SBD Certification.
Prior to occupation 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.
Reason: To ensure that Secured by Design principles are implemented into
the development in accordance with policy D11of the London Plan
(2021) and policy DH1 of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
25.

Accessibility Arrangements

Full details of access arrangements for each relevant part of the development
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for people with mobility difficulties shall be submitted to, and approved in
writing by, the Local Planning Authority prior to the commencement of above
ground works the relevant part of the development and such development
shall be completed in accordance with such approved details. For the
avoidance of doubt this shall include large scale plans illustrating the different
gradients on all routes to and through the site.
Reason: To facilitate movement by those with mobility difficulties and to
comply with Policies D5 and D8 of the London Plan (2021) and Policies DH1
and IM4 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (Adopted July 2014).
26. Delivery and Servicing Plan
The development shall not be occupied until a Delivery and Servicing Plan
has been submitted to and approved in writing by the Local Planning
Authority.
The plan shall demonstrate the expected number and time of delivery and
servicing trips to the site, with the aim of reducing the impact of servicing
activity.
The plan shall include details of the proposed delivery and servicing
arrangements for the following two scenarios:
•
The application site site being developed out first;
•
The adjoining site being developed out first.
The plan shall include details of measures for the management of vehicle
movements within the proposed new access road.
The approved Delivery and Servicing Plan shall be implemented in full
accordance with the approved details from the first occupation of the
development and shall be adhered to for the lifetime of the development.
Reason: In order to ensure satisfactory vehicle management and to comply
with policy T7 and IM3 and E1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
27. Cycle Parking Provision
• A minimum of 396 long-stay (368 residential and 28 commercial / retail)
and 39 short-stay (6 residential and 33 commercial/ retail) secure and dry
cycle parking spaces shall be provided within the development as indicated
on the plans hereby approved.
• No development of each Phase shall commence on site until the full Full
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details of the cycle parking facilities shall have been submitted to and
approved in writing by the Local Planning Authority prior to the
commencement of above ground works.
• All cycle parking spaces shall be provided and made available for use
prior to occupation of the relevant block Phase and maintained thereafter.
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).
28. Parking Design and Management Plan
The development hereby approved shall not be occupied until a Parking
Design and Management Plan has been submitted to and approved in writing
by the Local Planning Authority. The Parking Design and Management Plan
must include at least the following details:
i. Details of the layout and controls of means of entry to the car park and
secure cycle storage areas;
ii. The proposed allocation of and arrangements for the management of
parking spaces including disabled parking bays serving the residential
development and details to demonstrate how a further seven percent of
residential dwellings will be provided with a disabled person parking space
should demand arise;
iii. Conditions of use and monitoring of the parking to be provided, including
the car club bays and Blue Badge parking;
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;
The Parking Design and Management Plan as approved shall be
implemented prior to occupation of the relevant part of the Development and
shall thereafter be retained and maintained in accordance with the approved
details for the lifetime of the development.
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 T6 of the London Plan (2021) and Policies IM4 and IM(c) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014)
29. Restriction on Use of Parking Spaces
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The car parking spaces within the development hereby permitted shall be
retained as disabled persons parking bays for the lifetime of the development
and shall not be used for general parking.
Reason: To ensure that satisfactory parking provision is made for people with
disabilities and to ensure compliance with Policy T6 of the London Plan
(2021) and Policies IM4 and IM(c) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014)
30. Residential Travel Plan
a) The development hereby approved shall not be occupied until such time as
a detailed site specific Residential Travel Plan, in accordance with Transport
for London’s document ‘Travel Planning for New Development in London’ has
been submitted to and approved in writing by the Local Planning Authority.
The development shall operate in full accordance with all measures identified
within the Travel Plan from first occupation.
b) The Travel Plan shall specify initiatives to be implemented by the
development to promote and maximise the use of sustainable travel to and
from the site by a variety of non-car means (including public transport,
walking and cycling), shall set targets and shall specify a monitoring and
review mechanism to ensure compliance with the Travel Plan objectives.
c) Within the timeframe specified by (a) and (b), evidence shall be submitted
to the Local Planning Authority to demonstrate compliance with the
monitoring and review mechanisms agreed under parts (a) and (b).
The Travel Plan shall in all respects be implemented in accordance with the
details approved pursuant to this condition.
Reason: In order that the Local Planning Authority may be satisfied as to the
practicality, viability and sustainability of the Travel Plan for the site and to
promote sustainable travel in accordance with Policies T6 and SI 1 of the
London Plan (2021) and Policy IM4 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
31. Framework Commercial Travel Plan
a) The non-residential areas of the development hereby approved shall not
be occupied until such time as a detailed site-specific Framework Commercial
Travel Plan for that part, in accordance with Transport for London’s document
‘Travel Planning for New Development in London’ has been submitted to and
approved in writing by the Local Planning Authority. The development shall
operate in full accordance with all measures identified within the Travel Plan
from first occupation.
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b) The Travel Plan shall specify initiatives to be implemented by the
development to promote and maximise the use of sustainable travel to and
from the site by a variety of non-car means (including public transport,
walking and cycling), shall set targets and shall specify a monitoring and
review mechanism to ensure compliance with the Travel Plan objectives.
c) Within the timeframe specified by (a) and (b), evidence shall be submitted
to the Local Planning Authority to demonstrate compliance with the
monitoring and review mechanisms agreed under parts (a) and (b).
The Travel Plan shall in all respects be implemented in accordance with the
details approved pursuant to this condition.
Reason: In order that the Local Planning Authority may be satisfied as to the
practicality, viability and sustainability of the Travel Plan for the site and to
promote sustainable travel in accordance with Policies T6 and SI 1 of the
London Plan (2021) and Policy IM4 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
32. Implementation of the Flood Risk Assessment
The development permitted by this planning permission shall only be carried
out in accordance with the approved flood risk assessment Ardent Consulting
Engineers (dated August 2020, Reference: 195870-01) and the following
mitigation measures detailed within it:
•
Finished floor levels set no lower than 6.400 metres above
Ordnance Datum (AOD)
•
Flood resistant measures
•
Flood resilience measures
The mitigation measures shall be fully implemented prior to occupation and
subsequently in accordance with the timing / phasing arrangements
embodied within the scheme.
Reason: To mitigate against the consequences and probability of flooding
and to ensure compliance with policy SI 12 of the London Plan (2021) and
Policies E2 and E3 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (Adopted July 2014).
33. Flood Evacuation Plan
Notwithstanding the approved Flood Risk Assessment, prior to the first
occupation of the development a detailed Flood Evacuation Plan detailing
how occupants will be made aware of flood risks, the implementation of flood
warning systems and the proposed evacuation procedures for the
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development shall be submitted to and approved in writing by the Local
Planning Authority.
The measures included in the approved Flood Evacuation Plan shall be put in
place prior to the first occupation of the development and maintained for the
lifetime of the development.
Reason: To mitigate against the consequences of flooding and to ensure
compliance with policy SI 12 of the London Plan (2021) and Policies E2 and
E3 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014).
34. Water Efficiency
No above ground works development shall commence, including both
residential and non-residential units, until Water Efficiency calculations,
prepared by suitably qualified assessor, have been submitted to and
approved in writing by the Local Planning Authority to demonstrate that the
detailed design of the development is designed to meet water efficiency
standards with a maximum water use target of 105 litres of water per person
per day for the residential and BREEAM Excellent standard for the ‘Wat 01’
BREEAM water category for the non-residential.
Prior to occupation of each residential unit within the development, evidence
that the approved dwellings have incorporated water saving and monitoring
measures that is in line with Part A shall have been submitted to the Local
Planning Authority and approved in writing.
Prior to occupation of each non-residential unit within the development,
evidence that the approved non-residential spaces have incorporated water
saving and monitoring measures that will prevent the undue consumption of
water in line with Part A shall have been submitted to the Local Planning
Authority and approved in writing.
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).
35. BRE Green Guide
A.
Prior to commencement of the development, details demonstrating that
all building materials to be used on the residential and non-residential
components of the development comply with the BRE Green Guide to
Housing Specification categories A, B or C shall be submitted to and
ITEM NO: 5 – Addendum Appendices

Page 398

approved by the Local Planning Authority. If any part of the development falls
below the C category, proposed measures will be identified to seek to
achieve the required categories.
B.
Six months prior to the fit out of the new residential buildings within the
development, details demonstrating that the external and internal building
materials to be used within the new residential buildings comply with the BRE
Green Guide Specification categories A+ to C shall be submitted to an
approved by the Local Planning Authority.
C.
Six months prior to the fit out of the new non-residential buildings within
the development, details demonstrating that the external and internal building
materials to be used within the new non-residential buildings comply with the
BRE Green Guide Specification categories A+ to C shall be submitted to an
approved by the Local Planning Authority.
The development shall be carried out in accordance with the details as
approved.
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).
35. Rainwater Recycling
A. Prior to commencement of above ground works the development, a
report on the feasibility of rainwater recycling system for irrigation
requirements shall be submitted to and approved by the Local Planning
Authority.
B. Subject to Part A within six months from completion of the installation of
the rainwater recycling system, evidence of commissioning and evidence that
the rainwater recycling system has been installed in accordance with the
details approved under Part A shall should be submitted to the Local
Planning Authority and approved in writing for written approval.
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.
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 D8, SI13 of the London Plan (2021) and Policy DH1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
36. Sustainable Design and Construction Standards
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Prior to the first occupation of each residential unit within the development,
the approved dwellings shall incorporate sustainability measures as detailed
in the Sustainability Statement prepared by Jaw Sustainability (6th January
2021) and supplementary information.
Upon the first use of the non-residential spaces within the development, the
approved spaces shall incorporate sustainability measures as detailed in the
Sustainability Statement prepared by Jaw Sustainability (6th January 2021)
and supplementary information.
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).
37. Whole lifecycle carbon assessment
A.
Prior to commencement of above ground works the development,
including both residential and non-residential units, other than site
preparation, remediation and / or the formation of accesses, a Whole LifeCycle Carbon Assessment (WLCCA) shall be prepared in accordance with
London Plan Policy SI2 and the draft Whole Life-Cycle Carbon Assessments
guidance (as updated) and submitted to the GLA and Local Planning
Authority and approved in writing by the Local Planning Authority in
consultation with the GLA for written approval. In preparing the WLCCA,
the applicant should consider reporting the embodied carbon of products
linked to mechanical, electrical and public health (MEP) systems in line with
CIBSE TM65 or other appropriate guidance as appropriate.
B. Prior to the first occupation of each phase within the development, hereby
approved, the post-construction tab of the GLA’s whole life carbon
assessment template should be completed accurately and in its entirety in
line with the GLA’s Whole Life Carbon Assessment Guidance. The postconstruction assessment should provide an update of the information
submitted at planning submission stage, including the whole life carbon
emission figures for all life-cycle modules based on the actual materials,
products and systems including MEP systems used. This should be
submitted to the GLA at: ZeroCarbonPlanning@london.gov.uk along with any
supporting evidence as per the guidance and Local Planning Authority for
information.
Reason: In the interests of sustainable development and ensure the carbon
emissions resulting from the materials, construction and MEP and the use of
a building over its entire life have been appropriately reduced in line with
London Plan Policy SI2.
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38. BREEAM New Construction Standards
The new non-residential spaces within the development shall be registered
with Building Research Establishment (BRE), achieve a high BREEAM NC
Very Good BREEAM as detailed in the BREEAM 2018 Pre-Assessment
Report V1 prepared by Jaw Sustainability (29th June 2020) and make
reasonable endeavours to achieve Excellent (based on the latest related
BREEAM Technical guidance or subsequent BREEAM version).
i.
Within three months of the completion of each of the new nonresidential units, Interim BREEAM (or subsequent scheme) Assessment,
copy of the summary score sheets and related Design Certificates all verified
by the BRE shall have been submitted to and approved in writing by the Local
Planning Authority.
ii.
Within three months from the date of first use of each of the new nonresidential units, Post Construction BREEAM (or subsequent scheme) Stage
Assessment, copy of the summary score sheets and related Certification all
verified by the BRE with a copy of a signed legal green fit-out agreement
confirming that the approved non-residential units within each block have
been designed and fitted out to beyond best practice energy demand
reduction measures, and incorporate energy efficient systems for heating and
cooling and water efficient equipment that will conform to the energy strategy
approved as part of Condition 40 (Energy Strategy for Non-Residential) shall
have been submitted to and approved in writing by the Local Planning
Authority confirming the BREEAM standard and measures have been
implemented within three months from the date of first use of the new nonresidential unit.
Following any approval of a 'Post Construction Stage' assessment and
certificate of the non-residential space, the approved measures and
technologies to achieve the high BREEAM Very Good or higher standard
shall be retained in working order for the lifetime of the development.
Reason: In the interest of addressing climate change and securing
sustainable development in accordance with policies: D3, SI1, SI2, SI3, SI4,
SI7, SI12 and SI13 of the London Plan 2021; and policies DH1 and E1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014).
39. Energy Strategy
Notwithstanding the Energy Strategy Report prepared by Jaw Sustainability
(7th January 2021) and supporting information (January 2021) prior to the
commencement of above ground works each block containing residential
and/or non-residential units within the development, other than site
preparation, remediation and / or the formation of accesses, a revised Energy
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Strategy shall have been submitted to and approved in writing by the Local
Planning Authority. The Energy Strategy shall:
i) outline the measures to be incorporated into the residential and nonresidential components of the development to comply with the zero carbon
standard above Building Regulations Part L 2013 taking into account the
changes proposed under the revised Interim Building Regulations Part L and
Future Homes Standards.
ii) investigate beyond best practice energy efficiency to minimise thermal
bridging and maximise energy and carbon savings prior to incorporation of
renewable/low carbon technologies. The carbon emissions and associated
savings at the Be Lean case must be assessed and demonstrated against
SAP 2012 emissions factors (if appropriate). Consideration to the LETI
Climate Emergency Design Guide guidance shall be made.
Iii) identify measures and calculate and minimise energy uses not covered by
Building Regulations (un-regulated);
iv) be based on connection of all residential and/or non-residential buildings
to the site wide district heating network served by either i) heating/cooling
imported into the site or (ii) a single on-site energy centre based on low
carbon heat sources.
v) investigate ways of reducing peak sizes of installed post-occupancy
vi) provide technical details for all technologies proposed including but not
limited to types of refrigerants proposed for the technology and heat network,
efficiencies of systems, refrigerant leak detector and refrigerants’ Global
Warming Potential etc;
vii) maximise onsite renewable energy generation, subject to operational
plant requirements and overshadowing constraints, including a minimum
capacity of 73kWp solar Photovoltaic system;
viii) evidence of developing a decarbonisation strategy including for low
carbon heat to be supplied to the network from plant installed to serve the
proposed development in the event that connection to an offsite local low
carbon energy network is not pursued and engagement with RBG;
ix) provide accredited SAP and SBEM modelling output reports for each
stage of the Energy Hierarchy;
x) submission of the GLA’s Carbon Emission Reporting spreadsheet
demonstrating the carbon dioxide emissions and associated savings.
B. Within three-months of the practical completion of each block containing
residential and/or non-residential units within the development and prior to
occupation, the following information shall have been submitted to and
approved in writing by the Local Planning Authority:
i) Final technical information and evidence including commissioning of
installation that the renewable/low carbon technologies are installed in
accordance with Part ( A ) and, if appropriate, certified under the
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Microgeneration Certification Scheme (MSC) and complies with the
Enhanced Capital Allowances (ECS) product criteria.
ii) the resulting scheme, along with machinery/apparatus location,
specification and operational details of renewable/low carbon technologies in
accordance with Part ( A ) and Condition 44 Energy Centre/ Centralised plant
room/District Heating Network.
Iii) a management plan for the operation of the renewable/low carbon
technologies in accordance with Part ( A ) and Condition 44 Energy Centre/
District Heating/ Connection to offsite low carbon energy network
iv) a servicing plan including times, location, frequency, method of servicing
of the renewable/low carbon technologies and Condition 44 Energy Centre/
District Heating/ Connection to offsite low carbon energy network
v) Evidence that energy efficient appliances and other appropriate measures
have been incorporated to reduce the energy demand and unregulated
energy usage in accordance with Part ( A ).
vi) 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 (
A ).
vii) Detailed thermal bridging calculations for both residential and nonresidential components, ‘As Built’ SAP Thermal Bridging (residential) and
SAP Overheating (residential) modelling output reports to confirm that the psi
value has been reduced (psi-value <0.15) and Criterion 3 of the Building
Regulations Part L 2013.
The approved development shall be carried out strictly in accordance with the
details so approved, and the necessary equipment to allow connection of the
approved development to the onsite energy centre or to the offsite local
energy network shall be installed and operational prior to the first occupation
of the development.
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 GG3, SI1, SI2, SI3 and 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).
40. Energy Strategy for non-residential elements
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Prior to the first occupation of each non-residential unit within the
development, evidence that the approved non-residential spaces shall
incorporate and maintain energy, overheating and fit out measures that are in
line or improve upon those stated and approved under Condition 39 Energy
Strategy and Condition 41 Overheating and Cooling Non-Residential shall
have been submitted to and approved in writing by the Local Planning
Authority.
Reason: To ensure that the non-residential components of the development
hereby approved and occupied 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 GG3, SI1, SI2, SI3 and 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).
41. Overheating and Cooling - Residential
Prior to commencement of above ground works the details of the dynamic
thermal modelling being applied to a representative sample of residential
units proposed using the guidance and criteria provided in CIBSE TM59 &
TM49 (DSY1, DSY2 and DSY3) and Cooling Hierarchy, and demonstrating
how these units perform against and even exceed the overheating criteria,
shall have been submitted to and approved in writing by the Local Planning
Authority. The details of any additional measures to be incorporated into
each residential unit to minimise the risk of overheating (without active
cooling) shall also be submitted and evidence that these measures can and
will be incorporated into the residential component of 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 residential unit shall thereafter be constructed in accordance with the
approved details.
Reason: To ensure that each residential unit within the development, hereby
approved, is energy efficient and to reduce reliance on cooling and the risk of
overheating in line with policy SI4 of the London Plan 2021, and policies DH1
and E1 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (July 2014).
42. Overheating and Cooling - Non-residential
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Prior to commencement of above ground works the non-residential spaces
within the development, hereby approved, the details of the dynamic thermal
modelling, being applied to each non-residential unit proposed using the
guidance and criteria provided in CIBSE TM52 & TM49 (DSY1, DSY2 and
DSY3) and Cooling Hierarchy, and demonstrating how these units perform
against and even exceed the overheating criteria, shall have been submitted
to and approved in writing by the Local Planning Authority. 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 and the actual cooling demand
(kW/m2) (if required) should be demonstrated to be significantly reduced
compared to the notional.
Each non-residential unit shall thereafter be maintained in accordance with
the approved details.
Reason: To ensure that the non-residential development, hereby approved, is
energy efficient and to reduce reliance on cooling and the risk of overheating
in line with policy SI4 of the London Plan 2021, and policies DH1 and E1 of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014).
43. Energy Centre/ District Heating/ Connection to offsite low carbon
energy network
A)
Within six (6) months of commencement of the approved development,
including residential and non-residential components, within the development,
hereby approved, the following details shall have been submitted to and
approved in writing by the Local Planning Authority:
i.Evidence of investigation of ways of heat exported to neighbouring sites and
briefings of discussions with sites in close proximity;
ii.Evidence of investigation of ways of heat imported into the site and briefings
of discussions with sites in close proximity;
iii.Details of the energy plant room and equipment, including size, layout and
location, details of the flue and thermal stores (if available);
iv.Details of the technologies and associated equipment to serve the energy
requirements of the development, including technical information such as
operational data and operational performance, costs, carbon intensity of heat
network (kgCO2/kWh), monthly demand profiles for heating and hot water
and cooling demand, analysis used to determine size of the proposed
technology, HIUs including specifications, type and efficiency (and any other
details the Local Planning Authority deems necessary);
v.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)
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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 the residential and/or non-residential components into the site wide heat
network or as approved under Energy Strategy condition
vi.Details of schematic of the site wide heat network showing all residential units
and/or non-residential units connected into it or plant room and connection to
a local low carbon energy network as approved under Condition 40 Energy
Strategy;
vii.Details showing how the non-residential units will be designed with
appropriate connections to allow space heating to be provided by the onsite
or offsite district heating network;
viii.The method of how the facility and/or infrastructure has been designed to
allow for the future connection of the development to an offsite heat network
and/ or private wite network including connection point on the ground floor;
drawings and floor plans if connection to an offsite local low carbon energy
network hasn’t been pursued as a priority;
ix.Evidence that any gas boilers required to serve the energy requirements of
the approved development as an interim or later stage, should be of UltraLow NOx with maximum NOx Emissions that are compliant with the NOx
(g/m²) (<40mgNOX/kWh) benchmarks as set out at Appendix 5 of the
Mayor’s Sustainable Design and Construction SPG (April 2014).
x.Details and evidence to demonstrate that the onsite district heating
network, if an onsite standalone system is proposed, and secondary
distribution heat network shall be designed in accordance with Heat
Networks: Code of Practice for the UK (based on the latest technical
guidance), Heat Trust Standards and Heat Network (Metering and
Billing) Regulations (HNMBR)
xi.Details and evidence to demonstrate that the district heating network shall be
designed in accordance with Heat Networks: Code of Practice for the UK
(based on the latest technical guidance), Heat Trust Standards and Heat
Network (Metering and Billing) Regulations (HNMBR).
B)
Within six months of occupation of the relevant block of the
development including residential and non-residential components, details
and evidence of a post-commissioning assessment, completed by an
independent assessor, for either connection to an offsite local low carbon
energy network or installation of an energy centre to provide the space
heating/ hot water/ cooling, certifying that either the offsite connection or the
onsite standalone energy servicing strategy has been well designed in line
with Part A, runs efficiently, has reliability of supply, a reasonable customer
tariff and appropriate management and maintenance arrangements are in
place shall have been submitted to and approved in writing by the Local
Planning Authority.
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Reason: To ensure that the allocated space for energy equipment within the
development is designed in a manner that ensures that the development
contributes to reducing the use of fossil fuel or other primary energy
generation capacity, is designed to connect to an offsite heating and/or
private wire network and to reduce emissions of greenhouse gases in
accordance with policies SI2, SI3 of the London Plan 2021, 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).
44. ‘Be seen’ energy monitoring
The development hereby approved shall be constructed to comply with the
GLA ‘Be Seen’ energy monitoring requirements set out in points a, b, c and d
below for at least five years:
A.
Within four weeks of planning permission being issued by the Local
Planning Authority, accurate and verified estimates of the ‘be seen’ energy
performance indicators, as outlined in Chapter 3 ‘Planning stage’ of the GLA
‘Be seen’ energy monitoring guidance shall be submitted to the GLA's
monitoring portal and Local Planning Authority for information.
B.
Once the as-built design has been completed (upon commencement of
RIBA Stage 6) and prior to occupation of each phase of the development,
updated accurate and verified estimates of the ‘be seen’ energy performance
indicators for each reportable unit of the development, as well as supporting
evidence, as per the methodology outlined in Chapter 4 ‘As-built stage’ of the
GLA ‘Be seen’ energy monitoring guidance shall be uploaded to the GLA’s
monitoring portal and submitted to the Local Planning Authority for
information. The owner should also confirm that suitable monitoring devices
have been installed and maintained for the monitoring of the in-use energy
performance indicators, as outlined in Chapter 5 ‘In-use stage’ of the GLA ‘Be
seen’ energy monitoring guidance document.
C.
Upon completion of the first year of occupation following the end of the
defects liability period (DLP) and for the following four years, accurate and
verified annual in-use energy performance data as well as supporting
evidence for all relevant indicators under each reportable unit of the
development as per the methodology outlined in Chapter 5 ‘In-use stage’ of
the GLA ‘Be seen’ energy monitoring guidance shall be uploaded to the
GLA’s monitoring portal and submitted to the Local Planning Authority for
information.
D.
In the event that the in-use evidence submitted shows that the as-built
performance estimates have not been or are not being met, the legal Owner
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shall investigate and identify the causes of underperformance and the
potential mitigation measures and set these out in the relevant comment box
of the ‘be seen’ spreadsheet. Where measures are identified, which can be
reasonably practicable to implement, an action plan comprising such
measures shall have been submitted to and approved in writing by the Local
Planning Authority within six weeks of the submission of the information being
uploaded to the GLA's Portal. The measures approved by the Local Planning
Authority shall be implemented by the legal Owner as soon as reasonably
practicable and based on in accordance with the agreed action plan
timescales.
Reason: In order to ensure that actual operational energy performance is
minimised and demonstrate compliance with the ‘be seen’ post-construction
monitoring requirement of Policy SI 2 of the London Plan.
45. Precautionary Bat Survey
If more than one year passes between the most recent bat survey and the
commencement of development involving tree works an update bat survey
must be undertaken immediately prior to 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 tree works relating to each Phase.
Reason: To ensure compliance with the Habitats Regulations and the Wildlife
& Countryside Act 1981 (as amended)
46.Timing of vegetation clearance (breeding birds)
All removal of trees, hedgerows, shrubs, scrub or tall herbaceous vegetation
shall be undertaken between September and February inclusive. If this is not
possible then a suitably qualified ecologist shall check the areas concerned
immediately prior to the clearance works to ensure that no nesting or nestbuilding birds are present. If any nesting birds are present then the vegetation
shall not be removed until the fledglings have left the nest.
Reason: To ensure compliance with the Habitats Regulations and the Wildlife
& Countryside Act 1981 (as amended). All wild birds, their nests and young
are protected during the nesting period.
47. Ecological / Landscape management plan
A) No development shall take place until the following have been
submitted to and approved in writing by the Local Planning Authority:
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i).An addendum to the Preliminary Ecological Appraisal including
Extended Phase 1 Habitat Survey demonstrating the details of all
features of ecological value on the site and especially covering the
Eastmoor Street SINC site and setting out measures, for their protection
during demolition and construction works.
ii). 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, if identified.
Any mitigation measures identified therein shall be implemented in
accordance with the approved details prior to the commencement of
any works on site.
B). Prior to the commencement of the development, other than
demolition and groundworks, an Ecological and Landscape
Management Plan, including long-term design objectives, management
responsibilities and maintenance schedules for all landscaped areas
and demonstration that an Urban Greening Factor (UGF) score of 0.4
has been achieved for the approved site, 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 including the
creation of an ecological corridor such as tree lines and hedgerows to
provide important commuting habitats.
The Ecological and Landscape Management Plan shall include:
a) 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 of high ecological value, 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;
ITEM NO: 5 – Addendum Appendices

Page 409

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;
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 part 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.
Reason: To ensure the protection of wildlife and supporting habitat, to
prevent the spread of invasive plants and to secure opportunities for
the enhancement of the ecological value of the site in line with policies
G5, G6 and G7 of the London Plan (2021) and Core Strategy policy OS4
(Biodiversity), the Mayor’s Sustainable Design and Construction SPG
(2014) and Greener Greenwich SPD (2014) or subsequent versions of
the above related documents or related subsequent versions.
Notwithstanding the Preliminary Ecological Appraisal and Preliminary Roost
Assessments prepared by The Ecology Partnership (June 2020) and
Landscape Strategy prepared by Studio Bosk Ltd (24th June 2020), prior to
the commencement of development an ecological and landscape
management plan, including 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 or even exceed the
required Urban Greening Factor (UGF) score for the approved site.
The submitted report shall include:
A. 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 measures identified therein shall be
implemented in accordance with the approved details.
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B. Detailed phase II nesting birds’ surveys which include: nesting bird
checks, if evidence of these species is recorded.
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 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.
E.
Details from a suitably qualified ecologist specifying how the landscape
features have been developed for biodiversity and ecological enhancement,
are linked and will become part of the wider green infrastructure as well as
provide ecological corridors for the local fauna as appropriate. 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.Bird and bat sensitive lighting;
vi.Street trees; and
vii.Artificial nesting and roosting sites/boxes including number, location (eastings
and northings) and specification for bird, bat and invertebrate species
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.
F.
Evidence that the ecological measures approved under parts ( A ) to ( E
) 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 residential and non-residential buildings within the
development.
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 and comply with London Plan
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(2021) policies G1 (Green Infrastructure), G5 (Urban Greening), SI13
(Sustainable Drainage) and G6 (Biodiversity and Access to Nature) and
policies OS4 (Biodiversity), DH1 (Design) and E(f) Living Roofs and Walls of
the Royal Greenwich Core Strategy and Detailed Policies 2014.
48. Biodiverse/ Biosolar Green Roof
A.
Within three months of commencement of the development, a detailed
investigation into the incorporation of biodiverse/ bio-solar green roof that is
compliant with GRO Green Roof Code 2014 shall have been be carried out
and submitted to and approved in writing by the Local Planning Authority. and
submitted to Local Planning Authority for written approval.
B.
Subject to part ( A ), details of the green/biosolar roof shall shall have
been submitted to and approved in writing by the Local Planning Authority
within six months of commencement of the development, and should include:
i.type of green roof and how it has been developed for biodiversity and
biodiversity and ecological enhancement;
ii.details of landscape features;
iii.roof cross-sections and roof plan showing biosolar features;
iv.substrate and vegetation;
v.assessment of the effectiveness of the green roof as a source control
mechanism and interceptor for a Sustainable Urban Drainage System
(SUDS);
vi.Planting within the first planting season following the practical completion of
the building works
The green roof should be comprised of, but not necessarily limited to:
•
biodiversity-based with extensive/semi-intensive soils,
•
substrate which is commercial -based aggregate or equivalent with a
variedsubstrate depth of 80-150mm planted with 50% locally native
herbs/wildflowers in addition to sedum and include additional features
such as areas of bare shingle, areas of sand for burrowing invertebrates,
individual logs or log piles, shallow pools and an area suitable for black
redstarts and nesting starling.
C.
Evidence that the roof has been installed in accordance with (A) and (B)
shall have been submitted to and approved in writing by the Local Planning
Authority prior to the first occupation of the development hereby approved.
D.
The green roof shall be retained and maintained for the lifetime of the
development in accordance the approved details.
Reason: To provide insulation and to contribute towards enhancing
biodiversity, reducing flood risk and improving the aesthetic value of the
development as well as resident’s well-being and comply with London Plan
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(2021) policies G1 (Green Infrastructure), G5 (Urban Greening), SI13
(Sustainable Drainage) and G6 (Biodiversity and Access to Nature) and
policies OS4 (Biodiversity), DH1 (Design) and E(f) Living Roofs and Walls of
the Royal Greenwich Core Strategy and Detailed Policies 2014.
49. Landscaping Details
Prior to the commencement of any above ground works a detailed
Landscaping Strategy, based on the principles secured within the
Landscape Strategy hereby approved, for all the hard and soft landscaping
of any part of the site not occupied by buildings including details of:
•
•
•
•
•
•
•
•

Open space / amenity areas
Areas of paving
Pedestrian / cycle linkages
Street furniture
Wayfinding
Materials
Boundary treatments
Planting specification

shall be submitted and approved in writing by the Local Planning Authority.
All hard-landscaping works which form part of the approved scheme under
part (a) shall be completed prior to occupation of the development.
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.
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 D8, G4, G5, G6, G7, G8, S4 and SI 13 of the London Plan (2021)
policies D1 and IM(b) of the Royal Greenwich Core Strategy and Detailed
Policies 2014.
50. Lighting Strategy
Prior to the commencement of above ground works, details of an external
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lighting strategy shall be submitted to and approved in writing by the Local
Planning Authority.
The details shall include:
- Details of the lighting fixtures and location;
- Hours of operation;
- Details of compliance with the Institute of Lighting Engineers guidance on
preventing light pollution;
- Where appropriate, details of the sensitive lighting design to mitigate for
impacts of light-spill on bats;
The lighting strategy shall be implemented in accordance with the approved
details prior to the first occupation of the development.
Reason: In order to achieve an appropriately lit and high quality public realm
that balances the requirements for safety and security with reducing light
pollution in accordance with policies D8 and G6 of the London Plan (2021).
51. Children’s Play Area
Full details of the children’s play areas (as shown in the Landscape Strategy
dated June 2021) play equipment and safety measures proposed for the
development shall be submitted to and approved in writing by, the Local
Planning Authority prior to the first occupation of the development. This shall
include the provision of a minimum of 587m2 of playspace for under 5s and
547 m2 of play space for ages 5-11 and 12+
The play areas and play equipment shall be 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.
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 S4 of the London Plan (2021) and Policy H(e) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
52. Completion of Commercial Units Prior to Occupation of Residential
Units
The commercial units hereby permitted shall be completed to an enhanced
shell specification (to a weathertight standard, including facades, glazing,
doors, louvres and a screed floor with heating and all mechanical and
electrical services provided) prior to the first occupation of the residential
units hereby permitted.
To ensure the delivery of employment generating floorspace within the
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development and to facilitate the occupation of such floorspace in accordance
with policy E7 of the London Plan (2021) and policies EA1 and EA2 of the
Royal Greenwich Local Plan: Core Strategy
53. Marketing Strategy for Commercial Units
Notwithstanding the submitted documents, prior to the commencement of any
above ground works a detailed marketing strategy for the commercial units
hereby permitted shall be submitted to and approved in writing by the Local
Planning Authority. The Marketing Strategy shall include details of the
following:
Means of advertising / media to be used;
Duration and timing of the marketing campaign;
How marketing will be targeted to likely occupiers;
Proposed rent levels;
Management arrangements;
Terms on which the units are to be offered;
and any incentives to expedite the letting of units.
The commercial units shall be marketed in accordance with the approved
Marketing Strategy.
Reason: To ensure that the units are marketed effectively and to minimise the
likelihood of the units being left vacant, in accordance with policy E2 of the
London Plan (2021) policies EA1 and EA2 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (Adopted July 2014).
54. Removal of Permitted Development Rights for Conversion to
Residential Use
Notwithstanding the provisions of The Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and
re-enacting that Order with or without modification), no part of the nonresidential floorspace within the development shall be used as a
dwellinghouse within Class C3 of the Town and Country Planning (Use
Classes) Order 1987 (as amended).
Reason: In order to ensure that satisfactory provision of employment
generating floorspace is maintained in accordance with policy E2 of the
London Plan (2021 and policy EA1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
55. Permitted Uses - Flexible Employment Units
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Notwithstanding the provisions of The Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and re
enacting that Order with or without modification) the flexible employment
spaces
hereby permitted (Units 4,5,6,7 & 8 as shown on drawing GA-P-L00 Rev
PL15) shall
be used only for the following purposes:
•
•
•

•

Offices to carry out any operational or administrative functions;
Research and development of products or processes;
Industrial processes;
Storage and distribution.

Reason: In order to ensure the satisfactory provision of employment
generating floorspace for small and medium sized businesses in accordance
with policy E2 of the London Plan (2021) and policy EA1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
56. Permitted Uses - Flexible Retail and Community Units
Notwithstanding the provisions of The Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and
re-enacting that Order with or without modification) the flexible employment
spaces hereby permitted (Units 1,2 & 3 as shown on drawing GA-P-L00 Rev
PL 15) shall be used only for the following purposes:
•
•
•
•
•
•
•
•
•

Display or retail sale of goods, other than hot food
Sale of food and drink for consumption (mostly) on the premises
Provision of:
Financial services
Professional services (other than health or medical services), or
Other appropriate services in a commercial, business or service locality
Public houses, wine bars, or drinking establishments
Drinking establishments with expanded food provision
Indoor sport, recreation or fitness (not involving motorised vehicles or
firearms
•
Provision of medical or health services (except the use of premises
attached to the residence of the consultant or practitioner)
•
Creche, day nursery or day centre (not including a residential use)
•
Offices to carry out any operational or administrative functions,
•
Research and development of products or processes
•
Industrial processes
•
Halls or meeting places for the principal use of the local community
•
Provision of education
•
Display of works of art (otherwise than for sale or hire)
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•
•

Museums
Public libraries or public reading rooms

For the avoidance of doubt the use of the flexible retail and commercial units
hereby permitted shall not be used for the following purposes:
•
Place of worship;
•
Hot food takeaway;
Reasons:
To safeguard the amenities of future occupants of the development and
neighbouring properties and the area generally and to ensure compliance
with policies D14 and E7 of the London Plan (2021) and Policies E(a) and
DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
In order to prevent adverse impacts upon the local road network in
accordance
with policy T4 of the London Plan (2021)
In order to prevent the introduction of hot food takeaway uses within 400m of
a
school entrance in accordance with policy E9 of the London Plan (2021).
57. Sound Insulation between Residential and Non- Residential
Floorspace
Prior to the commencement of above ground works the development a
detailed scheme of noise insulation measures for all divisions walls and/or
floors separating the flexible employment floorspace / flexible retail and
community floorspace and residential areas shall be submitted to and
approved in writing by the Local Planning Authority. The scheme of noise
insulation measures shall be prepared by a suitably qualified
consultant/engineer and shall demonstrate that the proposed sound insulation
will achieve a level of protection which is at least +5dB above the Approved
Document E standard dwelling houses and flats for airborne sound insulation
and -5dB for impact sound insulation. The approved scheme shall be
implemented prior to the first use of the relevant floorspace and be
permanently retained thereafter.
Reason: In the interest of the prospective residential occupiers of the
accommodation and ensure compliance with policies D14 and E7 of the
London Plan (2021) and policy E(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
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58. Sound Insulation for Flexible Retail and Community Uses
Prior to the commencement of above ground works the development
hereby permitted, details of the proposed sound insulation scheme for the
parts of the development to be used for flexible retail and community use
shall be submitted to and approved by the Local Planning Authority. The
sound insulation scheme shall be designed to ensure that noise from within
the building does not cause a disturbance to surrounding occupiers. The
noise measured at one metre from the façade of the nearest noise sensitive
premises should not exceed 10dB(A) below the typical LA90 1Hour day or
LA90 5 min night. Details should include airborne sound insulation. The
developer shall certify to the Local Planning Authority that the noise mitigation
measures agreed have been installed. The approved scheme is to be
completed prior to occupation of the community floorspace and shall be
permanently maintained thereafter.
Reason: In order to safeguard the amenities of neighbouring properties and
the area generally and to ensure compliance with policies D14 and E7 of the
London Plan (2021) and policies DH1 and E(a) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
59. Commercial Uses – Hours of operation and deliveries
Prior to the occupation of commencement of use of any of the commercial
uses hereby permitted, full details of hours of operation including but not
limited to time of receiving deliveries or servicing shall be submitted to and
approved in writing by the Local Planning Authority. The uses shall thereafter
be carried out in strict accordance with the approved details.
Reason: To safeguard the amenities of neighbouring properties, particularly
residential properties and the area generally and to ensure compliance with
Policy D3 and T7 of the London Plan (2021) and Policies E(c) and DH1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
60. Implementation of Approved Noise Mitigation Measures
Prior to the first occupation of the development hereby permitted full details
demonstrating that the approved mitigation and design set out in the 'Ardent
Consulting Engineers Noise Assessment Report Ref 195870-04 dated June
2020' submitted with the planning application have been fully installed shall
be submitted and approved in writing by the Local Planning Authority.
Reason: In order to protect the amenity of future occupants of the
development and to minimise the potential for conflict with the nearby
safeguarded wharf in accordance with policies D1and H5 of the Royal
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Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and
policies D13 and D14 of the London Plan (2021).
61. Noise Criteria Compliance
The development hereby permitted shall achieve the following noise criteria:
Criterion A
Noise levels in bedrooms at night under whole dwelling ventilation rates shall
not exceed 30 dB LAeq,8h and shall not exceed 45 dB LAmax,f more than
10-15 times per night for regular noise sources. Regular noise sources
include sources which commonly occur at, or in the vicinity of, the site, as
opposed to one-off events, or special occasions which could result in higher
than typical site noise levels. The limits include all external noise sources and
building services noise if applicable.
Criterion B
Noise levels in habitable rooms during the day under whole dwelling
ventilation rates shall not exceed 35 dB LAeq,16h. The limit includes all
external noise sources and building services noise if applicable.
Criterion C
The low frequency noise level at the 63 Hz octave-band, due to operations at
the Safeguarded Wharves including dredgers operating at a cumulative
maximum, shall not exceed 50 dB Leq,63Hz,15min inside any habitable room
at any time under whole dwelling ventilation rates.
Criterion D
Noise levels in bedrooms at night under higher ventilation rates (above the
extract and whole dwelling ventilation rates set out in the Building Regulations
2010 Approved Document F) such as may be required for mitigation against
overheating, shall not exceed 35 dB LAeq,8hour. Criterion D does not apply
to purge ventilation. This limit applies to rooms that are exposed to façade
noise levels due to operations at the Safeguarded Wharves including
dredgers at or above 50 dB LAeq,15min and/or 65 dB Leq,63Hz.
Criterion E
Noise levels in living rooms during the day under higher ventilation rates
(above the extract and whole dwelling ventilation rates set out in the Building
Regulations 2010 Approved Document F) such as may be required for
mitigation against overheating, shall not exceed 40 dB LAeq,16hour. Criterion
E does not apply to purge ventilation. This limit applies to rooms that are
exposed to façade noise levels due to operations at the Safeguarded
Wharves including dredgers at or above 55 dB LAeq,15min and/or 65 dB
Leq,63Hz.
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Criterion F
The rating levels according to BS 4142: 2014 +A1: 2019 on balconies due to
all industrial and wharf sources operating at a cumulative maximum shall not
be more than 5 dB above pre-existing background levels at all times. For
public / private outdoor areas (i.e. gardens and balconies) the maximum
target noise level shall be as specified within BS8233:2014. i.e.; LAeq 55 dB
[BS 8233:2014 ‘upper guideline value’.
Prior to the commencement of any above ground works in connection with
the development hereby permitted full details of any mitigation measures, in
addition to those outlined in the Ardent Consulting Engineers Noise
Assessment Report Ref 195870-04 dated June 2020', required in order to
meet the above criteria, including a requirement for windows to be fixed shut
where required to meet the criteria and, where relevant, details of any
alternative means of ventilation or cooling, shall be submitted to and
approved in writing by the Local Planning Authority (in consultation with the
Port of London Authority and the wharf operators) and the mitigation shall be
installed in accordance with the approved details prior to the first occupation
of the residential units hereby permitted.
Reason: In order to protect the amenity of future occupants of the
development and to minimise the potential for conflict with the nearby
safeguarded wharf in accordance with policies D1and H5 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and
policies D13 and D14 of the London Plan (2021).
62. Scheme of Noise Testing
a) Prior to the first occupation of the development hereby permitted, a
scheme for testing the noise environment of the units, to demonstrate
compliance with Criteria A to F of Condition 61 above shall be submitted to
and approved in writing by the Local Planning Authority (in consultation with
the Port of London Authority and Safeguarded Wharf Operators).
b) Prior to the first occupation of the development hereby permitted the
scheme for noise testing required by part a) above shall be implemented and
the results submitted and approved in writing by the Local Planning Authority
(in consultation with the Port of London Authority and the Safeguarded Wharf
Operators).
Reason: In order to protect the amenity of future occupants of the
development and to minimise the potential for conflict with the nearby
safeguarded wharf in accordance with policies D1and H5 of the Royal
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Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and
policies D13 and D14 of the London Plan (2021).
63. Operational Management Plan
Prior to the first occupation of the development hereby permitted an
Operational Management Plan to address potential noise nuisance or noise
environmental health impacts shall be submitted to and approved in writing by
the Local Planning Authority setting out the following:
•
A commitment from the owner of the development to ensure that the
approved mitigation set out in the Ardent Consulting Engineers Noise
Assessment Report Ref 195870-04 dated June 2020', submitted with the
planning application is installed properly, is maintained in perpetuity and is
correctly repaired in the event of failure, paying reference to any relevant
British Standards adopted at the date of this planning permission.
•
The operational management measures to be adopted by occupiers of
the commercial units within the development to avoid noise and disturbance
impacts of loading and servicing on residents of the development.
•
Thereafter the Operational Management Plan shall be implemented and
retained as approved.
Reason: To protect the amenity of future occupants and allow the continued
operation of neighbouring uses accordance with policies D1and H5 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014) and
policies D13 and D14 of the London Plan (2021).
64. Noise from Plant
Noise levels from any plant associated with the development hereby
permitted shall not exceed 10 dB below the existing background level (LA90
15min) when measured at one metre from the façade of the nearest noise
sensitive premises.
Reason: In order to safeguard the amenities of residential properties and
ensure compliance with policies D13 and D14 of the London Plan (2021) and
Policies DH(b) and E(a) of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
65.

