Planning Board
Agenda
Place

To Be Held Remotely

Date

Tuesday, 02 February 2021

Time

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

Councillors
Stephen Brain (Chair)
Gary Dillon (Vice-Chair)
Norman Adams
Olu Babatola
Ian Hawking
Denise Hyland
Mehboob Khan
Clive Mardner
Linda Perks
Vacancy
Geoffrey Brighty
Nigel Fletcher

Labour
Labour
Labour
Labour
Labour
Labour
Labour
Labour
Labour
Labour
Conservative
Conservative

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

Apologies for Absence
To receive apologies from Members of the Committee

2

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

3

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

4

39 Greenwich High Road, Greenwich, London, SE10
8JL – Ref: 20/3455/MA
Ward: West Greenwich
The Board is requested to grant conditional Planning
Permission for a minor material amendment in connection
with the planning permission 19/3038/F, dated 21/08/20
for the demolition of existing building and redevelopment
of the site to provide a five-storey mixed-use scheme, as
set out in the report.

5

Plots 501, 502, & 503 (Parcel 5) Greenwich Millennium
Village Phase 3, 4, 5, Peartree Way, London SE10 0HZ
- Ref: 19/4058/R
Ward: Peninsula Ward
The Board is requested to grant reserved matters consent
for approval of appearance, layout, scale and
landscaping, for Plot 501, 502 and 503 (Parcel 5) of
Greenwich Millennium Village Phases 3, 4 & 5
development (GMV 345), as set out in the report.

6

Plots 401-405, Parcel 4, Greenwich Millennium Village,
3-5 Peartree Way, Greenwich, SE10 - Ref: 19/4075/R
Ward: Peninsula Ward
The Board is requested to grant reserved matters consent
for a submission of (Appearance, Layout, Scale and
Landscaping) pursuant to condition 2 of Planning
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Permission Reference 19/1545/MA, as set out in the
report.

Date of Issue
Friday, 22
January 2021

Debbie Warren
Chief Executive

Remote Meetings
This meeting will be conducted remotely in accordance with the Coronavirus Act
2020 and related regulations.
This meeting will be viewable live, and for one year afterwards, on the Council’s
Youtube Channel: https://www.youtube.com/user/royalgreenwich
Those who have agreed to participate in the meeting have deemed to have
consented to being recorded, and to the public use of the recording.
If you have any queries regarding the recording of meetings, please email the
Corporate Governance Manager at corporate-governance@royalgreenwich.gov.uk
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PLANNING BOARD
PUBLIC INFORMATION
PLANNING BOARD IS A MEETING HELD IN PUBLIC, NOT A
PUBLIC MEETING.
This meeting is being streamed live on the Council’s YouTube Channel and a
recording of this meeting will be available to view for one year after this
meeting.
New emergency Regulations have been introduced to enable local authorities
to hold virtual remote meetings. To ensure the smooth running of these virtual
meetings, some of the Council’s procedures have been amended in accordance
with emergency powers.
The following additional procedure rules will apply to meetings of the Planning
Board, which will all be held via the online Zoom facility.
Only those members of the public who have registered to speak at the
meeting 2 working days before the meeting, will be provided with a link to
participate in the meeting.
• During the meeting, all participants will be in control of their own
microphone on Zoom.
• The microphone should be set to mute at all times until the Chairperson
invites you to address the Committee
• Any member of the Planning Board who wishes to ask questions to an
officer or to a speaker who has verbally addressed the Planning Board, or
to speak during the discussion part of the meeting, should do so by raising
the thumbs up icon on Zoom. Please be patient, the Chairperson will be
aware you wish to speak and will come to you in due course.
Each speaker will have two, or more, minutes each to speak (at the
Chairperson’s discretion). Members of the Planning Board will then have the
opportunity to address questions to the speaker, after which the speaker’s
participation in the meeting will end.
• The ‘chat’ function on Zoom will be disabled in the interests of
transparency.
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The Chairperson will have complete discretion of the procedure to be
adopted for the meeting and the order in which those entitled to address the
Planning Board are permitted to make his or her submissions.
If you have activated the raised hand function while speaking, please remember
to switch it off once you have finished your submission.
• If the Chairperson needs to adjourn the meeting, she /he will announce the
time of adjournment and indicate when the meeting will be reconvened, and
all participants should stay in the meeting until the meeting has ended.
Any member of the Planning Board who loses visual or audio connection
during the virtual meeting must notify the Chair before any voting takes place
and the loss of connectivity will be recorded within the minutes of the
meeting.
Voting on any agenda item will take place by the Chair asking each member of
the Planning Board on how they wish to vote.
Terms of Reference
Planning Board is responsible for the implementation across the Borough, and
overall co-ordination of the Council’s planning functions and in this respect the
Board is the ‘parent body’ of Area Planning Committees which will deal with
individual, non-strategic planning applications.
To determine all planning applications which are considered to be strategic.
(The Director of Regeneration, Enterprise and Skills has delegated authority, in
consultation with the Chief Executive and Leader of the Council to determine in each
individual case whether a matter is strategic and therefore falls to be considered by
the Board).
To determine non-strategic planning applications where the Director of
Regeneration, Enterprise and Skills, in consultation with the
Director of Legal Services, Leader of the Council and the Chair of Planning,
considers it would be in the best interests of the Authority for the matter to
be determined by the Board rather than the relevant Area Planning
Committee.
Determining planning applications
When determining planning applications and related matters Council Officers
and Councillors must adhere to important principles set out in legislation and
Central Government Guidance.
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Applications shall be determined in accordance with the Development Plan
unless material considerations indicate otherwise. (Section 38A, Planning and
Compulsory Purchase Act, 2004). The development plan comprises the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies 2014 and the
Spatial Development Strategy for Greater London.
The Key Principles of which are:
• If there are other material considerations, the Core Strategy is the
starting point and other considerations weighed up against it.
• Where the Core Strategy is not relevant or there are policy conflicts,
the application must be treated on its merits.
Material Planning Considerations include;
• Statutory provisions contained in Planning Acts and Statutory
Regulations and Planning Case Law.
• Central Government planning policy and advice as contained in
Circulars, The National Planning Policy Framework (NPPF) and
National Planning Policy Guidance (NPPG).
• Planning Briefs and other Supplementary Planning Guidance, e.g. Home
Extension Guidelines.
• Site specific issues such as availability of infrastructure, density, car
parking.
• Environmental effects such as effect on light, noise, overlooking, effect
on the street scene.
• The need to preserve or enhance the Special Character or appearance
of Conservation Areas and protect Listed Buildings.
• Previous planning decisions, including appeals.
• Desire to retain and promote certain uses.
Matters that must not be taken into account when determining
planning applications include
•
•
•
•
•
•

Moral and religious issues.
Unfair competition.
Breach of private covenants or other property rights.
Devaluation of property.
Protection of a private view.
Identity of an applicant or occupier.
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The Procedure for considering Applications
The conduct of the meeting is at the discretion of the Chair. According to the
number of items to be considered, the Chair will strictly control the time for
speakers wishing to address the Board.
At the start of the meeting the Chair will summarise the procedure to be
followed, only those who confirmed in advance and were given the meeting
link will be permitted to speak.
1 Council Officers will introduce each item, outlining Officers’
recommendations on the matter, and answer any questions from the Board
Members. The Chair will then invite members of the public to address the
Board.
2. Both objectors to and supporters off an application, including amenity
societies will be invited to address the Board. The Chair has indicated that
the following times will generally be allocated to speakers on any one
application. The Chair may vary the time available, e.g. where there is
a significant number of speakers or where there is a repetition or nonplanning matters are being raised.
•
•
•
•

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

3. Comments should be confined to planning matters and the public will be
advised to include everything they wish to say in one contribution, as
normally no further opportunity will arise. It must be noted that only
relevant planning considerations can be taken into account when
considering planning applications (see ‘determining planning applications’ for
details).
4. Members of the Board may wish to ask questions. There will be no further
input from members of the public.
5. The Applicant and or their representatives will be invited to address the
Board, once all other parties have spoken, in order to respond to any
points raised by previous speakers or Members.
6. The public will be able to listen to the Councillors discussing the item and
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coming to a decision. The Chair will then announce the decision.

LEAD OFFICERS
Director of Regeneration, Enterprise and Skills
Assistant Director (Planning and Building Control)
Development Control Manager - Major Projects
Area Development Manager (West)
Area Development Manager (East)
Legal Adviser – Planning
Committee Services Manager
Committee Services Officer
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PLANNIGN BOARD

ITEM NO
3

TITLE
Declarations of Interests
DECISION CLASSIFICATION
Non-key

1.

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

Decisions Required
The Planning Board is requested to:

1.1

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

1.2

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

2.

Members’ Interests

2.1

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

2.2

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

them, or

(b)

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

more than a majority of those in the ward you represent.

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

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

2.4

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

2.5

(a)

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

(b)

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

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

2.6

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

2.7

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

1

See the guidance in Annex 1of the Code of Conduct
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2.8

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

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

Report Author:
Tel:
Email:

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

Reporting to:
Tel:
Email:

Anthony Soyinka – Committee Services Manager
020 8921 2230
gurdeep.sehmi@royalgreenwich.gov.uk
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Councillor
Adams
Babatola
Babatola
Brain
Brain
Brain
Brighty
Dillon
Dillon
Dillon
Fletcher, N
Hawking
Hawking
Hyland
Hyland
Hyland
Khan
Mardner
Mardner
Perks
Perks
Perks

Organisation
Greenwich Dance Agency
London [Pensions] Collective Investment Vehicle
Overview & Scrutiny Joint Health Committee
DG Cities Limited
Greenwich Millennium Village Management Ltd
Greenwich Services Solutions
Blackheath Joint Working Party
Greenwich Housing Rights
Greenwich Services Plus
Greenwich Wildlife Advisory Group
Greenwich Theatre Board
Reserves Forces & Cadets Association
Trinity Laban
Greenwich Enterprise Board
Greenwich Leisure Ltd
Woolwich Creative District Trust
Overview & Scrutiny Joint Health Committee
Charlton Triangle Homes
Greenwich Leisure Ltd
Overview & Scrutiny Joint Health Committee
Greenwich and Bexley Credit Union

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

Member
Deputy
Deputy
Member
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Governorship
Discovery Primary School

Thorntree Primary School

Abbey Wood Nursery School
St Pauls Academy
Willow Dene School
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Planning Board

Agenda Item: 4

2 February 20201

Reference Nos: 20/3455/MA

Applicant: Linea Homes
Agent:

HGH Consulting

Site Address:
39 Greenwich High Road, Greenwich,
London, SE10 8JL

Ward: West Greenwich
Application Type: Minor Material
Amendment

1.0

Recommendation

1.1

The Board is requested to resolve to grant conditional Planning Permission,
as outlined below:
• An application submitted under Section 73 of the Town & Country
Planning Act 1990 for a minor material amendment in connection with the
planning permission 19/3038/F, dated 21/08/20 for the demolition of
existing building and redevelopment of the site to provide a five-storey
mixed-use scheme comprising flexible commercial floorspace
(A1/A2/B1/D1) at ground floor and 20 residential units above as well as
associated plant, cycle storage and refuse provision, to allow amendments
to the internal layout and approved unit mix, together with changes to the
external brick finish and other minor fenestration amendments.

1.2

Subject to:
(i)

The conditions set out in Appendix 2 of this report;

(ii)

The prior completion of a Deed of Variation to the Section 106 Legal
Agreement dated 21 August 2020 containing the planning obligations as
summarised in the heads of terms set out in Section 16 of this report,
any addendums and the minutes of this Planning Board meeting;

(iii)

To authorise the Assistant Director of Planning & Building Control to:
a. make any minor changes to the detailed wording of the
recommended conditions as set out in this report (Appendix 2) and
its addendums, where the Assistant Director of Planning & Building
Control considers it appropriate, before issuing the decision notice;
and
ITEM NO: 4
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b. finalise the detailed terms of the planning obligations pursuant to the
deed of variation s106 legal agreement, as set out in this report
(Section 16) and its addendums.
(iv)

In the event that the Deed of Variation Section 106 Agreement is not
completed within three (3) months of the date of this Planning Board
meeting, to authorise the Assistant Director of Planning & Building
Control to consider whether permission should be refused on the
grounds that the proposals are unacceptable in the absence of the
benefits which would have been secured, and if so, to determine the
application with reasons for refusal which will include the following:
In the absence of a legal agreement to secure Affordable Housing and
financial and non-financial contributions including for Employment, Skills and
Training, Highways, Energy and delivering public realm improvements, the
development fails to maximise the delivery of affordable housing and fails to
mitigate its impact on local services, amenities and infrastructure contrary to
policies 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).

2.0

Summary

2.1

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

Tree Preservation
Order
Flood Risk Zone

Housing
Density

443m2
− Grade II Listed Mumford’s Mills located
approximately 67m to the west;
− Grade II Listed 2 Burgos Grove approximately
40m to the south; and
− Grade II Miller General Hospital
approximately 55m to the west.
No
Zone 3 - Area benefiting from flood defences

Habitable Unit/Hectare

451 u/ha

Habitable Rooms/
Hectare

1295 hr/ha
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Dwelling Mix

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

Affordable Housing /
Tenure Split

Housing Standards

4 / 20%
14 / 70%
2 / 10%
10 / 50%
7 / (70% of AH)
3 / 10% (30% of AH)
10 / 50%
N/A
Development is
considered generally
compliant bar a few
minor shortfalls. See
Section 12 for full
discussion.

Non-Residential Uses
Proposed ground floor commercial use is unchanged in the current
submission (Consented for A1/A2/B1/D1 uses).
Public Consultation
Number in support
Number of
objections
Number of
comments
Main issues raised by
objectors - These are
addressed in Section
6 (Consultations) and
throughout Sections
9-19 (Main
Considerations).
2.2

0
1
0
Encroachment of proposed building into adjacent
property.

The application is considered acceptable and is recommended for approval,
subject to the conditions listed in Appendix 2 and satisfactory completion of
a deed of variation to the legal agreement.
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3.0

Site and surroundings (in detail)

Figure 1: Site Plan
3.1

The application site is located to the south of Deptford Creek (a Site of
Nature Conservation Importance) and fronts onto the northern side of
Greenwich High Road. The site is roughly rectangular in shape, covering an
area of 0.044ha and lies on a northeast/southwest axis. Greenwich Town
Centre is located some 900 metres to the east.

3.2

The site is currently occupied by a three-storey office building on its north
eastern half, with associated car parking located to the south west of this.
The building is currently occupied by Live in Guardians following issues with
squatters. Prior to this the building was vacant for several years.

3.3

Direct pedestrian and vehicular access is gained from Greenwich High Road.
The car park is predominately hard surfaced.

3.4

The site benefits from a relatively high level of public transport provision and
pedestrian routes, with a Public Transport Accessibility Level (PTAL) of 5, on
a scale of 0-6b with 6b being the most accessible. It is situated approximately
214m from Deptford Bridge DLR Station, which is a 4-minute walk to the
south-west, providing services to Bank and Lewisham. In addition, the site is
ITEM NO: 4
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located approximately 600m (7-minute walk) from Greenwich DLR station
and Greenwich mainline railway station providing services to Central London,
Dartford, Luton and Rainham. The nearest bus stops on Greenwich High
Road are located within 60m, serving Route 177, which provides services to
Thamesmead and Peckham. A more varied number of routes are available
adjacent to Deptford Bridge Station.
3.5

The site is located within the Greenwich Town Centre Controlled Parking
Zone (CPZ) which operates Monday-Saturday between the hours 09.0017.00 and on Sundays between 09.00 and 18.00. It is not located within a
conservation area, but is sited opposite the Ashburnham Triangle
Conservation Area. There are also several listed buildings within the
immediate vicinity of the site. There are no relevant Article (4) Directions in
place.

3.6

The immediate surrounding area comprises predominantly residential
properties to the south and east, made up of three and four storey flatted
developments. The area is characterised by a range of building styles and
heights. Nearby land uses include retail, residential, commercial, leisure and
tourism, community and education. The area is generally urban in character.

3.7

Immediately to the north and east of the site, is the recently completed Hope
Wharf development. The relevant planning permission was issued on 7th
March 2017 for “Redevelopment of the site to provide 125 residential units,
513 sqm of commercial floor space (use classes A1, A2, A3, B1 or D1),
ranging from 4 to 14-storeys and a stand-alone commercial unit; 24 car
parking spaces (including car club and accessible provision), private and
communal landscaped amenity areas, secure cycle parking and other
associated development” (ref. 16/1792/F).

3.8

To the south and west is a five-storey residential building at 27 Greenwich
High Road, which is separated from the shared boundary by a small access
road serving the neighbouring site. Opposite on the other side of Greenwich
High Road is a four-storey flatted development, known as William Court.

3.9

As noted above, the site is located in close proximity to several Grade II
Listed buildings, of which the most notable of these is Mumford’s Mills to the
south-west, which consists of an eleven storey Grade II Listed former grain
silo that has been converted into residential accommodation. The other
nearby Listed Buildings comprise Miller House (Grade II) to the east and 2
Burgos Grove (Grade II) to the south.
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3.10 The site is in close proximity to community open space, including Broadway
Fields, located south of Deptford Bridge Railway Station, approximately a fiveminute walk away. Greenwich Park and Blackheath Park are approximately 20
minutes’ walk away.
3.11 Relevant Mapping Overlays and Policy
-

-

-

4.0

The application site is located within the Boundary of the Deptford
Creek/Greenwich Riverside Opportunity Area, which has an indicative
employment capacity of 4,000 and a minimum target of 5,000 new
homes;
The Environment Agency Flood Maps identify the site as within Flood
Zone 3 and as an area benefiting from Flood Defences;
The Core Strategy Policy Maps identifies the site as a flood risk area;
Greenwich High Road is identified as a Local Road;
The site is located within a District Park Deficiency Area;
The PTAL of the site is 5 (in which 0 is the lowest, and 6b is the highest
rated location in terms of distance from frequent public transport
services);
The site is located within the Greenwich Town Centre Controlled
Parking Zone (CPZ) which operates from Monday to Saturday between
9am and 5pm, and on Sundays between 9am and 6pm;
The Deptford Creek, located to the north of site, is identified as a “Site
of Nature Conservation Importance”;
The site is adjacent to the Ashburnham Triangle Conservation Area;
The site is located within the London City Airport Safeguarding Map as
identified in Figure 8 of the Core Strategy; and
The site is within an Area of High Archaeological Potential as defined by
DH(m) of the Core Strategy.

Relevant Planning History
19/3038/F – Demolition of existing building and redevelopment of the site to
provide a five-storey mixed-use scheme comprising flexible commercial
floorspace (A1/A2/B1/D1) at ground floor and 20 residential units above as
well as associated plant, cycle storage and refuse provision. Approved,
21/08/2020.

5.0

Proposal

5.1

The application is seeking a minor material amendment to the approved
scheme in which the approved unit mix would be altered as outlined below:
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Unit
Type
1B2P
2B3P
3B4P
Total

Previously
Approved
4
12
4
20

Currently
Proposed
4
14
2
20

5.2

The proposal would see an increase of affordable housing on site, increasing
from 35% to 50%. It is also noted that the amendment will facilitate the
purchase of the property to the registered social housing provider Optivo,
who intend on using the entire site as de facto affordable housing.

5.3

In addition to the above, the applicant also seeks minor changes to the
internal layout to improve accessibility, as well as the replacement of the
external protruding brick banding with an alternative decorative brick banding
design and minor changes to the approved fenestration.

6.0

Consultation

6.1

Since being submitted in July 2020 the application has been subject of public
consultation, comprising of 84 individual letters sent to neighbouring
properties, together with a site notice erected to the front of the site.
Statutory and internal bodies were also consulted, in addition to local amenity
groups.

6.2

A press notice was also published on 06th December 2020 and a site notice
erected outside the site on 14th September 2020.

6.3

Statutory Consultees
A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Summary of Comments
Representation
Local Ward
No comments received.
Councillors

6.4

Officer’s
comments
N/A

Internal Consultees
A summary of the consultation responses received from internal parties,
along with the Officer comments are set out in table below:
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Details of
Representation
Housing

Occupational
Therapists

Summary of
Officer’s Comments
Comments
Housing supports the
revised unit & tenure
Noted.
mix following the
increase to 50%.
There are 46 people on
the 1-bed wheelchair
waiting list and 44
Noted.
people on the 2-bed
list.

6.5

Local amenity groups
The Greenwich Society and Greenwich Conservation Group were consulted.
No responses were received.

6.6

Local Residents

6.6.1 84 neighbouring addresses were consulted as well as site and press notices. A
single letter of objection was received from a neighbouring occupier in which
they asserted that the brick course on each floor of the proposed
development would overhang onto 27 Greenwich High Road. The objector
sought clarification as to whether there was any legal recourse to “stop our
airspace being encroached upon in this way?”.
6.6.2 While the above matter essentially relates to a party wall matter dispute, the
applicant agreed to remove the protruding brick banding and replace it with a
alterative recessed decorative brick banding design.
7.0

Planning Context

7.1

This application needs to be considered in the context of a range of national,
regional and local planning policies and Supplementary Planning Guidance /
Documents.
• National Planning Policy Framework (NPPF – 2019)
• The London Plan (March 2016) - Full details of relevant policies refer to
Appendix 3.
• The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014) - Full details of relevant policies refer
to Appendix 3.
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7.2

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

7.3

In addition to the above, Officers also have regard to the Approved for
Publication Draft London Plan, which has been formally approved by the
Mayor. This is a new, stand-alone publication version of the Plan and has been
prepared to address the Secretary of State’s (“SoS”) directions of 13th March
2020 and 10th December 2020 to the Intend to Publish London Plan. The
Approved for Publication Draft London Plan replaces the Intend to Publish
version as the most up to date Draft London Plan.

7.4

The policies in the Approved for Publication version are considered to have
substantial weight as a material consideration in the determination of planning
applications.

8.0

Planning Considerations

8.1

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

Principle of Development
Proposed Unit Mix
Affordable Housing
Standard of Accommodation
Design and Heritage
Neighbouring Amenity
Legal Agreement

9.0

Principle of Development

9.1

Core Strategy Policy EA(a) seeks to maximise the contribution to
employment from sites in existing or previous employment use.

9.2

The Approved for Publication Draft London Plan Policy H1 sets out the
Borough’s housing target of 28,240 new dwellings between 2019/20-2028/29.
Of these, Core Strategy Policy H1 supporting text para 4.1.8 expects at least
99% to be delivered on previously developed land.

9.3

The assessment of the original consented scheme sets out that the principle
of development was acceptable in respect of the above-mentioned policies.
Despite the changes currently proposed, the revised development would still
deliver the same amount of commercial floorspace (263 square metres for
A1/A2/B1/D1 purposes) and the same number of residential units (20). Given
this, coupled with there being no material change in relevant policies, the
principle of development remains acceptable.
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10.0 Proposed Unit Mix
10.1 London Plan Policy 3.8 and draft London Plan Policy H10 promote housing
choice in terms of the mix of housing sizes and types. Policy H2 of the Core
Strategy outlines that a mix of housing types and sizes will be required in all
developments including conversions and should contain a proportion of 3, 4
and 4+ bedroom units. It continues, stating that the exact mix on each site
will vary according to the location of the development and the character of
the surrounding area and will be affected by factors such as; the need to
protect small and medium sized family dwellings from sub-division and
conversion, the level of accessibility to public transport, schemes for special
needs groups, or where there is a poor external environment.
10.2 The consented scheme consisted of 4 x 1-bedroom 2 person units, 12 x 2bedroom 3 person units and 4 x 3-bedroom 5 person units. Whilst the mix
did feature a high concentration of 2-bedroom units, it was considered on
balance that this was acceptable, given the development would deliver 35%
affordable housing.
10.3 The current proposal seeks to replace two of the 3-bedroom units with 2 x
2-bedroom units. This would alter the mix to the following:
Unit
Type
1B2P
2B3P
3B4P
Total

Previously
Approved
4
12
4
20

Currently
Proposed
4
14
2
20

10.4 The rationale put forward for the change is that the revised 2x 1-bedroom
units could be utilised as M4(3) wheelchair user dwellings, where in the
consented scheme, the wheelchair units would be from the 1-bedroom unit
stock. The applicant has asserted that due to the size of the consented 1bedroom units, they would not be deliverable as M4(3).
10.5 Having discussed the proposal with the Council’s Occupational Therapist, it
was advised that a similar number of residents in the borough are on the
Council’s waiting list for 1-bedroom wheelchair units as are on the 2bedroom waiting list, with approximately 45 people on both lists. As such the
proposed change, whilst delivering larger wheelchair user units, was not
considered to be sufficient to justify the loss of the 2x three-bedroom units
or the resultant increase in 2-bedroom units to the mix. This is especially the
case given the borough’s need for family sized (3+ bedroom) units.
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10.6 The above was relayed to the applicant, who subsequently made an offer to
increase the affordable housing provision on site from 35% to 50%, and for
this to be secured through a S106 legal agreement. The applicant also
confirmed that Optivo, a registered social housing provider operating in the
borough, intend to buy the development and operate the market units as
affordable housing products in the form of London Affordable Rent. Whilst
the site would be used as de facto 100% affordable housing, Optivo confirmed
that they were only able to commit to 50% in the S106, as any further
provision would impact the land value of the site and on the viability of
purchasing the site.
10.7 Given the increase in the affordable housing from 35% to 50% which will be
secured through the accompanying legal agreement, it is considered that
there would be sufficient public benefit to support the revised unit mix, and
the resultant high proportion of 2-bedroom units. The Council’s Housing
Team were consulted and concurred with this view, confirming their support
following the increased affordable housing offer.
11.0 Affordable Housing
11.1 Policy H3 of the Core Strategy outlines that developments of 10 or more
homes will be required to provide at least 35% affordable housing, with the
precise percentage, distribution and type of affordable housing determined by
the particular circumstances and characteristics of the site and of the
development, including financial viability.
11.2 As outlined in Section 10 above, the revised proposal would see 50%
affordable housing secured through a S106 legal agreement, with the de facto
operation of the site being as 100% affordable. The increase in affordable
housing will lead to the following changes in the affordable housing mix which
will be secured in the S106 legal agreement:

Unit
Type

Approved Affordable
Housing Mix
London
Affordable Shared
Rent
Ownership
(Social)

Proposed Affordable
Housing Mix
London
Affordable Shared
Rent
Ownership
(Social)

Difference

1B2P
2B3P
3B4P
Total

1
0
4
5

2
3
2
7

+1
+4
-2
+3

2
0
0
2
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11.3 The remaining 10 x 2-bedroom 3 person units will be market rate.
11.4 Given the proposal would see an increase in affordable housing provided on
site, well in excess of the relevant policy requirement, no objections are
raised. The Council’s Housing Team have also confirmed their support for
the proposal.
12.0 Standard of Accommodation
12.1 Approved for Publication Draft London Plan Policy D6 requires all housing
developments to be of the highest quality internally, externally and in relation
to their context and to the wider environment, taking account of strategic
policies. Table 3.1 of the Approved for Publication Draft London Plan outlines
the relevant standards for residential developments in London, while the
Nationally Described Space Standards set out the national requirements. This
is supported by Core Strategy Policy H5.
12.2 All proposed units with the exception for four would either meet or exceed
the relevant floor space standards. The four units which would fall short
(Units A-0x.5) would do so by just 0.4sqm which, as was the case for the
original proposal, which is considered negligible.
12.3 Minor changes are proposed to the fenestration of the building, comprising a
reduction in size to windows now serving bathrooms for north-western units
(A-0x.1) and realignments of windows within the principle elevation. Said
changes would have no material impact to the privacy for future occupier by
way of overlooking in comparison to the original consented scheme. The
number of single and dual aspect units would also remain unchanged.
12.4 With regard to built-in storage, the developer is reliant upon the installation
of built-in wardrobes in order to meet the minimum requirements. In order
to ensure these are installed, the previously proposed condition to secure
evidence of this is to be maintained.
12.5 For the majority of the units there would be little to no impact in respect of
the proposed standard of accommodation in comparison to the consented
scheme. The two 3-bedroom units which are to be changed to 2-beds would
see their respective gross internal floor areas increase significantly above the
minimum requirements, which would in turn provide a higher standard of
living for future wheelchair users. Final details of the layout of the M4(3)
accessible units will be secured via planning condition.
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12.5 Other minor internal changes to the proposed building include:
− The internal core across all floors has been amended to separate the stairs
and lift to allow for better circulation and disabled access.
12.6 In light of the above, no objections are raised to the proposed standard of
accommodation.
13.0 Design and Heritage
13.1 Approved for Publication Draft London Plan Policy D3 requires developments
be of high quality, with architecture that pays attention to detail, and gives
thorough consideration to the practicality of use, flexibility, safety and building
lifespan through appropriate construction methods and the use of attractive,
robust materials which weather and mature well.
13.2 Policies DH1 and H5 of the adopted Royal Greenwich Local Plan Core
Strategy with Detailed Policies (2014) require proposals to have a high quality
of design and to be limited to a scale and design appropriate to the building
and locality.
13.3 In respect of external changes, the applicant has amended the decorative
brick banding design so it is now recessed to ensure it does not overhang the
boundary. This is in response to an objection from a neighbouring occupier
regarding the proposed banding encroaching onto their site. Whilst this
would in fact represent a party wall matter, the developer has chosen to
simply amend the contested brickwork.
13.4 In design terms, the revised brick design is considered to represent a nonmaterial change to the consented scheme and would have little to no impact
on the overall appearance of the building. Final details of the brick and all
other external materials and finishes are to be secured by condition, as was
the case for the original application.
13.5 Changes proposed to the approved fenestration are minor in nature and
would have no material impact to the appearance of the consented scheme.
All other external features of the building would remain unchanged.
13.6 In addition to the above-mentioned policies, given the site’s proximity to
various heritage assets, Officers also have regard Core Strategy Policy DH3
(Heritage Assets). Policy DH3 seeks to preserve and enhance the character
and appearance of the borough’s heritage assets, taking into account local
scale, the established pattern of development and landscape, building form
and existing materials, and is supported by Policy HC1 of the Approved for
ITEM NO: 4

Page 27

Publication Draft London Plan. Policy DH(i) of the Core Strategy further
states that developments which would detract from the setting and
proportions of a Listed Building or group will be resisted.
13.7 As outlined above, the proposed external alternations would amount to a
non-material change. It is therefore considered that the development would
have no greater impact on the neighbouring heritage assets than the
consented scheme.
13.8 In light of the above, no objection is raised on heritage or design grounds.
14.0 Neighbouring Amenity
14.1 Royal Greenwich Local Plan; Core Strategy with Detailed Policy (2014) Policy
DH(b) states that developments will only be permitted where it can be
demonstrated that the proposal does not cause an unacceptable loss of
amenity to adjacent occupiers by reducing the amount of daylight, sunlight or
privacy they enjoy or result in an un-neighbourly sense of enclosure. This is
supported by London Plan Policy 7.6.
14.2 The overall height, scale and bulk of the development has not been materially
affected by the proposed changes. The proposed changes to the approved
fenestration would be minor and would have no greater impact on the
amenities of neighbouring occupiers. As such the proposed changes would not
result in a loss of outlook, increased sense or enclosure or loss of daylight and
sunlight than that previously considered under the consented scheme.
15.0 CIL
15.1 As no additional floor space is proposed, the relevant CIL charges would
remain unchanged from the initial consent.
16.0 Legal Agreement
16.1 Policy IM1 of the Royal Greenwich Local Plan sets out that all qualifying
developments will provide for the infrastructure, facilities, amenities and
programmes that are considered necessary to support and serve the
development and offset any harm. When applicable, this is in addition to the
Community Infrastructure Levy.
16.2 The proposed development has already been the subject of a A106 legal
agreement as part of the original consent (ref: 19/3038/F). In this instance it is
considered that the majority obligations and clauses within the original S106
legal agreement would remain valid. The propose changes would therefore
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cover the change in unit mix and affordable housing provision. For clarity, the
obligations are as follows:
• Affordable Housing and Wheelchair Units
Provision of:
− 7no. Social Rented Units
− 3no. Intermediate Units
− 10% Wheelchair accessible units
− Provision of an affordable housing delivery plan
− Provision of an affordable housing marketing plan
− Provision of an affordable housing lettings plan
− Agreement protocol for the Council to advertise to
individuals living and /or working in the Borough in the
first instance
− To use reasonable endeavours to keep service charges for
affordable tenants to a minimum
− Provision of affordable housing in perpetuity
− Provision to permit occupiers of whole development
(affordable and private) access to all communal areas,
including play spaces.
− Early review mechanism to ensure that the scheme
delivers the maximum amount of affordable housing and
maximum S106 contributions required to achieve a policy
compliant scheme if not commenced within two years.
• Highways
− Alteration of existing vehicle crossover to form a smaller ‘pram
crossing’ ramp (at developer’s expense).
− Alteration of Traffic Order controlling the CPZ (at developer’s
expense) to ensure that future occupiers are not eligible for
parking permits.
− Contributions towards improving cycle facilities in the area and
toward cycle training consistent with the Council’s Cycling
Strategy and SPD requirements.
− A commitment to extending existing car club (nearest on-street
car club spaces are in Egerton Drive), with the first 5 years of
membership paid by the developer in line with SPD
requirements.
− Provision of a disabled parking space off-site (at developer’s
expense).
• Employment Training contribution including GLLAB
• Trees
− Payment of £25,000 towards tree planting programme to
compensate for the loss of the existing tree adjacent to the site.
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• Carbon Offset Payments
− Details of precise payments to be secured by condition.
• Monitoring and Legal Costs
17.0 Conclusion
17.1 The proposed changes constitute a minor material amendment to the original
consented scheme, with the impacts of the said changes considered to bring
about sufficient public benefits for the Royal Borough to support the
proposal. On this basis it is recommended that permission be granted for
application reference 20/3455/MA, subject to the conditions outlined in
Appendix 2 and satisfactory completion of a deed of variation to the original
S106 legal agreement.
Background Papers:
Planning (Listed Building and Conservation Areas) Act 1990
National Planning Policy Framework (2018)
The London Plan (2016)
Approved for Publication London Plan December 2020
Royal Greenwich Local Plan; Core Strategy with Detailed Policies (2014)
Responses from consultation
Report Author:
Tel No.:
Email:

