PLANNING BOARD

Agenda Item: 6

15 December 2020

Reference No: 20/1967/F

Applicant: Pocket Living, The Heights Ltd
Agent:
Montagu Evans, Chloe Saunter
Site Address:
Ward: Charlton
Land at The Heights, Charlton, London. Application Type: Full Planning
SE7 8JJ
Permission
1.0

Recommendation

1.1

The Board is requested to grant Planning Permission as outlined below:
Erection of two interconnected buildings comprising residential units (Use Class C3)
plus associated wheelchair car parking and cycle parking, refuse storage,
landscaping, and other associated works. Part re-provision of existing car parking
and refuse store serving the wider Heights estate.

1.2

Subject to:
A. As the Council is landowner, prior completion of an agreement made
pursuant to section 111 of the Local Government Act 1972 between the
council as landowner and the applicant providing that the applicant will
prior to or simultaneously with the completion of the land transfer or any
part thereof either enter into with the Council as local planning
authority a planning agreement under section 106 of the Town and
Country Planning Act 1990 (as amended). The form of this section 106 to
be entered into will be appended to the section 111 agreement and
will contain the planning obligations as summarised in the heads of terms
set out in this report (Section 26.0)
B. To authorise the Assistant Director of Planning & Building Control to:
i.

make any minor changes to the detailed wording of the
recommended conditions as set out in this report, its addendums 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
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ii.

finalise the detailed terms of the planning obligations pursuant to
Section 106 of the Town and Country Planning Act 1990 (as
amended), as set out in this report (Section 26.0), its addendums and
the minutes of this Planning Board meeting.

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

In the absence of a legal agreement to secure affordable housing and
financial and non-financial contributions including for employment,
skills and training, highways and energy, the development would fail
to mitigate its impact on local services, amenities and infrastructure
contrary to policies H3, IM1 and EA(c) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (Adopted July 2014) and
the Planning Obligations (s106) Guidance SPD (adopted July 2015).

D. Conditions set out in Appendix 2 of the main report.
2.0

Summary

2.1

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

0.26 ha

Local Plan Allocation

N/A

Heritage Assets

N/A

Tree Preservation Order

N/A

Flood Risk Zone

Flood Zone 1

Proposed Building
Building height (metres)

15.7m approx. to top of parapet of the fivestorey element.

No. of storeys

Part four and part five storeys

No. of units

48 residential units
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Housing
Density

Units per Hectare (u/ha) 185 u/ha
Habitable Rooms per
Hectare (hr/ha)

Dwelling Mix 1-bed (no. / %)

380 hr/ha
45 / 94%

2-bed (no. / %)

3/6%

Affordable
Housing /
Tenure Split

Discount Market Sale
(no. / %)

48 / 100%
This is an intermediate affordable
housing product.

Housing
Standards

Complies with Technical
The units as proposed all meet
housing standards –
the minimum internal
nationally described
requirements.
space standard?

Transportation
Car Parking

NonResidential

Residential

No. Proposed Car
Parking Spaces

N/A

21

No. Proposed Blue
Badge Car Parking
Spaces

N/A

2

NB: The parking spaces are to be provided for the existing residents of The
Heights estate (except the blue badge spaces) with an overall reduction of 18 car
parking spaces.
Cycle Parking No. Proposed Cycle
Parking
Public
Transport

PTAL Rating

N/A
3
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51 Long Stay
4 Short Stay

Public Consultation
Number in support

4

Number of neutral

-

Number of
objections

3

Main issues raised

Unit size are too small;
Poor design of building and inappropriate massing;
Increase in parking pressure in the area and lack of
parking onsite;
Inadequate public transport;
Anti-social behaviour;
The housing would not be affordable;
Overdevelopment;
Provision of extra housing units is welcomed;
Provision of affordable housing.

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
subject to satisfactory completion of a Legal Agreement and conditions set
out in the report.

3.0

Site Plan

Figure 1: Excerpt of a Site Plan (Plan ref: 19018_AL_00_001)
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4.0

Site and Surroundings

4.1

The site comprises a largely rectangular shaped piece of land (0.26ha)
situated to the north of the existing Heights estate and is accessed by a
private access way as detailed in fig. 1. The site currently comprises 39
parking spaces and contains an existing refuse store which is used by existing
residents of the estate. No permanent buildings are within the redline
boundary of the site. The main access links to Charlton Church Street and
provides both the vehicular and pedestrian access. However, there is
supplementary pedestrian access to the site through number of internal
routes through the Heights estate.

4.2

The character of the surrounding area is generally residential in nature. In
terms of The Heights estate, this comprises generally buildings of two stories
in height (plus roof) and have benefitted from a recent external renovations
and improvements. To the east the closest building is a non-residential
development which is approximately 50m from the proposed site. To the
north, is a slope with dense woodlands and beyond this a multi-use games
area (MUGA), the nearest residential use is 100m away at Valley House
which is a residential tower. To the west is the closet residential property
which is approximately 40m from the proposed development and is of two
storeys. Beyond this, on Charlton Church Lane are residential properties
which range up to three storeys in height.

Figure 2: Ares of ownership (Design and Access Statement p.12)
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4.3

The site is in ownership of the Royal Borough of Greenwich, although the
applicant has negotiated a contract with the Council for the purchase of the
land reliant on any potential grant of planning permission. The sale was
agreed by way of cabinet meeting dated 24th July 2018, and the decision has
been attached as appendix 4. For transparency, the decision also agreed that
20% of the sale price was to be used for improvement projects within the
wider estate with the balance used to fund further affordable housing
throughout the borough.

4.4

It should also be noted that the entire carpark is not to transfer to
ownership or control of Pocket Living, with much of it remaining in council
ownership. For clarity, the indicative ownership boundaries are reproduced
in fig 2 above, with the area within the red outline being in pocket living
ownership and all other areas remaining in council ownership – although this
is to subject to final agreement and refinement between the parties. The
division of ownership does not form part of the planning considerations.

4.5

In terms of transport, there are eight bus routes within walking distance of
the site, and within approximately 500m walking distance to Charlton railway
station, it therefore considered to have moderate access to public transport
with a PTAL of 3. The site is also located within a Controlled Parking Zone
(CPZ) although the internal carpark within the estate is not included within
these controls.

5.0

Relevant Planning History
• 17/4053/F - Improvements to the landscaped areas of the Heights Estate
including new planting, bin stores, signage and resurfacing. Granted
30.05.2018
• 18/3083/MA - An application submitted under Section 73 of the Town &
Country Planning Act 1990 for a minor material amendment in
connection with the planning permission dated 08/06/2018. Granted
29.10.2018

6.0

Proposals

6.1

The proposals seek redevelopment of the site to provide a part 4 and part 5
storey building, comprising 48 dwellings (Use Class C3) with associated hard
and soft landscaping, communal amenity space, cycle parking, accessible car
parking, refuse storage. The works also include the part reprovision of
existing car parking and refuse store serving the wider Heights estate.
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6.2

The proposal will include the construction of 48 residential units, which
includes 45 x 1 bed (94%) and 3 x 2 bed (6%). Of this accommodation, all the
units will be affordable by definition as discount market sale (marketed as
“Pocket Living”) which is an intermediate product.

6.3

In terms of the product, Pocket Living are homes which are sold at a 20%
discount to local open market prices to eligible purchasers, defined by
income and where they live or work. The homes will be sold in line with the
Council’s eligibility requirements which will be secured by way of a legal
agreement and will remain affordable in perpetuity. This discussed in further
detail within the Affordable Housing section 11.0.

6.4

Landscaping around the buildings will include a communal amenity to the
rear of the site which includes hard and soft landscaping, as well as private
amenity space and defensible planting. Further communal amenity space is
provided at roof level.

6.5

The redevelopment includes car parking for the existing estate (21 no.
spaces) and re-provision of the existing refuse storage. Two (2) accessible
parking spaces will be provided, and these will be secured for the relevant
units. The refuse and cycle storage will be located at ground level, both with
direct external access. Visitor cycle parking is incorporated and there will
also be the re-provision of an existing cycle hanger which is used by
residents of the heights. To the west of the site, the existing pathway is
proposed to be extended to provide improved pedestrian access to the site.

7.0

Consultation

7.1

The current application has been the subject of public consultation,
comprising a press notice, site notices and 37 letters sent to individual
occupiers in the vicinity of the application site. Along with the individual
letters, consultation also included twenty-six (26) statutory bodies and local
amenity groups.

7.2

As detailed in the submitted Statement of Community Involvement
(prepared by BECG, dated June 2020), the applicant had undertaken several
consultation events prior to submission as well as a further consultation
event following submission of the planning application. At the last event, no
residents registered for the presentation however the applicant has advised a
follow up letter was distributed to residents of The Heights on the 13
October 2020.
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7.3

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

Details of
Representation

Summary of Comments

Officer’s comments

Transport for
London – TfL
Received
25.08.2020 and
26.10.2020

TFL objects to the scheme as
detailed below:

Noted.

Car parking
Car Parking
In terms of parking, the
Objection to the number of
council’s view remains
carparking spaces being rethat the parking is
provided on-site and that the
commensurate with
number of car-parking spaces
both the existing use,
should be reduced.
and the PTAL rating of
Insufficient justification has been the site as well as
provided regarding the proposed ensuring that not all
quantum of general parking
parking is externalised
spaces as it is above the number onto surrounding
of spaces that is currently being streets. It should be
utilised at this site, and that any acknowledged the
demand can be catered for onexisting parking level is
street.
39 spaces, with the
A car parking management plan proposal reducing this
should be secured.
by 18 to 21.
Cycle Parking
It is noted that cycle parking
The parking
provision at this site has been
management plan will
reduced to 51 spaces. In TfL’s
secure details of the
initial request an increase in
accessible parking
cycle parking provision – noting spaces and passive
the possibility of the dwellings
provision.
being occupied by couples and
the car-free nature of the site.
Cycle Parking
An increase in cycle parking
It is noted that while
provision is still sought.
the proposal in parts
The applicant has updated the
provides less than the
cycle parking layout, however
typical aisle width of
LCDS is still not being achieved. 2.5m, there are not
racks on both sides of
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Delivery and Servicing,
Construction and Travel Plan
A Delivery and Servicing and
general access Plan should detail
the design measures and
management measures that will
be put in place to ensure that
there is no conflict between
vehicles, pedestrians, and cyclists
in line with the Mayor’s Vision
Zero approach.
A full Travel Plan should be
secured through condition.

the aisles with the
proposal only facing
onto sheffield stands
which would provide
improved manoeuvring.
It is also noted that the
applicant has provided
specification detail
outlining that the
proposal is in excess of
the manufacturer
requirements for
installation.
Furthermore, the cycle
provision fully complies
with numbers
prescribed by the
London Plan.
Delivery and Servicing,
Construction and
Travel Plan
These are noted and
have been secured by
planning condition.

Crime
No objection subject to a
Prevention
‘Secured by Design’ condition.
Officer/Metropol
itan Police
Received
27.07.2020

Noted. See relevant
condition 31 and 32 at
Appendix 2.

Environment
Agency
Received
10.08.2020 and
13.11.2020

No objection to the planning
application as submitted, subject
to a number conditions being
attached to any consent if this
application is approved.

Noted. See relevant
conditions 10 - 15 at
Appendix 2.