Mechanical and Extract Ventilation

a) Prior to the commencement of any above ground works a scheme
demonstrating how provision will be made for the future installation of
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mechanical ventilation equipment or other plant associated with the
commercial units shall be submitted to and approved in writing by the Local
Planning Authority.
b) No use involving the preparation of hot food shall commence until full
details of any mechanical ventilation or other plant associated with the
commercial operation of the building (including details of external
appearance) have been 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 high-level 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 development and shall be permanently maintained
thereafter.
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/fil
e/69280 /pb105 27-kitchen-exhaust-0105.pdf)
Reason: In the interest of the prospective residential occupiers of the
accommodation and ensure compliance with E(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
66. Air Quality
The development hereby permitted shall be carried out in accordance with
the mitigation measures identified in the submitted Air Quality Assessment
Report Reference: 195870-08 PROJECT NO. 195870 JUNE 2020.
Reason: to ensure compliance with policy SI 1 the London Plan (2021) and
and policy Policy E(c) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014)
67. Fire Statement
Notwithstanding the submitted documents, prior to the commencement of
above ground works the development (other than demolition, site clearance
and ground works), a Fire Statement in the form of an independent fire
strategy produced by a third party suitably qualified assessor shall be
submitted to and approved in writing by the Local Planning Authority. The
statement should detail how the development proposal will function in terms
of:
- The building’s construction: methods, products and materials used,
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including manufacturers’ details;
- The means of escape for all building users: stair cores, escape for building
users who are disabled or require level access, and the associated
evacuation strategy approach;
- Features which reduce the risk to life: fire alarm systems, passive and active
fire safety measures and associated management and maintenance plans;
- Access for fire service personnel and equipment: how this will be achieved
in an evacuation situation, water supplies, provision and positioning of
equipment, firefighting lifts, stairs and lobbies, any fire suppression and
smoke ventilation systems proposed, and the ongoing maintenance and
monitoring of these; and
- How provision will be made within the site to enable fire appliances to gain
access to buildings;
- Ensuring that any potential future modifications to the building will take into
account and not compromise the base build fire safety/protection measures.
The development shall be implemented in accordance with the approved Fire
Statement and retained as such for the lifetime of the development.
Reason: In order to achieve the highest standards of fire safety and ensure
the safety of all building users in accordance with policy D12 of the London
Plan (2021).
68. Surface Water Capacity
No development shall be occupied until confirmation has been provided that
either:1. Capacity exists off site to serve the development or
2. A development and infrastructure phasing plan has been agreed with the
Local Authority in consultation with Thames Water. Where a development
and infrastructure phasing plan is agreed, no occupation shall take place
other than in accordance with the agreed development and infrastructure
phasing plan.
Or 3. All wastewater network upgrades required to accommodate the
additional flows from the development have been completed.
Reason: To ensure the satisfactory provision of waste water infrastructure to
meet the needs of the development, noting that network reinforcement works
may be required to accommodate the proposed development in order to
avoid flooding and/or potential pollution incidents in accordance with London
Plan (2021) policy SI 5.
69. Water Network Upgrades
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There shall be no occupation beyond the 99th dwelling until confirmation has
been provided that either:all water network upgrades required to accommodate the additional flows to
serve the development have been completed;
or- a development and infrastructure phasing plan has been agreed with
Thames Water to allow additional development to be occupied. Where a
development and infrastructure phasing plan is agreed no occupation of
those additional dwellings shall take place other than in accordance with the
agreed development and infrastructure phasing plan.
Reason: To ensure that sufficient water capacity is made available to
accommodate additional demand anticipated from the new development in
accordance with London Plan (2021) policy SI 5.
70. Details of Cranes (Aviation Safety)
No cranes or scaffolding shall be erected on the site unless and until
construction methodology and diagrams clearly presenting the location,
maximum operating height, radius and start/finish dates for the use of cranes
during the Development has been submitted to and approved by the Local
Planning Authority, the Local Planning Authority having consulted London
City Airport.
71. Bird Management (Aviation Safety)
No above ground works Construction Works in respect of any building
hereby permitted shall be carried out unless and until a detailed scheme for
green and/or brown roofs and associated aggressive bird management
strategy has been submitted to and approved by the Local Planning Authority,
the Local Planning Authority having consulted London City Airport.
Reason: All green and/or brown roofs should be designed to make them
unattractive to birds so as not to have an adverse effect on the safety of
operations at London City Airport by encouraging bird roosting and creating
sources of food for birds, and thereby presenting a bird strike threat to aircraft
operating at the Airport.
72. Community Development Plan
Prior to the first occupation of the development hereby permitted a
Community Development Strategy and Community Use Plan shall be
submitted to and approved in writing by the Local Planning Authority. The
Community Development Strategy and Community Use Plan shall be fully
implemented in accordance with the approved details prior to the occupation
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of the residential units and shall be maintained for the lifetime of the
development.
Reason: To ensure that the development contributes towards creating and
maintaining cohesive communities and encourages the successful integration
of tenures in accordance with policy CH1 of the Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).2. Informative(s) for Application
Reference 20/1924/F:
73. Post-completion report
Prior to the occupation the development, a Post Completion Report
setting out the predicted and actual performance against all numerical
targets in the relevant Circular Economy Statement shall be submitted
to the GLA at: circulareconomystatements@london.gov.uk, along with
any supporting evidence as per the GLA’s Circular Economy Statement
Guidance. The Post Completion Report shall provide updated versions
of Tables 1 and 2 of the Circular Economy Statement, the Recycling and
Waste Reporting form and Bill of Materials. Confirmation of submission
to the GLA shall be submitted to, and approved in writing by, the Local
Planning Authority, prior to occupation.
Reason: In the interests of sustainable waste management and in order
to maximise the re-use of materials in accordance with policy SI7 of the
London Plan (2021).
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Appendix 3 - BPS Appraisal dated 25 June 2021
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Planning Board

Agenda Item: 5

6 July 2021 20 July 2021

Reference: 20/1924/F

Applicant: Eastmoor Street 81 LLP c/o Aitch Group
Agent:
BPTW
Site Address:
Land at Nos. 6, 61-81 and Coopers Yard,
Eastmoor Street and Nos. 6 & 10 Westmoor
Street, Charlton, London, SE7 8LX

Ward: Woolwich Riverside
Application Type: Full

SECOND ADDENDUM REPORT
1.0

Recommendation

1.1

That full planning permission be GRANTED for
Demolition of existing structures and erection of buildings between 6 and 9
storeys in height comprising residential units, flexible employment floorspace
and flexible retail and community uses with associated landscaping and new
public realm, access and infrastructure works, refuse and recycling storage,
car parking and cycle parking and associated development subject to:
i) referral of the application to the Mayor of London as required
under the terms of the Town and Country Planning (Mayor of
London) Order 2008, with all outstanding matters identified at
Stage 1 to be addressed with the GLA.
i) the conditions as set out in Appendix 2 of the Addendum dated
28 June 2021 to be detailed in the notice of determination
ii) the prior completion of an agreement under Section 106 of the
Town and Country Planning Act 1990 containing the planning
obligations summarised in the heads of terms set out in the main
report (Section 28) and Section 4 of the Addendum dated 28 June
2021;

1.2.

To authorise the Assistant Director (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), its addendums
and the minutes of this Planning Board meeting, where the Assistant
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Director (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 set out in
the main report (Section 28) its addendums and the minutes of this
Planning Board meeting
(iii) consider, in the event that the Section 106 Agreement has not been
completed within three (3) months of the date of the Planning Board
resolution whether consent should be refused on the grounds that the
agreement has not been completed within the appropriate timescale,
and that the proposals are unacceptable in the absence of the
recommended planning obligations; and if the Assistant Director
(Planning & Building Control) considers it appropriate, to determine the
application with reasons for refusal which will include the following: In
the absence of a legal agreement to secure Affordable Housing, financial
and non-financial contributions including for Employment, Skills and
Training, Highways (including Charlton Riverside Transport
Infrastructure Contribution and TfL Bus Tariff), Off-Site Open Space
and Carbon Offsetting, the development fails to maximise the delivery
of affordable housing and fails to mitigate its impact on local services,
amenities and infrastructure contrary to London Plan policies H4, E11,
T1, S4, SI2, and DF1 policies H3, E1, EA(c), IM1, IM4, IM(a), IM(b) of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014), the Charlton Riverside SPD (adopted June 2017)
and the Planning Obligations (s106) Guidance SPD (adopted July 2015).
2.0

Planning Board Report Clarifications:

2.1

Paragraph 25.3 is corrected as follows:

25.3 The Charlton Riverside SPD includes details of the infrastructure required to
support the planned development in Charlton Riverside. The SPD identifies
that Phase 1 of the Masterplan (which includes the Westminster Industrial
Estate, all of the land between Barrier Park and Anchor and Hope Lane and
the parcel to the west of Anchor and Hope Lane and south of Bugsby's Way)
will be delivered in the period to 2031. It is envisaged that a total of 6,000
2,000 homes and 6,950 jobs will be delivered during this period. The table at
page 129 of the SPD sets out the infrastructure requirements for Phase 1.
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3.

Council Departments

3.1

Additional comments have been received from internal consultees. These are
summarised below together with officer comments.
Details of
Representation
Housing Strategy
and Partnerships

Summary of
Comments
This scheme has seen a
revision with a reduction
in height meaning that
the total number of
residential units has
been reduced from 192
to 188. (an overall loss
of 4 units). Previously
there was a proposed
reduction in the level of
Affordable Housing from
35.4% approximately 68
units to 26.6%
approximately 50 units.

Officers comments
These comments are noted.
Viability is assessed in Section
12 of the main report. A copy
of the revised FVA was
forwarded to the Housing
Strategy and Partnerships
Team however no further
comments have been
received.

This most recent
revision of unit numbers
has reworked the level
of Affordable Housing so
that it is now at 29.8%
approximately 56 units.
The current mix
proposed of 40 rented
and 16 shared
ownership units
represents a tenure split
of 71.4% rented 28.6%
shared ownership which
still meets the target.
There has been no
change in the number of
3 bedroom units in this
latest revision.
Would wish to see the
review of the viability
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report the Developer
has submitted to
demonstrate the need
for the overall reduction
in affordable housing
from 35% to 30%.
4.

Updates to the Planning Board Report

4.1

Section 14 of the Planning Board Report
Further to the assessment of the impact upon non-designated heritage assets
it should be noted that the following have been added to the Council's Local
Heritage List dated June 2021:
• Maryon Park
• 25 Westfield St
• 696 Woolwich Road: Lithuanian Christian Church (former St Catherine
Labouré)
• Red brick wall on Hardens Manor Way

4.2

The Conservation Officer has assessed the impact of the proposed
development upon these heritage assets and has made the following
comments:
There are a number of buildings recently added to the RBG Local Heritage
list, they are set out as below:
Maryon Park – Located to the South side of the development site.
Maryon Park Age and History Remnant of Hanging Wood, ancient woodland
and highwayman hideout, used for sand quarrying from the early 18C until
1870. Given to the London County Council in 1890 by Sir Spencer Maryon
Wilson, Lord of the Manor of Charlton; opened in 1891. One of the summits,
known as Cox’s Mount, was used by the Admiralty in the 1850s for adjusting
ships compasses and subsequently as a semaphore station. Key location in
Blow-Up (1966) an influential film directed by Michelangelo Antonioni Design
Large, wooded park laid out in 1890 with children’s recreation ground and
winding paths and steps up to two steep summits, giving views over London,
the Thames and the Barrier Features Includes Gilbert’s Pit, former sand quarry
and geological Site of Special Scientific Interest (SSSI) which has a cliff face
with exposed geological strata; and Cox’s Mount, which originated as a large
Romano-British hill fort (excavated in 1915) Degree of Alteration Original
landscape design of 1890 largely survives; park extended northwards to
Woolwich Road in late 20C Significance & Qualifying criteria: Historical
significance due to association with sand and chalk quarrying, industries of local
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importance, and as evidence of particular periods of the area’s history.
Archaeological significance due to evidence of Romano-British hill fort.
Landscape significance as a historic park which contributes to the locally
distinctive character of the area due to its dramatic topography. Geological
significance due to completeness of its geological strata. Cultural significance
due to association with influential filmmaker Antonioni, the seminal film BlowUp and 20C cinematic modernism. Northern section forms part of the Thames
Barrier and Bowater Road Conservation Area.
25 Westfield St – Located to the East of the development site.
Westfield Street, SE18 25 Age and History Early 20C electrical substation
Design & Materials Brick, overpainted in white, tiled roof Features Small gablefronted, single-storey brick building with large, central, vehicular opening
flanked by semi-circular headed blind niches; pitched roof Degree of Alteration
Converted to motor repairs garage Significance Represents one of the last
surviving remnants of Siemens Brothers’ extensive electrical works located on
Westfield Street Qualifying criteria: Historical significance as rare evidence of a
period of the area’s history and historical association with an industry of
national importance; townscape significance by contributing to the locally
distinctive character of the area and positively contributing to the street scene.
Forms part of the Thames Barrier and Bowater Road Conservation Area, which
has a distinctive industrial aesthetic, due to range of structures of industrial
character, scale and use, varying from single storey units to large scale buildings
and engineering structures.
696 Woolwich Road: Lithuanian Christian Church (former St
Catherine Labouré) – Located to the South East of the
development site.
696 Former Church of St Catherine Labouré (Lithuanian Christian Church) Age
and History Built as a Chapel of Ease in 1961 to designs by Stanley Kerr Bate
of Walters & Kerr Bate to serve the local Catholic community working for
Siemens Brothers, and other local factories Design & Materials Single storey
gable-fronted pitched roof building of yellow stock brick with Bath stone
dressings and pantiles. Greek-Cross plan with queen post roof Features
Principal feature is north window which punctuates the stark Woolwich Road
façade: of five-lights with scalloped heads, roll-moulded finials and leaded lights
Degree of Alteration Restored and reordered in 2013 by Nicholas Kirk
Architects for the Lithuanian Christian Church community Significance Rare
example of a place of worship purpose-built to sustain a large community of
local industrial workers - from nearby Siemens Brothers and other local
factories Qualifying criteria: Historical significance as rare evidence of a period
of the area’s history and historical association with industries of local and
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national importance. Architectural significance due to its association with a local
architect of note and its simple but expressive façade design. Townscape
significance by contributing to the locally distinctive character of the area and
positively contributing to the street scene. Communal significance due to its
continuity of use as a place of worship perceived as a source of local identity
and social interaction. Forms part of the Thames Barrier and Bowater Road
Conservation Area
Red brick wall on Hardens Manor Way – Located to the North
Eastern side of the development site.
Red brick wall (remnant of 1911 Telephone Factory) Age and History Remnant
of Siemens Brothers’ Telephone Factory of 1911 Design & Materials Red brick
Features Tall, brick wall with row of bricked-up window openings with concrete
lintels at low level. Southern section returns onto Westfield Street and features
projecting brick quoins indicating an entrance Degree of Alteration Remainder
of building demolished during 1970s/80s Significance Marks the south-eastern
extent of Siemens Brothers’ site and represents the last surviving remnant of
the company’s vast Telephone Factory of 1911 located on Westfield Street.
The quoins mark the entrance to a five-storey building; the windows on the
western return mark the extent of a huge area of single-storey workshops with
saw-toothed roofs Qualifying criteria: Historical significance as rare evidence of
a period of the area’s history and historical association with an industry of
national importance; townscape significance by contributing to the locally
distinctive character of the area and positively contributing to the street scene.
Forms part of the Thames Barrier and Bowater Road Conservation Area, which
has a distinctive industrial aesthetic, due to range of structures of industrial
character, scale and use, varying from single storey units to large scale buildings
and engineering structures.
RBG Core Strategy Policy DH(j) states, “in considering proposals affecting
buildings on the Local List of Buildings of Architectural or Historic Interest,
substantial weight will be given to protecting and conserving the particular
characteristics that account for their designation. Consequently, proposals for
the demolition or unsympathetic alteration of locally listed buildings will be
strongly discouraged”.
Having assessed the proposal in the context of the newly designated local
heritage and given the contextual location, the development will not
detrimentally impact these buildings. Maryon Park is located to the south side
of the development site. The topography of the park is varied and when viewed
the site from the highest section of the park, given the high gradience of the
landscape, the proposed development it will be visible, however, this visible
impact due to the distance will not cause any harm to its setting or the setting
of any of the above mentioned local heritage. In this context proposal is
complaint to Core Strategy Policy DH(j).
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These comments should be read in conjunction of the previously written
heritage comments recommending approval of this development.
4.3

Having regard to the above comments it is not considered that the inclusion
of these additional non-designated heritage assets to the Local Heritage List
changes the conclusions in relation to heritage assets set out in the main
report. The recommendation therefore remains unchanged.

Report Author:
Tel No:
Email

Jillian Holford - Principal Planning Officer
020 8921 4332
Jillian.Holford@royalgreenwich.gov.uk

Reporting to:

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

Tel No:
Email
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PLANNING BOARD

Agenda Item: 6

6 July 2021 20 July 2021

Reference No: 21/0511/F

Applicant:
Agent:

Greenwich Builds
Fuse Architects

Site Address:
Garage Site adjacent to Condover
Crescent, London, SE18

Ward: Shooters Hill
Application Type: Full Planning
Permission

1.0

Recommendation

1.1

The Board is requested to Grant Planning Permission as outlined below
subject to:
Demolition of existing garages and the construction of two buildings to
provide residential accommodation (Use Class C3) together with associated
landscaping and parking

1.2

subject to:
i.

Resolve to grant conditional planning permission according to the
conditions in appendix 2 to be detailed in the notice of determination.

ii.

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

2.0

Summary

2.1 The application is submitted by the Royal Borough of Greenwich and forms
part of the Council’s programme of building homes for social rent across the
borough.
2.2

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

0.089 ha

Heritage Assets

None

Flood Risk Zone

1

PTAL Rating

1b

CPZ

None

Housing
Dwelling Mix (8 total)

6 no. 1bx2p flats
2 no. 2bx4p flats

Affordable housing/ Tenure

Social Rent 100%

Complies with housing standards?

Yes

Transport
Car Parking

8

Cycle Parking

10

Complies with policy

Yes

Public Consultation
Number in support

2

Number of Objections

22

Main issues raised
(addressed within section 6
of the report)

•
•
•
•
•
•
•
•
•
•
•
•

Impact on amenity
Parking
Fire Access
Design
Consultation
Boundary treatment
Subsidence
Noise
Parking
Impact on safety of children
Impact on adjacent greenspace
Access during construction
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2.3

As well as the number of objections, due to the applicant being the Royal
Borough of Greenwich the application is required to be determined at
Planning Board.

2.4

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

2.5

The application is considered acceptable and is recommended for approval
subject to the conditions set out in this report.

3.0

Site and Surroundings

3.1

The application site is rectangular in shape sloping from south-east to northwest and accessed from Condover Crescent at the southern end. It consists of
predominantly of hardstanding together with a single row of 16 garages
which backs onto the north-eastern boundary.

3.2

Adjoining the site to the north is a private green space and 3 storey flats and
to the south there is a rear path which packs onto the rear gardens belonging
to the two storey properties on Moordown.

Figure 1 Site Location Plan
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3.3

The existing built context is primarily residential: a mixture of Victorian,
Edwardian, inter-war and post-war houses and flats 2- 4 storeys in height.

3.4

The application site has a Public Transport Accessibility Level (PTAL) of 1b and
is not in a controlled parking zone (CPZ). The site is also in a flood risk zone of
1 which indicates a low risk of river flooding.

4.0

Relevant Planning History

4.1

No relevant planning history.

5.0

Proposal

5.1

The proposed development is for the demolition of the existing garages and
the construction of two buildings to provide residential accommodation (Use
Class C3) together with associated landscaping, 8 parking spaces and 10 cycle
parking spaces.

5.2

The proposed buildings would be arranged in two rows and adjoin the existing
flats located at 40- 96 Brent Road.

Figure 2 Proposed Ground Floor Plan
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5.3

A total of 8 units are proposed consisting of the following mix:

Table 1Proposed unit mix

5.4

The proposed development would be 2- 3 storeys high with flat roofslopes,
consistent with the adjoining properties to the north. The proposed materials
would consist of a mix of light and dark brown brick which would complement
the dark brown brick of the adjoining flats at Condover Crescent, with light
brown metal window frames, balustrades and PV panels.

5.5

A planted trellis is also proposed on the southern elevation, together with the
replacement of the existing timber fence and making good of the brick
retaining wall on the southern boundary with the properties on Moordown.

Figure 3 Proposed CGI Front Elevation

5.6

All units would be built to Building Regulations M4(1) and M4(2), provided at
affordable social rents and managed by the Council.

6.0

Consultation

6.1

The current application has been subject to two rounds of public consultation.
A meeting was also held with local residents on 14/04/2021 in response to a
request from local residents to meet with officers and the applicant.
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6.2

At the meeting residents raised concerns regarding overlooking, overbearing,
subsidence and the suitability of the existing boundary treatment on the
southern boundary of the site. In response to these comments the applicant
has revised the proposed development and the following amendments have
been made:
• All windows on the flank elevation to be obscure glazed to obscure views
to the south
• Balconies on the second floor to incorporate screening to obscure views to
the south
• Planted trellis on the flank elevation to reduce overbearing impact. A
green wall was requested however the applicant has stated this option
was not practical due to cost implications
• Replacement of existing southern timber boundary fence with a 1.8m and
200mm trellis
• Making good of existing retaining wall

6.3

It should be noted that the installation of a green wall and excavation of the
site to reduce the height of the proposed development was requested. The
applicant has explored these options and has stated that due to cost
implications this would not be feasible.

6.4

The first round of public consultation comprised a site notice and 70 letters
which were sent to individual occupiers in the vicinity of the application site.
The second round comprised 70 letters being sent to individual occupiers in
the vicinity of the application site. In total 21 objections have been received.

6.5

Eleven (11) objections were received in response to the first round of
consultation from residents which are summarised below together with
officer comments in the below table.

6.6

Ten (10) objections were received in response to the second round of
consultation from residents which are also summarised below together with
officer comments.
Neighbour Responses from first round of consultation
Summary of resident objections
• Overbearing, overlooking and loss
of privacy

Officers comments
• All windows and terraces on the
flank elevation would be
obscured to prevent overlooking
which was secured as part of the
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• Daylight and sunlight impact to
existing properties

•

• Impact on views

•

• Height should be 2 storeys

•

• Design not in keeping with the
area

•

• Noise from traffic, households and •
building

• Access issues during construction

•

• Fire Access

•

residents meeting held on
14/04/2021. A planted trellis has
also been included to mitigate
overbearing impacts. These
measures together with the
proposed separation distances
and 2-3 storey height would
mitigate significant overbearing
impacts and loss of privacy.
Daylight and sunlight impacts are
assessed in section 13 of this
report and all impacts would fall
within BRE guidelines.
The proposed development is
not of a height which would
impact surrounding views and is
in keeping with the area
The 2/3 storey height is in
keeping with surrounding
buildings and would therefore
complement the area
The stepped height, materials
and massing would complement
the surrounding buildings in the
area taking reference from the
flats on Brent Road and houses
on Moordown
The proposed development
being residential in nature would
not generate significant or
unexpected noise impacts and
would be in keeping with the
surrounding residential area
A full construction management
plan is to be secured by
condition which would ensure
that suitable access is proposed.
(see appendix 2 for full wording).
There is sufficient space for
service vehicles to enter the
centre of the site. The London
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• Loss of parking and parking
impacts

•

• Boundary fences should be
repaired, and boundary
treatments detailed

•

• Drop in land levels would cause
health and safety issues and
subsidence may occur

•

• Impact on adjacent green space

•

• Impact on safety of children

•

• The public consultation process
•
nature, dates held and access to
plans held online between the 23
December 2020 and 4 January
2021, did not provide adequate
opportunity for resident feedback.

Fire Brigade has been consulted
and have raised no objections.
There is sufficient parking space
proposed in the area to
accommodate parking demand
for a scheme of this size and also
any displacement. Parking is
discussed in further detail in
section 14 of this report.
As shown in drawing no. PL02
Rev C, the proposed
development includes the
replacement of the existing
southern timber boundary fence
with a 1.8m and 200mm trellis
and the making good of existing
retaining wall.
A full survey of ground
conditions and mitigation
measures if necessary, to
prevent subsidence would be
secured by condition. See
appendix 2 for full wording.
The adjacent green space does
not form part of the application
proposals
The proposed development
being residential in nature does
not pose a risk to the safety of
children
The council has met all statutory
consultation requirements and
has held 2 rounds of public
consultation as well as a meeting
with local residents.

ITEM NO: 6

Page 442

Neighbour Responses from second round of consultation
Summary of resident objections
• Proximity to boundary, height and
difference in ground levels and
impact on overbearing and
overlooking

•

•

•

•

Officers comments
• All windows and terraces on the
flank elevation would be
obscured to prevent overlooking
which was secured as part of the
residents meeting held on
14/04/2021. A planted trellis has
also been included to mitigate
overbearing impacts. These
measures together with the
proposed separation distances
and 2-3 storey height would
mitigate significant overbearing
impacts and loss of privacy.
Building design and proposed
• The stepped height, materials
materials are not in keeping with
and massing would complement
existing buildings
the surrounding buildings in the
area taking reference from the
flats on Brent Road and houses
on Moordown
Changes to boundary fence should • As shown in drawing no. PL02
Rev C, the proposed
be included in the proposal
development includes the
replacement of the existing
southern timber boundary fence
with a 1.8m and 200mm trellis
and the making good of existing
retaining wall.
Application site may have
• A full survey of ground
subsidence issues
conditions and mitigation
measures if necessary, to
prevent subsidence would be
secured by condition. See
appendix 2 for full wording.
Fire access issues
• There is sufficient space for
service vehicles to enter the
centre of the site. The London
Fire Brigade has been consulted
and have raised no objections.
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• Loss of parking and impact on the
area

• Increase in noise cause by parking

• Builders may use adjacent land to
access site during construction

6.7

6.8

• There is sufficient parking space
proposed in the area to
accommodate parking demand
for a scheme of this size and also
any displacement. Parking is
discussed in further detail in
section 14 of this report.
• The proposed development
being residential in nature would
not generate significant or
unexpected noise impacts and
would be in keeping with the
surrounding residential area
• A full construction management
plan is to be secured by
condition which would ensure
that suitable access is proposed.
(see appendix 2 for full wording).

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

Summary of Comments

Officer’s comments

Thames
Water

No comment

Noted

London Fire
Brigade

No objections. The proposed
development should comply
with Part 5 of the current
Building regulations approved
document.

Noted. This is to be
included as an informative.
See appendix 2 for further
details.

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

Summary of Comments

Officers comments

Highways

No objections raised.

Noted

Waste

No objections raised.

Noted
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Land
Contamination

No objections subject to a
condition requiring further
intrusive investigation
works and gas survey.

Noted. This is to be
included as a condition.
See appendix 2 for further
details.

Occupational
therapists

No objections, the scheme
is to meet Approved
Document M (Volume 1:
Dwellings) and M4(2).

Noted. This would be
secured by condition. See
appendix 2 for further
details.

7.0

Planning Context

7.1

This application needs to be considered in the context of a of national,
regional and local planning policies and Supplementary Planning Guidance /
Documents.
• National Planning Policy Framework (2019)
• Technical Housing Standards – Nationally Described Space Standard
(Department for Communities and Local Government – March 2015)
• London Plan (2021) - Full details of relevant policies refer to appendix 3.
• The Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(“Core Strategy” – 2014) - Full details of relevant policies refer to
appendix 3.
• Full details of relevant SPD / Documents refer to appendix 3.

8.0

Material Planning Considerations

8.1

The following section details the main planning considerations in the
determination of this application:
• Principle of development
• Housing
• Design
• Standard of accommodation
• Impact on neighbouring amenity
• Highways and servicing
• Biodiversity
• Environmental Health
• Sustainability
• Community Infrastructure Levy (CIL)
• RBG CIL
• Implications for Disadvantaged Groups
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9.0

Principle of development

9.1

The application is submitted by the Royal Borough of Greenwich and forms
part of the Councils large-scale programme of building homes for social rent
across the borough. By 2022, 750 homes are planned to be delivered with the
Council currently identifying more sites to develop in the future.

Loss of garages
9.2

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.

9.3

Of the 16 garages on site two were previously used for parking however these
residents were given alternative garages in 2019. The results of the submitted
parking survey showed that there were 4 cars parked outside the garages on
the hardstanding resulting in up to 4 vehicles being displaced onto the
surrounding roads.

9.4

Whilst it is possible that the proposed 8 parking spaces could provide spaces
for existing residents if not entirely taken up by the proposed residential
units, the submitted parking survey also shows that there are between 14- 17
parking spaces available within 200 metres of the proposed site.

9.5

The availability of parking spaces around the site and potentially as proposed
are therefore sufficient to accommodate the proposed parking need of the
development and any displaced parking.

9.6

As such the loss of the garages is acceptable and the proposed development
would not significantly impact parking levels in the surrounding area.

Housing
9.7

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. 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.
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9.8

20,000 households are also 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 social housing across the borough which
is not currently being met.

9.9

Policy H(c) sets out clear requirements to prevent new infill development
from adversely affecting the local environment and character.

9.10 The application proposes 8 social rented homes. As the application site is a
brownfield site location within a residential area and has no site allocations,
the principle of residential development is accepted. The provision of a 100%
Council owned housing scheme is also welcomed and would assist in the
delivery of much needed social rented housing in the Borough.
9.11 It should be noted that as the scheme provides under 10 units this will not be
formally secured as affordable housing through condition, however as the
applicant is the Greenwich Builds team their intention is clear that this is to be
delivered as social rented housing.
9.12 In accordance with Policy H(c) and as detailed further in this report the
proposed development would not result in a reduction of neighbouring
amenity spaces, a loss of privacy/ overlooking, unreasonable increase in noise
and disturbance from traffic or significant loss of wildlife habitats. The
character of the area would also be maintained.
9.13 The principle of development comprising the loss of garages and residential
development on an infill site 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 As the scheme falls below 10 units there is no policy requirement regarding
the unit mix or tenure, however the proposed mix would meet an identified
housing need in the borough and the provision of social housing is also
welcomed.
10.3 As such the proposed development is acceptable with regards to housing mix.
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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 proposed dwellings would have flat roofslopes, consistent with the
adjoining flats at Condover Crescent and would be constructed in a mix of
light and brown brick with light brown balustrades and metal windows. The
blocks would be arranged in two sperate rows and adjoin the existing 3-storey
flats located at Brent Road.
11.3 The proposed materials and roof form would be similar to the existing
dwellings on Condover Crescent however interpreted in a contemporary and
complementary design. This is expressed in the use of two different brick
tones, incorporation of floor to ceiling height windows and metal balustrades.
A glazed core is also proposed which highlights the transition between the
existing flats and adjoining new development.
11.4 The massing and height would be similar to the adjoining flats on Condover
Crescent whilst also incorporating a step down in height from 3 to 2 storeys
on the southern flank which acknowledges the drop in land levels and
transition to 2 storey semi- detached dwellings.

Figure 4 Proposed Front Elevation fronting Condover Crescent
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Figure 5 Proposed Flank Elevation addressing Moordown

11.5 This design would also have the impact of filling in the gap currently
presented by the garage site and continuing the residential frontage which is
welcomed. The step down in massing and use of brown brick also creates a
complimentary form and appearance within the streetscene.
11.6 The layout is arranged with access for block A directly from Condover
Crescent with a side path providing further access to a central parking area for
8 vehicles and residential access to block B. No objections are raised to this
and this layout would maintain the current form proposed by the flats located
at Condover Crescent.
11.7 The overall design which replicates the surrounding height, massing and
layout, incorporates complimentary materials and roof form is therefore
acceptable and the proposed development would be a considerable
improvement to the existing streetscene. As such the proposal complies with
relevant policies of the London Plan and Core Strategy.
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12.0

Standard of accommodation

12.1 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.
12.2 The proposed units would provide 50sqm and 71sqm of internal floor space.
This would meet London Plan standards which stipulates a minimum of
50sqm and 70sqm for 1b2p and 2b4p units respectively.
12.3 All units would also be provided with a minimum of 5sqm of private amenity
space in the form of a balcony which would meet London Plan Standards,
would be double aspect and sensitively sited to afford future residents good
levels of outlook and privacy to all habitable rooms.
12.4 A condition would be attached to the application in order to ensure that all
units would comply with building regulations part M4(1) and M4(2) accessible
and adaptable wheelchair standards.
12.5 The proposed development would meet internal and external standards
which is welcomed and subject to a condition regarding accessibility, is
acceptable with regards to the standard of accommodation.
13.0

Impact on neighbouring amenity

13.1 Core Strategy (2014) Policies H5, DH(b) and Policies D3, D6, D14 and D14 of
the 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
13.2 A number of objections have been received regarding the overbearing impact
caused by the proposed development on the neighbouring properties to the
south located on Moordown and drop in land levels.
13.3 The below figure shows that window to window separation distances would
be 18m- 22m with approximately 6m from the rear garden boundaries to the
south.
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13.4 Whilst the proximity to the western garden boundaries and change in levels
would cause some minor overbearing impacts, such relationships in urban
areas are unavoidable and where proposed these impacts should be kept to a
minimum and mitigation measures incorporated.
13.5 In this case, the proposed separation distances of 18- 22m, siting and modest
2 storey height to the south are considered sufficient to prevent significant
overlooking, overbearing and sense of enclosure impacts.
13.6 Further amendments incorporated as part of the residents meeting held on
the 14/04/2021 which include a planted trellis, use of obscure glazing and
screening on the southern elevation would further mitigate these impacts.

Figure 6 Proposed Separation Distances

13.7 There is a separation distance of 6.6m with 2 Condover Crescent however as
the neighbouring windows are not habitable rooms this relationship is
acceptable.
13.8 It is therefore acknowledged that the proposed development would cause
some overbearing impacts to the properties on the south however these
impacts would be mitigated by a number of measures which have been
incorporated into the proposed development as a result of feedback from
residents and during the design process.
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13.9 The proposed development would therefore not cause an undue loss of
privacy, sense of enclosure or overbearing impacts and is acceptable in this
regard.
Daylight and Sunlight
13.10 The below properties and amenity spaces at Moordown, Condover Crescent
and Brent Road were tested with regards to daylight, sunlight and
overshadowing to amenity spaces.

Figure 7 Properties Tested for DL/SL Impacts

13.11 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).
13.12 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,
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usually at the centre point of a window. The test should be applied to the
main window of each habitable room.
13.13 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’.
13.14 For the above methods, the guidance suggests that existing daylight and
sunlight 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.
• 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.
• 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).
13.15 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.
13.16 The results for the adjacent properties have shown that, all windows have
comfortably passed the required BRE criteria in all of their VSC, APSH, and
WPSH values. As such the level of impact is seen to be minimal.
13.17 Regarding NSL values, all of the assessed rooms are found to comfortably pass
the required BRE criteria except for only 2 rooms. The two impacted R29 and
R30 are found to be located on the ground floor of the adjacent 40-98 Brent
Road with an NSL change level slightly below the BRE criteria with around -9%
(73%) and -7% (71%) respectively. Given that all other daylight and sunlight
criteria for these units are met this minor transgression is acceptable and the
impacts dwellings would still have good access to daylight and sunlight.
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13.18 For open spaces BRE guidance recommends that at least 50% of the area of
each amenity space should receive at least two hours of sunlight on 21
March. If existing garden or amenity area does not meet the above, and the
area which can receive two hours of sunlight on 21 March is less than 0.8
times its former value, then the loss of light is likely to be noticeable.
13.19 The proposed development would have minimal impact on all adjacent
amenity spaces and all spaces tested would receive sunlight across 50% of the
garden areas for more than 2 hours on the 21st March, and as such is in
compliance with BRE guidance.
13.20 In summary the separation distances, siting and massing of the proposed
development would not cause any undue harm with regards to daylight,
sunlight, privacy or sense of enclosure impacts and the overall impact on
neighbouring amenity would be acceptable.
14.0 Highways and servicing
14.1 London Plan (2021) policies T5 and T6 set out vehicle and cycle parking’s
standards for residential dwellings. A maximum number of 6 spaces is
recommended for the application site which has a PTAL rating of 1b together
with 10 cycle parking spaces.
14.2 Policy SI7 of the London Plan (2021) states that developments should have
adequate, flexible, and easily accessible storage space and collection systems.
14.3 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.
14.4 8 off street parking spaces are proposed which exceeds the minimum
standards however given that 4 parking spaces would be displaced and the
low PTAL rating this is acceptable.
14.5 The site is currently occupied by 16 garages with 2 being used for vehicle
storage and relocated in 2019. The submitted parking survey states there are
between 14 and 17 unoccupied parking spaces within 200m of the site.
14.6 As the garages are currently not used for parking of vehicles, the number of
cars displaced onto surrounding roads would be low and the parking survey
shows that there is sufficient parking in the area to accommodate any
informal daytime parking.
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14.7 There is therefore sufficient capacity on the surrounding roads to
accommodate the proposed parking needs and the impact of the proposal on
parking in the area is acceptable. The proposed development is also not of a
size which would cause undue stress on the road network.
14.8 Waste and servicing would occur to the front on Condover Crescent as
existing or within the proposed car parking area which is acceptable. Vehicle
tracking also shows that fire and refuse vehicles would be able to enter and
egress the site in forward gear.
14.9 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 to
the Councils’ Construction Site Noise Code of Practice would also be attached
to the application.
14.10 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.
15.0

Biodiversity

15.1 Policies G5, G6 and G7 of the London Plan (2021) and policy OS4 of the Core
Strategy (2014) seek wherever possible to ensure that development makes a
positive contribution to the protection, enhancement, creation and
management of biodiversity.
15.2 The site is considered to have limited biodiversity value due to the prevalence
of hard landscaping and garages.
15.3 Details securing additional bird boxes, bat boxes, together with soft
landscaping will be secured as part of a condition and would result in an
enhancement in biodiversity to the site. This is acceptable and full details of
biodiversity enhancements and landscaping are detailed in appendix 2.
15.4 Overall as the site has limited biodiversity value and provision would be made
for bird boxes and additional soft landscaping, the proposed development
would result in an enhancement in biodiversity to the site and is acceptable.
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16.0

Environmental Health

16.1 Policy E(e) of the Core Strategy and London Plan policies D13, D14 and SI1
seek to manage potential impacts concerning contaminated land, air quality,
and noise emissions.
16.2 Due to the sites historic use as a car park and garages there is potential for
land contamination on site. A preliminary risk assessment has been carried
out which indicates an overall ‘moderate/low’ risk of contamination. Further
exploratory works, subsequent risk assessment and a ground gas monitoring
programme to confirm the low risk assessment is recommended.
16.3 Land contamination officers have reviewed the proposal and agree with the
recommendations in the submitted risk assessment. Accordingly, further
investigative works together with a risk assessment and verification report
would be secured by condition to ensure ground conditions are safe and
appropriate mitigation measures are taken in the event that contamination is
present (refer to appendix 2).
16.4 The proposed development does not raise any further issues with regards to
air quality or noise emissions.
16.5 The proposed development is located in a flood risk zone of 1. The submitted
flood risk assessment states that the risk of flooding from tidal/ fluvial,
surface water and ground water is low. Permeable paving is also proposed
which would manage surface water run off rates. The proposed development
is considered to be at low risk from flooding is acceptable with regards to
flood risk.
16.6 Based upon the information submitted the proposed development is
therefore acceptable with regards to Environmental Health.
17.0

Sustainability

17.1 The NPPF and the London Plan (2021) Policy SI2 seeks an overall reduction in
carbon dioxide emissions 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 Details of the proposed energy measures have not been provided by the
applicant. An energy statement is therefore proposed to be secured by
condition detailing the reduction in carbon emissions, use of renewable
ITEM NO: 6

Page 456

energies and other energy demand reduction technologies utilised in
accordance with the London Plan Energy Hierarchy. A minimum of 35% is
required by policy however the applicant will be encouraged to meet carbon
neutral.
17.3 Given that the proposal is for 8 units this approach is acceptable and full
details are provided in appendix 2.
17.4 Subject to the above conditions the proposal is recommended for approval
with regards to sustainability policies and is acceptable.
18.0

Community Infrastructure Levy (CIL)

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 social 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 current application is liable to this requirement however as the proposed
development is for social housing would be liable for relief.
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:
• 8 residential units to be let at social rent
• High quality design resulting in improvement to the streetscene
• Biodiversity enhancements
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21.0

Conclusion

21.1 The proposed development has been assessed in accordance with the
development plan and all other relevant guidance and would have a high
standard of residential accommodation which exceeds internal spaces
standards.
21.2 The provision of affordable housing is also welcomed and the design would
enhance the character of the area and provide a positive contribution to the
streetscene.
Background Papers
National Planning Policy Framework (2019)
Planning Practice Guidance
The London Plan (2021)
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted July
2014)
Report Author:
Tel No:
Email:

Hoa Vong (Senior Principal Planning Officer)
020 8921 2620
hoa.vong@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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Appendix 1 – Drawing numbers
Plans: PL01 P1; PL03 P1; L10004 A; 2076-WWA-ZZ-XX-DR-L-0102 PL 02; 2076-WWAZZ-XX-DR-L-0300 PL 03; 2076-WWA-ZZ-XX-DR-L-0401 PL 01; PL04 P1 B; PL05 P1 A;
PL08 P1 A; PL09; PL02 P1 C; PL06 P1 B; PL07 P1 B and 2076-WWA-ZZ-XX-DR-L-0101
PL03.
Reports and documents: Design and Access Statement (Pellings January 2021); Full
Utility Search (Apogee Property & Utility Consultants 26 October 2020); Planning
Statement (Pellings January 2021); Preliminary Ecological Appraisal (The Ecology
Consultancy March 2019); Landscape Architecture Design & Access Statement
(Pellings January 2021); Asbestos Survey (Pollution Monitoring Team RBG 15 August
2018); Floodrisk Assessment and Drainage Strategy (RAB 05 January 2021); Daylight
and Sunlight Impact Assessment Report (Mach Group 03 January 2021); Preliminary
Risk Assessment (RSK February 2021); Transport Statement (dha March 2021);
Management & Maintenance Plan Draft (Wynne-William associates May 2021) and
Landscape Architecture Design & Access Statement (Wynne-William associates May
2021).
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Appendix 2 –Conditions and Informatives
Conditions
1. Time Limit
The development to which this permission relates must be begun not later than
the expiration of three (3) years beginning with the date on which the permission
is granted.
Reason: As required by Section 91 of the Town and Country Planning Act 1990.
2. Approved Drawings
The development hereby permitted shall be carried out in accordance with the
following approved plans.
Plans: PL01 P1; PL03 P1; L10004 A; 2076-WWA-ZZ-XX-DR-L-0102 PL 02; 2076-WWAZZ-XX-DR-L-0300 PL 03; 2076-WWA-ZZ-XX-DR-L-0401 PL 01; PL04 P1 B; PL05 P1 A;
PL08 P1 A; PL09; PL02 P1 C; PL06 P1 B; PL07 P1 B and 2076-WWA-ZZ-XX-DR-L-0101
PL03.
Reports and documents: Design and Access Statement (Pellings January 2021); Full
Utility Search (Apogee Property & Utility Consultants 26 October 2020); Planning
Statement (Pellings January 2021); Preliminary Ecological Appraisal (The Ecology
Consultancy March 2019); Landscape Architecture Design & Access Statement
(Pellings January 2021); Asbestos Survey (Pollution Monitoring Team RBG 15 August
2018); Floodrisk Assessment and Drainage Strategy (RAB 05 January 2021); Daylight
and Sunlight Impact Assessment Report (Mach Group 03 January 2021); Preliminary
Risk Assessment (RSK February 2021); Transport Statement (dha March 2021);
Management & Maintenance Plan Draft (Wynne-William associates May 2021) and
Landscape Architecture Design & Access Statement (Wynne-William associates May
2021).
Reason: For the avoidance of doubt and in the interests of proper planning.
3. Obscured Glazed Windows
Notwithstanding the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking, re-enacting or modifying that Order), the new
windows to be installed in the side elevations as shown in drawing no. PL06 Rev B
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hereby approved shall be fitted as obscure glazed and retained for the lifetime of
the development.
Reason: To avoid the direct overlooking of adjoining properties and consequent loss
of privacy thereto and to comply with policies D4 and D7 of the London Plan (2021)
and H(c) and DH(b) of the Core Strategy (July 2014)
4. Details of Materials
a) No superstructure works shall commence on site until a detailed schedule
and samples of all external materials and finishes, windows and external
doors, roof coverings, water pipes, cycle and bin stores, boundary
treatments and paving to be used on the buildings have been submitted to
and approved in writing by the local planning authority.
b) This should include detailed section drawings of all type walls (scale 1:5 and
1:10), showing the joints of all adjoining materials and interface of doors and
windows with sills, walls and pavements.
c) 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 building(s) and to comply with Policy D4 of the London
Plan (2021), and Policies DH1 and DH(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (July 2014).
5. 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. The Method Statement shall include full details of the following:
i.
ii.
iii.
iv.

v.
vi.

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
Site hoarding
Wheel washing including location and equipment to be used
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vii.
viii.
ix.

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

Works of demolition and construction shall be carried out during normal working
hours, i.e. 08:00 to 18:00 hours Monday to Friday, and 08:00 to 13:00 hours on
Saturdays, with no noisy working audible at the site boundary being permitted on
Sundays or Bank Holidays.
The development shall be carried out in accordance the approved Construction
Method Statement.
Reason: In order to safeguard the amenities, health and safety of neighbouring
properties and occupiers and of the area generally, and to ensure compliance with
Policies T4 and T7 of the London Plan (2021) and Policy E(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).
6. Structural Method Statement
Prior to commencement of the development a Construction Method Statement
shall be submitted to the in writing for approval to the Local Planning Authority
signed and endorsed by a Chartered Civil Engineer or Chartered Structural Engineer
with relevant experience, appointed by the applicant detailing the following:
• Survey of the land showing risk of subsidence and mitigation measures and,
• Methodologies appropriate to the site which would maintain the structural
stability of neighbouring properties
Reason: In order to safeguard the amenities, health and safety of neighbouring
properties and occupiers and of the area generally, and to ensure compliance with
Policies T4 and T7 of the London Plan (2021) and Policy E(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).
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7. Unexploded Ordnance (UXO)
a. Prior to the commencement of works a Detailed Risk Assessment and
Intrusive UXO Survey, based on the Preliminary Risk Assessment prepared by
RSK (January 2021) 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. On completion of the above (b) a final Verification Report is required to
demonstrate that the works set out in (b) have been completed, along with
any requirements for longer-term monitoring of risks, maintenance and
arrangements for contingency action.
The identified mitigation must be carried out in accordance with the approved
details.
Reason: To ensure that appropriate arrangements are in place in the event of the
discovery of UXO and 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 (2019); and with Policies
E(e) of the Royal Borough of Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
8. Contamination 1
Prior to the commencement of development approved by this planning permission
(or such other date or stage in development as may be agreed in writing with the
local planning authority), the following components of a scheme to deal with the
risks associated with contamination of the site shall each be submitted to and
approved, in writing, by the local planning authority:
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1.

A preliminary risk assessment which has identified:
• all previous uses;
• potential contaminants associated with those uses;
• a conceptual model of the site indicating sources, pathways and receptors;
• potentially unacceptable risks arising from contamination at the site
including a gas survey.

Should the preliminary risk assessment identify the need for further investigation:
2. A site investigation scheme, based on (1) to provide information for a detailed
assessment of the risk to all receptors that may be affected, including those off
site.
3. The results of the site investigation and the detailed risk assessment referred to
in (2) and, based on these, an options appraisal and remediation strategy giving
full details of the remediation measures required and how they are to be
undertaken.
4. A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (3) are complete
and identifying any requirements for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action. Any changes to these
components require the express written consent of the local planning authority.
The scheme shall be implemented as approved.
Reason: Potential sources of contamination associated with historical uses of the
site should be further investigated to ensure that there is not an unacceptable risk
to health and controlled waters in line with the aims of the National Planning Policy
Framework (2019) and with Policies E(a) and E(e) of the Royal Borough of Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
9. Contamination 2
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.
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
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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.
Reason: Should remediation be deemed necessary, the applicant should
demonstrate that any work has been carried out effectively and the 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(e) of the Royal Borough of Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
10.Unsuspected Contamination
If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in
writing with the local planning authority) shall be carried out until the developer
has submitted a remediation strategy to the local planning authority detailing how
this unsuspected contamination shall be dealt with and obtained written approval
from the local planning authority. The remediation strategy shall be implemented
as approved.
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(e) of the
Royal Borough of Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
11.Accessibility
Prior to occupation of the residential units details shall be submitted to and
approved in writing to the Local Planning Authority to show compliance with
Building Regulation requirement M4(1) and M4(2) ’accessible and adaptable
dwellings.’
The development shall be carried out in accordance with the approved details and
retained as such for the lifetime of the development.
Reason: To accord with Policy D5 and D7 of the London Plan (2021) as amended and
Policy H5 of the Royal Greenwich Core Strategy and Detailed Policies 2014.