Andrew Harris – Senior Planning Officer
0208 921 6121
Andrew.Harris@royalgreenwich.gov.uk

Reporting to:

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

Tel No.:
Email:
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APPENDICES
Appendix 1 - Drawing numbers
The following drawings and associated documentation has been submitted by the
applicant in support of application reference 20/3455/MA:
0099 Rev 01, 0121, 0130 Rev 09, 0131 Rev 09, 0132 Rev 09, 0133 Rev 09, 0134 Rev
09, 0135 Rev 07, 0136 Rev 05, 0220 Rev 09, 0221 Rev 10, 0222 Rev 07, 0223 Rev
06, 0420 Rev 08, 0421 Rev 06, 0830 Rev 10, 0831 Rev 09.
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Appendix 2 – Conditions and Informative(s)
Condition 1
The development to which this permission relates must be begun not later than the
expiration of three (3) years from 14/07/2020.
Reason: As required by Section 91 of the Town and Country Planning Act 1990.
Condition 2
The development shall be carried out strictly in accordance with the application
plans, drawings and documents hereby approved and as detailed below:
0099 Rev 01, 0121, 22767se-02, 0130 Rev 09, 0139, 0131 Rev 09, 0132 Rev
09, 0133 Rev 09, 0134 Rev 09, 0135 Rev 07, 0136 Rev 05, 0220 Rev 09,
0223 Rev 06, 0222 Rev 07, 0221 Rev 10, 0421 Rev 06, 0420 Rev 08, 0830
Rev 10, 0831 Rev 09, Ecology report (Ref: E8738), Air Quality
Assessment (Ref: H2771 v3), Archaeological Desk-Based Assessment
(Dec 2018), BREEAM Pre-Assessment (Aug 2019), Cover Letter (Aug
2019), Energy & Sustainability Report (Jan 2019), Health Impact
Assessment (Aug 2019), Heritage statement (Dec 2018), Noise
Assessment (Dec 2018), Geoenvironmental Site Investigation Report Phase I Preliminary Risk Assessment (Dec 2018), Transport Statement
(Aug 2019), Site Impact Assessment & Method Statement (Ref:
JPL/180407RFULL/sh), Planning Statement (Ref: A114761), Utilities
Assessment (Sep 2019), Flood Risk Assessment - Rev E (Nov 2019),
Daylight & Sunlight Amenity - Internal Study (Jan 2020), Daylight &
Sunlight Amenity - Neighbouring Study (Dec 2019), Design & Access
Statement - Rev 05 (Feb 2020), Tree Constraints Plan (180407), Tree
Protection Plan (180407), Topographical Survey (22767se-01 Rev A).
Reason: In the interests of good planning and to ensure that the development is
carried out in accordance with the approved documents, plans and drawings
submitted with the application and is acceptable to the Local Planning Authority.
Condition 3
Prior to the commencement of above ground works, a detailed schedule and
specification of all external materials and finishes to be used on the building shall be
submitted to and approved in writing by the Local Planning Authority. The
development shall then be carried out in accordance with the approved details.
Reason: To ensure that the local planning authority may be satisfied as to the
external appearance of the building(s) and to comply with Policy 7.4 of the London
Plan (2016) and Policies DH1 and DH(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
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Condition 4
The finished floor level of the development shall be set no lower than 5.86m AOD,
in line with the submitted flood risk assessment.
Reason: To ensure that the development will be located 300mm above the
predicted likely water level as a result of a breach in the Thames Tidal Flood
Defences, taking climate change into account.
Condition 5
a) Prior to the commencement of the development hereby approved, a suitable
combined Phase II Geo-environmental and Geotechnical Site Investigation shall
be carried out, in accordance with the recommendations set out in the Phase I
report. The Phase II report, which is to include a site walkover and information
for a detailed assessment of the risk to all receptors that may be affected,
including those off site, shall be submitted to, and approved in writing by the
Local Planning Authority, in consultation with the Environment Agency.
b) The results of the site investigation and the detailed risk assessment referred to
in (a) and, based on these, an options appraisal and remediation strategy giving
full details of the remediation measures required and how they are to be
undertaken.
c) A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (b) are
complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action.
Any changes to these components will require the written consent of the local
planning authority. The scheme shall be implemented as approved.
Reason: To ensure that the development does not contribute to, or is not put at
unacceptable risk from, or adversely affected by, unacceptable levels of water
pollution in line with paragraph 170 of the National Planning Policy Framework and
to ensure compliance with Policy E(e) of the Royal Borough of Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
Condition 6
Prior to occupation of the development hereby approved, a validation report
demonstrating the completion of works set out in the approved remediation
strategy and the effectiveness of the remediation shall be submitted to, and
approved in writing, by the Local Planning Authority. The report shall include results
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of sampling and monitoring carried out in accordance with the approved verification
plan to demonstrate that the site remediation criteria have been met.
Reason: To ensure that the site does not pose any further risk to human health or
the water environment by demonstrating that the requirements of the approved
verification plan have been met and that remediation of the site is complete. This is
in line with paragraph 170 of the National Planning Policy Framework and to ensure
compliance with Policy E(e) of the Royal Borough of Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
Condition 7
If, during development, contamination not previously identified is found to be
present at the site then, no further development (unless otherwise agreed in writing
with the Local Planning Authority) shall be carried out until a remediation strategy
detailing how this contamination will be dealt with has been submitted to and
approved in writing by the local planning authority. The remediation strategy shall
be implemented as approved.
Reason: To ensure that the development does not contribute to, or is not put at
unacceptable risk from, or adversely affected by, unacceptable levels of water
pollution from previously unidentified contamination sources at the development
site in line with paragraph 170 of the National Planning Policy Framework and to
ensure compliance with Policy E(e) of the Royal Borough of Greenwich Local Plan:
Core Strategy with Detailed Policies (2014).
Condition 8
No drainage systems for the infiltration of surface water drainage into the ground
are permitted other than with the express written consent of the Local Planning
Authority, which may be given for those parts of the site where it has been
demonstrated that there is no resultant unacceptable risk to controlled waters. The
development shall be carried out in accordance with the approved details.
Reason: To protect the underlying groundwater from the risk of pollution.
Infiltrating water has the potential to cause remobilisation of contaminants present
in shallow soil/made ground which could ultimately cause pollution of groundwater
and to ensure compliance with Policy E(e) of the Royal Borough of Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
Condition 9
Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the Local Planning
Authority in consultation with Thames Water, which may be given for those parts
of the site where it has been demonstrated by a piling risk assessment that there is
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no resultant unacceptable risk to groundwater. The development shall be carried
out in accordance with the approved details.
Reason: To ensure that the development does not contribute to, or is not put at
unacceptable risk from, or adversely affected by, unacceptable levels of water
pollution caused by mobilised contaminants in line with paragraph 170 of the
National Planning Policy Framework and to ensure compliance with Policy E(e) of
the Royal Borough of Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
Condition 10
a) Prior to the commencement of development, a Preliminary Risk Assessment to
identify the risks associated with unexploded ordnance (UXO) threat of the site
shall be submitted to and approved, in writing, by the Local Planning Authority.
Any Preliminary Risk Assessment of UXO hazards must be undertaken in
compliance with current guidance for managing UXO risks (e.g.C681). The
investigation shall include, but not be limited to:
• Home Office WWII Bomb Census Maps;
• WWII and post-WWII aerial photography;
• Official Abandoned Bomb Register;
• LCC Bomb Damage maps;
• Information gathered from the National Archives at Kew; and
• Historic UXO information.
b) Should the preliminary risk assessment identify the need for further investigation,
the following shall be submitted to and approved, in writing, by the Local
Planning Authority:
• A Detailed Risk Assessment and Intrusive UXO Survey, based on (a) to
characterise the site and; provide information for a detailed assessment of
the risk to all receptors that may be affected, including those off site.
• Following the results and outcomes of the Preliminary and Detailed Risk
Assessments, a Risk Mitigation Plan giving full details of the mitigation
measures required and how they are to be undertaken. This requires the
provision of both a Mitigation Implementation and Verification Plan.
• Details attaining to Operational UXO Emergency Response Plan; and
UXO Safety & Awareness Briefings - must also be provided.
• The identified mitigation must be carried out in accordance with the
approved details.
c) On completion of the above (b) a final Verification Report is required to
demonstrate that the works set out in (b) have been completed, along with any
requirements for longer-term monitoring of risks, maintenance and
arrangements for contingency action.
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Reason: To ensure that appropriate arrangements are in place in the event of the
discovery of UXO and to ensure that environmental and health risks have been
satisfactorily managed so that the site is deemed suitable for use; in accordance with
the aims of the National Planning Policy Framework (NPPF); and with Policy E(e) of
the Royal Borough of Greenwich Local Plan: Core Strategy with Detailed Policies
(2014); and the Mayor’s London Plan (2016) Policies 5.21 Contaminated Land and
5.22 Hazardous Substances.
Condition 11
Prior to the first occupation of the approved development, including residential and
commercial, the approved spaces shall incorporate sustainability measures as
detailed in the approved Energy & Sustainability Report prepared by MES Building
Solutions (January 2019) and BREEAM 2018 Pre-Assessment prepared by MES
Building Solutions (August 2019).
Reason: In the interest of addressing climate change and to secure sustainable
development in accordance with policies 5.1, 5.2, 5.3, 5.6, 5.7 and 5.9 of the London
Plan 2016, Policy DH1 Design of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
Condition 12
The non-residential development should be registered with Building Research
Establishment (BRE), achieve BREEAM Rating Excellent and make reasonable
endeavours to achieve Outstanding (based on the latest related for each BREEAM
Technical guidance).
i.

ii.

Within 3 months of commencement of the non-residential space, a BREEAM
Design Stage Assessment, copy of the summary score sheet and related
Certification verified by the BRE shall be submitted to the Local Planning
Authority for written approval.
Within 3 months from the date of first use of the non-residential space,
BREEAM 'Post Construction Stage' Assessment, copy of the summary score
sheet and related Certification verified by the BRE should be submitted to the
Local Planning Authority for written approval confirming the BREEAM
standard and measures have been implemented.

Following any approval of a 'Post Construction Stage' assessment and certificate of
the development, the approved measures and technologies to achieve the BREEAM
Excellent or higher standard shall be retained in working order for the lifetime of
the development.
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Reason: In the interest of addressing climate change and securing sustainable
development in accordance with policies: 5.1; 5.2; 5.3; and 5.9 of the London Plan
(2016); and policies DH1 and E1 of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
Condition 13
a) No above ground works (excluding demolition) shall commence until Water
Efficiency calculations, prepared by suitably qualified assessor, shall be submitted
to and approved in writing by the Local Planning Authority to demonstrate that
the detailed design of the dwellings is designed to meet water efficiency
standards with a maximum water use target of 105 litres of water per person
per day for the residential and BREEAM Excellent standard for the 'Wat 01'
BREEAM water category for the non-residential.
b) Prior to occupation of each residential unit and within the development,
evidence that the approved dwellings have incorporated water saving and
monitoring measures that is in line with Part A shall be submitted to the Local
Planning Authority for written approval.
c) Prior to occupation of each non-residential unit within the development,
evidence that the approved non-residential space has incorporated water saving
and monitoring measures that will prevent the undue consumption of water in
line with Part A shall be submitted to the Local Planning Authority for written
approval.
Reason: To ensure the sustainable use of water, in accordance with the approved
sustainability statement and Policy 5.15 of London Plan (2016) and Draft London
Plan Policy SI 5 Water Infrastructure.
Condition 14
Prior to commencement of the new residential units within the development, other
than site preparation (including demolition), remediation and / or the formation of
accesses, the details of the dynamic thermal modelling, using the guidance provided
in CIBSE TM59 & TM49 (DSY1, DSY2 and DSY3) and Cooling Hierarchy, and
demonstrating how the residential component of the development performs against
and even exceed the overheating criteria, shall be submitted to the Local Planning
Authority for written approval. The details of any additional measures to be
incorporated into the residential units within the development to minimise the risk
of overheating (without active cooling) shall also be submitted if the dynamic
thermal modelling demonstrates that overheating would occur. Compliance with
Building Regulations Criterion 3 should be also demonstrated and the actual cooling
demand (kW/m2) (if required) should be demonstrated to be significantly reduced
compared to the notional. The development shall thereafter be provided in
accordance with the approved details.
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Reason: To ensure that each residential unit within the development, hereby
approved, is energy efficient and to reduce the risk of overheating in line with Policy
5.9 of the London Plan 2016, and Policies DH1 and E1 of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
Condition 15
a) Prior to the commencement of development, and other than site preparation
(including demolition), remediation and / or the formation of accesses, an energy
report, which includes full details and drawings of the energy measures that are
to be incorporated into the development, separately for the residential and nonresidential spaces, shall be submitted to, and approved in writing by the Local
Planning Authority.
The submitted details shall outline all measures to be incorporated into the
development, including both residential and non-residential spaces, to
demonstrate compliance with the current zero carbon standard and minimum
35% CO2 emission reduction target for residential and non-residential buildings,
respectively, (regulated carbon dioxide emissions based on both SAP2012 and
SAP10 carbon emission factors) above Building Regulations Part L 2013.
Measures to reduce the carbon dioxide emissions associated with other energy
uses not covered by Building Regulations (un-regulated) should be identified and
related recommendations should be demonstrated in the energy report.
The energy servicing strategy shall be based on a low carbon wet system
providing heating, hot water and/or cooling to the residential and non-residential
units including the incorporation of on-site renewables and designed to facilitate
connection to an offsite heat network should one become available.
b) Prior to the occupation of the residential and non-residential units within the
development, the following information should be provided to the Local Planning
Authority for written approval:
i. technical information and evidence that the renewable/low carbon
technologies are installed in accordance with Part (a) and certified under the
Microgeneration Certification Scheme (MSC) and, if appropriate, complies
with the Enhanced Capital Allowances (ECS) product criteria.
ii. Energy Performance Certificates [EPC’s], detailed modelling output reports
showing clearly the DER/ BER and TER and FEES (for dwellings) from the “as
built stage” to confirm compliance with the carbon dioxide savings achieved
through energy efficiency measures and the energy servicing strategy
approved under Part (a).
Reason: To ensure that the residential and non-residential units within the
development hereby approved are energy efficient and to contribute to the
avoidance of need for new fossil fuel or other primary energy generation capacity
and to reduce emissions of greenhouse gases and to minimise the impact of building
emissions on local air quality in the interests of health, in accordance with policies
3.2, 5.3, 5.5, 5.6, 5.7 and 7.14 of the London Plan 2016, Policy E1 of the Royal
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Greenwich Local Plan: Core Strategy with Detailed Policies (2014), Royal Borough
of Greenwich, Greener Greenwich SPD (2014) and the Mayor’s Sustainable Design
and Construction SPG (2014).
Condition 16
Prior to the first use of the non-residential space, evidence that the approved space
has incorporated passive design and energy efficiency measures and energy servicing
strategy in line with Condition 15 shall be submitted to and approved in writing by
the Local Planning Authority.
Reason: To ensure that the energy servicing strategy for the non-residential space
within the development hereby approved is consistent with the energy strategy
approved under Condition 15, is energy efficient and contributes to the avoidance
of need for new fossil fuel or other primary energy generation capacity and to
reduce emissions of greenhouse gases and to minimise the impact of building
emissions on local air quality in the interests of health, in accordance with Policies
3.2, 5.3, 5.5, 5.6 and 7.14 of the London Plan (2016), Policy E1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014), Royal Borough
of Greenwich, Greener Greenwich SPD (2014) and the Mayor's Sustainable Design
and Construction SPG (2014).
Condition 17
Prior to any demolition, a Demolition/Construction Method Statement for the
relevant part of the development shall be submitted to, and approved in writing by,
the Local Planning Authority. The Method Statement shall include full details of the
following:
•
•
•
•
•
•
•
•
•

Hours of work;
The parking of vehicles of site operatives and visitors;
Loading and unloading of plant and materials;
Storage of plant and materials used in constructing the development;
Haulage routes;
Likely dust levels to be generated and screening measures to be employed;
Wheel washing facilities;
Likely noise levels to be generated from plant and construction works;
Specification of equipment with likely noise and vibration levels to be generated
during demolition and construction works;
• Details of any proposed noise screening measures;
• Proposals for monitoring noise and procedures for controlling excessive noise and
vibration (Note: it is expected that vibration over 1mm/s measured as a peak
particle velocity at residential properties would constitute unreasonable vibration);
• Identification of the roles and responsibilities with regard to managing and reporting
on the demolition and construction phase noise and vibration measures
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Reference shall be made to: The Councils’ Construction Site Noise Code of Practice
http://www.royalgreenwich.gov.uk/downloads/file/470/noise_from_major_construction_sites
_leaflet BRE four part Pollution Control Guides ‘Controlling particles and noise pollution
from construction sites ‘The development shall be carried out in accordance the
approved Demolition and Construction Method Statement.
Reason: In order to safeguard the amenities, health and safety of neighbouring
properties and occupiers and of the area generally, and to ensure compliance with
Policy 7.15 of the London Plan (2016) and Policy E(a) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
Condition 18
All Non-Road Mobile Machinery (NRMM) and plant to be used on the site of net
power between 37kW and 560 kW has been registered at http://nrmm.london/.
Proof of registration must be submitted to the Local Planning Authority.
The NRMM used during the demolition and construction phases must be carried
out in accordance with the approved details.
An inventory of all Non-Road Mobile Machinery (NRMM) must be kept on site
during the course of the demolitions, site preparation and construction phases. All
machinery should be regularly serviced and service logs kept on site for inspection.
Records should be kept on site which details proof of emission limits for all
equipment. This documentation should be made available to local authority officers
as required until development completion.
Reason: To protect local air quality and comply with Policy 7.14 of the London Plan
and the GLA NRMMLEZ.
Condition 19
a) Prior to the occupation of the residential units hereby approved, details from a
suitably qualified ecologist specifying how the landscape features have been
developed for biodiversity and ecological enhancement shall be submitted to and
approved in writing by the Local Planning Authority. The mitigation and
enhancement should include the following:
i. Native and/or nectar producing and/or deciduous plant species, preferably
of local provenance;
ii. Bird and bat sensitive lighting;
iii. Street trees; and
iv. Artificial nesting and roosting sites (including bird, bat and invertebrate
boxes).
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Where habitats are created as mitigation for development, management plans for
the habitat shall also be provided detailing how the areas are to be managed in the
longer term. Once approved the mitigation and management plans shall be
undertaken in accordance with the approved details.
b) Evidence that the ecological measures approved under part (a) have been
installed in accordance with the details above should be submitted to and
approved in writing by the Local Planning Authority prior to first use of the
residential units within the development.
Reason: To ensure the protection of wildlife and supporting habitat, to prevent the
spread of invasive plants and to secure opportunities for the enhancement of the
ecological value of the site in line with London Plan Policies 5.11 (Green Roofs and
Development Site Environs) and 7.19 (Biodiversity and Access to Nature) and Policy
OS4 (Biodiversity) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
Condition 20
Prior to the first use of each commercial unit, details of the respective shopfront
shall be submitted be submitted to, and approved in writing by the Local Planning
Authority. The development shall then be carried out in accordance with the
approved details.
Reason: To ensure that the local planning authority may be satisfied as to the
external appearance of the building and to comply with Policy 7.4 of the London
Plan (2016), Policy DH1 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014) and the Council’s ‘Residential Extensions, Basements and
Conversions Guidance SPD (July 2016).
Condition 21
Prior to the first use of each commercial element within the scheme, details of the
hours of use shall be submitted to, and approved in writing by the Local Planning
Authority. The commercial floor space shall then be operated in accordance with
these hours.
Reason: To safeguard the amenities of neighbouring occupiers, particularly
residents, and the area more generally and to ensure compliance with Policies 6.3
and 7.15 of the London Plan (2016) and Policies E(c) and IM4 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 22
The use of the D1 commercial floor space shall only be used as a clinic, health
centre, crèche, day nursery, art galleries (other than for sale or hire), libraries, nonresidential education and training centre and for no other purposes identified within
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Class D1 of the Town and Country Planning (Use Classes) Order 1987 (as
amended) (or any orders revoking, re-enacting or modifying this Order).
Reason: So that the commercial floor space is utilised for purposes that are
compatible not only with the wider surrounding area, but also the uses within the
proposed development and ensure compliance with Policy 7.15 of the London Plan
(2016) and Policies E(a) and E(c) of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (2014).
Condition 23
a) Prior to above ground works, drawings illustrating that a minimum of 90% of all
dwellings in the development hereby permitted comply with Building Regulation
requirement M4(2) ’accessible and adaptable dwellings’, have been submitted to
and approved in writing by the Local Planning Authority in consultation with the
Council’s Housing Occupational Therapist.
b) The development shall be carried out and retained for the lifetime of the
development in accordance the approved details.
Reason: To accord with Policy 3.8 of the London Plan (2016) as amended and
Policy H5 of the Royal Greenwich Core Strategy and Detailed Policies (2014).
Condition 24
a) 10% of all social rented units in the development hereby permitted shall comply
with Building Regulation requirement M4(3)(2)(b) ‘wheelchair user dwellings’.
The applicant shall not implement any part of the development hereby permitted
until full details of these units have been submitted to and approved in writing by
the Local Planning Authority in consultation with the Council’s Housing
Occupational Therapist.
b) The development shall be implemented in accordance with the approved details
under part (a).
Reason: To accord with Policy 3.8 of the London Plan (2016) as amended and
Policy H5 of the Royal Greenwich Core Strategy and Detailed Policies (2014).
Condition 25
Prior to the first use of each commercial unit, a delivery and servicing plan shall be
submitted to and approved in writing by the Local Planning Authority. The relevant
commercial unit shall then be operated in accordance with the approved details.
Reason: In order to safeguard the amenities of adjoining residents and to comply
with Policy 6.3 of the London Plan (2016).
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Condition 26
a) Details of the PV panels to be installed on the development shall be submitted to
and approved in writing by the Local Planning Authority.
b) The development shall be carried out in accordance with the details hereby
approved, shall be maintained as such thereafter and no amendments to the
approved scheme shall be permitted without the prior written consent of the
Local Planning Authority.
Reason: To contribute towards carbon dioxide emissions reduction and to comply
with London Plan (2016) Policy 5.7 (Renewable Energy) and Policy E1 (Carbon
Emissions) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
Condition 27
The demolition, earth removal, piling work and any mechanical building operations
required to implement the development shall only be carried out between the
hours of:
Monday to Friday 08:00 to 18:00
Saturdays
08:00 to 13:00
Not at all on Sunday and Bank Holidays
Reason: To safeguard the amenities of neighbouring properties and the area
generally and ensure compliance with Policy 7.15 of the London Plan (2016) and
Policies E(a) and E(c) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014).
Condition 28
a) A minimum of 38 secure and dry cycle parking spaces shall be provided within
the residential development as indicated on the plans hereby approved.
b) No units shall be occupied until the full details of the cycle parking facilities have
been submitted to, and approved in writing by the Local Planning Authority.
c) All residential cycle parking spaces shall be provided and made available for use
prior to occupation of the relevant part of the development and maintained
thereafter.
Reason: To promote sustainable travel and to ensure compliance with Policy 6.9 of
the London Plan (2016) and IM4, IM(b) and IM(c) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
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Condition 29
a) Prior to the first occupation of each commercial unit, full details of integral cycle
parking facilities shall be submitted to, and approved in writing by the Local
Planning Authority.
b) All cycle parking spaces shall be provided and made available for use prior to
occupation of the relevant commercial unit and maintained thereafter.
Reason: To promote sustainable travel and to ensure compliance with Policy 6.9 of
the London Plan (2016) and IM4, IM(b) and IM(c) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
Condition 30
The refuse storage and recycling facilities shall in all respects be constructed in
accordance with the approved plans, before the relevant part of the development is
first occupied and maintained for the lifetime of the development.
Reason: In order that the Council may be satisfied with the details of the proposal
and to ensure compliance with Policy 5.16 of the London Plan (2016) and Policies
H5 and DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
Condition 31
Notwithstanding the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking, re-enacting or modifying that Order), all
windows to be installed in the north-eastern elevation of the building hereby
approved, and those on the south-western elevation serving Unit A-01.2 shall be
fitted as obscure glazed/fixed shut and retained for the lifetime of the development.
Reason: To avoid the direct overlooking of adjoining properties and consequent
loss of privacy thereto and to comply with Policy 7.6 of the London Plan (2016) and
Policy DH(b) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
Condition 32
a) Notwithstanding the plans hereby approved, details of screening measures to be
incorporated to the balcony serving unit A-01.2 shall be submitted to and
approved in writing by the Local Planning Authority.
b) The screening, as approved under part (a) shall be implemented in full prior to

first occupation of the unit and maintained in perpetuity.
Reason: To avoid the direct overlooking of the ground floor unit of 27 Greenwich
High Road and consequent loss of privacy thereto and to comply with Policy 7.6 of
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the London Plan (2016) and Policy DH(b) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
Condition 33
a) Full details of the children’s play area, play equipment and safety measures
proposed for the development shall be submitted to and approved in writing by,
the Local Planning Authority prior to the first occupation of the development.
b) The play areas and play equipment shall be fully implemented in accordance with
the approved details prior to the occupation of the development and shall be
retained for the lifetime of the development.
Reason: In order to ensure that sufficient on-site play facilities are provided for the
future occupiers of the development and to ensure compliance with Policy 3.6 of
the London Plan (2016) and Policy H(e) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014).
Condition 34
Prior to first occupation of the residential units hereby approved, evidence shall be
submitted to the Local Planning Authority demonstrating that the built-in storage
has been installed in accordance with the approved plans.
Reason: To ensure a satisfactory standard of accommodation for future occupiers
and in compliance with Policy 3.5 of the London Plan (2016).
Condition 35
a) Prior to the commencement of above ground works (excluding demolition), a
full and detailed application for the Secured by Design award scheme shall be
submitted to the Local Planning Authority and the Metropolitan Police SE
Designing Out Crime Office, setting out how the principles and practices of the
Secured by Design Scheme are to be incorporated into the approved scheme.
b) Prior to first occupation of any part of the development, evidence shall be
submitted to the Local Planning Authority demonstrating that a Secured by
Design certification has been awarded, in accordance with the details approved
under part (a).
Reason: In the interest of creating safer, sustainable communities and to ensure the
development is implemented in accordance with Policy 7.3 of the London Plan and
Policy CH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
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Informative(s)
1.

Positive and Proactive Statement: The Council engages with all applicants in a
positive and proactive way through specific pre-application enquiries and the
detailed advice available on the Council’s website. On this particular
application, positive discussions took place which resulted in further
information being submitted.

2.

The development hereby approved shall be car-free – to be secured by the
associated S106 agreement.

3.

For the avoidance of doubt, the following plans are superseded:
Superseded
Drawing
0130 Rev 06
0131 Rev 05
0132 Rev 05
0133 Rev 05
0134 Rev 05
0135 Rev 03
0136 Rev 03
0220 Rev 06
0221 Rev 07
0222 Rev 04
0223 Rev 03
0420 Rev 04
0421 Rev 02
0830 Rev 06
0831 Rev 06
0832 Rev 05

Replaced by
0130 Rev 09
0131 Rev 09
0132 Rev 09
0133 Rev 09
0134 Rev 09
0135 Rev 07
0136 Rev 05
0220 Rev 09
0221 Rev 10
0222 Rev 07
0223 Rev 06
0420 Rev 08
0421 Rev 06
0830 Rev 10
0831 Rev 09
N/A
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Appendix 3 - National, regional and local planning policies and
Supplementary Planning Guidance / Documents
The NPPF (2019)
The National Planning Policy Framework (NPPF) confirms that applications for
planning permission must be determined in accordance with the development plan,
unless material considerations indicate otherwise. Of relevance in this instance is:
Chapter 5 Delivering a sufficient supply of homes
Chapter 12 Achieving well-designed places
Chapter 16 Conserving and enhancing the historic environment
The London Plan (2016)
In March 2016 the London Plan (March 2015) was updated with minor amendments.
The policies relevant to this application are:
Policy 3.3
Policy 3.4
Policy 3.5
Policy 3.8
Policy 7.4
Policy 7.6
Policy 7.8

Increasing Housing Supply
Optimising housing potential
Quality and Design of Housing Developments
Housing Choice
Local character
Architecture
Heritage assets and archaeology

Draft London Plan (not yet published)
The Approved for Publication Draft London Plan has reached an advanced stage in
the adoption process to have substantial weight as a material consideration in the
determination of planning applications. The relevant Policies are:
Policy D2
Policy D6
Policy D7
Policy H1
Policy H4
Policy H10
Policy HC1

Delivering good design
Housing quality and standards
Accessible Housing
Increasing housing supply
Delivering affordable housing
Housing size mix
Heritage conservation and growth
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The Royal Borough of Greenwich Adopted Core Strategy (July 2014)
The Royal Greenwich Local Plan: Core Strategy with Detailed Policies was adopted
by the Council on 30th July 2014. The Core Strategy and the London Plan are the
borough's statutory development plans. The following lists the relevant strategic
objectives, spatial policies and cross cutting policies from the Core Strategy as they
relate to this application:
Policy H1
Policy H2
Policy H5
Policy DH1
Policy DH3
Policy DH(b)
Policy DH(h)
Policy DH(i)
Policy DH(g)
Policy DH(h)
Policy DH(j)

New Housing
Housing Mix
Housing Design
Design
Heritage Assets
Protection of Amenity for Adjacent Occupiers
Conservation Areas
Statutory Listed Buildings
Local Views
Conservation Areas
Locally Listed Buildings

Supplementary Planning Guidance/Documents:
Nationally Described Space Standard (2015)
London Housing SPD (2016)
Residential Extensions, Basement and Conversion Guidance SPD (2018)
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PLANNING BOARD

Agenda Item: 5

2 February 2021

Reference No: 19/4058/R

Applicant: Greenwich Millennium Village Ltd
Agent:
Gerald Eve LLP
Site Address:
Plots 501-503, Parcel 5, Greenwich
Millennium Village, 3-5 Peartree Way,
Greenwich, SE10

Ward: Peninsula Ward
Application Type: Reserved matters

1.0

Recommendation

1.1

The Board is requested to grant consent for reserved matters consent as
outlined below:
Reserved matters application seeking approval of appearance, layout, scale
and landscaping, for Plot 501, 502 and 503 (Parcel 5) of Greenwich
Millennium Village Phases 3, 4 & 5 development (GMV 345) pursuant to
Condition 2 of outline planning permission reference 19/1545/MA dated:
14/11/2019, involving the provision of 4,887 sqm of commercial floorspace
(comprising 4,462sqm of Use Class B1 floorspace and 425sqm of Use
Class A1 and/or A2 and/or A3 and/or A4 floorspace), plus associated
infrastructure, landscape and car parking.

1.2

Subject to:
i) The recommended conditions as set out in this report (Appendix 2);
ii) To authorise the Assistant Director of Planning & Building Control to
make any minor changes to the detailed wording of the recommended
conditions as set out in this report (Appendix 2), its addendums and
the minutes of this Planning Board meeting, where the Assistant
Director of Planning & Building Control considers it appropriate,
before issuing the decision notice

2.0

Executive Summary

2.1

Officers have considered the circumstances of this application against the
relevant development plan policies in the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014), the London Plan (2016), the National
Planning Policy Framework and National Planning Practice Guidance and have
concluded that the principle of redevelopment and general parameters for the
proposed were established by the outline consent. These are discussed
ITEM NO: 5

Page 49

further within the relevant section, and include design (heights & footprint),
access, uses, sustainability, and parking.
2.2

The application site is constrained by contaminated land which prevents
underground parking/basements as well as noise from the adjoining
Aggregates Works which can operate 24/7 meaning the proposed requires
extensive acoustic mitigation. These site constraints have been accounted for
within the proposal.

2.3

The proposed is designed as a singular five storey building at Plot 503 with
open space proposed at Plots 501 and 502. A car park with a total of 34
spaces is located between the proposed building and the open space. The
proposed has a subtler colour strategy to earlier plots. The proposed delivers
a total of 4,887 sqm of commercial floorspace which is made up of 4,462sqm
of Use Class B1 floorspace and 425sqm of Use Class A1 and/or A2 and/or A3
and/or A4 floorspace).

2.4

The application has been subject to consultation with statutory consultees,
local residents and interested groups. No objections have been received from
local residents at the time of writing this report. Section 8 of this report
details the responses from internal and external consultees.

2.5

The scheme is not liable to Mayoral or Borough CIL as the outline consent
was approved prior to the adoption of either. The outline consent was
subject to a number of financial and non-financial obligations, secured through
a Section 106. These are applicable to this plot also.

2.6

The application is considered to comply with the parameters of the outline
consent and is recommended for approval.