Flood Risk
Officer
Received
06.08.2020

No objection, subject to
Noted. See relevant
conditions being attached to any conditions 16 at
consent if this application is
Appendix 2.
approved.
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Thames Water
Received
26.08.2020

No objection regarding water
network and water treatment
infrastructure capacity.

Noted. See relevant
informative 1 at
Appendix 2

Thames Water recommends
informatives for water and
wastewater
UK Power
Networks
Received
29.07.2020

No specific comment is provided Noted.
however, it is noted that digging
practices, in accordance with
HSE publication HSG47
"Avoiding Danger from
Underground Services" must be
used to verify and establish the
actual position of mains, pipes,
services and other apparatus on
site before any mechanical plant
is used.

Scotia Gas
Networks (SGN)
Received
29.07.2020

No objection, however it is
noted that there may be low /
medium / intermediate pressure
gas main near your site. There
should be no mechanical
excavations taking place above
or within 0.5m of a low/medium
pressure system or above or
within 3.0m
of an intermediate pressure
system. The position should be
confirmed with hand dug trial
holes.
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Noted.

7.4

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

Summary of Comments

Officer’s
comments

Highways
Received
10.09.2020,
02.11.2020 and
11.11.2020

No objection to the scheme subject
to securing of legal agreement and
appropriate conditions.

Noted. See
relevant conditions
5, 27 - 30 at
Appendix 2. Which
include the
conditions as
requested, it is
noted that the
Construction
Logistics Plan have
been incorporated
into the
Construction
Management Plan.

Conditions:
• Construction Logistics Plan;
• Construction Management
Plan;
• Refuse Condition;
• Travel Plan;
• Securing cycle provision;
• Car parking management plan
and required EV provision;
• Demonstrate that future
demand accessible spaces can
be provided;
• Control management of the
access to the site;
S106 / s278:
• Legal agreement preventing
residents from obtaining
parking permits;
• Car club membership
provided to all residents for
the first 5 years;
• Travel Plan Monitoring;
• Cycle Training;
• Reprovision of existing cycle
structure (that is installed for
The Heights).
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The permit-free
nature of the
scheme is secured
through the
relevant heads of
terms at section
26.0.
In addition, a
restriction that
residents will be
discouraged from
using the carpark
within the Heights
and an obligation
requiring the
applicant to engage
with housing
regarding on-going

In terms of the cycle parking
management of the
provision the following comment
Heights car park.
was received following the receipt of
further cycle parking layouts:
Revised cycle
storage has been
While the options are welcomed,
provided which has
both still provide a number of 2 tier improved the
racks to the east of the cycle store
layout and ensured
(by the main entrance), that have
the proposal has
insufficient manoeuvring space to
adequate
meet the manufacturers minimum
manoeuvring and is
dimension of 2.1m. The restricted
usable.
distance will not make it comfortable
for cyclists to use and could
discourage use. If the spaces are to
be counted, they should have
adequate room to get the bikes in
and out easily.
The number of spaces need to
comply with (ItP) London Plan policy
which indicates that 51 cycle spaces
are required, a minimum of 5%
should be Sheffield ‘type’ stands.
While the number of larger spaces
being sought is for 20% to be in the
form of stands, (and is supported as
a concept), it is not stipulated within
the LCDS.
Housing
Received
07.08.2020

No objection, subject to securing a
detailed s106.
A summary of the comments
received are as follows:
• The homes are affordable
housing, and all are within the
Intermediate tenure as
discount market sale.
• 100% of the scheme will be
provided as discounted
affordable homes for first time
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Issues relating to
housing mix and
affordable housing
are assessed in
section 11.0 of this
report.
All the matters
requested are
secured through
s106 as detailed in

buyers. The sales prices will
be set at 20% below the open
market values and the agreed
S106 will ensure that
purchasers meet the required
eligibility criteria, and the
proposed homes will remain
affordable in perpetuity.
Eligibility is determined with
regard to local incomes and
house prices and provisions
are put in place to ensure the
homes remain at a discount
for future eligible households.
• Housing requests that Pocket
consider targeting applicants
who meet the lower RBG
income band of £71,000 for
the first 6 months of
marketing.
• This scheme will be providing
a mix of one, and twobedroom units, which may be
regarded as more appropriate
for Intermediate housing for
sale, on grounds of
affordability. However, the
proportion of 2-beds provided
in the scheme should be
viability tested.
• The inclusion of ground rent
into the s106 as detailed in the
viability review.

the heads of terms
in section 26.0.
It should be noted
that the applicant
has agreed the
RBG income band
of £71,000 for the
first 6 months of
marketing.

Street Services – No objection, subject to compliance Noted. See
Waste
condition for waste provision.
relevant condition
Received
17 at Appendix 2.
11.08.2020
Condition requiring that the external
bin store will be sufficient to house
the existing 10 bins that are there
currently, plus the 2 x 1100L.
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In addition, a drop kerb should be
secured.
Environmental
Health (Noise)
Received
10.10.2020

No objection subject to compliance
condition.

Noted. See
relevant conditions
5, 8 & 9 at
Appendix 2.

Environmental
Health (Air
Quality)
Received
26.08.2020

No objection, subject to standard
Construction Management Plan
condition and contribution toward
officer time to assess post
completion details.

Noted. See
relevant conditions
5 and 7 at
Appendix 2.

Environmental
No objection, subject to
Health
contaminated land conditions. These
(Contamination) include:
Received
• Remediation
21.09.2020,
• Verification
20.10.2020,
• Unforeseen contamination
21.10.2020,
protection
04.11.2020,
• Compliance condition
05.11.2020 and
Unexploded ordnance
11.11.2020

Noted. See
relevant conditions
10 - 15 at
Appendix 2.

Sustainability
Received
26.11.2020

No objection, subject to conditions
and detailed s106 planning
obligations.

Noted. See
relevant conditions
35 - 39 at
Appendix 2.

Biodiversity
Received
10.09.2020

No objection, subject to further
details provided regarding habitats
and green roof proposed, and the
associated maintenance and
management strategy.

Occupational
Therapist

No objection, following detailed
responses received from the
applicant.

See conditions 18 22 at Appendix 2.
These conditions
seek to improve
the biodiversity of
the site in line with
A Landscape and Ecological
the submitted
Management Plan should be secured Preliminary
by conditioned.
Ecological Appraisal
and Phase 1
Habitat Survey.
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Noted and secured
by condition 25 –
26.

Received
19.11.2020
Public Health
Received
02.11.2020

No objection, following detailed
responses received from the
applicant.

Noted.

Trees
Received
01.09.2020

No objection, subject to condition
requiring tree protection for the
remainder of the trees (G1) on the
site.

Noted and secured
by condition 21 &
22.
Mitigation planning
also secured.

Urban Design
Received
18.09.2020

No objection, subject to conditions
with the view that the scheme is
considered acceptable in design
terms.
• A condition should be
included to ensure that
material samples for all
appearing features and
technical section drawings of
all type walls (scale 1:5, 1:10
and 1:20) are submitted for
approval, showing all joints of
different materials and
features, including doors and
windows with walls, sills,
balconies and balustrades.
• Material samples should also
include outdoor pavements
and furniture, within the redline of the site.
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Noted and secured
by condition 4.

7.5

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
Officers
Representation
comments
Charlton Society Object to the proposal for the
Noted.
Received 18.08.2020 following reasons:
The sale of the
That the land should be retained as land is not a
a public asset and not sold. The
material planning
development should be used to
consideration.
provided green space.
The cabinet
decision has been
The proposal would harm and block attached as
views across London.
Appendix 4 to
this report.
The land stability issues are unresolved and the ground is unstable. In terms of
contamination,
The massing does not respect the
based on the
local context. Worse, in our view: it assurances by the
actively insults it.
applicant it is
considered
The proposal is best regarded as a
acceptable. In
case of over-development, given its terms of stability
context.
the suitability of
the foundations
are considered
through building
control.
Issues relating to
design are
assessed in
section 12.0 of
the report.
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7.6 Local Residents and Businesses
Consultation letters were sent to 37 local residents and businesses, 3 comments
were received by the Council objecting to the scheme and 4 in support. A
summary of the consultation responses received (and relating to planning
matters) is set out in the table below:
Summary of Comments

Officer’s comments

Objections
Unit size are too small

The units all comply with relevant space
standards. However, issues relating to
quality of living environment provided
for future residents are assessed in
section 13.0 of this report.

Poor design of building and
inappropriate massing

Issues relating to design are assessed in
section 12.0 of the report.

Increase in parking pressure in
the area and lack of parking
onsite.

Issues relating to transport and access
are assessed in section 20.0 of this
report.

Inadequate public transport

The development will be car-free. The
current parking area on-site will be
reduced, and all units will be restricted
from obtaining on-street parking
permits.
The applicant has agreed that the sales
agreements for the units include a
restriction / advisory that the applicant’s
will not be able to park in The Heights
car park.

Anti-social behaviour

Concerns’ regarding potential anti-social
behaviour from future residents does
not represent a sufficient reason for
refusal, and on its own does not form a
material planning consideration.
Notwithstanding this, the natural
surveillance from residents of the
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development will also help to deter
antisocial behaviour, as well as the
secured by design conditions which have
been secured.
The housing would not be
affordable

The provision of discount market sale
units is considered affordable housing in
line with the NPPF and London Plan.
Issues relating to affordable housing are
assessed in section 11.0 of this report.

Overdevelopment

Issues relating to density are assessed in
section 14.0 of this report.

Support
Provision of extra housing units Noted.
is welcomed
Provision of affordable housing,
which target first time buyers
and sold at a discount will help
people into homeownership

Noted. This is discussed further within
the affordable housing section are
assessed in section 11.0 of this report.

Provision of intermediate
Noted.
housing which is sole ownership
(not shared ownership) is
welcomed
8.0

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 (2019)
• Technical Housing Standards – Nationally Described Space
Standard (Department for Communities and Local Government –
March 2015)
• London Plan (2016)
• London Plan (2019) Intend to Publish
• The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014)
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8.2

On 17 December 2019, the Mayor published the Intend to Publish version of
the London Plan and issued this to the Secretary of State. The Intend to
Publish Plan is the latest version of the plan.

8.3

On 13th March 2020, the Secretary of State wrote to the Mayor setting out
his consideration of the Mayor’s Intend to Publish London Plan and exercised
his power to direct changes under Section 337 of the Greater London
Authority Act 1999 (as amended). The Mayor will consider the Secretary of
State's response and take the statutory steps to finalise the Plan. It is our
view that the plan continues to have substantial weight in decision making
and has been taken into account as a material consideration.