ITEM NO: 6 - Appendices

Page 465

APPENDICES
12.Biodiversity enhancements
No superstructure works shall take place until details of all biodiversity
enhancements have been submitted to and approved in writing by the Local
Planning Authority.
The biodiversity improvement measures shall be completed in accordance with the
approved details prior to the first occupation of the development and retained in
accordance with the approved details for the lifetime of the development.
Reason: To increase the biodiversity of the site, to mitigate any impact from the
development hereby approved and to comply with London Plan (2021) policy G6
(Biodiversity and Access to Nature) and policy OS4 (Biodiversity) of the Royal
Greenwich Core Strategy and Detailed Policies 2014.
13.Landscaping
a. All hard and soft landscaping works which form part of the approved scheme
under part (a) shall be completed prior to occupation of the development.
b. 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.
The development shall be carried out in accordance with the approved details and
retained as such for the lifetime of the development.
Reason: To increase the biodiversity of the site, to mitigate any impact from the
development hereby approved and to comply with London Plan (2021) policy G6
(Biodiversity and Access to Nature) and policy OS4 (Biodiversity) of the Royal
Greenwich Core Strategy and Detailed Policies 2014.
14. Energy and Carbon Performance
a. The development hereby permitted shall seek to achieve one hundred per
cent (100%) reduction in regulated building carbon dioxide emissions over
Part L 2013 of the building regulations and achieve no less than a thirty five
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percent (35%) reduction in building carbon dioxide emissions over Part L 2013
of the building regulations.
b. Prior to the commencement of the development an energy statement shall be
submitted to and approved in writing by the Local Planning Authority. This
must detail how the development proposals, in accordance with the energy
hierarchy, meet the required minimum 35% reduction target.
c. Prior to first occupation of the building the developer shall submit evidence
that the minimum 35% reduction over Part L 2013 of the building regulations
has been achieved.
The development shall be carried out in accordance with the approved details and
retained as such for the lifetime of the development.
Reason: To minimise future carbon dioxide emissions and mitigate climate change,
and to comply with London Plan (2021) Policy SI 2 (Minimising greenhouse gas
emissions) and Policy E1 (Carbon Emissions) of the Royal Greenwich Core Strategy
and Detailed Policies 2014.
15.On-site renewable energy technologies – monitoring
To monitor the effectiveness of the renewable energy technology, 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.
Reason: To contribute towards carbon dioxide emission reduction and to comply
with London Plan (2021) Policy E1 (Carbon Emissions and Core Strategy policy E1
(Carbon Emissions).
16.Water usage
Each residential unit within the development, shall incorporate and maintain water
saving and monitoring measures to meet water efficiency standards with a
maximum water use target of 105 litres of water per person per day.
The development shall be carried out in accordance with the approved details and
retained as such for the lifetime of the development.
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Reason: To contribute towards carbon dioxide emission reduction and to comply
with London Plan (2021) Policy E1 (Carbon Emissions and Core Strategy policy E1
(Carbon Emissions).
17.Cycle and refuse stores
a. All cycle parking spaces and refuse stores shall be provided and made available
for use prior to occupation of the development and maintained thereafter.
b. The proposed cycle stores shall be covered and made safe and secure for use
by residents of the development hereby approved.
Reason: To promote sustainable travel and to ensure compliance with Policy T5
‘Cycle Parking’ 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
1. Community Infrastructure Levy
You are advised that the application granted may be subject to the Community
Infrastructure Levy (‘the CIL’). There are two CIL charges in Royal Greenwich - the
Mayoral CIL, which was introduced 1 April 2012; and the local CIL, introduced 6 April
2015. The Council’s Planning Obligations Team will review your permission and will
confirm if a CIL liability arises. If liable, you will receive a CIL Liability notice that
details the amount that will be due on the commencement of development. Prior to
starting on site you must submit an Assumption of Liability form and
Commencement Notice to the Council. More information on CIL and the necessary
forms are available at:
http://www.royalgreenwich.gov.uk/info/1004/planning_policy/1182/community_in
frastructure_levy_cil
2. Dust Minimisation
In preparing the scheme of dust minimisation, reference shall be made to the
London Plan ‘Control of Dust and Emissions’ SPG. All mitigation measures listed in
the Guide appropriate to the size, scale and nature of the development will need to
be included in the dust minimisation scheme.
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3. 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.
4. 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.
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Appendix 3 – Relevant National, regional and local planning policies and
Supplementary Planning Guidance / Documents.
1. 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
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
H10 Housing size mix
Green Infrastructure and Environment
G5 Urban greening
G6 Biodiversity and access to nature
Sustainable Infrastructure
SI1 Improving air quality
SI2 Minimising greenhouse gas emissions
SI3 Energy infrastructure
SI7 Reducing waste and supporting the circular economy
SI13 Sustainable Drainage
ITEM NO: 6 - Appendices

Page 470

APPENDICES
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
2. The Royal Greenwich Local Plan: Core Strategy with Detailed Policies (“Core
Strategy” – 2014)
Housing Policies
H1
New Housing
H3
Affordable Housing
H5
Housing Design
H(c)
Backland and Infill Development
Design
DH1
DH(b)

Design
Protection of Amenity for Adjacent Occupiers

Environment and Climate Change Policies
E1
Carbon Emissions
E(a)
Pollution
E(c)
Air Pollution
E(e)
Contaminated Land
OS4
Biodiversity
OS(f)
Ecological Factors
Cohesive and Healthy Communities Policies
CH1
Cohesive Communities
CH2
Healthy Communities
Infrastructure and Movement Policies
IM1
Infrastructure
IM4
Sustainable Travel
IM(a)
Impact on the Road Network
IM(b)
Walking and Cycling
IM(c)
Parking Standards
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3. Supplementary Planning Guidance / Documents
• Mayors Housing SPG (March 2016)
• Technical Housing Standards – Nationally Described Space Standard
(Department for Communities and Local Government – March 2015)
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Planning Board

Agenda Item: 7

6July 2021 20 July 2021

Reference No: 21/0914/F

Applicant: Greenwich Builds
Agent:
Fuse Architects
Site Address:
Land located at Thanington Court and
adjacent to 93- 109 Restons Crescent,
Eltham, SE9

Ward: Eltham South
Application Type: Full Planning
Permission

1.1

Recommendation

1.1

That Planning Board resolve to grant planning permission for the proposed
development outlined as follows:
Construction of 2x3-bed dwellinghouses (Class C3) together with associated
car parking and landscaping

1.2

Subject to:
i.

To authorise the Assistant Director of Planning & Building Control to:
• make any minor changes to the detailed wording of the recommended
conditions as set out in this report (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.

2.1 Summary
2.1 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

0.04 ha
None
No
Zone 1
No
1b

Proposed Building
Building height (metres)

9.8m
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No. of storeys

3

Housing
Units proposed
2x 3b5p
Affordable Housing/ Tenure
100% social rent
Split
Complies with Technical housing Yes
standards – nationally described
space standard and London Plan
standards?
Transportation
No. existing car parking spaces
Car Parking
No. Proposed Car Parking
Spaces
Cycle Parking
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
(Addressed in section 6 of the
report)

0
2
4
Yes

102.85%

0
1

2.2

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

2.3

The application is considered acceptable and is recommended for approval as
set out in section 1 of this report.

3.0

Relevant Planning History

3.1

There is no relevant planning history on this site.
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4.0

Site Description

4.1

The application site is triangular in shape and consists of an area of hard
standing approximately 0.04 hectares. There are 6 trees located within the
red line and 9 around the perimeter. The site is located at the rear of
Thanington Court off Restons Crescent and is vacant with no built structures
on the site.

4.2

The site is hoarded on the southern boundary with timber and brick
boundary walls on the west and east boundaries respectively. The eastern
boundary of the site forms the borough boundary between the Royal
Borough of Greenwich and the London Borough of Bexley.

Figure 1 Borough boundary (red Greenwich, blue Bexley)
4.3

There is a significant level change from Parish Gate Drive outside the eastern
boundary and the southern boundary of the site at Thanington Court. The
surrounding area is predominantly residential in character with two storey
semi- detached and terraced dwellings in addition to 3 and 5 storey flatted
blocks.
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Figure 2 Site Location Plan
4.4

The site has a PTAL rating of 1b (which is considered to be poor on a scale of
1-6 with 6 being the highest) and is also located within a Flood Risk Zone of 1
which indicates a low risk of flooding from river and fluvial sources.

4.5

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 2x 3b5p dwellings
together with the provision of 2 parking spaces. The proposed dwellings
would be 3 storeys and constructed to wheelchair accessibility level of M4(2).

5.2

Each unit would have a garden area of 111.4m2 and 91.6m2. Access would be
provided from Parish Gate Drive to the east of Thanington Court to the
south.
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Figure 3 Proposed site plan
5.3

The buildings would have pitched roofslopes a red brick finish with dark metal
balustrades and windows. A darker brick is proposed for decorative elements
around the windows. New boundary walls consisting of a light brick with
railings are also proposed around the eastern and southern boundaries of the
site.
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Figure 4 Proposed southern elevation
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
Representation
Thames Water No Comments

6.2

Officers comments
Noted

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
Design
No objections
Noted
Environmental
Protection

No comment.
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Occupational
Therapist

Acceptable in principle, no
objections subject to
confirming detailed layouts
at design stage which would
be secured by condition.

Conditions have been
included to ensure the
development meets the
accessible design
requirements (Refer to
appendix 2 for the full
wording of these).

Sustainability

No objections subject to
securing detailed
information regarding
carbon calculations, energy
savings and biodiversity
improvements.
No objections

Conditions are proposed in
Appendix 2.

No objections subject to
works related to the
pedestrian access via Parish
Gate Drive within Bexley
are carried out satisfactorily
in contact with street scene
services

Noted. The applicant has
been made aware and will
contact the relevant
department. The boundary
treatment design is
otherwise considered to be
acceptable.

Transportation
and Highways
Officer
Other
Bexley Council

6.3

6.4

Noted

Public Consultation
A total of 53 letters were sent to surrounding properties and 2 site notices
were also displayed near the site. One objection has been received which is
summarised below.
The Eltham Society were also consulted, and no comments were received.
Summary of Comments
• Adverse effect on the residential
amenity, due to noise, increased
vehicle movements, noise from
future residents, disturbance,
overlooking, loss of privacy and
overshadowing
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Officers comments
• The impact on residential
amenity is assessed in section 12
of this report and due to the
modest number of units
proposed, respectful height and
massing, there would not be any
significant impacts on
neighbouring residential amenity
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• Increased strain on parking
• Loss of light

• Density is too high and loss of
green space

• Design not in keeping with the area

• Development is overbearing and
loss of views

• The proposed development for
two units would not result in
significant increase in parking
• A daylight/ sunlight assessment
has been submitted which
demonstrates that there would
be no significant loss of light
• The site is not designated green
space and the proposed density is
considered appropriate for the
sit with all space requirements
met.
• The design which incorporates
pitches roofslopes and redbrick is
considered to respect the
streetscene and in comparison,
to the existing unused site would
result in an enhancement.
• The proposed development does
not directly obstruct
neighbouring habitable windows.
The three-storey height which
matches building heights in the
area would be in keeping with
the surrounding development.

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.
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.
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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: 21/0914/F):
•
•
•
•
•
•
•
•
•
•
•
•
•

9.0

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)
Principle of Development
Residential use

9.1

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.

9.2

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 social housing across the
borough which is not currently being met.

9.1

Policy H(c) sets out clear requirements to prevent new infill development
from adversely affecting the local environment and character.

9.2

The proposed 2 social rented residential units would make a valuable
contribution to the delivery of additional housing within Greenwich, in
particular social housing 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.
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9.3

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 2x 3b5p dwelling houses and are 100%
affordable units provided at social rents. 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.
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 2-5 storeys with a mix of roof types constructed with red and
yellow bricks.
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11.3 The proposed development which would consist of 2x three storey
townhouses would integrate successfully within the surrounding context being
of a similar height and massing to the surrounding buildings. The proposed
siting also creates a successful transition between the 3 storeys flats to the
north and 5 storey flats to the south east.
11.4 The proposed development would be visible from Parish Gate Drive and
Restons Crescent. The overall height and massing, materiality, pitches roof
and siting which follows the curve of Parish Gate Drive would result in a
harmonious addition to the streetscene and is an appropriate design for this
infill site.

Figure 5 Proposed aerial view looking north east
11.5 A red brick is proposed as the primary facing material with windows
proposed in metalwork and contrasting darker brick used as decorative
features around the windows. The use of red brick and pitched roof slopes
would help to connect the development with the surrounding area as similar
materials are used with the decorative brick and fenestration providing a
contemporary aesthetic to the buildings’ appearance.
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Figure 6 Proposed CGI looking south from Parish Gate Drive
11.6 With regards layout, the proposed buildings are arranged to create as much
active frontage as possible towards Parish Gate Drive and Restons Crescent
with access to servicing located on Restons Crescent within Greenwich to
provide access for waste collection.
11.7 Two (2) car parking spaces are proposed to the south of the site and would
be accessed from Restons Crescent, no objections are raised to this and
would be in keeping with existing vehicular access in the area.
11.8 Conditions are recommended for details of materials to ensure that they are
high quality (refer to Appendix 2 for the full wording).
11.9 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.
11.10 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
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Noise, Privacy, Overbearing and Sense of Enclosure
12.2 The proposed development would be located 5.1m- 23.1m from neighbouring
properties as shown in the below figure.

Figure 7 Proposed separation distances
12.3 There would be a separation distance of 5.1m at 12-20 Parish Gate Drive and
8.6m at 93- 109 Restons Crescent. Window to window relationships here are
located at oblique angles with no direct overlooking into habitable rooms.
The proposed flank windows on the east elevation belonging to bedrooms
and bathrooms would also be obscure glazed. Therefore, whilst there would
be some overlooking at 12-20 Parish Gate Drive and 93- 109 Restons
Crescent, any significant impacts would be limited due to proposed obscure
glazing and oblique angles.
12.4 The remaining separation distances of 15.3m- 23.1m are sufficient to mitigate
against significant overlooking and loss of privacy. The overall openness of the
area and unobstructed views to the north and south would also mitigate
against significant overbearing and sense of enclosure impacts.
12.5 Objections have also been raised with regards to noise impacts. The
proposed residential use is in keeping with the area and therefore associated
noise impacts would be commensurate and in scale with the existing
environment.
ITEM NO: 7

Page 485

12.6 Whilst it is acknowledged that the proposed development would be visible
from the surrounding residential properties, the proposed separation
distances, relative openness of the site and incorporation of obscure glazing to
flank elevation windows would prevent any undue privacy, overlooking,
overbearing and sense of enclosure impacts and existing residents would have
a good level of visual amenity.
Daylight and Sunlight
12.7 As shown in the below figure, the following properties located on Bexley
Road, Parish Gate Drive and Restons Crescent figure 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).
12.8 As discussed in further detail below all windows and rooms tested would pass
BRE guidelines.
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Daylight
12.9 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).
12.10 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.
12.11 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’.
12.12 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.
12.13 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.
12.14 The results of the VSC and NSL assessment have shown that all habitable
windows and rooms tested would receive daylight levels well above the
standard BRE target.
Sunlight
12.15 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.
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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).
12.16 All rooms tested for sunlight impacts would fall within BRE guidelines for
sunlight testing.
Overshadowing
12.17 BRE guidance states that at least 50% of open spaces should receive 2 hours
of sunlight on 21st March.
12.18 The results of our overshadowing assessment show that the amenity area
located to the rear of 93-103 Restons Crescent receives at least 2 hours of
sun in the existing condition. In the proposed condition, the retained value
will remain the same at the existing. As such, the BRE guidelines will be fully
satisfied.
Conclusion
12.19 There would be no significant impacts to neighbouring properties in terms of
impact on daylight, sunlight and overshadowing.
12.20 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.
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. All units would also have access to private amenity space in
the form of private gardens measuring 111.4m2 and 91.6m2 which exceeds
the minimum requirement of 10sqm.
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13.3 This is acceptable and officers are satisfied that the proposed development
would meet all of the required internal space standards.
Daylight and Sunlight
13.4 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).
13.5 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.
13.6 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.
13.7 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.
13.8 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).
13.9 All rooms tested would meet ADF guidelines. The results of the sunlight
assessment have shown that both living rooms tested would achieve the
recommended levels of 25% Annual Probable Sunlight Hours (APSH). For
winter sunlight (WPSH) one living room (R2) would have a slightly lower
value of 3% rather than a BRE target level of 5% however given that this unit
would meet all other internal space and daylight/ sunlight standards this is
acceptable and overall a good standard of accommodation would be provided.
13.10 With regards to amenity spaces a combined result of 46.2% is proposed.
Given that this falls marginally below the 50% target and that amenity space is
provided well above the minimum requirement, this is considered to be
acceptable and future residents would have access to a good quality amenity
space.
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13.11 In conclusion whilst the propose private amenity spaces and one living room
would fall below recommended guidelines these transgressions are well within
the flexible approach taken by BRE guidelines and are considered to be
acceptable.
14.0 Environmental Health
Land Contamination
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 associated with the previous use of the site as a
Council yard. 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 Subject to details of further investigative measures remedial works the
proposed development is acceptable with regards to land contamination.
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 A total of 2 car parking spaces are proposed together with 4 cycle parking
spaces within application site. This is acceptable and in compliance with
minimum parking and cycle standards.
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15.5 As parking would not be displaced, due to the size of the scheme and level of
parking proposed, the proposed development would not have a significant
impact on parking stress levels in the area. A scheme of this size would also
not significantly impact the highways network or impact local traffic.
15.6 Refuse and servicing would be carried out from Restons Crescent with
residents utilising the existing bin store and responsible for moving bins on
collection day. This is acceptable and Councils refuse and highways officers
have raised no objections to the scheme.
15.7 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 to
the Councils’ Construction Site Noise Code of Practice would also be
attached to the application.
15.8 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 site is dominated by non-native
scrub, scattered trees, with smaller areas of poor quality vegetation and
hardstanding. The assessment also did not find any evidence of roosting bats
or reptiles.
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.
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16.5 The biodiversity measures are acceptable with suitable mitigation measures in
place. Full details would be secured by condition.
Trees
16.6 An arboriculture report has been submitted in support of the application. The
report has been prepared in accordance with document BS5837 Trees in
relation to design, demolition and construction (2012). Trees are categorized
in A, B, C and U values. Category A trees are considered to be of the highest
value, category B of moderate value, category C of a lower value and category
U consisting of trees which are dead, dying or unsuitable for retention.
16.7 The arboricultural report has identified a total of 15 trees (6 on site and 9
surrounding) including a number of mature trees. A total of 5 trees are shown
as being removed as a direct result of the consideration of responsible estate
management proposals, and to make the site and surrounding area safe.
16.8 Trees T2, T3, T4, T5 and T6 as shown in the below figure would be removed
and 3 replacement trees planted. With the exception of T5 all trees proposed
to be felled also have a life expectancy of less than ten years.

Figure 8 Tree removal plan
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Figure 9 Trees T2, T3 and T4 to be removed
16.9 Trees T2 and T3 are located on the western boundary of the site and are
visible from the public realm. Due to severe lean to the south these are
suppressed by tree T1 and would unlikely be healthy specimens. As a result,
no objections are raised to the removal of these trees due to site constraints
which impact on health and longevity.
16.10 Tree T4 is visually prominent from the street scene and is categorised as
having 4 major limbs overhanging the footpath with some signs of rot. Due to
the severe leaning and size of the tree, it is recommended for removal due to
public health reasons. On this basis no objections are raised towards the
removal of this tree.
16.11 Tree T5 is a category C tree and due to its proximity to the adjacent building
and gable end windows and is recommended for removal. In addition to this
due to shading caused by other trees its quality would be limited and would
continue to cause a nuisance to neighbouring residential properties, obscuring
windows and requiring constant pruning. As a result, no objections are raised
towards the removal of this tree.
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Figure 10 Trees T5 and T6 to be removed
16.12 Tree T6 is in poor condition with a life expectancy of less than 10 years and
for this reason is recommended for removal.
16.13 It is acknowledged that the trees to be felled with particular reference to tree
T4 make a positive contribution to the streetscene and provide an overall
green character to the area, however there are mitigating circumstances as
detailed above related to the overall health, lifespan and public safety which
justify their loss.
16.14 Some visual impact would be mitigated by the planting of 3 additional trees
however despite the loss of trees, the high quality design of the proposed
dwellings would result in an overall enhancement to the streetscene in
comparison to the existing vacant, hard surfaced site. Due to the presence of
a number of trees and planting in and around the immediate area the existing
green character would also be retained.
16.15 Further to this, it is considered that the public benefit of the proposed
development and provision of 2 family social rented homes would outweigh
the harm to the streetscene caused by the loss of the proposed trees.
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16.16 The Councils ecology officer has reviewed the application and raises no
objections and overall the proposed tree retention and planting measures are
acceptable.
16.17 Therefore, in consideration of the health of the trees to be felled,
management and public safety considerations together with the public benefits
of the scheme the scheme is considered to be acceptable with regards to the
loss of trees on site.
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
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
102.85% which exceeds the minimum 35% required by Part L 2013. This has
been achieved by proposed passive design measures, heating and hot water
systems in the form of ASHPs and a 7.4kWp solar PV system.
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
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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 social 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.
Implications for Disadvantaged Groups
19.3 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:
•
•
•

Delivery of 2 family sized social rented units,
Carbon neutral scheme
High quality design

20.0 Conclusion
20.1 The application is for 2 social rented units. This would make a valuable
contribution to the delivery of additional housing within Greenwich, in
particular social housing of which there is a significant demand. It is also
considered that the design of the development will secure a high quality living
environment and complies with the design/ place shaping principles that have
been established to guide the redevelopment of the area.
20.2 The proposals are therefore acceptable and will make a positive contribution
towards delivering social housing for the borough. Accordingly, it is
recommended that permission be granted for application reference 21/0914/F,
in line with Section 1 of this report.
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Background Papers:
National Planning Policy Framework (March 2018)
The London Plan (2021)
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Accessible London: Achieving an inclusive environment SPG (October 2014)
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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 21/0914/F:
Plans
20086-FA-010 Rev P4; 20086-FA-001 Rev P4; 20086-FA-303 Rev P2; 20086-FA-302
Rev P2; 20086-FA-301 P3; 20086-FA-102 Rev P5; 20086-FA-300 Rev P3; 20086-FA104 Rev P2; 20086-FA-200 Rev P3; 20086-FA-100 Rev P5; 20086-FA-2600 Rev P1;
20086-FA-101 Rev P6; 20086-FA-103 Rev P7 and 20086-FA-110 Rev P1.
Documents
Design and Access Statement (Fuse Architects March 2021); Planning Statement
(Fuse Architects 12 March 2021); Accommodation Schedule (Fuse Architects 05
March 2021); Energy and Sustainability Strategy (scms Associates 22 March 2021);
Contaminated Land Risk Assessment Phase 1 Desk Study Report (STM
environmental 09/April 2021); Preliminary Ecological Appraisal (Microbee
environmental April 2021); Tree Survey and Arboricultural Method Statement
(March 2021 BCA Landscape Ltd); Daylight & Sunlight Report (16 March 2021) and
Tree Survey Addendum.
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APPENDICES
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
20086-FA-010 Rev P4; 20086-FA-001 Rev P4; 20086-FA-303 Rev P2; 20086-FA-302
Rev P2; 20086-FA-301 P3; 20086-FA-102 Rev P5; 20086-FA-300 Rev P3; 20086-FA104 Rev P2; 20086-FA-200 Rev P3; 20086-FA-100 Rev P5; 20086-FA-2600 Rev P1;
20086-FA-101 Rev P6; 20086-FA-103 Rev P7 and 20086-FA-110 Rev P1.
Documents
Design and Access Statement (Fuse Architects March 2021); Planning Statement
(Fuse Architects 12 March 2021); Accommodation Schedule (Fuse Architects 05
March 2021); Energy and Sustainability Strategy (scms Associates 22 March 2021);
Contaminated Land Risk Assessment Phase 1 Desk Study Report (STM
environmental 09/April 2021); Preliminary Ecological Appraisal ( Microbee
environmental April 2021); Tree Survey and Arboricultural Method Statement
(March 2021 BCA Landscape Ltd); Daylight & Sunlight Report (16 March 2021) and
Tree Survey Addendum.
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. 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
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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).
4. Obscured Glazed Windows
Notwithstanding the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking, re-enacting or modifying that Order), the new
windows to be installed in the side elevations as shown in drawing no. 20086-FA301 Rev P3 hereby approved shall be fitted as obscure glazed and retained for the
lifetime of the development.
Reason: To avoid the direct overlooking of adjoining properties and consequent loss
of privacy thereto and to comply with policies D4 and D7 of the London Plan (2021)
and H(c) and DH(b) of the Core Strategy (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
(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.
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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 102.85% (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 01 (P20-021 Batch 3 Thanington Court, Avery Hill,
Greenwich) prepared by SCMS Associates Ltd (22nd March 2021):
i.

ii.

iii.

iv.

energy demand reduction measures to achieve at least annual carbon dioxide
emission savings of 0.46 tonnes, equivalent to 22.9%, 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 0.21 tonnes per year, equivalent to
10.35% 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 5,374kWh per
year and achieve at least annual carbon dioxide emission savings of 1.4 tonnes
per year, equivalent to 69.58% 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.
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
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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
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.
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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.
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
Energy and Sustainability Strategy Issue 01 (P20-021 Batch 3 Thanington Court,
Avery Hill, Greenwich) prepared by SCMS Associates Ltd (22nd March 2021).
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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)

b)

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 Energy and Sustainability
Strategy Issue 01 (P20-021 Batch 3 Thanington Court, Avery Hill, Greenwich)
prepared by SCMS Associates Ltd (22nd March 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.

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 provided in
accordance with Building Regulation 2016 (as amended) requirement M4(2)
’accessible and adaptable dwellings’, shall be submitted to and approved in
writing by the Local Planning Authority.
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.
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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)
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
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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.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
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:
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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:
• 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
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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)

b)
c)

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.

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).

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.
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
G7
Trees and woodland
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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

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
New Housing
H2
Housing Mix
H3
Affordable Housing
H5
Housing Design
H(e) Children’s play areas
Design Policies
DH1 Design
DH(b) Protection of Amenity for Adjacent Occupiers
Open Space Policies
OS4 Biodiversity
OS(f) Ecological Factors
Environment and Climate Change Policies
E1
Carbon Emissions
E2
Flood Risk
E(a) Pollution
E(c) Air Pollution
E(e) Contaminated Land
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Cohesive and Healthy Communities Policies
CH1 Cohesive Communities
CH2 Healthy Communities
Infrastructure and Movement Policies
IM1
Infrastructure
IM4
Sustainable Travel
IM(a) Impact on the Road Network
IM(b) Walking and Cycling
IM(c) Parking Standards
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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PLANNING BOARD

Agenda Item: 8

6 July 2021

Reference No: 21/0585/F

Applicant: London South East Colleges (LSEC) and London and
Quadrant (L&Q)
Agent:
BPTW (Jane Richardson)
Site Address:
London South East Colleges, 95
Plumstead Road, Woolwich, London,
SE18 7DQ

Ward: Glyndon
Application Type: Full Planning
Permission

1.

Recommendation

1.1

That full planning permission be GRANTED for:
Demolition of existing buildings and construction of a mixed use,
residential (Use Class C3), education (Use Class F.1) and commercial (Use
Classes E/F.1/F.2) development together with associated landscaping, play
space, access, refuse and recycling storage, car and cycle parking, public
realm improvements and associated works.

1.2

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

The conditions (Appendix 2) to be detailed in the notice of
determination; and

(iii)

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 21).

The authorisation of 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), where the Assistant
Director of Planning & Building Control considers it appropriate,
before issuing the decision notice;
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(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; and
(c) Consider, in the event that the Section 106 Agreement has not been
completed within three (3) months of the date of the Planning Board
resolution, whether permission should be refused on the grounds that
the agreement has not been completed within the appropriate
timescale, and that the proposals are unacceptable in the absence of
the recommended planning obligations. If, on this basis, the Assistant
Director for Planning & Building Control considers it appropriate to
determine the application with reasons for refusal, these will include
the following:
In the absence of a legal agreement to secure Affordable Housing,
financial and non-financial contributions including for Employment,
Skills and Training, Highways Infrastructure, Off-Site Play Facilities
and Carbon Offsetting, the development fails to maximise the
delivery of affordable housing and fails to mitigate its impact on local
services, amenities and infrastructure contrary to Policies H4, E11,
T1, S4, SI 2, and DF1 of the London Plan (2021), Policies H3, E1,
EA(c), IM1, IM4, IM(a) and IM(b) of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014), and the Planning
Obligations (s106) Guidance SPD (2015).
2.

Executive Summary

2.1

The proposal is a residential-led, mixed use development comprising of the
demolition, and subsequent redevelopment of the London South East College
campus to provide a new fit-for-purpose college in the north-west corner and
a ground floor commercial unit in the north-east corner, with the remainder
of the site proposed as residential units, comprised of 294 flats. The
development would make provision for 148 affordable homes (50.4% by unit
and 51.9% by habitable room), and therefore significantly exceeds the 35%
threshold required to benefit from the fast-track route in the Mayor’s
Viability SPG and the minimum target of 35% set out in the Local Plan. Of
these 148 affordable dwellings, the proposal includes 72 London Affordable
Rent (LAR) dwellings and 76 Shared Ownership (S/O) dwellings, which
comprise 48.6% and 51.4% of the total affordable housing provision
respectively, and 24.5% and 25.9% of the whole development respectively.

2.2

The total floorspace of the college buildings is currently 10,046m2, and as a
result of the proposal, this would reduce to 5,486m2, a loss of 4,560m2
(equivalent to 45%). However, the application material demonstrates that
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most of the existing buildings date from the 1960s and are in poor condition,
with LSEC currently using only 2,310m2 of the existing teaching space, which
equates to 23%, because 71% of the existing floorspace is either in need of
upgrades or is inoperable.
2.3

The proposed replacement college, whilst occupying a smaller footprint and
having a reduced overall size, would be designed to complement the existing
and proposed teaching methods, moving towards a more digital future. The
supporting information further demonstrates that as a result of
redevelopment, the replacement college would be able to serve more
students, and would allow for the college to grow, both in terms of the
number of students who can attend, but also by expanding the range of
courses offered, thereby increasing education choice for higher and further
education within the borough.

2.4

The residential elements of the proposal would occupy the north-east corner
and the southern part of the site, with the creation of a new east-west road
through the centre of the site. The overall height, scale and massing are
considered to be acceptable for their context, noting that part of the site is
covered by a tall building designation, and having regard to the need to
optimise development opportunities from brownfield sites. Moreover, whilst
the proposal would introduce tall buildings into an area generally
characterised by low to mid-rise buildings, because of the variation in heights
and the sympathetic materials proposed, it is considered that the proposal
would have a beneficial impact on the surrounding area in townscape terms,
reinforcing the spatial hierarchy of the area and providing a local focal point
to mark the civic presence of the site.

2.5

The functional and environmental impacts of the tall building have been
considered, in accordance with Policy D9 of the London Plan, and it is
considered that the proposal, subject to mitigation would not result in
significant adverse impacts on surrounding residential properties or the public
realm. Moreover, whilst there would be some loss of light to neighbouring
residential properties, this would not lead to unacceptable living conditions
for these properties as a whole and overall impacts on neighbours are
considered to be low.

2.6

The residential element of the proposal would be car-free, except for blue
badge holders for which 9 car parking spaces would be provided on-site,
within the new east-west road, and on Invermore Place. Noting the very high
PTAL, this is considered acceptable. 12 spaces are proposed for use by the
college, comprising of 10 standard car parking spaces on New Street, a
dedicated inset parallel bay for larger vehicles and one blue badge space on
Invermore Place (noting that the spaces on Invermore Place could be used by
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any blue-badge holder at any time). This represents a significant reduction in
the number of on-site parking provision, and it is considered that this
represents an appropriate level of provision which would not hinder or
prohibit the college from functioning whilst also discouraging excessive car
use when it is not required.
2.7

This application is considered to provide a number of planning benefits
including a high provision of affordable housing together with improvements
to teaching facilities within the borough, whilst making efficient use of a
brownfield site in a highly sustainable location. As such, this application is
recommended for approval.

3.

Summary

3.1

Detailed below is a summary of the application:
The Site
Site Area (m²)
Local Plan Allocation (adopted
2014)
Draft Local Plan – Site
Allocation Proposed Submission
(published for consultation
February 2021)
Heritage Assets

Tree Preservation Order
Flood Risk Zone
Proposed Building
Building heights
College Building
Block A1
Block B1

0.99 ha (9,900 m²)
No
No

Located between Villas Road and
Invermore Place, the site is close to
the boundary of the Royal Arsenal
Conservation Area and is within the
setting of two listed structures; Royal
Arsenal Middlegate House and Royal
Arsenal Middlegate with its attached
western boundary wall.
No
Zone 1 (lowest risk)

5 storeys
33.7 metres
10 storeys
43.83 metres
7 storeys
35.51 metres
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Block B2
Block B3
Block B4
Block B5
Floor area (m²)
Housing
Housing provision

Dwelling Mix
number (%)

Housing Standards

Affordable
Housing / Tenure
Split by unit

5 storeys
23.81 metres
13 storeys
50.96 metres
5 storeys
28.31 metres
7 storeys
35.81 metres
31, 148.9 m2 (GIA)

No. of dwellings

294

No. of Habitable rooms

822

Studio (1-bed / 1-person)
1-bed / 2-person
2-bed / 3-person
2-bed / 4-person
3-bed / 5-person
Complies with Technical
housing standards –
nationally described space
standard and London Plan
standards?
Overall Affordable Housing
London Affordable Rent
Shared Ownership
Private Sale

17 (5.8%)
89 (30.3%)
66 (22.4%)
59 (20.1%)
63 (21.4%)
Yes

Non-Residential Uses
Existing Use(s) (GIA)
F1(a) - Education
Proposed Use(s) (GIA) F1(a) - Education
E/F.1/F.2 (Flexible)
C3 – Residential
Employment
Existing Number of jobs
Proposed number of
jobs on site

148 (50.4%)
72 (24.5%)
76 (25.9%)
146 (49.6%)

10,046 m2
5,486 m2
325 m2
25, 011 m2
58 Full Time
Employment (FTE)
58 Full Time
Employment (FTE)
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Transportation
Car Parking

Cycle Parking

Public Transport

No. existing car
parking spaces
No. Proposed Car
Parking Spaces
(college)
No. Proposed Car
Parking Spaces
(residential)
Proposed Residential
Parking Ratio
No. Existing Cycle
Parking
No. Proposed Cycle
Parking
Complies with policy
PTAL Rating

Sustainability / Energy
BREEAM Rating
Carbon Emission Reduction (%)
Public Comments
Number of Representations
Number of Objections
Number in Support
Material Considerations
Raised:

79
11 + minibus space
9
3%
23
645
No, but would be
addressed through
condition.
6a

Outstanding/Excellent
47% (equal to 169 tonnes of
CO2/year)
3
2
1
- Proposal will improve quality
of life and increase
opportunities
- Mixed use scheme is
supported
- Proposal will attract further
investment in the local area
and encourage growth
- Insufficient parking provision
- Increase in local traffic
- Loss of natural light to
neighbouring properties
- Low water pressure in the
area
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- Potential for increase in antisocial behaviour
- Increase in noise pollution
- Increase in air pollution
3.2

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

3.3

The application is considered to be acceptable and is recommended for
approval as per section 1 of this report.
Site Location Plan

4.

Site and Surroundings (in detail)

4.1

The application site comprises a broadly rectangular plot of land, sited to the
south of Plumstead Road, to the west of Villas Road, to the north of a railway
line connecting Woolwich and Plumstead and to the east of Invermore Place.
The 0.99 hectare plot (9,900m2) is currently in use as a college, providing
further education for 16-18-year olds, predominantly offering vocational
courses, as well as providing adult education services and some higher
education programmes.
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4.2

The broadly rectangular plot is slightly wider at its northern end, adjacent to
Plumstead Road, and tapers to the south towards the railway line, which
forms the southern boundary of the site. The application site is dominated by
hardstanding and comprises three main buildings which are interconnected by
a raised walkway, with a total combined floorspace of approximately 10, 000
m2. These three buildings are all of a similar height, being two or threestoreys high, with the most recently erected building occupying the northwest corner of the site whilst the original buildings occupy the north-east
corner and the southern half of the site.

4.3

The application site lies approximately 480 metres west of the Plumstead
District Centre boundary, and 75 metres east of the Woolwich Town Centre
boundary, with Plumstead Train Station approximately 10 minutes’ walk and
Woolwich Arsenal Train and DLR Stations 5 minutes’ walk from the site
respectively. Consequently, the site has a Public Transport Accessibility Level
(PTAL) of 6a (second best), where the score ranges from 0-6b, which equates
to an excellent level of public transport availability.

4.4

The surrounding area is predominantly residential in its character, with
prevailing building heights of three and four storeys, although it is recognised
that 1-5 Villas Road (odds), opposite the north-east corner of the application
site are two storeys in height and building heights on Walmer Terrace to the
south reach five storeys. It is further recognised that the land to the north of
the application site, on the opposite side of Plumstead Road, is in use for
industrial purposes, with the streetscene characterised by large, low-rise
industrial warehouses and sheds. However, owing to the high intensity usage
of Plumstead Road as a main arterial route for vehicles, further recognising
that Plumstead Road is a dual carriageway and hence is four lanes wide
(including a central verge), it is considered that Plumstead Road acts as a
barrier which both physically and visually separates the northern and
southern sides.

4.5

To the south of the site, on the opposite side of the railway line, is Glyndon
Park, designated as a community open space, which is used for recreational
activities by the general public, primarily serving the Glyndon Estate. It is also
noted that the development to the west is arranged around a central green
courtyard and the railway sidings are designated as a site of importance for
nature conservation as they are used as a green corridor for local wildlife.

5.

Relevant Planning History

5.1

11/2102/A – Installation of One Internally Illuminated BT Kiosk Advertising
Panel. Approved on the 24th October 2011.
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5.2

11/2681/A – Installation of an internally illuminated sign. Approved on the
16th December 2011.

5.3

12/2289/F – Installation of a temporary modular building to provide two
classrooms. Approved on the 20th November 2012.

5.4

12/1401/RT – Renewal of extant planning permission dated 2nd April 2007
(Ref: 07/0233/RT) for a pre-fabricated cabin for use as a Creche. Approved
on the 6th August 2012.

5.5

16/0564/A – Consent to display 4 x banners on the front elevation.
Approved on the 13th May 2016.

5.6

19/4152/EIA – Environmental Impact Assessment (EIA) Screening Opinion
under Regulation 6 (1) and (2) of the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017 is sought for the
demolition of the existing buildings and structures and construction of a new
building to provide up to 6500 m2 of non-residential floorspace (Use Class
D1), up to 350 m2 of flexible commercial floor space (A1/A2/B1/D1/D2) and
up to 320 residential dwellings (Use Class C3) with associated landscaping,
access including the construction of a new road, play space, refuse storage,
parking and public realm. It was concluded that an Environmental Impact
Assessment was NOT required by decision notice issued on the 10th
January 2020.

5.7

20/1111/F – External alterations to existing building including installation of
new entrances and a canopy on the south elevation. Approved on the 22nd
December 2020.

6.

Proposals (in detail)

6.1

The current application seeks full planning permission for the following:
“Demolition of existing buildings and construction of a mixed use,
residential (Use Class C3), education (Use Class F.1) and commercial (Use
Classes E/F.1/F.2) development together with associated landscaping, play
space, access, refuse and recycling storage, car and cycle parking, public
realm improvements and associated works.”

6.2

The proposal first seeks to demolish all existing structures on the site,
totalling 10,046 m2 of internal floorspace, however it is noted that submitted
building assessments demonstrate that the majority of the site is unsuitable
for use with only 23% of the existing floorspace used by the college, and this
usable area further requires upgrade works to align with modern teaching
methods.
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6.3

Following demolition of the existing buildings, it is proposed that a
replacement college, with a Gross Internal Area (GIA) of 5,486 m2 is built,
proposed to occupy the north-west corner, with the remainder of the site
given over to residential uses, comprising 294 dwellings. A small commercial,
business or community unit with a GIA of 325 m2 is proposed to front onto
Plumstead Road with a flexible use sought (but which excludes retail,
restaurant and light industrial uses).

6.4

The proposed replacement college, whilst occupying less total internal
floorspace than the existing college, would be able to offer the same number
of education places for prospective students, and is designed to allow for
future growth, to allow the college to increase its capacity (in terms of
student numbers) or increase the number of courses available, thereby
increasing further-education choice in the local area. The supporting
information sets out that the proposed redevelopment would facilitate
significant increases in the provision of T-Level work placements and study
programmes (as an alternative to A-Levels), apprenticeships pathways, English
as a second or foreign language and courses for special educational needs and
disability (SEND). The redevelopment would further allow the application
site, one of eighteen campuses for London South East Colleges (LSEC), to
become consistent with the digital framework applied across their network,
with the intention, in partnership with the Digital Greenwich (the Royal
Borough of Greenwich’s in-house team) to develop and take forward the
Mayor’s and Greenwich’s smart city strategy with a focus on digital skills.

6.5

The proposed residential development would comprise of 17 one-bedroom
one-person studio flats (5.8%), 89 one-bedroom two-person flats (30.3%), 66
two-bedroom three-person flats (22.4%), 59 two-bedroom, four-person flats
(20.1%), and 63 three-bedroom, five-person flats (20.4%). The proposal
includes provision of 148 affordable dwellings, totalling 50.4% of the overall
scheme, with 72 dwellings to be provided as London Affordable Rent (LAR)
and 76 to be Shared Ownership (S/O) dwellings, and therefore the proposal
exceeds the policy target of 35% affordable housing provision (by unit) set
out in the Local Plan. The proposal also exceeds the 35% threshold (by
habitable room) set out in the Affordable Housing and Viability SPG and the
proposal therefore benefits from the “fast track route” and an assessment of
Financial Viability is not required.

6.6

The proposed development would be arranged into two parts, visually and
physically separated by the introduction of a new internal street (indicatively
shown as New Street), which would connect Invermore Place and Villas
Road, and provide on-street parking for the college and residential uses.
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6.7

The northern half of the site, facing towards Plumstead Road, would be
occupied by the replacement 5-storey college in the north-east corner, and a
10-storey residential block (Block A1) in the north-west corner, both
connected by a single-level podium which spans the full width of the plot. At
first floor level and at ground floor level behind the podium (on New Street),
amenity space is provided at ground and first floor level between the college
and Block A1.

6.8

The southern part of the site comprises residential uses only and is arranged
as a continuous ‘U’ shape around a central courtyard garden facing south,
with a generally symmetrical appearance in terms of its layout, heights and
massing. The tallest part of the proposal is the central tower (Block B3),
which is 13-storeys with 10-storey ‘shoulders’, and Block B3 is flanked on
both sides by 5-storey blocks (Blocks B2 and B4), which rise to 7-storey
Blocks to the south facing Glyndon Recreational Park (Blocks B1 and B5).

6.9

The proposed materials vary site-wide, but generally employ brick to give the
overall development a sense of continuity. The college building has more
expressive architecture, particularly facing towards Plumstead Road, and
proposes to use darker brick tones and metallic panelling to accentuate its
appearance and provide a visual counterpoint to the proposed residential
blocks, which are more consistent in terms of their material palette with the
surrounding built form.

6.10 As set out above, the application site is one of eighteen campuses operated
by LSEC, but operates as a single organisation sharing resources, staff,
services, equipment and facilities, and provides transport options where
students have special educational or mobility needs, and the supporting
information outlines that the proposal seeks a reduction in the number of onsite parking spaces from 87 to 21.
6.11 The residential element of the scheme would be car-free, expect for blue
badge parking provision, which will be available for 3% (9) of the total
residential dwellings from the outset of occupation, with 6 spaces provided
on New Street and 3 provided on Invermore Place. 12 spaces are proposed
for use by the college, 10 standard car parking spaces on New Street, a
dedicated inset parallel bay for larger vehicles (e.g. minibus) and one blue
badge space on Invermore Place (noting that the spaces on Invermore Place
could be used by any blue-badge holder at any time).
6.12 The proposal also includes provision of 39 long-stay and 70 short-stay cycle
spaces for the college, 529 long-stay and 7 short-stay cycle spaces for the
residential elements and 5 long-stay and 4 short-stay cycle spaces for the
commercial unit. The proposed cycle facilities have been designed to adhere
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with the London Cycling Design Standards where applicable, and up to 5% of
cycle spaces will be provided in the form of accessible cycle spaces
(appropriately spaced Sheffield stands) with the remainder of the spaces
would be provided in the form of two-tier stands. The short-stay spaces
would be provided in the form of Sheffield cycle stands within the public
realm on Plumstead Road.
7.

Consultation

7.1

Notification letters were sent to 373 properties on the 2nd March 2021, two
(2) site notices were displayed outside the site on the 3rd March 2021 and a
press notice was published in the Greenwich Weekender on the 3rd March
2021.

7.2

Statutory Consultees
A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Summary of Comments
representation
Environment
We have reviewed the document
Agency
'Geo-environmental Site
Assessment' by RSK (reference
1920420 R01(01) Rev 01 dated
27th March 2020). No elevated
concentrations of ground
contaminants were reported that
would represent a significant risk
to Controlled Waters (the site is
located above a Secondary
Aquifer). However, it is
understood a that further, postdemolition ground investigation is
to be undertaken.

Historic
England
(GLAAS)

Officers
comments
See recommended
conditions
(Appendix 2).

As such, no objection, subject to
conditions being included.
The submitted archaeological
No further
desk-based assessment report has comments.
demonstrated that developments
have occurred over the past 200
years across this site, with the
conclusion that their cumulative
impacts will have been widespread
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and significant when it is
considered that any archaeology
would be within 0.5-1.0m of the
current land surface.
Given the above, it is concluded
that while the site had
archaeological potential, that
potential will have been removed
by the sequence of historic
developments.