3.0

Summary

3.1

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

Heritage Assets

0.9ha
Part of site allocation GP5 in the Site
Allocations Prefered Approach August
2019 for residential-led mixed use
development including local-scale retail
/ café / restaurant / leisure uses,
B1workspace and appropriate
community facilities, including a nursery.
Not applicable
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Tree Preservation Order
Flood Risk Zone

No
Flood Zone 3 - Area benefiting from
flood defences

Proposed Building
Building height (metres AOD)

26.70 AOD m

No. of storeys
Floor area (GEA) (m²)

5 storeys
4,887 sqm

Proposed Building
Existing Uses

Proposed Use(s)

Employment

Transportation
Car Parking

Cycle Parking

Public Transport

Existing Use (Classes)
/ Operator
m²
Proposed Use
(Classes) / Operator
m²
Existing Number of
Jobs
Proposed Number of
Jobs

0
B1 and Flexible A1-A4
B1 – 4,462m²
A1-A4 – 425m²
0
TBC

No. existing car parking spaces 0
No. Proposed Car Parking
34
Spaces
No. Proposed Cycle Parking
61 long stay &
35 visitor spaces
Complies with policy
Yes

PTAL Rating

Sustainability / Energy
BREEAM Rating
Renewable Energy Source (%)
Public Consultation
Number in Support
Number of objections
Main issues raised

N/A

2/3

Excellent
12.3%

0
0
-
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3.2

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

3.3

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

4.0

Site

4.1

Greenwich Millennium Village Phases 3, 4, 5, Peartree Way, Greenwich, SE10

4.2

This reserved matters application relates specifically to Plots 501-503

4.3

The following shows the site location plan for the reserved matters
application (outlined in red):

5.0

Site and Surrounding Area

5.1

The application site forms Plots 501, 502 and 503 of the Greenwich
Millennium Village (GMV345) development and comprises an area of
approximately 0.9 hectares. The application site is currently cleared with a
temporary prefabricated site office on-site.
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5.2

The site area forms part of the wider redevelopment site known as
Greenwich Millennium Village (GMV) Phases 3, 4 and 5 which has outline
planning permission to be developed for 1,746 residential dwellings,
commercial, retail and community uses by the outline permission dated 30th
March 2012 (“the Outline Planning Permission / OPP”). Planning permission
12/0022/O as amended by 14/1633/MA and 19/1545/MA reserves all matters
except for access and Parcel 1.

5.3

To the north of the application site are Plots 302-304. These plots have been
granted detailed consent for 170 residential dwellings and 613 sqm GEA Class
A1-A4 retail/commercial units (18/1318/R). The non-residential floorspace is
delivered across four individual units in Plots 302 and 303 and face onto a
neighbourhood square which adjoins the application site. The maximum
building heights across these plots is six storeys. The six storey elements
create apartment blocks which border Plots 501-503. These plots are under
construction and nearing completion. There is a play area as consented with
Plots 302-304 which sits to the north west of the application site.

5.4

To the east of the application site are Plots 504 and 210. These plots are
separated by the entrance to Horn Link Way which provides access to the
adjacent wharfs. Horn Link Way experiences a high volume of daily vehicle
movements including larger aggregate vehicles. Plot 504 is an energy centre
with a height of between 8 and 16 meters with a flue of 26 meters in height.
The energy centre is being delivered by EON to serve the Greenwich
Millennium Village Masterplan, it was granted consent under reference
17/0576/R. Plot 210 is a residential building that forms the most southern
plot in the ‘11-storey terrace’ that is designed to create the acoustic barrier
to the masterplan. Plot 210 received detailed consent for 11 storeys under
planning reference 13/3281/R.

5.5

To the south of the site is Bugsby’s Way, which is a highly trafficked road
leading from the roundabout that sits south of the entrance to the masterplan
from Peartree Way. A new signalled pedestrian crossing has recently been
added adjacent to the application site. On the opposite side of Bugsby’s Way
is the Millennium Leisure Park, which includes stores such as B&Q, Ikea and
the Odeon Cinema.

5.6

To the west of the application site is the development site for Parcel 4 of the
masterplan, which is to be a solely residential parcel within the masterplan.
The plot immediately adjacent to Plot 501 is Plot 405. This Parcel is yet to
receive detailed consent but has been submitted under planning reference
19/4075/R. Plot 405 is designed with a maximum height of eight storeys.
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6.0

Relevant Planning History

6.1

Planning permission was initially granted on 30 March 2012 for a hybrid
outline planning application for 1,746 residential units and 6,902 sq.m of nonresidential floorspace comprising A1/A2/A3/A4/B1/ D1 and D2 uses; and full
details for Parcel 1 for 459 of the residential units, an energy centre, open
space, hard and soft landscaping, associated car parking, servicing, highways
and transport works and ancillary works (Ref. 12/0022/O).

6.2

09.04.2014 – Reserved Matters (appearance, layout, scale and landscaping),
for Parcel 2 Sub-Phase 1 of Greenwich Millennium Village Phases 3, 4 & 5
pursuant to Condition 2 of Outline planning permission dated 30/03/2012
(Ref: 12/0022/O) for the erection of 83 residential dwellings including
associated infrastructure and car parking (Ref: 13/3281/R). This application
was approved.

6.3

23.12.2014 - Minor Material Amendment under s73 to vary condition 1
(Approved Plans) of outline planning permission dated 30/03/12 (ref:
12/0022/O) involving changes to the footprint, no. of units, floorspace,
elevations and associated landscaping in respect of Block 107. The application
was approved and the scheme has been implemented.

6.4

24.02.2017 - Reserved Matters (Appearance, Landscaping, Layout and Scale)
pursuant to condition 2 of planning permission dated 23/21/2014 (Reference:
14/1633/MA) for the erection of an energy centre (EC2) and associated
infrastructure, landscape and parking was received for Plot 504. This
application was approved (reference: 17/0576/R).

6.5

21.06.2017 - Reserved Matters (Appearance, Layout, Scale and Landscaping)
pursuant to Condition 2 of Planning Permission dated 24/12/2014 (Reference:
14/1633/MA) for the construction of 112 residential units with associated
landscaping, infrastructure and parking was received for Plots 204 & 205. This
application was approved (reference: 17/1631/R).

6.6

05.09.2018 - Submission of Reserved Matters (Appearance, Layout, Scale and
Landscaping) pursuant to condition 2 of Outline Planning Permission dated:
24/12/2014 (Reference 14/1633/MA) for the construction of 170 residential
dwellings and 613 sqm GEA Class A1-A4 retail/commercial units, associated
infrastructure, landscape and car parking plus temporary vehicle turning area
for refuse/servicing vehicles and temporary GMV345 Concierge and
Management Suite, situated immediately south of the site for Plots 302, 303
and 304 (18/1318/R). This application was approved.
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6.7

11.06.2019 - Section 96a of the Town & Country Planning Act 1990 for a
non-material amendment in connection with the planning permission
14/1633/MA, dated 23/12/2014 for the application for Minor Material
Amendment under s73 to vary condition 1 (Approved Plans) of outline
planning permission dated 30/03/12 (ref: 12/0022/O) involving changes to the
footprint, no. of units, floorspace, elevations and associated landscaping in
respect of Block 107 to allow:
- Amendment to wording of Condition 14 (Density) in respect of Parcel 3
and Parcel 5.
This application was approved (reference: 19/1636/NM).

6.8

09.09.2019 - Section 73 of the Town & Country Planning Act 1990 for a
minor material amendment in connection with the planning permission
14/1633/MA (dated 23/12/2014) for mixed use development comprising: up
to a total of 1,746 Class C3 residential units; up to a total of 1,190 sq.m
(GEA) Flexible Class A1 (shops) and/or A2 (financial and professional
services) and/or A3 (restaurants and cafes) and/or A4 (drinking
establishments); up to a total of 4,462 sq.m (GEA) business space for B1(a)
(offices) and/or B1(b) (research and development) and/or B1(c) (light
industry); up to 500 sq.m (GEA) Class D1 for a children's nursery; up to a
total of 750 sq.m (GEA) Class D2 for community space and a management
facility; up to a total of 992 sq.m (GEA) for two energy centres; associated
open space, hard and soft landscaping, car parking and servicing, highways and
transport works and ancillary works; with all matters reserved for future
approval except for access (Outline Application). In addition to the matters
set out above, full details (access, appearance, landscaping, layout, scale) in
relation to the first sub-phase, being Parcel 1, located to the north and east of
the site for: 459 residential units; a 365 sq.m energy centre; associated open
space, hard and soft landscaping, car parking and servicing, highways and
transport works and ancillary works.
To allow:
• Amendment to density requirement
• Redistribution of non-residential floor space
• Reduction in Car Parking Provision
• Revision to Phasing
• Increase in height by 1m on Plots 202, 203, 301, 401-405, 501-503
This application was approved (reference: 19/1545/MA).

6.9

11.11.2019 - Submission of reserved matters application (appearance, layout,
scale + landscaping) pursuant to condition 2 of planning permission dated
23/12/2014 (Ref:14/1633/MA) for the construction of 135 residential
dwellings, ancillary residents screening room plus associated infrastructure,
landscape and car parking (Plot 301). This application was approved
(reference: 19/2055/R).
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6.10 18.03.2020 - Submission of Reserved Matters (Appearance, Layout, Scale and
Landscaping) pursuant to condition 2 of Planning Permission dated
14/11/2019 (reference 19/1545/MA) for the construction of 122 residential
dwellings, 152 sqm GEA Class A3 Cafe, 500 sqm Class D1 nursery, plus
associated infrastructure, landscape and car parking on Plot 202. This
application has been approved (reference: 19/3063/R).
6.11 21.11.2019 - Submission of Reserved Matters (Appearance, Layout, Scale and
Landscaping) pursuant to condition 2 of Planning Permission dated
14/11/2019 (Reference 19/1545/MA) for the construction of 119 residential
dwellings, 750 sqm GEA Class D2 Community Centre and Management
Facility, plus associated infrastructure, landscape and car parking on Plot 203.
This application has been approved (reference: 19/4008/R).
6.12 02.12.2019 - Submission of Reserved Matters (Appearance, Layout, Scale and
Landscaping) pursuant to condition 2 of Planning Permission dated
14/11/2019 (Reference 19/1545/MA) for the construction of 65 residential
dwellings with resident’s lounge, plus associated infrastructure, landscape and
car parking on Plot 201. This application is currently being considered
(reference: 19/4064/R).
6.13 03.12.2019 - Submission of Reserved Matters (Appearance, Layout, Scale and
Landscaping) pursuant to condition 2 of Planning Permission Reference
19/1545/MA for the construction of 489 residential dwellings, plus associated
infrastructure, landscape, car parking and associated works at Plots 401, 402,
403, 404 and 405 (Parcel 4). This application is currently being considered
(reference: 19/4075/R).
6.14 19.12.2019 - Removal of the existing Gatehouse and adjoining buildings and
the erection of a new Ecology Park Building to also include the diversion of
the cycle path and associated ecological works. This application is currently
being considered (reference: 19/4092/F)
6.15 07.02.2020 - Reserved Matters (Appearance, Layout, Scale and Landscaping)
pursuant to condition 2 of Planning Permission dated: 23/12/2014 (Reference
14/1633/MA) for the construction of 65 residential dwellings, with resident’s
lounge, plus associated infrastructure, landscape and car parking on Plot 201
(reference: 18/0825/R). This application was refused by the Planning Board on
14.11.2018 and has subsequently been allowed by appeal on 07.02.2020
(reference: APP/E5330/W/19/3228947).
6.16 14.10.2020 - An application submitted under Section 96a of the Town &
Country Planning Act 1990 for a non-material amendment in connection with
the planning permission 19/1545/MA, dated 14/11/2019 for the minor
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material amendment in connection with the planning permission 14/1633/MA
(dated 23/12/2014) for mixed use development comprising: up to a total of
1,746 Class C3 residential units; up to a total of 1,190 sq.m (GEA) Flexible
Class A1 (shops) and/or A2 (financial and professional services) and/or A3
(restaurants and cafes) and/or A4 (drinking establishments); up to a total of
4,462 sq.m (GEA) business space for B1(a) (offices) and/or B1(b) (research
and development) and/or B1(c) (light industry); up to 500 sq.m (GEA) Class
D1 for a children's nursery; up to a total of 750 sq.m (GEA) Class D2 for
community space and a management facility; up to a total of 992 sq.m (GEA)
for two energy centres; associated open space, hard and soft landscaping, car
parking and servicing, highways and transport works and ancillary works; with
all matters reserved for future approval except for access (Outline
Application). In addition to the matters set out above, full details (access,
appearance, landscaping, layout, scale) in relation to the first sub-phase, being
Parcel 1, located to the north and east of the site for: 459 residential units; a
365 sq.m energy centre; associated open space, hard and soft landscaping, car
parking and servicing, highways and transport works and ancillary works to
allow: - Amendment to wording of Condition 51 - BREEAM | GMV 345
Peartree Way, Greenwich SE10. This application has been approved
(reference: 20/3021/NM)
6.17 19.01.2021- Environmental Impact Assessment Screening Opinion under the
Town & Country Planning (EIA) Regulations 2011 for redevelopment of the
site for of 4,887 sqm of commercial floorspace (comprising 4,462 sqm of Use
Class B1 floorspace and 425sqm of Use Class A1 and/or A2 and/or A3 and/or
A4 floorspace), plus associated infrastructure, landscape and car parking
pursuant to condition 2 of planning permission dated 14/11/2019 Ref:
19/1545/MA. It has been determined that an addendum to the Environmental
Statement is not required (reference: 19/4096/EIA).
7.0

Proposal

7.1

The principle of redeveloping the application site for residential development
has been established by the Amended Outline Planning Permission (Ref.
19/1545/MA). The outline scheme set the parameters for the quantum of
development, range of uses, maximum building heights and massing together
with hierarchies of open spaces and circulation routes.

7.2

The detailed design of Plots 501-503 was reserved for approval through the
submission of Reserved Matters applications. In particular, the external
appearance, internal layout, scale and landscaping were reserved for future
consideration.
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7.3

Reserved Matters consent is sought for the construction of 4,887 sqm of
commercial floorspace (comprising 4,462sqm of Use Class B1 floorspace and
425sqm of Use Class A1 and/or A2 and/or A3 and/or A4 floorspace) in a five
storey building at Plot 503 along with a large area of open landscape and
planting across Plots 501 and 502 and 34 car parking spaces.

8.0

Consultation

8.1

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

Details of
Representation
Environment Agency

London Fire & Emergency
Planning

Transport for London
London City Airport

Summary of
Comments
Advised no objection.
The EA do note however
that the Finished Floor
level is set at 3.5m AOD
which is below the
Maximum Likely Water
Level as a result of a
breach in the Thames
Tidal Flood defences
taking climate change into
account. The drainage
system is as agreed under
the outline consent and
ground contamination
should also be
undertaken as per the
outline consent.
Satisfied with the
proposal in relation to
the fire precautionary
arrangements, subject to
access and facilities for
the fire service complying
with the functional
requirements of B5 of
Approved Document B
Advised no comments to
make.
No safeguarding
objection raised
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Officers comments
Conditions are attached
to the outline planning
permission regarding
Finished Floor Levels,
Drainage and
Contamination. The
Council’s Emergency
Planning officer has
reviewed the submission
and requested a Flood
Evacuation Plan which
shall be required by
condition.

This has been included in
an informative to advise
the applicant.

Noted
Noted
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Port of London Authority

Object to the application
until it can be
appropriately
demonstrated that the
acoustic measures
necessary to safeguard
the operation of the
wharfs has been
appropriately accounted
for

Firstplan (on behalf of
Cemex/Tarmac/Aggregate
Industries/ Daygroup)

Confirmed that the
application is acceptable
subject to the imposition
of conditions and
obligations.

GLA

No comments have been
received at the time of
writing the report.

Natural England

No comments have been
received at the time of
writing the report.

Thames Water

This site is located within
a CleanWater & Waste
Water-INSET Zone.
Meaning the Clean Water
and WasteWater
operates are not Thames
Water but another 3rd
Party company.
Request that a condition Compliance with Secure
be imposed on the
by Design is Required by
application to require
Condition 34 of the

Crime Prevention Officer
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The PLA have requested a
number of conditions be
imposed. These have all
been accepted by the
applicant. The conditions
are in the advance stages
of drafting in consultation
with the PLA although
final confirmation that
these are acceptable has
not yet been received.
This will be updated in an
addendum report.
The conditions have been
accepted by the applicant
and are included in
Appendix 2 of this report.
The obligations are to be
imposed by the Deed of
Variation. The Heads of
Terms for this can be
found in Section 25 of this
report.
As this is a reserved
matters application,
referral to the GLA is not
required.
It is considered acceptable
to proceed with the
determination of the
application in the absence
of these comments.
Noted
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GLAAS

8.2

compliance with Secure
by Design
Advised no objection to
the proposal subject to
the conditions attached
to the outline consent
being adhered to.

outline planning
permission.
Noted

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

Details of
Representation
Environmental Health

Emergency Planning

Waste Services

Sustainability and
Renewal

Transport and
Highways
Occupational
Therapist

Summary of Comments Officers comments
Noise – the report appears
to adequately deal with
acoustic aspects
incorporating the relevant
criteria from Condition 87
and specifying reasonable
performance specifications
It appears that a Flood
Evacuation Plan is needed
for Plot 503.
The refuse and recycling
proposal for the
commercial premisis is
satisfactory.
The details submitted are
acceptable subject to
further information being
provided at submission of
detail stage and the
imposition of additional
conditions on the reserved
matters application.
No highway objection
raised
The details submitted are
acceptable subject to
further information being
provided at submission of
detail stage
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Noted

This shall be requested by
way of condition.

The additional conditions are
included in Appendix 2 of
this report.

Noted
Noted, the applicant will still
need to discharge the
relevant conditions attached
to the outline planning
permission and full details
will be required at this stage.
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Children’s Services
Flood Risk Consultant

No comments to make on
the application
No objection to the
reserved matters
application.

Noted
Noted

8.3

Local Residents and Amenity Groups
Public consultation consisted of a press notice, site notice and letters sent to
637 individual neighbouring properties. No responses were received from
local residents or amenity groups:

9.0

Planning Context

9.1

This application needs to be considered in the context of a range of national,
regional and local planning policies and Supplementary Planning Guidance /
Documents.
National Planning Policy Framework (NPPF – 2019)
Technical Housing Standards – Nationally Described Space
Standard (Department for Communities and Local Government – March
2015)
The London Plan (March 2016) - Full details of relevant policies refer to
appendix 3.
The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014) - Full details of relevant policies refer
to appendix 3.
Full details of relevant SPD / Documents refer to Appendix 3.
The Publication London Plan The Mayor has formally approved a new
London Plan, the ‘Publication London Plan’. It has been prepared to address
the Secretary of State’s directions of the 13 March 2020 and 10 December
2020 to the Intend to Publish plan.
It has been sent to the Secretary of State for his consideration. He has up to
6 weeks to decide whether he is content for the Mayor to formally publish
the Publication London Plan or apply for a further extension of time. Once
the Mayor has formally received confirmation from the Secretary of State that
he is content for the Publication London Plan to be published, the Mayor will
proceed with the final steps to publish the final London Plan. On publication it
will become the Spatial Development Plan for London and part of the
statutory Development Plan for Greater London.
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10.0 Material Planning Considerations
10.1 This section of the report provides an analysis of the specific aspects of the
proposed development and the principal issues that need to be considered in
the determination of the planning application (Ref: 19/4058/R):
•
Section 11 - Principle of development;
•
Section 12 - Use;
•
Section 13 - Visual Impact (Design and Townscape);
•
Section 14 - Landscaping / Public Amenity Space / Communal Space;
•
Section 15 - Amenity Impacts;
•
Section 16 - Biodiversity
•
Section 17 - Sustainability and Energy;
•
Section 18 - Transport and Access;
•
Section 19 - Air Quality;
•
Section 20 - Waste and Refuse Provision;
•
Section 21 - Area of High Archaeological Potential;
•
Section 22 - Flood Risk;
•
Section 23 - Viability
•
Section 24 - Legal Agreement;
•
Section 25 - Community Infrastructure Levy (CIL); and
•
Section 26 - Implications for disadvantaged groups.
10.2 The planning statement does state that in the future, an application to reprovide the commercial floorspace and provide additional residential units
across Plots 501-503 may be bought forward (Paragraph 1.6). This would
require a full planning application to be submitted and, depending on the
scale, may be referable to the GLA. It should be noted that this cannot be
given any weight in the determination of this reserved matters application.
The application must be considered as presented in this submission.
11.0 Principle of Development / Compliance with the outline consent
11.1 The principle of the development was established as part of the outline
planning application Ref. 12/0020/O approved on 30.03.2012, as amended by
14/1633/MA and 19/1545/MA.
11.2 The outline application as amended by 19/1545/MA established the following
parameters for Plots 501-503:

Heights

• Plot 501 and 502 – 6 storeys adjacent to Plots 302 and 303; 4 storeys
in the centre and 7 storeys adjacent to Bugsby’s Way
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• Plot 503 – 7 storeys adjacent to Plot 304; 6 storeys in the centre and 9
storeys adjacent to Bugsby’s Way

Land Use

• Plots 501-503 – Mixed Use Area including Class A1 and/or A2, and or
A3, and/or A4, and /or B1

Car Parking

• Plots 501-502 – Undercroft Parking and on-street car parking
• Plot 503 – Parking court and on-street parking to the north
• Southern road end-on parking along to southern border of the site

Access

• Primary estate road to the south and west
• Secondary estate roads through the centre of the plots and to the
north exiting onto Peartree Way

Landscaping

• Private open space in the centre of Plots 501 and 502
• Green buffer zone to the southern boundary of the masterplan
adjacent to Bugsby’s Way

11.3 The proposed is found to be in accordance with the parameters and
principles established by the outline consent.
11.4 In addition, a review of the Environmental Statement finds that the site has
been suitably assessed in terms of a worst-case scenario. An EIA Screening
Opinion concluded that the subsequent application (the reserved matters) did
not indicate a change in circumstance from the initial Environmental Impact
Assessment as was undertaken to support 12/0022/O and subsequent minor
amendments and further assessments were not required.
11.5 The proposed is considered to be in substantial accordance with the outline
consent and no in principle objection is raised.
12.0 Use
12.1 Policy 4.2 of the London Plan states that the Mayor will, and Boroughs should
support office development for businesses of different types and sizes.
Publication London Plan Policy E1 recognises that improvement to the quality,
flexibility and adaptability of office space of different sizes (for micro, small,
medium-sized and larger enterprises) should be supported by new office
provision, refurbishment and mixed-use development.
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12.2 London Plan Policy 2.13 and Table A1.A of Annex 1 set out that there is a
strategic aspiration for the Peninsula to provide 7,000 jobs within the
opportunity area. This figure has been increased to 15,000 jobs in the
Publication London Plan. The Core Strategy identifies that 21,000 jobs are
needed for Greenwich as a whole.
12.3 The proposal includes a total of 4,887 sqm of non-residential floorspace
comprising 4,462 sqm B1 floorspace and 425 sqm of A1-A4 floorspace.
12.4 The Outline Planning Permission imposed conditions on the uses to be
delivered across the masterplan. The following table shows the outline
requirements against that which has been delivered/proposed including this
reserved matters application:
Land Use

Masterplan
Requirements

Masterplan Total (Proposed and
Consented)

A1-A4

Minimum Maximum Parcel 1-3
(C.101) (C.11)
(sqm)
657
1,190
765

Parcel 4
(sqm)
0

Parcel 5
(sqm)
425

B1
D1
D1 and D2
Total

4,200
470
730
6,057

0
0
0
0

4,462
0
0
4,887

4,462
500
750
6,902

0
500
750
2,015

12.5 As can be seen from the table, the proposed complies with the minimum and
maximum requirements as established by the conditions attached to the
outline consent.
12.6 The principle of concentrating the non-residential uses within Parcel 5 has
been accepted through the grant of the 2019 S73 which moved away from a
row of smaller units along the southern edge adjacent to Bugsby’s Way as this
was considered to be an inefficient approach with a move to larger floorplans
that offer flexibility to businesses. There was also a desire to cluster
businesses and non-residential uses rather than spread these throughout the
masterplan. The non-residential building at Plot 503 includes both A1-A4 and
B1 uses in one building and thereby offering diversity but is also located in
close proximity to the row of A1-A4 shops delivered at Plots 302 and 303
which centre around the neighbourhood square.
12.7 The application is also supported by a report produced by Knight Frank
detailing the type of occupiers that would seek to occupy such a space. The
report examines local case studies and some that are slightly further from the
application site to assess comparable examples. The impact on office space
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through the Covid Pandemic is discussed noting that take-up in the South
East since the announcement of the first lockdown up to the end of Q2 is
713,400 sq. ft. For context, this is 19% below a typical quarterly average. The
report notes that despite initial predictions that companies would require
more space to accommodate social distancing requirements, with a large
portion of companies working from home the report does not find this to
have been the case. Instead, it predicts that a hybrid model of both office
based and home based working may prevail in the future. It is noted however
that these are early predications and it is difficult at this stage to predict how
business models will adapt. The report does however highlight that the
impact of the pandemic has raised the importance of technology and this will
be an important consideration for office users. This is discussed in more
detail in the Knight Frank report.
12.8

Whilst the site has been considered appropriate for non-residential use as
part of the outline consent, it is notable that this site is a 20 minute walk from
North Greenwich Station and the principal amenity surrounding the O2.
Thereby the offer in this location differs from that of the Greenwich
Peninsula Masterplan. The site does have good visibility from Bugsby’s Way
however and is in very close proximity to other amenity facilities and retail
uses such as Ikea, opposite, and the nearby Charlton retail park for example.