9.0

Material Planning Considerations

9.1

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

Principle of development
Affordable Housing, Tenure and Housing Mix
Design, Townscape and Visual Impact
Quality of Living Environment Provided for Future Residents
Density
Accessible Housing
Amenity Space and Children’s Play
Landscaping, Trees, Ecology and Urban Greening Factor
Impact on adjoining residential properties
Safety and Security
Transport and Access
Pollution
Sustainability and Energy
Flooding
Sustainable Urban Drainage
Community Infrastructure Levy (CIL)
Legal Agreement
Implications for Disadvantaged Groups
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10.0 Principle of development
10.1 Policy H1 of the Council’s adopted Core Strategy (2014) and Policy 3.3 of
the London Plan (2016) support the delivery of new homes in the Borough,
in line with the housing targets set out in the London Plan. The Royal
Borough of Greenwich currently has one of the highest housing targets of
any London borough, a total of 38,925 net additional dwellings are required
over the 15 year period 2013-2028 (an average of 2,685 per year, as set out
in the London Plan 2016). This has been updated in policy H1 of the Intend
to Publish London Plan which sets the new borough 10-year housing targets.
The target for the Royal Borough of Greenwich has increased to 32,040
additional homes which equates to 3,240 annually.
10.2 The proposed development would provide an additional 48 residential units
on an existing brownfield site, bringing the site into residential use from its
existing use as a car park. In terms of land use, while there is a loss of
existing parking there is no explicit policy protection for this use, and there
is consequently no objection in principle to the partial loss of this facility in
land use terms (given that 21 out of 39 spaces are to be re-provided). This is
subject however to the highways impact of the proposal and the proposed
accommodation complying with relevant policies and design guidance.
10.3 Overall, the proposed redevelopment of the site with a residential-led
scheme is capable of making effective use of this underutilised brownfield
site, maximising regeneration potential that would deliver increased housing
supply. However, this acceptability of the residential scheme is subject to
compliance with relevant London Plan (current and intend to publish), RBG
Core Strategy and the Mayor's Housing SPG and Affordable Housing &
Viability SPG.
11.0 Affordable Housing, Tenure and Housing Mix
Affordable Housing
11.1 Policies 3.11 and 3.12 of the London Plan seek to maximise affordable
housing provision in London. Policy 3.12 states that negotiations on sites
should take account of their individual circumstances including development
viability, the availability of public subsidy and provisions for reappraising the
viability of schemes prior to implementation.
11.2 Policy H3 of the Core Strategy requires a minimum of 35% affordable
housing. The precise percentage, distribution and type will be determined by
the circumstances and characteristics of the site and of the development,
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including financial viability. In terms of tenure, the affordable housing should
be provided as 70% social / affordable rented and 30% intermediate housing
in line with the core strategy. London Plan policy 3.12 and Core Strategy
policy H3 set out the Mayor and Council's approach to the provision of
affordable housing and is supported by the Affordable Housing and Viability
SPG.
11.3 The above approach is reaffirmed in Policy H5 of the Intend to Publish
London Plan which sets out a strategic target for 50% of all new homes to be
affordable for public sector land and Policy H6 sets out a threshold approach
to applications that are consistent with the relevant tenure split.
11.4 In terms of the proposal, this would be wholly an intermediate product, with
all 48-units being made available as discount market sale consequently the
scheme is 100% affordable housing. For confirmation, the NPPF (2019)
defines discount market sale (DMS) within the meaning of Affordable
Housing as housing which is “…sold at a discount of at least 20% below local
market value. Eligibility is determined with regard to local incomes and local house
prices. Provisions should be in place to ensure housing remains at a discount for
future eligible households.” As such the principle of a discount market sale
being considered affordable housing is fully accepted, subject to meeting the
necessary eligibility criteria within the NPPF definition.
11.5 Policy H5 also outlines that where a residential scheme which provides 75%
or more of affordable housing this may follow the Fast Track Route where
the tenure and mix is acceptable to the borough. Whilst the scheme does
meet the threshold by percentage (in excess of 50%), it does not meet the
tenure split and therefore has been assessed through the viability assessed
route.
11.6 In terms of the product, these are discount market sale offered by Pocket
Living who specialises in this type of tenure. The homes are sold at a 20%
discount to local open market prices to eligible purchasers, defined by
income and where they live or work. Further, the homes will be sold in line
with the Royal Borough of Greenwich’s eligibility requirements (agreed with
Housing) which will be secured by way of a legal agreement and will remain
affordable in perpetuity. It is noted that Council’s Housing department have
accepted DMS as a form of affordable housing within the intermediate tenure
and also noted that there are other schemes within Greenwich which offer
DMS.

ITEM NO: 6

11.7 With regard to the eligibility criteria of the units, purchasers will be
restricted to a maximum income of £90,000 in line with the London Plan and
the GLA affordability intermediate criteria, however it has been agreed with
housing that the units will be marketed for the first six months at the
borough income level of £71,000. As with all DMS, a minimum of 20%
discount on market value has been agreed, with exact pricing to be settled
through valuations. Further controls have been secured in the s106 regarding
first sales, re-sale and eligibility criteria. There will also be provisions in the
lease to prevent sub-letting other than in exceptional circumstances of
hardship. A summary of the controls are outlined below:
Eligibility
Criteria

First Sales

Targeting applicants who live and work in the borough and
meet the lower RBG income band of £71,000 for the first
six- months of marketing. Following the six-months any
remaining dwellings can be marketed London-wide (i.e. not
restricted to Greenwich residents) and at the GLA income
thresholds for intermediate dwellings.
A person cannot own a freehold or have a leasehold
interest in any dwelling.
The first sales are fully in line with the eligibility and based
on the agreed valuation. The price shall be at 80% of the
open market value.
This should be supported in detail by a Marketing Methods
Plan, with no sales permitted until submission and approval
of this plan.

Re-Sale (all
units in
perpetuity)

Rent
Controls

The dwellings should not be occupied by any person other
than eligible persons with certification submitted to council.
Submission of Re-sale Plan (for subsequent sales).
The re-sale plan be marketed London-wide (i.e. not
restricted to Greenwich residents) and at the GLA income
thresholds for intermediate dwellings.
The dwellings should not be occupied by any person other
than eligible persons with certification submitted to council.
In the event of any circumstances requiring subletting, the
tenant is an Eligible Person; and the Rent charged shall be no
greater than eighty per cent (80%) of the Local Market Rent.
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11.8 In terms of the technical review of the viability assessment, this was
undertaken by BPS Chartered Surveyors on behalf of the Council in which it
was concluded that the current affordable housing offer maximises provision
and no additional contributions can realistically be made, the viability review
is attached as appendix 5 of this report. However further mechanisms
through the s106 have been secured to capture any future change in viability
circumstances and to incentivise delivery of the scheme. The heads of terms
have been agreed which are outlined in section 26.0.
11.9 The applicant in their assessment have approached the Benchmark Land
Value on both an Existing Use Value (EUV) basis and an Alternative Use
Value (AUV) basis to inform a value of £1,200,000. This was based on the
use of the land as storage and development of nine dwelling houses
respectively, although both were considered to be inappropriate and not
accepted. Further detailed independent assessment was undertaken by BPS
who in their view considered a more appropriate EUV of £176,000. When
this benchmark is included in the appraisal, the proposed scheme generates a
deficit of £556,843 compared to a deficit of £1,467,861 as appraised by the
applicant. Given the development returned a deficit on review, the applicant
had not raised specific detailed issue with the findings of BPS.
11.10 Given the deficit of £556,843 (as determined by BPS) the proposed discount
market sale, in the intermediate tenure would comply with planning policy,
and guidance, the proposed affordable housing offer is the maximum
reasonable amount of affordable housing that could be provided on-site as
assessed through the Viability Tested Route. Nevertheless, the acceptability
of tenure and mix are discussed below.
Tenure and Mix
11.11 London Plan Policy 3.8 encourages a full range of housing choice. Policy H2
of the Core Strategy requires a mix of housing types and sizes in all
developments which should contain a proportion of 3, 4 and 4+ bedroom
units. However, the exact mix on each site will vary according to location,
character and quality of the surrounding area, and accessibility to public
transport. This approach is affirmed by Policy H10 housing size mix within
the London Plan 2019 – Intend to Publish.
11.12 The application proposes the following housing mix:
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Unit type / Size

Proposed Total (%)

1-bed

45 / 93%

2-bed

3/7%

Total

48 (100)

11.13 In terms of tenure, the level of intermediate housing needed across London
according to the Strategic Housing Market Assessment (SHMA) 2017 is
detailed in the table below:
Unit type

Proposed Total (%)

1 Bed

37%

2 Bed

29%

3 Bed

20%

4 Bed

14%

11.14 Based on the above, the proposed development of 93% 1 bedrooms and 7%
2 bedrooms is not reflective of the need identified in the London SHMA
(2017) or policy H2 of the Core Strategy. Further, the London SHMA
(2017), which sets out housing need across London, demonstrates that 47%
of the 65,900 homes (per year) are needed at low cost rent compared to
18% intermediate.
11.15 The applicant in support of their scheme has produced a Housing Demand
Statement, this has had regard to whether there is demand for this tenure,
taking into account other types of affordable homes across the borough. The
report identifies that the development will contribute to the Council’s
housing need as the number of 1-bedroom homes in Greenwich (7%) is
lower than London as a whole (10%). Furthermore, it notes that 46% of
households in Charlton Ward earn between £30k and £90k which falls
within the eligibility income range for purchasers of Pocket Homes and that
the proportion of intermediate homes in the Charlton Ward represents 1%
of the total housing. The applicant has provided further detail in regard to
demand that there are an estimated 2,900 Greenwich residents that are
registered on the Share to Buy website and that there are 235 Greenwich
residents who have registered an interest in Pocket Homes. The report
concludes that there is a demand for Pocket Living homes and that these
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would complement the delivery of other types of affordable housing across
the borough.
11.16 In terms of meeting local housing need, the report outlines the estimated
minimum income requirements for the two products are £37,000 and
£50,000, for the 1-bed and 2-beds respectively. The Pocket homes will meet
an affordability gap by providing options for those who would not be able to
afford a Shared Ownership / Private Sale home. It is noted that based on
previous schemes, Pocket Living have detailed that typical purchasers are
likely to be 50% key workers, 69% earning less than £46,000 and had rented
within the private sector for 8 years prior to buying.
11.17 The London SHMA (2017) indicates that the greatest overall requirement is
for smaller units (1 and 2 bed units) (37% and 29% respectively) in terms of
intermediate housing provision. Noting the mix and tenure above, the
characteristics of the site and Pocket Living’s bespoke model which delivers
high amounts of affordable housing aimed at single individuals, the proposed
development (and tenure) is considered to be appropriately suited to smaller
sized units with the sole provision of one / two bed units which would meet
a need and complement the wider housing provision. As detailed in the
affordable housing section, they would be eligible to Greenwich residents at
first instance and held as affordable discount market sale in perpetuity.
Conclusion
11.18 Overall, in terms of affordable housing, tenure and mix, while the proposal
does not strictly comply with policy, it would deliver 100% affordable
housing in the form of discount market sale, and likely more than if
redeveloped in a traditional way. The proposed scheme responds to a need
for intermediate housing (and unlike traditional shared-ownership would be
secured in perpetuity) within the borough and the proposed affordable
housing offer is beyond the maximum reasonable that should be provided
on-site as assessed through the viability tested approach. Subject to the
heads of terms which secures the relevant review mechanism safeguards,
eligibility criteria, first sales and re-sale controls. The proposal is considered
to comply with Policy H3 of the Core Strategy (2014) and the London Plan
Affordable Housing and Viability SPG.
12.0 Design, Townscape and Visual Impact
12.1 Policy 7.6 of the London Plan (2016) states that architecture should make a
positive contribution to a coherent public realm, streetscape, and wider
cityscape. It should incorporate the highest quality materials and design
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appropriate to its context. This is consistent with paragraph 124 of the
National Planning Policy Framework (2019).
12.2 Core Strategy Policy DH1 sets out the general principles that the Council
will promote in order to achieve a high quality of design. All developments
are expected to provide a positive relationship between the proposed and
existing urban context and promote local distinctiveness by providing a sitespecific design solution.
12.3 The proposed form of the building comprises a part 4 (with recessed fifth
floor element) and part 5 story building containing two pavilion elements
separated by a distinctive central link. In terms of these pavilions, these are
shifted by 1.5 metres approximately, with the western element positioned
more to the south, towards the neighbouring low-rise houses. This is a
direct design response to ensure the development has an appropriate
relationship with the existing estate.