London Fire
Brigade

No further assessment or
conditions are therefore
necessary.
Requests that access for fire
appliances under building regs and
adequate water supply for
firefighting be provided.

Fire safety is
discussed in
section 15. See
recommended
conditions and
informatives
(Appendix 2).

Met Police
(Designing
Out Crime)

No objection subject to a
condition for ‘Secure by Design’
details, and to include measures
related to counter-terrorism.

See recommended
conditions
(Appendix 2).

Thames
Water

Thames Water would advise that
with regard to the COMBINED
WASTE WATER network
infrastructure capacity, we would
not have any objection to the
above planning application, based
on the information provided. (For
Foul and Surface water for the
Residential Element of the Site
and Foul water for the College
Element).

The suggested
conditions have
been included (see
Appendix 2).

Following initial investigations,
Thames Water has identified an
inability of the existing water
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network infrastructure to
accommodate the needs of this
development proposal, and as
such, a condition is
recommended.

Transport for
London (TfL)

Moreover, greenfield run-off rates
from surface water discharge
should be targeted and this should
be controlled by condition.
The site is approximately 650m to
the west of Plumstead railway
station and 750m to the east of
Woolwich Arsenal Thameslink
railway and DLR station. The new
Woolwich Elizabeth Line Station
is located around 600m away.
There are 11 bus service routes
within a 640-walking distance of
the site with 10 of those routes
serving the Plumstead Road/ Villas
Road bus stop 150 metres away.
Consequently, the site has a high
Public Transport Access Level
(PTAL) of 6a (on a scale of 0-6b
where 6b is the highest).

Transport is
discussed in
section 17 of this
report. See
recommended
conditions
(Appendix 2).

The proposed development is to
provide 12 operational car parking
spaces for the educational unit
which is not in compliance with
policy T6 of the London Plan. Due
to the PTAL of 6A the
development should be car free,
except the provision for disabled
persons’ parking spaces. Whilst
we can understand the arguments
put forward, we would expect
management arrangements to be
put in place to ensure that the use
of spaces will be for operational
purposes only, notably a mini bus
shuttle service between campuses
or similar travel.
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The layout of car parking at this
site should take into consideration
the movement of cycles in the
area noting access to the cycle
parking storage areas and the car
parking spaces are both located
on the east-west route.
The proposed residential
development is to be car-free,
which in principle is welcomed.
However, a permit free
agreement to prevent future
residents applying for parking
permits should be secured
through a Section106 agreement
and TfL would also encourage the
Council to review their CPZ
controls within this area.
The development would require
nine disabled persons’ parking
spaces for the residential, which is
equivalent to three per cent of
residential dwellings having access
to such parking from the outset.
However, clarity is sought as the
drawings demonstrate 10 disabled
person parking spaces whilst the
Transport Assessment states nine.
In either circumstance, a Parking
Design and Management Plan
should be secured through
condition detailing how further
parking spaces could be provided
as and when demand arises be
these on or off site. It is unclear
whether any disabled persons’
parking is to be provided for the
education use. In line with policy
T6 of the London Plan, there
should be five percent of the total
car parking provision and as a
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minimum one disabled persons’
parking space.
At least 20 per cent of car parking
should have active electric vehicle
charging provision, with passive
provision for all remaining spaces.
However, it is encouraged that all
disabled persons’ and essential
operational parking spaces have
active provision from the outset.
The proposed development is to
provide 529 long-stay and 7 short
stay cycle parking spaces are
proposed for the residential
element and 39 long-stay and 70
short-stay for the education
element. Whilst the quantum is
largely in compliance with the
minimum standards identified
within Policy T5, an increase in
the quantum of short-stay cycle
parking spaces by one space for
the residential development is
required. The location of short
stay parking within the public
realm in an easily accessible
location is welcomed. All cycle
parking should be designed in line
with London Cycle Design
Standards (LCDS), as also
required by policy T5.
Further work is required to
identify if any other improvements
are needed to the local walking
and/or cycling networks. including
links to bus stops and rail stations.
In particular the applicant is
encouraged to explore whether a
cycling link can be established to
the north Plumstead Road to
connect with the Thames Path
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located 550 metres to the north
as access currently from this
location is limited.
It is welcomed that the applicant
has already highlighted areas of
potential improvement but
following the further work
required as set out above, the
ultimate mitigation package should
be agreed with the Council, and
then secured by condition or legal
agreement as necessary. This
mitigation would be in line with
policy T2 and T4 of the London
Plan. The package should support
achieving a strategic modal shift
towards sustainable and active
travel.
A multi-modal trip generation
assessment has been provided.
Although there are shortfalls
within the assessment, it is
considered the development will
not have a significant impact on
the surrounding public transport
network.

Greater
London
Authority –
Stage 1
response (17th
May 2021):

A Parking Design Management
Plan, Delivery and Servicing Plan,
Construction Logistics Plan and
Travel Plan should be secured
along with a CPZ contribution
and a permit free agreement.
Principle of land uses: The
proposed re-provision of
enhanced educational uses and
residential uses on this brownfield
site with excellent access to public
transport is strongly supported in
principle. The provision of a smallscale commercial, community or

The application is
referable to the
Mayor of London
and their Stage 1
response has been
considered during
the course of the
application. Where
relevant, additional
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learning use is also supported in
strategic terms.
Housing: 52% affordable housing
by habitable room (50% by unit),
split 51% London Affordable Rent
and 49% shared ownership is
strongly supported and could
follow the Fast Track Route,
subject to the Council confirming
the tenure split is acceptable. An
early stage review and the
affordability of the units must be
secured.

information has
been requested to
ensure the
proposal complies
with London Plan
policy.
The application
would be referred
to the GLA for a
Stage 2 response
following a
resolution to grant
or refuse at
Planning Board.

Urban design: The proposed tall
buildings are inappropriate in this
location. The applicant must
address the functional and
environmental impacts of the tall
buildings to allow officers to carry
out a planning balance considering
the public benefits of the scheme
and other material considerations.
The applicant should seek to
increase the number of dual
aspect units, improve the daylight
to the remaining single-aspect
units and addressing overheating
concerns. Revised fire statements
should be provided.
Transport: Further justification for
the proposed operational parking,
an increase in cycle parking,
information on enhancements to
local cycling and walking routes
and information on how the eastwest route meets the Healthy
Streets Approach are required.
Appropriate transport conditions
and obligations should be secured.
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Further information on air quality,
energy, circular economy, water,
urban greening and biodiversity
are required.
7.3

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
representation
Conservation The submission has accurately
Officer
identified the heritage assets
affected by the development and
demonstrated that its impact on
the setting of these will be
negligible. As such the proposals
will cause no harm.
Environmental In terms of the noise aspects –
Health (Noise) the details provided can generally
be seen as satisfactory with
acceptable noise levels predicted
inside the development. The
standard noise conditions would
need to be applied.
Environmental In principle, based on the
Health
assurances and accuracies
(Contaminated provided in the RSK Report,
land)
March 2020, I concur with the
recommendations of S.12.1.2,
albeit – from a remedial
perspective; but would require a
soil cover of 600mm to be
provided which should include a
‘marker/capillary membrane’.
Please apply the standard RBG
land condition for this
development.
Highways and
Transport

The group educates c.13,000
learners and has approximately
3,500 staff across its 18 sites. It
operates as a single organisation
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Officers
comments
It is agreed that the
proposal will have a
negligible impact on
nearby heritage
assets. This is
discussed in further
detail in section 14
of this report.
See recommended
conditions
(Appendix 2).

See recommended
conditions
(Appendix 2).

Transport
implications are
discussed in section
17 of the report,
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sharing resources, staff, services
and facilities. As a result, the
group share, move, travel and
deliver a host of items and
resource across the 18 sites. The
existing campus provides a
flexible range of learning courses
for 1,879 learners currently
enrolled. The existing site
provides a total of 87 parking
spaces associated with the
college.

however it is agreed
that the proposed
parking levels for
both the residential
and non-residential
elements are
acceptable, and
would provide a
good balance of
discouraging private
car use whilst not
preventing the
college from
functioning to its
optimal capacity.

Plumstead Road is a heavily
trafficked classified road and bus
route, subject to loading and
waiting restrictions forming part
See recommended
of the Strategic Road Network.
conditions
The side roads are local access
(Appendix 2).
roads and controlled as part of a
CPZ. The nearest train station is
Plumstead although the site is
within walking distance of
Woolwich Arsenal and DLR
stations. It is also within walking
distance of 14 bus routes and
therefore has very good access to
public transport with a PTAL of
6a. The CPZ operates Monday to
Friday between 9am and 5.30pm
but also allows short term
parking on a metered basis. There
are also some bays to the north
in Walmer Terrace that operate
Monday to Friday between 9.30
and 11am.
In line with the new London Plan,
policy T6 indicates that in areas of
good access to public transport
the starting position should be for
developments to be car free with
only parking provided for the
disabled or occupational
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requirements. It is indicated that
no parking spaces are provided
for the 294 residential dwellings
other than for disabled, which
would therefore be practically car
free indicating most trips would
be either by walking, cycling or
public transport. Consistent with
The Mayor’s aim for 2041 for 80
per cent of trips in London to be
made by active, efficient and
sustainable modes (walking,
cycling and public transport).
While it is recognised that policy
set out within the London Plan
seeks to reduce parking to
minimal levels in areas of good
accessibility, it is also important
to ensure that the proposals do
not lead to displaced parking on
the local highway network which
would cause problem to existing
users. While there is still some
availability in the area, there is
heavy demand for parking near
the site. Parking on street is
therefore considered to be at a
premium during the day and
additional demand will exacerbate
existing problems for businesses
and visitors. Given that some
times of operation of the CPZ
only operate for 1 ½ hours a day
Monday to Friday, it is possible
for some future residents to drive
to work in the morning and
return in the evening having
missed the hours of operation.
In order to prevent displaced
parking occurring on street to the
detriment of existing permit
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holders however, it is
recommended that any
permission granted should be
conditional that new occupants
are not eligible for parking
permits in the CPZ. The cost of
amending the Traffic Order is to
be borne by the applicant. The
car free nature would need to be
secured by amending the CPZ
which itself may need review and
alteration of the times of
operation.
It is intended that a new road is
to be constructed through the
site to provide vehicular and
pedestrian access. While the new
road uses generally existing
vehicular access points, in order
to allow adequate turning
movements, the accesses are
widened slightly and will require
existing parking bays in Invermore
Place and Villas Road to be
shortened slightly. The Traffic
Order controlling the parking
bays will require alteration at
developer cost. The layout
indicates 6 accessible parking
spaces are provided for the
residents and 11 standard car
parking spaces formed along the
new road for College use. Overall
while the design has merit, the
proposed road layout is not
considered suitable for adoption.
An additional 4 accessible car
park spaces are provided in
Invermore Place by amending the
kerb line and re-providing the
footway within the current site
boundary. For this to be
acceptable in highway terms, the
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new footway will require to be
adopted and should be
conditioned. The 4 spaces will be
a new provision where there was
previously no parking and not be
solely for the College or residents
use but as in highway will be for
the use of anyone with a relevant
badge. Overall, the amount of
parking provided for the disabled
complies with London Plan policy.
The proposals indicate a
significant net reduction in college
parking facilities from 87 to 12
seeking to minimise college
parking facilities to operational
use only. The LSEC operate a car
sharing scheme and has 4 pool
cars, 4 minibuses and 4 transit
vans.
It is noted that the cycle spaces
are to be provided through a
combination of Sheffield stands
and two-tier stands. While
numbers are provided it is
recommended that detail be
addressed via a condition relating
to cycle storage. It is noted that
TfL seeks to extend Cycle
Superhighway 4 (CS4) from
Greenwich to Woolwich via
Woolwich Road and a
contribution should be sought
towards this provision.
Given the size of the
development, it is proposed that
contributions should also be
sought in line with Planning SPD
policy towards cycle facilities in
the area, cycle training, Car Club
and Public Realm improvement.
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Proposed highway works should
be subject to s38 and s278
agreements.
No doors should open out over
public highway.
A Framework Delivery and
Servicing Plan and a Framework
Travel Plan are provided.

Housing

Given the size of the proposal, it
is recommended that a
Construction Management Plan is
secured via condition.
Please can you state in the s106
that the LAR should be in
accordance with (or no more
than) Weekly Rent Benchmarks
as defined by the GLA. We
should also have a condition in
the S106 that states that we
should approve the Lettings Plan
for the affordable rented units,
and within that lettings plan we
should see what rents they are
proposing to charge &
approve/reject as necessary.

The comments are
noted and these
requirements would
be secured through
the s106 agreement
(see section 20).

The lower income levels for the
shared ownership units to be
marketed at for the first 3
months are £71,000 for one and
two bed units and £88,000 for 3
bed units, and the shared
ownership are targeted at people
who live or work in the borough
for the initial marketing period.
The GLA guidance states that
Borough restrictions can only last
for 3 months, and following this
the GLA threshold figures should
be used.
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Occupational
Therapist

At this full planning stage, the
access, approach and circulation
for the college broadly meets the
requirements for compliance.
Much of the detailed information
required to demonstrate
compliance will need to be
provided at submission of details
stage

This is discussed in
further detail in
section 15 of this
report and the
recommended
conditions have
been included
within Appendix 2.

This application should be
conditioned to meet the
requirements of Approved
Document M Vol 2.

Sustainability

Tree
Protection
and
Landscaping

There a number of key issues that
need to be addressed, to ensure
that that requirements can be
met, including the external
entrances and the minimum size
of the habitable spaces. There are
some areas of non-compliance
related to bathroom layouts and
door opening widths that need to
be addressed at submission of
details but compliance with
M4(2) and M4(3) has largely been
achieved and should be
conditioned.
Whilst the proposal has some
areas which are not in accordance
with the London Plan, where
these requirements have not been
met, conditions and/or s106
obligations can be used to resolve
these issues.
They do not appear to have given
any sizes for the replacement
trees or species, although it is
considered that the proposal
would make a positive
contribution to the area, retaining
and increasing net tree coverage.

Energy, ecology and
sustainability are
discussed within
section 19 of this
report.
See recommended
conditions
(Appendix 2).
See recommended
conditions
(Appendix 2).
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Urban Design
Manager

This can be controlled by
condition.
The proposed positions and
orientations of buildings and open
spaces is not objected in
design terms, as they create well
defined street frontages and
functioning hierarchy of public,
communal and private spaces.
The new street designed on the
site is beneficial to improve
permeability and walkability
across the area and creates a
desirable link between Perrott
Street and Polthorne Grove.
Some concern is expressed on
the fact that no additional breaks
have been designed in the
U-shaped Building B on the
southern side of the site, which
would have defined a finer grain
of buildings, facilitated the
optimisation of dual aspect units
and created additional visual
permeability across the scheme,
with appealing views from the
street into the communal,
green open-space with trees.

Scale, height and
massing are
discussed in section
14 of this report,
including the impact
of the tall building
on the surrounding
townscape.
The quality of the
residential
environment is
discussed in section
15 of this report.
The conditions have
been recommended
(see Appendix 2).

An issue is raised on the
concentration of car-parking on
the new street and its limited
integration with the soft
landscape strategy for the site. A
condition should be included for
all outdoor spaces, to ensure that
this point is addressed at the
post-approval stage and attention
is provided to the finishing and
detailing of all outdoor pavements
and proposed
planting.
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While the designed courtyard is
relatively deep in comparison to
its width (60m by 30m
approximately), it is thoughtfully
orientated to open up towards
the southern natural light.
The proposed landscape design
for the courtyard with a high
percentage of soft surface is
considered acceptable in design
terms and creates a visual
connection with the green buffer
of the railway and Glyndon Park.
The scheme creates adequate
active frontages at the street
level. The designed dual-aspect
units in Building B with direct
access from the public realm are
considered beneficial to activate
the streetscape and create
adequate thresholds with the
private indoor and outdoor space.
The proposed heights have been
thoughtfully distributed across the
site, in a way to create
expressive and legible variations,
mark focal points and mitigate as
much as possible any unappealing
monolithic feel across the
scheme.
The five storey high (equivalent to
seven residential storeys) college
and ten storey Building A would
effectively mark the site
approaching from eastern and
western Plumstead Road.
Their overall scale is considered
to be within that of local
landmarks and suitable to
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celebrate the educational uses
designed on the site. They would
create a legible gateway to
Invermore Place and Villas Road,
towards Glyndon Park. Some
concern is raised on the deep
footprint of Building A, exceeding
30 metres, which partially
compromises the intended
slender character of this tall block
and would have some negative
impact on the views approaching
from eastern Plumstead Road.
The designed thirteen storey
block would create a legible
landmark on long views from
Glyndon Park.
It would sit behind the designed
mid-rise shoulder on Invermore
Place and Villas, which would be
beneficial to create some
mediation with the surrounding
context.
Overall, the proposed massing is
not considered as creating any
severe negative impact on the
surrounding context, visually and
in townscape terms. It would
improve the spatial coherence of
the local urban-fabric, creating
legible landmarks and facilitating
wayfinding.
Material samples for all appearing
materials should be provided,
including walls, roofs, windows
and doors, sills and lintels,
balconies, balustrades, visible
pipes, grids and louvers, outdoor
pavements, stairs, gates, boundary
walls and fences.
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The scheme is considered to be
of acceptable architectural quality.
The major concern regards the
internal layout of the scheme,
which is organised around
unappealing internalised corridors
and results into a substantial
number of single aspect units and
not the most engaging and
appealing sequence of arrival to
the individual residential units.
The overall bulk of Building B is
also reason for some concern, as
it could have been broken into
smaller footprints, which would
have also had a positive effect on
the percentage of dual aspect
units.

Waste
Services

7.4

These issues should be carefully
weighed against the identified
public benefits provided by the
scheme, such as affordable
housing and the improvement to
the college, prior to
recommendation.
We are satisfied with the waste
proposals, and a waste
management strategy should be
secured by condition.

See recommended
conditions
(Appendix 2).

Amenity Groups
A summary of the consultation responses received from Amenity Groups,
along with the officer comments are set out in table below:
Details of
Summary of Comments
representation
Positive
No response received.
Plumstead

Officers
comments
No comment.

Friends of
Plumstead
Common

No comment.

No response received.
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7.5

Local Residents and Businesses
A total of two (2) objections and one (1) letter in support of the application
were received following consultation. A summary of the consultation
responses received from local residents and businesses are set out in the
table below:
Summary of Comments
Local Residents:
Comments in support of the proposal:
- Proposal will improve quality of life and increase opportunities
- Mixed use scheme is supported
- Proposal will attract further investment in the local area and
encourage growth
Objections to the proposal:
-

Insufficient parking provision
Increase in local traffic
Loss of natural light to neighbouring properties
Low water pressure in the area
Potential for increase in anti-social behaviour
Increase in noise pollution
Increase in air pollution

7.5.1 The concerns raised, where relevant, are discussed within the following
sections of this report.
8.

Planning Context

8.1

This application needs to be considered in the context of a range of national,
regional and local planning policies and Supplementary Planning Guidance /
Documents.
• National Planning Policy Framework (NPPF – 2019)
• National Planning Practice Guidance (NPPG)
• Technical Housing Standards – Nationally Described Space
Standard (Department for Communities and Local Government – March
2015)
• Planning (Listed Buildings and Conservation Areas) Act (1990)
• The London Plan (2021) - Full details of relevant policies refer to
appendix 3.
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• The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Local Plan” – 2014) - Full details of relevant policies refer to
appendix 3.
• Full details of relevant SPD / SPG Documents refer to appendix 4.
9.

Environmental Impact Assessment

9.1

The Town and Country Planning (Environmental Impact Assessment)
Regulations 2017 sets out a procedure for identifying projects which should
be subject to an Environmental Impact Assessment, and for assessing,
consulting and coming to a decision on those projects which are likely to have
significant environmental effects. The aim of an Environmental Impact
Assessment (EIA) is to protect the environment by ensuring that a local
planning authority is able to decide whether to grant planning permission in
the full knowledge of the likely significant effects, and to take this into account
in the decision-making process.

9.2

The requirement for an EIA is based on the likelihood of significant
environmental effects arising from the development. There are three stages
to the EIA process for a local planning authority to consider a proposal;
Screening, Scoping, and the assessment of an Environmental Statement (ES). A
Screening Opinion is used to determine whether a proposal falls within the
remit of the EIA Regulations and therefore requires an EIA to be carried out,
and if found to be required, a Scoping Opinion is used to determine the
extent of the issues to be considered within the ES.

9.3

A Screening Opinion was requested on the 2nd December 2019 in relation to
a development of up to 6500 m2 of non-residential floorspace (Use Class D1),
up to 350 m2 of flexible commercial floor space (A1/A2/B1/D1/D2) and up to
320 residential dwellings (Use Class C3) with associated landscaping, access
including the construction of a new road, play space, refuse storage, parking
and public realm. A formal response was issued on the 10th January 2020
stating that the proposed development is unlikely to have significant
environmental impacts and therefore does not constitute EIA development.

10.

Material Planning Considerations

10.1 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: 21/0585/F):
• Principle of development (Section 11);
• Residential Mix (Section 12);
• Affordable Housing (Section 13);
• Design, Townscape and Heritage (Section 14);
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•

•

•
•
•
•
•
•
11.

▪ Layout, Scale and Massing
▪ Conservation and Heritage Impacts
▪ Detailed Design and Architecture
Quality of the Residential Environment (Section 15);
▪ Internal Space and External Amenity
▪ Play Space
▪ Daylight, Sunlight and Outlook
▪ Noise, Air Quality and Microclimate
▪ Accessible Homes
▪ Fire Safety
▪ Secured by Design
Impact on the amenity of nearby properties (Section 16)
▪ Daylight and Sunlight
▪ Outlook
▪ Noise and Disturbance
Transport and Access (Section 17);
Waste and Recycling (Section 18);
Sustainability, Energy and Ecology (Section 19);
Legal Agreement (Section 20);
Public Sector Equality Duty (Section 21);
Conclusion and Planning Balance (Section 22)

Principle of Development

11.1 The National Planning Policy Framework (NPPF) (2019) 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. At the heart of the NPPF is the presumption in favour of
sustainable development, which has three overarching interdependent
objectives; economic prosperity, social inclusion and environmental
enhancement.
11.2 Paragraph 59 of the NPPF, in regards to housing supply, states that “to support
the Government’s objective of significantly boosting the supply of homes, it is
important that a sufficient amount and variety of land can come forward where it is
needed, that the needs of groups with specific housing requirements are addressed
and that land with permission is developed without unnecessary delay”. At
paragraph 80 in regard to economic growth the NPPF states that planning
policies and decisions should help create the conditions in which businesses
can invest, expand and adapt.
11.3 Paragraph 117 states that planning policies and decisions should promote an
effective use of land in meeting the need for homes and other uses, while
safeguarding and improving the environment and ensuring safe and healthy
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living conditions. Strategic policies should set out a clear strategy for
accommodating objectively assessed needs, in a way that makes as much use
as possible of previously-developed or ‘brownfield’ land. Paragraph 94 of the
NPPF states that local planning authorities should proactively adopt a positive
and collaborative approach to development that will widen choice in
education.
11.4 Policy GG2 of the London Plan (Making the best use of land) states that to
create successful sustainable mixed-use places that make the best use of land,
those involved in planning and development must enable the development of
brownfield land, particularly on sites within and on the edge of town centres,
as well as utilising small sites wherever possible. Sites which are well
connected by existing or planned public transport should be prioritised, and
options to intensify the use of land in well-connected areas to support
additional homes and workspaces, promoting higher density development,
particularly in locations that are well-connected to jobs, services,
infrastructure and amenities by public transport, walking and cycling should be
explored by applying a design–led approach to determine the optimum
development capacity of a site.
11.5 Moreover, Policy GG4 (Delivering the homes Londoners need) sets out that
to create a housing market that works better for all Londoners, those
involved in planning and development must ensure that more homes are
delivered, must support the delivery of the strategic target of 50 per cent of
all new homes being genuinely affordable and must create mixed and inclusive
communities, with good quality homes that meet high standards of design and
provide for identified needs, including for specialist housing.
11.6 Policy GG5 (Growing a good economy) sets out that boroughs should plan
for sufficient employment and industrial space in the right locations to
support economic development and regeneration whilst ensuring that
sufficient high-quality and affordable housing, as well as physical and social
infrastructure is provided to support London’s growth.
11.7 Policies D1 (London’s form, character and capacity for growth) and D2
(Infrastructure requirements for sustainable densities) of the London Plan
both require development proposals to have regard to the context of the
surrounding area, including existing and proposed levels of infrastructure.
Policy D2 further states that proposed densities should be proportionate to
the site’s connectivity and accessibility by walking, cycling and public transport
to jobs and services.
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11.8 Policy D3 of the London Plan (Optimising site capacity through the design-led
approach) states that all development must make the best use of land by
following a design-led approach that optimises the capacity of sites.
Optimising site capacity means ensuring that development is of the most
appropriate form and land use for the site whilst the design-led approach
requires consideration of design options to determine the most appropriate
form of development that responds to a site’s context and capacity for
growth, including existing and planned supporting infrastructure capacity.
Higher density developments should generally be promoted in locations that
are well connected to jobs, services, infrastructure and amenities by public
transport, walking and cycling, in accordance with Policy D2 of the London
Plan. In areas of comparatively low densities, incremental densification should
be actively encouraged to achieve a change in densities in the most
appropriate way.
11.9 Policy H1 of the London Plan (Increasing housing supply) sets the 10-year
housing targets for each London borough which places a 10-year housing
completions target of 28,240 homes (starting in 2019/20 and continuing
through to 2028/29). This equates to an average completion target of 2,824
homes a year, although Policy H1 makes clear that some variations in yearly
targets will be acceptable as long as the overall delivery strategy for new
homes is not compromised.
11.10 Policy S1 of the London Plan (Developing London’s social infrastructure) sets
out that proposals which provide high quality, inclusive social infrastructure
(including education provision) which addresses a local or strategic need and
supports service delivery strategies should be supported. Policy S1 further
sets out that proposals which seek to make best use of land, through colocation of different forms of social infrastructure and the rationalisation or
sharing of facilities, should be encouraged and supported, and proposals
which result in the loss of social infrastructure in an area of identified need
should only be allowed where there are realistic proposals for re-provision
or the loss is part of a wider public service transformation plan which
requires investment in modern, fit for purpose infrastructure and facilities to
meet future population needs or to sustain and improve services.
11.11 Policy S3 of the London Plan (Education and childcare facilities) states that
proposals should ensure that should ensure that there is no net loss of
education or childcare facilities, unless it can be demonstrated that there is
no ongoing or future need and proposals for education facilities should
proposals for education and childcare facilities should be in accessible
locations, with good public transport accessibility and access by walking and
cycling.
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11.12 Policy H1 of the Royal Greenwich Local Plan sets out the housing targets for
the plan period (2013 – 2028), which is to provide a minimum of 38, 925 net
additional dwellings, which equates to a delivery of 2,595 new homes a year.
11.13 Policy CH1 of the Local Plan (Cohesive Communities) states that the
development of new and improved community facilities where there are
identified local needs and where the development is in line with the Royal
Borough's strategy for the provision of services should be supported. Policy
CH1 further advises that facilities must be easily accessible for all and be
located in or on the edge of town or local centres unless a special need for a
location elsewhere can be demonstrated.
11.14 The proposed development seeks to demolish the existing college and
construct a replacement college in the north-west part of the site, but with a
lower provision of overall floorspace, and to erect 294 dwellings across the
remainder of the site. As such, the main considerations are the loss of
education floorspace, the acceptability of the proposed residential land use,
and the proposed mix of uses across the site.
11.15 At present, the college occupies the whole plot, and comprises a squareshaped 3-storey building in the southern part of the site and a part three, part
four-storey (equivalent) building facing Plumstead Road in the northern part
of the site, both connected by a two-storey walkway. The land around the
buildings is largely hardstanding, and used for car parking, and part of the site
is occupied by portacabins and a large garage/storage area in the south-west
corner. The total floorspace of the college buildings is currently 10,046m2,
and as a result of the proposal, this would reduce to 5,486m2, a loss of
4,560m2 (equivalent to 45%).
11.16 Policy CH(a) of the Royal Greenwich Local Plan (Loss of Community
Facilities) is therefore of relevance, which states that planning permission that
would result in the loss of community facilities through change of use or
redevelopment will only be granted where there is evidence that the loss
would not create or add to a shortfall in provision for the specific community
use (education) and alternative community facilities of a similar nature are
provided locally in the area which that facility serves. Alternatively, if the
proposal would enable the implementation of the Royal Borough's strategy
for the provision of community facilities or the site is demonstrably unsuitable
for continued use as a community facility, permission allowing its loss could
be acceptable.
11.17 The supporting information submitted with the application, including the
Condition Survey and Building Usage Analysis (Appendices 2 and 3 of the
Planning Statement respectively) set out that the existing buildings are
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demonstrably unsuitable for continued use and, if the proposed buildings
were to be retained, would require significant levels of refurbishment, which
would be likely to incur similar costs to wholesale redevelopment. The
Condition Survey sets out that At present, whilst the college has a large
footprint and a significant quantum of floorspace, most of the buildings date
from the 1960s and are in poor condition, with LSEC currently using only
2,310m2 of the existing teaching space, which equates to 23%. It is further
noted that the existing layout, including the addition of ad-hoc extensions and
buildings, is not conducive to effective modern teaching methods, with the
buildings dating from the 1960s where different pedagogical styles where
dominant, and the current layouts would not support the changes to the
curriculum proposed by LSEC, towards a more digital curriculum.
11.18 The Condition Survey demonstrates that the majority of the site (71%) is
either operational but with significant components requiring replacement, or
inoperable, whilst the majority of the building components are life-expired
and in critical condition with structural issues, making servicing challenging,
and statutory compliance with non-planning regulations an issue. In turn,
these issues lower the attractiveness of the college to prospective students
and teachers, which lowers the value of the college to the local community
and, over time, could lower education choice and availability (for further
education) within the borough.
11.19 As set out above, despite the large footprint of approximately 10,000m2, only
2,310m2 is currently in use with large areas of the site wasted, in various
states of disrepair, and arranged in inefficient layouts which are not suitable
for modern teaching methods. The proposed new college building would
comprise of 35 teaching rooms, providing approximately 1,050 teaching
sessions per week, and if the current operational timetable of the college
were applied to the proposed development, this would require 65% of the
proposed college to be utilised over a week, which therefore demonstrates
that the proposal would not lead to a loss of teaching facilities, and further
demonstrates that the proposed college could accommodate further growth
in the curriculum, and/or an increase in the number of students, noting that
significant growth by the college is planned, and the proposal will increase
teaching capacity by 15%. Specifically, LSEC are seeking to increase
qualifications by 30% by 2027 (compared to the 2017/2018 baseline), increase
apprenticeship provision from 45 to 264 apprenticeships a year, and will
operate at an improved efficiency ratio, due to appropriately designed
teaching spaces that maximise flexibility and minimise non-usable floorspace.
It is intended that the new modern facilities will attract increased
apprenticeship placements and are designed around an employer-responsive
curriculum to meet the key areas of employment growth in Greenwich, in
line with the Mayor’s Smart City Strategy and Digital Greenwich.
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11.20 On this basis, it is considered that the prosed loss of college floorspace is
acceptable and would not translate to a loss of education provision, and
moreover is likely improve local education provision through improvements
to the quality of teaching facilities which in turn will allow the college to
update its curriculum, teaching methods and generally improve efficiency.
11.21 It is further important to note that a phased programme of redevelopment is
proposed by the applicant, to ensure that there is no disruption to education
provision during the construction process, which will involve the northern
part of the site (containing the proposed college and Block A1) seeing
demolition and development first, with the existing students decanted into
the southern building (which will need some minor refurbishments before its
use), and then once the replacement college is complete, the southern half of
the site would be demolished and redeveloped.
11.22 As it has been satisfactorily demonstrated that the existing facilities are
unsuitable for long-term use, the proposed reduction in college floorspace
would not lead to a loss of education provision, and the required floorspace
(including accounting for future growth) can be satisfactorily accommodated
within one building, it is considered that the proposed redevelopment and
rationalisation of the existing college is acceptable and supported by both the
London Plan and the Royal Greenwich Local Plan.
11.23 As set out above, the remainder of the site is to be redeveloped for
residential uses (excluding the small commercial unit facing Plumstead Road)
and is to be arranged in a ‘U’ shape around a south-facing central courtyard,
except for Block A1 which is sited in the north-west corner adjacent to the
proposed college.
11.24 The NPPF and Policy GG2 of the London Plan both seek to prioritise the
development of brownfield sites (sites which have already been developed),
over undeveloped sites, to ensure that the planning system contributes to an
efficient use of land which has the least environmental impacts. Policy GG2
further sets out that brownfield sites in, or on the edge of, town centres
should look to be developed first, especially where these sites have high
access to public transport where proposals should seek to optimise the site’s
capacity in line with design-led approach.
11.25 The site has excellent access to public transport, as evidenced by the Public
Transport Accessibility Level (PTAL) of 6a, is within walking distance of
national rail, DLR and bus services, and is located in a predominantly
residential area on the south of Plumstead Road. The site, whilst falling
outside of two town centre boundaries, is within walking distance of two
town centres (Woolwich and Plumstead), both of which provide access to
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local amenities and shops, with Glyndon Recreational Park immediately to the
south of the site, on the opposite side of the railway cutting, providing
convenient access to amenity and play areas.
11.26 Having considered the reduction in college floorspace to be acceptable
(discussed above), it is considered that the proposed residential use of the
site is acceptable and would make the most efficient use of the land (in
accordance with Policy GG2), whilst also supporting the delivery of new
homes (in accordance with Policy GG4).
11.27 The proposed scheme would introduce a significant quantum of residential
development onto the site (294 dwellings), and whilst this is considered
acceptable in land-use terms, Policy D1 of the London Plan requires proposals
to respect the context of the surrounding area, whilst Policy D2 of the
London Plan states that development should have regard to existing and
proposed levels of infrastructure and that proposed densities should be
proportionate to the site’s connectivity and accessibility by walking, cycling
and public transport to jobs and services. Proposals should further be
considered in the context of Policy D3 of the London Plan which requires
consideration of design options to determine the most appropriate form of
development that responds to a site’s context and capacity for growth, with
higher density developments promoted in locations that are well connected
to jobs, services, infrastructure and amenities by public transport, walking and
cycling, whilst in areas of comparatively low densities, incremental
densification should be actively encouraged to achieve a change in densities in
the most appropriate way.
11.28 It is also important to consider the housing targets set out in Policy H1 of the
London Plan and Policy H1 of the Royal Greenwich Local Plan, which
respectively seek 2,824 and 2,595 net completions per year within the Royal
Borough, one of the highest targets within London, and therefore requires
development opportunities on all sites to be optimised.
11.29 The proposal would introduce 294 dwellings onto the site, which would make
a significant contribution to the borough’s housing targets and as discussed
above, is considered to represent an optimal use of the site following
demolition of the existing college buildings. The surrounding residential
character and densities vary significantly, and due to the relatively open aspect
of Plumstead Road and the park to the south, the proposed development
would be read in the 3-4 storey immediate context of Invermore Place and
Villas Road, but also the more distant contexts of the Glyndon Estate, which
is predominantly low-rise but does include instances of taller buildings and in
the context of emerging tall developments within Woolwich Town Centre,
including the Spray Street Quarter and the Royal Arsenal.
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11.30 As such, having regard to Polices D1, D2 and D3 of the London Plan, which
specifically seek to support high-density development is locations with good
access to local amenities and transport, and further support gradual
intensification of areas of comparatively low density where this can be
supported by local infrastructure, it is considered that the proposed quantum
of development is acceptable, and would promote a transition to higher
densities in the area, making efficient use of a brownfield site in a highly
sustainable location.
11.31 On this basis, the proposal is considered to be acceptable in principle.
12.

Residential Mix

12.1 Policy H10 of the London Plan (Housing size mix) states that schemes should
generally consist of a range of unit sizes, having regard to the requirement to
deliver mixed and inclusive neighbourhoods, the need to deliver a range of
unit types at different price points, the mix of uses, the range of tenures, the
nature and location of the site, PTAL, the need for additional family housing
and the role of one and two bed units in freeing up existing housing by
providing an alternative to conversions and sub-divisions, with the aim of
optimising a site’s potential.
12.2 Policy H2 of the Royal Greenwich Local Plan (Housing Mix) states that a mix
of housing types and sizes will be required in all developments, including
conversions, and developments 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.
12.3 Policy H3 of the Greenwich Local Plan (Affordable Housing) requires
developments of 10 or more homes, or within sites of 0.5 hectares or more,
to provide a minimum of 35% affordable housing provision. The precise
percentage, distribution and type of affordable housing will be determined by
the particular circumstances and characteristics of the site and the
development, and affordable housing should normally be provided as 70%
social/affordable rent and 30% intermediate, subject to an assessment of
viability.
12.4 The application proposes the following unit mix:
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12.5 As set out in the table above, the proposal provides a fairly even mix of unit
sizes between 1 bedroom 2-person, 2-bedroom 3-person, 2-bedroom 4person and 3-bedroom 5-person units, at 30.3%, 22.4%, 20.1% and 21.4% of
the overall number of units respectively. The proposal includes some studio
units, however, these comprise only 5.8% of the total number of units, to
reflect the intended character of the proposal, which whilst well-connected
to public transport and would be attractive to commuters, would also be
attractive to families, being well served by social infrastructure provision.
Further regard is had to the affordable housing provision, which is proposed
at 50.4% (by unit) and 51.9% (by habitable room), and as demonstrated in the
table above, the larger sized homes have been skewed towards the affordable
rent whilst the smaller units are skewed towards the S/O and private sale
units.
12.6 It is therefore considered that the proposed development, due to its nature,
location and context, provides an acceptable mix of unit types in accordance
with Policy H2 of the Core Strategy and Policy H10 of the London Plan.
13.

Affordable Housing

13.1 Policy H4 of the London Plan (Delivering affordable housing) sets the
strategic target of 50% of all new homes delivered across London to be
genuinely affordable. As such, all major developments which trigger affordable
housing requirements (10 units or more) should provide affordable housing
through the threshold approach (discussed below), using grant to increase
affordable housing delivery beyond the level that would otherwise be
provided. Affordable housing must only be provided off-site or as a cash in
lieu contribution in exceptional circumstances.
13.2 Policy H5 (Threshold approach to applications) sets out that to follow the
Fast Track Route of the threshold approach, meaning the applicant is not
required to submit a financial viability assessment to support their application,
development proposals must meet or exceed the relevant threshold level of
affordable housing on site without public subsidy (in this case 35%), be
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consistent with the relevant tenure split, meet other relevant policy
requirements and obligations to the satisfaction of the borough and the
Mayor where relevant and demonstrate that the strategic 50% target in Policy
H4 has been considered and have sought grant to increase the level of
affordable housing.
13.3 Policy H6 of the London Plan (Affordable housing tenure) states that
affordable housing products within a development should include a minimum
of 30% low-cost rented homes (including London Affordable Rent or Social
Rent), a minimum of 30% intermediate products which meet the definition of
genuinely affordable housing (including London Living Rent and London
Shared Ownership), with the remaining 40% to be determined by the
borough as low-cost rented homes or intermediate products, based on
identified need.
13.4 The supporting text to Policy H6 sets out that there is a presumption that
the 40% to be decided by the borough will focus on Social Rent and London
Affordable Rent given the level of need for this type of tenure across London.
However, it is recognised that for some boroughs a broader mix of affordable
housing tenures will be more appropriate either because of viability
constraints or because they would deliver a more mixed and inclusive
community. The appropriate tenure split should be determined through the
Development Plan process or through supplementary guidance.
13.5 Policy H3 of the Greenwich Local Plan requires developments of 10 or more
homes, or within sites of 0.5 hectares or more, to provide a minimum of 35%
affordable housing provision. The precise percentage, distribution and type of
affordable housing will be determined by the particular circumstances and
characteristics of the site and the development, and affordable housing should
normally be provided as 70% social/affordable rent and 30% intermediate,
subject to an assessment of viability.
13.6 New developments creating 10 units or more must also have regard to the
Mayor’s Viability Supplementary Planning Guidance (SPG), which confirms
that any proposal which achieves a provision equivalent to 35% of the overall
number of units as being affordable (50% on public land), without grant, and
meets the tenure mix, can benefit from the Fast Track Route which means
there is no requirement to assess financial viability. For major developments
which cannot achieve the 35% threshold for affordable housing (50% on
public land) the proposed provision should be accompanied with supporting
viability evidence, within a standardised format as prescribed within the
Mayor’s Viability SPG.

ITEM NO: 8
Page 555

13.7 The proposal makes provision for 148 affordable homes (50.4% by unit and
51.9% by habitable room), and therefore significantly exceeds the 35%
threshold required to benefit from the fast-track route and the minimum
target of 35% set out in the Local Plan. Of these 148 affordable dwellings, the
proposal includes 72 London Affordable Rent (LAR) dwellings and 76 Shared
Ownership (S/O) dwellings, which comprise 48.6% and 51.4% of the total
affordable housing provision respectively, and as such, this seems to conflict
with Policy H6 of the London Plan and H3 of the Local Plan, which both seek
70% social/affordable rent and 30% intermediate.
13.8 However, it is noted that the proposal seeks a policy compliant tenure mix,
by unit, for the first 35% of affordable housing provided, and all additional
affordable housing provided beyond 35% (i.e. up to 50.4%) is provided as
intermediate S/O housing. The proposed tenure mix, by unit, is shown in the
table below, where it is demonstrated that the proposal would be policy
compliant in affordable housing terms and would not require a financial
assessment if assessed on the basis of 35% affordable housing provision only.
Therefore, any uplift in affordable units beyond 35%, whilst resulting in a
tenure mix which appears to conflict with Policy H3 and H6 of the Local Plan
and London Plan respectively, results in more affordable housing overall, and
does not result in a conflict with the Mayor’s Viability SPG, and therefore
would not require a financial viability assessment to be submitted.

No. of Units
LAR
Shared Ownership

Affordable Housing Provision (Tenure Split)
35% (70/30)
50.4% (49/51)
103
148
72
72
31
76

13.9 As the table above demonstrates, a scheme which provides less affordable
housing overall (35%) but meets the tenure mix described in the Local Plan
(70/30), would still benefit from the fast-track route described in the Mayor’s
SPG. On this basis, it is considered that the additional 45 S/O affordable units
provided within the scheme, which bring the total on-site affordable housing
provision to 50.4% (approximately 15% beyond the 35% target of the Local
Plan), represents significant benefit in the balance of planning considerations,
and the overall affordable housing provision on site would make a significant
contribution to affordable housing within the borough.
13.10 The tenures are arranged so that each block serves a single tenure with the
exception of Block B1, which has S/O units at the lower levels and private
sale units on the top two floors, and Block B2 which includes LAR units at
ground floor level. All tenures have direct access to the communal amenity
spaces, include dual aspect, south facing and ground floor homes, and it is
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therefore considered that tenure distribution is acceptable and does not
differentiate in terms of quality or location of accommodation between
private sale and affordable units. In any event, it is recognised that the scheme
proposes more affordable units than private sale units across the site, with a
focus on shared communal space and amenities, and on this basis, almost
inevitably, tenure distribution is relatively even site-wide as demonstrated by
Figure 7.1 within the Design and Access Statement.
13.11 The LAR benchmark and S/O income thresholds are shown in the table
below. The LAR benchmark is in line with the Mayor’s Affordable Housing
and Viability SPG, and the S/O income threshold has been agreed between
the applicant and the local planning authority for the first three months, to
increase to £90,000 after this in accordance with the Mayor’s Viability SPG.
Unit Size
1-bedroom
2-bedroom
3-bedroom

LAR Benchmark
£150 (16 dwellings)
£158 (36 dwellings)
£167 (20 dwellings)

S/O Income Threshold
(29 dwellings)
(35 dwellings)
(12 dwellings)

13.12 As the proposal benefits from the fast-track route, a late-stage viability review
is not required. The above agreed level of affordable housing would be
secured through an s106 agreement (see section 21), and if the proposal has
not commenced within 2 years of permission being granted, the proposal
would be subject to an early-stage review.
14.