12.9 The report makes a number of design recommendations for the B1
floorspace. Some of these are met, such as high sustainability credentials (the
building will achieve BREEAM ‘Excellent’ and shall seek to achieve
‘Outstanding’); changing rooms are provided on the ground floor; well sized
floorplate that can be split to accommodate office requirements; and a
reasonable provision of car parking spaces to reflect its location and PTAL.
Some suggestions have not been taken forward, such as a roof terrace. The
applicant has explained that this has not been possible due to the conflicting
demands for this space, for instance space for the green roof and solar panels.
The report also recommends consideration of data and connectivity which
will need to be considered further when an end user is identified.
Recommendations are also made for the A1-A4 unit, which the applicant has
confirmed will be taken into account and it is notable that the A1-A4 unit has
high visbility from passing pedestrains and vehicles.
12.10 Details of the marketing strategy have been provided in the Knight Frank
report. It is also noted that the S106 for the outline planning permission
requires the delivery of affordable workspace. GMVL have provided a list of
example end users and advised that the intention would be for the space to
be owned and/or managed directly by an Affordable Workspace Provider.
The letter sets out examples of how the space can be made affordable to
relevant businesses, some examples are as follows: below market rent level;
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fitout contribution; flexible lease terms; rent free periods and stepped rents.
Final details of the terms are required via the S106 prior to any marketing
commencing.
12.11 It is considered that the non-residential uses comply with the outline
parameter requirements and have been designed to account for the various
requirements of potential end users. The proposal is therefore considered
acceptable in this regard.
13.0 Visual Impact (Design and Impact on the Character of the
Surrounding Area)
13.1 Policy 7.4 of the London Plan requires that development have regard to the
local character, by considering “form, function and structure of an area, place
or street and the scale, mass and orientation of surrounding buildings”. Policy
7.5 further emphasises the need for development to “relate to local context,
and incorporate the highest quality design, landscaping, planting, street
furniture and surfaces”. Policy 7.6 of the London Plan states that architecture
should make a positive contribution to a coherent public realm, streetscape
and wider cityscape. It should incorporate the highest quality materials and
design appropriate to its context.
13.2 Policy DH1 of the Core Strategy requires that all developments be of a highquality design and demonstrate that they positively contribute to the built and
natural environment. The policy goes on to list the expectations of new
development in achieving this policy aim.
13.3 Policy DH1 is consistent with the NPPF which asserts in Chapter 12
(Achieving well-designed places) which sets out that “the creation of highquality buildings and places is fundamental to what the planning and
development process should achieve”.
13.4 The application covers Plots 501, 502 and 503 of the Greenwich Millennium
Village Masterplan. The Design and Access Statement (DAS) details the design
process that has been undertaken and the final details of the proposal. The
approved parameter plans allow the floorspace to be delivered in a mixture
of building heights across Plots 501 to 503, setting a maximum of 36.15 AOD
(Parameter Plan 2368-MP-012 Rev P03). Whilst the applicant has the option
to include built form on each plot, the approach proposal is to concentrate
the floorspace and built form onto Plot 503 and leave Plots 501 and 502 as
open space. As such, the application proposes a single five storey building
(26.7m AOD) on Plot 503. This encompasses all remaining non-residential
floorspace and Plots 501 and 502 create a large open space. As such, the
proposed complies with the Outline Parameter Plans.
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13.5 Plot 503 occupies a prominent position within the masterplan as it sits at the
entrance to the site on Peartree Way. The site is highly visible from the
South-East approach to GMV from Busby’s Way. Therefore, it is important
that the scheme delivers high quality design and appropriately reflects its
prominence in the masterplan.
13.6 The building on Plot 503 is a linear block and its orientation creates additional
noise mitigation for Plots 401-405 which are located to the west of this
reserved matters site. The five-storey height is in keeping with the
surrounding development plots, which include Plot 304 to the North which
has a maximum height of six storeys. The façade of the building has been
designed to provide a ‘playful and irregular character’ as described in the
DAS. For instance, the architect has designed the building to have irregular
window arrangements to avoid a regular grid pattern with some windows on
the lower floors also being taller with deeper reveals.
13.7 The building is proposed to be brick built, in line with the rest of the
masterplan. The applicant is opting to bring forward Plot 503 using one of the
existing brick types that has been used to date in Phases 1 and 2 on the
eastern and northern terrace buildings (103-107, 210). This ensures the
scheme fits within the surrounding context and means there is not an
overprovision of different façade types which may detract from the character
of the masterplan as a whole. Given that a number of bricks have been
proposed across the masterplan as a whole already, it is possible to take this
approach and retain the variety in design styles that the applicant is seeking to
achieve. The applicant has sought to maintain some use of colour to align with
the ethos of the masterplan; however, there has been an attempt to tone this
down to reflect on lessons learnt elsewhere on site where it is considered
that has been a slight overuse of colour.
13.8 The eastern façade of the building will be sealed to reflect the acoustic
requirements of the masterplan.
13.9 The ground floor of the building is taller than the upper floors and different
entrances are proposed for the two different uses, the retail use and the
office floorspace. The building is catered for uses A1-A4 on the ground floor
with an area of B1 floorspace also provided. The upper floors are exclusively
for B1 floorspace. The floorplans have been designed flexibly to allow for
either one occupier or to be partitioned for a number of smaller business
operators. The ground floor also includes servicing and bin/bike stores. There
is an entrance on each façade which increases the activation of the building.
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13.10 Overall, the building complies with the outline parameter requirements and is
considered to be a high-quality proposal. The design of Plots 501 and 502 are
discussed further in the following section of the report (Section 14 –
Landscaping).
14.0 Landscaping / Public Amenity Space / Communal Space
14.1 Policy OS4 of the Core Strategy requires that new development enhances
Royal Greenwich’s rich biodiversity and geo-diversity. Policy OS(f) expands
on the aspects that must be taken into account when assessing ecological
factors.
14.2 Policy 5.10 of the London Plan requires development integrate green
infrastructure to be incorporated in the design process to contribute to the
Mayor’s aim for ‘urban greening’. Policy 7.19 requires a ‘proactive approach
to the protection, enhancement, creation, promotion and management of
biodiversity in support of the Mayor’s Biodiversity Strategy’ the policy goes
on to list the considerations for planning decisions to achieve this strategic
aim. Policy G1 in the Publication London Plan also requires green
infrastructure to be fully integrated into new developments.
14.3 Policy E(f) of the Core Strategy and Policy 5.11 of the London Plan provide
additional detail in terms of requirements for living walls/roofs.
14.4 As mentioned, a large portion of the reserved matters proposal includes open
space. This space occupies Plots 501 and 502. This is a result of the nonresidential floorspace being concentrated into Plot 503.
14.5 Plots 501 and 502 adjoin the square that has been consented within Plots
302-304, which are currently under construction. The proposed open space
has therefore been designed to expand this area and create one large open
space provision. The two sites are separated however by pedestrian access
routes which are required within the masterplan; however, a cohesive
approach to the landscaping has been proposed to create a unified approach.
To the west of the landscaping is the ‘Green Link’ which creates a ‘green
spine’ through the masterplan, drawing on the eco-swale adjacent to Plots
201-203. The details of the green spine are included within the reserved
matters application for Plots 401-405 (19/4075/R) which is yet to receive
consent.
14.6 The open space is proposed as an open lawn for informal play activities with a
landscaped border. The border includes a ‘wildflower meadow fringe’ to the
northern edge and a more ‘woodland garden’ feel to the east, south and
western borders of the site.
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14.7 The central open lawn has been designed to offer an alternative recreational
space when compared to the more structured play provision elsewhere
within the masterplan. The promenade creates an east-west link and is
designed with large scale street trees to frame the space. The woodland
garden area draws on the ecological elements of the masterplan and will
deliver a range of native planting. A meandering pathway is proposed through
the woodland planting and a more formal avenue is proposed along the
northern edge to reflect its link to the adjacent neighbourhood square.
14.8 Additional planting is proposed along the boundary of the application site.
This includes ornamental shrub planting to the east of the building on Plot
503 and a woodland edge along Bugsby’s Way with pockets of wildflower
meadow planting. This space is designed to have a denser feel than the
woodland garden edge adjacent to the park which is designed to integrate
with the recreational space. Access through the woodland edge has been
intentionally placed to help link the masterplan to the wider pedestrian routes
beyond the site boundary.
14.9 The plot is also served by a car park which sits to the west of the building and
is therefore largely screened from outside of the masterplan. Landscaping is
also proposed around the car park to create an element of screening within
the masterplan.
14.10 The choice of hard landscaping is designed to integrate with the
delivered/consented elements of the masterplan to create a cohesive
approach.
14.11 Overall, the proposal includes high quality amenity space and offers a large
recreational space for residents. The space is designed to be publicly
accessible and therefore is a benefit beyond the masterplan as well.
15.0 Amenity Impacts
15.1 Policy 3.5 of the London Plan requires development to be of the highest
quality internally, as well as externally, further noting that new homes should
have adequately sized rooms and convenient and efficient room layouts which
are functional and fit for purpose, meeting the changing needs of Londoners
over their lifetimes.
15.2 Core Strategy Policy H5 seeks to ensure an adequate standard of
accommodation is provided to ensure satisfactory levels of residential
amenity and quality of life for future occupiers.
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15.3 The issue of noise exposure is referred to in London Plan Policy 7.15. The
policy 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.
15.4 Core Strategy Policy E(a) seeks to avoid locating housing on site adjacent to
existing problem uses, unless ameliorating measures can reasonably be taken
and which can be sought through the imposition of conditions.
15.5 GLA’s Housing SPG (March 2016, Updated August 2017) dwelling plans
should demonstrate that dwellings will accommodate the furniture, access
and activity space requirements. Suitable plans have been provided.
15.6 The proposed building at Plot 503 serves as a form of mitigation for the
residential plots at Plot 401, 402, 403, 404 and 405. The acoustic mitigation
for these plots has been designed following acoustic testing that included Plot
503 in situ. As such, it is important that this building is delivered prior to the
occupation of these plots otherwise the acoustic mitigation proposed for
these residential plots will need to be revised and will likely be far more
extensive, result in a loss of amenity standard for these residents. Whilst not
required to make this application for Plot 501-503 acceptable in planning
terms, it is noted that the reserved matters application for Plots 401-405 will
require a Deed of Variation to the S106 for the masterplan to restrict the
occupation of these plots until Plot 503 is completed to shell and core.
15.7 Plot 503 is located 19.9 meters from Plot 304 and 24.2 meters from Plot 210.
Plot 504 is an energy centre and therefore no loss of amenity will arise. The
privacy distances between the building at Plot 503 and the neighbouring
development sites is sufficient to safeguard the privacy of surrounding
residents. Additionally, the building is solely non-residential in use. Moreover,
the building occupies the consented footprint and therefore complies with
the outline parameter requirements. The distances and the fact that the
proposed is within the consented height parameters means the proposed
does not give rise to an overbearing impact and is not beyond that which was
considered when the outline permission was consented.
15.8 A daylight, sunlight and overshadowing report produced by XCO2 has been
submitted in support of the application.
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15.9 The daylight impact on Plots 405, 302(D), 303(H), 304(M) and 210 have all
been tested as these are the neighbouring plots. It is noted that Plot 405 is
not consented and therefore the test has used the detailed design as
proposed under planning reference 19/4075/R. All 113 windows tested on
Plot 405 pass the 25° degree test. For Plot 302(D) the results show that of
the 101 windows assessed, 53 pass the initial 25°degree line test, 23 of the
remaining achieve VSCs greater than 27% and 25 windows attain relative
VSCs greater than 1.0 against the maximum permitted massing as a baseline.
For Plot 303(H), 96 windows were tested and 34 pass the initial 25°- degree
line test, 33 of the remaining achieve VSCs above 27% and 29 windows attain
relative VSCs of greater than 1.0 against the masterplan baseline. For Plot
304(M), 100 windows were tested and 14 pass the 25°degree line test, 52 of
the remaining achieve a VSC of greater than 27% and 34 windows attain a
relative VSC greater than 1.0 against the masterplan baseline. For Plot 210,
125 windows were tested and 84 pass the initial 25°degree line test, 32 of the
remaining achieve VSCs greater than 27% with 9 windows attaining relative
VSCs greater than 1.0 against the masterplan baseline. As such, there are no
windows that have a loss of amenity standard against that which was assessed
at outline stage and the for the majority of windows tested, the impact is
compliant with the BRE Guidelines in respect to daylight.
15.10 To assess the sunlight impacts, again the surrounding blocks were tested.
These included 392 windows from buildings surrounding the site (Plots 405,
302-304 and 210) which were highlighted as facing the development and
within 90° of due south. A total of 220 of these windows passed the
25°degree test and the remaining 172 all achieve APSH greater than 25% and
WPSH greater than 5%, or of at least 0.8 of their former existing value. The
proposal therefore complies with the BRE Guidelines in respect of sunlight.
15.11 The applicant has tested the overshadowing impacts on the surrounding
amenity space. This includes the open space proposed with this reserved
matters along with the amenity space delivered in Plots 302-304. The report
concludes that at least 50% of the analysed spaces will receive more than 2
hours of sunlight on 21 March under proposed conditions, meeting the BRE
requirements for overshadowing. In fact, the building at Plot 503 results in
only a small amount of overshadowing to the amenity space to the south of
Plot 304 (less than one percent of the space). The rest of the open space
achieves 2 hours across 100% of the space.
15.12 The application is supported by a wind/microclimate report prepared XCO2
which details the testing process, results and recommendations for the
reserved matters application. A condition shall be imposed requiring the
mitigation included in this report shall be delivered prior to occupation.
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16.0 Biodiversity
16.1 Paragraph 8(c) of the NPPF sets out the environmental objective of the
Framework in terms of achieving sustainable development and includes
‘helping to improve biodiversity’,
16.2 Paragraph 170 of the NPPF, states that the planning system should contribute
to and enhance the natural and local environment and lists several ways this
should be done. These include minimising impacts on biodiversity and
providing net gains in biodiversity where possible
16.3 Paragraph 175 states that when determining planning applications, local
planning authorities should aim to conserve and enhance biodiversity by
applying several principles which the paragraph goes on to list.
16.4 Paragraph 180(c) states that planning decisions should limit the impact of light
pollution from artificial light on local amenity, intrinsically dark landscapes and
nature conservation.
16.5 Policy 7.19 of the London Plan (Biodiversity and access to nature) states that
wherever possible, development should make a positive contribution to the
protection, enhancement, creation and management of biodiversity
16.6 Policy DH1 of the Core Strategy states that all developments are expected to
enhance biodiversity consistent with the Greenwich Biodiversity Action Plan.
16.7 Policy OS4 of the Core Strategy states that the Royal Greenwich's rich
biodiversity and geodiversity will be protected, restored and enhanced.
16.8 Policy OS(f) states that development proposals will be expected to take
account of ecological factors, paying attention to the need for: Consideration
of the biodiversity and geological features of the site and the surrounding
area, including protected species (Refer to Policy OS4). These features should
be respected, and the area’s natural character enhanced. An appropriate level
of surveying is required to enable decisions to be made about the existing
trees on the site and to ensure that landscaping schemes include
environmentally appropriate planting using locally native species and
demonstrate appropriate irrigation plans for landscaping.
16.9 The supporting text for Policy OS(f) further states that where development is
proposed on sites adjacent to protected SINCs, applicants must demonstrate
that habitats will not be adversely affected.
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16.10 The application site is currently cleared, with a prefabricated construction site
office building occupying part of the site. The application site has previously
been cleared and used as a storage area for site spoil. A Phase 1 Habitat
Survey and Ecology Assessment was undertaken in 2019 to support the
application and this included an assessment of the site’s current value. The
survey concluded that the current site offers limited value for breeding birds;
could be suitable for use by a range of invertebrates; no roosting or
hibernating bats were present although the habitat could offer feeding
opportunities; no expectation of reptiles, great crested newt Triturus
cristatus and badgers on site and is an unlikely site for amphibians. As such,
the survey concluded that the area is of Site Level importance only.
16.11 To minimise the impact from the development the application has reviewed
the impacts during construction and from the completed development. As the
main ecological constraint is the potential impact on breeding birds, the
clearance of on-site vegetation with the potential to support nesting birds, i.e.
any of the vegetation, must be undertaken between September and February
inclusive (outside the bird nesting season) which is reflective of the ES
recommendations. This will be included within the CEMP which is required
by a condition attached to the outline consent. Following this measure means
there are no significant negative effects that are likely to arise during
construction.
16.12 From the completed development, given the distance between the application
site and the nearby SINC (the Ecology Park and Southern Park), no
overshadowing impacts are expected to arise.
16.13 The development includes a large open lawn along with areas of native
planting. A biodiverse roof and bird/bat boxes are also proposed on the
building at Plot 503. As such, the proposal results in a positive enhancement
to local biodiversity and a net gain. The proposal is therefore considered
acceptable in this regard.
17.0 Sustainability and Energy
17.1 The NPPF supports proposals for improvements to environmental
sustainability. Paragraph 11 placing sustainability at the heart of the NPPF,
with the presumption in favour of sustainable development. As noted in
paragraph 8, sustainability is considered to be three dimensional;
environmental sustainability forming one part of this along with economic and
social sustainability.
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17.2 Chapter 14 of the NPPF (Meeting the challenge of climate change, flooding
and coastal change) elaborates on this. Paragraph 148 requires planning
authorities to plan for new development in locations and ways which reduce
greenhouse gas emissions.
17.3 The London Plan is consistent with the aims of the NPPF, with Policy 5.1
setting out the strategic overview for London stating that “the Mayor seeks
to achieve an overall reduction in London’s carbon dioxide emissions by 60
per cent (below 1990 levels) by 2025”. Policy 5.2 goes on to set out how
planning decisions should be made to ensure carbon dioxide emissions are
minimised; requiring that development “make the fullest contribution to
minimising carbon dioxide emissions in accordance with the following energy
hierarchy: be lean (use less energy); be clean (supply energy efficiently) and be
green (use renewable energy)”.
17.4 Chapter 4.6 of the Core Strategy is also consistent with the aims of the NPPF
and discusses Environment and Climate Change. Policy E1 “supporting the
incorporation of renewable energy generation within development proposals
(Be Green)”.
17.5 A condition was attached to the outline application requiring that the
renewable energy technologies on site shall provide no less than 18.5% onsite CO2 reduction and details of the renewable energy technologies shall be
provided to the Local Planning Authority prior to the implementation of the
development (condition 64). The condition was amended under the 2019 S73
to further state that reasonable endeavours to achieve zero carbon standard
on site should be taken through implementation of high efficiency systems
(e.g. state of the art PV panel models) and innovative technologies in the
interest of maximising on-site CO2 reductions, to be evidenced with each
subsequent reserved matters application.

Be Lean
17.6 A range of energy efficiency measures are proposed that improve upon the
Building Regulation minimum requirements including improved U-Values and
air permeability, reduction of artificial lighting through maximisation of
daylight in all habitable spaces, 100% low energy lighting internally and
externally, mechanical ventilation with heat recovery (MVHR), Building
Management Systems (BMS) to monitor the space conditioning and electricity
consumption of each area and solar control glazing with g-values of 0.3
wherever necessary to minimise solar gains. These measures predict an
annual reduction in regulated CO2 emissions of 31.63 tonnes, equivalent to
24.5%, beyond the compliant Building Regulations Part L 2013 base case.
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Be Clean
17.7 The proposed non-residential units will connect to the site wide District Heat
Network (DHN) served by 1.6MWe gas CHP of 85% efficiency to provide
66% of the space heating and hot water and top up boilers of 85% efficiency
to cover the remaining demand. The energy centre for this DHN is located at
Block 504 at the south-eastern part of the GMV masterplan for Phases 3, 4
and 5. The network is supported by thermal storage will operate on circa
80/40°C flow and return temperature in line with the CIBSE Heat Networks
Code of Practice. In line with the report, the network heat losses are 15%.
The connection of the non-residential units to the site wide DHN CHP
system predicts an annual reduction in regulated CO2 emissions of 13.3
tonnes, equating to 13.7%, beyond the Be Lean case. The DHN at Plot 504 is
not yet operational and therefore a condition will be attached to this
reserved matters consent to require the development to be connected and
the energy centre to be operational prior to occupation to ensure the energy
saving measures set out in the submission documents are achieved.

Be Green
17.8 A number of renewable technologies has been investigated in terms of
technical, physical and financial feasibility, with Solar PV panels found to be
appropriate for Plots 501-503 of GMV. The 29.45kWp solar PV is designed to
reduce the annual regulated CO2 emissions by 12%, equivalent to 10.5 tonnes
CO2, beyond the Be Clean case. It is noted that the additional PV panels will
be incorporated on Parcel 4 (Plots 401-405) and Plot 203 to offset the
shortfall for these proposed Plots (501-503) to meet the CO2 reduction
target from onsite energy generation as required by Condition 64. A total of
45 panels of 325W PV, equating to 14.63kWp will be located on Plot 203, and
20 panels of 325W PV, equating to 6.5kWp, will be located on Parcel 4. This
will make up for the shortfall from the Condition 64 CO2 reduction target on
Plot 503. A total reduction of circa 22% is estimated from the PV capacity
proposed on Parcel 5 and the additional capacity on Parcel 4 and Plot 203. An
indicative roof plan of Plot 503 showing the location of the solar PV panels
has been provided. Additional equipment installed on the roof does not allow
the installation of additional PV panels.
17.9 High efficiency air cooled roof mounted chillers/ Air Source Heat Pumps
(ASHPs) and central chilled water will be provided through air cooled roof
mounted chillers to provide 100% of cooling demand for the non-residential
units. The Coefficient of Performance (CoP) of the chillers/ASHP is 4.0 and is
predicted to further reduce the regulated CO2 emissions by 5.2 tonnes
CO2/year, equivalent to 4.1% beyond the compliant Part L 2013 base case.
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17.10 The combination of the solar PV and chiller/ASHP predicts a reduction in the
annual regulated CO2 emissions by 18.7%, equivalent to 15.68 tonnes CO2,
beyond the Be Clean case.

Cumulative Savings
17.11 The combination of the proposed passive design and active energy measures,
connection of the non-residential units to the site wide DHN served by
1.6MWe gas CHP and gas boilers, 29.25kWp solar PV onsite and
chiller/ASHP for cooling predict an annual reduction in regulated CO2
emissions of 59.3 tonnes equating to 46.5% beyond Building Regulations Part
L 2013 compliant case. Additional total solar PV capacity of 21.13kWp on
Parcel 4 and Plot 203 is proposed in order to demonstrate compliance with
condition 64 of the Outline Planning Permission.

Carbon Off-set Payment
17.12 The original outline planning permission did not include the requirement for a
carbon off-set payment to be required in the S106 as it was not a policy
requirement at that time. Given the policy changes, this was included in the
2019 amendment to the legal agreement. Given the viability constraints of the
development, this shall be triggered should the viability assessment submitted
at reserved matters stage show a surplus beyond the minimum 20%
affordable housing provision to ensure this obligation is unaffected. The
applicant has provided an addendum to the Energy Strategy which shows that
following the savings on site detailed above there is a remaining 68.3 tonnes
of CO2 per year, equivalent to 2,049 tonnes over 30 years, which would be
required to be offset through carbon offset contributions. This would be the
equivalent of a financial contribution of £122,940.00. The Viability Assessment
produced by BNP Parisbas however does not identify a surplus and therefore
this requirement is not triggered.

Overheating
17.13 A number of additional passive design measures, in addition to those
mentioned above, have been assessed over 6 habitable spaces including 2
ground floor commercial elements and 4 office spaces to reduce the risk of
overheating including insulation of the distribution network in line with CIBSE
CoP1 guidance, internal blinds, a range of increased free areas and enhanced
glazing g values. The results showed that all habitable spaces tested under
CIBSE TM52 criteria and 2020 weather file, high emissions, 50% percentile
scenario fail to meet the criteria. For the assessed habitable spaces to pass
the CIBSE TM52 criteria under DSY1 weather file, a glazing g value of 0.3 and
mechanical cooling is required.
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17.14 Two measures were investigated under the more extreme weather scenarios
including glazing g value of 0.3 and glazing free area of 60%. The results
demonstrated that the habitable spaces fail CIBSE TM52 criteria under DSY2
and DSY3 weather files. For this reason, a glazing g value of 0.3 and
mechanical cooling is required.
17.15 The actual area weighted average cooling demand has been provided and
shown to be significantly reduced compared to the notional. Compliance with
Criterion 3 of Part L Building Regulations has been demonstrated.

Conclusion
17.16 The Sustainability Officer has reviewed the submission documents and found
the information to be acceptable subject to further information being
submitted pursuant to Conditions attached to the Outline Planning
Permission and the additional imposition of conditions on this reserved
matters application.
18.0 Impact on Transport and Infrastructure
18.1 Policy 6.3 of the London Plan requires a full assessment of a proposals impact
on the transport network; requiring that development does not adversely
impact on safety. Policy IM(b) of the Core Strategy and Policies 6.9 and 6.10
of the London Plan set out the consideration for walking and cycling in new
development and Policy IM(c) of the Core Strategy and Policy 6.13 of the
London Plan set out the requirements for parking provision. Policy 6.13 of
the London Plan requires that proposals include provision for the needs of
businesses for delivery and servicing. Policy 6.13 sets out the requirements
for parking in London. The policy is supported by Table 6.2 which sets out
the maximum standards taking account of density and PTAL rating.
18.2 Policy 6.10 of the London Plan places great emphasis on the aim to increase
walking in London. To achieve this, the policy requires decision makers take
account of the quality of the pedestrian environment, taking account of
Transport for London’s Pedestrian Design Guide. Policy IM(b) includes a
requirement for promoting safety to pedestrians and cyclists. The Mayor’s
key target, as now set out in Publication London Plan Policy T1 is that 80% of
all trips in London are to be made by foot, cycle or public transport by 2041.
18.3 As noted, the outline consent included a general overview of the parking
strategy (Drawing Number: 2368-MP-014 Rev P02). Due to land
contamination and remediation issues, there is no ability for basement parking
to be provided in GMV.
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18.4 In regard to car parking spaces, a total of 34 off-street car parking spaces are
proposed to serve the non-resident building. Of these, four are proposed as
blue badge parking spaces. The car parking spaces will also include five active
Electric Vehicle Charging Points (20%) and five passive Electric Vehicle
Charging Points (20%). The active spaces are to be provided from the outset
and the passive spaces are designed to cater for future demand.
18.5 An additional nine car parking spaces are proposed along the southern edge
of the open landscape. The southern hammerhead is intended as a loading /
delivery bay although this it is proposed that this is not formally demarcated.
The Highways Officer has confirmed that the layout should be sufficient for
the limited occurrances and that parking restrictions exist on Peartree Way
to avoid this road being used.
18.6 In regard to cycle parking, the development includes 96 cycle parking spaces
in total. Of which, 61 will be long-stay spaces and 35 will be short-stay. For
the B1 floorspace, the proposal includes 58 long-stay and 9 short-stay. For
the A1-A4 floorspace, the proposal includes 3 long-stay and 3 short-stay
spaces. The long-stay spaces are located in a dedicated storage area on the
ground floor of the proposal and are accessed from Peartree Way. This
accords with Policy 6.9 of the London Plan. The short-stay spaces are
provided as Sheffield Stands and are located externally to the south of the
building.
18.7 Vehicles can enter the access road either from an entrance from Peartree
Way which has been delivered as part of Plots 302-304 and then turn into
this site or vehicles can access the site from the access road leading from
Plots 401-405.
18.8 A number of pedestrian access points are proposed along Peartree Way and
Bugsby’s Way which have been designed to follow appropriate desire lines
through the site. There are no formal cycle routes within the GMV
masterplan other than those that already exist on public highways / park /
Thames Route; the site employs shared access for pedestrians, cyclists and
vehicles. Hard landscaping is used to delineate between vehicular areas and
pedestrian areas. As discussed in Section 14 (Landscaping) pedestrian routes
around the landscaping will take a more formal approach in some areas and a
more informal approach in others, such as the meandering pathway through
the woodland border to the open space.
18.9 The Aerodrome Safeguarding Map shown in Figure 8 of Policy IM(d) indicates
the outer safeguarding boundary for the airport, in terms of proposed
building heights that must be referred to the Civil Aviation Authority. The
proposal falls within the area for which development over 15 meters must be
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referred to London City Airport. London City Airport have raised no
objection to the application.
19.0 Air Quality
19.1 Air Quality was fully considered with the outline planning permission as part
of the Environmental Statement.
19.2 The reserved matters application is supported by a letter from Ramboll
(dated 22.11.2019) that finds that there are no new environmental impacts or
effects that would arise over and above those previously assessed in the 2011
Environmental Statement. The proposed is consistent with the outline
consent, the absence of built form at Plot 501 and Plot 502 does not affect
the modelling previously undertaken. Furthermore, there would be no
material change to energy provisioning, car parking arrangements or trip
generation.
20.0 Waste
20.1 Policy 5.17 of the London Plan seeks to minimise waste and ‘achieve high
reuse and recycling performance’ and requires suitable waste and recycling
storage on all new developments.
20.2 Two refuse storage areas are proposed, one for the B1 floorspace and one
for the A1-A4 floorspace. Both stores will be accessible through external
doors for collection but also internally accessible for occupants of the building
to take waste to the stores. A total of 13 bins are proposed across the
development to provide both refuse and recycle waste facilities.
20.3 The application has been reviewed by the Waste Services team and has been
found to be acceptable. Full details of refuse provision are required by
condition 35 attached to the Outline Planning Permission. The details
provided at this stage are therefore considered to be acceptable.
21.0 Areas of High Archaeological Potential (AHAPs)
21.1 The application site is located within an area of high archaeological potential
(AHAPs), as such Policy DH(m) “expect applicants to properly assess and
plan for the impact of proposed developments on archaeological remains”.
The outline consent was granted subject to a condition requiring such an
assessment be undertaken and provided to the LPA for review (condition 27).
An application was made for submission of details pursuant to this condition
(ref: 12/2314/SD). This was approved in 25/10/2012 for the whole of the
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GMV site. It is therefore not considered necessary for such details to be
subsequently provided at this stage.
22.0 Flood Risk
22.1 Paragraph 155 of the NPPF requires consideration of flood risk and states
that “inappropriate development in areas at risk of flooding should be avoided
by directing development away from areas at highest risk, but where
development is necessary, making it safe without increasing flood risk
elsewhere”. Policy E2 of the Core Strategy sets out the Royal Borough’s
Strategic Flood Risk Assessment and Policy 5.12 of the London Plan, is in line
with the NPPF in its consideration of Flood Risk Management for new
development. The site is not designated as having a residual flood risk as set
out in Policy E3.
22.2 The site is located within Flood Risk Zone 3 – Area benefiting from flood
defences. The outline drainage strategy has been designed to take account of
surface water run-off during all events up to and including the 100 year return
period plus 30 % or 40 % climate change allowance. In addition, the use of
SuDS has been optimised, including permeable paving, drainage channels and
geo-cellular tank attenuation. The proposal complies with the drainage and
land use strategy approved by the Outline Planning Permission. The scheme is
therefore considered to be acceptable.
23.0 Viability Assessment
23.1 Policy 3.12 describes the process of negotiating affordable housing provision
in the decision-making process. The policy seeks to maximise the amount of
affordable housing sought considering ‘current and future requirements for
affordable housing’. Policy 3.12 requires planning decisions to take account of
‘the need to encourage rather than restrain residential development’. Policy
H5 of the draft London Plan sets out how the threshold approach applies to
major development proposals which trigger affordable housing requirements.
23.2 At reserved matters stage, the S106 agreement requires a review of the
viability to be submitted for approval to ascertain whether any further
affordable units can be provided. The review allows for the capture of
potential future uplift from schemes that would be unviable if they provided
the amount of affordable housing required in terms of Development Plan
policies as a means of potentially increasing the amount of affordable housing
should the viability of the scheme improve.
23.3 This Plot does not contain any housing; however if a surplus were to be
identified this could result in an uplift elsewhere within the masterplan.
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23.4 In accordance with the requirements of the legal agreement and current
policy, a viability assessment has been submitted with the application. The
Indepement Viability Assessment undertaken by BPS concludes that:

The appraisal before our changes produces a profit output of 17.49% of GDV
(£153,730,215) compared to a target profit benchmark of 20% of GDV as
identified in the Section 106 agreement for the masterplan development. Even after
adopting our slightly increased private residential values, BNPPRE show the
appraisal produces a profit of 18.11% which remains less than the benchmark
profit, as such there is no surplus arising. We are therefore in agreement with
BNPPRE’s conclusions that the proposed scheme is currently contributing towards
the maximum viable level of affordable housing.
23.5 The assessment therefore finds that the GMV development is unviable and
that the overall provision of 20% site wide, as required by the S106, is a risk
to the developer and that these Plots would not be viable with any additional
affordable units.
24.0 Legal Agreement
24.1 The application is a reserved matters application and therefore the proposed
development has already been the subject of a legal agreement in terms of the
Outline Planning Permission.
24.2 The S106 Agreement dated 30th March 2012 for the Outline Planning
Permission (Ref 12/0022/O) secured the following obligations:
• provision of 20% affordable housing across the outline scheme with a
70:30 split in favour of affordable rental units;
• a review of the affordable housing provision with each submission of a
reserved matters application;
• financial contributions towards bus improvements, cycle parking at North
Greenwich Station, upgrades to the Riverside Walk, under five childcare
provision, the Cultural Strategy, Public Art, off-site Community facilities,
Social Services, increased provision of primary school places,
improvements to secondary school education, health facilities,
environmental monitoring, public realm and open space, GLLaB,
emergency services and public safety improvements;
• carrying out of highways works;
• submission of a travel plan and car park management plan;
• provision of a car club and assistance with membership fees;
• provision of an on-site children’s centre/under 5’s nursery;
• amendments to the CPZ to prevent parking permits being issued for
residents;
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• provision of cycle routes, provision of a community building;
implementation of a Low Emission Transport Strategy;
• provision of open space;
• provision of play areas;
• participation with GLLaB; and
• provision of affordable business space and implementation of development
management arrangements
24.3 A Section 73 to the outline planning permission (19/1545/MA) was recently
granted. This secured the following amendments:
•
•
•
•
•
•
•
•

Definition of planning and commercial building to be added/amended
Viability late stage reviews to be added
Trigger on community facility to be updated
Trigger on education facility to be updated
Trigger on open space to be updated
Trigger on MUGA to be updated
Reduction of Car Parking provision to be reflected in s106 clauses
Trigger to be imposed on provision of non-residential floor space

24.4 A Deed of Variation is being prepared to restrict occupation of Plots 401-405
until Plot 503 has been delivered. This legal agreement is not required to
make Plot 503 acceptable in planning terms and therefore this reserved
matters application can be determined whilst the legal agreement is
completed.
25.0 Community Infrastructure Levy (CIL)
25.1 As the Outline Planning Permission was granted consent prior to the 1st of
April 2012, the development is not be liable for CIL.
26.0 Implications for Disadvantaged Groups
26.1 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.
26.2 Access to and within the development for persons with physical disabilities
will be improved.
26.3 The proposal will provide new job opportunities in the construction phase
and in the completed development.
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26.4 The development creates a large open space for use by residents of the
masterplan and the wider community.
26.5 The development includes affordable business floorspace.
26.6 The proposal includes blue badge parking spaces.
27.0 Conclusion
27.1 The proposal is considered acceptable in principle and is in substantial
accordance with the outline consent.
27.2 Both the B1 and A1-A4 floorspace has been carefully designed to account for
the needs of an end user. A portion of the space will be delivered as
affordable workspace in line with the S106 requirements. Further details of
this will be provided pursuant to the legal agreement.
27.3 The proposal includes a large open space that is accessible to both residents
of the masterplan and members of the public. This offers a substantial public
benefit to the area. The space has been well-designed with a variety of
landscaped areas for variety.
27.4 The proposal is considered to be well designed and in accordance with the
wider site aspirations. There is sufficient variation from the previously
consented elements of the scheme, whilst being in substantial accordance to
encourage a sense of continuity and site character.
27.5 Amenity of future residents and surrounding properties has been considered
and it is concluded that amenity is safeguarded in respect of noise,
overlooking, and overshadowing.
27.6 Overall, no concerns are raised regarding the cycle or car parking provision
and impact on highways as the proposed is in accordance with the outline
parameters.
27.7 The impact on biodiversity has been considered and has been found to be
acceptable, with a net gain in biodiversity resulting from the proposal.
27.8 In conclusion it is considered that the proposed is in accordance with the
parameters or the outline planning permission as well as local, regional and
national planning policy. It is recommended that the reserved matters
application be approved, subject to conditions.
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28.

Background Papers
•
•
•
•
•

National Planning Policy Framework (2019)
Planning Practice Guidance
London Plan (2016)
Publication London Plan (December 2020)
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted
July 2014)

Report Author:
Tel No.:
Email:

Elizabeth Jump – Principal Planning Officer
020 8921 4388
elizabeth.jump@royalgreenwich.gov.uk

Reporting to:

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

Tel No.:
Email.:
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APPENDICES
Appendix 1 – Submitted Drawings and Documents
Submitted drawings:
Drawings
2973-DR-DR-0010 Rev P01; 2973-DR-0020 Rev P01; 2973-DR-1000 Rev P02;
2973-DR-1001 Rev P02; 2973-DR-1002 Rev P02; 2973-DR-1003 Rev P02; 2973DR-1004 Rev P01; 2973-DR-1005 Rev P02; 2973-DR-3001 Rev P01; 2973-DR3002 Rev P01; 2973-DR-4001 Rev P01; GMV503-WSP-00-XX-DR-HW-002201
P02; GMV503-WSP-00-XX-DR-HW-002211-P02; GMV500-WSP-00-XX-DRHW-001205-P02; GMV500-WSP-00-XX-DR-HW-000110-P02; GMV500-WSP00-XX-DR-C-000600 Rev P03; 55153-DH-M-10-02-003 Rev C;
Submitted documents:
GMV Plot 503 - Affordable Creative, Work & Retail Hub (produced by GMVL,
dated 22/12/2020); Commercial Strategy for Plot 503 2020 Review (produced by
Knight Frank, dated 30/11/2020); Non-Residential Product (400 & 500 Series)
Review (produced by Knight Frank, dated 13/11/2019); Stage 2 Fire Safety
Principles (produced by WSP, dated 25/10/2020); Planning Fire Statement
(produced by WSP, dated 02/10/2020); Update Phase 1 Habitat Survey and
Ecological Assessment (produced by Ramboll, dated 22/11/2019); Schedule of
Accommodation (2973-SA-1001 Rev P02); Planning Statement (produced by
Gerald Eve dated November 2019); Sustainability Statement (produced by XCO2
dated November 2019); Energy Statement (produced by XCO2, dated
November 2019); Daylight, Sunlight and Overshadowing (produced by XCO2,
dated November 2019); BS5837 Arboricultural Impact Assessment (produced by
Tamla Trees, dated November 2019, Reference 03171R); Landscape Design
Report (produced by Turkington Martin, Reference TM411-R12); Statement of
Community Involvement (produced by Kanda); EIA Compliance Letter (produced
by Ramboll, dated 22/11/2020); Design and Access Statement (produced by
Jestico and Whiles, dated November 2019); Construction Logistics Plan
(produced by BuroHappold Engineering, dated 18/11/2019, Reference 0043824
Rev 01); Greenwich Millennium Village Parcel 5 (Building 503) Stage 3 acoustic
design report (produced by Sandy Brown, dated 15/11/2019, Reference 19290R01-B); Noise Memo, Response to WBM, Safeguarded Wharf Operators, PLA
and First Plan (produced by Sandy Brown, dated 11/09/2020); Wind and
Microclimate Analysis Report (produced by XCO2, dated November 2019) and
Covering Letter dated 25/11/2019
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APPENDICES
Appendix 2 – Conditions and Informatives
Conditions
Condition 1
Compliance with the Outline Consent
This approval must be read in conjunction with the outline planning permission
Ref No: 19/1545/MA and the conditions attached thereto.
Reason: In the interests of good planning.
Condition 2
Approved Plans and Documents
The development hereby permitted shall be carried out in accordance with the
following approved plans and documents:
2973-DR-DR-0010 Rev P01; 2973-DR-0020 Rev P01; 2973-DR-1000 Rev P02;
2973-DR-1001 Rev P02; 2973-DR-1002 Rev P02; 2973-DR-1003 Rev P02;
2973-DR-1004 Rev P01; 2973-DR-1005 Rev P02; 2973-DR-3001 Rev P01;
2973-DR-3002 Rev P01; 2973-DR-4001 Rev P01; GMV503-WSP-00-XX-DRHW-002201 P02; GMV503-WSP-00-XX-DR-HW-002211-P02; GMV500WSP-00-XX-DR-HW-001205-P02; GMV500-WSP-00-XX-DR-HW-000110P02; GMV500-WSP-00-XX-DR-C-000600 Rev P03; 55153-DH-M-10-02-003
Rev C; Sustainability Statement (produced by XCO2 dated November 2019);
Energy Statement (produced by XCO2, dated November 2019); Landscape
Design Report (produced by Turkington Martin, Reference TM411-R12);
Stage 2 Fire Safety Principles (produced by WSP, dated 25/10/2020); Planning
Fire Statement (produced by WSP, dated 02/10/2020); Update Phase 1
Habitat Survey and Ecological Assessment (produced by Ramboll, dated
22/11/2019); Schedule of Accommodation (2973-SA-1001 Rev P02);
Construction Logistics Plan (produced by BuroHappold Engineering, dated
18/11/2019, Reference 0043824 Rev 01); GMV Plot 503 - Affordable
Creative, Work & Retail Hub (produced by GMVL, dated 22/12/2020);
Commercial Strategy for Plot 503 2020 Review (produced by Knight Frank,
dated 30/11/2020); Non-Residential Product (400 & 500 Series) Review
(produced by Knight Frank, dated 13/11/2019); Daylight, Sunlight and
Overshadowing (produced by XCO2, dated November 2019); Statement of
Community Involvement (produced by Kanda); EIA Compliance Letter
(produced by Ramboll, dated 22/11/2020); Design and Access Statement
(produced by Jestico and Whiles, dated November 2019); Planning Statement
(produced by Gerald Eve dated November 2019); and Covering Letter dated
25/11/2019
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Reason: In the interests of good planning and to ensure that the development is
carried out in accordance with the approved documents, plans and drawings
submitted with the application and is acceptable to the local planning authority.
Condition 3
Time Limit
The development to which this permission relates must be begun not later than
the expiration of five (5) years beginning with the date on which the permission is
granted.
Reason: As required by Section 91 of the Town and Country Planning Act 1990.
Condition 4
Noise Mitigation
The development hereby permitted shall be carried out in strict accordance with
the following documents and any mitigation required therein:
Greenwich Millennium Village Parcel 5 (Building 503) Stage 3 acoustic design
report (produced by Sandy Brown, dated 15/11/2019, Reference 19290-R01-B);
Noise Memo, Response to WBM, Safeguarded Wharf Operators, PLA and First
Plan (produced by Sandy Brown, dated 11/09/2020)
Reason - To safeguard the amenities of neighbouring properties and the area
generally and ensure compliance with Policies E(a) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (July 2014).
Condition 5
Tree Protection
The development hereby permitted shall be carried out in strict accordance with
the following documents and any mitigation required therein:
BS5837 Arboricultural Impact Assessment (produced by Tamla Trees, dated
November 2019, Reference 03171R)
Reason - To improve the character and amenities of the area and ensure
compliance with Policies 7.19 and 7.21 of the London Plan (2011) and Policy OS4
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014)
Condition 6
Wind/Microclimate
The development hereby permitted shall be carried out in strict accordance with
the following documents and any mitigation required therein:
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Wind and Microclimate Analysis Report (produced by XCO2, dated November
2019)
Reason - To improve the character and amenities of the area and ensure
compliance with Policies 7.6 and 7.7 of the London Plan (2011) and Sustainable
Design and Construction, Supplementary Planning Guidance (April 2014).
Condition 7
Secure by Design Homes 2019
The development hereby permitted shall be carried out in accordance with
'Secured by Design Homes 2019'.
Reason: In order to ensure that the development is designed to provide for and
improve personal safety and security in compliance with CH1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 8
Management of the Non-residential floorspace
1) The non-residential floorspace shall not be occupied until a management plan,
to include the following details has been submitted to and approved in writing
by, the Local Planning Authority:
i) Details of the refuse and recycling provision, times of collection and details
of the refuse collection / servicing strategy to avoid conflict with
surrounding uses
ii) Management responsibilities;
iii) Operating Hours
2) No music, amplified sound system or other form of loud noise (such as singing
or chanting) shall be used or generated which is audible outside the premises
or within adjoining buildings.
3) The management plan as approved shall be implemented prior to occupation
of the Development and shall thereafter be retained and maintained in
accordance with the details approved under (1).
Reason: To safeguard the amenities of the adjoining premises and the area
generally and to comply with Policy 7.15 of the London Plan (2016) and Policies
CH1 and E(b) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (July 2014).
Condition 9
Removal of Permitted Development Rights
Notwithstanding the provisions of the Town and Country Planning (Use Classes)
Order 1987 (as amended) and the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and reenacting these Orders with or without modification), the B1 Office and A1-A4
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use hereby approved in accordance with Condition 2 shall not be used for any
other uses (including any other purpose in the Schedule to the Town and
Country Planning (Use Classes) Order 1987, or in any provision equivalent to
that Class in any statutory instrument revoking and re-enacting that Order).
Reason: In order to safeguard the provision of necessary amenity spaces and to
safeguard amenity of residents in compliance with Policy 7.15 of the London Plan
(2016) and Policies, H5, CH1 and E(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Polices (2014).
Condition 10
Noise – Internal Noise Limit
Prior to commencement of Building 503, full details demonstrating that an
internal noise limit of 40 dB LAeq,15min due to external noise ingress will be met
in the commercial offices spaces, shall be submitted to and approved in writing by
the Local Planning Authority (in consultation with the PLA and Safeguarded
Wharf Operators). The development should thereafter be fully implemented in
accordance with the approved details and such approved details shall thereafter
be permanently retained.
Reason: In order to safeguard the provision of necessary amenity spaces and to
safeguard amenity of residents in compliance with Policy 7.15 of the London Plan
(2016) and Policies, H5, CH1 and E(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Polices (2014).
Condition 11
Noise – Compliance Testing
Prior to first occupation of Building 503:
(a) a scheme for testing the internal noise environment of the office spaces, to
demonstrate compliance with the internal noise limit required by Condition 10,
shall be submitted to and approved in writing by the Local Planning Authority (in
consultation with the PLA and Safeguarded Wharf Operators) and the scheme
for testing shall thereafter be implemented.
(b) the results of noise testing undertaken pursuant to part (a) above,
demonstrating compliance with the noise limit required by Condition 10, shall be
submitted to and approved in writing by the Local Planning Authority (in
consultation with the PLA and Safeguarded Wharf Operators).
Reason: In order to safeguard the provision of necessary amenity spaces and to
safeguard amenity of residents in compliance with Policy 7.15 of the London Plan
(2016) and Policies, H5, CH1 and E(a) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Polices (2014).