Figure 3: Typical Floor Layout (above ground floor)
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Figure 4: CGI view of proposal from accessway to site

Figure 5: CGI view of the from the central pedestrian
access

12.4 The building while being five storeys has been designed to be perceived as
four storeys in the access approach from The Heights, as seen in figure 4.
The design has allowed variation within the streetscape with part of the fifth
storey itself being setback and designed in contrasting material of metal
cladding with brick pier detailing. This form would provide an elevational
solution (of the core and recessed floor) to break up the overall massing of
the building.
12.5 The elevations are carefully arranged with regular grid spacing of consistent
sized floor-to-ceiling windows giving a sense of order with some inset
balconies to the west elevation which help to further address the massing
and provide interest. The residential entrance on the estate facing elevation
is recessed and provides a defined sense of arrival. This overall composition
is considered beneficial to the appearance of the building and to partially
mitigate its perceived bulk from the surrounding area and amenities.
12.6 In terms of materials and architecture, the brickwork on the façade is
supported by soldier courses marking the individual floors, the roof parapet
and defining the horizontal emphasis of the building. Further, the recessed
brick lintels and chamfered brick detailing at the communal entrance to the
residential uses further enhance the elevations of the building as well as the
proposed pre-cast elements used to mark key features of the building.
12.7 The principle of the proposed palette and brick façade approach is
acceptable as detailed above. However, it is still necessary that any planning
permission be subject to a condition requiring the submission of samples and
details of materials for approval prior to development commencing to ensure
that the exact specification of facing materials would be suitable, including a
full mock-up.
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12.8 In terms of the proposed building footprint, this is considered to be a logical
response to the shape of the site and provides an appropriate transition in
scale, as well as facilitating ground floor defensible spaces. It should be noted,
although discussed further in the contamination section that the proposed
design responds also to the demands of building on land which had been part
used as a quarry and its associated complexities.
Layout
12.9 The ground level has three distinct entrances: the main chamfered entrance
as well as two further modest entrances to the east and west elevations. The
prominence to the main entrance principally come from the brick detailing in
materiality which include a large glazed element providing a direct view into
the communal courtyard to the rear. This provides visual interest at street
level, an active frontage and also security.
12.10 Internally, at ground floor the western element predominantly consists of
non-residential uses, being cycle storage, refuse storage as well as other
associated plant room. There are five dual aspect units (out of seven) located
at ground floor, with the entire eastern portion containing six residential
dwellings (including the two adaptable units). At first to third floor (typical
floor) this consists of eleven units per floor with the entire corridor being
fully daylit as well as a modest incidental communal space on each level. At
the top floor, unlike the typical layout this has only eight units, reflecting the
reduction in the mass on the western pavilion which ensure the building will
respond to the immediate neighbouring properties but also provide further
communal space.
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Figure 4: Indicative southern elevation
12.11 Overall, it is considered that the proposed arrangement of form, scale and
massing of the building responds sympathetically to the character and scale
both within the site itself but also that of the adjoining land uses. The
proposed materials would also contribute to achieving an attractive
appearance. In combination with the landscape proposals, the development
would result in a well-designed, architecturally interesting building that would
contribute positively to the character of the surrounding area and the visual
amenity of the street scene.
13.0 Quality of Living Environment Provided for Future Residents
13.1 Core Strategy Policy H5 seeks to ensure an adequate standard of
accommodation to ensure satisfactory levels of residential amenity and
quality of life for future occupiers. Policy 3.5 of the London Plan sets out
criteria for unit sizes and the Mayor’s Housing SPG sets out further guidance
for good quality housing design. It is noted that the housing standards and
assessment remain broadly the same within the detailed policy D6 within the
draft London Plan (2019).
13.2 The following table shows how the proposed units compare with the
requirements of the Technical Housing Standards – Nationally Described
Space Standards (2015):
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Flat Type

Nationally
Described
Space
Standards

Proposed units (m²)

One bedroom,
one person

37 m²

38.5 m2 – 45.7 m2

Two-bedroom,
three people

61 m²

61 m2

13.3 All the proposed units fully meet the standards detailed above. In terms of
unit layout, the scheme proposes four standard layouts throughout the
scheme, although three of the are one bed one-person designs. The plans
submitted indicate that the layout of each dwelling would provide
appropriately apportioned living space with adequate light, circulation and
storage space. In addition, submitted plans indicated that each of the units
would achieve the minimum floor to ceiling height of 2.5m.
13.4 The London Housing SPG states that developments should minimise the
number of single aspect dwellings particularly those that are north facing,
exposed to significant noise levels, or containing three or more bedrooms
should be avoided. Policy H5 of the Core Strategy also includes a
presumption in favour of dual aspect units. It is noted that 34 of the
proposed units would be dual aspect (having windows to habitable rooms
with an outlook on more than one side of the building). Of the remaining 14,
these would be single aspect although of those only four units will be north
facing. These units would have floor to ceiling windows to their main living
areas facing onto an enhanced outlook. Whilst the provision of a greater
number of dual aspect units (and removal of all north facing units) would be
desirable the proposed layouts are considered acceptable in view of the
constraints of the site.
13.5 Further to the above, the design of these one-bedroom dwellings
demonstrates that all habitable rooms and kitchens are provided with
adequate passive ventilation, privacy and daylight, and that the orientation
enhances amenity (given the provision of a balcony, private amenity area or
communal amenity space). Overall, each of the proposed dwellings has a
well-designed layout that would enable a good standard of internal living
accommodation.
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13.6 With regard to privacy for future occupiers, it is considered that there is
adequate separation between windows of the proposed units and the
adjacent residential dwellings, furthermore due to the layout of the scheme
there would be no internal overlooking within the development. It is noted
that the units on the ground floor would have windows in close proximity to
the adjoining the amenity space and accessway which could compromise the
privacy of these units. However, it is proposed to provide defensible planting
along the site boundary in order to provide a degree of separation between
the windows and ensure privacy for the units. Overall, it is considered that
the development would provide a satisfactory level of privacy for future
occupants.
13.7 A Daylight Sunlight Assessment prepared by Rights of Light Consulting has
been carried out on the daylight levels within the proposed units. In new
dwellings, the minimum recommended average daylight factor (ADF) is 1%
for bedrooms, 1.5% for living rooms and 2% for kitchens. The results of the
analysis show that all the rooms will meet (and exceed) the required ADF
score, and therefore achieve appropriate internal daylight standards. It is
further noted that most units would comply with the relevant sunlight
standards having at least one compliant window (in terms of sunlight) for the
living areas. Given this, it is considered the scheme would provide suitable
levels of daylight and sunlight access to the units overall.
13.8 It is noted that the form of development proposed allows the site to be
redeveloped for 100% affordable housing. It is also noted that the Mayor of
London has endorsed Pocket housing in recognition of London Plan Policy
3.5 and the NPPF. Considering the above, the proposed living environments
are considered adequate in terms of size, design, and orientation. The
proposal would therefore meet the objectives of sections 6 and 7 of the
National Planning Policy Framework, policies 3.5, 7.1 and 7.6 of the London
Plan (2016), policy D6 of the Intend to Publish London Plan (2019) and policy
H5 of the Core Strategy. For the avoidance of doubt this is based on the
particular circumstances specific to the pocket model, the level of affordable
housing proposed and does not set a precedent for other developments.
14.0 Density
14.1 Policy 3.4 of the London Plan seeks to ensure that the housing potential of
sites is optimised as outlined in the relevant density range shown in table 3.2
of the London Plan. Table 3.2 considers location, existing building form,
massing, and public transport accessibility (PTAL). The PTAL rating is used as
a means of quantifying and comparing the accessibility to public transport of
a site.
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14.2 The PTAL rating for the site is 3 (where 0 is the worst and 6 is the best
accessibility). The development would be categorised into the ‘Urban’ setting
in Table 3.2 of the London Plan. According to the policy, the appropriate
density range for the site would be 150 - 250 hr/ha and 35 – 95 u/ha. The
application proposes 48 residential units which equating to 380 hr/ha and
185 u/ha. The proposed development is above the upper limits of the density
range for both habitable room and units per hectare.
14.3 Notwithstanding this, policy D3 of the draft London Plan 2019 has removed
the density matrix and now recommends a design- led approach to density.
This will likely mean developing at densities above those of the surrounding
area on most sites. The design of any development must optimise housing
density, although consideration is given to the site’s context, connectivity,
and overall capacity.
14.4 Taking into account the detailed design assessment above, it is considered
that proposal is an appropriate form of development for the site and
responds to the character of the area consistent with planning policies.
Therefore, the scheme is considered to be consistent with the principles of
policy D3 and represents an acceptable density for the site.
15.0 Accessible Housing
15.1 Policy H5 of the Core Strategy requires 10% of the dwellings be built to full
wheelchair standards or be easily adaptable for users who are wheelchair
users. Policy 3.8 of the London Plan requires that 90% of units meet Building
Regulations requirement M4 (2) ‘accessible and adaptable dwellings’ and 10%
of new housing must meet Building Regulations requirement M4 (3)
‘wheelchair user dwellings’, i.e. is designed to be wheelchair accessible, or
easily adaptable for residents who are wheelchair users.
15.2 It is proposed to provide two, M4(3)(2)(a) wheelchair adaptable dwellings
within the scheme, and these are identified as:
• Unit 0.06 (1b1p)
• Unit 0.07 (1b1p)
15.3 The layouts of the units have been reviewed and are considered acceptable.
Conditions will be applied to ensure that the required number of adaptable
units are provided and to ensure that these meet the council’s fit out
requirements. Further detailed clarification has been provided to Council’s
Occupational Therapist, the proposal will be subject to detailed conditions
to be submitted prior to commencement of above ground works, as well as
a site inspection to be undertaken.
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15.4 In this instance five wheelchair adaptable units would be required to meet
the ten per cent requirement, however only two units are proposed and
have been secured. While it is regrettable that the development does not
provide a greater number of wheelchair accessible units, given the detailed
constraints of the site and the need for 1-bed homes which are 100%
affordable as discount market sale, as well as having significant regard to the
viability of the scheme, on balance, the provision in this instance is
considered acceptable.
15.5 The remaining units within the scheme are designed to meet part M4(2) of
the Building Regulations and as such have designed to be step-free, with
access to one lift core within the central link.
15.6 The proposed development therefore meets the objectives of Policy H5
above and the requirements of London Plan Policy 3.5 and 3.8 and would
provide an acceptable standard of amenity for future occupants.
16.0 Amenity Space and Children’s Play
Private amenity space
16.1 Standard 26 of the Mayor’s Housing SPG states that ‘a minimum of 5sqm of
private outdoor space should be provided for 1-2 person dwellings and an
extra 1sqm should be provided for each additional occupant’. Policy H5 of
the Core Strategy states that in flats a good-sized balcony, a terrace or
enclosed communal gardens should be provided, and family housing should
normally have direct access to a private garden.
16.2 Within the proposal, 14 of the 48 units includes a private external amenity
space in the form of a balcony or ground floor amenity in line with the
requirements above. To ensure that adequate amenity space is provided for
the balance of the units on site, the applicant proposes a common
landscaped courtyard at ground floor level and a roof top providing a total
communal amenity space of 195sqm. Across the private and communal
amenity space provision the scheme would provide in excess of 5sqm per
unit.
16.3 In terms of the ground floor communal space specifically, while it is noted
that this space is does not in itself meet BRE recommended guidance as it is
north facing, it has been considered that it would provide a beneficial and
productive use for an otherwise underutilised space. It is noted that this
forms part of a number of amenity areas both incidental internal and formal
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external areas for residents and therefore compliments the amenity space
provision across the site as a whole and the scheme benefits from its
inclusion.
16.4 A draft hard and soft landscaping plan has been submitted with the
application. The landscape plan details the landscaping around the site, which
includes a mixture of planting. Conditions are recommended to secure
details of the landscaping and treatment of the communal area (ground floor
and roofspace), and to ensure that it will be of an acceptable quality. Subject
to the conditions it is considered that the proposed development would
provide an acceptable standard of amenity space.
16.5 It is also noted that the flats are located near several public open spaces
including Charlton Park, approximately 300 metres to the south as well as
other open spaces nearby such as Maryon Park which provide larger spaces
for further outdoor recreation.
Play space
16.6 According to the Children and Young people SPG Play Space calculator, play
space provision of 21sqm (a yield of 2.1 children) is required based on the
mix and tenure of the scheme. However, as the child yield from the scheme
is less than ten children no on-site provision is required. Regardless it is
considered that the proposed communal areas could provide some incidental
play spaces.
16.7 Conditions are recommended to secure details of the landscaping and
treatment of the communal area, and to ensure that it will be of an
acceptable quality. Subject to the conditions it is considered that the
proposed development would provide an acceptable standard of private and
communal amenity space.
17.0 Landscaping, Trees, Ecology and Urban Greening Factor
Landscaping
17.1 Policies 5.10 and 7.21 of the London Plan (2016) require new developments
to integrate green infrastructure such as tree planting and to retain trees of
value. Any loss of trees as the result of development should be replaced.
Policy OS(f) states trees are important elements of the landscape and
contribute to its visual and ecological character. While the extent and
location of the planting need not necessarily be the same afterward as it was
before, the quality and type of amenity offered should be the same or better.
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17.2 A Landscaping Strategy prepared by BD Landscape has been submitted with
the application, which is attached as Appendix 03 to the Design and Access
Statement. The landscape plan details the landscaping around the site, which
soft landscaping (including a number of trees, a mix of wildflower, native and
ornamental planting).
17.3 Much of the site is currently hard paving, this is to be removed and replaced
with high quality hard and soft landscaping in parts and the reprovision of 21
car parking spaces, details of which is to be secured by planning condition.
17.4 The landscaping plan will include ground floor private amenity space and
defensible spaces to the seven ground floor units as well as the communal
space to the north of the building. In addition, the landscaping plan would
also include the roof top amenity spaces.