Design, Townscape and Heritage

14.1 In accordance with the council’s statutory duties under sections 66 and 72 of
the Planning (Listed Buildings and Conservation Areas) Act 1990, it is
necessary to have special regard to the desirability of preserving the setting of
a listed building and to preserving or enhancing the character or appearance
of a conservation area.
14.2 In addition, the NPPF advises that where a proposed development would lead
to substantial harm to (or total loss of significance of) a designated heritage
asset, local planning authorities should refuse consent, unless it can be
demonstrated that the substantial harm or total loss is necessary to achieve
substantial public benefits that outweigh that harm or loss.
14.3 The NPPF further advises that where a development proposal will lead to less
than substantial harm to the significance of a designated heritage asset, this
harm should be weighed against the public benefits of the proposal including,
where appropriate, securing its optimum viable use. Whether a proposal
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causes substantial harm will be a judgment for the decision-maker, having
regard to the circumstances of the case, relevant local policies and the
consideration of the NPPF. Public benefits may follow from many
developments and could be anything that delivers economic, social or
environmental objectives and public benefits should flow from the proposed
development so that they are of a nature or scale to be of benefit to the
public at large and not just of private benefit.
14.4 Policy HC1 of the London Plan (Heritage conservation and growth) 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.
14.5 In addition, development proposals should identify assets of archaeological
significance and use this information to avoid harm or minimise it through
design and appropriate mitigation. Where applicable, development should
make provision for the protection of significant archaeological assets and
landscapes. The protection of undesignated heritage assets of archaeological
interest equivalent to a scheduled monument should be given equivalent
weight to designated heritage assets.
14.6 Policy D3 of the London Plan states that all development must make the best
use of land by following a design-led approach that optimises the capacity of
sites. Optimising site capacity means ensuring that development is of the most
appropriate form and land use for the site whilst the design-led approach
requires consideration of design options to determine the most appropriate
form of development that responds to a site’s context and capacity for
growth, including existing and planned supporting infrastructure capacity.
Higher density developments should generally be promoted in locations that
are well connected to jobs, services, infrastructure and amenities by public
transport, walking and cycling, in accordance with Policy D2 of the London
Plan. In areas of comparatively low densities, incremental densification should
be actively encouraged by to achieve a change in densities in the most
appropriate way.
14.7 As such, development proposals should enhance local context by delivering
buildings and spaces that positively respond to local distinctiveness through
their layout, orientation, scale, appearance and shape with due regard to
existing and emerging street hierarchy, building types, forms and proportions,
should encourage and facilitate active travel with convenient and inclusive
pedestrian and cycling routes, crossing points, cycle parking, and legible
entrances to buildings that are aligned with peoples’ movement patterns and
desire lines in the area, be street-based with clearly defined public and private
environments, and facilitate efficient servicing and maintenance of buildings
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and the public realm that minimise negative impacts on the environment,
public realm and vulnerable road users.
14.8 Proposals should further respond to the existing character of a place by
identifying the special and valued features and characteristics that are unique
and should be of a high quality, with architecture that pays attention to detail,
and gives thorough consideration to the practicality of use, flexibility, safety
and building lifespan through appropriate construction methods and the use
of attractive, robust materials which weather and mature well whilst allowing
every new development to make the most efficient use of land by optimising
site capacity. This means ensuring the development’s form is the most
appropriate for the site and land uses meet identified needs. The optimum
capacity for a site does not mean the maximum capacity; it may be that a
lower density development is the optimum development for the site. A
design-led approach to optimising site capacity should be based on an
evaluation of the site’s attributes, its surrounding context and its capacity for
growth to determine the appropriate form of development for that site.
14.9 Policy D8 of the London Plan (Public realm) requires development proposals
to encourage and explore opportunities to create new public realm and
ensure that the public realm is well-designed, safe, accessible, inclusive,
attractive, well-connected, related to the local and historic context, and easy
to understand, service and maintain. Landscape treatment, planting, street
furniture and surface materials should be of good quality, fit-for-purpose,
durable and sustainable. Lighting, including for advertisements, should be
carefully considered and well designed in order to minimise intrusive lighting
infrastructure and reduce light pollution.
14.10 Policy D8 further outlines that proposals should seek to maximise the
contribution that the public realm makes, to encourage active travel and
ensure its design discourages travel by car and excessive on-street parking,
which can obstruct people’s safe enjoyment of the space. This includes design
that reduces the impact of traffic noise and encourages appropriate vehicle
speeds.
14.11 Policy D9 of the London Plan (Tall buildings) sets out that the definition of a
tall building is defined at a local level, depending on the characteristics of the
surrounding area, but in any case, should not include developments of less
than 6 storeys or 18 metres above ground level. Where a tall building is
proposed, the visual, functional and environmental impacts of the proposal
should be carefully considered, including the cumulative impacts with other
existing, planned or consented developments in the vicinity.
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14.12 Policy D9 further states that whether part of a group or stand-alone, tall
buildings should reinforce the spatial hierarchy of the local and wider context
and aid legibility and wayfinding. Architectural quality and materials should be
of an exemplary standard to ensure that the appearance and architectural
integrity of the building is maintained through its lifespan. Where the edges of
the site are adjacent to buildings of significantly lower height or parks and
other open spaces there should be an appropriate transition in scale between
the tall building and its surrounding context to protect amenity or privacy.
Proposals which include tall buildings should take account of, and avoid harm
to, the significance of London’s heritage assets and their settings. Proposals
resulting in harm will require clear and convincing justification, demonstrating
that alternatives have been explored and that there are clear public benefits
that outweigh that harm.
14.13 Policy DH1 of the Royal Greenwich Local Plan (Design) sets out that all
developments are required to be of a high quality and should demonstrate
that they contribute positively to both the built and natural environment. To
achieve this aim, development should promote local distinctiveness by
providing a site-specific design solution, and should provide a positive
relationship between the proposed and the existing urban context by
respecting the architecture of surrounding buildings, the quality and nature of
materials, established layout and special character, the scale, height, bulk and
massing of the adjacent townscape, the architectural and historic features as
well as making effective use of land.
14.14 In addition, and in accordance with the requirements of Policy D9 of the
London Plan, Policy DH2 of the Royal Greenwich Local Plan outlines
locations where tall buildings may be appropriate. These locations are
Woolwich Town Centre, Greenwich Peninsula, Greenwich Peninsula West,
East Creekside, Charlton Riverside, Tamesis Point in Thamesmead,
Thamesmead Town Centre, the area directly surrounding Abbey Wood train
station, and 'the Hub' area surrounding Kidbrooke station, with all other
parts of the borough inappropriate for tall buildings.
14.15 Policy DH3 (Heritage Assets) and DH(h) (Conservation Areas) of the Royal
Greenwich Local Plan states that the borough will protect and enhance
heritage assets, by preserving and enhancing the character and appearance of
its Conservation Areas and their settings. Of high importance is the local
scale, the established pattern of development, building form and the use of
materials, and proposals which would have a visual effect on the character
and appearance of a Conservation Area should respect the setting of that
area.
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14.16 Policy DH(m) of the Royal Greenwich Local Plan (Archaeology) states that
proposals should properly assess and plan for the impact of proposed
developments on archaeological remains where they fall within ‘Areas of High
Archaeological Potential (AHAPs)’. In certain instances, preliminary
archaeological site investigations may be required before proposals are
considered.
14.17 Layout, Scale and Massing
14.18 At present, the application site is dominated by hardstanding and comprises
three main buildings which are interconnected by a raised walkway, with a
total combined floorspace of approximately 10,000m2. These three buildings
are all of a similar height, being two or three-storeys high, with the most
recently erected building, which acts as the principal entrance and elevation
facing Plumstead Road, occupying the north-west corner of the site whilst the
original buildings occupy the north-east corner and the southern half of the
site. The land around the buildings is largely hardstanding, and used for car
parking, and part of the site is occupied by portacabins and a large
garage/storage area in the south-west corner.
14.19 As discussed above, the existing college buildings are in poor condition, and
much of the floorspace is unusable for the college, with a number of ad-hoc
additions visible from the public realm which are visually unattractive.
Moreover, whilst due to its limited size the college is not visible from distant
views, the existing campus has a very insular character, with a main entrance
facing Plumstead Road, which results in a group of buildings which visually and
functionally turns their backs to Villas Road and Invermore Place, with the
southern part of the site acting as a ‘back of house’ area. In addition, whilst
some trees and planting are present, there is very little green space, and the
complex as a whole detracts from the appearance of the streetscape at a local
level.
14.20 The surrounding area is predominantly residential in its character, with
prevailing building heights of three and four storeys, although it is recognised
that 1-5 Villas Road (odds), opposite the north-east corner of the application
site are two storeys in height and building heights on Walmer Terrace to the
south reach five storeys. There are further a number of existing tall buildings
in the area, both to the south within the otherwise generally low-rise houses,
but also within Plumstead Town Centre (Elmgrove Point – 20 storeys) to the
east and Woolwich Town Centre, (Royal Arsenal, Spray Street – 22 storeys)
to the west.
14.21 Having regard to Policy D9 and DH2 of the London Plan and Local Plan
respectively, it is considered that the site falls partly inside and partly outside
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the area indicatively shown as appropriate for tall buildings, as shown in the
figure below, taken from the Tall Buildings Assessment (2011), with the
application site shown in red. The area shaded blue is potentially appropriate
for tall buildings and covers the western part of the site. The Tall Buildings
Assessment focuses on the development of tall buildings within the Woolwich
Town Centre Boundary, which is located 40 metres to the west, citing the
high PTAL and access to other infrastructure as the rationale for supporting
tall buildings in the area, and sets out that where the PTAL is lower, tall
buildings would not be supported.

14.22 The proposed development includes elements which are taller than the
immediate context, namely Blocks A1 and B3 which would be 10 and 13
storeys respectively, whilst the remainder of the proposed built form would
be 5-7 storeys in height. As such, noting the prevailing height of the
surrounding built form, the proposed development is considered to be a tall
building for the purpose of this assessment as defined by Policy D9 of the
London Plan. Block A1 is positioned in the north-east corner of the site,
facing the junction of Plumstead Road and Villas Road, whilst Block B3 is
located centrally within the site, one side facing New Street to the north and
the other side facing the proposed communal courtyard garden to the south.
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14.23 Block A1 appears as a standalone building in the north-east corner, however,
is connected to the proposed college building at ground floor level through a
shared podium. Within Block A1, the ground floor level is proposed to
comprise a commercial unit facing Plumstead Way, and the concierge for the
site-wide residential development (to be delivered as part of Phase 1), as well
as cycle and refuse stores. Block B3 is 13-storeys, and is therefore the tallest
part of the proposal, but incorporates 10-storey “shoulders” on the east and
west elevation, which gives the overall composition of Block B3, together
with Blocks B2 and B4 on either side (both 5-storeys), a stepped appearance
which assists in creating a legible sequence of buildings within the site. Blocks
B1 and B5, referred to as “sentinels” within the design and access statement,
bookend the southern end of the proposed ‘U’ shaped building, and are
proposed as 7-storeys in height, which further contribute to the stepped upand-down appearance of the proposal.
14.24 Policy D9 requires a thorough assessment of the visual, functional and
environmental impacts of tall buildings, paying particular attention to the
design of the top, middle and base of the tall buildings as three distinct, but
complementary sections to address how the building is perceived from long,
mid and short-range views respectively.
14.25 In broad terms; the top of the building should make a positive contribution to
the existing and emerging skyline without affecting local or strategic views;
the middle of the building should reflect the proportions and materiality of
the local townscape and promote legibility; whilst the base of the building
should have a direct relationship with the street, maintaining an appropriate
pedestrian scale, character and vitality.
14.26 In support of the application, a Heritage, Townscape and Visual Impact
Appraisal (HTVIA) has been submitted to assess the impacts of the proposed
tall buildings on short, medium and long-range views and the significance of
these impacts in townscape terms. The HTVIA assesses 13 locations, with
long views generally assessed from the south due to the rising height of the
ground (Shrewsbury Park and Plumstead Common), mid-range views from
the west and north (within Woolwich, the Royal Arsenal and Broadwater
Road) and short-range views in every direction (Plumstead Road, Glyndon
Recreational Grounds and Walmer Terrace).
14.27 It is considered that the HTVIA accurately shows the locations most likely to
be affected by the introduction of tall buildings, and comprehensively assesses
the impacts of the proposal on these views. Despite the significant increase in
scale of the proposal, the HTVIA demonstrates that the proposal would only
just be visible from within Shrewsbury Park (view 1), appearing in the context
of a number of tall buildings within the panoramic view from this location, and
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therefore accords with Policy DH(g) of the Local Plan, as this is a view of
local importance. In addition, the proposal would not be visible from the
western part of Plumstead Common (view 2), as it would be entirely
screened by existing low-rise residential development and would be
marginally visible, but largely screened by existing tall developments on Villas
Road, from the junction of Bramblebury Road and Heavitree Road (view 13),
which offers long views from within Plumstead Common Conservation Area.
14.28 Overall it is considered that the proposal would not significantly affect long
views, appearing broadly consistent with the surrounding context in terms of
its height and scale, without significantly affecting the skyline of the wider
area. Moreover, due to the high architectural quality (discussed below) and
the variation of heights between buildings, including the retention of visible
gaps between the tallest elements, it is considered that the proposal would
provide a positive backdrop to existing developments in the area, supporting
a transition in character between the existing, predominantly low-rise,
residential areas to the south and east with the higher-density existing and
consented developments of Woolwich and the Royal Arsenal to the west,
which would be reflective of the excellent public transport accessibility of the
site.
14.29 It is considered, however, that the proposed tall buildings do not fully comply
with Policy D9, in that the top of the proposed building effectively blends into
the middle section, with a double height parapet the only design feature at the
top of the tall buildings. This raises some concerns, however in the context of
the scheme as a whole, noting the generally high level of architecture and
landscaping, the design of the top of the building is not considered to be a
significant issue.
14.30 The impact on mid-range views should seek to assess the form and
proportions of the proposed tall building and whether it makes a positive
contribution to the local townscape in terms of legibility, proportions and
materiality.
14.31 The proposed development would be readily visible from a number of midrange viewing locations, including within Woolwich Town Centre and
Conservation Area and the Royal Arsenal Conservation Area, as well as from
the north on Broadwater Road. Glyndon Park, to the south, occupies a long
stretch of open space which terminates at the railway siding forming the
southern boundary of the application site, and the viewing location chosen in
the HTVIA is also considered to reflect a mid-range view. Within these views
from the north and west, whilst clearly visible, the proposed development
either appears in the background, sometimes partially screened by existing
residential developments, or as a natural continuation of built form along
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Plumstead Road, which when looking from the west, would appear in the
same context as the Spray Street Quarter and the existing Royal Arsenal
towers.
14.32 Glyndon Park, to the south of the site, is an irregularly shaped large area of
recreational open space, which includes Villas Road Play Area and a multi-use
games area, and is surrounded predominantly by residential development of
varying scales and architectural styles, but with Foxfield Primary School and
Glyndon Community Centre sited at the southern end. Whilst Woolwich
Town Centre (to the west) has more instances and taller buildings than
Plumstead Town Centre (to the east), the intervening residential areas
between the application site and the respective town centres are generally
lower-rise to the west and taller to the east within the Glyndon Estate, with
some examples of much taller buildings in the area, such as Claymill House, to
the south of Glyndon Park, which appears somewhat incongruous in the
otherwise low-rise context.
14.33 In townscape terms, the residential areas near to the application site are
considered to be of relatively neutral architectural merit, with relatively
simple architectural styles evident in the area. However, due to the regular
and planned sequence of buildings and open spaces, it has a pleasant and
verdant character with a good mix of low and mid-rise buildings.
14.34 The proposed development is considered to represent an appropriate design
response in terms of its overall scale and appearance as a group of buildings
which appropriately transition from low, to medium and then to a higher
scale. In addition, because of the variation in height between the various
blocks, the proposed development would appear as a legible sequence of
buildings which gradually rise and fall away again as different parts of the site
become visible to the viewer, which is considered to complement the
symmetrical and geometric pattern of the proposed development, which is
most apparent from Glyndon Park (view 3).
14.35 It is further considered that the use of tall buildings within the site allows for
the creation of a local landmark, which, whilst not being readily visible from
extended views, would act as a focal point to mark both the civic presence of
the college on Plumstead Road but also assist in wayfinding as a marker for
the northern entrance to Glyndon Park. In this regard, it is also considered
that the five storey high (equivalent to seven residential storeys) college and
ten storey residential building would effectively mark the site approaching
from the east and west of Plumstead Road. Their overall scale is considered
to be within that of local landmarks and suitable to celebrate the educational
uses designed on the site.
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14.36 The impact on short-range views is more pronounced than the impact on
long and mid-range views, which reflects the fairly significant change in scale at
a local level, but the relatively minor change in the context of emerging
developments within Woolwich. Short range views include those taken from
Walmer Terrace (view 4), Plumstead Road East and West (views 5 and 7
respectively) and Skeffington Street (view 8).
14.37 The context of Plumstead Road is markedly different to the residential areas
to the south, and due to the width and intensity of use of this main vehicular
route, has a less residential character, notwithstanding that residential uses
remain the most common use on the southern side of Plumstead Road. The
northern side of the road has a mixed character which varies along its length,
characterised by a mix of historic buildings and low-rise industrial warehousetype buildings, which changes quite abruptly to a high-density residential
character within the Royal Arsenal.
14.38 Where tall buildings are proposed, it is important to consider the base of the
building, which should have a direct relationship with the street, maintaining
its pedestrian scale, character and vitality where possible, and where the
edges of the site are adjacent to buildings of significantly lower height or
parks and other open spaces, there should be an appropriate transition in
scale between the tall building and its surrounding context to protect amenity
or privacy.
14.39 The base of the building is considered to be well-defined, and the proposed
materials, in combination with the increased floor-to-ceiling height of the
ground floor, contribute to the human scale of the building. The college
building and Block A1 are connected at ground floor level by a podium which
spans the full width of the plot, which would provides a coherent active
frontage facing Plumstead Road and support the mixed-use character of
Plumstead Road. There is a physical separation of 14 metres above ground
floor level between the college and Block A1, to ensure there is a visual
distinction between the college and residential uses, and to ensure the
prominence of the college and its civic presence. This also presents an
opportunity to provide a podium communal amenity space for residents and
secure under-5s play space, at first floor level, facing towards New Street.
14.40 As discussed above, the proposed redevelopment is considered to be
acceptable in land-use terms, and the reduction in college floorspace is
considered appropriate, however, it is important that any re-development of
the site seeks to maintain and promote the civic presence of the college as
the principal use on site. Whilst lower than Block A1 and Block B3, by reason
of its prominent siting at the corner of Invermore Place and Plumstead Road,
and by reason of its expressive architecture, it is considered that the
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proposed college draws the eye, and adds significant visual interest to the
area, juxtaposing the simpler architectural styles of residential uses in the
area. The college building has been designed to present its most expressive
frontage facing Plumstead Way, with a large defined entrance finished in
chamfered pressed metal that extends from the ground to the third storey,
breaking the rhythm of the podium, and thereby better articulating the
frontage as the main entrance to the college.
14.41 At ground floor level across the remainder of the site, the introduction of
residential units is welcomed, and allows for a more active and engaging
appearance, and is considered a significant improvement over existing site
conditions. The introduction of front doors opening out into a front garden,
which face the street, is considered acceptable in reinforcing the proposed
residential character of Invermore Place and Villas Road, and further
complements the existing character, where buildings are generally set back
from the road to allow for small gardens.
14.42 The proposal further includes passageways situated either side of Block B3 at
ground floor level, which provide pedestrian access from the proposed
communal courtyard to New Street and are integral to the permeability of
the scheme. These passageways further create views from the new street,
through the courtyard and towards the row of trees which marks the
boundary of the railway siding. The passageways are double height spaces, to
create a sense of openness within an otherwise enclosed space, whilst
maximising views through and allowing mores sunlight to penetrate into this
space. The entrances to B2, B3 and B4 are also accessed from the
passageways and it is considered that this contributes to the overall sequence
of spaces within the site, moving from a busier environment to the north to a
more serene residential environment to the south.
14.43 The entrances to building B1 and B5 sit within a vertical slot with balconies
above that create a canopy to the entrances. To announce the entrances, the
coloured feature brick stands to one side of the door and wraps around into
the internal lobby space, connecting the internal and external spaces, and this
is considered acceptable.
14.44 Overall, it is considered that the base of the proposal, has been well-designed,
would complement the existing residential character of the area and the
impact of the proposal on local views is considered to be beneficial. At
present, the college building does little to add visual interest to the
streetscene, with virtually no interaction between the existing uses and
Invermore Place/Villas Road, and the proposed development would add visual
interest and activity whilst reinforcing the residential appearance of the area.
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14.45 The proposed layout, including the introduction of the new road (New
Street) and the division of the site into two parts has intrinsic functional
benefits; allowing access into and through the site, as well as increasing
permeability in the area, and further allows the development to be delivered
in phases which is essential to allow the college to continue to function during
redevelopment.
14.46 It is further recognised that the proposed ‘U’ shaped layout would be
consistent with existing patterns of development in the area, namely Maynard
House to the west, which is similarly arranged around a central landscaped
courtyard (including designated play areas), and the proposed layout
maximises solar gain by reason of its southerly orientation. It is further
recognised that Glyndon Estate, to the south-east, is generally characterised
by low and mid-rise buildings (with some taller buildings), arranged around
areas of amenity spaces, but private gardens are also common for ground
floor dwellings, and the proposal would therefore be consistent with the
wider area in seeking to replicate this.
14.47 Conservation and Heritage Impacts
14.48 Located between Villas Road and Invermore Place, the site is close to the
boundary of the Royal Arsenal Conservation Area and is within the vicinity of
two listed structures: Royal Arsenal Middlegate House; and Royal Arsenal
Middlegate with its attached western boundary wall. On approach from both
the east and west along Plumstead Road, the proposed development will be
visible within the setting of the listed structures and the Conservation Area,
and it is therefore necessary to assess the impact on the setting of these
heritage assets. The existing context of the site is mostly mid-rise
development which lines Plumstead Road, and views along Plumstead Road
heading west are dominated by the towers of the Royal Arsenal development,
with future development (e.g. Spray Street Quarter) likely to further add to
the taller buildings in the area. In any event, existing 20th century development
largely surrounds the listed structures and has somewhat compromised their
context.
14.49 The proposed development will front a busy road into/out of Woolwich
which runs alongside the Royal Arsenal Conservation Area and the two listed
structures which are closest to the site. It is along this road that the
proposed development will mostly be read in conjunction with the heritage
assets, and it is recognised that the increased height of the development in
comparison to the existing buildings would dramatically change views along
Plumstead Road from the east as demonstrated by View 5 of the HTVIA.
However, it is not until beyond the site (moving west) that the listed
structures (Middlegate House and Middlegate and walls) and the Royal
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Arsenal Conservation Area come into view. As such, it is considered that the
proposed development will make no appreciable change to the setting of the
heritage assets from this direction.
14.50 View 7 of the HTVIA shows the view heading east along Plumstead Road,
however, the angle of the view is such that the listed structures are not
included. It is from this approach that the proposed development will be
more readily viewed in the context of Middlegate House and the listed gate
and wall but it is considered that the proposed development is sufficiently far
away from the listed structures and the setting of these historic structures
has already been somewhat compromised, that the impact the of new
development would be negligible.
14.51 View 8 of the HTVIA shows the proposed development as the backdrop to
Middlegate House when viewed from Skeffington Street. Currently the listed
building is the dominant feature in this view and the proposed development
would affect this, being visible by reason of its height, however, it is
acknowledged that the view of Middlegate House from Skeffington Street is
not the principle view of the building, and the impact overall is negligible.
14.52 The representative view from within the Royal Arsenal Conservation Area
(View 9 of the HTVIA) demonstrates that the impact from within the
conservation area would be negligible and that the setting of the conservation
area would be more greatly affected by other emerging developments, and
the view to the west from Beresford Gate will have no impact on the setting
of this listed structure.
14.53 On this basis, it is considered that the proposal is acceptable in terms of its
impact on heritage assets, resulting in negligible harm to Middlegate House
and the attached listed wall, and negligible harm to the Royal Arsenal
Conservation Area. Notwithstanding that no harm has been identified, it is
recognised that the proposal brings forward a significant number of public
benefits, such as a high level of affordable housing, is supported in principle as
the redevelopment of brownfield land in an area of excellent public transport
accessibility, and the proposed uses are consistent with wider land uses in the
area whilst retaining the integral existing use of the college on site. As such, in
accordance with sections 66 and 72 of the Planning (Listed Buildings and
Conservation Areas) Act 1990, if less than substantial harm had been
identified, it is considered that the public benefits would outweigh this harm
in this instance.
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14.54 Detailed Design and Architecture
14.55 In townscape terms, the residential areas near to the application site are
considered to be of relatively neutral architectural merit, with relatively
simple architectural styles evident in the area. However, due to the regular
and planned sequence of buildings and open spaces, relatively wide pavements
and public realm, and defined street edges with defensible spaces, the nearby
residential areas have a pleasant and verdant character. It is further noted
that generally, residential blocks have front doors at ground floor level and
deck access above which further contributes to a feeling of activity and
contributes to interactions between neighbours, thereby promoting a sense
of community.
14.56 Prevailing materials in the area are generally red and dark brick tones,
however there are a number of lighter brick tones used locally, including for
some historic buildings located within Woolwich town centre and the Royal
Arsenal. Accordingly, and to ensure that the proposal does not appear
monolithic or dominating, the scheme incorporates a mix of external
materials, façade treatments and balcony designs, and seeks to soften the
appearance of the built form through the use of curved corners for Blocks B1
and B5, which when viewed together with Block B3, pleasantly contrast with
the rigid geometric design of the whole development.
14.57 Blocks B1 and B5 are proposed to be finished in yellow and earth brick tones,
Blocks B2 and B4 would be finished in lighter earth brick tones, with paler
mortar, to provide some contrast with the “sentinel” buildings to the south,
and to break up the visual massing of the overall development to allow each
component to be appreciated separately. Block B3, being the tallest element
of the proposal, would use the lightest brick tone, to minimise its impact on
the skyline. The base of the residential buildings would be clearly demarcated
as a separate feature and would use a dark grey/black brick tone, thereby
providing a consistent frontage at ground floor level site-wide, contributing to
the perception of a unified development, but with different accentuated
features above to provide each Block with a sense of personal identity.
14.58 To add texture and interest to the façades, and further ingrain the building
into the local context. Three subtle brick details have been applied, tide lines,
soldier coursing and recessed lines. These features, whilst simple, are
considered to provide visual relief, and contribute to the overall sense of
cohesiveness. The balcony strategy is to vary the types of balcony based on
their facade orientation, by varying the relationship of the balcony to the
facade. Balconies to the north and south façades would be expressed as fully
projecting to maximise views to the park in the south and daylight to the
north. Balconies to the east and west typically lining the streets are located
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within the vertical slots and are semi-recessed. The balconies on Plumstead
Road are fully recessed and cut into the corners as a defensive move in
response to the busy street.
14.59 On this basis, subject to securing these details by way of condition, it is
considered that the proposed external materials and detailed design of the
proposal is acceptable and would contribute to a sense of place whilst
ensuring that the scheme integrates satisfactorily with its surroundings.
15.

Quality of the Residential Environment

15.1 Policy D6 of the London Plan (Housing quality and standards) requires all new
residential properties to meet the minimum space standards set out in the
table below:

15.2 Policy D6 further states that the minimum floor to ceiling height must be
2.5m for at least 75 per cent of the Gross Internal Area of each dwelling.
Housing development should be of high-quality design and provide
adequately-sized rooms with comfortable and functional layouts which are fit
for purpose and meet the needs of Londoners without differentiating
between tenures. Proposals should maximise the provision of dual aspect
dwellings and normally avoid the provision of single aspect dwellings. A single
aspect dwelling should only be provided where it is considered a more
ITEM NO: 8
Page 571

appropriate design solution as a result of site constraints which would mean
dual aspect dwellings would severely restrict optimising the site’s potential.
The design of development should provide sufficient daylight and sunlight to
new and surrounding housing that is appropriate for its context, whilst
avoiding overheating, minimising overshadowing and maximising the usability
of outside amenity space.
15.3 In addition, Policy D6 of the London Plan and Standard 26 of the Mayor’s
London Housing SPG sets out that a minimum of 5 m2 of private outdoor
open space should be provided for 1-2 person dwellings and an additional 1
m2 should be provided for each additional occupant and it must achieve a
minimum width and depth of 1.5 metres. Private amenity space must achieve
a minimum width and depth of 1.5 metres to be functional and fit for
purpose. As such, a 3-person dwelling should include 6 m2 of external private
amenity space, a 4-person dwelling should include 7 m2, a 5-person dwelling
should include 8 m2 and so on.
15.4 Policy S4 of the London Plan (Play and informal recreation), sets out that
proposals for schemes that are likely to be used by children and young people
should increase opportunities for play and informal recreation and enable
children and young people to be independently mobile. For residential
developments, this means incorporating good-quality, accessible play
provision for all ages, with at least 10m2 of play space provided per child,
based on the GLA’s child yield calculator. Play space should be accessed safely
and independently, be overlooked, not be segregated by tenure, incorporate
accessible routes for children and young people, incorporate greenery and
should generally provide a stimulating environment.
15.5 The supporting text to Policy S4 sets out that there should be appropriate
provision for different age groups, including older children and teenagers and
that play space provision should usually be provided on-site.
15.6 Policy D3 of the London Plan further states that proposals should deliver
appropriate outlook, privacy and amenity, provide conveniently located green
and open spaces for social interaction, play, relaxation and physical activity,
help prevent or mitigate the impacts of noise and poor air quality, and achieve
indoor and outdoor environments that are comfortable and inviting for
people to use.
15.7 Moreover, Policy D5 of the London Plan (Inclusive design) sets out that
proposals should achieve the highest standards of accessible and inclusive
design by providing high quality people focused spaces that are designed to
facilitate social interaction and inclusion, be convenient and welcoming with
no disabling barriers, providing independent access without additional undue
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effort, separation or special treatment, and be able to be entered, used and
exited safely, easily and with dignity for all. In all developments where lifts are
installed, as a minimum at least one lift per core (or more subject to capacity
assessments) should be a suitably sized fire evacuation lift suitable to be used
to evacuate people who require level access from the building, and proposals
should ensure they are compliant with Policy D12 of the Plan (Fire safety) and
place fire resilience central to the proposal’s design.
15.8 To provide suitable housing and genuine choice for London’s diverse
population, including disabled people and families with young children, Policy
D7 of the London Plan (Accessible housing) states that all residential
development should include at least 10 per cent of dwellings (which are
created via works to which Part M volume 1 of the Building Regulations
applies) meet Building Regulation requirement M4(3) ‘wheelchair user
dwellings’ and all other dwellings (which are created via works to which Part
M volume 1 of the Building Regulations applies) meet Building Regulation
requirement M4(2) ‘accessible and adaptable dwellings’.
15.9 Policy D13 (Agent of Change) of the London Plan introduces the ‘Agent of
Change’ principle, which places the responsibility for mitigating impacts from
existing noise and other nuisance-generating activities or uses on the
proposed new noise-sensitive development and requires local authorities to
take account of existing noise and other nuisance-generating uses in a
sensitive manner when new development is proposed nearby. Development
should be designed to ensure that established noise and other nuisancegenerating uses remain viable and can continue or grow without unreasonable
restrictions being placed on them.
15.10 Policy SI 1 of the London Plan (Improving air quality) states that proposals
should not lead to further deterioration of existing poor air quality or create
any new areas that exceed air quality limits, or delay the date at which
compliance will be achieved in areas that are currently in exceedance of legal
limits, so as not to create unacceptable risk of high levels of exposure to poor
air quality.
15.11 As such, as a minimum, proposals must be at least Air Quality Neutral and
should use design solutions to prevent or minimise increased exposure to
existing air pollution, whilst making provision to address local problems of air
quality in preference to post-design or retro-fitted mitigation measures. Major
development proposals must be submitted with an Air Quality Assessment.
Proposals in Air Quality Focus Areas or that are likely to be used by large
numbers of people particularly vulnerable to poor air quality, such as children
or older people should demonstrate that design measures have been used to
minimise exposure.
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15.12 Policies D8 and D9 of the London Plan (Public realm and Tall buildings
respectively) require proposals to ensure that appropriate shade, shelter and
seating are provided, taking into account microclimatic considerations,
including temperature and wind, so as not to compromise the comfort and
enjoyment of the proposed open spaces around tall buildings.
15.13 Policy H5 of the Royal Greenwich Local Plan (Housing Design) states that
new residential developments should be of a high quality, both internally and
externally, and sets out that new development should be well insulated in
terms of noise and weather, be dual aspect where possible, avoiding single
aspect north-facing units, be safe and secure, be accessible, and should make
adequate provision for external amenity space and waste recycling. In
addition, family sized units should be located close to amenities, play areas
and schools, and residential developments of 25 or more units should be
designed to have 10% of their dwellings as wheelchair accessible.
15.14 Policy H(e) of the Royal Greenwich Local Plan (Children’s Play Areas) states
that residential developments that include over 50 units of family housing
require suitably equipped and well-designed children’s play areas are for
different age groups to be provided.
15.15 Policy E(a) of the Royal Greenwich Local Plan (Pollution) states that housing
or other sensitive uses will not normally be permitted on sites adjacent to
existing problem uses, unless ameliorating measures can reasonably be taken
and which can be sought through the imposition of conditions.
15.16 Internal Space and External Amenity
15.17 The schedule of accommodation submitted with the application sets out that
all units would exceed, and in some cases significantly exceed, the minimum
space standards set out in the London Plan, apart from four studio units
within Block A1, which would all be 38.9m2, where the minimum standard is
39m2. In the context of the scheme as a whole, this very minor shortfall of
0.1m2 for four units is considered acceptable and would not result in a
reduced quality of life for future occupants.
15.18 Each unit is proposed to have private amenity space, and have access to the
communal garden and play facilities located within the central courtyard. Each
flatted residential dwelling above ground floor level is provided with private
amenity space, in accordance with the requirements of the Housing SPG, in
the form of a balcony. The ground floor properties fronting Villas Road,
Invermore Place and the new internal street have front gardens or ‘buffer
zones’ to ensure a degree of separation to the public highway to maintain
privacy, and the units are also oversized to incorporate the relevant outdoor
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amenity space requirement within the properties, in accordance with the
Housing SPG, where it was considered the provision of front gardens would
not constitute sufficiently private outdoor amenity space.
15.19 On this basis, it is considered that the proposed sizes of the flats and their
private amenity spaces, together with the easily accessible communal amenity
spaces, are acceptable and would contribute towards the residential element
of the proposal achieving a high standard of accommodation.
15.20 Daylight, Sunlight and Outlook
15.21 The Daylight and Sunlight Report (May 2020), updated through the Summary
Note (16th June 2021), assess the daylight and sunlight conditions for future
occupiers of the proposed development, using the average daylight factor
(ADF) test and annual probable sunlight hours (APSH) test, which is
considered to be the correct assessment methodology to quantify daylight
and sunlight conditions within the proposed development.
15.22 Average daylight factor (ADF) is a measure of the adequacy of diffuse daylight
within a room, and accounts for factors such as the size of a window in
relation to the size of the room, the reflectance of the walls, and the nature
of the glazing and number of windows.
15.23 BRE guidelines confirm that the acceptable minimum ADF target value
depends on the room use, and these are 1% for a bedroom, 1.5% for a living
room and 2% for a family kitchen. In cases where one room serves more than
one purpose, the minimum ADF target should be for the room type with the
highest value. Notwithstanding this, in practice, the principal use of rooms
designed as a ‘living room/kitchen/dining room’ (LKDs) is generally as a living
room and accordingly, it is often reasonable to apply a target of 1.5% to such
rooms.
15.24 The Daylight and Sunlight Report sets out that there would generally be quite
goo site-wide compliance with the ADF targets, with 88% of rooms achieving
full compliance, which is broadly acceptable given the urban context. Some
concerns were raised in respect of daylight access for the west-facing studio
units within Block A1 and the east-facing kitchens of the ground floor units
within Block B2, however the additional information in the Summary Note
explains that these units receive lower levels of daylight because of the
projecting balconies, which overhang and cause a loss of daylight. However,
noting that private amenity space should be provided for all residents, and
that the amenity spaces themselves would received very good levels of
daylight (as demonstrated by the assessment where no balconies are
proposed, which would result in much higher ADF levels internally), in the
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context of the scheme as whole this is considered to be acceptable. It is
further noted that the main living areas of the studio flats within Block A1
would receive significantly higher levels than the flat as whole, because of the
deep layout of these units, with the bedroom (primarily for use at night)
positioned away from the window to maximise light into the remainder of the
room.
15.25 On the basis of the above, whilst there are some units which would not
achieve the recommended BRE targets, when the development is considered
as a whole within an urban context, it is considered that the proposal would
have adequate access to daylight.
15.26 Annual probable sunlight hours (APSH) is a measure of sunlight that a given
window may expect over a year period. The BRE guidance recognises that
sunlight is less important than daylight in the amenity of a room and is heavily
influenced by orientation. North facing windows may receive sunlight on only
a handful of occasions in a year, and windows facing eastwards or westwards
will only receive sunlight for some of the day. Therefore, BRE guidance states
that only windows with an orientation within 90 degrees of south need be
assessed. BRE guidance recommends that the APSH received at a given
window should be at least 25% of the total available, including at least 5% in
winter.
15.27 As the proposal is orientated on a predominantly north-south axis, the main
façades have predominantly easterly and westerly aspects. This lowers the
expectation for good sunlight amenity, but allows all the windows to
potentially receive sufficient sunlight. This is reflected in the APSH analysis
which indicates that 117 of the 294 main living room areas achieving the
recommended 25% of total APSH with at least 5% in winter (40% of units),
however, it is recognised that of the rooms which fail to meet the target, 12
are compliant for Annual Probable Sunlight Hours (but not Winter Probable
Sunlight Hours), and a further 61 experience only a very minor APSH noncompliance with figures ranging from 18-24% APSH.
15.28 Overall, this is considered to be acceptable, noting the trade-offs required
when utilising projecting balconies, and the general orientation, which
maximises the number of units with some access to natural light, especially
for the proposed communal courtyard which would receive at least 2 hours
of direct sunlight on March the 21st for 97.0% of this space. As such, it is
considered that access to sunlight is good site-wide and generally complies
with BRE guidance, and the scheme as a whole would provide a good level of
amenity in regards to access to light.
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15.29 Play Space
15.30 The proposed development, as noted above, includes a large communal
courtyard area which would act as the focal point of the development for
residents, providing shared access to a large area of well-landscaped amenity
space, and access to play equipment for all residents.
15.31 Using the GLA’s Child Yield Calculator, the proposed development would be
expected to generate 55.3, 40.8, 16.4 and 8.6 children aged less than 5 years
old, 5-11 years old, 12-15 years old and 16-17 years old respectively. As such,
in accordance with Policy S4 of the London Plan, which requires 10m2 of play
space for each expected child, the proposal should provide 1211m2 of play
space on-site.
15.32 The proposal includes 961m2 of on-site play space for young children (0-5 and
5-11) within the podium garden and the central communal courtyard, with
the remaining 250m2 to be accommodated by the existing recreational park
to the south. The park provides facilities well-suited to the play space
requirements of older children, such as large areas of open space and a
MUGA, and is less than 350 metres from the site.
15.33 Policy S4 of the London Plan advises that off-site provision, including the
creation of new facilities or improvements to existing provision, secured by
an appropriate financial contribution, may be acceptable where it can be
demonstrated that it addresses the needs of the development whilst
continuing to meet the needs of existing residents. This is likely to be more
appropriate for the provision of play facilities for older children, who can
travel further to access it, but should still usually be within 400 metres of the
development and be accessible via a safe route from children’s homes. Owing
to the site’s excellent access to nearby existing play facilities for older
children, in this instance it is considered that an off-site contribution towards
informal play equipment for older children, including potential upgrades to
the existing MUGA, would be acceptable in this instance in lieu of on-site
provision. This contribution would be secured through the s106 agreement.
In addition, suitable play spaces and equipment would be secured by way of
condition to ensure it achieves substantial compliance with the Mayor’s
Supplementary Planning Guidance ‘Shaping Neighbourhoods: Children and
Young People’s Play and Informal Recreation’ (September 2012).
15.34 Noise, Air Quality and Microclimate
15.35 The guidance within BS 4142:2014+A1:2019 indicates suitable noise levels for
various activities within residential and commercial buildings and the relevant
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sections of this standard are shown in the following table:

15.36 Guidance further advises on suitable sound levels for outdoor amenity areas,
advising that to avoid annoyance to most people, a level of less than 55 dB
LAeq should be targeted. The standard does also acknowledge that the above
sound levels, based on historic research reported by WHO, should not be
taken or used as strict limits.
15.37 Across the northern edge of the site, average noise levels during the daytime
(0700-2300hrs) were 74 dB LAeq, average noise levels during the night-time
(2300-0700hrs) were 72 dB LAeq, and typical maximum noise levels during
the night-time were 77 dB LAmax.
15.38 Across the southern edge of the site, average noise levels during the daytime
were 68 dB LAeq, during the night-time were 61 dB LAeq, and maximum
noise levels during the night were 76 dB LAeq (when trains pass by).
15.39 If acceptable internal noise levels can be achieved in ‘worst case’ habitable
rooms, subject to mitigation, then it follows that acceptable internal noise
levels can be achieved in all other habitable rooms of the development using
similar glazing and ventilator types.
15.40 It has been further demonstrated that noise levels in all gardens at the site
could meet the BS8233 recommended levels for noise provided that an
imperforate 1.8m high barrier with a minimum surface mass density of
10kg/m2 is used at the north of the site between the podium garden and
Plumstead Road, and this would be secured by condition.
15.41 The proposed development is located within the Royal Borough of
Greenwich Air Quality Management Area (AQMA) which has been declared
for exceedances of the annual mean Air Quality Objective (AQO) for
nitrogen dioxide (NO2) and the 24-hour mean AQO for particulate matter
with a diameter of less than 10µm (PM10). The proposed development is also
located within an area identified as experiencing elevated pollutant
concentrations, largely as a result of vehicle movements on Plumstead Road,
and is located within the Greater London Authority focus area ‘Woolwich
and Woolwich Arsenal A205 Woolwich Rd/A206 Plumstead Rd’.
Subsequently, there is potential for the development to introduce future site
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users to poor air quality, as well as to cause adverse impacts on existing
pollution levels at nearby sensitive receptors. An Air Quality Assessment
(AQA) has therefore been undertaken to quantify pollution levels across the
site, consider its suitability for the proposed end-uses, and assess potential
impacts as a result of the development.
15.42 The analysis within the revised AQA (June 2021) sets out that pollutant levels
across ground floor areas of the proposed College, adjacent to the Plumstead
Road façade, were predicted to be within 5% of the relevant annual mean
AQO for NO2, and therefore mitigation is required to reduce long-term
pollutant exposure. To ensure good air quality within the college, and near to
the main entrance, the entire college building will be fully mechanically
ventilated via roof mounted air handling units with intake from the southern
end of the building’s roof (facing away from Plumstead Road). The northern
façade does not require opening windows (except where occupants may
deem this necessary for their environment) and will have a very low impact
on air permeability. To further reduce egress from the front entrance the
design incorporates a lobby, which under slight negative pressure from the
ventilation system will avoid the egress of outdoor air, thereby maintaining
good levels of air quality internally.
15.43 All remaining sensitive locations, including all residential uses, were predicted
below the relevant AQOs and are therefore considered suitable for the
proposed end-use without further mitigation measures.
15.44 The AQA further sets out that total development pollutant emissions
associated with both road vehicle and energy emissions are below both the
development specific Transport Emissions Benchmark (TEB) and Building
Emissions Benchmark (BEB) by a combined total of 944.27kg/year, and
therefore the proposed development would be Air Quality Neutral.
15.45 A Pedestrian Wind Environment Statement (PWES) has been submitted, in
accordance with Policies D9 and D8 of the London Plan, to ensure the
environmental impacts of the proposed tall buildings are considered. Wind
and microclimate conditions are generally assessed using Lawson’s Comfort
Criteria, which characterises wind conditions by way of describing whether
the area would be suitable for sitting, standing, strolling or walking, or
whether it would be uncomfortable or unsafe. Generally, conditions are
required to be suitable for strolling throughout the year for the outdoor
trafficable areas within and around the development site which are to be
mainly used as pedestrian walkways. For the entrances of the proposed
development, the wind conditions are recommended to be suitable for
standing activities throughout the year, whilst the sitting criterion is the
suitable level of wind comfort for any outdoor communal seating and play
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areas, particularly during the summer season. The standing criterion is the
recommended criterion for the proposed private balconies during the
summer season.
15.46 The assessment of existing site conditions contained within the PWES
indicate that the existing low-rise buildings on the site are not exposed to
prevailing south-westerly winds, and benefit from partial sheltering from the
surrounding buildings to the west. As such, the wind conditions for the
existing site are considered to be safe for pedestrian use year-wide and
suitable for the present pedestrian activities throughout the site, which
involve standing or sitting throughout the year.
15.47 The results of this assessment for the expected wind conditions affecting the
proposed development indicate that the development would be relatively
exposed to prevailing south-westerly winds. As a result, there is a slight
impact on the wind comfort within certain areas of the site. However, wind
conditions within and around the site are still expected to be safe for
pedestrian use throughout the year. The wind microclimate outside all main
entrances of the development are likely to be suitable for ingress/egress
throughout the year without mitigation. Wind conditions for all
thoroughfares proposed within the site are expected to be suitable for
intended pedestrian activities, involving leisure walking throughout the year.
15.48 Subject to the inclusion of soft landscaping measures, wind conditions at the
proposed courtyard and the garden areas of Block A can be sufficiently
mitigated, and would be suitable for stationary activities, involving sitting and
standing throughout the year, particularly during the summer season, when it
would be used most intensively.
15.49 The proposed development is expected to result in some wind acceleration
along the Villas Road to the east and Invermore Place to the west, however
wind conditions are expected to be suitable for the use of these areas as
pedestrian thoroughfares throughout the year, and it is noted that private
amenity areas are generally well-protected. Away from these locations, the
proposed development is not expected to significantly affect the wind
conditions compared to those currently experienced.
15.50 On this basis, and subject to securing the mitigation measures outlined in the
Design and Access Statement and PWES, it is considered that the proposal
would not result in poor wind or microclimate conditions and would provide
an acceptable level of amenity in this regard.
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15.51 Accessible Homes
15.52 As required by the London Plan, all residential units will be accessible, with
90% meeting Building Regulations requirement M4(2) ‘accessible and
adaptable dwellings’. The remaining 10% will meet Building Regulation
requirement M4(3) ‘wheelchair user dwellings’ which are designed to be
wheelchair accessible or easily adaptable for residents who are wheelchair
users from the start. This equates to 30 wheelchair homes, with 14 provided
within the private rent units, 10 within the affordable rent units and 6 within
the shared ownership units, across all unit sizes.
15.53 It is further important to consider the accessibility of the college against Part
M of the Building Regulations, to ensure that appropriate measures are in
place surrounding the proposed buildings to ensure safe and convenient
access for those with mobility issues.
15.54 The submitted information has been reviewed by the Council’s Occupational
Therapist team, who have confirmed that whilst there are some areas of noncompliance, related to bathroom layouts, door opening widths and entrance
canopies, the proposals broadly comply with the requirements of Policy D5 of
the London Plan, and these issues can be addressed at the submission of
details. As such, a condition which requires the submission of details ensuring
compliance with Policy D5, and which requires the submission of further
details at a post-approval stage, have been recommended.
15.55 Standard 12 of the Mayor’s Housing SPG advises that cores should generally
be limited to eight units. Standard 12 should not be applied mechanistically
and other considerations, such as access to natural light, corridor width and
number of occupants per core should also be taken into consideration. In
terms of units per core, it is noted that only 4 floors of Block B2 exceed the
London Plan recommended limit of 8 homes per core, and only by 1 home
(there are 9 homes accessed on these levels of this core). This equates to
12% of the total number of proposed homes, with the remaining 88% being
accessed off cores that serve the recommended maximum 8 homes or less. In
addition, corridors to Blocks B1 and B5 and the upper levels of Block B3
benefit from natural light.
15.56 On the basis of the above, it is considered that overall access within and
around the site would be acceptable, and internal movement within the
buildings, and within the shared access areas would be acceptable.
15.57 Fire Safety
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15.58 In the interests of fire safety and to ensure the safety of all building users,
Policy D12 of the London Plan states that all proposals must achieve the
highest standards of fire safety and ensure that they identify suitably
positioned unobstructed outside spaces for fire appliances to be positioned
on, provide suitable access and equipment for firefighting which is appropriate
for the size and use of the development, and provides spaces which are
appropriate for use as an evacuation assembly point.
15.59 Buildings should be designed to incorporate appropriate features which
reduce the risk to life and the risk of serious injury in the event of a fire by
being constructed in an appropriate way to minimise the risk of fire spread.
This should include appropriate fire alarm systems, passive and active fire
safety measures, suitable and convenient means of escape and an associated
robust evacuation strategy which can be periodically updated and published,
and which all occupants can have confidence in.
15.60 Compliance with Policy D12 has been demonstrated through the submission
of two fire statements; one covering the college and the other covering the
residential element of the development, including floor plans showing the
means of escape in an emergency, fire alarm and detection systems, and
access for firefighting Vehicles which can be achieved from Invermore Place,
Villas Road or the New Street. Owing to the height of Blocks A1, B1, B3 and
B5 (over 18 metres high) a fire-fighting shaft would be provided for each of
these blocks. Each shaft should comprise of a 1100mm wide fire-fighting stair,
a ventilated fire-fighting lobby provided in the form of the protected corridor,
a fire-fighting lift, and a dry rising main with outlets in the stair on all floors.
Fire appliance access is proposed to be granted within 18 metres of, and
within sight of, the entrances to the fire-fighting shafts and the entrances to
the commercial units.
15.61 Whilst it is recognised that the fire strategy for the college includes most of
the required information, little detail is provided on construction methods
and that there is no detail on the provision of fire evacuation lifts, which must
be provided in each building core and shown on drawings, and generally that
some of the external product standards are less ambitious when compared to
the residential component. In addition, it is not clear where building
occupants could evacuate to in the event of a fire.
15.62 In addition, for the residential elements, little detail is provided on
construction methods, there is no provision of fire evacuation lifts and there
is little information on space for fire appliances. In addition, there is no
information on the ongoing management of the development in terms of fire
safety.
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15.63 Additional information, in the form of a Evacuation Lift Strategy & Muster
Points (June 2021) to address these concerns, and compliance with the
revised Fire Strategy Reports would be secured by way of condition, and an
informative will be attached reminding the applicants of their responsibilities
under Part B of the Building Regulations, in accordance with the advice
received from the London Fore Brigade. On this basis, the proposal is
considered acceptable insofar as it relates to fire safety.
15.64 Secured by Design
15.65 The proposal has been assessed by the Metropolitan Police Designing Out
Crime Officer. The Officer did not object to the scheme provided that the
development is required to meet the Secured by Design certification, and to
ensure that suitable security measures are in place prior to occupation of the
development. This would be secured by way of condition.
16.