ITEM NO: 5 (Appendices)

Page 89

APPENDICES
Condition 12
Sealed Facades
All windows in Building 503 shall be sealed shut on the North, East and South
facades.
Reason: To safeguard the amenities of the adjoining premises and the area
generally and to comply with Policy 7.15 of the London Plan (2016) and Policies
CH1 and E(b) of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (July 2014).
Condition 13
Open Space and Landscaping
Notwithstanding the details shown on Drawing 2973-DR-0020 Rev P01; 2973DR-1000 Rev P02 or Landscape Design Report (produced by Turkington Martin,
Reference TM411-R12) (or any other drawing or document hereby approved
showing details of the open space and landscaping), full details of the open space
and landscaping shall be submitted to and approved by the Local Planning
Authority prior to occupation. The details shall demonstrate that the design of
the open space and landscaping has been optimised, taking account of all
necessary health and safety requirements. The open space and landscaping shall
be implemented prior to occupation and maintained therein in accordance with
the details approved.
Reason: In order to improve the character and amenities of the area and ensure
compliance with Policy 7.19 of the London Plan (2016) and Policies DH1 and
CH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(July 2014).
Condition 14
District Heating Network
Prior to the first occupation of Plot 503, the connection of the units to the site
wide district-heating network Energy Centre located in Block 504 shall be
provided, made operational and retained thereafter.
Reason: In the interest of securing the centralised energy centre for the site and
its sustainable connection to the development in accordance with policies 5.2
Minimise Carbon Dioxide Emissions, 5.3 Sustainable Design and Construction, 5.6
Decentralised Energy: Heating, Cooling and Power, 5.7 Renewable Energy and 5.9
Overheating and Cooling of the London Plan 2016, policies DH1 and E1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014), the
Mayor’s Sustainable Design and Construction SPG (2014) and Greener
Greenwich SPD (2014) or subsequent versions of the above related documents.
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Condition 15
Flood Evacuation Plan
Prior to the first occupation of the development an evacuation plan covering
flood evacuation and escape routes, signage within and outside buildings, shall be
submitted to and approved in writing by the Local Planning Authority. The
evacuation plan and measures identified within it shall be fully implemented in
accordance with the approved details prior to the occupation of the development
and shall be retained for the lifetime of the development.
Reason: To minimise the risks of flooding to users of the buildings and to comply
with policy 5.12 of the London plan (2016), Policy S112 of the Draft London Plan
(2019) and E2 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014).
Condition 16
Solar Panels
Prior to first occupation of the building hereby approved (Plot 503), the
additional PV panels required to reach a minimum of 22.8% reduction in CO2
from renewable sources as identified in Energy Statememnt produced by XCO2
(Dated November 2019) shall be installed and be operational. Evidence that the
scheme of renewal energy provision has been installed and is achieving the
required CO2 reductions shall be submitted to and approved in writing by the
local planning authority prior to first occupation of the building hereby approved
at Plot 503.
Reason: To ensure compliance with the requirements of the outline consent; to
contribute towards carbon dioxide emission reduction and to comply with Policy
5.7 of the London Plan (2011) and Policy E1 of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (July 2014)
Informatives
1) The applicant is reminded that under Planning Reference 19/4075/R, the
residential accommodation in Plots 401-405 cannot be occupied until Plot
503 has been completed to shell and core construction
2) An undertaking should be given that, access for fire appliances as required
by Part B5 of the current Building Regulations Approved Document and
adequate water supplies for fire fighting purposes, will be provided.
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Appendix 3 – Planning Context
National Planning Policy Framework (NPPF – 2019)
Technical Housing Standards – Nationally Described Space Standard
(Department for Communities and Local Government – March 2015)
The London Plan (March 2016) – The following London Plan policies are of
consideration:
London’s Places
2.13 Opportunity Areas and Intensification Areas
London’s People
3.2 Improving Health and Addressing Health Inequalities
3.4 Optimising Housing Potential
3.5 Quality and Design of Housing Development
3.6 Children’s and Young People’s Play and Informal Recreation Facilities
3.7 Large Residential Developments
3.8 Housing Choice
3.9 Mixed and Balanced Communities
3.10 Definition of affordable housing
3.11 Affordable housing targets
3.12 Negotiating affordable housing on individual, private residential and
mixed-use schemes
3.13 Affordable Housing thresholds
London’s Economy
4.12 Improving opportunities for all
London’s response to climate
5.2 Minimising carbon dioxide emissions
5.3 Sustainable design and construction
5.6 Decentralised energy in development proposals
5.7 Renewable energy
5.9 Overheating and cooling
5.10 Urban greening
5.11 Green roofs and development site environs
5.12 Flood risk management
5.13 Sustainable drainage
5.14 Water quality and wastewater infrastructure
5.15 Water use and supplies
5.17 Waste capacity
5.18 Construction, excavation, and demolition waste
5.21 Contaminated land
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London’s Transport
6.3 Assessing effects of development on transport capacity
6.9 Cycling
6.10 Walking
6.13 Parking
London’s Living Places and Spaces
7.1 Lifetime Neighbourhoods
7.2 An inclusive design
7.3 Designing out crime
7.4 Local character
7.5 Public realm
7.6 Architecture
7.7 Location and design of tall and large buildings
7.8 Heritage assets and archaeology
7.12 Implementing the London View Management Framework
7.13 Safety security and resilience to emergency
7.14 Improving air quality
7.15 Reducing and managing noise, improving and enhancing the acoustic
environment and promoting appropriate soundscapes
7.19 Biodiversity and access to nature
Implementation, Monitoring and Review
8.2 Planning Obligations

The Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(“Core Strategy” – 2014) – The main Core Strategy policies relevant to this
application are:
Housing Policies
H1 New Housing
H2 Housing Mix
H3 Affordable Housing
H5 Housing Design
H(e) Children’s Play Areas
Economic Activity and Employment Policies
EA1 Economic Development
EA(c) Skills and Training
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Design and Heritage Policies
DH1 Design
DH2 Tall Buildings
DH(b)
Protection of Amenity for Adjacent Occupiers
DH(m)
Archaeology
Open Space Policies
OS4 Biodiversity
OS(f) Ecological Factors
Environment and Climate Change Policies
E1
Carbon Emissions
E2
Flood Risk
E(a) Pollution
E(c) Air Pollution
E(e) Contaminated Land
E(f) Living Roofs and Walls
Cohesive and Healthy Communities Policies
CH1 Cohesive Communities
CH2 Healthy Communities
Infrastructure and Movement Policies
IM1 Infrastructure
IM4 Sustainable Travel
IM(a) Impact on the Road Network
IM(b) Walking and Cycling
IM(c) Parking Standards

Supplementary Planning Guidance / Documents – the following planning
guidance / documents are considered relevant:
•
Draft London Plan
•
Royal Borough of Greenwich Planning Obligations SPG (February 2008)
•
Mayors Housing SPG (March 2016)
•
Mayors Affordable Housing and Viability SPG (August 2017)
•
Sustainable Design and Construction – The London Plan SPG (April
2014)
•
Shaping Neighbourhoods: Play and Informal Recreation SPG
(September 2012)
•
Mayor of London – Shaping Neighbourhoods: Character and Context
SPG (June 2014)
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•
•
•

Accessible London: Achieving an Inclusive Environment SPG (October
2014)
Mayor’s London View Management Framework SPG (March 2012)
Mayor of London - Homes for Londoners Affordable Housing and
Viability Supplementary Planning Guidance 2017
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PLANNING BOARD

Agenda Item: 6

2 February 2021

Reference No: 19/4075/R

Applicant: Greenwich Millennium Village Ltd
Agent:
Gerald Eve LLP
Site Address:
Plots 401-405, Parcel 4, Greenwich
Millennium Village, 3-5 Peartree Way,
Greenwich, SE10

Ward: Peninsula Ward
Application Type: Reserved matters

1.0

Recommendation

1.1

The Board is requested to grant consent for reserved matters consent as
outlined below:
Submission of Reserved Matters (Appearance, Layout, Scale and
Landscaping) pursuant to condition 2 of Planning Permission Reference
19/1545/MA for the construction of 489 residential dwellings, plus
associated infrastructure, landscape, car parking and associated works at
Plots 401, 402, 403, 404 and 405 (Parcel 4).

1.2

Subject to:
i) The prior completion of an agreement under Section 106 of the Town
and Country Planning Act 1990 (as amended) containing the planning
obligations as summarised in paragraph 25.4 out in this report (see
section 27.0), any addendums, and the minutes of this Planning Board
meeting;
ii) The recommended conditions as set out in this report (Appendix 2);
iii) To authorise the Assistant Director of Planning & Building Control to:
a) make any minor changes to the detailed wording of the
recommended conditions as set out in this report (Appendix 2), its
addendums and the minutes of this Planning Board meeting, where the
Assistant Director of Planning & Building Control considers it
appropriate, before issuing the decision notice; and
b) finalise the detailed terms of the planning obligations pursuant to
Section 106 of the Town and Country Planning Act 1990 (as amended),
as set out in this report, its addendums and the minutes of this Planning
Board meeting.
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iv) In the event that the Section 106 Agreement is not completed within
three (3) months of the date of this Planning Board meeting, to
authorise the Assistant Director of Planning & Building Control to
consider whether permission should be refused on the grounds that
the proposals are unacceptable in the absence of the obligations 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 the restriction of the
occupation of all residential units in Plots 401-405 until Plot 503 has
been delivered to accord with the acoustic requirements set out in the
Sandy Brown reports, the proposed residential units would be subject
to excessive noise which would result in a poor living environment for
future occupants contrary to policies 3.5 and 7.15 of the London Plan
2016 (as amended), Policies H5, E(a) of the Core Strategy and Policiy
D14 of the Publication London Plan. In addition, the failure to mitigate
the impacts fom the existing activities at the protected wharves could
jeopardise the viability of these established and ongoing activities
contrary to policy 7.26 of the London Plan (2016) and policies D13,
D14 and SI 10 of the Publication London Plan.
2.0

Executive Summary

2.1

Officers have considered the circumstances of this application against the
relevant development plan policies in the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014), the London Plan (2016), the National
Planning Policy Framework and National Planning Practice Guidance and have
concluded that:the principle of redevelopment and general parameters for the
proposed were established by the outline consent. These are discussed
further within the relevant section, and include design (heights & footprint),
access, uses, sustainability, parking, affordable housing, and family units. The
application is consistent with the outline consent.

2.2

The application site is constrained by contaminated land which prevents
underground parking/basements and noise from the adjoining Aggregates
Works which can operate 24/7 meaning the proposed requires extensive
acoustic mitigation. These site constraints have been accounted for within the
proposal.

2.3

Each block is designed as a podium block which centres around a communal
courtyard with parking provision underneath. The proposed elevational
treatment offers a subtle colour strategy. It is considered that the proposed is
well designed. The scheme also includes a well designed central public square.
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2.4

The application proposes a total of 489 units, the breakdown is as follows:
Private
1 bed
2 bed
3 bed
4 bed
Total
Percentage

11
210
167
2
390
80%

Affordable
Rented
0
26
0
0
26
5%

Shared
ownership
17
18
25
13
73
15%

Total
28 (6%)
254 (52%)
192 (39%)
15 (3%)
489
100%

2.5

The proposed includes 20% affordable housing. Of the total 99 affordable
units, 26% are shared ownership and 74% are affordable rent, taking account
of the proposed and the consented scheme. The outline planning consent
requires a total of 20% affordable housing provision with a tenure split of 70%
affordable rent and 30% shared ownership. The masterplan is delivering 20%
affordable housing (349 units) with a tenure split of 70% affordable rent (245
units) and 30% shared ownership (104 units). In addition, the application has
been subject to viability testing, which confirmed that no further units could
be provided.

2.6

The application has been subject to consultation with statutory consultees,
local residents and interested groups. A total of one objections have been
received from local residents. These are detailed in Section 8 of this report
along with the responses from internal and external consultees.

2.7

The scheme is not liable to Mayoral or Borough CIL as the outline consent
was approved prior to the adoption of either. The outline consent was
subject to a number of financial and non-financial obligations, secured through
a Section 106. These are applicable to this plot also.

2.8

The application is considered to comply with the parameters of the outline
consent and is recommended for approval.

3

Summary

3.1

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

2.4ha
Part of site allocation GP5 in the Site
Allocations Prefered Approach August 2019 for
Residential and A, B1 and D uses
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Heritage Assets
Tree Preservation Order
Flood Risk Zone

Not applicable
No
Flood Zone 3 - Area benefiting from flood
defences

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

33.50 AOD m maximum
Maximum 8 storeys with elements at
6, 5, and 2 stories
Plot 401 – 12,628 m2
Plot 402 – 11,530 m2
Plot 403 – 11,712 m2
Plot 404 – 12,053 m2
Plot 405 – 11,536 m2
Total – 59,459

Housing
Density

Dwelling Mix

Affordable Housing /
Tenure Split

Housing Standards

Units per Hectare (u/ha)
and/or Habitable Rooms per
Hectare (hr/ha)
Studio (no. / %)
1-bed (no. / %)
2-bed (no. / %)
3-bed (no. / %)
4-bed (no. / %)
Total (no. / %)
Overall Affordable Housing
(no. / %)
Affordable Rent (no. / %)
Intermediate / Shared
Ownership (no. / %)
Private (no. / %)
Commuted Sum
Complies with Technical
housing standards – nationally
described space standard and
London Plan standards?
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720hr/ha
0 / 0%
28 / 6%
254 / 52%
192 / 39%
15 / 3%
489 / 100%
99 / 20.25%
73 / 73.74%
26 / 26.26%
390 / 79.75%
Yes
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Transportation
Car Parking
No. existing car parking spaces 0
No. Proposed Car Parking
Plot 401 – 45
Spaces
Plot 402 – 30
Plot 403 – 40
Plot 404 – 30
Plot 405 – 25
Proposed Parking Ratio
Cycle Parking

No. Proposed Cycle Parking

Total – 170
0.35:1
950 long stay and 20
short stay spaces
Plot 401 – 200
Plot 402 – 183
Plot 403 – 181
Plot 404 – 198
Plot 405 – 188

Complies with policy

Public Transport PTAL Rating
Sustainability / Energy
BREEAM Rating
Renewable Energy Source (%)
Public Consultation
Number in Support
Number of objections
Main issues raised

And 4 short stay spaces
per plot
No – however, the
applicant has committed
to updating this and this
will be reported in an
addendum report.
3/4

N/A
22.8%

0
1
• Development is too dense
• Lack of amenity space and
community facilities
• Too close to adjacent roads
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3.2

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

3.3

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

4

Site

4.1

Greenwich Millennium Village Phases 3, 4, 5, Peartree Way, Greenwich, SE10

4.2

This reserved matters application relates specifically to Plots 401, 402, 403,
404 and 405 of the development.

4.3

The following shows the site location plan for the reserved matters
application (outlined in red):
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5

Site and Surrounding Area

5.1

The application site forms Plots 401, 402, 403, 404 and 405 of the Greenwich
Millennium Village (GMV345) development and comprises an area of
approximately 2.4 hectares.

5.2

The application site is currently unused.

5.3

The site area forms part of the wider redevelopment site known as
Greenwich Millennium Village (GMV) Phases 3, 4 and 5 which has outline
planning permission to be developed for 1,746 residential dwellings,
commercial, retail and community uses by the outline permission dated (“the
Outline Planning Permission / OPP”). Planning permission 12/0022/O as
amended by 14/1633/MA and 19/1545/MA reserves all matters except for
access and Parcel 1.

5.4

To the north of the site is Plot 301. This received detailed consent under
planning reference 19/2055/R and construction has commenced on site. Plot
301 is a podium block containing 135 residential units and has a maximum
height of 10 storeys with elements at 8, 5, and 4 stories centred around a 2
storey central podium. The plot proposes a light buff brick.

5.5

To the north east of Parcel 4 are Plots 302-304. These plots have been
granted detailed consent for 170 residential dwellings and 613 sqm GEA Class
A1-A4 retail/commercial units (18/1318/R). Directly to the east is Plots 501503 which is yet to receive detailed consent however an application has been
made under reference 19/4058/R. This plot contains a large area of
landscaping at Plots 501-502 and a non-residential building at Plot 503 which
is proposed at five storeys.

5.6

To the south of the site is Bugsby’s Way which is a highly trafficked road.
There is a line of trees that separate the application site and the road. On the
opposite side of Bugsby’s Way is the Millennium Leisure Park, which includes
stores such as B&Q, Ikea and the Odeon Cinema.

5.7

To the west of the application site, on the opposite side of Southern Way, is
the original phases of Greenwich Millennium Village (Phases 1 and 2) which
are not included within the redline boundary of the outline consent against
which this reserved matters application is being considered (14/1633/MA).
The adjacent blocks range from 2 to 4 storeys in height. Southern Way is a
bus route only and there is a bus stand roughly half way down Parcel 4
between Plots 401 and 403.
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6

Relevant Planning History

6.1

Planning permission was initially granted on 30 March 2012 for a hybrid
outline planning application for 1,746 residential units and 6,902 sq.m of nonresidential floorspace comprising A1/A2/A3/A4/B1/ D1 and D2 uses; and full
details for Parcel 1 for 459 of the residential units, an energy centre, open
space, hard and soft landscaping, associated car parking, servicing, highways
and transport works and ancillary works (Ref. 12/0022/O).

6.2

09.04.2014 – Reserved Matters (appearance, layout, scale and landscaping),
for Parcel 2 Sub-Phase 1 of Greenwich Millennium Village Phases 3, 4 & 5
pursuant to Condition 2 of Outline planning permission dated 30/03/2012
(Ref: 12/0022/O) for the erection of 83 residential dwellings including
associated infrastructure and car parking (Ref: 13/3281/R). This application
was approved.

6.3

23.12.2014 - Minor Material Amendment under s73 to vary condition 1
(Approved Plans) of outline planning permission dated 30/03/12 (ref:
12/0022/O) involving changes to the footprint, no. of units, floorspace,
elevations and associated landscaping in respect of Block 107. The application
was approved and the scheme has been implemented.

6.4

24.02.2017 - Reserved Matters (Appearance, Landscaping, Layout and Scale)
pursuant to condition 2 of planning permission dated 23/21/2014 (Reference:
14/1633/MA) for the erection of an energy centre (EC2) and associated
infrastructure, landscape and parking was received for Plot 504. This
application was approved (reference: 17/0576/R).

6.5

21.06.2017 - Reserved Matters (Appearance, Layout, Scale and Landscaping)
pursuant to Condition 2 of Planning Permission dated 24/12/2014 (Reference:
14/1633/MA) for the construction of 112 residential units with associated
landscaping, infrastructure and parking was received for Plots 204 & 205. This
application was approved (reference: 17/1631/R).

6.6

05.09.2018 - Submission of Reserved Matters (Appearance, Layout, Scale and
Landscaping) pursuant to condition 2 of Outline Planning Permission dated:
24/12/2014 (Reference 14/1633/MA) for the construction of 170 residential
dwellings and 613 sqm GEA Class A1-A4 retail/commercial units, associated
infrastructure, landscape and car parking plus temporary vehicle turning area
for refuse/servicing vehicles and temporary GMV345 Concierge and
Management Suite, situated immediately south of the site (18/1318/R). This
application was approved.
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6.7

11.06.2019 - Section 96a of the Town & Country Planning Act 1990 for a
non-material amendment in connection with the planning permission
14/1633/MA, dated 23/12/2014 for the application for Minor Material
Amendment under s73 to vary condition 1 (Approved Plans) of outline
planning permission dated 30/03/12 (ref: 12/0022/O) involving changes to the
footprint, no. of units, floorspace, elevations and associated landscaping in
respect of Block 107 to allow:
- Amendment to wording of Condition 14 (Density) in respect of Parcel 3
and Parcel 5.
This application was approved (reference: 19/1636/NM).

6.8

09.09.2019 - Section 73 of the Town & Country Planning Act 1990 for a
minor material amendment in connection with the planning permission
14/1633/MA (dated 23/12/2014) for mixed use development comprising: up
to a total of 1,746 Class C3 residential units; up to a total of 1,190 sq.m
(GEA) Flexible Class A1 (shops) and/or A2 (financial and professional
services) and/or A3 (restaurants and cafes) and/or A4 (drinking
establishments); up to a total of 4,462 sq.m (GEA) business space for B1(a)
(offices) and/or B1(b) (research and development) and/or B1(c) (light
industry); up to 500 sq.m (GEA) Class D1 for a children's nursery; up to a
total of 750 sq.m (GEA) Class D2 for community space and a management
facility; up to a total of 992 sq.m (GEA) for two energy centres; associated
open space, hard and soft landscaping, car parking and servicing, highways and
transport works and ancillary works; with all matters reserved for future
approval except for access (Outline Application). In addition to the matters
set out above, full details (access, appearance, landscaping, layout, scale) in
relation to the first sub-phase, being Parcel 1, located to the north and east of
the site for: 459 residential units; a 365 sq.m energy centre; associated open
space, hard and soft landscaping, car parking and servicing, highways and
transport works and ancillary works.
To allow:
• Amendment to density requirement
• Redistribution of non-residential floor space
• Reduction in Car Parking Provision
• Revision to Phasing
• Increase in height by 1m on Plots 202, 203, 301, 401-405, 501-503
This application was approved (reference: 19/1545/MA).

6.9

11.11.2019 - Submission of reserved matters application (appearance, layout,
scale + landscaping) pursuant to condition 2 of planning permission dated
23/12/2014 (Ref:14/1633/MA) for the construction of 135 residential
dwellings, ancillary residents screening room plus associated infrastructure,
landscape and car parking (Plot 301). This application was approved
(reference: 19/2055/R).
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6.10 18.03.2020 - Submission of Reserved Matters (Appearance, Layout, Scale and
Landscaping) pursuant to condition 2 of Planning Permission dated
14/11/2019 (reference 19/1545/MA) for the construction of 122 residential
dwellings, 152 sqm GEA Class A3 Cafe, 500 sqm Class D1 nursery, plus
associated infrastructure, landscape and car parking on Plot 202. This
application has been approved (reference: 19/3063/R).
6.11 21.11.2019 - Submission of Reserved Matters (Appearance, Layout, Scale and
Landscaping) pursuant to condition 2 of Planning Permission dated
14/11/2019 (Reference 19/1545/MA) for the construction of 119 residential
dwellings, 750 sqm GEA Class D2 Community Centre and Management
Facility, plus associated infrastructure, landscape and car parking on Plot 203.
This application has been approved (reference: 19/4008/R).
6.12 02.12.2019 - Submission of Reserved Matters (Appearance, Layout, Scale and
Landscaping) pursuant to condition 2 of Planning Permission dated
14/11/2019 (Reference 19/1545/MA) for the construction of 65 residential
dwellings with resident’s lounge, plus associated infrastructure, landscape and
car parking on Plot 201. This application is currently being considered
(reference: 19/4064/R).
6.13 13.12.2019 - Reserved matters application seeking approval of appearance,
layout, scale and landscaping, for Plot 501, 502 and 503 (Parcel 5) of
Greenwich Millennium Village Phases 3, 4 & 5 development (GMV 345)
pursuant to Condition 2 of outline planning permission reference
19/1545/MA dated: 14/11/2019, involving the provision of 4,887 sqm of
commercial floorspace (comprising 4,462sqm of Use Class B1 floorspace and
425sqm of Use Class A1 and/or A2 and/or A3 and/or A4 floorspace), plus
associated infrastructure, landscape and car parking. This application is
currently being considered (reference: 19/4058/R).
6.14 19.12.2019 - Removal of the existing Gatehouse and adjoining buildings and
the erection of a new Ecology Park Building to also include the diversion of
the cycle path and associated ecological works. This application is currently
being considered (reference: 19/4092/F)
6.15 07.02.2020 - Reserved Matters (Appearance, Layout, Scale and Landscaping)
pursuant to condition 2 of Planning Permission dated: 23/12/2014 (Reference
14/1633/MA) for the construction of 65 residential dwellings, with resident’s
lounge, plus associated infrastructure, landscape and car parking on Plot 201
(reference: 18/0825/R). This application was refused by the Planning Board on
14.11.2018 and has subsequently been allowed by appeal on 07.02.2020
(reference: APP/E5330/W/19/3228947).
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6.16 19.01.2021 - Environmental Impact Assessment Screening Opinion under the
Town & Country Planning (EIA) Regulations 2011 for redevelopment of the
site to include the construction of 489 residential dwellings, plus associated
infrastructure, landscape and car parking pursuant to condition 2 of planning
permission dated 14/11/2019 Ref: 19/1545/MA. It has been determined that
an addendum to the Environmental Statement is not required (reference:
19/4095/EIA).
7

Proposal

7.1

The principle of redeveloping the application site for residential development
has been established by the Amended Outline Planning Permission (Ref.
19/1545/MA). The outline scheme set the parameters for the quantum of
development, range of uses, maximum building heights and massing together
with hierarchies of open spaces and circulation routes.

7.2

The detailed design of Plots 401-405 was reserved for approval through the
submission of Reserved Matters applications. In particular, the external
appearance, internal layout, scales and landscaping has been reserved for
future consideration.

7.3

Reserved Matters consent is sought for the construction of 489 residential
dwellings, plus associated infrastructure, landscape and car parking.

7.4

The application proposes a total of 489 residential units. The breakdown of
housing is as follows:
Private
1 bed
2 bed
3 bed
4 bed
Total
Percentage

11
210
167
2
390
80%

Shared
Ownership
0
26
0
0
26
5%

Affordable
Rent
17
18
25
13
73
15%

Total
28 (6%)
254 (52%)
192 (39%)
15 (3%)
489
100%

8

Consultation

8.1

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

Summary of
Comments
We have reviewed the
submitted documents and
the finished floor levels are
more than
300mm above the
predicted Maximum Likely
Water Level, therefore we
have no concerns.
London Fire & Emergency Satisfied with the proposal
Planning
in relation to the fire
precautionary
arrangements, subject to
access and facilities for the
fire service complying with
the functional
requirements of B5 of
Approved Document B
Transport for London
No objection raised but
raised concerns that the
streets to be dominated by
car parking; visibility when
entering or existing the
undercroft parking is
restricted by car parking
spaces; the cycle parking
spaces do not comply with
the London Cycle Design
Standards and it is
questioned whether the
roads are appropriate for
two way traffic, especially
for larger vehicles such as
delivery vans.
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Officers comments
Noted

This has been included in an
informative to advise the
applicant.

The quantum of car parking
is symptomatic of the
historic nature of the
Outline Planning Permission
which dates back to 2012.
Subsequent applications
have sought to reduce this
but the masterplan
maintains a ratio of 0.34:1
site wide. The applicant has
committed to updating the
plans to remove the car
parking spaces that affected
visibility from the
undercroft parking and has
committed to LCDS
standards. Additional
conditions will be imposed
on this reserved matters
application to require this
detail to be submitted in
consultation with TfL. The
applicant has also provided
additional justification to
explain the traffic layout. It
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is also noted that the
masterplan includes a
concierge which will take
the majority of parcels and
therefore the presence of
delivery vans will be
minimal. Tracking diagrams
for refuse and emergency
vehicles has been provided
to demonstrate that such
vehicles will be able to
enter and exit the site
accordingly.
London City Airport
Proposal is acceptable
These conditions are
subject to conditions being included in Appendix 2 of
imposed
this report.
Port of London Authority Object to the application
The PLA have requested a
until it can be
number of conditions be
appropriately
imposed. These have all
demonstrated that the
been accepted by the
acoustic measures
applicant. The conditions
necessary to safeguard the are in the advance stages of
operation of the wharfs
drafting in consultation with
has been appropriately
the PLA although final
accounted for
confirmation that these are
acceptable has not yet been
received. This will be
updated in an addendum
report.
Firstplan (on behalf of
Confirmed that the
The conditions have been
Cemex/Tarmac/Aggregate application is acceptable
accepted by the applicant
Industries/ Daygroup)
subject to the imposition
and are included in
of conditions and
Appendix 2 of this report.
obligations.
The obligations are to be
imposed by the Deed of
Variation. The Heads of
Terms for this can be found
in Section 25 of this report.
GLA
No comments have been
As this is a reserved
received at the time of
matters application, referral
writing the report.
to the GLA is not required.
Natural England
No comments have been
It is considered acceptable
received at the time of
to proceed with the
writing the report.
determination of the
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application in the absence
of these comments.
Thames Water
This site is located within a Noted
CleanWater & Waste
Water-INSET Zone.
Meaning the Clean Water
and
WasteWater operates are
not Thames Water but
another 3rd Party
company.
Crime Prevention Officer The submission is
Compliance with Secure by
acceptable and should
Design is Required by
comply with the
Condition 34 of the outline
requirements of Secure by planning permission.
Design.
GLAAS
Advised no objection to
Noted
the proposal subject to the
conditions attached to the
outline consent being
adhered to.
NHS CCG
Advised that there is
The application does not
insufficient capacity to
result in an uplift against the
accommodate the uplift in masterplan development
population and that a
for a total of 1,746 units.
contribution should be
The financial contributions
allocated to address this.
required to make the
masterplan acceptable were
fully considered at the time
the outline consent was
granted and it is not
possible to impose
additional requirements at
this stage.