17.5 In terms of wider benefits, the existing bin storage will be re-provided and
the pedestrian access will be improved with an extended footpath from the
street. It is noted that part of the sale as agreed by Cabinet, agreed to 20%
of the funds to be spent toward wider improvements to The Heights estate,
however this is separate from the submitted planning proposals.
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17.6 Overall, the proposed landscaping plan is considered to be a thoughtfully
conceived strategy given the site constraints, which subject to the submission
of the detailed aspects of the proposals, would contribute positively to the
visual amenity of the overall site.
Tree removal
17.7 The application is supported by an Arboriculture Impact Assessment which
proposes that two trees are removed to facilitate the proposed
development. These trees are formed of 2 x Category C Sycamore trees and
some pruning of trees within a group on the boundary. It should be noted
that no classified category A trees which are subject to removal or will be
impacted by the proposal.
17.8 For information, the categories of trees (in accordance with BS 5837:2012)
are defined as follows:
• Category U: Those in such a condition that they cannot realistically be
retained as living trees in the context of the current land use for longer
than 10 years;
• Category C: Trees of low quality with an estimated remaining life
expectancy of at least 10 years, or young trees with a stem diameter
below 150 mm;
• Category B: Trees of moderate quality with an estimated remaining life
expectancy of at least 20 years;
• Category A: Trees of high quality with an estimated remaining life
expectancy of at least 40 years.
17.9 In terms of the trees identified, while the loss of these trees is regrettable it
is considered that given its location and the low value of the trees, there
would be only limited harm to the landscape or biodiversity values. To
mitigate the loss of these trees, mitigation planting is proposed with full
onsite tree replacement.
17.10 In terms of the replacement trees themselves, these have been selected as
semi-mature which would be provided as a typical height of 4.5 – 5.5m at
time of planting although the final detailed list of trees would be secured by
planning condition.
17.11 In terms of construction works, given the proximity of works to nearby
trees to minimise the potential for harm to the root systems and canopies
during development construction exclusion zones and tree protection
barriers will be required throughout the site. These protection and
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management methods will be required in an arboricultural method statement
which has been secured by planning condition.
Ecology
17.12 Policy 7.19 of the London Plan (2016) 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. This is supported by policy 5,10, which requires ‘urban greening’
in the design process and policy 7.19 which requires a ‘proactive approach to
the protection, enhancement, creation, promotion and management of
biodiversity’.
17.13 Policy OS4 of the Core Strategy requires that new development enhance
Royal Greenwich’s rich biodiversity and geo-diversity. Policy OS(f) expands
on the aspects that must be considered when assessing ecological factors.
17.14 In terms of the ecological baseline, there are two statutory designated sites
and five non-statutory designated sites within 1km of the site boundary.
However, it is considered that due to the separation distances that there is
no functional link between these sites and therefore it is anticipated that
there would be no adverse ecological impacts on any of these sites and no
mitigation is required.
17.15 A Preliminary Ecological Appraisal and Phase 1 Habitat Survey, all prepared
by RSK in support of the proposal of which the findings have been supported
by Council’s specialists. It has been assessed that the habitats on site are
common and of low ecological value. They include amenity grassland, tall
ruderals, scattered broadleaved tree saplings and scattered scrub. In addition,
it has been assessed that there are suitable habitats for nesting birds, reptiles,
hedgehog and foraging and commuting bats and badgers along the boundaries
of the site. However, no further surveys are recommended.
17.16 An invasive non-native species, Reynoutria Japonica (Japanese Knotweed)
was recorded on site. The PEA highlights that a chemical control and
eradication programme is in place, which should be continued by the
specialist contractors until the Japanese Knotweed has been eradicated from
the area.
17.17 Furthermore, for the construction phase a suite of ecological mitigation
recommendations are provided to address potential impacts and improve
the ecological value of the site. These include the following which are to be
secured by condition:
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• The timing of site clearance to be taken outside the bird nesting season
or if occur within bird season careful check prior to clearance by an
ecologist should be made and any nests found should be retained and
protected;
• A suitably qualified ecologist should check for the presence of active nests
prior to the commencement of works;
• Chemical control and eradication of invasive species;
• Vegetation clearance must follow a cautious approach to avoid killing or
injuring reptiles;
• Implementation of a sensitive lighting strategy during and post
construction to maintain the dark commuting corridors;
• Any mature trees that are proposed for felling should have a preliminary
roost assessment by an ecologist;
• Any excavations should be covered overnight to protect badgers,
hedgehogs, and other mammals from being trapped and if not possible to
cover excavations an access route should be provided to allow animals to
climb out.
17.18 Notwithstanding the recommendations above, additional details are to be
secured by condition to further improve the biodiversity value including the
creation of bird and bat roosting opportunities, extensive biodiversity green
roofs or biosolar roofs, number and type of native habitat species and the
maximisation of planted areas to attract habitat species as those recorded
within the desk based study and Phase 1 survey.
17.19 Following the implementation of the above mitigation and compensation
measures, it is not considered there will be adverse ecological impacts from
the proposed development.
Urban Greening Factor
17.20 Policy G5 Urban greening outlines that 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 Urban Greening Factor (UGF) for developments
which are predominantly residential is 0.4. The scheme should demonstrate
compliance with Policy G5.
17.21 The submitted report has estimated the UGF at 0.1269. It is considered that
there is potential for further improvement by increasing the amount of
habitat which could have an improved factor and therefore increased benefit
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to biodiversity. As such, a condition is recommended to provide a revised
UGF assessment seeking to maximise the score improvement.
17.22 Overall, the proposal would deliver an improved biodiversity outcome on
site compared to the existing situation. Therefore, the proposal would result
in net gains for biodiversity consistent with policy 7.19 of the London Plan
and London Plan – Intend to Publish policy G5.
18.0 Impact on adjoining residential properties
18.1 The aim of Policy E(a) of the Core Strategy is to protect surrounding
properties from ‘problem uses’ and requires a consideration of the impact of
emission of noise, light, vibrations, odours, fumes, dust, water and soil
pollutants or grit. Policy DH(b) of the Core Strategy requires consideration
of the impact of new development in terms of loss of sunlight, daylight, or
privacy. The impact on each of the nearby residential buildings is assessed
below.

18.2 As detailed in the report above, the development is to be constructed on
the existing parking areas and therefore, the nearest residential properties to
the development are located within the Heights estate itself which is
characterised by two and in parts read as three storey buildings. An excerpt
is shown in the image above.
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18.3 Beyond the Heights estate, to the east of the site is a non-residential use. To
the west, the character is mainly two storey semi-detached residential
properties. Further beyond this is the Charlton Church Lane which has two
and three storey buildings. To the north of the site is a woodland, and
beyond this a MUGA with the nearest residential building approximately
100m from the edge of the site. As such, the assessment is limited to those
dwellings to the immediate south in the Heights estate.
The Heights (11a-g and 13a-g)
18.4 The residential amenity enjoyed by occupants of the Heights would be
closest properties to the south of the site. However, the proposed
development is unlikely to result in undue harm to the residential amenity of
neighbouring occupiers for the reasons as follows:
Potential overlooking and loss of privacy
18.5 The development would not result in undue overlooking from the upper
floors onto the gardens or into the habitable rooms of the dwellings at the
Heights. This is due to the proposed design, window treatments and
separation distances as follows:
• For the proposed full height windows, while these would be parallel to
the neighbouring properties the existing windows would most likely serve
ancillary spaces such as kitchens and bathrooms (not main living areas).
Furthermore, given that the existing windows are small and high-level,
with many obscured glazed it is unlikely to result in adverse overlooking
impacts. In addition, in terms of the rooftop terrace, there would be
sufficient defensible space and buffer planting to ensure there is no direct
overlooking from these spaces.
• In addition to the detail regarding the facing windows, the separation
distances are between 13 – 20m metres at the closest point, with the
eastern pavilion all in excess of 18m. Overall, this is considered an
acceptable separation distance to maintain appropriate levels of privacy.
Daylight Impacts
18.6 A daylight, sunlight and overshadowing report (prepared by Right of Light
Consulting, dated 10 June 2020) demonstrates that of the 40 windows
surveyed 21 habitable windows would be impacted by loss of daylight to a
degree classified as ‘adverse’ (defined as a reduction ratio in the Vertical Sky
Component of <0.8 of the baseline value) by the proposed development. Of
those 21 which do not meet the BRE requirements the following is noted:
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•

13 windows will achieve a marginal result of no less 0.71 of its former
value, which is considered acceptable with the target being 0.8.