Impact on Residential Amenity

16.1 Policy DH(b) of the Royal Greenwich Local Plan (Protection of Amenity for
Adjacent Occupiers) sets out that new developments will only be allowed
where it can 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.
16.2 Policy E(a) sets out that planning permission will not normally be granted
where a proposed development or change of use would generally have a
significant adverse effect on the amenities of adjacent occupiers or uses, and
especially where proposals would be likely to result in the unacceptable
emission of noise, light, vibrations, odours, fumes, dust, water and soil
pollutants or grit.
16.3 Policy D13 of the London Plan further states that new noise and other
nuisance-generating development proposed close to residential and other
noise-sensitive uses should put in place measures to mitigate and manage any
noise impacts for neighbouring residents and businesses. Development
proposals should manage noise and other potential nuisances by ensuring
good design mitigates and minimises existing and potential nuisances with
necessary and appropriate provisions including ongoing and future
management responsibilities, and proposals should seek to separate new
noise-sensitive development from existing noise-generating businesses and
uses through distance, screening, internal layout, sound-proofing, insulation
and other acoustic design measures.
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16.4 Policy D14 of the London Plan (Noise) sets out that proposals should
mitigate and minimise the existing and potential adverse impacts of noise on,
from, within, as a result of, or in the vicinity of new development without
placing unreasonable restrictions on existing noise-generating uses, improving
and enhancing the acoustic environment and promoting appropriate
soundscapes. Proposals should first seek to separate new noise-sensitive
development from major noise sources through the use of distance,
screening, layout, orientation, uses and materials, in preference to sole
reliance on sound insulation. Where it is not possible to achieve separation of
noise-sensitive development and noise sources without undue impact on
other sustainable development objectives, then any potential adverse effects
should be controlled and mitigated through applying good acoustic design
principles, promoting new technologies and improved practices to reduce
noise at source, and on the transmission path from source to receiver.
16.5 Furthermore, the Mayor’s Housing SPG sets out that proposals should limit
the harm to neighbouring properties, whilst recognising that to comply with
Policies seeking the optimal use of land, some development proposals may be
allowed even where harm has been identified.
16.6 Daylight and Sunlight
16.7 The Daylight and Sunlight report sets out that a loss of light to neighbouring
properties has been assessed based on the following tests; the 25 Degree
Line, Vertical Sky Component (VSC) (and retained VSC), No-Sky Line (often
referred to as Daylight Distribution) and Average Daylight Factor (ADF). In
addition, two tests of sunlight loss were conducted; an assessment of Sunlight
Access (annual Probable Sunlight Hours – APSH) and an assessment of
overshadowing.
16.8 When assessing impacts related to loss of natural light, the Mayor’s Housing
SPG advises that avoiding harm to habitable rooms is the priority, which are
usually defined as any room used or intended to be used for sleeping,
cooking, living or eating purposes. Enclosed spaces such as bathrooms or
toilet facilities, service rooms, corridors, laundries, hallways, utility rooms or
similar spaces are excluded from this definition of habitable rooms, and in
some circumstances, a large kitchen or if the kitchen forms part of a
living/kitchen/dining room (LKD), it would be counted as a habitable room.
There is no statutory definition or size requirement for kitchens to be
counted as a habitable room, however the Mayor’s Housing SPG sets out that
any kitchen more than 13m2 should usually be counted.
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16.9 The 25 Degree Line test is a simple initial assessment, where a plane is drawn
from the midpoint of the window under assessment at an angle of 25° from
the horizontal. If the plane would intersect any part of the proposed
development, then the 25 Degree Line test is failed, and the first test of VSC
should be conducted.
16.10 VSC is a measure of the amount of sky visible from the midpoint of a window,
where the area of visible sky is expressed as a percentage of an unobstructed
hemisphere of sky. This percentage therefore represents the amount of
daylight available for that particular window, and BRE guidance recommends
that a VSC of 27% should be maintained, however, this is not always
achievable in dense urban environments. In addition to the amount of sky
visible, Relative VSC (rVSC) is a measure of the reduction of visible daylight,
and BRE guidance recommends that a development proposal would have a
negligible impact if the reduction in rVSC is between 0 – 20%, would have
minor significance if the reduction is between 21 – 30%, would have
moderate significance if the reduction is between 31 – 40% and would have
substantial significance if the reduction is above 40%.
16.11 A No-Sky Line assessment divides those areas of the working plane (850mm
above floor level) which can receive direct skylight, from those which cannot.
A room may be adversely affected if, following development, the area of the
working plane that can receive direct skylight is less than 0.8 times its former
value.
16.12 Annual probable sunlight hours (APSH) is a measure of sunlight that a given
window may expect over a year period. The BRE guidance recognises that
sunlight is less important than daylight in the amenity of a room and is heavily
influenced by orientation. North facing windows may receive sunlight on only
a handful of occasions in a year, and windows facing eastwards or westwards
will only receive sunlight for some of the day. Therefore, BRE guidance states
that only windows with an orientation within 90 degrees of south need be
assessed. BRE guidance recommends that the APSH received at a given
window should be at least 25% of the total available, including at least 5% in
winter. Where the proposed values fall short of these, and the loss is greater
than 4%, then the proposed values should not be less than 0.8 times their
previous value in each period.
16.13 Having regard to the size of the proposal, and the character of the
surrounding area, the Daylight and Sunlight Assessment has assessed impacts
on Invermore Place, Crown House, 1-5 Villas Road, 7 Villas Road, 98-108
Polthorne Grove, 1-23 Clendon Way and 27-31 Walmer Terrace.

ITEM NO: 8
Page 585

16.14 Invermore Place
16.15 Invermore Place, immediately to the west of the application site, comprises a
four-storey residential building containing double-stacked maisonettes, with
front doors at ground floor level and deck access at second floor level for the
upper-floor maisonettes, which results in windows at this level facing the site
being set back from the façade with an overhang. Floor plans for these
properties indicate that the lower floor of each maisonette contains a kitchen
facing towards the application site and a living room facing towards the
communal open space to the west, with the upper floors containing two
bedrooms, one facing east and one facing west.
16.16 Relevant to this application are the 54 east-facing windows, serving kitchens
and bedrooms. The majority of these windows currently experience very
open aspects, reflective of the low-rise nature of the application site, and this
is expressed in VSCs of mid to high 30s (where the maximum score is 40%
and the baseline target is 27%). It is noted that the applicant has sought to use
lower targets of between 15-18% retained, and the Mayor’s Housing PPG
states that lower targets can be used in more urban environments,
recognising that the BRE guidance assumes a suburban character.
16.17 All assessed windows would fall below the 27% target set out in BRE
Guidance, with access to daylight for windows facing the deck-access at
second floor level nearly completely removed and would therefore be
significantly noticeable. Windows across the rest of the façade would
experience losses ranging from the approximately 30% to 45% and would
therefore be of moderate or high significance with all but one window
retaining in excess of 18% VSC. Given the relatively low-rise nature of the
existing buildings, the properties within Invermore Place have
uncharacteristically high levels of daylight access for an urban environment on
a town centre boundary, and it is therefore recognised than any substantial
redevelopment of the application site would lead to some loss of daylight.
Moreover, because of the overhang at second floor level, any development
which optimises capacity would result in significant impacts to windows facing
the deck-access.
16.18 It is further noted that all properties within Invermore Place are dual-aspect
through-dwellings, with east and west facing windows, and that half of the
affected windows serve small kitchens, separate from the principal living room
which faces east, and these kitchen windows are therefore considered to be
of lower importance. On this basis, whilst the impacted on the affected
windows is considered to be significant, the impact on the overall quality of
accommodation for occupants of Invermore Place would be low.
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16.19 Crown House
16.20 Crown House is located to the north-west of the site, facing Plumestead
Road and accessed from a short cul-de-sac, and is used for residential
purposes. 16 windows have been assessed and site layouts have been
assumed based one external observations.
16.21 The majority of windows within this property experience small reductions in
VSC that are in accordance with the BRE guidelines. There are four small
east-facing windows that experience larger proportional VSC reductions,
however, these appear to be secondary windows to dual aspect rooms,
where the principal windows do not directly face the site. The principal
windows retain VSC values in excess of 24% and therefore the overall impact
on the spaces will not be material. This is supported by the NSL analysis,
which shows that reductions will be negligible and 7 of the 9 rooms assessed
will not experience any NSL loss.
16.22 All the rooms which have a window orientated within 90 degrees due south
and material for assessment experience fully BRE compliant changes in APSH.
In accordance with BRE Guidance the effects will be unnoticeable.
16.23 1-5 Villas Road
16.24 1-5 Villas Road are a small group of two-storey terraced houses to the northeast of the application site at the Junction of Plumstead Road with Invermore
Place. Site layouts are not known but based on external observations, it is
considered that the ground floor site facing windows serve kitchens, the
windows on the first floor serve bedrooms, and the living rooms are
therefore located on the rear elevation of the building and unaffected by the
proposed development. The assessment considers the effect on 9 windows
serving 9 site-facing rooms. As above, these properties experience very open
aspects reflected in existing VSC scores of 29.12% to 34.00%.
16.25 1 Villas Road retains VSC scores of 21.1% to 23.14%, 3 Villas Road retains
VSC scores of 18.38% to 20.15% and 5 Villas Road retains VSC scores of
15.03% to 17.35%. These represent substantial significance in terms of the
loss of access to natural daylight to these windows, and exceeds the
recommended BRE guidance.
16.26 It is noted, however, that the properties affected are all dual-aspect houses,
and that the principal living room appears to face east (away from the
application site) and would therefore be unaffected. On this basis, it is
considered that the impact on the affected windows would be substantial,
however the impact to the overall quality of accommodation would be low.
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16.27 7 Villas Road
16.28 7 Villas Road is a three-storey block of flats sited to the east of the
application site at the junction of Villas Road and Polthorne Grove. Based on
the layouts of these flats, it has been identified that of the 28 windows, the 12
directly facing the site serve 6 LKDs and 6 bedrooms. There are balconies
overhanging the LKDs which have been omitted from the analysis in
accordance with BRE Guidance.
16.29 The 12 windows facing the application site experience proportional VSC
reductions between 50% to 60%, which exceeds default BRE Guidance and
would have a substantial impact. However, as the rooms are dual aspect
proposal does would cause any noticeable change to the distribution of
skylight within the room as day. It is also of note that the side elevation
windows serving these LKDs all retain VSC scores of over 24%, which would
be relatively good for an urban environment.
16.30 In addition, all the rooms which have a window orientated within 90 degrees
due south, and are therefore material for assessment for sunlight, will
experience fully BRE compliant changes in APSH and the proposal will
therefore not cause a noticeable impact on sunlight.
16.31 As such, whilst some windows would be substantially affected in terms of
daylight, it is considered that the overall impact on the flats within 7 Villas
Road would be low.
16.32 98-108 Polthorne Grove
16.33 98-108 Polthorne Grove is a four-storey residential block of flats with deck
access. The submitted analysis considers the effect on 43 windows serving 30
site facing rooms The property has overhangs above the first and third floor
windows which have been omitted in accordance with BRE Guidance.
16.34 Whilst it is recognised that some windows, as a result of the proposed
development, would see reductions reduce to below 27% VSC where existing
VSC is higher, it is recognised that where this occurs, the proportional loss to
VSC would be less than 20%, and would therefore not be significant. Where
windows currently experience low access to daylight, these windows would
be more severely affected, however, noting that existing levels are low due to
overhangs in the building’s design, it is considered that the impact would not
be noticeable.
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16.35 1-23 Clendon Way
16.36 Located to the east of the site, 1-23 Clendon Way is 4-storey property
comprised of stacked maisonettes, similar to Invermore Place (discussed
above). It has balconies at second floor level serving the top-level
maisonettes, together with bricked projections to provide privacy from the
adjacent units. These balconies and projections have been omitted from the
analysis to understand their effects in accordance with BRE guidance.
16.37 The typical layout of the lower maisonette units indicate a ground floor sitefacing small kitchen and a dual aspect living room (where the living room has
a window facing the site and on the opposite elevation), together with a sitefacing bedroom and bathroom/WC at first floor level. On the second and
third floors, the layouts show there is a site-facing living room at second floor
and a site-facing bedroom & bathroom/WC at third floor.
16.38 The site-facing rooms receive unusually high levels of VSC and NSL in the
existing situation, because of the relatively low-rise nature of the existing
college buildings, and the proposal results in some significant impacts,
exceeding BRE guidance targets, to windows facing the application site. On an
unfettered façade, the proportional VSC reductions to the windows range
from 30% to 47.6% and proportional reductions in NSL of up to 62%.
16.39 However, when discounting the effect of the balconies and roof overhangs, as
per BRE guidance, whilst proportional reductions in VSC to the windows
serving the flats are in the region of 30% to 45%, and would therefore be
moderate to substantial, the retained VSC values to all windows range from
17.5% to 27.9%, which is considered to be acceptable in this instance, and
would not cause significant harm to occupiers of these properties.
16.40 27-31 Walmer Terrace
16.41 27-31 Walmer Terrace is located to the south-east of the application site, on
the opposite side of the railway line. The analysis demonstrates that the
proposal would not have a noticeable impact on access to natural light for
units within these properties.
16.42 Outlook
16.43 Owing to the low-rise nature of the existing development site and having
regard to Policy D3 of the London Plan, it is recognised that there would be
some loss of aspect for nearby properties as a result of any comprehensive
redevelopment of the site, however as discussed above, the impact on access
to natural light is considered to be overall low.
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16.44 In addition, it is considered that the variation in heights between buildings
with visible gaps where the skyline can be seen from the lower floors of
neighbouring buildings both allows the expressive architecture of each block
to be appreciated but gives the proposal a human scale which reduces the
feeling of enclosure, compared to a monotone or bland palette. As such,
whilst there would be some loss of outlook, it is considered that appropriate
measures have been taken to lessen its impact on the outlook of surrounding
buildings.
16.45 It is further recognised that the majority of existing dwellings in the locality
are dual aspect, with the properties on Invermore Place and Villas Road
largely benefitting from both easterly and westerly views which reduce the
reliance on one aspect to provide a source of outlook.
16.46 On this basis, it is considered that whilst the proposal would have a
noticeable impact on the outlook on all dwellings facing the site, this would
not be so significant as to warrant a refusal, would not significantly harm the
amenity of nearby residential properties and the proposal is therefore
considered to be acceptable in this regard.
16.47 Noise and Disturbance
16.48 The application site falls within a largely residential area, notwithstanding that
the existing use of the site is as a college, and the main sources of noise in the
area are Plumstead Road and the railway sidings to the south. Maximum noise
levels at the south of the site were largely dictated by fast train passes on the
railway line and sporadic vehicle movements on Vilas Road and Invermore
Place, whilst maximum noise levels at the north edge of the site were
generally dictated by vehicle movements on Plumstead Road. Background
noise levels (LA90) across the site were dictated by constant road traffic
noise from the surrounding roads, but generally, areas of the development at
the northern and southern edges of the site will be subject to the highest
noise levels.
16.49 Across the northern edge of the site, average noise levels during the daytime
(0700-2300hrs) were 74 dB LAeq, average noise levels during the night-time
(2300-0700hrs) were 72 dB LAeq, and typical maximum noise levels during
the night-time were 77 dB LAmax. Across the southern edge of the site,
average noise levels during the daytime were 68 dB LAeq, during the nighttime were 61 dB LAeq, and maximum noise levels during the night were 76
dB LAeq (when trains pass by). As such, it is recognised that the existing
noise environment, largely as a result of the highly-used Plumstead Road,
results in relatively high background noise levels for an otherwise residential
area.
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16.50 Whilst each case is assessed on its own merits, the Council’s Environmental
Protection Team advise that development proposals should seek, either
through passive design or through the use of mitigation measures, to ensure
that the existing background sound level will not increase when measured
one metre from the façade of the nearest noise sensitive premises.
16.51 In order to achieve this, mechanical plant equipment and ventilation should be
designed, or the noise from the plant should be attenuated, so that it is 10dB
below the existing background level (LA90 15min), assessed in accordance
with British Standard 4142:2014+A1:2019 Methods for rating and assessing
industrial and commercial sound.
16.52 BS 4142:2014+A1:2019 provides a method of assessing the impact of a source
of industrial or commercial sound including sound from industrial and
manufacturing processes, fixed installations, the loading and unloading of
goods, vehicles and mobile plant, and is therefore appropriate for this
assessment.
16.53 The ventilation scheme for the project is Mechanical Ventilation with Heat
Recovery (MVHR) and therefore, there will be no background ventilators in
the external façades. The MVHR system would be selected to ensure that
noise from air supply and extract ductwork does not exceed acceptable levels
within habitable rooms, and Appropriate specifications for noise levels from
the MVHR system (operating at typical maximum duty) would to ensure that
noise is no greater than 30 dB LAeq,T at 1.5m from bedroom and living room
windows, and 35 dB LAeq,T at 1.5m for other habitable room windows.
These details would be secured by condition.
16.54 Further, as a result of redevelopment, there will be an increase in movements
and general activity across the site, with the introduction of activity later in
the day, early in the morning, and at weekends, which would therefore likely
result in some additional disturbance. However, residential uses are unlikely
to generate significant levels of noise over and above site existing site
conditions, and when compared to other non-residential uses, given the
existing noise profile of the area is dominated by vehicle and train movements
at either end of the site. On this basis, the proposal is considered acceptable
in terms of its impact on amenity in terms of noise.
17.

Transport, Parking and Access

17.1 Policy T1 of the London Plan (Strategic approach to transport) seeks
development proposals to facilitate the delivery of the Mayor’s strategic
target of 80 per cent of all trips in London to be made by foot, cycle or public
transport by 2041. All development should make the most effective use of
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land, reflecting its connectivity and accessibility by existing and future public
transport, walking and cycling routes, and ensure that any impacts on
London’s transport networks and supporting infrastructure are mitigated.
17.2 Policy T2 of the London Plan (Healthy Streets) requires development
proposals to demonstrate how they will reduce the dominance of vehicles on
London’s streets whether stationary or moving, be permeable by foot and
cycle and connect to local walking and cycling networks as well as public
transport.
17.3 Policy T4 of the London Plan (Assessing and mitigating transport impacts) sets
out that development proposals should reflect and be integrated with current
and planned transport access, capacity and connectivity. When required,
transport assessments or statements should be submitted with development
proposals to ensure that impacts on the capacity of the transport network
(including impacts on pedestrians and the cycle network), at the local,
network-wide and strategic level, are fully assessed.
17.4 Policy T4 further explains that where appropriate, mitigation, either through
direct provision of public transport, walking and cycling facilities and highways
improvements or through financial contributions, will be required to address
adverse transport impacts that are identified.
17.5 Policy T5 of the London Plan (Cycling) sets out that proposals should help
remove barriers to cycling and create a healthy environment in which people
choose to cycle. This will be achieved through supporting the delivery of a
London-wide network of cycle routes, with new routes and improved
infrastructure securing the provision of appropriate levels of cycle parking
which should be fit for purpose, secure and well-located.
17.6 Developments should provide cycle parking at least in accordance with the
minimum standards, ensuring that a minimum of two short-stay and two longstay cycle parking spaces are provided where the application of the minimum
standards would result in a lower provision. Cycle parking should be designed
and laid out in accordance with the guidance contained in the London Cycling
Design Standards and proposals should demonstrate how cycle parking
facilities will cater for larger cycles, including adapted cycles for disabled
people.
17.7 Policy T6 of the London Plan (Car Parking) states that car parking should be
restricted in line with levels of existing and future public transport
accessibility and connectivity. Car-free development should be the starting
point for all development proposals in places that are (or are planned to be)
well connected by public transport, with developments elsewhere designed to
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provide the minimum necessary parking (‘car-lite’). Car-free developments
have no general parking but should still provide disabled persons parking.
17.8 The maximum car parking standards, disabled persons parking, and the
provision of electric or other Ultra-Low Emission vehicles are set out in
Policy T6.1 to Policy T6.5, however it should be noted that for all
development types in PTAL 5 or 6, or within the Central Activities Zone,
proposals are expected to be car-free.
17.9 Policy T6.1 (Residential parking) states that new residential development
should not exceed the maximum parking standards set out in Table 10.3.
These standards are a hierarchy with the more restrictive standard applying
when a site falls into more than one category. Table 10.3 is reproduced
below:
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17.10 Policy T6.1 sets out that for 3% of dwellings, at least one designated disabled
persons parking bay per dwelling should be available from the outset and
these spaces must be for residents’ use only (whether M4(2) or M4(3)
dwellings), not be allocated to specific dwellings, unless provided within the
curtilage of the dwelling, and explains that these spaces should count towards
the maximum parking provision for the development.
17.11 Policy T6.5 (Non-residential disabled persons parking) also sets out that all
non-residential elements should provide access to at least one on or offstreet disabled persons parking bay. Disabled persons parking bays should be
located on firm and level ground, as close as possible to the building entrance
or facility they are associated with and designated bays should be marked up
as disabled persons parking bays from the outset.
17.12 Policy T6 further states that adequate provision should be made for efficient
deliveries and servicing and emergency access. A Parking Design and
Management Plan should be submitted alongside all applications which include
car parking provision, indicating how the car parking will be designed and
managed, with reference to Transport for London guidance on parking
management and parking design. Where sites are redeveloped, parking
provision should reflect the current approach and not be re-provided at
previous levels where this exceeds the standards set out in this policy. Some
flexibility may be applied where retail sites are redeveloped outside of town
centres in areas which are not well served by public transport, particularly in
outer London.
17.13 Policy IM(c) of the Royal Greenwich Local Plan (Parking Standards) states that
developments must provide the minimum level of car and cycle parking
provision in accordance with the requirements of the London Plan, ensuring
an appropriate level of parking is provided for people with disabilities and
parking is provided for servicing, collection points and waiting areas if
necessary. Policy IM(c) further states that developments in areas of high
Public Transport Accessibility Levels (PTALs) and within Controlled Parking
Zones (CPZs) should be car free.
17.14 Policy IM(b) of the Royal Greenwich Local Plan (Walking and Cycling)
requires new development to integrate with existing footpaths and cycle
paths, to promote walking and cycling safety, and to have regard to the Royal
Borough’s Cycling Strategy.
17.15 The proposed development includes 39 and 5 long stay-spaces and 70 and 4
short-stay spaces for the college and commercial unit respectively, which is
considered to be acceptable. The residential element of the scheme includes
529 long stay spaces, arranged into six cycle stores distributed relatively
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evenly around the site and 7 short stay spaces. This is considered to be an
acceptable level of provision which would be secured by condition, noting
that the short-stay cycling provision falls one short of the require standard,
and this additional space can be controlled by condition.
17.16 The residential element would be car-free, except for blue-badge parking, for
which 3% (9 spaces) would be provided at the outset. The residential element
of the scheme would be car-free, expect for blue badge parking provision,
which will be available for 3% (9) of the total residential dwellings from the
outset of occupation, with 6 spaces provided on New Street and 3 provided
on Invermore Place. 12 spaces are proposed for use by the college, 10
standard car parking spaces on New Street, a dedicated inset parallel bay for
larger vehicles (e.g. minibus) and one blue badge space on Invermore Place
(noting that the spaces on Invermore Place could be used by any blue-badge
holder at any time).
17.17 Having regard to the high PTAL (6a), and policy T6 and T6.1 of the London
Plan, which together require car-free developments in areas of excellent
public transport accessibility and require blue-badge parking to be provide at
the outset, it is considered that the proposed level of residential car parking
is acceptable. On-street car parking is subject to restrictions, and the
controlled parking zone (Plumstead Station CPZ) covering the surrounding
roads will need to be extended to cover the site, and future residents will be
restricted from applying for parking permits within the royal borough. The
Plumstead Station CPZ operate from 09:30-11:00, Monday-Friday, and its
primary function is to prevent commuters using Plumstead Station from
parking in the surrounding residential streets in the morning. As such,
following redevelopment, it would be possible for future occupants to leave
for work prior to 09:30 and to return in the evening, avoiding the times when
the CPZ restrictions apply. To prevent this from occurring, it is necessary to
extend the hours of operation of the CPZ, subject to consultation to amend
the Traffic Order controlling the CPZ, so that the restrictions come into
force earlier. In this regard, it is noted that the restrictions for Woolwich
Arsenal and Woolwich B CPZs start at 08:30 whilst Plumstead Station CPZ
starts at 09:00, and one of these earlier times is recommended. These
provisions would be secured through the s106 agreement, and together are
considered sufficient to prevent on-street parking arising from the proposed
redevelopment.
17.18 Parking for the college represents a significant reduction of on-site parking,
from 87 to 12 (a reduction of 75 spaces), and would be used by employees of
the college only. Owing to the excellent public transport accessibility of the
site, the proposal should seek to minimise the level of onsite car parking
provision to the minimum amount possible, whilst ensuring that this does not
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prevent the college from operating successfully. It is of relevance that the
application site is one of eighteen campuses operated by LSEC (11 school
sites and 7 FE / HE sites across London and the South East). The group
educates approximately 13,000 learners and has approximately 3,500 staff
across its 18 sites. It operates as a single organisation sharing resources, staff,
services and facilities and as a result, the group share, move, travel and deliver
a host of services and equipment across the 18 sites.
17.19 It is also of relevance that LSEC operate a car-sharing scheme for staff, who
may use their own vehicles, as well as the college having access to four pool
cars. The supporting information sets out that the pool cars are typically used
by staff who use public transport to get to and from work, but at the same
time need to travel between sites. LSEC also utilise four mini buses, which are
used to move both staff and students between sites or to take students on
outings, visits and workplace experiences across the south east, and LSEC
further use four transit type vans for moving teaching equipment across their
sites.
17.20 It should be further noted that LSEC’s Greenwich Campus has a number of
students with special educational needs either based at the site or who travel
to the site, and these students require appropriate arrangements for dropoffs and collections by specifically chartered vehicles (inc. taxis) and adapted
vehicles to carry physically or mentally disadvantaged students. The number
of drop-offs and collections varies, with these students requiring the
specifically chartered transport to be parked as close to the entrance at the
start and end of days as possible, to support one to one transit from the
college to the vehicle.
17.21 As such, it is recognised that both the existing and proposed college requires
some level of car parking to function at its highest level, to allow staff (who
often work across multiple campuses on a single day) to move conveniently
across south-east London without disrupting their timetables. It is noted that
TfL’s response raises concerns with the level of car parking for the college
and sets out that the college should be car-free, except for blue-badge
parking, and this is echoed in the GLA’s stage 1 response.
17.22 Whilst these concerns regarding car parking are noted and Policy T6 of the
London Plan seeks to reduce parking to minimal levels in areas of good
accessibility, it is also important to ensure that the proposals do not lead to
displaced parking on the local highway network which would cause problem
to existing users. Having regard to the comments raised by the council’s
Highways and Transport officer, it is recognised that there is still some onstreet parking availability in the area, however generally there is heavy
demand for parking near the site and on-street parking is therefore
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considered to be at a premium during the day, for which any additional
demand will exacerbate existing problems for businesses and visitors.
17.23 As such, it is considered that if no parking were provided for the college
element, this could lead to an increase in on-street parking during the day and
evening (after 11:00, when parking restrictions no longer apply), thereby
worsening existing conditions for local residents, whilst also providing a less
attractive offer for prospective teachers who may require some flexibility in
the approach to moving between campuses. It is also agreed that some level
of operational parking is required to allow the college to function at its
optimum capacity, and the proposed development would result in a very
significant reduction of 75 spaces, from 87 to 12, which is a clear benefit to
the proposal and would promote more active and sustainable modes of
transport.
17.24 On the basis of the above, it is considered that the proposal is acceptable in
terms of its car parking provision, noting that the on-site parking would be
managed through a Car Park Management Plan, secured by condition, and
overall parking levels are considered to support an appropriate transition
from car-reliance to relying predominantly on public and active transport.
18.

Waste and Recycling

18.1 Policy SI 7 (Reducing waste and supporting the circular economy) and Policy
D6 (Housing quality and standards) of the London Plan require developments
to be designed with adequate, flexible, and easily accessible storage space and
collection systems that support, as a minimum, the separate collection of dry
recyclables (at least card, paper, mixed plastics, metals, glass) and food. Policy
H5 of the Royal Greenwich Local Plan also states that new housing should
make adequate provision for waste storage and collection.
18.2 The majority of delivery and servicing will take place from the new internal
link road, however will also occur on Invermore Place and Villas Road. Each
residential block has a communal bin store at ground floor level,
accommodating refuse, recycling, food waste and textiles, whilst the
properties fronting Invermore Place and Villas Road would be provided with
individual waste storage within the property’s boundary. For flatted
accommodation, residents will be required to transport their own waste
from their property directly to their nearest bin store, using the passenger
lifts where necessary, where they will segregate their waste into appropriately
labelled bins. Guidance sets out that the maximum walking distance from each
residential unit to the bin stores should not exceed 30 metres (excluding
vertical distances), and this has been achieved site wide. The Waste
Management Strategy further outlines that communal bin stores will be
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designed to British Standard BS5906:2005 Waste Management in Buildings –
Code of Practice standards, and will therefore include a suitable water point in
close proximity to allow washing down, all surfaces to be sealed with a
suitable wash proof finish, a suitable floor drain and appropriate lighting and
ventilation.
18.3 Separate refuse areas are provided for the commercial unit facing Plumstead
Way and the proposed college use, however owing to the flexible use sought
for the commercial unit, the precise amount of refuse provision is not known.
College waste would be stored on-site, compacted, and would be collected
from the new internal road through the site.
18.4 The above details have been reviewed by the council’s waste management
team, and are considered acceptable, subject to securing the details through a
condition, including compliance with the Waste Management Strategy. A
separate strategy will be required for the commercial unit prior to its first use
as full details are not currently known.
18.5 As such, it is considered that the proposed on-site waste storage and
collection facilities are acceptable and would accord with Policies SI 7 and D6
of the London Plan, and Policy H5 of the Royal Greenwich Local Plan.
19.

Sustainability, Energy and Ecology

19.1 Policy SI 2 of the London Plan (Minimising greenhouse gas emissions) states
that major development should be net zero-carbon. This means reducing
greenhouse gas emissions in operation and minimising both annual and peak
energy demand in accordance with the following energy hierarchy, placing an
additional requirement to monitor emissions beyond implementation to
determine the effectiveness of the mitigation:
• be lean: use less energy and manage demand during operation
• be clean: exploit local energy resources (such as secondary heat) and
supply energy efficiently and cleanly
• be green: maximise opportunities for renewable energy by producing,
storing and using renewable energy on-site
• be seen: monitor, verify and report on energy performance.
19.2 Policy SI 2 sets targets for carbon dioxide emission reductions in buildings.
These are expressed as minimum improvements over the Target Emission
Rate (TER) outlined in national building regulations. The current target for
residential and non-residential buildings is zero carbon beyond the current
Building Regulations Part L 2013.
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19.3 Major development proposals should include a detailed energy strategy to
demonstrate how the zero-carbon target will be met within the framework of
the energy hierarchy and how a minimum on-site reduction of at least 35 per
cent beyond Building Regulations will be achieved. Residential development
should achieve 10 per cent, and non-residential development should achieve
15 per cent through energy efficiency measures. Where it is clearly
demonstrated that the zero-carbon target cannot be fully achieved on-site,
any shortfall should be provided, in agreement with the borough, either:
• through a cash in lieu contribution to the borough’s carbon offset fund;
or
• off-site, provided that an alternative proposal is identified and delivery is
certain.
19.4 Moreover, major development proposals should calculate and minimise
carbon emissions from any other part of the development, including plant or
equipment, that are not covered by Building Regulations, i.e. unregulated
emissions.
19.5 In addition, Policy SI 3 of the London Plan (Energy Infrastructure) states that
all major development proposals shall explore opportunities to maximise the
use of on-site renewable energy generation and incorporate demand-side
response measures.
19.6 Policy G5 of the London Plan (Urban Greening) states that major
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. The
Mayor recommends that boroughs seek an Urban Greening Factor (UGF)
target score of 0.4 for developments that are predominately residential, and a
target score of 0.3 for predominately commercial development (excluding B2
and B8 uses). In broad terms, the UGF is an assessment of the amount, type
and value of natural environment provided on site as a proportion of the
overall site area. The assessment assigns each landscape type (e.g. Seminatural vegetation, intensive green roof to depth of 150mm, extensive green
roof to depth of 80mm, amenity grassland, etc…) with a ‘factor’ (1, 0.8, 0.7
and 0.4 respectively for the landscapes listed above). These factors are a
simplified measure of various benefits provided by soils, vegetation and water
based on their potential for rainwater infiltration as a proxy to provide a
range of benefits such as improved health, climate change adaption and
biodiversity conservation.
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19.7 Policy E1 of the Royal Greenwich Local Plan (Carbon Emissions) requires all
development to reduce demand for energy through its design and
incorporate renewable energy generation within the proposal. In addition, all
developments with a gross floor area greater than 500 m2 or residential
developments of five or more units are required to connect to an existing
decentralised energy network, unless it can be demonstrated that this is
unfeasible or unviable, in which case sufficient infrastructure to enable a
future connection should be provided.
19.8 Major development proposals should include a detailed energy assessment to
demonstrate how the targets for carbon dioxide emissions reduction outlined
above are to be met within the framework of the energy hierarchy. For the
purpose of the London Plan and Royal Greenwich’s Local Plan, CO2
emissions are expressed as a percentage improvement over Part L of the
2013 Building Regulations.
19.9 Relevant modelling output reports (i.e. TER, DER, BRUKL, Overheating, SAP
Input, SAP Thermal Bridging) for the Be Lean and Green stages of the energy
hierarchy and the GLA’s carbon calculators for the different components
have been provided. A roof plan showing the location of the PV panels,
biodiverse roofs and plant allocated space has been provided and indicative
maintenance and operational details of all proposed technologies have been
provided.
19.10 The regulated Part L1A 2013 carbon dioxide emissions for the residential
elements have been calculated to be 290 tonnes of CO2 per year based on
SAP10 carbon emission and the regulated Part L2A 2013 carbon dioxide
emissions for the flexible commercial space and the college have been
calculated to be 3.7 tonnes and 67 tonnes of CO2 per year respectively,
based on SAP10 carbon emission factors.
19.11 A range of energy efficiency measures are proposed, such as improved fabric
specification and air permeability, 100% energy efficient lighting for the
dwellings and energy efficient lighting with appropriate controls and sensors
for the non-residential spaces, accredited construction details (ACDs),
external shading from balconies above the dwellings and solar shading and
exposed soffits for the college. Further, windows would have g values of 0.4
(North and East residential facades), 0.35 (South and West residential
facades) and 0.4 for the flexible commercial space and the college, natural
ventilation through openable windows and mechanical ventilation with heat
recovery for the whole development, and extract systems especially for the
college and cooling for the non-residential spaces are proposed that exceed
the minimum requirements of the Part L of the Building Regulations 2013.
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19.12 These measures, when installed, are predicted to result in a reduction in
regulated CO2 emissions of 13% (equal to 37 tonnes of CO2/year) beyond
the compliant Part L1A 2013 base case, based on SAP10 carbon emission
factors for the residential elements. An improvement of the Dwellings Fabric
Energy Efficiency over the Target Fabric Energy Efficiency of 6% is also being
proposed.
19.13 For the non-residential parts, the measures are predicted to result in a
reduction in regulated CO2 emissions of 25% (equal to 0.9 tonnes of
CO2/year) and 16% (equal to 11 tonnes of CO2/year) for the flexible
commercial space and college respectively, beyond the compliant Part L2A
2013 base case, based on SAP10 carbon emission factors.
19.14 Site-wide, this would mean that the proposed energy demand reduction
measures (Be Lean) would result in a site wide reduction of regulated CO2
emissions of 14% (equal to 49.1 tonnes of CO2/year) beyond the compliant
Part L 2013 base case based on SAP10 carbon emission factors.
19.15 Measures to reduce the unregulated energy and associated emissions have
been investigated and demonstrated in the revised energy report (July 2021).
These include smart metering systems, energy efficiency vertical
transportation, building user guides and Building Management System (BMS)
to assist with the reduction of the unregulated energy usage as well as allow
occupants to monitor and reduce their energy usage post-occupation.
19.16 Although the incorporation of the ACDs throughout the development is
welcomed, the applicant commits in investigating improving the psi value
further than what is currently proposed as part of the detailed design, and
this requirement will be conditioned. In addition, a higher improvement on
DFEE over DFEE should be targeted for all blocks and this requirement will
also be conditioned.
19.17 In line with the revised Energy Strategy, an investigation into existing or
planned District Heating Networks (DHNs) in the vicinity of the proposed
site was carried out via the London Heat Map but the ones identified are
located at a distance which makes connection unviable. The development will
however include designated space for the future provision of the necessary
equipment and incoming mains connections, which is welcomed.
19.18 The revised report further identifies a number of existing and planned DHNs
close to the proposed site including the Royal Arsenal existing DHN
operated by SSE and Land bounded by Pettman Crescent, Nathan Way &
Hadden Road (Ref: 19/4398/O) which is developed by Berkeley Homes and
Peabody. Following communication with the developers of the operational
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DHNs, it has been concluded that there is no spare capacity to serve the
proposed development.
19.19 In addition, the Council is undertaking a detailed decentralised energy technoeconomic feasibility (DE TEF) study to explore if a low carbon energy/ heat
network could be developed to link all areas with anchor loads across
Greenwich Riverside via Woolwich Town Centre extending from
Thamesmead/Abbey Wood to Greenwich West and East areas, which could
potentially serve over 5,000 homes and bring carbon savings of 65% over 30
years with potential to utilise several secondary heat sources.
19.20 A centralised heating system consisted of Air Source Heat Pumps (ASHPs)
and gas boilers to provide the peak load of 60%/40% is proposed. The ASHPs
would be located on the roof of Block A1 and the gas boilers and associated
plant in the ground floor plant in Block A1. No mechanical cooling is
proposed for the dwellings, and Thermal buffer/storage is also proposed
although final design will be determined at detailed design stage, to be
secured by way of condition.
19.21 The flexible commercial space would be served by split/multi split ASHPs to
provide the space heating and cooling and immersion electric heaters to
provide the hot water. Due to the relatively small size of the space in Block
A, the proposed energy servicing strategy is accepted.
19.22 The College will be served by ambient loop fan coil of ASHPs for the
provision of space heating and cooling with temperatures at approximately
25-30C. Hot water would be generated locally through water to water heat
pump systems that feed off the ambient loop network. Thermal buffer/storage
in the region of 6,000 to 8,000 litres would also be installed to regulate the
ASHPs and ensure continuous operation when demand falls during the course
of the day.
19.23 Due to the different heating and hot water demand and profiles between the
College and Residential Blocks, a common central plant to serve the whole
development is not proposed. It is proposed, however, that these two
centralised plant rooms to be interconnected so that “waste” heat from the
college is recovered and utilised within the residential and/or flexible space
elements.
19.24 Relevant plans and layouts showing the interconnection of the centralised
plant rooms within the development have been provided. The plans also
demonstrate the zoning where the plants rooms would facilitate connection
to an offsite heat network, if available.
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19.25 A safeguarded provision to the edge of the site for both residential and
college components will be coordinated with other external utilities/services
at detailed design stage, to be secured through the s106 agreement.
19.26 A number of renewable technologies has been investigated with ASHPs and
solar PV technologies found to be the most feasible for the proposed
development.
19.27 A centralised hybrid system of air to water ASHP system with ASHPs and gas
boilers providing 60% and 40% of the space heating and hot water
respectively. The centralised ASHP system predicts a reduction in regulated
CO2 emissions of 30%, equal to 85.5 tonnes of CO2/year (SAP10 carbon
emission factors), beyond the compliant Part L 2013 baseline.
19.28 In addition, solar PV panels on the roof of residential Blocks B1, B3 and B5
with total capacity of 71.25kWp are proposed to generate 60.9 MWh/year
and reduce the CO2 emissions by 5%, equal to 14.2 tonnes of CO2/year
(SAP10 carbon emission factors), beyond the compliant Part L 2013 baseline.
The electricity generated by the PVs would be distributed between all
dwellings.
19.29 The split/multi split ASHPs proposed to serve the Flexible Commercial space
predict a reduction in regulated CO2 emissions of 16%, equal to 1 tonne of
CO2/year (SAP10 carbon emission factors), beyond the compliant Part L
2013 baseline. The reversible ambient loop water to water ASHPs proposed
for the College predicts a reduction in regulated CO2 emissions of 23%,
equal to 16 tonnes of CO2/year (SAP10 carbon emission factors), beyond the
compliant Part L 2013 baseline.
19.30 In addition, a solar PV system with 24kWp capacity is proposed to be
installed on the roof of the College building. The solar PV will generate
19.5MWh of electricity and predicts a reduction in regulated CO2 emissions
of 7%, equal to c.4.5 tonnes of CO2/year (SAP10 carbon emission factors),
beyond the compliant Part L 2013 baseline
19.31 Site-wide, the proposed low carbon energy servicing strategies (Be Green)
predict a site wide reduction in regulated CO2 emissions of 33%, equal to
120 tonnes of CO2/year (based on SAP10 carbon emission factors) beyond
the compliant Part L 2013 base case based on SAP10 carbon emission factors.
19.32 The cumulative carbon savings of the above measures predict a reduction in
regulated CO2 emissions of 47% (equal to 137 tonnes of CO2/year) beyond
the compliant Part L1A 2013 base case based on SAP10 carbon emission
factors for the residential elements, a reduction in regulated CO2 emissions
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of 42% (equal to 1.5 tonnes of CO2/year) for the flexible commercial space,
and a reduction in regulated CO2 emissions of 46% (equal to 31 tonnes of
CO2/year), for the college, beyond the compliant Part L2A 2013 base case
based on SAP10 carbon emission factors. The combination of all the
proposed measures predict a site-wide reduction in regulated CO2 emissions
of 47% (equal to 169 tonnes of CO2/year) beyond the compliant Part L 2013
base case based on SAP10 carbon emission factors.
19.33 As such, the proposed energy strategy demonstrates that the residential
component of the development does not meet the London Plan’s “zero
carbon” requirement, and, in line with the revised Energy Strategy, the annual
carbon shortfall of 152.74 tonnes of CO2 is therefore proposed to be
addressed through a cash-in-lieu contribution to the Council’s Carbon Offset
Fund which is equivalent to £435,304 based on £95 per tonne of carbon for
30 years.
19.34 The Flexible Commercial Space in Block A and College also do not meet the
London Plan’s “zero carbon” requirement, and therefore annual carbon
shortfalls of 2.1 and 36 tonnes of CO2 in relation to the flexible commercial
space and the college respectively, have to be addressed through cash-in-lieu
contributions to the Council’s Carbon Offset Fund which are equivalent to
£6,012 and £102,600 respectively based on £95 per tonne of carbon for 30
years.
19.35 Taking all of the above into consideration, the total annual carbon shortfall of
191 tonnes of CO2 is proposed to be addressed through a cash-in-lieu
contribution to the Council’s Carbon Offset Fund which is equivalent to
£543,916 based on £95 per tonne of carbon for 30 years.
19.36 Notwithstanding the carbon offset calculations set out above, the proposed
carbon offsetting contribution for the flexible commercial unit is not
accepted, and the applicant should investigate additional onsite measures to
improve on the CO2 emissions savings and percentage reduction to basically
offset the carbon shortfall onsite and maximise the savings onsite, which
could be investigated and secured by condition.
19.37 A number of additional passive design measures, other than those stated
above, have been considered to reduce the risk of overheating in a selection
of the residential units of different orientation, size and height above ground
floor, whilst paying particular attention to units facing south, west and east
including insulated equipment, pipework, good temperature controls and
appropriate ventilation of distribution routes. In this regard, comfort cooling
is not proposed for the dwellings.
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19.38 The results of the overheating assessment showed that all habitable spaces
and corridors pass CIBSE TM59 criteria under DSY1 weather file. In addition,
74% and 63% of the residential habitable spaces and corridors tested pass
CIBSE TM59 criteria under the DSY2 (2003) and DSY3 (1976) weather files,
respectively.
19.39 In line with the GLA’s energy assessment guidance (2020), although it is
acknowledged that the two extreme weather files, DSY2 and DSY3, are
challenging to meet, compliance with the criteria should be maximised
through demonstration that all passive measures have been explored,
including reduced glazing, optimised glazing ratio, maximisation of the floor to
ceiling height and increased external shading. Further, applicants should
commit to develop and distribute a strategy to occupants to provide them
guidance how to reduce the overheating risk in their home in line with the
cooling hierarchy and cope with extreme weather events. This requirement
will be conditioned.
19.40 The SAP Overheating modelling output reports provided demonstrate a slight
or not-significant overheating risk for the residential units assessed. This
demonstrates compliance with Criterion 3 of the Building Regulations.
19.41 A number of measures are proposed to reduce the risk of overheating in the
non-residential spaces including the college and flexible commercial space in
Block A. In particular for the College, measures include air handling units with
incorporated peak temperature lopping and exposed soffits with heavy
thermal mass to control internal temperatures and external solar shading.
Three worst case teaching rooms were assessed for overheating against the
CIBSE TM52 criteria. The results demonstrated that all spaces tested pass the
criteria. High density ICT rooms and Catering facilities will require additional
cooling to mitigate the risk and offset large internal gains.
19.42 The area weighted average (MJ/m2) and total (MJ/year) cooling demand for
the actual and notional building for the non-residential spaces including
Flexible Space in Block A and College has been provided. Whilst in the
previous energy report the actual building’s cooling demand for the flexible
apace was lower than the notional, the revised report shows an increase of
12%, although it is recognised that this is a result of the increased levels of
insulation, however it is considered that further measures should be identified
to reduce the actual cooling demand.
19.43 In line with the revised energy report, the College’s cooling demand has been
demonstrated to be 27% higher compared to the notional. Although this
increase in the cooling demand is outweighed by the savings in space heating
demand as stated in the revised energy report, it should be reduced as much
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as its practicable prior to active cooling being proposed. If meeting the
notional cooling demand is not possible, the applicant should provide a clear
explanation of why it is not possible and outline the implications for building
design, and this would be addressed through the submission of details postapproval.
19.44 With regards to the sustainability measures proposed, the development
proposes to incorporate environmentally friendly and responsibly sourced
materials in line with the BES 6001 Responsible Sourcing of Construction
Products guidance. With regards to the non-residential spaces of the
development, BREEAM pre-assessments have been carried out for the flexible
commercial space and college using BREEAM 2018 New Construction. In line
with the reports, the College proposes to achieve BREEAM Outstanding or
88.46% (≥85%) and Flexible Space to achieve BREEAM Excellent or 72.51%
(≥70), and as such, the proposed targets are in line with Policy DH1 of the
Local Plan (2014).
19.45 A Preliminary Ecological Appraisal (PEA) and Extended Phase 1 Habitat
Survey have been carried out for the land at 95 Plumstead Road to assess the
baseline ecological conditions of the site and its potential to support
protected species and species of conservation concern.
19.46 With regards to the PEA, the report demonstrates that the site consists
mainly of buildings, hardstanding with scattered areas of amenity grassland,
smaller areas of introduced shrub and hedgerows and scattered trees. The
site has been found to be of low ecological value.
19.47 The site is not subject to any statutory nature conservation designations and
no statutory sites are present within 2km of the site. The Impact Risk Zone
(IRZ) of Oxleas Woodlands LNR and SSSI, located 3km south of the site and
sixteen non-statutory designated sites within 2km of the site with the closest
being Plumstead Railway Cutting Site (SINC) located immediately south of the
site and River Thames and Tidal Tributaries SMINC 700m north.
19.48 No evidence of badgers, great crested newts, reptiles, dormice, water voles
and otters or suitable habitats to support these species have been identified
during the site survey.
19.49 Evidence of invasive cotoneaster sp. was confirmed during site survey and
measures should be taken to remove this plant from site following best
practice guidance (DEFRA).
19.50 Although the site is considered to have low potential to support notable
invertebrates, actions are proposed to enhance the value of the site including
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bee bricks, habitat panels and stag beetle loggeries and log piles, sandy piles
and rock piles.
19.51 The piles would be implemented on the proposed biodiverse roofs which will
also utilise at least 30 species that are ideal for rockery type planting and have
high biodiversity value including: sea thrift, great mullein, yarrow, lesser
calamint, common primrose, mother-of-thyme, small scabious and bugle. The
green roofs would have a typical substrate composed of recycled crushed
brick, expanded clay shale and recycled organic content and be designed,
installed and maintained in line with the GRO Green Roof Code.
19.52 Evidence of a range of bird species and suitable habitats such as scattered
trees, hedgerow and scrub on site to support birds were recorded during the
desk based study and site survey including house sparrow and starlings.
Mitigation measures are proposed such as any tree and shrub clearance
should be taken outside of the bird breeding season, two specialist house
sparrow next boxes and three generalist bird boxes.
19.53 The desk-based study identified five records of bat species including noctule,
serotine, common/ soprano and nathusius pipistrelle within 2km of the site.
All buildings and trees on-site are assessed as having low or negligible
potential to support roosting bats. However, the Plumstead Railway Cutting
SINC has potential to support communing and foraging bats. The Bat Survey
Report identified low levels of commuting and foraging activity on-site during
the emergence survey but no emergence behaviour. Certain measures are
proposed to minimise the impact on roosting bats such as biodiverse green
roof, wildlife friendly landscaping, bat boxes and wildlife sensitive lighting. A
single emergence/re-entry survey visit is also recommended due to the low
potential of roosting features.
19.54 Evidence of moderate to good quality trees were identified on-site. A number
of trees along the southern border and one tree on the northern border are
proposed to be retained. Measures to protect these trees are proposed such
as pruning for construction phase, root protection areas, to be secured by
way of condition. Six trees are proposed to be removed but a new highquality stock of trees is proposed. The Central Courtyard would also include
multi-specimen trees and hedges, shrubs and ground covers including
evergreen and broadleaved trees.
19.55 Based on the findings of the PEA, the demolition and construction works will
not have an impact on the designated sites due to the location of the
proposed site. Any clearance of habitats identified within the site to support
protected/notable species will be compensated through soft landscaping
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proposals including green roofs and planting schemes of recognised value to
wildlife.
19.56 Other mitigation, enhancement and compensation measures are proposed
including an ecologist’s site visit to be undertaken prior to any works
commencing to confirm the presence/absence of nest sites.
19.57 A management plan has been provided within Appendix 3 of the Biodiversity
Enhancement and Management Plan which demonstrates the actions for the
first five years after project completion. Whilst the management plan actions
provided are generally fine, a more detailed landscape and ecological
management plan including management responsibilities and long-term design
objectives would be secured by way of condition. The measures in the
Management Plan are supported, however the applicant should further
explore the use of permeable paving on the courtyards and private terraces.
19.58 The proposed development would achieve an urban green factor of 0.3 which
is below the target of 0.4 as set out in Policy G5 of the London Plan for
mainly residential schemes. The challenges associated with achieving the
target UGF score are noted, and the scheme would improve the biodiversity
value of the site, and as such, a condition requiring at least a UGF score of 0.3
to be achieved, with measures explored to further increase this explored at
the submission of details stage.
19.59 The applicant is committed, however, to including intensive and extensive
green roofs, green walls, trees, an increase in permeable paving, hedges,
amenity grassland and trees. Whilst the inclusion of the measures is
welcomed, because the UGF is still falling short of the target, the applicant is
advised to investigate species rich grassland to cover an increased area
instead of amenity grassland.
20.