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

Housing

Waste Services

Sustainability and
Renewal

Transport and
Highways
Occupational
Therapist

Summary of Comments Officers comments
The information is
satisfactory and there is no
objection. The balcony
noise levels are relatively
high when compared to the
target noise level. When
the submission for Planning
condition 87 is received,
further justification will be
required so that the criteria
contained within the
condition is suitably met.
The proposal complies with
the requirements of the
Outline Planning Permission
Requested that the bulky
waste storage areas be
reviewed at submission of
details stage and requested
confirmation that there is a
dropped kerb positioned
outside of each of the bin
stores
The details submitted are
acceptable subject to
further information being
provided at submission of
detail stage and the
imposition of additional
conditions on the reserved
matters application.
No highway objection

This comment is noted as an
informative and will be
further discussed when
Condition 87 is discharged.

The application is
acceptable subject to full
details being provided at
submission of detail stage.

Full details will be submitted
pursuant to Condition 33 of
the Outline Planning
Permission. An additional
condition requiring
marketing details to be
submitted prior to any
marketing of the adaptable
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Noted

The applicant has confirmed
that there is a dropped kerb
outside of each bin store and
that full details of the bulky
waste will be reviewed when
discharging the planning
condition attached to the
Outline Planning Permission.
The additional conditions are
included in Appendix 2 of
this report.

Noted

Page 111

Flood Risk Manager

8.3

No objection is raised to
the reserved matters
submission.

units has been included in
Appendix 2 of this report.
Noted

Local Residents
Public consultation consisted of a press notice, site notice and letters sent to
865 individual neighbouring properties. One response has been received. A
summary of the consultation response received, along with the officer
comments are set out in table below:

Summary of Comments
The proposed development is sited too
near to the pavements and roads. It is
very dense and lacking in play ground
areas and green space. The uniform
height of the proposed blocks is
unattractive and not in keeping with
the earlier phases of the Greenwich
Millennium Village. Few community
spaces are planned in the proposed
development. The courtyard spaces
are minimal. The landscaping planned
does not add to the village atmosphere.

Officers comments
The blocks are located within the
footprints and heights established by the
outline consent. Design is discussed in
Section 13; Density is discussed in
Section 12 and Landscaping is discussed
in Sections 16 and 17. The submission has
been found to comply with the
requirements of the Outline Planning
Permission.

9

Planning Context

9.1

This application needs to be considered in the context of a range of national,
regional and local planning policies and Supplementary Planning Guidance /
Documents.
National Planning Policy Framework (NPPF – 2019)
Technical Housing Standards – Nationally Described Space
Standard (Department for Communities and Local Government – March
2015)
The London Plan (March 2016) - Full details of relevant policies refer to
appendix 3.
The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014) - Full details of relevant policies refer
to appendix 3.
Full details of relevant SPD / Documents refer to Appendix 3.
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The Publication London Plan The Mayor has formally approved a new
London Plan, the ‘Publication London Plan’. It has been prepared to address
the Secretary of State’s directions of the 13 March 2020 and 10 December
2020 to the Intend to Publish plan.
It has been sent to the Secretary of State for his consideration. He has up to
6 weeks to decide whether he is content for the Mayor to formally publish
the Publication London Plan or apply for a further extension of time. Once
the Mayor has formally received confirmation from the Secretary of State that
he is content for the Publication London Plan to be published, the Mayor will
proceed with the final steps to publish the final London Plan. On publication it
will become the Spatial Development Plan for London and part of the
statutory Development Plan for Greater London.
10

Material Planning Considerations

10.1 This section of the report provides an analysis of the specific aspects of the
proposed development and the principal issues that need to be considered in
the determination of the planning application (Ref: 19/4075/R):
•
Section 11 - Principle of development;
•
Section 12 - Density;
•
Section 13 - Visual Impact (Design and Townscape);
•
Section 14 - Residential Units (Housing Mix, Affordable Housing,
Wheelchair Units);
•
Section 15 - Amenity for future residents and neighbouring properties
(Size of units, Noise, Overheating, Sunlight/Daylight, Privacy, amenity
space);
•
Section 16 - Landscaping / Public Amenity Space / Communal Space;
•
Section 17 - Child Play Space;
•
Section 18 - Biodiversity;
•
Section 19 - Sustainability and Energy;
•
Section 20 - Transport and Access;
•
Section 21 - Air Quality;
•
Section 22 - Waste and Refuse Provision;
•
Section 23 - Area of High Archaeological Potential;
•
Section 24 - Flood Risk;
•
Section 25 - Legal Agreement;
•
Section 26 - Community Infrastructure Levy (CIL); and
•
Section 27 - Implications for disadvantaged groups.
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11

Principle of Development / Compliance with the outline consent

11.1 The principle of the development was established as part of the outline
planning application approved on 30.03.2012, as amended by 14/1633/MA and
19/1545/MA.
11.2 The outline application as amended by 19/1545/MA established the following
parameters for Plots 401-405:

Heights

• Plots 401-405 – Each have parameter heights of 8 storeys to the east
and west of the plot; 6 storeys to the south; 5 storeys to the north and
2 storeys in the centre. The footprints of Plots 402-405 are square in
shape. No massing is proposed on the south-eastern corner of Plot 401
and the 6 storey element projects into the central 2 storey area
slightly.
• A comparison against the maximum AOD requirements is as follows:

Plot
401
402
403
404
405

Outline Parameter
Heights
34.100m AOD
33.800m AOD
32.800m AOD
32.900m AOD
33.100m AOD

As Proposed (RMA)
33.500m AOD
33.075m AOD
32.600m AOD
32.500m AOD
32.500m AOD

Land Use

• Plots 401-405 – Solely Use Class A3 (Residential)

Car Parking

• Plots 501-502 – Podium Parking in each plot
• Plots 401-403 – On-street Parking on the north, east and south side of
the plots
• Plots 402-405 – On-street Parking on the north, west and south side of
the plots
• Plot 405 – On-street Parking on all sides of the plots
• Southern road end-on parking along to southern border of the site

Access

• Primary estate road to the south and east of the Parcel
• Secondary estate roads through the centre of the plots and to the
north
• No access is permissible from Southern Way
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• Foot and Cycle path runs along the western border of the Plot

Landscaping

• Residential Courtyards in the centre of all plots, the courtyard to be
visible from the south-eastern corner on Plot 401
• Green buffer zone to the southern boundary of the masterplan
adjacent to Bugsby’s Way
• Public Square in the centre of the Parcel adjacent to Plots 401, 402 and
404.

11.3 The proposed is found to be in accordance with the parameters and
principles established by the outline consent.
11.4 A review of the Environmental Statement finds that the site has been suitably
assessed in terms of a worst-case scenario. An EIA Screening Opinion
concluded that the subsequent application (the reserved matters) did not
indicate a change in circumstance from the initial Environmental Impact
Assessment as was undertaken to support 12/0022/O and further
assessments were not required.
11.5 The proposed is considered to be in substantial accordance with the outline
consent and no in principle objection is raised.
12

Density

12.1 Policy 3.4 requires development to optimise housing output, subject to
Chapter 7 (Living Spaces and Places) also being met. The supporting text
notes that ‘a rigorous appreciation of housing density is crucial to realising the
optimum potential of sites’ emphasising that it is only one part of the
decision-making process. Publication London Plan Policy D3 moves away from
the Density Matrix approach used in the existing London Plan towards a
design-led approach to establish an appropriate density.
12.2 Based on the character, location of the site and the proposed development to
be bought forward, it is considered the setting of the site is best described as
Central in character. It is noted that the site does not fulfil the definition set
out in London Policy 3.4; however, it is considered to more closely match the
definition for central than urban given the building footprint and heights
allowed by the outline consent.
12.3 Table 3.2 is a density matrix based on the suburban, urban or central nature
of the sites location and accounting for the sites PTAL rating. This table
should not be applied ‘mechanistically’ and decision makers must consider the
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broader context (for example transport capacity, social infrastructure, local
context etc.).
12.4 Using this table, the density range for this site should be 300-650 hr/ha and
100–240 u/ha for a central site with a PTAL of 2-3. This site has a PTAL of 2 /
3.
12.5 Notwithstanding the policy context, Condition 14 of the outline consent
restricts the density for the site to be no less than 130 dwellings per hectare
nor more than 210 dwellings per hectare.
12.6 The proposed provides 489 dwellings and 1,728 habitable rooms within a site
area of 2.4ha. This equates to a density of 203.8 dwellings per hectare and
720 habitable rooms per hectare.
12.7 Whilst the proposed does marginally exceed the density range recommended
in the London Plan for hr/ha, it is compliant with the u/ha recommended
range and the density of the proposal is well within the parameters of the
Outline Planning Permission.
12.8 As the proposal forms the final residential plot across the masterplan, it is
necessary to ensure compliance site wide. The following table shows the
breakdown by Parcel. Parcel 5 is non-residential only and therefore is not
included.
Parcel

Area (Ha)

Parcel 1
Parcel 2
Parcel 3
Parcel 4
Total

2.9
2.67
2.34
2.4
10.32

Total
Dwellings
451
501
305
489
1,746

Density (u/ha)
156
188
130
204
169

12.9 As can be seen from the table, the proposal and those which has received
consent to date maintain a density of 169 across the masterplan. This is well
within the range required by Condition 14 which sets a minimum of 130 and
a maximum of 210 units per hectare.
12.10 The proposal accords with the masterplan requirements and maintains
compliance site wide. The application is therefore considered to be
acceptable in this regard.
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13

Visual Impact (Design and Impact on the Character of the
Surrounding Area)

13.1 Policy 7.4 of the London Plan requires that development have regard to the
local character, by considering “form, function and structure of an area, place
or street and the scale, mass and orientation of surrounding buildings”. Policy
7.5 further emphasises the need for development to “relate to local context,
and incorporate the highest quality design, landscaping, planting, street
furniture and surfaces”. Policy 7.6 of the London Plan states that architecture
should make a positive contribution to a coherent public realm, streetscape
and wider cityscape. It should incorporate the highest quality materials and
design appropriate to its context.
13.2 Policy DH1 of the Core Strategy requires that all developments be of a high
quality design and demonstrate that they positively contribute to the built and
natural environment. The policy goes on to list the expectations of new
development in achieving this policy aim.
13.3 Policy DH1 is consistent with the NPPF which asserts in Chapter 12
(Achieving well-designed places) that “the creation of high quality buildings
and places is fundamental to what the planning and development process
should achieve”.
13.4 The Design and Access Statement submitted in support of the application sets
out the various constraints for the site and details the conceptualisation of
the design for these plots. The site constraints are listed as: noise from
aggregates wharf, vehicular route (West Parkside & Peartree Way),
surrounding residential development, and contaminated land.
13.5 The overall layout, scale and massing of Plots 401-405 was established by the
outline consent. As noted earlier in the report, each plot was consented with
parameter heights of 8 storeys to the east and west of the plot; 6 storeys to
the south; 5 storeys to the north and 2 storeys in the centre. Section 11 sets
out the parameter requirements in more detail and the parameters plans are
shown within the Design and Access Statement.
13.6 The site occupies a prominent location in the masterplan and is highly visible
from Southern Way and Bugsby’s Way. Plot 402 is the only plot proposed as
part of this reserved matters application that is not visible from outside the
masterplan. As such, the design must ensure the scheme suitably responds to
its location.
13.7 Condition 98 of the Outline Consent required the reserved matters
application in respect of the western corner of the site to include a
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reassessment of its connectivity to the current phase 2 of the Greenwich
Millennium Village. The proposed streets and routes through the site do not
directly align to Phase 2. Directly aligning the blocks to create direct routes
was not considered to be conducive to efficient development of Parcel 4 as it
created a fragmented block arrangement. However the proposed route
continues to offer ease of movement across both the newer and older parts
of the GMV development as the proposed access route through Parcel 4 sits
slightly to the south of Phase 2. Details of the how the applicant has sought to
address Condition 98 is set out within the submission reports and the
proposed design approach is set out in the Design and Access Statement.
13.8 The five residential building within this scheme have been designed around
new estate roads with a new public square at the heart of the site. The plots
are all designed with a maximum height of 8 storeys with a podium at first
floor in the centre. There are also lower elements with Plot 401 including
elements at 6 and 5 storeys; Plot 402 including 5 and 4 storey elements; Plot
403 including 7 and 6 storey elements and Plot 405 including elements at 5
storeys.
13.9 The massing of each plot and the proposals compliance with the outline
parameters is shown in the following image taken from the Design and Access
Statement. The yellow outline shows the parameter massing overlayed onto
the proposed massing in blue. The blue plots in the masterplan image show
the proposal in the wider context. It is noted that Plots 501-503 show the
parameter massing rather than the proposed massing under 19/4058/R.
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13.10 As can be seen from the image, each plot substantially accords with the
parameter requirements although there are slight projections beyond the
footprint.
13.11 The block typologies and arrangement complies with the footprint set out by
the masterplan and has also been designed to create clear routes through the
site to offer permeability and legibility which builds on the existing routes
both through the masterplan and beyond the site boundary.
13.12 Each plot within the parcel has been designed as a podium building with the
massing located around the perimeters and each plot providing a central
courtyard amenity space. The design intent is to create a ‘family’ of buildings
that offer their own character whilst maintaining harmony across the parcel.
The buildings centre around a neighbourhood square which sits in the heart
of the parcel. When designing the massing, the Design and Access Statement
explains the massing has been carved away to respond to circulation and
daylight/sunlight, openings for key views and to carve the massing for the
corners of the blocks that face onto the square. The carving of the massing
has also allowed roof terraces to be provided as additional amenity space.
13.13 Each plot is proposed as a brick building with metal detailing for architectural
elements. The brick shall be a light buff brick. The metal work introduces the
colour creating a more subtle approach than that employed on some other
parts of the masterplan. Parcel 1 for instance includes bright, strong colours;
whereas, the approach across Parcel 4 has been to use more earthy and
natural tones. The emphasis on colour has been on the lower floors but this
is integrated on the upper floors of the buildings by applying colour to the
architectural elements of the proposal (such as window frames, balconies
etc.). The intent behind this is to reinforce the connection to the earlier
phases (including GMV 1 and 2) without becoming a pastiche. Additional
design details are used across all plots; such as: ribbed brickwork is proposed
on the ground and first floor, which is in line with earlier plots that have been
delivered/consented, and some entrances are stepped back with more colour
used in these areas for instance.
13.14 Condition 15 attached to the Outline Planning Permission requires facing
materials to be submitted prior to commencement. Indicative materials can
be found in the Design and Access Statement.
13.15 The application is also accompanied by a Landscaping Design Statement (set
out in TM360R03A Landscaping Statement). The landscaping proposal is
considered to enhance the public realm and be a positive feature of the
scheme. Landscaping is discussed further in Section 16 of this report. Full
details of landscaping is to be provided by way of condition.
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13.16 The affordable units are located in Plot 403. The scheme has been designed
to be tenure blind, in terms of the massing and appearance. There is no
differentiation in the quality of the building, the quality of materials or colours,
or spaces standards between the different tenures. This plot also contains a
central courtyard with enhanced play equipment as well as two roof terraces.
The cores are of similar sizes and will be completed with similar quality in
materials and finish.
13.17 The design and visual impact of the proposal is considered to be high quality
and overall accords with the design rationale for the wider site.
14

Residential Accommodation

Housing Mix
14.1 London Plan Policy 3.3 and Publication London Plan Policy H1 seek to
increase London’s supply of housing and, in order to do so, sets each
borough a housing target. London Plan Policy 3.8 and Publication London Plan
H10 supports the provision of different types and sizes of dwellings to
provide a choice of homes for Londoner’s.
14.2 Local Policy H2 sets out that a mix of housing types and sizes will be required
in all developments and developments should contain a proportion of 3, 4 and
4+ bedroom units. The exact mix on each site will vary according to the
location of the development and the character of the surrounding area.
14.3 In terms of the outline scheme family units will make up 31% of the total
number of units across the GMV phases 3, 4 & 5 site and condition 13
attached to 19/1545/MA sets out that the unit mix across the masterplan shall
be as follows:
Unit size

1 bed
2 bed
3 bed
4 bed
Total

No. of units
Parcel
Parcels
1
2-5
125
231
216
640
95
375
15
49
451
1,295
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356
856
470
64
1,746
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14.4 The breakdown of units as proposed in this reserved matters is as follows:
Private
1 bed
2 bed
3 bed
4 bed
Total
Percentage

Shared
Ownership
0
26
0
0
26
5%

11
210
167
2
390
80%

Affordable
Rent
17
18
25
13
73
15%

Total
28 (6%)
254 (52%)
192 (39%)
15 (3%)
489
100%

14.5 As can be seen family units account for 207 out of the 489 units proposed,
equating to 42%. These are provided as both 3 bed (39%) and 4 bed (3%)
units. This is therefore above the requirement for 31% family provision. By
plot, the breakdown is as follows:

1 bed
2 bed
3 bed
4 bed
Total

401
8
58
38
0
104

402
3
49
41
0
93

403
17
44
25
13
99

404
0
53
44
2
99

405
0
50
44
0
94

14.6 As noted above, the 31% requirement is a site wide requirement. All other
residential plots across the masterplan have been consented and therefore
this reserved matters application must demonstrate compliance on a site
wide level.
14.7 To date, including this application, the consented/proposed mix of units has
been as follows:
Condition 13
1 bed
2 bed
3 bed
4 bed
Total

356
856
470
64
1,746

Consented
Units
345
863
468
70
1,746

Percentage
19.8%
49.4%
26.8%
4.0%
100%

14.8 As can be seen, there is a slight variation between the unit numbers set out in
condition 13 and the proposed. There are 11 fewer 1 beds, 7 additional 2
beds, 2 fewer 3 beds and 6 additional 4 beds. Condition 13 requires that the
proposal be in ‘substantial accordance’ with the mix set out in the condition.
The differences are considered to be marginal and substantially in accordance.
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In addition, the application proposes a greater number of family units than the
Outline Planning Permission requires which is considered to be a positive. As
such, it is considered that the unit mix is acceptable.

Wheelchair units
14.9 A total of 50 units are proposed for wheelchair users in line with the
requirements of the planning restrictions attached to the outline consent for
10% of all dwellings.
14.10 Of the private units a total of 40 units will be provided as wheelchair
adaptable units, which equates to 10.2%. These are proposed in Plots 402,
404 and 405 and the unit size is as follows: 28x 2b3p and 12x 3b5p. The units
will be subject to a marketing period, should there be no interest in the unit
as wheelchair adaptable then the applicant will be able to advertise the units
for non-wheelchair users. Full details of the marketing strategy shall be
required by a condition imposed on the outline planning permission. The
adaptable units within the Shared Ownership tenure are provided in Plot 403.
The private tenure units are distributed amongst the remaining plots.
14.11 There are 73 social rent dwellings and 26 shared ownership dwellings in total
across the proposal. The applicant is required to provide 10% as wheelchair
accessible (affordable rent) and 10% as wheelchair adapted (shared
ownership). This creates a requirement for 7 affordable rented units and 3
shared ownership units when rounded to the nearest whole. The application
proposes the following, which accord with the requirements of the condition:
Affordable rent (7 total)
3 x 1B2P wheelchair units
2 x 2B4P wheelchair units
2 x 3B5P wheelchair units
Shared ownership (3 total)
3 x 2B4P wheelchair adaptable units
14.12 The accommodation schedule sets out that these have been designed to
comply with the Greenwich Wheelchair Site Brief as per the conditions
attached to the consent with additional details being provided post consent.
Full details will be provided pursuant to condition 33 of the outline consent.

Affordable Housing
14.13 Policy 3.12 describes the process of negotiating affordable housing provision
in the decision-making process. The policy seeks to maximise the amount of
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affordable housing sought considering ‘current and future requirements for
affordable housing’. Policy 3.12 requires planning decisions to take account of
‘the need to encourage rather than restrain residential development’. Policy
H5 of the draft London Plan sets out how the threshold approach applies to
major development proposals which trigger affordable housing requirements.
14.14 The total affordable housing provision across the GMV Phases 3, 4 and 5 was
considered at outline stage and the development is fixed as a minimum 20%,
with a split of 70% social rented and 30% intermediate. The affordable
housing provision has to some degree been front loaded with the first Parcel
(Parcel 1) having 25% affordable housing. As such, later phases may well
deliver less than 20%. The outline consent was considered against the policies
of the Unitary Development Plan, which has now been superseded by the
Core Strategy; however both set out a policy requirement for 35% affordable
housing. As such, the 20% provision is significantly below this requirement
and a review mechanism was included in the S106. A late stage review has
also been included in the legal agreement attached to 19/1545/MA, this
requires a viability review to be undertaken at the occupation of 75% of
dwellings.
14.15 At reserved matters stage, the S106 agreement requires a review of the
viability to be submitted for approval to ascertain whether any further
affordable units can be provided. The review allows for the capture of
potential future uplift from schemes that would be unviable if they provided
the amount of affordable housing required in terms of Development Plan
policies as a means of potentially increasing the amount of affordable housing
should the viability of the scheme improve.
14.16 The reserved matters application provides 99 affordable units of the total 489
making 20.25%. Of these, 73 are proposed as affordable rented units and 26
are shared ownership. This creates a tenure split of 73:26. As such, the
proposed generally accords with the requirements of the outline consent.
The following tables set out how the applicant is compliant with the S106
requirements on a site wide basis.
14.17 All other residential plots have been consented and therefore Parcel 4 needs
to ensure compliance with the obligations imposed across the masterplan.
Including this reserved matters proposal, the masterplan includes a total of
349 out of 1,749 units as Affordable Housing. Of these, 245 are affordable
rent and 104 are shared ownership. The masterplan therefore complies with
the requirement for 20% of units to be affordable housing with a tenure split
of 70% Affordable Rent and 30% Shared Ownership.
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14.18 The breakdown of affordable, including the tenure breakdown, across the
masterplan to also include the proposed reserved matters is as follows:
Parcel
Parcel 1
Parcel 2
Parcel 3
Parcel 4
Parcel 5
Total

Total
Units
451
501
305
489
1,746

Total
Affordable
113
83
54
99
349

%
25.1%
16.5%
17.7%
20.2%
20%

Affordable
Rented
80
54
38
73
245

%
70.8%
65.0%
70.3%
73.7%
70%

Shared
Ownership
33
29
16
26
104

%
29.2%
35.0%
29.7%
26.3%
30%

14.19 As can be seen from the above, the applicant is compliant with the obligations
required by the S106.

Viability Assessment
14.20 In accordance with the requirements of the legal agreement and current
policy, a viability assessment has been submitted with the application. The
Indepement Viability Assessment undertaken by BPS concludes that:

The appraisal before our changes produces a profit output of 17.49% of GDV
(£153,730,215) compared to a target profit benchmark of 20% of GDV as
identified in the Section 106 agreement for the masterplan development. Even after
adopting our slightly increased private residential values, BNPPRE show the
appraisal produces a profit of 18.11% which remains less than the benchmark
profit, as such there is no surplus arising. We are therefore in agreement with
BNPPRE’s conclusions that the proposed scheme is currently contributing towards
the maximum viable level of affordable housing.
14.21 The assessment therefore finds that the GMV development is unviable and
that the overall provision of 20% site wide, as required by the S106, is a risk
to the developer and that these Plots would not be viable with any additional
affordable units.
14.22 Given the confirmation from the assessor that the viability review does not
generate any additional affordable housing and that the total provision is in
accordance with the requirements of the S106 on a site wide basis, the
proposed is considered to be acceptable.

ITEM NO: 6

Page 124

15

Amenity (for future residents and neighbouring properties)

15.1 Policy 3.5 of the London Plan requires development to be of the highest
quality internally, as well as externally, further noting that new homes should
have adequately sized rooms and convenient and efficient room layouts which
are functional and fit for purpose, meeting the changing needs of Londoners
over their lifetimes.
15.2 Publication London Plan Policy D12 sets out that in the interests of fire safety
and to ensure the safety of all building users, all development proposals must
achieve the highest standards of fire safety. The policy requires all major
development proposals should be submitted with a Fire Statement, which is
an independent fire strategy, produced by a third party, suitably qualified
assessor. The policy goes on to set out six criteria that must be identified
within the strategy. Publication London Plan D5 also asserts that development
proposals should achieve the highest standards of accessible and inclusive
design and includes requirements for developments to be designed to
incorporate safe and dignified emergency evacuation for all building users.
15.3 Core Strategy Policy H5 seeks to ensure an adequate standard of
accommodation is provided to ensure satisfactory levels of residential
amenity and quality of life for future occupiers.
15.4 The issue of noise exposure is referred to in London Plan Policy 7.15. The
policy 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.
15.5 Core Strategy Policy E(a) seeks to avoid locating housing on site adjacent to
existing problem uses, unless ameliorating measures can reasonably be taken
and which can be sought through the imposition of conditions.
15.6 GLA’s Housing SPG (March 2016, Updated August 2017) dwelling plans
should demonstrate that dwellings will accommodate the furniture, access
and activity space requirements. Suitable plans have been provided.

Size of units
15.7 An accommodation schedule has been provided to support the Planning
Statement and Design and Access Statement. The accommodation schedule
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includes details of the size of each unit. Unit types are also shown in more
detail in the Design and Access Statement.
15.8 The unit sizes have been considered and all of the units are found to be in
accordance with the National Space standards with some units exceeding the
minimum standards.

Aspect
15.9 The application has been designed with 63% dual aspect and 7% triple aspect
units with the remaining 30% being single aspect. There are no single aspect,
north facing units in the development proposal.

Noise
15.10 The site is located adjacent to an Aggregates Zone, which comprises
Angerstein and Murphy’s Wharves. Therefore, there is the potential for noise
from these wharves to impact upon the occupants of the proposed dwellings.
15.11 The planning application is supported by an acoustic, noise and vibrations
report produced by Sandy Brown as per Condition 87 of the Outline
Consent, which requires compliance with the six criteria in the Environmental
Statement. Criteria 1 and 2 are considered using acoustic models to
determine the facade noise level from the various wharf and dredger noise
sources. Facade design details are then developed to meet Criteria 3, 4, 5 and
6. Full details of the criteria are set out in the Acoustic Reports produced by
Sandy Brown and submitted in support of the application. The conditions
attached to the outline also require additional testing be conducted prior to
occupation to ensure the impact of noise is suitably considered.
15.12 The original scheme approved under reference12/0022/O was designed to
overcome the potential impact of noise from the adjacent aggregates sites.
The approved scheme included an 11 storey terrace on the north and east
sides of the site (northern and eastern terraces) to attenuate the potential
noise impact from the operations to the east. This will screen noise from the
operations on the Aggregates Zone (including the safeguarded wharves and
Murphy’s Waste Transfer Station) and aims to reduce the noise levels in the
proposed development.
15.13 The noise impact on the development in the original scheme has been
reduced by the use of strategically placed terrace buildings, appropriate
layout, glazing specifications and ventilation strategies.
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15.14 The noise report assumes a worst case scenario (i.e. the highest noise level
which might occur). The report also assumes that all wharf / dredger sources
operate at once given the fact that there are no restrictions in place to
control the operations at the adjacent aggregates site and their operations
are often based on tidal considerations.
15.15 As such, the proposed mitigation on the facades of the development have
been informed by the results of the noise modelling from the varying noise
sources. Where noise levels are above LAeq 44 dB windows of habitable
rooms are to be fixed closed or to be provided with further mitigation
measures to reduce noise within the limit. Non-habitable rooms will generally
require fixed windows should noise levels be above LAeq 50 dB, however this
will be based on the internal configuration of the property and location of
non-habitable rooms in respect of habitable rooms.
15.16 Potential mitigation measures that may be required include: semi-enclosed
balconies; fixed shut windows and additional screening to windows such as
‘Juliet’ additions. With these in place, all units comply with the noise criteria
established by the outline consent. It should be noted that no unit is fully
sealed and a suitable level of amenity is achieved for future residents. On this
basis, the noise strategy is considered to protect the amenity of future
occupiers in accordance with Policy requirements.
15.17 The requirements for each dwelling are set out within the Sandy Brown
reports and demonstrate that the standards imposed by the Outline Planning
Permission can be accommodated. The units are tested based on the ‘as
occupied’ position which is based on the phasing of the masterplan and
accounts for future plots. The ‘as occupied’ model considers buildings at Plots
101 to 109, 201, 202 to 210, 301 to 304, 503 and 504 to be in place. All of
these are either consented, under construction or completed aside from Plot
503. The report has assumed that building configuration at Plot 503 to be as
proposed by reserved matters application 19/4058/R. This plot forms a
barrier between the entrance to Horn Link Way, the access point to the
wharf operators, and Parcel 4. If the building proposed at Plot 503 was to not
be delivered, the acoustic requirements for the residential units in Parcel 4
would need to be further enhanced. As such, it is necessary to secure the
delivery of the building at Plot 503 that has been used in the noise testing to
ensure that the mitigation proposed is sufficient to safeguard the amenity of
residents. A variation to the Section 106 agreement for the masterplan is
therefore proposed to restrict the occupation of Parcel 4 until the building as
proposed under 19/4058/R has been delivered, in line with the acoustic
testing.
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15.18 In addition, it is recommended that should consent be granted a condition be
imposed requiring compliance with the mitigation recommended in the Sandy
Brown reports submitted with the reserved matters application. On-going
testing is required in accordance with Conditions 87 and 88 also. On the
basis of the above, the amenity standard in respect to noise is found to be
acceptable and compliant with the requirements of the Outline Planning
Permission.

Sunlight / Daylight / Overshadowing
15.19 A sunlight/daylight assessment has been undertaken for Plots 401-405. This
provides a number of assessments including an assessment of the levels
achieved for the proposed units and surrounding blocks.
15.20 A daylight/sunlight assessment was carried out as part of the ES. This was an
outline assessment of the parameter massing, whereas the assessment
provided for the RMA now provides a more detailed analysis.
15.21 The ES submitted with the 2012 consent stated that the following mitigation
measures will be adopted: reducing the massing of the proposed blocks to
allow adequate daylighting onto the proposed and existing facades; reducing
the massing of the proposed blocks at the southern end, to ensure adequate
levels of sunlight onto the proposed facades (16.112). The ES goes on to state
that the built development that is eventually delivered will be less than the
Parameter Plans indicated, as the blocks that come forward will not fill the
complete envelopes as presented and tested (16.113). The impact on amenity
spaces are also discussed within the ES with paragraphs 16.157 and 16.161
stating the residual impact is expected to be ‘no impact’. The mitigation
proposed in table 16.16 for sunlight and overshadowing includes: Reduce
massing at the southern end of each plot; increase size of proposed windows,
in particular those facing south; locate non-habitable rooms where sunlight
levels are low; reduce massing of adjacent blocks; ensure amenity spaces are
located within 30 degrees of due south; redefine size of amenity spaces to
reduce overshadowing.
15.22 To address this requirement, the applicant has explained that the following
measures have been employed: reduction on massing and carving away
massing for additional sunlight as detailed in the Design and Access Statement;
the glazing has been maximised as far as feasible to account for other matters
such as overheating, privacy and energy measures; the development
prioritises main habitable spaces for sunlight access, and with one exception,
there are no single aspect north facing living rooms; amenity spaces have been
maximised across the scheme such that available sunlight levels is maximised
and the scheme introduces roof terraces which were not part of the Outline
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Planning Permission to offer additional amenity space; finally whilst podium
spaces have limited scope to be reorientated, the introduction of roof
terraces creates additional amenity space where residents can enjoy space
with more direct sunlight.
15.23 A further assessment has been submitted with the current proposal to show
the exact impact from the detailed design. The RMA assessment shows that
as a result of reduction in massing relative to the approved parameter
baseline, neighbouring properties will achieve an improvement in daylight
access compared to if the scheme were to be built to the approved
parameter. In addition, the DSO sets out that design changes were made to
the proposal in order to seek to achieve the BRE’s recommended
daylight/sunlight levels.