•

7 windows would reduce to 0.6 to 0.69 of its former value. In terms of
these reductions, the VSC of four windows would be at a minimum 23%
which is marginally below the VSC target value of 27% and therefore
are close to being compliant with BRE recommendations. The three
remaining windows will retain a VSC of at least 15% and appear to be
windows which serve rooms that are either kitchens or bathrooms
(two of these windows are ground floor and obscure glazed). It is also
noted that residual Vertical Sky Component (‘VSC’) values in the midteens have been found to be acceptable in urban environments.
Further, it is acknowledged that the effects are exacerbated by their
high existing daylight levels where VSC levels are between c.25%-39%
given its relationship to an existing car park containing no built
structures. It is also noted that a larger reduction in VSC may also be
unavoidable if the existing windows have projecting wings on one or
both sides (such as with the three windows mentioned above with the
lowest VSC percentages).
In addition, there is 1 window at 0.45 of its former value. In terms of
this window, it is a small high-level window and appears to serve either
the kitchen element of the open plan rooms or a small bathroom (i.e.
non-habitable).
Further to the above, it is noted that the main habitable living spaces
within each property face away from the development and would
maintain adequate daylight.

18.7 Having regard to the context, the values are considered to be appropriate,
whilst the remainder of the dwellings would be compliant, on balance, this is
considered acceptable.
Sunlight Impacts
18.8 The submitted report identifies all windows at 11a-g and 13a-g The Heights
would not be adversely affected by loss of sunlight. The BRE Sunlight Criteria
does not apply to any of the existing neighbouring properties as none of the
windows facing onto the Application Site face within 90° of due south and
therefore do not fall within the BRE Sunlight Criteria. Impact on sunlight is
therefore not an issue.
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Overshadowing to Neighbouring Gardens
18.9 The overshadowing modelling submitted within the daylight, sunlight and
overshadowing report demonstrates that the proposed building would not
result in overshadowing onto neighbouring gardens. Therefore, these
existing amenity spaces would receive the same existing levels of sunlight
amenity after the proposed development.
Potential Loss of Outlook
18.10 In regards to the proposed development it is acknowledged that the outlook
would change. However, the proposed building and their separation distance
of the development are consistent with the surrounding context. It is also
noted that the main living areas are located to the south of the dwelling and
not facing the proposal.
18.11 Therefore, it is not considered that the proposed development would result
in a harmful loss of outlook or an undue sense of enclosure.
9 The Heights (and beyond)
18.12 It is noted that the proposed development is approximately 45 metres plus
from the dwellings located on The Heights, given this separation distance it is
considered that the proposal would not generate any adverse daylight,
sunlight and overshadowing impacts on the surrounding occupiers
Other nearby residents
18.13 With regards to residents to the north and east of the site, the distances
between these locations and the subject site are sufficient to ensure the
scale, built character and visual amenity effects arising from the proposed
building will not be harmful. In addition, given the location and overall
separation distances from surrounding properties, the proposal would not
result in undue loss of privacy for any neighbouring residents on adjacent
sites greater than the existing situation. Equally, the impact of the proposal in
terms of outlook and overall scale would not be harmful.
18.14 There are no other properties that would be adversely affected through
overlooking, loss of privacy or outlook not already discussed above.
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19.0 Safety and Security
19.1 Policy 7.3 of the London Plan (2016) seeks to ensure that developments are
designed to reduce the opportunities for criminal behaviour and contribute
to a sense of security without being overbearing or intimidating.
19.2 Policy DH1 of the Core Strategy (2014) states that all developments are
expected to demonstrate how they contribute to a safe and secure
environment for users and the public. Policy CH1 goes on to state that all
developments must include measures that help to create and maintain
cohesive communities.
19.3 The proposal has been assessed by the Metropolitan Police Designing Out
Crime Officer. The Officer did not object to the scheme provided that the
development is required to meet the Secured by Design certification, and to
ensure that suitable security measures are in place prior to occupation of the
development. This would be secured by condition 31.
19.4 Subject to condition, it is considered that the proposed development would
reduce opportunities for criminal behaviour and contribute to a sense of
security generally, in accordance with Policy 7.3 of the London Plan (2016)
and policies DH1 and CH1 of the Council’s Core Strategy (2014).
20.0

Transport and Access

20.1 The site is located within the Charlton Controlled Parking Zone (CPZ)
which operates Monday to Saturday between 9am and 6.30pm. There is
heavy demand for parking in the zone where on street parking in the area is
at a premium and any additional demand will exacerbate problems for
existing residents, businesses and visitors.
20.2 The site has good access to public transport with nearby bus routes and
mainline train stations. It has a PTAL of 3 on a scale of 1 to 6b where 6b is
excellent.
Vehicular Access and Car Parking
20.3 The proposal is seeking to retain the existing vehicular access from the site,
which will provide access to the proposed car parking area as well as the
pedestrian access. The site currently comprises 39 car park spaces which
existing residents of The Heights are free to use, these spaces are not
limited by the controlled parking zone restrictions. In terms of the proposal,
this seeks to reduce parking on the site by 18 to 21 spaces. It should be
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noted that these spaces are not provided specifically to make the scheme
acceptable in planning terms and are re-providing existing parking on-site
albeit at a reduced level for the existing residents. It should also be noted
that the car parking area is beyond the applicant’s ownership, and on-going
maintenance with this land is to remain within the council’s management and
control.
20.4 Transport for London (TFL) have raised concern with level of parking and
given the redevelopment it should be reduced further. In terms of the
parking levels proposed, in council’s view it is considered that the 21retained spaces are commensurate with both the use, and the PTAL rating of
the site as well as ensuring that residents parking is not externalised onto the
surrounding streets.
20.5 Council’s Transport Services has not raised objection with the scheme and
considers that the proposals for car free housing to be acceptable in this
location. To ensure the development does not increase parking pressure, a
planning obligation has been agreed to secure a clause within the lease
agreement that residents of the Pocket Living scheme will not be able to
park within The Heights car park, as well as monitoring of the future
residents travel through the travel plan. An obligation has also been agreed
that if parking controls are imposed on the car park such as a CPZ type
scheme that the development will not be eligible.
20.6 In terms of site access, Council officers raised comment regarding the
potential for inconsiderate parking within the existing access way which
could result in obstructions. In response to this, an obligation has been
agreed and secured to install yellow lining and signage to the access road to
ensure parking is restricted at all times and that the access way should
remain clear.
20.7 Given the car-free nature of the scheme, but recognising that car use may
still be required on ad-hoc basis, car club use is supported. The nearest carclub space is located on Sundorne Road operated by Enterprise (circa 300m
from the site) with other spaces available in the area. In line with the
planning obligations SPD, the applicant has agreed to provide five-year
membership to all residential dwellings and this will be secured through the
s106 legal agreement.
Parking demand from the new development
20.8 The parking stress surveys indicated a parking stress level of 56% to 69%
with between 43 - 61 spaces available inclusive of those located within the
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estate. However, it should be noted that when the existing estate parking
spaces are discounted, the parking stress of the adopted highways are
between 71% to 86% for Lansdowne Lane and Charlton Church Lane.
20.9 Given the proposed parking changes, this would increase parking stress
levels to around 66% - 81% which is still well within the critical level of
parking stress (90%) however it is expected that actual demand would be
less than this taking into account the survey of potential residents, the
permit free status of the development and Travel Packs, car club and cycle
parking provision associated with the development and that Pocket Living
schemes have a low incidence of car ownership. The applicant has confirmed
that in their most recent post occupancy survey 87% of pocket residents do
not own a car. Given this, it is not anticipated that the cumulative effect of
the development would result in a critical level of parking stress.
20.10 To ensure that parking is managed appropriately the following conditions and
obligations have been secured:
• Car Parking Management Plan;
• Obligation that in the residential packs informing that the residents will
not be eligible for parking permits, both within the surrounding CPZ and
any future estate permit parking scheme;
• Requirement that all future residents are informed that they are not to
park within The Heights car park.;
• Yellow lining of the access road;
• Car club membership.
Cycle Parking
20.11 The proposed cycle parking provision for the development is in accordance
with the minimum standards set in the London Plan. There would be 51 long
term spaces and 4 short term visitor spaces provided using Sheffield stands
located in sheltered and secure storage at ground floor level.
20.12 TFL have raised concern regarding the layout of the cycle storage in
particular that London Cycle Design Standards state that aisle widths should
be a minimum of 2.5m in front of the lowered top tier of the two-tier.
However, the aisle width in the proposed scheme is 2.3m from a nonlowered position. TFL have noted that substandard aisle widths make using
two-tier stands even more difficult, including increasing the risk of personal
injury to users and damage to cycles. The applicant has provided the
manufacturers specification for the proposed two-tier racks which indicates
that layout would confirm and exceed minimum specifications. While this is
ITEM NO: 6

not an ideal solution, it is considered that given the depth proposed, that it is
a single row facing onto Sheffield stands, and that it is greater than the
manufactures specification the proposed layout is considered acceptable in
this instance.
20.13 The proposal has been reviewed by the Council’s Transport Services
Department who have recommended a details condition to secure that the
cycle storage. It is noted that the requirement for any additional spaces will
be monitored through the travel plan. Further, a contribution towards cycle
training has been agreed and will be secured through the s106 agreement.
20.14 It should also be noted that a planning obligation has been secured to reprovide a cycle hanger which exists within The Heights car park.
Travel Plan
20.15 The application has been supported by a transport assessment which has
considered the impact of the proposed development on both the local roads
and also on public transport; this in turn has been assessed by Officers. The
proposed development will result in an increase in person trips in the area
from the residential use however the increased demand on bus and rail
services is considered to be capable of being accommodated by existing
provision.
20.16 The Travel Plan outlines measures to encourage and utilise sustainable
methods of transport. The key measures include:
•
•
•
•
•
•

Travel Plan welcome pack for residents;
Promotion of active modes;
Maintain infrastructure across and into the site;
Encourage cycling through adequate cycle parking storage;
Promote public transport use; and
Providing access to car clubs.