Legal Agreement

20.1 Policy IM1 of the Royal Greenwich Local Plan sets out that all qualifying
developments will provide for the infrastructure, facilities, amenities and
programmes that are considered necessary to support and serve the
development and offset any harm. In addition, the Planning Obligations (s106)
Guidance SPD (2015) sets out a range of obligations which the local planning
authority normally seeks contributions for, including calculations where
relevant, to determine the scale of contribution (e.g. Cycle Training, GLLaB,
Car Club).
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20.2 The development of this site will require a legal agreement, and the following
Heads of Terms have been agreed between the Royal Borough of Greenwich
and the applicant:
• Affordable Housing
▪ The provision of 50.4% (by unit) overall affordable housing provision
(148 units), comprising of 72 units (24.5%) as London Affordable Rent
and 76 units (25.9%) as Intermediate Housing (Shared Ownership).
▪ Affordable housing unit mix to be provided as set out in the following
table:
Tenure
Studio
1-bed
2-bed
3-bed
London
0
20
32
20
Affordable
Rent
Intermediate 0
29
35
12
(Shared
Ownership)
Total Affordable Housing (by unit)
Total Affordable Housing (by habitable room)

Total
72
76
148
822

▪ All affordable units to be occupied before occupation of all private
sale units.
▪ Early-stage review in accordance with Mayor’s Viability SPG (August
2017) and the Review mechanisms Procedure Practice Note April
2019.
London Affordable Rent (Specific)
▪ London Affordable Rented units will be at (or no more than) the GLA
benchmark rent levels and these are updated by the GLA on an
annual basis in accordance with the Mayor's Funding Guidance.
▪ Submission of a Lettings Plan.
Shared Ownership (Specific)
▪ Shared Ownership Eligibility criteria targets applicants who meet the
lower RBG income band of £71,000 for 1 and 2 bed properties and
£88,000 for 3 bed properties for the first 3 months of marketing,
after this period the dwelling can be marketed at GLA income
thresholds London-wide.
▪ Agreement protocol for the Council to advertise to individuals living
and / or working in the Borough in the first instance, with units to be
ITEM NO: 8
Page 609

▪
▪
▪
▪

marketed for sale exclusively to Eligible Purchasers who are Local
Residents within the initial marketing period.
Submission of an Accessible Marketing Plan for the adaptable units.
Submission of Intermediate Housing Sales and Marketing Plan.
Submission of an agreement to establish a method to provide annual
verification details to the council’s housing department.
To keep service charges for tenants to a fair and reasonable level.

• Transport
▪ Amendments to the Traffic Order Controlling Plumstead Station
CPZ to extend its coverage to include the site, and consult on
increasing the number of hours it is active (£3,500), and to fund any
additional enforcement required, sum to determined in consultation
with the applicant and members updated accordingly.
▪ Residents and other occupiers of the development (except Blue
Badge holders) to be exempt from acquiring CPZ permits including
amendments to Traffic Orders as required.
▪ £5,880 towards the provision of adult cycle training programme.
▪ Car-Club membership (cost of membership x 5 years x No. of
units).
▪ Enter into a s278 and/or s38 for relevant highways works to
Invermore Place, Villas Road and Plumstead Road to facilitate redevelopment.
▪ To commit to street level upgrades on Invermore Place and Villas
Road, including new street lighting.
▪ Financial contribution towards the implementation of Cycleway 4,
sum to determined in consultation with the applicant and members
updated accordingly.
• Education and Employment Training
▪ Commitment to utilise Greenwich Local Labour and Business
(GLLaB) during the construction phases.
▪ Contribution towards GLLaB of £294,000 (to be index linked in line
with the RPI index).
• Energy and Carbon Offsetting
▪ Financial contribution to the Local Authority to account for
emissions from the development to be calculated at a rate of
£95/tonne as required.
▪ Designated space for the future provision of the necessary
equipment and incoming mains connections for connection to a
District Heating Network (DHN), in the event that an appropriate
DHN comes online within the lifetime of the development, including
a safeguarded provision to the edge of the site for both residential
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and college components to be coordinated with other external
utilities/services.
▪ The development will be designed to enable post construction (Be
Seen) monitoring and that the information set out in the ‘be seen’
guidance is submitted to the GLA’s portal at the appropriate
reporting stages.
▪ A monitoring agreement that will be signed between the Local
Authority and the applicant to monitor the effectiveness of the
renewable energy technology, to be signed at 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 and provision of monitoring data to the
Council’s Sustainability Team for a minimum period of 5 years.
• Play Space
▪ Financial contribution toward off-site play space for children of 12+
years within the vicinity of the site, sum to determined in
consultation with the applicant and members updated accordingly.
• College Use
▪ Community Use Agreement for the College enabling the new
college facilities to be used by the wider community at certain times,
in accordance with Policy S3 of the London Plan.
• Other Obligations
▪ Retention of an architect for the lifetime of the development until
completion.
▪ Payment of legal costs associated with the drafting, signing and
completion of the s106.
▪ Payment of a financial contribution toward s106 monitoring costs.
20.3 It should be noted that where obligations take the form of financial
contributions, and the contribution has been calculated from a formula within
the Planning Obligations SPD, the rate for such contributions will be set at
the time of the application. The rates set out in the Planning Obligations SPD
apply from April 2015 and are subject to indexation in line with the RPI from
the date of adoption of the SPD.
21.

Public Sector Equality Duty (PSED) and Human Rights

21.1 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
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planning application has been processed and assessed with due regard to the
PSED. The application proposals are not considered to conflict with the Duty.
21.2 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 below, is compatible with the Act.
22.

Conclusion and Planning Balance

22.1

The proposed development is considered to be acceptable in principle,
making efficient use of surplus land on a brownfield site to deliver a significant
number of homes, with a very good level of affordable housing (50.4% by
unit), comprising of 72 units (24.5%) as London Affordable Rent and 76 units
(25.9%) as Shared/Ownership units. It is further recognised that in
redeveloping the college with a smaller floorspace, the campus would be able
to function at increased capacity, in part because the college would be design
for its purpose, and in part because large parts of the existing campus are
unsuitable or unusable.

22.2

The overall design quality of the proposal is considered to be acceptable, and
whilst it is recognised that the proposal would introduce tall buildings into a
site which falls partly within, and partly outside the designated tall building
zone, due to the high quality design, the variation in height and the
sympathetic materials proposed, it is considered that the proposal would
have a beneficial impact on the surrounding area in townscape terms.

22.3

The functional and environmental impacts of the tall building have been
considered, in accordance with Policy D9 of the London Plan, and it is
considered that the proposal, subject to mitigation would not result in
significant adverse impacts on surrounding residential properties or the public
realm. Moreover, noting the existing and proposed uses, it is considered that
whilst activity on-site is likely to significantly increase, this would not give rise
to any significant adverse impacts on noise or air quality.

22.4

The residential element of the proposal would be car-free, except for blue
badge holders for which 9 car parking spaces would be provided on-site,
within the new east-west road, and on Invermore Place. Noting the very high
PTAL, this is considered acceptable. 12 spaces are proposed for use by the
college, comprising of 10 standard car parking spaces on New Street, a
dedicated inset parallel bay for larger vehicles (e.g. minibus) and one blue
badge space on Invermore Place (noting that the spaces on Invermore Place
could be used by any blue-badge holder at any time). This represents a
significant reduction in the number of on-site parking provision, and whilst
the comments from TfL are noted, it is considered that this represents an
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appropriate level of provision which would not hinder or prohibit the college
from functioning whilst also discouraging excessive car use when it is not
required.
22.5

The overall quality of accommodation is considered to be good, and whilst
access to light within some properties in Block A1 would be constrained, this
would not lead to unacceptable living conditions, noting that each unit would
be provided with a balcony which would receive significantly above the
minimum daylight requirements. Across the remainder of the site, access to
daylight and sunlight is generally high, with a large communal courtyard
provided centrally which would provide a welcoming environment and a
sense of retreat for future users.

22.6

Overall, the proposal is considered to represent an efficient use of a
brownfield site in a sustainable location, and on this basis, the proposal is
recommended for approval.

Background Papers:
The London Plan (2021), Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014),
Planning Obligations (s106) Guidance SPD (2015),
The National Planning Policy Framework (NPPF) (2019),
The National Planning Practice Guidance (NPPG),
The Human Rights Act (1998),
The Equalities Act (2010),
Affordable Housing and Viability SPG (2017), Housing SPG (2016).
Report Author:
Tel No.:
Email:
Reporting to:
Tel No:
Email:

Andrew Thornley – Planning Officer
020 8921 5698
Andrew.Thornley@royalgreenwich.gov.uk
Victoria Geoghegan - Assistant Director Planning & Building
Control
020 8921 4296
Victoria.Geoghegan@royalgreenwich.gov.uk
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Appendix 1 – Drawing numbers
The following drawings have been submitted by the applicant in support of
the application:
Drawing Nos.
J106143-PTA-ZZ-00-DR-A-9000 (Rev. P01), J106143-PTA-ZZ-00-DR-A-9200
(Rev. P02), J106143-PTA-ZZ-01-DR-A-9201 (Rev. P02), J106143-PTA-ZZ-02DR-A-9202 (Rev. P02), J106143-PTA-ZZ-03-DR-A-9203 (Rev. P02), J106143PTA-ZZ-04-DR-A-9204 (Rev. P02), J106143-PTA-ZZ-05-DR-A-9205 (Rev.
P03), J106143-PTA-ZZ-06-DR-A-9206 (Rev. P04), J106143-PTA-ZZ-07-DRA-9207 (Rev. P04), J106143-PTA-ZZ-08-DR-A-9208, (Rev. P05), J106143PTA-ZZ-09-DR-A-9209 (Rev. P05), J106143-PTA-ZZ-10-DR-A-9210 (Rev.
P05), J106143-PTA-ZZ-11-DR-A-9211 (Rev. P05), J106143-PTA-ZZ-12-DRA-9212 (Rev. P05), J106143-PTA-ZZ-ZZ-DR-A-3004 (Rev. P03), J106143PTA-ZZ-ZZ-DR-A-3010 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3015 (Rev.
P03), J106143-PTA-ZZ-ZZ-DR-A-3016 (Rev. P03), J106143-PTA-ZZ-ZZ-DRA-3018 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3019 (Rev. P03), J106143PTA-ZZ-ZZ-DR-A-3023 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3026 (Rev.
P04), J106143-PTA-ZZ-ZZ-DR-A-3035 (Rev. P03), J106143-PTA-ZZ-ZZ-DRA-3036 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3037 (Rev. P03), J106143PTA-ZZ-ZZ-DR-A-3045 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3047 (Rev.
P03), J106143-PTA-ZZ-ZZ-DR-A-3048 (Rev. P03), J106143-PTA-ZZ-ZZ-DRA-3050 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3053 (Rev. P03), J106143PTA-ZZ-ZZ-DR-A-3054 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3056 (Rev.
P03), J106143-PTA-ZZ-ZZ-DR-A-3057 (Rev. P03), J106143-PTA-ZZ-ZZ-DRA-3063 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3066 (Rev. P03), J106143PTA-ZZ-ZZ-DR-A-3067 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3068 (Rev.
P03), J106143-PTA-ZZ-ZZ-DR-A-3072 (Rev. P03), J106143-PTA-ZZ-ZZ-DRA-3100 (Rev. P01), J106143-PTA-ZZ-ZZ-DR-A-3101 (Rev. P01), J106143PTA-ZZ-ZZ-DR-A-3102 (Rev. P01), J106143-PTA-ZZ-ZZ-DR-A-9001 (Rev.
P01), J106143-PTA-ZZ-ZZ-DR-A-9010 (Rev. P01), PTA-ZZ-ZZ-DR-A-9011
(Rev. P01), J106143-PTA-ZZ-ZZ-DR-A-9100 (Rev. P05), J106143-PTA-ZZZZ-DR-A-9220 (Rev. P05), J106143-PTA-ZZ-ZZ-DR-A-9300
(Rev.
P02), J106143-PTA-ZZ-ZZ-DR-A-9301 (Rev. P02), J106143-PTA-ZZ-ZZ-DRA-9302 (Rev. P02), J106143-PTA-ZZ-ZZ-DR-A-9400 (Rev. P02), PTA-ZZZZ-DR-A-9401 (Rev. P02), J106143-PTA-ZZ-ZZ-DR-A-9402 (Rev. P02),
J106143-PTA-ZZ-ZZ-DR-A-9403 (Rev. P02), J106143-PTA-ZZ-ZZ-DR-A9404
(Rev. P02), J106143-PTA-ZZ-ZZ-DR-A-9405 (Rev. P02), J106143PTA-ZZ-ZZ-SH-A-0002 (Rev. P03), J106143-PTA-ZZ-ZZ-SK-L-0006 (Rev.
P06), J106143-PTA-ZZ-RF-DR-A-1700 (Rev. S0-P01).

ITEM NO: 8 - Appendices
Page 615

APPENDICES
In addition, the following documents have been submitted by the applicant in
support of the application:
Plumstead College - Greenwich Foundation Works Risk Assessment,
Sustainable Design and Construction Statement (Rev. 04), Cover Letter
(dated 11th February 2021), Cover Letter to RBG (dated 17th June 2021),
Cover Letter to GLA (dated 21st June 2021), Response to GLA/TfL (dated
17th May 2021), Plumstead College – Ecology Addendum Note (15/06/2021),
Air Quality Assessment (June 2021), Internal Daylight – Summary Note (16th
June 2021), Pedestrian Wind environment Statement (17th June 2021), Urban
Greening Factor Assessment (17th February 2021), Preliminary Ecological
Appraisal (October 2020), Health Impact Assessment (November 2020),
Geo-environmental site assessment (Reference: 1920420 R01 (01)),
Biodiversity Enhancement and Management Plan (November 2020), Bat
Survey Report (November 2020), Tree Survey & Arboricultural Impact
Assessment (February 2020), Heritage, Townscape and Visual Impact
Appraisal (October 2020), BREEAM Pre-Assessment Report (13/11/20),
Planning Statement (February 2021), Indicative Fire Strategy Drawings, RIBA
Stage 3 – Fire Strategy Report (Rev. 05), Affordable Housing Statement
(November 2020), Transport Assessment (October 2020), Statement of
Community Involvement (November 2020), Car Park Management Plan
(October 2020), Noise Assessment report (Ref: RP01-18930REV5), BREEAM
New Construction 2018 Pre-Assessment, Flood Risk Assessment – Issue 3
(November 2020), Drainage Strategy Report – Issue 3 (November 2020),
Utilities Appraisal Report (January 2020), Archaeological Desk Based
Assessment (November 2020), Waste Management Strategy (October 2020),
Fire Strategy Report (Ref: DM953/R2 Issue 4), Construction Methodology
and Environmental Management Plan (5th November 2020), Ventilation and
Extraction Details, Daylight and Sunlight Report (May 2020), Design and
Access Statement (Rev. P03) (November 2020), Evacuation Lift Strategy &
Muster Points (June 2021), Energy Assessment (J 106143-PBA-ZZ-XX-RP-J000005) (Rev. P8).
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Appendix 2 – Conditions and Informatives
1. Time Limit
The development to which this permission relates must be begun not later
than the expiration of three (3) years beginning with the date on which the
permission is granted.
Reason: As required by Section 91 of the Town and Country Planning Act
1990.
2. Approved Drawings
The development hereby approved shall be carried out in accordance with
the followings plans and documents:
Approved Plans:
J106143-PTA-ZZ-00-DR-A-9000 (Rev. P01), J106143-PTA-ZZ-00-DR-A-9200
(Rev. P02), J106143-PTA-ZZ-01-DR-A-9201 (Rev. P02), J106143-PTA-ZZ-02DR-A-9202 (Rev. P02), J106143-PTA-ZZ-03-DR-A-9203 (Rev. P02), J106143PTA-ZZ-04-DR-A-9204 (Rev. P02), J106143-PTA-ZZ-05-DR-A-9205 (Rev.
P03), J106143-PTA-ZZ-06-DR-A-9206 (Rev. P04), J106143-PTA-ZZ-07-DRA-9207 (Rev. P04), J106143-PTA-ZZ-08-DR-A-9208, (Rev. P05), J106143PTA-ZZ-09-DR-A-9209 (Rev. P05), J106143-PTA-ZZ-10-DR-A-9210 (Rev.
P05), J106143-PTA-ZZ-11-DR-A-9211 (Rev. P05), J106143-PTA-ZZ-12-DRA-9212 (Rev. P05), J106143-PTA-ZZ-ZZ-DR-A-3004 (Rev. P03), J106143PTA-ZZ-ZZ-DR-A-3010 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3015 (Rev.
P03), J106143-PTA-ZZ-ZZ-DR-A-3016 (Rev. P03), J106143-PTA-ZZ-ZZ-DRA-3018 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3019 (Rev. P03), J106143PTA-ZZ-ZZ-DR-A-3023 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3026 (Rev.
P04), J106143-PTA-ZZ-ZZ-DR-A-3035 (Rev. P03), J106143-PTA-ZZ-ZZ-DRA-3036 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3037 (Rev. P03), J106143PTA-ZZ-ZZ-DR-A-3045 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3047 (Rev.
P03), J106143-PTA-ZZ-ZZ-DR-A-3048 (Rev. P03), J106143-PTA-ZZ-ZZ-DRA-3050 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3053 (Rev. P03), J106143PTA-ZZ-ZZ-DR-A-3054 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3056 (Rev.
P03), J106143-PTA-ZZ-ZZ-DR-A-3057 (Rev. P03), J106143-PTA-ZZ-ZZ-DRA-3063 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3066 (Rev. P03), J106143PTA-ZZ-ZZ-DR-A-3067 (Rev. P03), J106143-PTA-ZZ-ZZ-DR-A-3068 (Rev.
P03), J106143-PTA-ZZ-ZZ-DR-A-3072 (Rev. P03), J106143-PTA-ZZ-ZZ-DRA-3100 (Rev. P01), J106143-PTA-ZZ-ZZ-DR-A-3101 (Rev. P01), J106143PTA-ZZ-ZZ-DR-A-3102 (Rev. P01), J106143-PTA-ZZ-ZZ-DR-A-9001 (Rev.
P01), J106143-PTA-ZZ-ZZ-DR-A-9010 (Rev. P01), PTA-ZZ-ZZ-DR-A-9011
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(Rev. P01), J106143-PTA-ZZ-ZZ-DR-A-9100 (Rev. P05), J106143-PTA-ZZZZ-DR-A-9220 (Rev. P05), J106143-PTA-ZZ-ZZ-DR-A-9300
(Rev.
P02), J106143-PTA-ZZ-ZZ-DR-A-9301 (Rev. P02), J106143-PTA-ZZ-ZZ-DRA-9302 (Rev. P02), J106143-PTA-ZZ-ZZ-DR-A-9400 (Rev. P02), PTA-ZZZZ-DR-A-9401 (Rev. P02), J106143-PTA-ZZ-ZZ-DR-A-9402 (Rev. P02),
J106143-PTA-ZZ-ZZ-DR-A-9403 (Rev. P02), J106143-PTA-ZZ-ZZ-DR-A9404
(Rev. P02), J106143-PTA-ZZ-ZZ-DR-A-9405 (Rev. P02), J106143PTA-ZZ-ZZ-SH-A-0002 (Rev. P03), J106143-PTA-ZZ-ZZ-SK-L-0006 (Rev.
P06), J106143-PTA-ZZ-RF-DR-A-1700 (Rev. S0-P01).
Approved Reports:
Plumstead College - Greenwich Foundation Works Risk Assessment,
Sustainable Design and Construction Statement (Rev. 04), Cover Letter
(dated 11th February 2021), Cover Letter to RBG (dated 17th June 2021),
Cover Letter to GLA (dated 21st June 2021), Response to GLA/TfL (dated
17th May 2021), Plumstead College – Ecology Addendum Note (15/06/2021),
Air Quality Assessment (June 2021), Internal Daylight – Summary Note (16th
June 2021), Pedestrian Wind environment Statement (17th June 2021), Urban
Greening Factor Assessment (17th February 2021), Preliminary Ecological
Appraisal (October 2020), Health Impact Assessment (November 2020),
Geo-environmental site assessment (Reference: 1920420 R01 (01)),
Biodiversity Enhancement and Management Plan (November 2020), Bat
Survey Report (November 2020), Tree Survey & Arboricultural Impact
Assessment (February 2020), Heritage, Townscape and Visual Impact
Appraisal (October 2020), BREEAM Pre-Assessment Report (13/11/20),
Planning Statement (February 2021), Indicative Fire Strategy Drawings, RIBA
Stage 3 – Fire Strategy Report (Rev. 05), Affordable Housing Statement
(November 2020), Transport Assessment (October 2020), Statement of
Community Involvement (November 2020), Car Park Management Plan
(October 2020), Noise Assessment report (Ref: RP01-18930REV5), BREEAM
New Construction 2018 Pre-Assessment, Flood Risk Assessment – Issue 3
(November 2020), Drainage Strategy Report – Issue 3 (November 2020),
Utilities Appraisal Report (January 2020), Archaeological Desk Based
Assessment (November 2020), Waste Management Strategy (October 2020),
Fire Strategy Report (Ref: DM953/R2 Issue 4), Construction Methodology
and Environmental Management Plan (5th November 2020), Ventilation and
Extraction Details, Daylight and Sunlight Report (May 2020), Design and
Access Statement (Rev. P03) (November 2020), Evacuation Lift Strategy &
Muster Points (June 2021), Energy Assessment (J 106143-PBA-ZZ-XX-RP-J000005) (Rev. P8).
Reason: For the avoidance of doubt and in the interests of proper planning.
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3. Development Phasing
The development hereby approved shall be delivered in two primary phases,
in accordance with Drawing No. J106143-PTA-ZZ-RF-DR-A-1700 (Rev. S0P01).
Reason: To allow the college to remain fully operational throughout the
redevelopment process.
4. Demolition and Construction Methodology and Environmental
Management Plan
The development hereby approved shall be implemented in accordance with
the details contained within the Construction Methodology and
Environmental Management Plan (Rev. H) (5th November 2020).
Reason: To ensure the development process does not have a significant
adverse impact on the amenities of nearby residential properties in
accordance with Policy IM5 of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014) and the Greener Greenwich SPD.
5. Construction Logistics Plan
Prior to the commencement each phase of the development hereby
approved, including demolition and site clearance works, a Construction
Logistics Plan (CLP) shall be submitted to, and approved in writing by, the
Local Planning Authority, in conjunction with Transport for London, to
minimise impacts to the local highway network.
The CLP shall include details of (but shall not be limited to):
(a) programme of works;
(b) measures for traffic management and encouragement of sustainable modes
of transport for workers;
(c) details of a vehicle booking system
(d) provision of boundary hoarding and visibility zones of construction traffic
routing;
(e) hours of operation;
(f) haulage routes;
(g) confirmation of all Non-Road Mobile Machinery (NRMM) to be used, or a
statement confirming that NRMM will not be used. All Non-Road Mobile
Machinery (NRMM) and plant to be used on site of net power between
37kW and 560 kW must be registered at http://nrmm.london/.
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Reason: To ensure that the proposed development does not interfere with
the free flow of traffic and conditions of safety on the public highway in
accordance with Policy T7 of the London Plan.
6. Contamination Risks
Prior to the commencement of each phase of the development hereby
approved, excluding demolition and site preparation works, a strategy to deal
with the potential risks associated with any contamination of the site shall be
submitted to, and approved in writing by, the Local Planning Authority. This
strategy will include the following components:
(A) a site investigation scheme, based on the findings of the Geoenvironmental site assessment (Ref: 1920420 R01 (01) – March
2020) (Prepared by RSK) to provide information for a detailed
assessment of the risk to all receptors that may be affected,
including those off-site and during construction, noting the
recommendations of S.12.1.2,with an additional requirement for a
soil cover of 600mm to be provided which should include a
‘marker/capillary membrane’.
(B) the results of the site investigation and the detailed risk assessment
referred to in (A) 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, including mitigation
following the Foundation Works Risk Assessment.
(C) 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 (B) are complete and identifying any
requirements for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action.
(D) Prior to the first occupation of each phase of the development
hereby approved, a verification report demonstrating the
completion of works set out in the approved remediation strategy
and verification plan, (Parts B and C), including an assessment of
their effectiveness, shall be submitted to, and approved in writing, by
the Local Planning Authority. The report shall include results of
sampling and monitoring carried out in accordance with the
approved verification plan to demonstrate that the site remediation
criteria have been met.
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Any changes to these components require the written consent of the Local
Planning Authority. The scheme shall be implemented as approved.
Reason: To ensure that the development does not contribute to, or is not
put at unacceptable risk from, or adversely affected by, unacceptable levels of
water pollution, in line with the National Planning Policy Framework (NPPF)
(Paragraph 170) and Policy E(e) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
7. Explosive Ordnance
a) Prior to the commencement of each phase of the development hereby
approved, 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. Any Preliminary
Risk Assessment of UXO hazards must be undertaken in compliance with
current guidance for managing UXO risks (e.g.C681). 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.
b) 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:
• A Detailed Risk Assessment and Intrusive UXO Survey, based on (a)
to characterize the site and; provide information for a detailed
assessment of the risk to all receptors that may be affected,
including those off site.
• 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.
• Details attaining to Operational UXO Emergency Response Plan;
and UXO Safety & Awareness Briefings – must also be provided.
• The identified mitigation must be carried out in accordance with the
approved details.
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c) On completion of the above (b) a final Verification Report is required for
each phase to demonstrate that the works set out in (b) have been
completed, along with any requirements for longer-term monitoring of
risks, maintenance and arrangements for contingency action.
Reason: To ensure that appropriate arrangements are in place in the event of
the discovery of UXO and 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(e) of the Royal Borough of Greenwich Local Plan: Core
Strategy with Detailed Policies (2014); and policy SD1 of the London Plan
(2021)
8. Whole lifecycle carbon assessment
(A) Prior to the commencement of each phase of the development hereby
approved, a Whole Life-Cycle Carbon Assessment (WLCCA) shall be
prepared in accordance with London Plan Policy SI2 and the draft Whole
Life-Cycle Carbon Assessments guidance (as updated) and submitted to
the Local Planning Authority for written approval, in consultation with the
GLA. In preparing the WLCCA, the applicant should consider reporting
the embodied carbon of all building elements and target materials with A+
to C rating, insulants with low GWP and paints, sealants and other finishes
with low VOCs, as per the BES 6001 Responsible Sourcing of
Construction Products guidance, CIBSE TM65, RICS Whole Life Carbon
Assessment for the Built Environment, 1st Edition and other appropriate
guidance as appropriate.
(B) Prior to the first occupation of each phase of the development hereby
approved, the post-construction tab of the GLA’s whole life carbon
assessment template shall be completed accurately and in its entirety in
line with the GLA’s Whole Life Carbon Assessment Guidance. The postconstruction assessment shall provide an update of the information
submitted at planning submission stage, including the whole life carbon
emission figures for all life-cycle modules based on the actual materials,
products and systems including MEP systems used. This should be
submitted to the GLA at: ZeroCarbonPlanning@london.gov.uk, along with
any supporting evidence as per the guidance and Local Planning Authority
for information.
Reason: In the interests of sustainable development and ensure the carbon
emissions resulting from the materials, construction and MEP and the use of a
building over its entire life have been appropriately reduced in line with
London Plan Policy SI2.
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9. Highways – Signs, Road Markings and Traffic Calming
Prior to the commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works), full details of traffic calming measures, road markings, signage, street
lighting, highways drainage, and street trees (including size and species) within
the relevant part of the development shall be submitted to and approved in
writing by the Local Planning Authority.
The scheme shall be implemented in accordance with the approved details
and so maintained in perpetuity.
Reason: In order to maintain safety for all road users and to ensure
compliance with Policies IM4 and IM5 of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies.
10.

Water Efficiency

(i)

Prior to the commencement of each phase of the development hereby
approved (excluding demolition and site clearance works), Water
Efficiency calculations, prepared by suitably qualified assessor, shall be
submitted to and approved in writing by the local planning authority to
demonstrate that the detailed design of the development is designed to
meet water efficiency standards with a maximum water use target of
105 litres of water per person per day for the residential and BREEAM
Excellent standard for the ‘Wat 01’ BREEAM water category for the
non-residential.

(ii)

Prior to the occupation of the residential development within a phase,
evidence that each residential unit has incorporated water saving and
monitoring measures that are in line with Part (i) shall be submitted to
the Local Planning Authority for written approval.

(iii)

Prior to the occupation of the non-residential components within a
phase, evidence that each unit within the non-residential spaces have
incorporated water saving and monitoring measures that will prevent
the undue consumption of water in line with Part (i) shall be submitted
to the Local Planning Authority for written approval.

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).
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11.

Rainwater Recycling

(i)

Prior to commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works), a report on the feasibility of a rainwater recycling system for
irrigation requirements shall be submitted to and approved in writing
by the Local Planning Authority. The development shall be carried out
in accordance with the details as approved, shall be maintained as such
thereafter.

(ii)

Subject to Part A, within six months of completion of the installation of
the large scale rainwater recycling system, evidence of commissioning
and evidence that the rainwater recycling system has been installed in
accordance with the details approved under Part A shall be submitted
to, and approved in writing by, the Local Planning Authority. The
development shall be carried out in accordance with the details as
approved, shall be maintained as such thereafter.

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 D8, SI13 of the London Plan (2021) and Policy DH1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
12.

Overheating and Cooling - Residential

Prior to the commencement of above ground works for each phase of the
development hereby approved, (excluding demolition and site clearance
works), details of the dynamic thermal modelling using the guidance and
criteria provided in CIBSE TM59 & TM49 (DSY1, DSY2 and DSY3) and the
Cooling Hierarchy, which demonstrate how these units perform against and
surpass 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 residential unit to minimise the risk of overheating
(without active cooling) and a strategy and guidance for occupants to cope in
extreme weather events shall also be submitted and evidence that these
measures can and will be incorporated into the residential component of the
development if the dynamic thermal modelling demonstrates that overheating
would occur. Compliance with Criterion 3 of the Building Regulations shall
also be demonstrated.
Each residential unit shall thereafter be constructed in accordance with the
approved details and so maintained.
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Reason: To ensure that each residential unit within the development, hereby
approved, is energy efficient and to reduce the risk of overheating in line with
policy SI4 of the London Plan 2021, and policies DH1 and E1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
13.

Overheating and Cooling - Non-residential

Prior to the commencement of above ground works for each phase of the
development hereby approved, (excluding demolition and site clearance
works), details of the dynamic thermal modelling using the guidance and
criteria provided in CIBSE TM52 & TM49 (DSY1, DSY2 and DSY3) and the
Cooling Hierarchy, which demonstrate how these units perform against and
surpass 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) and a strategy and guidance for
occupants to cope in extreme weather events 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 and the actual cooling demand (kW/m2) (if required)
should be demonstrated to be significantly reduced compared to the notional.
Each non-residential unit shall thereafter be constructed in accordance with
the approved details and so maintained.
Reason: To ensure that the non-residential development, hereby approved, is
energy efficient and to reduce the risk of overheating in line with policy SI4 of
the London Plan 2021, and policies DH1 and E1 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (July 2014).
14.

Play Space

a) Prior to the commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works), full details of the children’s play areas, including details of play
equipment and safety measures, shall be submitted to and approved in
writing by the Local Planning Authority, with total on-site play space
provision not be less than 961m2.
The details of the children’s play area and play equipment to be installed shall
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).
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b) The play areas and play equipment shall be fully implemented in
accordance with the approved details prior to the first occupation of each
phase of the development and shall be retained in perpetuity thereafter.
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
Shaping Neighbourhoods: Play and Informal Recreation SPG (2012), Policy S4
of the London Plan (2021) and Policy H(e) of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014).
15.

Fire Strategy

The development hereby approved shall be implemented in accordance with
the details set out in the RIBA Stage 3 – Fire Strategy Report and associated
drawings (prepared by Astute Fire), the Fire Strategy Report (Ref: DM953/R2
Issue 4) and the Future Greenwich Evacuation Lift Strategy & Muster Points
(June 2021).
The fire strategy, together with the means of escape shall be provided to all
guests on arrival.
Reason: In the interests of fire safety and in accordance with Policy D12 of
the London Plan (2021).
16.

Wind Mitigation

Prior to the commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works), full details of the proposed wind mitigation measures outlined in the
Pedestrian Wind Environment Statement, to achieve the relevant comfort
rating (using Lawsons Comfort Criteria), shall be submitted to, and approved
in writing by, the local planning authority.
The wind mitigation measures shall be installed prior to the first occupation
of each phase of the development hereby approved, and any measures which
are removed or destroyed within the first five years after occupation shall be
reinstated in accordance with the approved details.
Reason: To ensure microclimate and wind conditions in the vicinity of the site
are not significantly worsened as a result of the development, in accordance
with Policy D9 of the London Plan (2021) and Policy DH1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
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17.

Accessibility – External

Prior to the commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works), full details of access arrangements for people with mobility difficulties,
for all external parts of the development shall be submitted to, and approved
in writing by, the Local Planning Authority.
For the avoidance of doubt this shall include large scale plans illustrating the
different gradients on all routes to and through the site, including details of
ramps, steps, gates, canopies above main entrances (shelter), street furniture
(potential obstructions), and details of access to disabled parking (parking
spaces must have a minimum clear headroom of 220 mm and a crossfall of
not more than 1:60).
The development shall be completed in accordance with the approved details.
Reason: To facilitate the movement of those with mobility difficulties and to
comply with Policies D5 and D8 of the London Plan (2021) and Policy IM4
and IM(a) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
18.

Site Wide Accessibility – M4(2) Dwellings

Prior to the commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works), drawings illustrating that all dwellings (except those provided as
M4(3) units), 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.
The development shall be carried out and retained for the lifetime of the
development in accordance the approved details.
Reason: To accord with Policy D7 of the London Plan (2021) and Policy H5
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
19.

M4(3)(2)(a) - Wheelchair Adaptable Dwellings

(A) Prior to the commencement of above ground works for each phase of
the development hereby approved (excluding demolition and site
clearance works), full details of the wheelchair adaptable dwellings that
comply with Building Regulations 2016 (as amended) requirement
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M4(3)(2)(a) ‘wheelchair adaptable dwellings’ shall be submitted to and
approved in writing by the Local Planning Authority.
(B) The applicant must fit out the dwellings in accordance with the approved
details, and details confirming compliance with M4(3)(2)(a), including
photographic evidence, shall be submitted to, and approved in writing by
the local planning authority prior to the first occupation of each phase.
(C) The development shall be retained for the lifetime of the development
in accordance the approved details approved under parts (A) and (B).
Reason: To accord with Policy D7 of the London Plan (2021) and Policy H5
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
20.

M4(3)(2)(b) – Wheelchair Accessible Dwellings

(A) Prior to the commencement of above ground works for each phase of
the development hereby approved (excluding demolition and site
clearance works), full details of the wheelchair accessible dwellings that
comply with Building Regulations 2016 (as amended) requirement
M4(3)(2)(b) ‘wheelchair user dwellings’ shall be submitted to and approved
in writing by the Local Planning Authority.
(B) The applicant must fit out the dwellings in accordance with the approved
details, and details confirming compliance with M4(3)(2)(b), including
photographic evidence, shall be submitted to, and approved in writing by
the local planning authority prior to the first occupation of each phase.
(C) The development shall be retained for the lifetime of the development
in accordance the approved details approved under parts (A) and (B).
Reason: To accord with Policy D7 of the London Plan (2021) and Policy H5
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
21.

Detailed Drainage Scheme

Prior to the commencement of each phase of the development hereby
approved (excluding demolition and site clearance works), a final detailed
drainage design scheme, including drawings, shall be submitted to, and
approved in writing by, the Local Planning Authority for its review and
written approval.
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This must include a detailed maintenance plan for the proposed drainage
features and demonstrate whether small-scale above-ground SuDS can be
incorporated into the site, whilst achieving an off-site runoff rate restriction
to greenfield levels including suitable climate change allowance, should include
an assessment of soakaway drainage and based on the measures proposed in
the Outline Drainage Strategy.
Reason: To prevent the risk of flooding to and from the site in accordance
with Policy SI 13 of the London Plan (2021) and the Sustainable Design and
Construction SPG.
22.

Secured by Design

(a) Prior to the commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works), a full and detailed application for the Secured by Design award
scheme shall be submitted to, and approved in writing by, the Local
Planning Authority and the Metropolitan Police SE Designing Out Crime
Office, setting out how the principles and practices of the Secured by
Design Scheme are to be incorporated into the approved scheme, taking
into account counter-terrorism advice.
(b) Once approved in writing by the Local Planning Authority in consultation
with the Metropolitan Police Designing Out Crime Officers, the
development shall be carried out in accordance with the agreed details,
with evidence of installation and details of completion submitted prior to
the first occupation of each phase of the development.
The details approved in parts (a) and (b) above shall be permanently retained
as such thereafter.
Reason: In the interest of creating safer, sustainable communities and to
ensure the development is implemented in accordance with Policy D11 of the
London Plan (2021) and Policy CH1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
23.

External Materials

Prior to the commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works), details and samples for all materials, together with a schedule of their
locations, and which is in general accordance with the details contained within
the Design and Access Statement, including details of walls, roofs, windows
and doors, sills and lintels, balconies, balustrades, visible pipes, grids and
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louvers, outdoor pavements, stairs, gates, boundary walls and fences to be
used on the external surfaces of the buildings and hard surfaced areas, shall
be submitted to, and approved in writing by the Local Planning Authority.
The development shall be constructed and retained for the lifetime of the
development in full accordance with the approved details.
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 D6 of
the London Plan (2021), Policies DH1, DH(a) ad DH(e) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
24.

Cycle Parking

Prior to the commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works), details which demonstrate how the cycle spaces have been designed
in accordance with the guidance contained in the London Cycling Design
Standard, including how the cycle parking facilities will cater for larger cycles,
including adapted cycles for disabled people, shall be submitted to, and
approved in writing by, the local planning authority. The cycle storage areas
shown on Drawing Nos. J106143-PTA-ZZ-00-DR-A-9200 (Rev. S2-P02) and
J106143-PTA-ZZ-01-DR-A-9201 (Rev. S2-P02), including 646 cycle spaces
(573 long-stay spaces and 83 short-stay spaces), shall be installed and made
available for use prior to the first occupation of the relevant phase of
development, and the approved layout shall be permanently retained
thereafter.
Reason: To ensure that adequate arrangements are made for cycle parking in
accordance with Policy T5 of the London Plan (2021).
25.

External Lighting

Prior to the commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works) a scheme of external lighting shall be submitted to, and approved in
writing by, the Local Planning Authority, which shall include full details of the
size, positioning and luminance of the proposed lights, and a strategy for their
use across the site, demonstrating that the proposed development would not
result in significant light pollution or nuisance. The lighting scheme shall be
implemented as approved and permanently retained thereafter.
Reason: To ensure the development is implemented in accordance with the
principles of Policy D11 of the London Plan (2021) and to ensure any external
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lighting scheme does not result in harm to nearby properties in accordance
with Policy E(a) of the Royal Greenwich Local Plan: Core Strategy with
detailed Policies (2014).
26.