Daylight
15.24 As set out in the Daylight/Sunlight assessment the BRE guidelines use the
average daylight factor calculation (ADF). The ADF is a measure of internal
daylight indicating the ratio of inside illuminance to the outside illuminance
expressed as a percentage. The BRE states that daylighting in new rooms can
be determined using average daylight factor (ADF) calculations. BS8206-2
Code of Practice for Daylighting recommends different average daylight
factors for different habitable spaces; as follows: 1% for bedrooms; 1.5% for
living rooms and 2% for kitchens. A value of 1.5% is accepted for open plan
spaces such as kitchen/living/dining (KLD) rooms. Each window in a room will
provide an ADF value; the value of each window are then summed to give the
overall value for the room. Therefore even if an individual window is affected
by obstructions to daylight, the room it belongs to may still meet the ADF
target as long as there are other windows present which provide sufficient
ADF.
15.25 The results of the testing are set out in detail in the DSO report. A total of
129 units were tested, these were taken from the first three floors as these
were considered to be the worst-case dwellings and all habitable rooms from
these dwellings were assessed, a total of 525 habitable rooms were therefore
tested.
15.26 A total of 108 KLD Rooms; 28 Living Rooms and 29 Kitchen/Dinning Rooms
were tested. All of the KLD rooms and the living rooms tested achieved at
least 1.5% ADF with 93 of the KLD rooms achieving 2% ADF. A total of 3 of
the Kitchen/Dinning spaces failed to meet the 2% ADF, two of these achieved
at least 1.5% and the other achieved 1.38% and therefore was only slightly
below. A total of 360 bedrooms were assessed against the requirement of 1%
ADF, of these 346 passed and 14 failed. Some of the units do fail quite
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significantly with resulting ADF values of 0.04%, 0.12%, and 0.15% as
examples. The applicant has explained the failures are a result of the
requirement for private external amenity space and that daylight provision
has been maximised as far as feasible. Given that the majority of units meet
the BRE requirements and that only a small number of units are affected, on
balance the proposal is considered acceptable in this regard.
15.27 In addition to the tests within the proposal, a series of tests have been
carried out on neighbouring properties to establish the impact on amenity.
The methodology for these tests is as follows:
Daylight to Surrounding Windows: A plane is drawn at 25 degrees from
the horizontal, at the centre of an existing window. If the new
development intersects with this plane, the internal daylight levels of the
surrounding windows may be reduced. When an obstruction of the 25degree plane occurs, a more detailed assessment involving the Vertical Sky
Component of the affected window would need to be carried out.
Absolute Vertical Sky Component (VSC): The Vertical Sky Component is
the ratio of the direct sky illuminance falling on the vertical wall at a
reference point, to the simultaneous horizontal illuminance under an
unobstructed sky. To maintain good levels of daylight, the Vertical Sky
Component of a window needs to be 27% or greater. If the VSC is less
than 27%, then a comparison of existing and proposed levels of VSC level
would need to be calculated.
Relative Vertical Sky Component: Good levels of daylighting can still be
achieved if VSC levels are within 0.8 of their former value. The former
value in this case uses the maximum permitted massing as the baseline;
where the relative VSC levels of above 1.0 are achieved, these represent
an improvement over the baseline condition with the maximum massing
heights permitted in place.
Average Daylight Factor: Where the room layouts and internal reflectance
data are known, average daylight factors for existing properties can be
calculated and assessed against the BRE targets. Satisfactory levels of
daylight can be expected where the following BRE targets are being met:
2.0% for rooms with kitchens only; 1.5% for kitchen, dining and living
rooms; and 1.0% for bedrooms.
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15.28 The results of these tests are as follows:

Building
Farnsworth
Court
Kilby Court
Cottrell Court
Moseley Way
Plot 303 H
Plot 302 D
Plot 302 B
Plot 302 A
Plot 301
Total

Total
Windows

Windows
with a
Windows Windows VSC of
passing
with a
at least
the 25°
VSC
1.0 of
initial
higher
baseline
test
than 27% value

Windows
that
belong to
rooms
meeting
the ADF
test

68
22
21
13
66
88
12
32
122
444

15
0
0
0
47
0
0
0
0
62

4
0
0
0
0
0
0
0
19
23

22
5
9
4
12
46
0
7
1
106

27
17
12
9
7
42
12
25
102
253

15.29 As can be seen, a total of 444 windows were tested to establish the impact
on surrounding properties. Of these, 62 passed the 25 degree test; 106 had a
VSC higher than 27% and 253 achieved a relative VSC value of at least 1.0
against the baseline value which represents the Outline Massing. A total of 23
windows did not meet these tests, 4 in Farnsworth Court and 19 in Plot 301.
All of these windows are in rooms that meet the ADF test. As such, the
impact on daylight of neighbouring properties is considered to be acceptable.

Sunlight
15.30 The term ‘annual probable sunlight hours’ refers to the long-term average of
the total of hours during a year in which direct sunlight reaches the
unobstructed ground and a dwelling will appear reasonably sunlit provided: at
least one main window faces within 90 degrees due south and the centre of at
least one window to a main living room can receive 25% of annual probable
sunlight hours (APSH), including at least 5% of annual probable sunlight hours
in the winter months (WPSH) between 21 September and 21 March.
15.31 A sunlight access assessment has been carried out on the south facing living
rooms in the proposal as per the BRE guidelines. This equated to 114 rooms,
of which 72 have at least one south facing window achieving APSH greater
than 25% and WPSH greater than 5%. Of the remaining 42, a total of 23 have
at least one south facing window achieving either an APSH greater than 25%
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(8 rooms) and WPSH greater than 5% (15 rooms). Of the remaining 19, 7 are
served by a window facing within 90 degrees due south which feed directly
onto a private amenity space either with a balcony situated overhead or as
part of a recessed balcony resulting in a reduction in the levels of sunlight and
the remaining 12 are only served by a single window facing within 90 degrees
due south which is predominantly west-facing onto the internal courtyard.
Given the fact that the majority of the units pass and the massing has already
been allowed by the outline planning consent, the proposal is considered
acceptable in this instance.
15.32 There is one window that receives 0 APSH/WPSH however this window
serves a hallway area and other windows serving the space comply with the
BRE criteria. On balance, this is therefore considered acceptable.
15.33 In addition, the applicant has assessed the impact on the surrounding
properties. A total of 306 windows from surrounding buildings were tested
to understand the impact of the proposal. Of these, 50 passes the 25 degree
test and 251 were south-facing windows with APSH greater than 25% and
WPSH greater than 5%, or a value of at least 1.0 against the baseline value
which represents the Outline Massing. Four windows did not meet these
criteria; 3 windows served rooms which had another window that met the
BRE criteria for annual sunlight and 1 was connected to a balcony that has
access to a reasonable level of sunlight. As such, the impact is considered
acceptable.

Overshadowing
15.34 The BRE states that for an amenity space to “appear adequately sunlit
throughout the year, at least half of the area should receive at least two
hours of sunlight on 21st March.
15.35 The roof terraces and communal podium areas have been tested to generate
a combined figure to show the total amenity space within each plot that
achieves 2 hours of sunlight on the 21st March. The neighbourhood square
has also been tested. The results of which are as follows:
Area Tested

Total
Amenity
Space (m2)

Area
achieving 2
hours
sunlight on
21st March

Plot 401
Plot 402

1,031
747

440
374
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achieving 2
hours
sunlight on
21st March
(Proposal)
43%
50%

Percentage
achieving 2
hours
sunlight on
21st March
(Outline)
6%
0%
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Plot 403
Plot 404
Plot 405
Neighbourhood
Square

1,126
901
747
1,016

492
461
373
465

44%
51%
50%
46%

0%
0%
0%
18%

15.36 As can be seen, 3 of the 5 residential plots achieve the 50% requirement with
the remaining 2 plots only slightly falling below the 50% target, achieving 43%
(Plot 401) and 44% (Plot 403). The neighbourhood square also falls slightly
below this requirement, achieving 46%. Given the vast improvement against
the outline massing and that the failings are only slightly below, no objection is
raised.
15.37 With regard to overshadowing of amenity spaces outside of Parcel 4, the
proposal has the potential to impact the open space located at Plots 501-502
as proposed under 19/4058/R and the central podium space at Plot 301 which
is now under construction. The testing undertaken as part of this application
demonstrates that the proposed development will not impact the open space
at Plots 501-502. If built to the maximum parameters, a total of 13% of
podium amenity space would achieve more than 2 hours of sunlight on the
21st March and this was the position as consented by 19/2055/R. With the
reduction in massing as proposed, a total of 21% of this space achieves more
than 2 hours of sunlight on the 21st March resulting in an improvement
against the previously consented reserved matters position. As such, whilst
this is below the BRE guidance of 50%, the proposal improved upon the
outline baseline and therefore no objection is raised.

Privacy / Overlooking
15.38 Standard 28 of the Mayor’s Housing SPG requires design proposal to
demonstrate how habitable rooms provide adequate privacy from
neighbouring properties, the street and public spaces. The SPG further states
in the supporting text that rigidly applying the 18-21m separation distance can
limit the variety of urban spaces and can sometimes unnecessarily restrict
density, although noting that this is a useful yardstick and a reduction against
this separation distance must be carefully considered (in terms of placement
of windows, habitable/non-habitable room configuration etc.). The proposed
has a minimum separation distance of 15m between plots. Whilst this is
below the separation distance recommended as a guide within the SPG, the
block arrangement is consistent with that consented under the outline
consent.
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15.39 In regard to the distance from the proposed site to the nearest point, the
proposal is approximately 15m from Plot 301, 16.5m from Plot 302 and 98m
to Plot 503 which is a non-residential building. The proposed is well within
the SPG’s guidelines. Notwithstanding this, the proposal occupies the same
footprint as consented by the Outline planning permission and therefore the
location of the plots in relation to one another has been accepted.
15.40 Overall it is not considered that the proposed gives rise to a loss of amenity
from overlooking and the proposal is consistent with the consented massing.

Private amenity space
15.41 Each unit has private amenity space in the form of balconies or terraces. The
private amenity spaces all measure to accord with the London Housing
Design Guide, which requires a minimum of 5 sqm per 2 persons, with 1sqm
added per additional person. The required minimum width and minimum
depth for all balconies and other private external spaces is 1500mm.
15.42 It is considered that sufficient private / public amenity space is provided.

Fire Saftey
15.43 A Fire Strategy has been submitted as part of the application. The report has
been prepared by CaWSP on behalf of GMVL, the report was prepared by a
consultant with the following qualifications BEng(Hons), IEng, FIFireE, IFSM to
detail the fire safety strategy for Plots 401-405 in accordance with Publication
London Plan policies and Building Regulations. The report details how the
scheme has been designed and will operate in accordance with Publication
London Plan Policies D5 and D12.
16

Landscaping / Public Amenity Space / Communal Space

16.1 Policy OS4 of the Core Strategy requires that new development enhances
Royal Greenwich’s rich biodiversity and geo-diversity. Policy OS(f) expands
on the aspects that must be taken into account when assessing ecological
factors.
16.2 Policy 5.10 of the London Plan requires development integrate green
infrastructure to be incorporated in the design process to contribute to the
Mayor’s aim for ‘urban greening’. Policy 7.19 requires a ‘proactive approach
to the protection, enhancement, creation, promotion and management of
biodiversity in support of the Mayor’s Biodiversity Strategy’ the policy goes
on to list the considerations for planning decisions to achieve this strategic
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aim. Policy G1 in the Publication London Plan also requires green
infrastructure to be fully integrated into new developments.
16.3 Policy E(f) of the Core Strategy and Policy 5.11 of the London Plan provide
additional detail in terms of requirements for living walls/roofs.

Trees
16.4 An Arboriculture Report has been submitted in support of this application.
The report assesses the impact of the proposal on the existing landscaping.
The Arboricultural Impact Assessment identifies that within the application
site there are two groups of Foat Willows (TG1 and TG2) and an Acer (T9
that need to be removed to facilitate the development. All of these are
identified in the report as BS Category C1, which is described, as ‘Those
trees of low quality and value: currently in an adequate condition to remain
until new planting could be established (> 10 years)’. Two additional Sorbus
trees (T3 and T4) are to be removed from Bugsby’s Way as these were found
to be dead and therefore are to be removed on health and safety grounds.
The report suggests a condition be imposed to secure on-going protection of
trees during the construction works and to ensure the future landscaping
proposals take account of these trees. It is recommended that this be
imposed should members be minded to permit the application.
16.5 The proposal includes 180 new trees to be planted across the Parcel, creating
a net uplift in planting. A mixture of native stree trees, woodland planting,
pollinator species including hedge planting and shrubs and wildflower meadow
pockets are proposed. The internal streets include six different varierty of
species and the woodland areas and the green link include additional native
planting. Details of the tree types and locations can be found in the
landscaping report produced by Turkington Martin and full details shall be
required by condition.

Neighbourhood Square
16.6 In the centre of Parcel 4, the application proposes a neighbourhood square.
This has been designed as a community space for the enjoyment of residents
and shall include some play equipment, such as a table-tenis table. The square
centres around a rectangular lawn, measuring 12m by 14m with hard
landscaping forming the perimeter. Steps leading up to the podium of Plot 401
are proposed as ‘sculptural steps’ offering additional seating. Over the top of
the steps is a pergola which may offer the opportunity for plants to grow
over the top and add further visual interest to the area.
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Green Link
16.7 The north-south access road from West Parkside runn along the eastern
boundary of Plot 402 and 405 forms part of the ‘green link’. This landscaping
feature seeks to maximise planting on street to extend the character of the
swale in Parcel 2 to the north. The planting will include native trees, shrubs
and ferns and a series of rain gardens are proposed which help drain surface
water run-off as well. The rain gardens will also include seating and ecological
features such as pebble channel, insect hotels, boulders and stumperies.

Street Landscaping
16.8 Tree planting is primarily designated at road junctions. Substantial tree and
shrub planting is proposed along Southern Way. Opportunities for vertical
plantng to blank facades is also proposed along Southern Way. A landscape
buffer is proposed on the southern boundary of Parcel 4 along Bugsby’s Way.
This shall entail substantial, dense planting made up of native species. There is
also a level change from Bugsby’s Way to the residential area and this shall be
accommodated with a planted slope with a low retaining wall. Native
wildflower pockets are proposed to further enhance the landscaping along
this buffer.
16.9 The southern border will also incorporate a row of perpendicular parking.
This does detract from the visual quality of the landscaping but has been
reduced through the 2019 S73 amendments against the original parking
requirements of the masterplan. Given that this was an accepted feature of
the outline consent, no objection is raised. Parking bays are proposed along
the internal streets, the locations of which have been designed to be close to
entrance lobbies.
16.10 Different materials shall be used across the hard landscaping to establish
pedestrian spaces against spaces which allow vehicular access. The materials
palette reinforces the street hierarchy making a distinction between the
‘internal’ streets and the principle access roads with concrete block paving
proposed on the principle access roads and clay paviors proposed on the
internal streets. The neighbourhood square is also proposed with clay paviors
matching the internal streets but the space is to be marked with a change of
colour. Concrete block paving to footways.
16.11 Defensible space is proposed along the ground floor of all blocks to safeguard
residents, this shall include a brick wall to create a solid boundary and planted
boundary edges.

ITEM NO: 6

Page 136

Podiums and Roof Terraces
16.12 Communal podium amenity spaces are proposed at the centre of each block.
These spaces are for use by the residents in that block only. At the heart of
each garden is an open lawn area which accommodates informal play and
seating. More intimate social spaces are created to the edges of the
landscaping. These areas include formal play spaces also and this is described
further in Section 17 of this report.
16.13 The planting extends out to the edges of the first floor podiums at a number
of locations. Areas for sitting are proposed in this locations to offer the
enjoyment of views down into the streets and towards the neighbourhood
square. Tree planting has also been specifically located close to the podium
edges so as to be readily visible from the street, contributing to the quality
and character of the pubic realm.
16.14 All units that sit flush with the podium will have direct access onto this space
and defensible space is provided to retain privacy. Defensible space is also
proposed to safeguard the amenity of residents with private amenity spaces
on the podium.
16.15 Trees shall alos be planted across the podium spaces along with shrub
planting and areas of lawn turf. All tree planting will be native and a substantial
proportion of the shrub and perrennial planting will be native and/or
pollinator species. Invertebrate habitats will be supported with the integration
of ‘insect hotels’, which will be attractive design elements and ‘Stumperys’
which have both habitat and play value.
16.16 Communal roof terraces are proposed at the 4th, 5th or 6th levels of each
plot. The terraces provide informal social and amenity spaces with views out
over the surrounding neighbourhood. Each terrace is predominanty planted,
with planting accommodated in a low planter which frames the terrace. The
planting encloses smaller social spaces with fixed seating. The roof terraces
will be accessible to residents that are located within the same core as the
amenity space.
16.17 Each plot is also proposed with biodiverse roof planting on all non-amenity
roof space combined with the PV panels.

Urban Greening Factor
16.18 London Plan Policy 5.10 and Policy G5 of the draft London Plan states that
development proposals should contribute to the greening of London by
including urban greening as a fundamental element of site and building design,
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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) provides an assessment of design proposals in
relation to the quantity and functionality of urban greening. The draft London
Plan recommends a target score of 0.3 for predominately commercial
development and 0.4 for predominately residential developments.
16.19 In line with draft London Plan requirements, the site has been assessed to
establish its urban greening factor. The scheme achieves 0.27 / 0.4. This has
been calculated as follows:
Green Infrastructure (UGF Score) – Area
• Semi-natural planting (1) – 1106m2 Ground Level
• Intensive green roof planting (0.8) – 955m2 Podium Level
• Flower Rich Perennial Planting (0.7) - 470 m2 Ground Level
• Swale Planting (0.7) - 107m2 Ground Level
• Bioiverse green roof (0.7) - 5513 m2 Roof Level
• Hedge Planting (0.6) - 11 m2 Ground Level
• Ground Cover Planting (0.5) - 93 m2 Ground Level
• Amenity Grass (0.4) - 160 m2 Ground Level and 582 m2 Podium Level
• Standard Trees (0.8) - 2229m2 Ground Level and 557 m2 Podium Level
• Permeable paving (0.1) - 709 m2 Ground Level and 1349 m2 Podium Level
16.20 Therefore the urban greening factor would score the following (1x1106) +
(0.8x955) + (0.7x470) + (0.7x107) + (0.7x5513) + (0.6x11) + (0.5x93) +
(0.4x742) + (0. 8x2786) + (0.1x2058) = 0.36
16.21 Whilst an urban greening factor of 0.36 against a target of 0.4 is below the
policy requirements of the Publication London Plan, the applicant is
constrained by the parameters of Outline Planning Permission which predates
this policy requirement and the proposal has sought to maximise provision
whilst balancing the various onsite requirements, falling just below the 0.4
target. As such, on balance, the scheme is considered acceptable.

Conclusion
16.22 On the basis of the above, it is considered that the landscaping, public open
space and communal open space is acceptable in the context of the outline
planning permission.
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17

Child Play space

17.1 Policy 3.6 of the London Plan and Policy S4 of the Publication London Plan
requires development to include provision for play and informal recreation
based on expected child yield to ensure as safe and stimulating play facilities
are essential for a child’s wellbeing, health and future development. The
requirements for this are further elaborated on within the Mayor’s Play and
Informal Recreation SPG. Core Strategy Policy H(e) states that in residential
developments that include over 50 units of family housing, suitably equipped
and well-designed children’s play areas are required for different age groups.
17.2 The requirements for play space and informal recreation were established at
outline stage. Parameter Plan 2368-MP-015 Rev 02 shows the landscape and
public realm plan that was consented as part of the masterplan, which the
reserved matters application must adhere to. The Landscaping Design
Statement includes a site wide breakdown of the play provision across the
masterplan. It is noted that 7,766sqm is provided for children between 0-10
years old. This is beyond the required 6,936sqm required by the GLA’s play
space calculator for the same age group. A further 2,135 sqm is required for
children aged 11-17 years old. This is catered for in Southern Park.
17.3 Based on the GLA’s Play Space Calculator, this reserved matters application
requires a total of 2,645 sqm of play space. The applicant proposes a total of
1,813 sqm within Parcel 4. This is made up of 1,439 sqm of doorstep play and
374 sqm of local play for older children. As noted above, the application is
located adjacent to Sourthern Park and the Outline Planning consent
envisaged a portion of play to be off-site. This makes up the remaining
836sqm.
17.4 The play space across Parcel 4 is proposed within the communal podium
spaces (doorstep play) and in a central neighbourhood square (local play). It is
noted that all residents within the relevant plot have access to the central
podium to ensure access is provided to all residents. The neighbourhood
square will also be accessible to other residents in the masterplan and
members of the public.
17.5 The Landscape Design Statement notes that the type of play features
proposed has taken account of the changing guidance on fire risk and the
requirements imposed by NHBC in relation to the type of materials which
can be used on podium landscapes. The podiums include pre-cast concrete
play pebbles, living willow tunnels, pre-cast concrete sitting steps, natural
stone boulders, marbles table, ‘four in a row’ panel game and a Kaleidoscope /
Telescope. Full details of the play equipment are to be provided pursuant to
Condition 16 of the outline consent.
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18

Biodiversity

18.1 Paragraph 8(c) of the NPPF sets out the environmental objective of the
Framework in terms of achieving sustainable development and includes
‘helping to improve biodiversity’,
18.2 Paragraph 170 of the NPPF, states that the planning system should contribute
to and enhance the natural and local environment and lists several ways this
should be done. These include minimising impacts on biodiversity and
providing net gains in biodiversity where possible
18.3 Paragraph 175 states that when determining planning applications, local
planning authorities should aim to conserve and enhance biodiversity by
applying several principles which the paragraph goes on to list.
18.4 Paragraph 180(c) states that planning decisions should limit the impact of light
pollution from artificial light on local amenity, intrinsically dark landscapes and
nature conservation.
18.5 Policy 7.19 of the London Plan (Biodiversity and access to nature) states that
wherever possible, development should make a positive contribution to the
protection, enhancement, creation and management of biodiversity
18.6 Policy DH1 of the Core Strategy states that all developments are expected to
enhance biodiversity consistent with the Greenwich Biodiversity Action Plan.
18.7 Policy OS4 of the Core Strategy states that the Royal Greenwich's rich
biodiversity and geodiversity will be protected, restored and enhanced.
18.8 Policy OS(f) states that development proposals will be expected to take
account of ecological factors, paying attention to the need for: Consideration
of the biodiversity and geological features of the site and the surrounding
area, including protected species (Refer to Policy OS4). These features should
be respected, and the area’s natural character enhanced. An appropriate level
of surveying is required to enable decisions to be made about the existing
trees on the site and to ensure that landscaping schemes include
environmentally appropriate planting using locally native species and
demonstrate appropriate irrigation plans for landscaping.
18.9 The supporting text for Policy OS(f) further states that where development is
proposed on sites adjacent to protected SINCs, applicants must demonstrate
that habitats will not be adversely affected.
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18.10 A Landscape Design Report prepared by Turkington Martin Landscape
Architects has been submitted along with an Updated Phase 1 Habitat Survey
and Ecology Assessment produced by Ramboll. The site contains semiimproved grassland, introduced shurbs and scattered tree habitats. Such
habitats are suitable for nesting birds, use by invertebrates, and foraging bats.
The site was not found to be suitable for hibernating or roosting bats, no
evidence was recorded of reptiles, great crested newts or badgers, and the
report found that it was unlikely that amphibians would be present on this
part of the site. Based on these findings, the Ecology Assessment finds that
the site is of Site Level importance for ecology.
18.11 Plot 301 to the north of Parcel 4 did include an overshadowing assessment
which found that no area in Southern Park would be in permanent shade. As
Parcel 4 is then further from the SINC and set behind other plots it was
concluded that no further overshadowing surveys were required to assess
the impact. Notwithstanding this, the conditions attached to the Outline
Planning Permission only required additional testing for Plots located in Parcel
2.
18.12 The report requires that clearance of on-site vegetation with the potential to
support nesting birds, i.e. any of the vegetation along the northern boundary,
must be undertaken between September and February inclusive (outside the
bird nesting season).
18.13 The landscape proposals include native woodland and woodland edge
accommodated within ‘rain gardens’, podium gardens, native planting, insect
hotels, and stumperies which support invertebrates. The rain gardens assist
with reducing the risk of flooding by absorbing the surface water run-off from
the adjacent carriegeways. A ‘green link’ is also proposed to create a link
with the ecology park and eco-swale, to the north, with the boundary
woodland planting along Bugsby’s Way to the south. The green link will
include ecological features to enhance the biodiversity benefits on site.
Opportunities for vertical planting blank facades has also been proposed. Full
details of this will be required by condition. Biodiverse green roofs are
provided to all available areas of non-amenity roof area. Bat and bird boxes
are also proposed as part of the development.
18.14 The impact on biodiversity has been considered and has been found to be
acceptable.
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19

Sustainability and Energy

19.1 The NPPF supports proposals for improvements to environmental
sustainability. Paragraph 11 placing sustainability at the heart of the NPPF,
with the presumption in favour of sustainable development. As noted in
paragraph 8, sustainability is considered to be three dimensional;
environmental sustainability forming one part of this along with economic and
social sustainability.
19.2 Chapter 14 of the NPPF (Meeting the challenge of climate change, flooding
and coastal change) elaborates on this. Paragraph 148 requires planning
authorities to plan for new development in locations and ways which reduce
greenhouse gas emissions.
19.3 The London Plan is consistent with the aims of the NPPF, with Policy 5.1
setting out the strategic overview for London stating that “the Mayor seeks
to achieve an overall reduction in London’s carbon dioxide emissions by 60
per cent (below 1990 levels) by 2025”. Policy 5.2 goes on to set out how
planning decisions should be made to ensure carbon dioxide emissions are
minimised; requiring that development “make the fullest contribution to
minimising carbon dioxide emissions in accordance with the following energy
hierarchy: be lean (use less energy); be clean (supply energy efficiently) and be
green (use renewable energy)”.
19.4 Chapter 4.6 of the Core Strategy is also consistent with the aims of the NPPF
and discusses Environment and Climate Change. Policy E1 “supporting the
incorporation of renewable energy generation within development proposals
(Be Green)”.
19.5 A condition was attached to the outline application requiring that the
renewable energy technologies on site shall provide no less than 18.5% onsite CO2 reduction and details of the renewable energy technologies shall be
provided to the Local Planning Authority prior to the implementation of the
development (condition 64). The condition was amended under the 2019 S73
to further state that reasonable endeavours to achieve zero carbon standard
on site should be taken through implementation of high efficiency systems
(e.g. state of the art PV panel models) and innovative technologies in the
interest of maximising on-site CO2 reductions, to be evidenced with each
subsequent reserved matters application.
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Be Lean
19.6 A range of energy efficiency measures are proposed that improve upon the
notional BR requirements including improved U-Values and air permeability,
100% low energy lighting internally and externally, mechanical ventilation with
heat recovery (MVHR) and passive ventilation through windows with free
areas for the majority of the dwellings, shading in the form of overhang
balconies and solar control glazing with internal blinds and g-values of 0.4 for
all the east, south and west facing glazing and 0.63 for all north facing glazing
to minimise solar gains.
19.7 Measures to reduce the unregulated load have been also identified in the
strategy including energy efficient white goods for private dwellings and EU
Energy Efficiency Labelling Scheme Leaflet and smart meters for all dwellings.
19.8 These measures predict an annual reduction in regulated CO2 emissions of
39 tonnes, equivalent to 5.5%, beyond the compliant Building Regulations Part
L 2013 base case.

Be Clean
19.9 The proposed dwellings will connect to the site wide District Heat Network
(DHN) served by 1.6MWe gas CHP of 85% efficiency to provide 66% of the
space heating and hot water and top up boilers of 85% efficiency to cover the
remaining demand. The energy centre for this DHN is located at Block 504
at the south-eastern part of the GMV masterplan for Phases 3, 4 and 5. The
network that is supported by thermal storage will operate on circa 80/40°C
flow and return temperature in line with the CIBSE Heat Networks Code of
Practice. In line with the report, the network heat losses are 15%. The CHP
system predicts an annual reduction in regulated CO2 emissions of 330.5
tonnes, equating to 49.2%, beyond the Be Lean case. The DHN at Plot 504 is
not yet operational and therefore a condition will be attached to this
reserved matters consent to require the development to be connected and
the energy centre to be operational prior to occupation to ensure the energy
saving measures set out in the submission documents are achieved.

Be Green
19.10 A number of renewable technologies has been investigated in terms of
technical, physical and financial feasibility, with Solar PV panels found to be
appropriate for Plots 401-405 of GMV. The 197.3kWp solar PV is designed to
reduce the annual regulated CO2 emissions by 23%, equivalent to 77.9 tonnes
CO2, beyond the Be Clean case. It is noted that the proposed PV provision
on Parcel 4 will meet the renewables target for Plots 401-405, and also
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contribute to meeting the renewable target for Parcel 5 (Plot 503) where
there is limited roof area for implementation of photovoltaics. An indicative
roof plan showing the location of the solar PV panels on Parcel 4 has been
provided.

Cumulative Savings
19.11 The combination of the proposed passive design measures, connection of the
residential units to the site wide DHN served by 1.6MWe gas CHP and gas
boilers and 197.3kWp solar PV predict an annual reduction in regulated CO2
emissions of 447.33 tonnes equating to 62.9% beyond Building Regulations
Part L 2013 compliant case.

Carbon Off-set Payment
19.12 The original outline planning permission did not include the requirement for a
carbon off-set payment to be required in the S106 as it was not a policy
requirement at that time. Given the policy changes, this was included in the
2019 amendment to the legal agreement. Given the viability constraints of the
development, this shall be triggered should the viability assessment submitted
at reserved matters stage show a surplus beyond the minimum 20%
affordable housing provision to ensure this obligation is unaffected. The
applicant has provided an addendum to the Energy Strategy which shows that
following the savings on site detailed above there is a remaining 263.7 tonnes
of CO2 per year, which would be required to be offset through carbon offset
contributions. This would be the equivalent of a financial contribution of
£474,660.00. The viability assessment however does not identify a surplus and
therefore this requirement is not triggered.

Overheating
19.13 A number of additional passive design measures, in addition to those stated
above, have been assessed over a representative sample of 85 habitable
spaces and 2 heated communal corridors located on the lower, middle and
top floors and of different orientations and acoustic requirements to reduce
the risk of overheating including insulation of the distribution network in line
with CIBSE CoP1 guidance and minimisation of the lateral pipework lengths in
the corridors, natural and mechanical ventilation of 20 l/s for the corridors
with opening free areas of 30%.
19.14 All residential units without acoustics restrictions will have openable windows
and sufficient passive measures to mitigate the overheating risk.
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19.15 Habitable rooms with significant acoustic restrictions and sealed glazing will
have ASHPs installed to provide comfort cooling in order to maintain thermal
comfort. Once the system is installed, the occupants will have the option to
switch it on with independent controls to maintain desirable temperatures
within the space.
19.16 The results showed that all habitable spaces tested under CIBSE TM59
criteria and 2020 weather file, high emissions, 50% percentile scenario pass
the criteria with an open area of 40% for bedrooms and 50% for
kitchens/living/dining rooms and active cooling. All corridors pass criterion 1
of CIBSE TM59 with 30% glazing free area and 20l/s ventilation fans.
19.17 Two measures were investigated under the more extreme weather scenarios
including lower g value for the windows and internal blinds. The results
demonstrated that the majority of the habitable spaces within the dwellings
fail to pass criterion 1 of CIBSE TM59 under CIBSE TM49 DSY2 and DSY3
weather files. Compliance with these more extreme weather scenarios is not
required; however, the applicant will be required to demonstrate that they
have sought to maximise compliance with DSY2 and DSY3 where possible.