20.17 A full travel plan that includes first monitoring survey results to be submitted
within six months of 75% occupation, this has been secured by planning
obligation. The Travel Plan will include measures, targets (with a target to
ensure 90% of journeys will be by sustainable modes), monitoring that
promote sustainable transport, as well as the appointment of Travel Plan
Coordinator (TPC). A Delivery and Servicing Plan and Construction and
Environmental Management Plan will all be secured via planning conditions 5
and 30.
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Waste and Servicing
20.18 Council’s transport officer has reviewed the submitted documents and are
satisfied with the arrangement for servicing, subject to compliance with the
submitted Delivery and Servicing Plan prepared by TPP Consulting.
20.19 The DSP demonstrates that the development proposals would result in a
negligible increase in servicing vehicles to/from the site (5 vehicle trips per
day) and would not therefore cause disruption to the local road network.
20.20 While the principles of the service strategy for the site have been agreed, it
is noted that all deliveries and servicing will take place within the proposed
car park. It is considered that there is sufficient space provided within the
vicinity of the site to facilitate this arrangement. In terms of manoeuvring, it
should be noted that it will not be possible to design out the requirement for
reversing given the space constraints. However, the swept path analysis for
refuse collection and emergency vehicle demonstrate that it is practical
solution.
20.21 The submitted plans show the location of a waste storage room at the
eastern end of the building with access off the car park. In accordance with
the Council’s adopted standards the proposals include 12 x 1100L bins and a
500L bin for organic recycling.
20.22 A new accessible refuse store is proposed for the existing residents of the
estate (replacing the existing provision), which will also include space for
textile and WEEE bins. A dropped kerb will be provided for step-free access
between bin store and back of collection vehicle.
20.23 Council’s Waste Services team has been consulted and has confirmed that
the proposal is acceptable in principle, provided that a condition is secured
requiring submission and approval of a details. This has been secured as
condition 17.
Construction Management Plan
20.24 A draft construction management plan has been submitted with the
application. This is considered to be acceptable in principle however further
detailed information will need to be submitted once a main contractor is
appointed. A condition has been recommended to secure a detailed
Construction Management Plan for approval and its subsequent
implementation.
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20.25 Overall, it is considered that the proposed is acceptable in respect of
transport, access and servicing.
21.0 Environmental Pollution
21.1 London Plan policies 5.21, 7.14 and 7.15 seek to manage potential impacts
concerning contaminated land, air quality, and noise emissions (affecting both
proposed occupants of the development and adjoining occupiers). The
applicant has submitted the following reports to support the application
Noise Exposure Assessment (prepared by KP Acoustics) and Air Quality
Assessment (prepared by Air Quality Assessments). The proposal has been
reviewed by Council’s Regulatory Services (Pollution Team) and no
objections have been raised subject to safeguarding conditions noted as
follows.
Land Contamination
21.2 Policy 5.21 of the London Plan (2016) and Policy E(e) of the Core Strategy
require a preliminary site investigation for developments confirming the
presence of contamination and any appropriate remediation measures are
applicable to ensure the site can be occupied safety without any adverse
impacts.
21.3 The proposal is supported by Phase 1 Environmental Study, Geoenvironmental Assessment, Remedial Strategy and Waste Options Appraisal
all prepared by RSK.
21.4 The Phase 1 Environmental Study concluded that further investigation was
considered necessary as well as a geotechnical assessment of the site. This
has been agreed through a detailed contamination conditions and therefore
no objection has been raised on contamination grounds.
21.5 Further to this, the Environment Agency has provided comment from the
impact on ground water. They note that the site investigation has identified
that there is a low risk to controlled waters, however the risks to the
underlying Principal Aquifer should be further assessed via additional
groundwater monitoring and testing. Based on these findings, an update of
the remediation strategy and verification plan is required, and the
environment agency have recommended a number of conditions which have
all been included in the recommendation.
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21.6 The refined conceptual site model, given in RSK Phase II report Section 6.3,
indicates a ‘low’ risk from VOCs to the proposed development. Following
further assessment, the Remedial Strategy recommends the following:
•
•
•

•

A suitable capping layer incorporating an indicator membrane at its base
will need to be provided for areas of soft landscaping (600mm);
The inclusion of a suitable ground gas / vapour membrane to the floor
slab construction throughout including sealing of all service
penetrations.
In relation to asbestos, mitigation measures are required to ensure no
unacceptable risk to construction workers and neighbours during the
earthworks phase of construction (through boundary air monitoring);
and
The start-up and site inductions must include Toolbox Talks relating to
the potential for encountering contamination including asbestos and
Japanese Knotweed (which is located on the boundary of the site in the
northwest corner).

21.7 In terms of waste, the options appraisal identified the presence of nonhazardous waste soils on the site. There is also the potential for hazardous
waste soils to be generated due to Asbestos-Contaminated Ground
fragments, metals and hydrocarbons. It is concluded that further testing for
waste characterisation purposes is required in order to fully classify the
wastes. It is recommended that a waste consultant is secured to ensure
compliance and to maximise the effectiveness of the waste management
further characterisation reports.
21.8 A preliminary UXO risk assessment report has previously been undertaken
and is included in RSK Phase 1 Environmental Study report ref.
29487R01(01) dated July 2020, Appendix D. Further details were submitted
regarding, a Detailed Unexploded Ordnance (UXO) Risk Assessment, which
was reviewed by council’s contamination officer and the recommendations
have been accepted and secured by condition.
21.9 Regarding removal of asbestos (ACM) on site, this must be undertaken by a
licensed operator with details attaining to air quality monitoring provided
given that ACM have been identified as CoC. The applicant has confirmed
that a suitability approved and licensed contractor will be employed. A
watching brief will also be undertaken by RSK during the earthworks phase
of development in line with the requirements of the draft Remedial Strategy.
This will be secured by condition.
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21.10 Overall, the submitted documentation has been reviewed and in principle
raises no objections subject to stringent conditions being secured (conditions
10 - 15). Therefore, subject to compliance with these conditions, the
development would be in accordance with policy 5.21 of the London Plan.
21.11 While not strictly material planning consideration, comment has been
received regarding the foundations and the ability to construct on the site
given the historic nearby uses. Following the investigation, a number of
possible foundation solutions were considered, where the Controlled
Modulus Column (CMC) solution was adopted. This methodology installs a
series of concrete columns into the ground. Fundamentally, this solution will
provide suitable support for building foundations. It should be noted that no
material is excavated and so there is no spoil to be removed from site. The
use of CMC will also improve the soils providing enhanced slope stability
across the site.
Noise/Disturbance
21.12 Paragraph 109 of the NPPF requires that the planning system should
contribute to and enhance the natural and local environment by preventing
both new and existing development from contributing to or being put at
unacceptable risk from, or being adversely affected by unacceptable levels of
soil, air, water or noise pollution or land instability.
21.13 Policy 7.15 of the London Plan seeks to ensure that development proposals
reduce noise by minimising the existing and potential adverse impacts of
noise on, from, within, or within the vicinity; by separating new noise
sensitive development from major noise sources wherever practicable
through the use of distance, screening or internal layout; and by promoting
new technologies and improved practices to reduce noise at source.
21.14 Policy E(a) states that housing or other sensitive uses will not normally be
permitted on sites adjacent to existing problem uses, unless ameliorating
measures can reasonably be taken.
21.15 Policy H5 Housing Design of the Core Strategy expects that an acceptable
level of noise insulation being achieved by means of sensitive design, layout
and in development vulnerable to transportation noise and vibration.
21.16 An Environmental Noise Survey was undertaken continuously between 12.07
– 15.07 on 27 May 2020 to obtain the baseline sound conditions.
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21.17 To meet British Standards BS: 8233:2014 the internal noise levels within
living rooms must not exceed 35dB(A) during the daytime (0700-2300) and
30 dB(A) in bedrooms during the night-time (2300-0700). In terms of the
proposal, the noise assessment concluded that robust glazing specification
will be sufficient mitigation to provide acceptable internal noise levels. This
will be secured through condition 8.
21.18 As such, it is considered that subject to a good acoustic design process,
acceptable internal ambient noise levels will be achievable in the
development. The application is considered to satisfy Policy H5 of the Core
Strategy (2014).
Air Quality
21.19 In terms of air quality, policy 7.14 of the London Plan states that
developments should minimise increased exposure to existing poor air
quality and make provision to address local problems of air quality, and that
they should also reduce emissions during demolition and construction
phases. This is supported by Policy E(c) of the Core Strategy (2014).
21.20 The whole of the Royal Borough of Greenwich is designated as an Air
Quality Management Area. The application was supported by an Air Quality
Assessment (prepared by Air Quality Assessments). The report has
reviewed the pollution effects from construction activities associated with
the development and air quality impacts during the operational phase.
21.21 With respect to the Air Quality Neutral Assessment, the air quality neutral
benchmarks for transport and buildings have been met and no mitigation
should be required.
21.22 The Council’s Environmental Health Officer has reviewed the report and
raised no objections. Dust emissions will be controlled through a
construction management and demolition management condition listed as
condition 5. As such, it is considered that the proposed development will
meet the objectives of policy 7.14 of the London Plan (2016), Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
22.0 Sustainability and Energy
22.1 The National Planning Policy Framework (2019) sets out that planning plays a
key role in delivering reductions to greenhouse gas emissions, minimising
vulnerability, and providing resilience to climate change. The NPPF also notes
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that planning supports the delivery of renewable and low carbon energy and
associated infrastructure.
22.2 The London Plan (2016) policy 5.1 seeks an overall reduction in carbon
dioxide emissions whilst policy 5.2 states that major development proposals
should make the fullest contribution to minimising carbon dioxide emissions
in accordance with the following hierarchy:
1.
Be lean: use less energy;
2.
Be clean: supply energy efficiently; and
3.
Be green: use renewable energy.
4.
Be seen: monitor, verify and report on energy performance.
22.3 Policy 5.2 sets targets for carbon dioxide emissions reduction in buildings.
These are expressed as minimum improvements over the Target Emission
Rate (TER) outlined in national building regulations. The target for residential
buildings is zero carbon from 2016 and non-domestic buildings from 2019
with at least a 35% on-site reduction beyond Building Regulations Part L
2013.
22.4 London Plan Policy (2016) 5.7 states that there is a presumption that all
major development proposals will seek to reduce carbon dioxide emissions
by at least 20 per cent through the use of on-site renewable energy
generation wherever feasible. Policy E1 of the Core Strategy (2014) states
that Carbon Emissions will be reduced in accordance with the Mayor’s
energy hierarchy.
22.5 The applicant has demonstrated in their Energy Strategy that the site
predicts a site wide CO2 reduction of 35.2% (SAP2012) and 66.8% (SAP10)
beyond the Building Regulations Part L 2013 baseline with the remaining
carbon shortfall to a 100% addressed through a carbon offsetting
contribution.
22.6 In general, the energy servicing strategy consists of direct electric heating
consisting of individual cylinders and radiators in each apartment to provide
the space heating and hot water. Following further discussion with council
officers the proposed strategy has been modified to achieve Passivhaus level
of design for heat loss, to ensure a low energy demand on the grid.
Be Lean
22.7 In terms of ‘Be Lean’, the applicant has revisited the passive and active design
measures to reduce energy consumption, including improved U-Values and
air permeability, 100% low energy lighting, mechanical extract ventilation and
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natural ventilation through openable windows, shading in the form of deep
window reveals and inset balconies, internal blinds and solar control glazing
with g-value of 0.35 for west facades and 0.4 for south, east and north
facades to minimise solar gains and external wall u-value of 0.12 which
provide an annual reduction in regulated CO2 emissions of 3.1% (SAP2012)
and 2.8% (SAP10)% beyond the Part L 2013 baseline scheme.
Be Clean
22.8 According to the London Heat Map, there are no existing heating networks
nearby. Due to the proposed development being located in proximity to a
Heat Network Priority Area (HNPA) and the Council is working towards
the investigation of heat network in Greenwich Riverside HNPA,
Sustainability has advised the applicant to design the development to facilitate
such connection. Despite the incompatibility of the proposed energy
servicing strategy to connect to an offsite heat network, a connection pit to
the rear of the dedicated riser room will be incorporated and the dedicated
riser room will have enough space to include 2no Low Temperature Hot
Water (LTHW) pipes should a connection takes place. The dwellings will
have a utility cupboard design to allow for a Heat Interface Unit (HIU) to be
incorporated for the provision of space heating and hot water.
22.9 This connection point, will allow an adoption strategy to be considered,
should it ever be deemed feasible in the future.
22.10 Notwithstanding this, no CO2 emission savings are predicted at the Be
Clean stage of the Energy Hierarchy.
Be Green
22.11 Solar Photovoltaic (PV) panels have been deemed as the most suitable
renewable technology option for the ‘Be Green’ stage of the Energy
Hierarchy. A solar PV system with 36.14kWp and 253m2 roof area is
proposed to reduce the regulated CO2 emissions by 11.9 tCO2 per year,
equivalent to 33.2% above the Be Lean case. A roof plan showing the
location of the PV panels has been provided.
22.12 The scheme shall also include 3no. Telsa Powerwall (or similar) 13.5 kWh
battery storage units, located within the LV room. This will store the
electricity generated by Solar PV and used during the evening and night with
any excess electricity generated by the PV being fed back to the National
Grid.
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Be Seen
22.13 The applicant commits in monitoring and reporting the energy consumption,
and this will be secured through a planning obligation.
Carbon Offset
22.14 In order to comply with the zero carbon requirements of The London Plan
(2016) and Core Strategy, an offset payment of £60/tonne over a 30-year
lifecycle will be required for the remaining emissions of the development.
This has been agreed with the applicant and will be secured through the s106
legal agreement and at present equates to £43,020 based on 23.9 tonnes
CO2 per annum carbon shortfall and £60/ tonne carbon.
Overheating
22.15 A dynamic overheating assessment was carried out following the additional
energy efficiency measures and solar PV. These measures combined with
natural and night time ventilation demonstrated that all habitable rooms pass
the CIBSE TM59 methodology under DS1 weather file (Moderate 1989
year).
22.16 Following further comment regarding overheating, it is confirmed that
internal blinds in the homes will be included with the base build and the
thermal modelling has been undertaken using MacroFlo within the IES
modelling software which has taken into account the reduction in free area
of open windows. It is also noted and demonstrated that that the corridors
will not suffer from overheating.
Sustainable Design and Construction
22.17 In terms of sustainable design and construction it is considered that the
development will meet good standards including, passive design and
renewable and low carbon technologies, energy efficient lighting with
appropriate controls, good levels of sound insulation, environmentally
friendly and responsibly sourced materials where possible using the BRE’s
Green Guide to Specification and insulation with Global Warming Potential
(GWP) of 5 or less and low embodied impact.
22.18 In addition, waste management during construction and operation,
improvement of biodiversity by enhancing the site’s ecology, including
ground level planting and extensive biodiversity roof, minimisation of flood
risk through the incorporation of Sustainable Drainage Systems (SuDS)
ITEM NO: 6