Acoustic glazing specification/mechanical ventilation

Prior to the commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works), full details of a scheme of acoustic window insulation and mechanical
ventilation shall be submitted to and approved in writing by the Local Planning
Authority. The scheme of mechanical ventilation shall include measures to
ensure the thermal comfort of occupiers in accordance with CIBSE TM52.
Other necessary mitigation measures shall include an air pollution information
pack for each residential unit detailing the operation and necessity of the
installed mechanical ventilation. All works forming part of the approved
scheme shall be completed in accordance with the details so approved before
the relevant part of the development is occupied.
Reason: In order to safeguard the amenities of residential properties and
ensure compliance with Policy D3, D13 and D14 of the London Plan (2021)
and Policy E(a) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014).
27.

Commercial/Residential Internal Sound Insulation

Prior to the commencement of above ground works for each phase of the
development hereby approved (excluding demolition and site clearance
works), a detailed scheme of noise insulation measures for all divisions (walls
and/or floors) separating non-residential and residential areas shall be
submitted to, and approved in writing by, the Local Planning Authority. The
scheme of noise insulation measures shall be prepared by a suitably qualified
consultant/engineer and shall demonstrate that the proposed sound insulation
will achieve a level of protection which is at least +5dB above the Approved
Document E standard (Dwelling houses and flats) for airborne sound
insulation and -5dB for impact sound insulation. The approved scheme shall
be implemented prior to the commencement of the use and be permanently
retained thereafter.
Reason: In order to safeguard the amenities of occupants of the residential
properties and to ensure compliance with policy D14 of the London Plan
(2021) and Policies DH1 and E(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
28.

Fixed Plant Noise
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a) The rating level of the noise emitted from fixed plant on the site shall be
5dB below the existing background level at any time. The noise levels shall
be determined at the façade of any noise sensitive property. The
measurements and assessments shall be made according to BS4142:2014
and details shall be submitted to, and approved in writing by, the local
planning authority prior to the first occupation of the development hereby
approved, including details of any mitigation measures required.
b) The approved measures outlined in (a) shall be implemented prior to
occupation of the development and shall be permanently maintained
thereafter.
Reason: In order to ensure a satisfactory appearance to the development to
safeguard the amenities of neighbouring properties and the area generally, to
prevent ‘ambient noise creep’ and to ensure compliance with policies D13
and D14 of the London Plan (2021) and Policies DH1 and E(a) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
29.

Air Quality

The development hereby approved shall be at least “Air Quality Neutral” in
accordance with the details contained within the Air Quality Assessment (Ref:
AQ107468R5), and the mitigation measures outlined in this document shall
be implemented prior to the first occupation of the development hereby
approved.
Reason: To ensure the development mitigates any harm to local air quality in
accordance with Policies E(a) and E(c) of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014).
30.

Boilers

Prior to their installation within a phase, details of any boilers or CHP units
used shall be submitted to the Local Planning Authority for written approval.
The boilers shall have dry NOx emissions not exceeding 40 mg/kWh (0%),
must not exceed the Band B Emission Standards for Solid Biomass Boilers and
CHP Plant as listed in Appendix 7 of the London Plan’s Sustainable Design and
Construction SPG, and discharge stacks must be at least 3 metres above any
openable windows or ventilation air inlets.
Reason: To comply with the London Plan’s SPG on Sustainable Design and
Construction and Policies E(a) and E(c) of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (2014).
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31.

Non-residential – hours of operation and deliveries

Prior to the occupation of the non-residential uses within a phase, full details
of hours of operation, including, but not limited to, the timing of deliveries
and servicing shall be submitted to, and approved in writing by, the Local
Planning Authority. The uses shall thereafter be carried out in strict
accordance with the approved details.
Reason: To safeguard the amenities of neighbouring properties, particularly
residential properties and the area generally and to ensure compliance with
Policy D3 and T7 of the London Plan (2021) and Policies E(c) and DH1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
32.

Water Network

Prior to the first occupation of each phase of the development hereby
approved, confirmation shall be submitted to, and approved in writing by, the
local planning authority, in consultation with Thames Water, that for both
water and waste water that either:
- Off-site capacity exists to serve the development
- All water network upgrades required to accommodate the additional
flows from the development have been completed; or
- 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: The development may lead to 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 in accordance with SI 5 of the London Plan
(2021).
33.

Wheelchair Adaptable Dwelling Marketing

a) Prior to the first occupation of each phase of the development hereby
approved, 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 minimum period of eight months.
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b) On completion of the marketing period above, evidence of response to
the marketing strategy shall be submitted to and approved in writing by
the Local Planning Authority in consultation with the Council’s
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.
c) If, after the end of the marketing period, the units are not to be occupied
by wheelchair users, they can be fitted in accordance with the provisions
of M4(2).
d) Following (c), details should be provided which outline how these units
could be re-converted to a fully accessible unit in the future.
Reason: To accord with Policy D7 of the London Plan (2021) and Policy H5
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
34.

BREEAM New Construction Standards

The non-residential spaces within the development, hereby approved, shall 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).
(i)

Within three months of the completion of the new non-residential
spaces within a phase, Interim BREEAM (or subsequent scheme)
Assessment, copy of the summary score sheets and related Interim
Design Certificates all verified by the BRE shall be submitted to and
approved in writing by the Local Planning Authority.

(ii)

Within three months from the date of first use of the new nonresidential spaces within a phase, Post Construction Stage (or
subsequent scheme) 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.

(iii)

Following any approval of a 'Post Construction Stage' assessment and
certificate of the non-residential spaces, the approved measures and
technologies required to achieve the BREEAM Excellent or higher
standard shall be retained in working order for the lifetime of the
development.
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35.
Reason: In the interest of addressing climate change and securing
sustainable development in accordance with Policies DH1 and E1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
36.

Non-Residential Travel Plan

a) Prior to the occupation of the non-residential uses within a phase, a
detailed site specific Framework Commercial Travel Plan, based on the
Framework Travel Plan submitted and in accordance with Transport for
London’s document ‘Travel Planning for New Development in London’,
shall be submitted to and approved in writing by the Local Planning
Authority. The development shall operate in full accordance with all
measures identified within the Travel Plan from first occupation.
b) The Travel Plan shall specify initiatives to be implemented by the
development to promote and maximise the use of sustainable travel to
and from the site by a variety of non-car means (such as public transport
(including Riverbus), walking and cycling), shall set targets and shall specify
a monitoring and review mechanism to ensure compliance with the Travel
Plan objectives.
c) Within the timeframe specified by (a) and (b), evidence shall be submitted
to the Local Planning Authority to demonstrate compliance with the
monitoring and review mechanisms agreed under parts (a) and (b). The
Travel Plan shall in all respects be implemented in accordance with the
details approved pursuant to this condition.
Reason: In order that the Local Planning Authority may be satisfied as to the
practicality, viability and sustainability of the Travel Plan for the site and to
promote sustainable travel in accordance with Policies T6 and SI 1 of the
London Plan (2021) and Policy IM4 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
37.

Residential Travel Plan

a) Prior to the first occupation of residential units within each phase of the
development hereby approved, a detailed site specific Residential Travel
Plan, in accordance with Transport for London’s document ‘Travel
Planning for New Development in London’ shall be submitted to and
approved in writing by the Local Planning Authority. The development
shall operate in full accordance with all measures identified within the
Travel Plan from first occupation.
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b) The Travel Plan shall specify initiatives to be implemented by the
development to promote and maximise the use of sustainable travel to
and from the site by a variety of non-car means (including public transport
(including riverbus), walking and cycling), shall set targets and shall specify
a monitoring and review mechanism to ensure compliance with the Travel
Plan objectives.
c) Within the timeframe specified by (a) and (b), evidence shall be submitted
to the Local Planning Authority to demonstrate compliance with the
monitoring and review mechanisms agreed under parts (a) and (b). The
Travel Plan shall in all respects be implemented in accordance with the
details approved pursuant to this condition.
Reason: In order that the Local Planning Authority may be satisfied as to the
practicality, viability and sustainability of the Travel Plan for the site and to
promote sustainable travel in accordance with Policies T6 and SI 1 of the
London Plan (2021) and Policy IM4 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
38.

Car Park Management Plan

Prior to the first occupation of each phase of the development hereby
approved, a Car Park Management Plan shall be submitted to, and approved
in writing by, the Local Planning Authority.
The Car Park Management Plan shall include, but shall not be limited to,
details of:
• Active and passive electric vehicle charging points with at least 20% of
spaces provided with active charging facilities, and passive provision
for all remaining spaces.
• Car park lighting
• Security measures
• Enforcement
• Pricing structures
• A pre-booking service
• Monitoring
• Capacity to increase or decrease as required
The approved car parking management plan shall be adhered to in full, and
measures implemented as required prior to the first occupation of the
development and so maintained.
Reason: To ensure the development does not have a significant impact on the
local highway network and to ensure compliance with Policy T6 of the London
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Plan (2021) and Policy IM(c) of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
39.
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 a
remediation strategy detailing how this contamination will be dealt with has
been submitted to and approved in writing by the Local Planning Authority.
The remediation strategy shall be implemented as approved.
Reason: To ensure that the development does not contribute to, or is not
put at unacceptable risk from, or adversely affected by, unacceptable levels of
water pollution from previously unidentified contamination sources at the
development site, in line with the National Planning Policy Framework (NPPF)
(Paragraph 170) and Policy E(e) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
40.

Restriction on Ground Floor Uses

The commercial unit shown on Drawing No. J106143-PTA-ZZ-00-DR-A9200 (Rev. S2-P02), shall be restricted to Classes E/F.1/F.2 (excluding retail,
restaurant and light industrial uses), and shall not be used for any other use
class as specified by the Town and Country Planning (Use Classes) Order
1987 (as amended).
Reason: To enable the Council to have control of any future development on
the site as uncontrolled uses could potentially cause harm to the amenity of
neighbouring occupiers, the public highway and local parking provision, or
result in the introduction of inappropriate commercial uses outside of a town
centre location, in accordance with Policies DH1, DH(b), IM(a) and IM(c) of
the Royal Greenwich Local Plan (2014), and having regard to Policy E9 of the
London Plan (2021).
41.

Access to On-Site Amenity and Play Space

a) All future occupants of the development hereby approved shall have full
access upon occupation to the combined amenity and child play space
located within the central courtyard within Phase 2 once it has been
completed, for the lifetime of the development; and
b) The whole of the amenity space for each phase (including roof terraces
and balconies) as shown on drawings hereby approved shall be fully
implemented prior to the first occupation of each phase and retained for
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the lifetime of the development, for the benefit of the occupiers of the
residential units hereby permitted.
Reason: In order that all future occupants have full and continuous access to
the amenity space and play space on-site, and to ensure compliance with
Policy S4 of the London Plan (2021) and Policies H5 and H(e) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
42.
Delivery, Servicing and Waste Management Plan (Residential
and non-residential)
Prior to the commencement of above ground works for each phase,
excluding demolition and site clearance works, a full and detailed Delivery,
Servicing and Waste Management Plan shall be submitted to, and approved in
writing by, the Local Planning Authority (in consultation with Transport for
London and the Port of London Authority where this affects the adjacent
operational safeguarded wharf). The plan shall cover the following:
(a) Deliveries and collections including how deliveries will be scheduled to
avoid several delivery vehicles arriving at the site simultaneously;
(b) Servicing trips (including maintenance); and measures to reduce the
number of freight trips to the site (freight consolidation);
(c) Timings of deliveries (including before 8 am or after 4 pm and at
weekends), with particular reference to the impact on the adjacent
operational wharf;
(d) Details of the waste collection, including details of total waste storage
capacity for all residential and non-residential elements (space should be
made for WEEE and textile bins, and food waste for commercial units),
stopping and collection points, drag distances (which shall not be more
than 15 metres), height clearances for waste collection vehicles (which
shall be 4 metres or higher), and tracked vehicle movements for waste
collection vehicles (including interactions with other vehicles which have
to enter the site).
(e) 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, including by pedestrians and cyclists;
(f) Monitoring and review of operations.
No loading or unloading of vehicles arriving at, or departing from, the site
shall be carried out except within the designated loading areas as approved.
The approved Delivery, Servicing and Waste Management Plan shall be
implemented in full accordance with the approved details from the first
occupation of the development and shall be adhered to for the lifetime of the
development.
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Reason: In order to safeguard residential amenity and pedestrian and traffic
safety and ensure compliance with Policy IM3 and E1 of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (July 2014).
43.

Openable External Doors and Windows

No ground floor window or door shall open out onto or over the public
highway (including the pavement), except those required for emergency
access.
Reason: In the interest of pedestrian safety and ease of movement within the
development in accordance with Policy D8 of the London Plan (2021).
44.

Residential Car Parking

The residential development hereby approved shall be car-free, except for
disabled parking, and shall provide up to 9 disabled-persons parking spaces at
the outset, accounting for 1 space for 3% of the total number of dwellings.
The agreed provision of car parking shall be retained as such thereafter,
subject to any reductions agreed through the provision of the Residential
Travel Plan.
Reason: To ensure the development promotes active and sustainable modes
of travel in accordance with Policies T1, T2 and T4 of the London Plan
(2021).
45.

Non-Residential Car Parking

The non-residential elements of the development hereby approved shall be
provided with up to 12 operational spaces for use by the college comprised
of 10 standard car parking spaces and a dedicated inset parallel bay for larger
vehicles (e.g. minibus) on New Street and one blue badge space on Invermore
Place (noting that the spaces on Invermore Place could be used by any bluebadge holder at any time).
Car parking spaces shall be provided prior to the first use of the replacement
college building, in accordance with the details agreed under the Car Park
Management Plan.
The agreed provision of car parking shall be retained as such thereafter,
subject to any reductions agreed through the provision and monitoring of the
Non-Residential Travel Plan.
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Reason: To ensure the development promotes active and sustainable modes
of travel in accordance with Policies T1, T2 and T4 of the London Plan
(2021).
46.

Infiltration of Surface Water

No drainage systems for the infiltration of surface water drainage into the
ground are permitted other than with the express written consent of the
Local Planning Authority, which may be given for those parts of the site
where it has been demonstrated that there is no resultant unacceptable risk
to Controlled Waters. The development shall be carried out in accordance
with the approval details.
Reason: To protect the underlying groundwater from the risk of pollution.
Infiltrating water has the potential to cause remobilisation of contaminants
present in shallow soil/made ground which could ultimately cause pollution of
groundwater, in accordance with Policy E(e) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
47.

Piling

Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the Local Planning
Authority, which may be given for those parts of the site where it has been
demonstrated that there is no resultant unacceptable risk to groundwater.
The development shall be carried out in accordance with the approved
details.
Reason: The developer should be aware of the potential risks associated with
the use of piling where contamination is an issue. Piling or other penetrative
methods of foundation design on contaminated sites can potentially result in
unacceptable risks to underlying groundwaters, in accordance with Policy E(e)
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
48.

Acoustic Fencing

Prior to the first occupation of Block A1, an imperforate 1.8m high barrier
with a minimum surface mass density of 10kg/m2 shall be installed in the
north of the site between the podium garden and Plumstead Road.
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Reason: To ensure appropriate noise conditions site-wide in accordance with
Policy D14 of the London Plan (2021) and Policy E(a) of the Royal Greenwich
Local Plan (2014).
49.

Residential Energy Strategy

(A) Notwithstanding the Energy Assessment (Rev. P8) prepared by Stantec
UK Limited (7th July 2021), prior to the commencement of above ground
works for each phase (excluding demolition and site preparation works),
the following measures should be investigated and relevant details shall be
submitted to the Local Planning Authority for written approval in the form
of an Addendum Energy Report. The addendum report shall:
(i)
investigate beyond best practice passive design measures to
increase the DFEE against the TFEE and maximise energy and
carbon savings prior to incorporation of renewable/low carbon
technologies, taking into account the changes proposed under
the revised Interim Building Regulations Part L and Future
Homes Standards;
(ii) details on the development’s approach to limiting thermal
bridges (psi-value) and provision of detailed calculations and ‘As
Designed’ SAP Thermal Bridging and SAP Overheating modelling
output reports to demonstrate the improvement;
(iii) provide technical details for all technologies proposed including
types of refrigerants proposed for the technology and heat
network, efficiencies of systems, refrigerant leak detector and
refrigerants’ Global Warming Potential;
(iv) investigate ways of reducing peak sizes of installed postoccupancy;
(B) Subject to Part A, within three-months of the practical completion of the
residential units and prior to occupation of the residential component
within a phase of development, the following information shall be provided
to the Local Planning Authority for written approval:
(i)

(ii)

final technical details of all renewable/low technologies proposed
to be incorporated and evidence including commissioning of
installation that these technologies have been installed in
accordance with Part ( C ) and certified under the
Microgeneration Certification Scheme (MSC), as appropriate;
the resulting scheme, along with machinery/apparatus location of
renewable/ low carbon technologies in accordance with Part ( C
) and condition 52 Energy Centre/Communal/District Heating;
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(iii)

a management plan for the operation of the renewable/low
carbon technologies in accordance with Part ( C ) and condition
52 Energy Centre/Communal/District Heating, if appropriate;
(iv) a servicing plan including times, location, frequency, method of
servicing of the renewable/low carbon technologies and
condition 52 Energy Centre/Communal/District Heating, if
appropriate;
(v) 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 ( C );
(vi) Detailed Thermal Bridging calculations and SAP Thermal Bridging
and SAP Overheating modelling output reports from the “as built
stage” to confirm compliance with Accredited Construction
Details (ACDs) as per Part A and minimisation of overheating
risk and Criterion 3 of the Building Regulations Part L 2013;
(vii) Evidence of types of refrigerants proposed for the technology
and heat network, efficiencies of systems, refrigerant leak
detector and refrigerants’ Global Warming Potential in line with
Part A;
(viii) Evidence that energy efficient appliances and other appropriate
measures have been incorporated to reduce the energy demand
and unregulated energy usage in accordance with Part ( C ).
(C) Prior to the final completion of the residential component of the
development, the approved residential units shall incorporate and maintain
measures to achieve an overall reduction in regulated CO2 emissions of at
least 47% (equal to 137 tonnesCO2/yr, SAP10 carbon emission factors) or
higher as per Part A, beyond Building Regulations Part L 2013 through the
following carbon emission savings as detailed in the Energy Assessment
Rev P8 prepared by Stantec UK Limited (7th July 2021):
(i) energy demand reduction measures to achieve at least annual
carbon dioxide emission savings of 37.2 tonnes, equivalent to 13%,
in regulated carbon dioxide (CO2) emissions over the compliant BR
Part L 2013 base case;
(ii) installation of centralised hybrid system of air to water ASHP
system with heating efficiency (CoP) of 2.8 and gas boilers of 91%
(60%/40%) to provide the space heating and hot water and achieve
at least annual carbon dioxide emission savings of 85.5 tonnes per
year, equivalent to 34% in regulated carbon dioxide (CO2), beyond
the Be Lean stage of the energy hierarchy.
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(iii) Installation of at least 71.25kWp solar Photovoltaic (PV) system
to generate at least 60.9MWh/year and reduce the regulated CO2
emissions of at least 14.2 tonnes per year, equating to 9% in
regulated carbon dioxide (CO2) emissions over the Be Clean case
(part C.ii) of the Energy Hierarchy.
(iv) Measures to reduce the carbon dioxide emissions associated
with other energy uses not covered by Building Regulations (unregulated) should be incorporated prior to occupation and
maintained in the development in perpetuity in line with the
approved reports.
Reason: To ensure that the residential component of 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 GG3, SI1, SI2, SI3 and 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).
50.

Energy Strategy – Flexible Commercial Space

(A) Notwithstanding the Energy Assessment (Rev. P8) prepared by Stantec
UK Limited (7th July 2021), prior to the commencement of above ground
works for the flexible commercial space within the approved development
(excluding demolition and site preparation works), the following measures
shall be investigated and relevant details shall be submitted to the Local
Planning Authority for written approval in the form of an Addendum
Energy Report. The addendum report shall:
i. outline the measures to be incorporated into the non-residential
unit to comply with the zero-carbon standard (regulated carbon
dioxide emissions) above Building Regulations Part L 2013;
ii. investigate additional fabric improvements and other energy
efficiency measures and technologies to reduce the heating and
cooling demand and maximise energy and carbon savings onsite;
iii. details on the development’s approach to limiting thermal bridges
(psi-value) and provision of detailed calculations;
iv. provide technical details for all technologies proposed including
types of refrigerants proposed for the technology and heat network,
efficiencies of systems, refrigerant leak detector and refrigerants’
Global Warming Potential;
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(B) Subject to Part A, within three-months of the practical completion of
the Flexible Commercial Space and prior to its first use, the following
information shall be provided to the Local Planning Authority for written
approval:
i. technical information of all renewable/low carbon technologies
proposed to be incorporated including evidence of commissioning
of installation that these technologies have been installed in
accordance with Part ( C ) and certified under the Microgeneration
Certification Scheme (MSC) and, if appropriate;
ii. the resulting scheme, along with machinery/apparatus location of
renewable/ low carbon technologies in accordance with Part ( C )
and condition 52 Energy Centre/Communal/District Heating;
iii. a management plan for the operation of the renewable/low carbon
technologies in accordance with Part ( C ) and condition 52 Energy
Centre/Communal/District Heating, if appropriate;
iv. a servicing plan including times, location, frequency, method of
servicing of the renewable/low carbon technologies and condition
52 Energy Centre/Communal/District Heating, if appropriate;
v. Energy Performance Certificates [EPC’s], detailed modelling output
reports 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 ( C );
vi. Detailed Thermal Bridging calculations to confirm compliance with
Accredited Construction Details (ACDs) as per Part A;
vii. Evidence of types of refrigerants proposed for the technology and
heat network, efficiencies of systems, refrigerant leak detector and
refrigerants’ Global Warming Potential in line with Part A;
viii. Evidence that energy efficient appliances and other appropriate
measures have been incorporated to reduce the energy demand and
unregulated energy usage in accordance with Part ( C )
(C) Prior to the final completion of the Flexible Commercial Space, the
approved unit shall incorporate and maintain measures to achieve an
overall reduction in regulated CO2 emissions of at least 42% (equal to 1.5
tonnesCO2/yr, SAP10 carbon emission factors) or higher as per Part A,
beyond Building Regulations Part L 2013 through the following carbon
emission savings as detailed in the Energy Assessment Rev P8 prepared by
Stantec UK Limited (7th July 2021):
i. energy demand reduction measures to achieve at least annual
carbon dioxide emission savings of 0.9 tonnes, equivalent to 25%, in
regulated carbon dioxide (CO2) emissions over the compliant BR
Part L 2013 base case;
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ii.

iii.

installation of split/multi split ASHPs with cooling efficiency EER
3.2/SEER 3.5 and heating efficiency COP/SCOP 2.5 to provide the
space heating and cooling and connection to the centralised hybrid
system that serves the residential component, and achieve at least
annual carbon dioxide emission savings of 1 tonnes per year,
equivalent to 22% in regulated carbon dioxide (CO2), beyond the
Be Lean stage of the energy hierarchy.
Measures to reduce the carbon dioxide emissions associated with
other energy uses not covered by Building Regulations (unregulated) should be incorporated prior to occupation and
maintained in the development in perpetuity in line with the
approved reports.

The non-residential space within the development shall be carried out in
accordance with the details as approved, shall be maintained as such
thereafter.
Reason: To ensure that the non-residential component of 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 GG3, SI1, SI2, SI3 and 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).
51.

Energy Strategy – College

A. Notwithstanding the Energy Statement -Plumstead College (Rev. G) prepared
by Couch Perry and Wilkes LLP (11th November 2020) and Energy
Assessment (Rev. P8) prepared by Stantec UK Limited (7th July 2021), prior to
the commencement of the College building within the approved development
(excluding demolition and site preparation works), the following measures
should be investigated and relevant details shall be submitted to the Local
Planning Authority for written approval in the form of an Addendum Energy
Report. The addendum report shall:
i. outline the measures to be incorporated into the non-residential unit
to comply with the zero-carbon standard (regulated carbon dioxide
emissions) above Building Regulations Part L 2013;
ii. investigate additional fabric improvements and other energy efficiency
measures to reduce the heating and cooling demand and maximise
energy and carbon savings onsite;
iii. details on the development’s approach to limiting thermal bridges (psivalue) and provision of detailed calculations;
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iv.

v.

provide technical details for all technologies proposed including types
of refrigerants proposed for the technology and heat network,
efficiencies of systems, refrigerant leak detector and refrigerants’
Global Warming Potential;
maximise on-site renewable energy generation, subject to operational
plant requirements and overshadowing constraints, including a
minimum system capacity of 24kWp of solar Photovoltaics.

B. Subject to Part A, within three-months of the practical completion of the
college building and prior to its first use, the following information shall be
provided to the Local Planning Authority for written approval:
i. technical information of all renewable/low carbon technologies
proposed to be incorporated including evidence of commissioning of
installation that these technologies have been installed in accordance
with Part ( C ) and certified under the Microgeneration Certification
Scheme (MSC) and, if appropriate;
ii. the resulting scheme, along with machinery/apparatus location of
renewable/ low carbon technologies in accordance with Part ( C ) and
condition 52 Energy Centre/Communal/District Heating;
iii. a management plan for the operation of the renewable/low carbon
technologies in accordance with Part ( C ) and condition 52 Energy
Centre/Communal/District Heating, if appropriate;
iv. a servicing plan including times, location, frequency, method of servicing
of the renewable/low carbon technologies and condition 52 Energy
Centre/Communal/District Heating, if appropriate;
v. Energy Performance Certificates [EPC’s], detailed modelling output
reports 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 ( C );
vi. Detailed Thermal Bridging calculations to confirm compliance with
Accredited Construction Details (ACDs) as per Part A;
vii. Evidence of types of refrigerants proposed for the technology and heat
network, efficiencies of systems, refrigerant leak detector and
refrigerants’ Global Warming Potential in line with Part A;
viii. Evidence that energy efficient appliances and other appropriate
measures have been incorporated to reduce the energy demand and
unregulated energy usage in accordance with Part ( C )
C. Prior to the final completion of the College Building, the approved building
shall incorporate and maintain measures to achieve an overall reduction in
regulated CO2 emissions of at least 46% (equal to 31 tonnesCO2/yr, SAP10
carbon emission factors) or higher as per Part A, beyond Building Regulations
Part L 2013 through the following carbon emission savings as detailed in the
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Energy Statement -Plumstead College Rev G prepared by Couch Perry and
Wilkes LLP (11th November 2020) and Energy Assessment Rev P8 prepared
by Stantec UK Limited (7th July 2021):
i. energy demand reduction measures to achieve at least annual carbon
dioxide emission savings of 11 tonnes, equivalent to 16%, in regulated
carbon dioxide (CO2) emissions over the compliant BR Part L 2013
base case;
ii. installation of centralised ambient loop fan coil ASHPs with cooling
efficiency of at least EER 3.4 and heating efficiency of at least COP 2.3
to provide the space heating and cooling and achieve at least annual
carbon dioxide emission savings of 16 tonnes per year, equivalent to
28%, in regulated carbon dioxide (CO2), beyond the Be Lean stage of
the energy hierarchy.
iii. Installation of at least 24kWp solar Photovoltaic (PV) system or as
approved under Part A to generate at least 19.5MWh/year and reduce
the regulated CO2 emissions of at least 4.5 tonnes per year, equating
to 11% in regulated carbon dioxide (CO2) emissions over the Be Clean
case (part C.ii) of the Energy Hierarchy.
iv. 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 and maintained in the
development in perpetuity in line with the approved reports.
The non-residential space within 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.
Reason: To ensure that the non-residential building within the development
hereby approved have maximised the energy efficiency of the fabric 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 GG3, SI1, SI2, SI3 and 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).
52.

Energy Centre/ Communal/District Heating

A) Six months prior to practical completion and prior to the occupation of each
phase, including residential blocks, flexible commercial space and the college,
the following details should be submitted to the Local Planning Authority for
written approval:
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i.
ii.
iii.

iv.
v.

vi.
vii.

viii.

ix.

Evidence of investigation of ways of heat exported and imported
to/from neighbouring sites and briefings of discussions with sites in
close proximity;
Details of the plant room(s), including size, layout and location, and
thermal stores (if available);
Details of the technologies and associated equipment to serve the
energy requirements of the development, including technical
information such as operational data and operational performance,
costs, carbon intensity of heat network (kgCO2/kWh), monthly
demand profiles for heating and hot water and cooling demand, analysis
used to determine size of the proposed technology (and any other
details the Local Planning Authority deems necessary);
Details of the development’s approach to limiting the design heat loss
of the heating/cooling systems proposed and relevant calculations;
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 the residential and non-residential
components into the interconnected centralised heat networks;
Details of schematic of the centralised heating systems and how they
will interconnect showing all residential units and non-residential units
connected into these;
The method of how the facilities and infrastructure have been designed
to allow for the future connection of the development to an offsite
heat network and/ or private wite network including connection point
on the ground floor supplemented by drawings and floor plans;
Evidence that the gas boilers required to serve the energy
requirements of the approved development, should be of Ultra-Low
NOx with maximum NOx Emissions that are improved on the NOx
(g/m²) (<40mgNOX/kWh) benchmarks as set out at Appendix 5 of the
Mayor’s Sustainable Design and Construction SPG (April 2014) or
GLA’s energy assessment guidance, 2020.
Details and evidence to demonstrate that the district heating network
shall be designed in accordance with Heat Networks: Code of Practice
for the UK (based on the latest technical guidance), Heat Trust
Standards and Heat Network (Metering and Billing) Regulations
(HNMBR).

B) Within six months of occupation of each phase within the development,
including residential and non-residential elements, details and evidence of a
post-commissioning assessment, completed by an independent assessor, for
installation of the centralised systems to provide the space heating/ hot
ITEM NO: 8 - Appendices
Page 648

APPENDICES
water/ cooling to the relevant component, certifying that the onsite
standalone energy servicing strategies have been well designed in line with
Part A, run efficiently, have reliability of supply, a reasonable customer tariff
and appropriate management and maintenance arrangements are in place.
Reason: To ensure that the allocated spaces for energy equipment within each
relevant component of development are designed in a manner that ensures that
the development contributes to reducing the use of fossil fuel or other primary
energy generation capacity, are designed to connect to an offsite heating and/or
private wire network and to reduce emissions of greenhouse gases in
accordance with policies SI2, SI3 of the London Plan 2021, 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).
53.
Be Seen Energy Monitoring
The development hereby approved shall be constructed to comply with the
GLA ‘Be Seen’ energy monitoring requirements set out in points a, b, c and d
below for at least five years:
A. Within four weeks of planning permission being issued by the Local
Planning Authority, accurate and verified estimates of the ‘be seen’ energy
performance indicators, as outlined in Chapter 3 ‘Planning stage’ of the
GLA ‘Be seen’ energy monitoring guidance shall be submitted to the GLA's
monitoring portal and Local Planning Authority for information.
B. Once the as-built design has been completed (upon commencement of
RIBA Stage 6) and prior to occupation of each phase of the development,
updated accurate and verified estimates of the ‘be seen’ energy
performance indicators for each reportable unit of the development, as
well as supporting evidence, as per the methodology outlined in Chapter 4
‘As-built stage’ of the GLA ‘Be seen’ energy monitoring guidance shall be
uploaded to the GLA’s monitoring portal and submitted to the Local
Planning Authority for information. The owner should also confirm that
suitable monitoring devices have been installed and maintained for the
monitoring of the in-use energy performance indicators, as outlined in
Chapter 5 ‘In-use stage’ of the GLA ‘Be seen’ energy monitoring guidance
document.
C. Upon completion of the first year of occupation following the end of the
defects liability period (DLP) and for the following four years, accurate and
verified annual in-use energy performance data as well as supporting
evidence for all relevant indicators under each reportable unit of the
development as per the methodology outlined in Chapter 5 ‘In-use stage’
of the GLA ‘Be seen’ energy monitoring guidance shall be uploaded to the
GLA’s monitoring portal and submitted to the Local Planning Authority for
information.
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D. In the event that the in-use evidence submitted shows that the as-built
performance estimates have not been or are not being met, the legal
Owner shall investigate and identify the causes of underperformance and
the potential mitigation measures and set these out in the relevant
comment box of the ‘be seen’ spreadsheet. Where measures are
identified, which can be reasonably practicable to implement, an action
plan comprising such measures shall be prepared and submitted to the
Local Planning Authority for written approval within six weeks. The
measures approved by the Local Planning Authority shall be implemented
by the legal Owner as soon as reasonably practicable and based on the
agreed action plan timescales.
Reason: In order to ensure that actual operational energy performance is
minimised and demonstrate compliance with the ‘be seen’ post-construction
monitoring requirement of Policy SI 2 of the London Plan.
54.

Urban Greenwich Factor

A. The development, including residential and non-residential components,
shall be constructed to achieve a minimum Urban Greening Factor (UGF)
score of 0.3.
B. Notwithstanding the Ecology Addendum Note, (June 2021), Biodiversity
Enhancement and Management Plan (BREEAM Compliant, November
2020) and Urban Greening Factor Assessment (17th February 2020) all
prepared by Greengage, prior to the commencement of above ground
works of each phase of the development hereby approved (excluding
demolition and site clearance works), a report on the feasibility of
additional urban greening measures that will assist with increasing the UGF
score to 0.4 or maximising the achieved score shall be submitted to, and
approved in writing by, the Local Planning Authority. In achieving the
notional, species rich grassland, bioactive facades and biodiverse green
roofs/walls on the college building shall be investigated.
C. Subject to Part B, within six months from completion of the
implementation of the urban greening measures, within the relevant phase,
evidence that these measures have been installed in accordance with the
details approved under Part B shall be submitted to the Local Planning
Authority for written approval.
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.
Reason: To ensure the urban greening measures have been maximised and to
secure opportunities for the enhancement of the ecological value of the site
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in line with policies G5, G6 and G7 of the London Plan (2021) and Core
Strategy policy OS4 (Biodiversity), and Greener Greenwich SPD (2014).
55.

Ecological and Biodiversity Measures

Prior to the occupation of the residential and non-residential buildings within
a phase of the development hereby approved, the residential and nonresidential spaces shall incorporate and maintain, as a minimum, the ecological
and biodiversity measures in line with Preliminary Ecological Appraisal
(October 2020), Bat Survey Report (November 2020), Biodiversity
Enhancement and Management Plan (BREEAM Compliant) (November 2020)
all prepared by Greengage.
The development shall be carried out in accordance with the details as
approved, and shall be maintained as such thereafter.
Reason: To increase the biodiversity of the site, to mitigate any impact from
the development hereby approved and to comply with London Plan G5, G6
and G7 of the London Plan (2021) and Core Strategy policy OS4
(Biodiversity), and Greener Greenwich SPD (2014).
56.

Landscape and Ecological Management Plan

A. No development shall take place within a phase until the following have been
submitted to and approved in writing by the Local Planning Authority:
i.

ii.

An addendum to the Preliminary Ecological Appraisal including an
Extended Phase 1 Habitat Survey demonstrating the details of all
features of ecological value on the site and especially covering the
Plumstead Railway Cutting (SINC) site and setting out measures, for
their protection during demolition and construction works.
Details to protect the established vegetation from any damage that
could be caused during demolition and construction, including the trees
identified for retention. 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. Any mitigation measures identified therein
shall be implemented in accordance with the approved details prior to
the commencement of any works on site.

B. Prior to the commencement of above ground works of each phase within the
development hereby approved (excluding demolition and site clearance
works), an Ecological and Landscape Management Plan, including long-term
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design objectives, management responsibilities and maintenance schedules for
all landscaped areas for the approved site, 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 including the creation of an ecological corridor such as tree lines
and hedgerows to provide important commuting habitats.
The Ecological and Landscape Management Plan shall include:
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.
ii.
iii.
iv.
v.
vi.
vii.
viii.

Native and/or nectar producing and/or deciduous plant and tree
species of high ecological value, preferably of local provenance;
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;
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);
Dense areas of shrubbery;
Habitat areas identified in the Greenwich Biodiversity Action Plan;
Living roofs and walls including extensive green roofs, intensive green
roofs and biosolar roofs compliant with GRO Green Roof Code
(2021);
Bird and bat sensitive lighting;
Artificial nesting and roosting sites (including bird, bat and invertebrates
boxes/bricks) including number, location and design.

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 part 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 each
phase of the development hereby approved an so maintained.
Reason: To ensure the protection of wildlife and supporting habitat, to prevent
the spread of invasive plants and to secure opportunities for the enhancement of
the ecological value of the site in line with policies G5, G6 and G7 of the London
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Plan (2021) and Core Strategy policy OS4 (Biodiversity), the Mayor’s Sustainable
Design and Construction SPG (2014) and Greener Greenwich SPD (2014) or
subsequent versions of the above related documents or related subsequent
versions.
57.

Biodiverse/ Biosolar Green Roof/ Walls

A. Within three months of commencement of each phase within the
development hereby approved, including residential and non-residential
elements, details of the biodiverse green/biosolar roof/wall which are
compliant with the GRO Green Roof Code 2021 shall be carried out and
submitted to Local Planning Authority for written approval. The details
should include:
i. type of green roof and wall and how it has been developed for
biodiversity and biodiversity and ecological enhancement;
ii. assessment of the effectiveness of the biodiverse roof/wall as a source
control mechanism and interceptor for a Sustainable Urban Drainage
System (SUDS);
iii. details of landscape features;
iv. roof cross-sections and roof plan showing biosolar features;
v. substrate and vegetation.
vi. adequate space between the solar PV panels (at least 750mm space)
The green roof should be comprised of, but not necessarily limited to:
• light weight (less than 250kg per m2 saturated density)
• biodiversity-based with extensive/semi-intensive soils,
• shallow/medium substrates which is commercial -based aggregate or
equivalent with a varied substrate depth of 100-150mm planted with
50% locally native herbs/wildflowers in addition to sedum and include
additional features such as areas of bare shingle, areas of sand for
burrowing invertebrates, individual logs or log piles, shallow pools and
an area suitable for black redstarts and nesting starling.
• protection, drainage, filter layer and irrigation system
The green wall should be comprised of, but not necessarily limited to:
• Double-skin green façade or other as appropriate
• A variety of locally native herbs/wildflowers including perennial and
edibles plants
B. Evidence that the roof has been installed in accordance with (A) and (B) shall
be submitted to and approved in writing by the local planning authority prior
to the first occupation of each phase of the development hereby approved.
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The biodiverse green/biosolar roof and walls shall be retained and maintained for
the lifetime of the development in accordance the approved details.
Reason: To provide insulation and reduction of active cooling and to contribute
towards enhancing biodiversity, reducing flood risk and improving the aesthetic
value of the development as well as resident’s well-being and comply with
London Plan (2021) policies G1 (Green Infrastructure), G5 (Urban Greening),
SI13 (Sustainable Drainage) and G6 (Biodiversity and Access to Nature) and
policies OS4 (Biodiversity), DH1 (Design) and E(f) Living Roofs and Walls of the
Royal Greenwich Core Strategy and Detailed Policies 2014.
Informatives
1. The Council engages with all applicants in a positive and proactive way
through specific pre-application enquiries and the detailed advice available
on the Council’s website. On this particular application, extensive preapplication discussions took place and further positive discussions took
place during the course of the application which resulted in further
information being submitted.
2. The applicant is advised of the need to install measures which ensures that
the property is compliant with part B5 of the Building Regulations Fire
Safety: Approved Document B. These measures should be permanently
retained as installed, unless otherwise directed in writing by the London
Fire Brigade.
3. Site construction works shall only be carried out between the hours of
08:00 and 18:00 Monday to Friday, 08:00 and 13:00 on Saturday and not at
all on Sundays and Bank Holidays.
4. Street Naming & Numbering: The applicant is advised that the
implementation of the proposal may require approval by the Council of a
Street naming & Numbering application. Details of how to do this and
application forms are available on the Council's web site.
5. You are advised that the application granted may be subject to the
Community Infrastructure Levy (‘the CIL’). There are two CIL charges in
Royal Greenwich - the Mayoral CIL, which was introduced 1 April 2012;
and the local CIL, introduced 6 April 2015. The Council’s Planning
Obligations Team will review your permission and will confirm if a CIL
liability arises. If liable, you will receive a CIL Liability notice that details the
amount that will be due on the commencement of development. Prior to
starting on site you must submit an Assumption of Liability form and
Commencement Notice to the Council. More information on CIL and the
necessary forms are available at:
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http://www.royalgreenwich.gov.uk/info/1004/planning_policy/1182/com
munity_infrastructure_levy_cil
6. The proposed development is located within 15m of Thames Waters
underground assets, as such the development could cause the assets to fail
if appropriate measures are not taken. Please read our guide ‘working near
our assets’ to ensure your workings are in line with the necessary
processes you need to follow if you’re considering working above or near
our pipes or other structures.
https://developers.thameswater.co.uk/Developing-a-largesite/Planningyour-development/Working-near-or-diverting-our-pipes. Should you
require further information please contact Thames Water. Email:
developer.services@thameswater.co.uk
7. Piling can result in risks to groundwater quality by mobilising
contamination when boring through different bedrock layers and creating
preferential pathways. Accordingly, it should be demonstrated that any
proposed piling will not result in contamination of groundwater. If piling is
proposed, a piling risk assessment must be submitted, written in
accordance with the Environment Agency’s guidance 'Piling and
penetrative ground improvement methods on land affected by
contamination: guidance on pollution prevention’ (National Groundwater
& Contaminated Land Centre report NC/99/73).
8. Waste on site The CL;AIRE Definition of Waste: Development Industry
Code of Practice (DoWCoP) (Version 2) provides operators with a
framework for determining whether or not excavated material arising
from site during remediation and/or land development works are waste or
have ceased to be waste. Under the Code of Practice:
• excavated materials that are recovered via a treatment operation
can be reused on site providing they are treated to a standard
such that they fit for purpose and unlikely to cause pollution
• treated materials can be transferred between sites as part of a
hub and cluster project formally agreed with the Environment
Agency
• some naturally occurring clean material can be transferred
directly between sites. Developers should ensure that all
contaminated materials are adequately characterised both
chemically and physically, and that the permitting status of any
proposed on site operations are clear. If in doubt, the
Environment Agency should be contacted for advice at an early
stage to avoid any delays. The Environment Agency recommends
that developers refer to the position statement on the Definition
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of Waste, Development Industry Code of Practice (DoWCoP)
and waste management page on gov.uk.
9. Contaminated soil that is (or must be) disposed of is waste, therefore its
handling, transport, treatment and disposal is subject to waste
management legislation, which includes:
•
•
•
•

Duty of Care Regulations 1991
Hazardous Waste (England and Wales) Regulations 2005
Environmental Permitting (England and Wales) Regulations 2016
The Waste (England and Wales) Regulations 2011

Developers should ensure that all contaminated materials are
adequately characterised, both chemically and physically, in line with BS
EN 14899 (2005): characterisation of waste; sampling of waste
materials; framework for the preparation and application of a sampling
plan and that the permitting status of any proposed treatment or
disposal activity is clear. If in doubt, please contact the Environment
Agency for advice at an early stage, in order to avoid delays.
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Appendix 3 – National, regional and local planning policies and
Supplementary Planning Guidance / Documents.
The London Plan (2021)
Chapter 1: Planning London’s Future – Good growth
-

GG1
GG2
GG4
GG5

Building strong and inclusive communities
Making the best use of land
Delivering the homes Londoners need
Growing a good economy

Chapter 2: Spatial Development Patterns
- SD6 Town centres and high streets
- SD7 Town centres: Development proposals and Development Plan
Documents
Chapter 3: Design
-

D1
D2
D3
D4
D5
D6
D7
D8
D9
D11
D12
D13
D14

London’s form, character and capacity for growth
Infrastructure requirements for sustainable development
Optimising site capacity through the design-led approach
Delivering good design
Inclusive design
Housing quality and standards
Accessible Housing
Public Realm
Tall Buildings
Safety, security and resilience to emergency
Fire safety
Agent of Change
Noise

Chapter 4: Housing
-

H1
H4
H5
H6
H7
H10

Increasing housing supply
Delivering affordable housing
Threshold approach to applications
Affordable housing tenure
Monitoring of affordable housing
Housing size mix
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Chapter 5: Social Infrastructure
-

S1
S2
S3
S4

Developing London’s social infrastructure
Health and social care facilities
Education and childcare facilities
Play and informal recreation

Chapter 7: Heritage and Culture
- HC1 Heritage conservation and growth
- HC3 Strategic and local views
Chapter 8: Green Infrastructure and Natural Environment
- G4
- G5
- G6

Open Space
Urban Greening
Biodiversity and access to nature

Chapter 9: Sustainable Infrastructure
-

SI 1
SI 2
SI 3
SI 4
SI 5
SI 7
SI 12
SI 13

Improving air quality
Minimising greenhouse gas emissions
Energy infrastructure
Manging heat risk
Water infrastructure
Reducing waste and the circular economy
Flood risk management
Sustainable drainage

Chapter 10: Transport
-

T1
T2
T3
T4
T5
T6
T6.1
T6.5
T7
T9

Strategic approach to transport
Healthy Streets
Transport capacity, connectivity and safeguarding
Assessing and mitigating transport impacts
Cycling
Car parking
Residential parking
Non-residential disabled persons parking
Deliveries, servicing and construction
Funding transport infrastructure through planning

ITEM NO: 8 - Appendices
Page 658

APPENDICES
Chapter 11: Funding the London Plan
- DF1 Delivery of the Plan and Planning Obligations
The Royal Greenwich Local Plan: Core Strategy with Detailed Policies (“Core
Strategy” – 2014)
Housing Policies
-

H1
H2
H3
H5
H(e)

New Housing
Housing Mix
Affordable Housing
Housing Design
Children’s Play Area

Economic Activity and Employment Policies
- EA1 Economic Development
- EA(a) Local Employment Sites
- EA(c) Skills and Training
Town Centre Policies
- TC1 Town Centres
Design and Heritage Policies
-

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

-

E1
E2
E3
E(a)
E(b)
E(c)

Carbon Emissions
Flood Risk
Residual Flood Risk
Pollution
Pollution from Existing Uses
Air Pollution
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- E(e) Contaminated Land
- E(f) Living Roofs and Walls
Cohesive and Healthy Communities Policies
- CH1 Cohesive Communities
- CH2 Healthy Communities
- CH(a) Loss of Community Facilities
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
- Planning Obligations (s106) Guidance SPD (2015)
- Housing SPG (2016)
- Affordable Housing and Viability SPG (2017)
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