Sustainable Design and Water
19.18 According to the Sustainability statement, dwellings will aim to meet a water
consumption target less than or equal to 105 litres/person/day, in line with
Policy 5.15 of the London Plan (Housing Standards Minor Alterations 2016).
Details of this are to be provided in accordance with condition 63 of
19/1545/MA. A rainwater collection system is also proposed for external
irrigation of the podium landscaped areas on all Plots.
19.19 The the development is expected to achieve Code for Sustainable Homes
Level 4. The application includes a pre-assessment to support this position
and full details will be provided pursuant to Conditions attached to the
outline consent
19.20 The proposal also commits to using materials that comply with the BRE’s
Green Guide to Specification targeting rating of A+ to C. the applicant states
that it will not be feasible to achieve a Green Guide rating of A to C to one
floor type - this relates to the in-situ upper floor type with a screed top in the
apartment building. This is mainly due to lack of suitable suppliers of in-situ
upper floor type with a screen top material. Aggregates from the demolition
of any existing hard surfacing/landscaping on site will be used where
appropriate to reduce the environmental impact of in-situ concrete on site.
Full details are required by conditions attached to the outline consent.
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Conclusion
19.21 The Sustainability Officer has reviewed the submission documents and found
the information to be acceptable subject to further information being
submitted pursuant to Conditions attached to the Outline Planning
Permission and the additional imposition of conditions on this reserved
matters application.
20

Impact on Transport and Infrastructure

20.1 Policy 6.3 of the London Plan requires a full assessment of a proposals impact
on the transport network; requiring that development does not adversely
impact on safety. Policy IM(b) of the Core Strategy and Policies 6.9 and 6.10
of the London Plan set out the consideration for walking and cycling in new
development and Policy IM(c) of the Core Strategy and Policy 6.13 of the
London Plan set out the requirements for parking provision. Policy 6.13 of
the London Plan requires that proposals include provision for the needs of
businesses for delivery and servicing. Policy 6.13 sets out the requirements
for parking in London. The policy is supported by Table 6.2 which sets out
the maximum standards taking account of density and PTAL rating.
20.2 Policy 6.10 of the London Plan places great emphasis on the aim to increase
walking in London. To achieve this, the policy requires decision makers take
account of the quality of the pedestrian environment, taking account of
Transport for London’s Pedestrian Design Guide. Policy IM(b) includes a
requirement for promoting safety to pedestrians and cyclists. The Mayor’s
key target, as now set out in Publication London Plan Policy T1 is that 80% of
all trips in London are to be made by foot, cycle or public transport by 2041
20.3 As noted, the outline consent included a general overview of the parking
strategy (Drawing Number: 2368-MP-014 Rev P02). Due to land
contamination issues, there is no ability for basement parking to be provided
in GMV. S106 Appendix 7 paragraph 2 states: Of the total car parking spaces
for the Development (34% of Dwellings) 10% will be disabled spaces and will
be allocated to persons with a valid disability permit.
20.4 The breakdown of car parking spaces in each plot is as follows:
Plot
number
Plot 401
Plot 402
Plot 403
Plot 404

Total Spaces On-Street

Blue Badge

25
10
17
16

3
3
3
6

15
17
19
25
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Plot 405
Total

9
77

27
99

3
18

20.5 There are an additional 50 car parking spaces along the southern edge of the
masterplan adjacent to Bugsby’s Way. Of these, 5 are blue badge parking bays
to create a total of 23 blue badge spaces across Parcel 4.
20.6 A total of 226 car parking spaces are provided within Parcel 4. There are 489
units proposed giving a ratio of 0.46:1. The Outline Planning Permission
requires a masterplan ratio of 0.34:1. A total of 595 car parking spaces are
proposed/consented site wide creating a ratio of 0.34:1 as required. The total
number of spaces site wide is 717 which includes 30 Yacht club, 12 Car Club,
33 Commercial and 43 Public Highway+ 4 Visitor spaces.
20.7 Across the car parking spaces, 16 are proposed as active Electric Vehicle
Charging Points (20%) and an additional 16 are proposed as passive Electric
Vehicle Charging Points (20%). The active spaces are to be provided from the
outset and the passive spaces are designed to cater for future demand. Car
parking spaces are sold to residents as a right to park rather than allocated a
space directly.
20.8 The proposal includes a total of 950 cycle parking spaces. The breakdown of
this is as follows:
Plot
number
Plot 401
Plot 402
Plot 403
Plot 404
Plot 405
Total

Long Stay
200
183
181
198
188
950

Total
Required
207
187
192
200
190
976

20.9 This does not meet the requirements of the condition attached to the
Outline Planning Permission, as seen from the above. However the applicant
has advised that an updated schedule will be provided to resolve this. This will
be reported on an addendum.
20.10 The long-stay spaces are located in a dedicated storage area on the ground
floor of the proposal and are accessed from the car parks or externally. This
accords with Policy 6.9 of the London Plan. An additional 4 spaces are
provided per plot for short- stay spaces and these are provided as Sheffield
Stands and are located externally within the public realm.
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20.11 Vehicles are unable to enter or exit the masterplan from Southern Way
which is a bus route only. There are two-way streets throughout parcel 4,
with the exception of the central square, which is one-way from north to
south, and the road between plots 404 and 405. There are no formal cycle
routes within the GMV masterplan other than those that already exist on
public highways / park / Thames Route; the site employs shared access for
pedestrians, cyclists and vehicles. Hard landscaping is used to delineate
between vehicular areas and pedestrian areas.
20.12 The Aerodrome Safeguarding Map shown in Figure 8 of Policy IM(d) indicates
the outer safeguarding boundary for the airport, in terms of proposed
building heights that must be referred to the Civil Aviation Authority. The
proposal falls within the area for which development over 15 meters must be
referred to London City Airport. London City Airport have raised no
objection to the application subject to the inclusion of conditions, these will
be imposed on the consent should permission be granted.
21

Air Quality

21.1 Air Quality was fully considered with the outline planning permission as part
of the Environmental Statement. The proposed is consistent with the outline
consent, with only minor variations.
21.2 The reserved matters application is supported by a letter from Ramboll
(dated 22.11.2019) that finds that there are no new environmental impacts or
effects that would arise over and above those previously assessed in the 2011
Environmental Statement.
22

Waste

22.1 Policy 5.17 of the London Plan seeks to minimise waste and ‘achieve high
reuse and recycling performance’ and requires suitable waste and recycling
storage on all new developments.
22.2 Each block contains at least one refuse storage facility on the ground floor.
P|lots 401-404 each contain two storage spaces and Plot 405 contains one.
Access can be gained to each storage space either externally, for collection,
or internally, for residents to deposite waste. Details of the internal bin
arrangements can be seen on plan including the location of the bulky waste
storage areas.
22.3 Full details of the refuse and recycling storage is required to be submitted and
approved under Condition 35 of the outline planning permission prior to the
commencement of the development.
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22.4 The strategy proposed as part of this application is considered acceptable
with further detail due under the submission of conditions. The information
has been reviewed by the Waste Service team and has been found to be
acceptable subject to final details being submitted to discharge the Conditions
attached to the Outline Planning Permission.
23

Areas of High Archaeological Potential (AHAPs)

23.1 The application site is located within an area of high archaeological potential
(AHAPs), as such Policy DH(m) “expect applicants to properly assess and
plan for the impact of proposed developments on archaeological remains”.
The outline consent was granted subject to a condition requiring such an
assessment be undertaken and provided to the LPA for review (condition 27).
An application was made for submission of details pursuant to this condition
(ref: 12/2314/SD). This was approved in 25/10/2012 for the whole of the
GMV site. It is therefore not considered necessary for such details to be
subsequently provided at this stage.
24

Flood Risk

24.1 Paragraph 155 of the NPPF requires consideration of flood risk and states
that “inappropriate development in areas at risk of flooding should be avoided
by directing development away from areas at highest risk, but where
development is necessary, making it safe without increasing flood risk
elsewhere”. Policy E2 of the Core Strategy sets out the Royal Borough’s
Strategic Flood Risk Assessment and Policy 5.12 of the London Plan, is in line
with the NPPF in its consideration of Flood Risk Management for new
development. The site is not designated as having a residual flood risk as set
out in Policy E3.
24.2 The site is located within Flood Risk Zone 3 – Area benefiting from flood
defences. The proposal complies with the drainage and land use strategy
approved by the Outline Planning Permission. The scheme is therefore
considered to be acceptable.
24.3 Condition 37 of the Outline Planning Permission also requires the minimum
finished floor level of any building on the site will be no lower than 3.3 m
AOD and the finished floor level of bedrooms will be set no lower than 4.3 m
AOD and 4.66 m AOD for Plots 4 and 5. Details to demonstrate compliance
with this condition are required to be submitted and approved prior to the
commencement of the development.
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25

Legal Agreement

25.1 The application is a reserved matters application and therefore the proposed
development has already been the subject of a legal agreement in terms of the
Outline Planning Permission.
25.2 The S106 Agreement dated 30th March 2012 for the Outline Planning
Permission (Ref 12/0022/O) secured the following obligations:
• provision of 20% affordable housing across the outline scheme with a
70:30 split in favour of affordable rental units;
• a review of the affordable housing provision with each submission of a
reserved matters application;
• financial contributions towards bus improvements, cycle parking at North
Greenwich Station, upgrades to the Riverside Walk, under five childcare
provision, the Cultural Strategy, Public Art, off-site Community facilities,
Social Services, increased provision of primary school places,
improvements to secondary school education, health facilities,
environmental monitoring, public realm and open space, GLLaB,
emergency services and public safety improvements;
• carrying out of highways works;
• submission of a travel plan and car park management plan;
• provision of a car club and assistance with membership fees;
• provision of an on-site children’s centre/under 5’s nursery;
• amendments to the CPZ to prevent parking permits being issued for
residents;
• provision of cycle routes, provision of a community building;
implementation of a Low Emission Transport Strategy;
• provision of open space;
• provision of play areas;
• participation with GLLaB; and
• provision of affordable business space and implementation of development
management arrangements
25.3 A Section 73 to the outline planning permission (19/1545/MA) was recently
granted. This secured the following amendments:
• Definition of planning and commercial building to be added/amended
• Viability late stage reviews to be added
• Trigger on community facility to be updated
• Trigger on eduction facility to be updated
• Trigger on open space to be updated
• Trigger on MUGA to be updated
• Reduction of Car Parking provision to be reflected in s106 clauses
• Trigger to be imposed on provision of non-residential floor space
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25.4 A Deed of Variation is proposed to accompany the application which
proposes the following amendments to the legal agreement:
• Restrict occupation of all residential units in Plots 401-405 until Plot 503
has been delivered to accord with the acoustic requirements set out in the
Sandy Brown reports
• Amendments to mortagee clauses
• Correction to non-residential definition to account for all consented
floorspace to date.
26

Community Infrastructure Levy (CIL)

26.1 As the Outline Planning Permission was granted consent prior to the 1st of
April 2012, the development is not be liable for CIL.
27

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.
27.2 Access to and within the development for persons with physical disabilities
will be improved.
27.3 The proposal will provide new job opportunities in the construction phase.
27.4 The application will provide affordable housing on the site.
27.5 All new housing will be constructed to Lifetime Homes standard.
27.6 10% of the new housing will be designed either to full wheelchair standards
or to be easily adaptable to wheelchair standard housing.
28

Conclusion

28.1 The proposal is considered acceptable in principle and is in substantial
accordance with the outline consent.
28.2 The density and unit mix, is found to be in accordance with the requirements
of the outline consent and relevant policy requirements. The application is
supported by a viability assessment, which has been considered by an
Independent Viability Assessor. The report finds the scheme would be
unviable with any further provision of additional affordable housing.
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28.3 Overall, no concerns are raised regarding the parking provision and impact on
highways as the proposed is in accordance with the outline parameters. This
is also the case for the cycle parking provision which has been proposed in
accordance with Condition 31.
28.4 The proposal is considered to be well designed and in accordance with the
wider site aspirations. There is sufficient variation from the previously
consented elements of the scheme, whilst being in substantial accordance to
encourage a sense of continuity and site character.
28.5 The scheme delivers a high-quality public square in the centre of the Parcel.
Each Plot is designed with a central courtyard accessible by all residents. Each
plot also includes at least one communal roof terrace, with Plots 402-405
providing two. These roof terraces are accessible to residents of that core.
28.6 The quality of the accommodation has been considered. The proposal is in
accordance with the various requirements (Greenwich Wheelchair Site Brief,
Lifetime Homes, Building Regulations Part L, and Mayor’s Housing SPG 2016).
Each unit has private amenity space in the form of courtyard gardens, private
rear garden space, balconies and/or terraces.
28.7 Amenity of future residents and surrounding properties has been considered
and it is concluded that amenity is safeguarded in respect of noise,
overlooking, and overshadowing.
28.8 The impact on biodiversity has been found to be acceptable.
28.9 In conclusion it is considered that the proposed is in accordance with the
parameters or the outline planning permission as well as local, regional and
national planning policy. It is recommended that the reserved matters
application be approved, subject to conditions.
29.

Background Papers
•
•
•
•
•

National Planning Policy Framework (2019)
Planning Practice Guidance
London Plan (2016)
Publication London Plan (December 2020)
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted
July 2014)

ITEM NO: 6

Page 152

Report Author:
Tel No.:
Email:

Elizabeth Jump – Principal Planning Officer
020 8921 4388
elizabeth.jump@royalgreenwich.gov.uk

Reporting to:

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

Tel No.:
Email.:
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Appendix 1 – Submitted Drawings and Documents
Submitted drawings:
2971-DR-0001 P01; 2971-DR-0002 P02; 2971-DR-0003 P01; 2971-DR-0010
P01; 2971-DR-1000 P02; 2971-DR-1001 P01; 2971-DR-1002 P01; 2971-DR-1003
P01; 2971-DR-1004 P01; 2971-DR-1005 P01; 2971-DR-1006 P01; 2971-DR-1007
P01; 2971-DR-1008 P01; 2971-DR-3001 P01; 2971-DR-3002 P01; 2971-DR-3003
P01; 2971-DR-4001 P01; 2971-DR-4002 P01; 2971-DR-4003 P01; 2971-DR-4004
P01; 2971-DR-4005 P01; 2971-DR-4006 P01; 2971-DR-4007 P01; 2971-RP-3300
P01; 2971-SA-0005 P01; 2971-DR-1100 Rev P01; TM411L01; TM411L02; ¬¬
TM411L03; TM411L04; TM411L05; TM411L06; TM411L07; TM411L08;
TM411L09; TM411LS01; TM411LS02; TM411LS03; TM411LS04; TM411LS05;
TM411LS06; TM411LS07; TM411LS08; TM411LS09; 55153-DH-M-10-02-003-CP; GMV400-WSP-00-XX-DR-D-000510-P04; GMV400-WSP-00-XX-DR-D000510-P04; GMV405-WSP-00-XX-DR-HW-000110-P02; GMV405-WSP-00-XXDR-C-000600-P03; GMV404-WSP-00-XX-DR-HW-002251-P01; GMV404-WSP00-XX-DR-HW-000110-P02; GMV404-WSP-00-XX-DR-C-000600-P03;
GMV403-WSP-00-XX-DR-HW-002251-P01; GMV403-WSP-00-XX-DR-HW000110-P02; GMV403-WSP-00-XX-DR-C-000600-P03; GMV402-WSP-00-XXDR-HW-002251-P01; GMV402-WSP-00-XX-DR-HW-000110-P02; GMV402WSP-00-XX-DR-C-000600-P03; GMV401-WSP-00-XX-DR-HW-002251-P01;
GMV401-WSP-00-XX-DR-HW-000110-P02; GMV401-WSP-00-XX-DR-C000600-P03; 2971-DR-1914-P05; 2971-DR-1915-P05; 2971-DR-1916-P06; 2971DR-1917-P06; 2971-DR-1910-P07; GMV400-WSP-00-XX-DR-HW-002200-P01;
GMV400-WSP-00-XX-DR-HW-002201-P01; GMV400-WSP-00-XX-DR-HW002210-P01; GMV400-WSP-00-XX-DR-HW-002210-P01; GMV400-WSP-00-XXDR-HW-001205-P02; GMV400-WSP-00-XX-DR-HW-002210-P01;
Submitted documents:
Accommodation Schedule (2971-SA-0005); Design and Access Statement
(produced by Jestico and Whiles, dated November 2019); GMV Residual
Masterplan Study (produced by Jestico and Whiles, dated August 2018);
Landscaping design Report (produced by Turkington Martin, reference TM411R09); Urban Greening Factor; Assessment of Economic Viability and Affordable
Housing Provision Parcel 4 and 5 of Phases 3, 4, and 5 of Greenwich Millennium
Village, Greenwich, SE10 (produced by BNP Paribas Real Estate, dated November
2019); Supplementary Viability Note (produced by BNP Paribas Real Estate, dated
30/01/2020 and 27/11/2020); Proposed Scheme Daylight, Sunlight &
Overshadowing Parcel 4 (Plots 401, 401, 403, 404 and 405) (Produced by XCO2,
dated January 2021); Daylight, Sunlight & Overshadowing Plots 401-405
(produced by XCO2, dated November 2020); Greenwich Millennium Village 401405 and 501-503 - Outline Construction Logistics Plan (produced by
BuroHappold Engineering, dated 18/11/2019, reference 0043824); Energy
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Statement (produced by XCO2, dated November 2019); Sustainability Statement
(produced by XCO2, dated November 2019); Overheating Design Note
(produced by XCO2, dated 06/08/2020, reference 9.379); GMV 400 Series.
Planning – Fire Statement (produced by WSP, dated 02/10/2020); Greenwich
Millennium Village 400 Series Stage 3 Fire Strategy (produced by WSP, dated
October 2019, reference: 70053496-WSP-XX-YY-RP-Y-2019); Greenwich
Millennium Village, Parcel 4 – Outline Drainage Strategy (produced by WSP,
dated November 2019, reference GMV400-WSP-00-XX-RP-D-000500);
Statement of Community Involvement (produced by Kanda); EIA Compliance
Letter (produced by Ramboll, dated 22/11/2019, reference L1700003981_2_Plot
400’s RMA_EIA); Covering Letter dated 25/11/2019; Wind and Microclimate
Analysis Report - Parcel 4 (Plot 401, 402, 403, 404 and 405) (produced by XCO2,
dated November 2019); BS5837 Arboricultural Impact Assessment (produced by
Tamla Trees, dated November 2019, reference 03170R); Planning condition 87:
Internal and facade sound levels (produced by Sandy Brown, dated 22/11/2019,
reference 19222-R01-C, Part 1 of 4); Building 401 & 402 facade sound insulation
mark ups – balconies and windows (produced by Sandy Brown, dated 22/11/2019,
reference 19222-R01-C, Part 2 of 4); Planning condition 87: Internal and facade
sound levels (produced by Sandy Brown, dated 22/11/2019, reference 19223R01-C, Part 3 of 4); Building 403, 404 & 405 facade sound insulation mark ups –
balconies and windows (produced by Sandy Brown, dated 22/11/2019, reference
19223-R01-C, Part 4 of 4); Noise Memo, Response to WBM, Safeguarded Wharf
Operators, PLA and First Plan (produced by Sandy Brown, dated 11/09/2020)
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Appendix 2 – Conditions and Informatives
Conditions
Condition 1
Compliance with the Outline Consent
This approval must be read in conjunction with the outline planning permission
Ref No: 19/1545/MA and the conditions attached thereto.
Reason: In the interests of good planning.
Condition 2
Approved Plans and Documents
The development hereby permitted shall be carried out in accordance with the
following approved plans and documents:
2971-DR-0001 P01; 2971-DR-0002 P02; 2971-DR-0003 P01; 2971-DR-0010
P01; 2971-DR-1000 P02; 2971-DR-1001 P01; 2971-DR-1002 P01; 2971-DR-1003
P01; 2971-DR-1004 P01; 2971-DR-1005 P01; 2971-DR-1006 P01; 2971-DR-1007
P01; 2971-DR-1008 P01; 2971-DR-3001 P01; 2971-DR-3002 P01; 2971-DR-3003
P01; 2971-DR-4001 P01; 2971-DR-4002 P01; 2971-DR-4003 P01; 2971-DR-4004
P01; 2971-DR-4005 P01; 2971-DR-4006 P01; 2971-DR-4007 P01; 2971-RP-3300
P01; 2971-SA-0005 P01; 2971-DR-1100 Rev P01; TM411L01; TM411L02; ¬¬
TM411L03; TM411L04; TM411L05; TM411L06; TM411L07; TM411L08;
TM411L09; TM411LS01; TM411LS02; TM411LS03; TM411LS04; TM411LS05;
TM411LS06; TM411LS07; TM411LS08; TM411LS09; 55153-DH-M-10-02-003-CP; GMV400-WSP-00-XX-DR-D-000510-P04; GMV400-WSP-00-XX-DR-D000510-P04; GMV405-WSP-00-XX-DR-HW-000110-P02; GMV405-WSP-00-XXDR-C-000600-P03; GMV404-WSP-00-XX-DR-HW-002251-P01; GMV404-WSP00-XX-DR-HW-000110-P02; GMV404-WSP-00-XX-DR-C-000600-P03;
GMV403-WSP-00-XX-DR-HW-002251-P01; GMV403-WSP-00-XX-DR-HW000110-P02; GMV403-WSP-00-XX-DR-C-000600-P03; GMV402-WSP-00-XXDR-HW-002251-P01; GMV402-WSP-00-XX-DR-HW-000110-P02; GMV402WSP-00-XX-DR-C-000600-P03; GMV401-WSP-00-XX-DR-HW-002251-P01;
GMV401-WSP-00-XX-DR-HW-000110-P02; GMV401-WSP-00-XX-DR-C000600-P03; 2971-DR-1914-P05; 2971-DR-1915-P05; 2971-DR-1916-P06; 2971DR-1917-P06; 2971-DR-1910-P07; GMV400-WSP-00-XX-DR-HW-002200-P01;
GMV400-WSP-00-XX-DR-HW-002201-P01; GMV400-WSP-00-XX-DR-HW002210-P01; GMV400-WSP-00-XX-DR-HW-002210-P01; GMV400-WSP-00-XXDR-HW-001205-P02; GMV400-WSP-00-XX-DR-HW-002210-P01;
Accommodation Schedule (2971-SA-0005); Design and Access Statement
(produced by Jestico and Whiles, dated November 2019); GMV Residual
Masterplan Study (produced by Jestico and Whiles, dated August 2018);
Landscaping design Report (produced by Turkington Martin, reference TM411R09); Urban Greening Factor; Assessment of Economic Viability and Affordable
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Housing Provision Parcel 4 and 5 of Phases 3, 4, and 5 of Greenwich Millennium
Village, Greenwich, SE10 (produced by BNP Paribas Real Estate, dated November
2019); Supplementary Viability Note (produced by BNP Paribas Real Estate, dated
30/01/2020 and 27/11/2020); Proposed Scheme Daylight, Sunlight &
Overshadowing Parcel 4 (Plots 401, 401, 403, 404 and 405) (Produced by XCO2,
dated January 2021); Daylight, Sunlight & Overshadowing Plots 401-405
(produced by XCO2, dated November 2020); Greenwich Millennium Village 401405 and 501-503 - Outline Construction Logistics Plan (produced by
BuroHappold Engineering, dated 18/11/2019, reference 0043824); Energy
Statement (produced by XCO2, dated November 2019); Sustainability Statement
(produced by XCO2, dated November 2019); Overheating Design Note
(produced by XCO2, dated 06/08/2020, reference 9.379); GMV 400 Series.
Planning – Fire Statement (produced by WSP, dated 02/10/2020); Greenwich
Millennium Village 400 Series Stage 3 Fire Strategy (produced by WSP, dated
October 2019, reference: 70053496-WSP-XX-YY-RP-Y-2019); Greenwich
Millennium Village, Parcel 4 – Outline Drainage Strategy (produced by WSP,
dated November 2019, reference GMV400-WSP-00-XX-RP-D-000500);
Statement of Community Involvement (produced by Kanda); EIA Compliance
Letter (produced by Ramboll, dated 22/11/2019, reference L1700003981_2_Plot
400’s RMA_EIA); Covering Letter dated 25/11/2019
Reason: In the interests of good planning and to ensure that the development is
carried out in accordance with the approved documents, plans and drawings
submitted with the application and is acceptable to the local planning authority.
Condition 3
Time Limit
The development to which this permission relates must be begun not later than
the expiration of five (5) years beginning with the date on which the permission is
granted.
Reason: As required by Section 91 of the Town and Country Planning Act 1990.
Condition 4
Noise Mitigation
The development hereby permitted shall be carried out in strict accordance with
the following documents and any mitigation required therein:
Planning condition 87: Internal and facade sound levels (produced by Sandy
Brown, dated 22/11/2019, reference 19222-R01-C, Part 1 of 4); Building 401 &
402 facade sound insulation mark ups – balconies and windows (produced by
Sandy Brown, dated 22/11/2019, reference 19222-R01-C, Part 2 of 4); Planning
condition 87: Internal and facade sound levels (produced by Sandy Brown, dated
22/11/2019, reference 19223-R01-C, Part 3 of 4); Building 403, 404 & 405 facade
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sound insulation mark ups – balconies and windows (produced by Sandy Brown,
dated 22/11/2019, reference 19223-R01-C, Part 4 of 4); Noise Memo, Response
to WBM, Safeguarded Wharf Operators, PLA and First Plan (produced by Sandy
Brown, dated 11/09/2020)
Reason - To safeguard the amenities of neighbouring properties and the area
generally and ensure compliance with Policies E(a) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (July 2014).
Condition 5
Tree Protection
The development hereby permitted shall be carried out in strict accordance with
the following documents and any mitigation required therein:
BS5837 Arboricultural Impact Assessment (produced by Tamla Trees, dated
November 2019, reference 03170R)
Reason - To improve the character and amenities of the area and ensure
compliance with Policies 7.19 and 7.21 of the London Plan (2011) and Policy OS4
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014)
Condition 6
Wind/Microclimate
The development hereby permitted shall be carried out in strict accordance with
the following documents and any mitigation required therein:
Wind and Microclimate Analysis Report - Parcel 4 (Plot 401, 402, 403, 404 and
405) (produced by XCO2, dated November 2019)
Reason - To improve the character and amenities of the area and ensure
compliance with Policies 7.6 and 7.7 of the London Plan (2011) and Sustainable
Design and Construction, Supplementary Planning Guidance (April 2014).
Condition 7
Secure by Design Homes 2019
The development hereby permitted shall be carried out in accordance with
'Secured by Design Homes 2019'.
Reason: In order to ensure that the development is designed to provide for and
improve personal safety and security in compliance with CH1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
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Condition 8
Wheelchair Adaptable Dwellings Marketing – M4(3)(2)(a)
a. Prior to the commencement of the residential part of the development, full
details of the accessible dwellings marketing strategy shall be submitted to,
and approved in writing by, the Local Planning Authority. The wheelchair
adaptable dwellings shall be marketed as such for a period of six months.
b. On completion of the marketing period above, evidence of response to the
marketing strategy shall be submitted to and approved by, the Local Planning
Authority in consultation with the Council’s Occupational Therapist. Any
allocated wheelchair adaptable units must comply with the provisions of
M4(3)(2)(a) wheelchair adaptable at final completion.
c. If, after the end of the marketing period, the units are not to be occupied by
wheelchair users, installation of a standard kitchen will be acceptable. A bath
can also be installed over the installed level access shower.
Reason: To accord with Policy 3.8 of the London Plan (March 2016) and Policy
H5 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
Condition 9
Energy Strategy
A) Within three-months of the practical completion of the Parcel 4 (Plots 401405) of the development and prior to occupation, the following information
should be provided to the Local Planning Authority for written approval:
i. technical information of the EC that the relevant plots will connect to,
comprising of details of the pipe network (including the size and route,
flow and return temperatures, total length of the heat network in metres
(flow and return) distribution and transmission, updated diagram route,
total plant heating capacity, total heat generated, total heat supplied to
premises and how primary and secondary site heat network losses have
been minimised, if any, thermal storage, efficiency and carbon intensity of
the heat network for the connection of all apartments into the centralised
heating network;
ii. evidence including commissioning of installation that the renewable/low
carbon technologies to provide heat, hot water and green electricity are
installed in accordance with Part ( B ) and, where applicable, certified
under the Microgeneration Certification Scheme (MSC).
iii. Energy Performance Certificates [EPC’s], detailed modelling output
reports showing clearly the DER and TER from the “as built stage” to
confirm compliance with the carbon dioxide savings achieved through
energy efficiency measures and the energy servicing strategy approved
under Part (B).
iv. SAP Thermal Bridging and SAP Overheating modelling output reports
from the ‘as built’ stage to confirm compliance with Accredited
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Construction Details (ACDs) and minimisation of overhearing risk and
Criterion 3 of the Building Regulations Part L 2013.
B) Prior to the final completion of all residential units in Parcel 4 (Plots 401-405)
of the development, the approved residential units shall incorporate and
maintain measures to achieve an overall reduction regulated CO2 emissions
of at least 63% (equal to 447 tonnesCO2/yr), unless otherwise agreed with
the Local Planning Authority, beyond Building Regulations Part L 2013
through the following carbon emission savings as detailed in the approved
Energy Statement for Greenwich Millennium Village Parcel 4 (Plot 401, 402,
403, 404 and 405) (08 November 2019) and supplementary information
(28/09/2020, 09, 10 & 15/ 01/2021) submitted by XCO2:
i. energy demand reduction measures to achieve at least annual carbon
dioxide emission savings of 39 tonnes, equivalent to 5.5%, in regulated
carbon dioxide (CO2) emissions over the compliant BR Part L 2013 base
case.
ii. Connection of Parcel 4 to Plot 504 EC of GMV site wide DHN for the
provision of space heating and hot water to achieve at least annual carbon
dioxide emission savings of 330 tonnes per year, equivalent to 49% in
regulated carbon dioxide (CO2), beyond the Be Lean stage of the energy
hierarchy.
iii. Installation of 197.3kWp solar Photovoltaic (PV) system (including 23 no.
325W PV panels installed on GMV400s for Plot 503) to generate
150MWh/year of electricity and reduce the regulated CO2 emissions of
77.9 tonnes per year, equating to 23% in regulated carbon dioxide (CO2)
emissions over the Be Clean case of the Energy Hierarchy.
iv. Measures to reduce the carbon dioxide emissions associated with other
energy uses not covered by Building Regulations (un-regulated), including
smart meters and energy efficient appliances (where installed) should be
incorporated prior to occupation and maintained in the development in
perpetuity.
Reason: To ensure that the residential units within the development hereby
approved are energy efficient and to contribute to the avoidance of need for new
fossil fuel or other primary energy generation capacity and to reduce emissions of
greenhouse gases and to minimise the impact of building emissions on local air
quality in the interests of health, in accordance with policies 3.2, 5.3, 5.5, 5.6 and
7.14 of the London Plan 2016, Policy E1 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (July 2014), Royal Borough of Greenwich, Greener
Greenwich SPD (2014) and the Mayor’s Sustainable Design and Construction
SPG (2014).
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Condition 10
Overheating and Cooling
Prior to the first occupation of the residential units in Parcel 4 (Plots 401-405)
within the development, the approved dwellings shall incorporate, maintain
mitigation measures and provide recommendations to occupants to cope with
extreme hot weather conditions through home user guides that will assist with
reducing the risk of overheating, follow the cooling hierarchy and comply with
CIBSE TM59 criteria under DSY1 weather scenario, as stated within the
approved the approved Overheating Design Note - 9.379– Parcel 4 (PLOT 401,
402, 403, 404 AND 405) (06 August 2020) and supplementary information (09,
10 & 15/ 01/2021) prepared by XC02.
Reason: To ensure that the residential units within Parcel 4 of the development
hereby approved are energy efficient and to reduce the risk of overheating in line
with policy 5.9 of the London Plan 2016, and policies DH1 and E1 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
Condition 11
District Heating Network
Prior to the first occupation of Plots 401-405, the connection of the units to the
site wide district- heating network Energy Centre located in Block 504 shall be
provided, made operational and retained thereafter.
Reason: In the interest of securing the centralised energy centre for the site and
its sustainable connection to the development in accordance with policies 5.2
Minimise Carbon Dioxide Emissions, 5.3 Sustainable Design and Construction, 5.6
Decentralised Energy: Heating, Cooling and Power, 5.7 Renewable Energy and 5.9
Overheating and Cooling of the London Plan 2016, policies DH1 and E1 of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014), the
Mayor’s Sustainable Design and Construction SPG (2014) and Greener
Greenwich SPD (2014) or subsequent versions of the above related documents.
Condition 12
Cranes and Scaffolding
No cranes or scaffolding shall be erected on the site unless and until construction
methodology and diagrams clearly presenting the location, maximum operating
height, radius and start/finish dates for the use of cranes during the Development
has been submitted to and approved by the Local Planning Authority, the Local
Planning Authority having consulted London City Airport.
Reason: For reasons of public safety and environmental protection regarding
London City Airport in compliance with Policy IM(d) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
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Condition 13
Car Parking and Cycle Parking Spaces
Notwithstanding the details shown on the drawings and documents in Condition
2, prior to the commencement of the development a revised plan shall be
submitted to and approved in writing by the Local Planning Authority (in
consultation with TfL) to demonstrate suitably visibility splays are provided for
access into and out of the undercroft car parking areas within each plot and to
demonstrate cycle parking provision is provided in each plot to comply with the
London Cycle Design Standards (or most relevant standards). The development
shall be delivered in accordance with the approved plan and maintained
thereafter.
Reason: For reasons of public safety and promote sustainable travel and to ensure
compliance with Policy 6.9 of the London Plan (2016), Policy T5 of the Draft
London Plan (2019) and Policies IM4, IM(b) and IM(c) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (2014).
Condition 14
Living Walls
Prior to the commencement of the relevant part of the development full details
of any green/living/biodiverse walls shall be submitted to and approved in writing
by the Local Planning Authority. The development shall be delivered in
accordance with the approved plan and maintained thereafter.
Reason: To contribute to protecting and enhancing biodiversity and improving
the aesthetic value of the development as well as resident’s well-being. To comply
with Policy 5.11 of the London Plan (2016), Policy G5 of the Draft London Plan
(2019) and Policy OS(f) of the Royal Greenwich Core Strategy and Detailed
Policies 2014.
Informatives
1) An undertaking should be given that, access for fire appliances as required
by Part B5 of the current Building Regulations Approved Document and
adequate water supplies for fire fighting purposes, will be provided.
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Appendix 3 – Planning Context
National Planning Policy Framework (NPPF – 2019)
Technical Housing Standards – Nationally Described Space Standard
(Department for Communities and Local Government – March 2015)
The London Plan (March 2016) – The following London Plan policies are of
consideration:

London’s Places
2.13 Opportunity Areas and Intensification Areas

London’s People
3.2
3.4
3.5
3.6
3.7
3.8
3.9
3.10
3.11
3.12

Improving Health and Addressing Health Inequalities
Optimising Housing Potential
Quality and Design of Housing Development
Children’s and Young People’s Play and Informal Recreation Facilities
Large Residential Developments
Housing Choice
Mixed and Balanced Communities
Definition of affordable housing
Affordable housing targets
Negotiating affordable housing on individual, private residential and
mixed use schemes
3.13 Affordable Housing thresholds

London’s Economy
4.12 Improving opportunities for all

London’s response to climate
5.2
5.3
5.6
5.7
5.9
5.10
5.11
5.12
5.13
5.14
5.15
5.17
5.18
5.21

Minimising carbon dioxide emissions
Sustainable design and construction
Decentralised energy in development proposals
Renewable energy
Overheating and cooling
Urban greening
Green roofs and development site environs
Flood risk management
Sustainable drainage
Water quality and wastewater infrastructure
Water use and supplies
Waste capacity
Construction, excavation, and demolition waste
Contaminated land
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London’s Transport
6.3
6.9
6.10
6.13

Assessing effects of development on transport capacity
Cycling
Walking
Parking

London’s Living Places and Spaces
7.1
7.2
7.3
7.4
7.5
7.6
7.7
7.8
7.12
7.13
7.14
7.15

Lifetime Neighbourhoods
An inclusive design
Designing out crime
Local character
Public realm
Architecture
Location and design of tall and large buildings
Heritage assets and archaeology
Implementing the London View Management Framework
Safety security and resilience to emergency
Improving air quality
Reducing and managing noise, improving and enhancing the acoustic
environment and promoting appropriate soundscapes
7.19 Biodiversity and access to nature

Implementation, Monitoring and Review
8.2

Planning Obligations

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

Housing Policies
H1
H2
H3
H5
H(e)

New Housing
Housing Mix
Affordable Housing
Housing Design
Children’s Play Areas

Economic Activity and Employment Policies
EA1 Economic Development
EA(c) Skills and Training
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Design and Heritage Policies
DH1
DH2
DH(b)
DH(m)

Design
Tall Buildings
Protection of Amenity for Adjacent Occupiers
Archaeology

Open Space Policies
OS4 Biodiversity
OS(f) Ecological Factors

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

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

Cohesive and Healthy Communities Policies
CH1 Cohesive Communities
CH2 Healthy Communities

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

Infrastructure
Sustainable Travel
Impact on the Road Network
Walking and Cycling
Parking Standards

Supplementary Planning Guidance / Documents – the following planning
guidance / documents are considered relevant:
•
Draft London Plan
•
Royal Borough of Greenwich Planning Obligations SPG (February 2008)
•
Mayors Housing SPG (March 2016)
•
Mayors Affordable Housing and Viability SPG (August 2017)
•
Sustainable Design and Construction – The London Plan SPG (April
2014)
•
Shaping Neighbourhoods: Play and Informal Recreation SPG
(September 2012)
•
Mayor of London – Shaping Neighbourhoods: Character and Context
SPG (June 2014)
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•
•
•

Accessible London: Achieving an Inclusive Environment SPG (October
2014)
Mayor’s London View Management Framework SPG (March 2012)
Mayor of London - Homes for Londoners Affordable Housing and
Viability Supplementary Planning Guidance 2017
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