including permeable paving and underground storage tanks, excellent
transport connections, provision of secured cycling storage, adoption of
Secure by Design principles where feasible, adoption of Considerate
Constructors Scheme principles to achieve best practice and implementation
of other environmental construction principles relating to air quality, water,
vibration, vehicles management, and reduction of light and noise pollution
through following guidance and appropriate controls and design.
22.19 A framework Construction Environmental Management Plan (CEMP) will be
secured by condition.
Water Efficiency
22.20 The applicant has committed to optimise system efficiency through
improvements in the design of the water system. Flow restrictors and
metering will be installed.
22.21 Water efficient sanitary fittings and meters in all residential units targeting a
maximum 105 l/p/d in line with Policy 5.15 of the London Plan (2016) is
proposed.
Summary
22.22 Overall, although the proposed energy servicing strategy, which includes
direct electric heating, is not fully encouraged by London Plan and Local Plan
planning policy, the significant reduction of the space heating demand, solar
PV and power storage have been considered as compensatory measures for
accepting the proposed solution. Notwithstanding this, a number of
conditions and planning obligations will be imposed to secure the agreed
benefits and further details, as well as to and provide for verification
purposes for the proposed development.
23.0 Flooding
23.1 Policy 5.12 of the London Plan refers to Flood Risk Management and states
that “the Mayor will work with all relevant agencies, including the
Environment Agency to address current and future flood issues and minimise
risks in a sustainable and cost-effective way”.
23.2 London Plan Policy 5.13 states that “development should utilise sustainable
urban drainage systems (SuDS) unless there are practical reasons for not
doing so, and should aim to achieve Greenfield run-off rates and ensure that
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surface water run-off is managed as close to its source as possible in line
with the drainage hierarchy”.
23.3 Policy E2 of the Core Strategy states that new developments should apply
the sequential and exceptions tests as detailed in the NPPF and the Council’s
Strategic Risk Assessment be used to inform development and reduce flood
risk in the Borough.
23.4 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.
23.5 The Site lies in Flood Zone 1 (low probability of flooding). A Flood Risk
Statement and Drainage Strategy has been prepared by Bridges Pound and
has been submitted as part of this application. The submitted reports have
been review by Council’s Flood Officer, as the Local Lead Flooding
Authority, who has raised no objection subject to a detail condition,
therefore the proposal is assessed as complying with the relevant local,
London and national planning policies for Flood Risk.
24.0 Sustainable Urban Drainage
24.1 Policy 5.13 of the London Plan states that development should utilise
sustainable urban drainage systems (SuDS) unless there are practical reasons
for not doing so, and should aim to achieve greenfield run-off rates and
ensure that surface water runoff is managed as close to its source.
24.2 The applicant has submitted a drainage strategy and SuDS Maintenance Plan
which recommends the following:
• Building Floor Levels should be set 150 mm higher than the surrounding
land where possible to mitigate against localised flooding caused by
heavy/intense rain;
• Surface Water flows should be restricted to 2.0 l/s;
• The whole surface water drainage system for the proposed development
should be designed to not surcharge for a 1 in 2 year storm; no flooding
for a 1 in 30 year storm or any flooding for a 1 in 100 year storm + 40%
allowance for climate change be constrained with areas on site so not to
cause damage to buildings, essential services or adjoining developments
and services; and
• A full maintenance and inspection plan in relation to the SuDS elements
shall be provided upon completion of the works.
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24.3 The Council’s Flood Officer has reviewed submitted details information and
considers that the proposals are acceptable, subject to a final detailed design
to be secured by condition.
25.0

Community Infrastructure Levy (CIL)

Mayoral CIL 2
25.1 The Mayor introduced a new London-wide Community Infrastructure Levy
(CIL) on 1 April 2019. It is payable upon commencement of development.
The Mayor’s CIL2 will contribute towards the funding of Crossrail2. The
Mayor has arranged boroughs into three charging bands. The rate for
Greenwich is £25 per square metre.
25.2 The current application is liable to this requirement.
RBG CIL
25.3 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. Residential in this area
is liable to pay £70 per square metre (subject to indexation).
25.4 The current application is liable to this requirement.
25.5 The applicant has been advised that within the Royal Borough of Greenwich
no relief is provided for Discount Market Sale as it falls outside
Mandatory Housing Relief under Regulation 49, and relief under regulation
49A is not available within the borough.
25.6 Notwithstanding the above, the applicant has requested consideration of this
scheme for exceptional Borough CIL relief. The Council is yet to take a
decision on this request.
26.0 Legal Agreement
26.1 The Royal Borough of Greenwich is the current landowner of the application
site subject to this planning permission. In order to secure the appropriate
s106 planning obligations with Pocket Living, an agreement under section 111
of the Local Government Act 1972 is needed, which will require the
developer to enter into a subsequent s106 planning obligation at such time as
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it acquires an interest in the site. A grampian condition has been used to
secure this as condition 40.
26.2 The s111 agreement will require the Council and Pocket Living to enter into
the agreed form of s106 agreement incorporating the following proposed
Heads of Terms:
Affordable Housing
• The provision of all 48 units as Discount Market Sale (in perpetuity)
• Early review mechanism, if not commenced within two years in line with
formula 1b and 2 of the Affordable Housing and Viability SPG 2017.
• The mechanisms and inputs will be in accordance with the Affordable
Housing and Viability SPG 2017.
• Provision for the full costs of undertaking and assessing a viability review.
•
•
•
•
•
•
•

Discount Market Sale (Specific)
Eligibility criteria (targeting applicants who meet the lower RBG income
band of £71,000 for the first 6 months of marketing, after this period the
dwelling can be marketed at GLA income thresholds London-wide).
Submission of Accessible Marketing Plan for the adaptable units .
Submission of Marketing Methods Plan (No sales until submission and
approval).
Submission of Re-sale Plan (for subsequent sales) The re-sale plan be
marketed at GLA income thresholds London-wide.
Provision of an agreement to establish a method to provide annual
verification details to the council’s housing department.
Any subletting shall be in line with the agreed eligibility criteria and
provided at 80% of local market rent.
Submission of details of the service charges at first sale.

Transport
• Annual monitoring and periodic review of the Travel Plan for 5-years
from first occupation. The submission should identify additional measures
to come forward if surveys show that the development is unlikely to
meet the relevant sustainable transport targets.
• Residents and other occupiers of the development (except Blue Badge
holders) to be exempt from acquiring CPZ permits (and future estate
permit) including amendments to Traffic Orders as required.
• Financial contribution of £1000 toward cycle training.
• Submission and approval of details, and subsequent implementation of
works for the yellow lining and any associated signage to the entrance
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access way. This is to ensure that parking on the access road is restricted
at all times and remain clear and unobstructed.
• Covenant to be imposed that all residential units will be restricted from
parking within The Heights carpark and excluded from any future estate
permit scheme.
Employment and Training
• Financial contribution of £48,000 toward commitment and participation
towards GLLaB and business support in line with Planning Obligations
SPD.
Sustainability
• Financial contribution to the Local Authority to account for emissions
from the development.
• Monitoring of Renewable Technologies and installation of automatic
meter reading devices (in line with Be Seen).
Other Obligations
• Payment of legal costs.
• Payment of S106 monitoring costs.
27.0

Implications for Disadvantaged Groups

27.1 The implications for disadvantaged groups identified below are an integral
part of the consideration of the development and community benefits as set
out in the report:
• The scheme will provide 48 additional units, all are affordable housing.
• Two units at ground floor will be designed as wheelchair adaptable
housing.
• The proposal will provide new job opportunities in the construction
phase.
28.0

Conclusion

28.1 Having regards to the above assessment, the principle of a residential
development that optimises the number of residential units on site is
acceptable. Whilst the development would not provide a policy compliant
tenure and mix of units it is considered that the proposal can be justified in
this instance in view of the significant benefits arising from the proposed
amount of affordable housing and in light of viability considerations.
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28.2 The design quality of the proposal is of an appropriate standard that works
well with the existing building as well as the wider character, form and scale
of the surrounding area and the visual amenity of the street scene.
28.3 The impacts of the proposed development upon the amenity of neighbouring
occupants have been assessed and have been found to be acceptable.
Appropriate provision has been made to mitigate its environmental impacts
(including noise and air quality), and these have been secured by appropriate
conditions and legal agreement.
28.4 With regard to the amenity for future residents of the scheme it delivers
well-considered and acceptable standard of amenity across the site with the
proposed units meeting the required internal space standards and acceptable
amenity space provision.
28.5 Overall, the proposal is considered to be an acceptable redevelopment of an
underutilised site and for all the reasons outlined in this report it is
recommended that permission be granted for application reference
20/1967/F, in line with Section 1 of this report.
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