Eltham & Kidbrooke Area Planning
Committee
Agenda
Place

Committee Rooms 4 & 5, Town Hall, Wellington Street,
Woolwich SE18 6PW

Date

Tuesday, 26 October 2021

Time

6:30 PM
This meeting is open to the press and public and they are
entitled to take photographs, film or record the proceedings.

Councillors
Stephen Brain (Chair)
Norman Adams (Vice Chair)
John Fahy
Bill Freeman
Mark James
Christine May
Odette McGahey
Patricia Greenwell

Labour
Labour
Labour
Labour
Labour
Labour
Labour
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:
Toyin Shobowale
Telephone: 020 8921 5035
Email: committees@royalgreenwich.gov.uk
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Agenda
1

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

2

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

3

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

4

Minutes
Members are requested to confirm as an accurate record the
Minutes of the meeting held on 15 September 2021.
No motion or discussion may take place upon the Minutes
except as to their accuracy, and any question on this point will
be determined by a majority of the Members of the body
attending who were present when the matter in question was
decided. Once confirmed, with or without amendment, the
person presiding will sign the Minutes.

5

111 Riefield Road, Eltham, London SE9 2RB Ref - 203857-F
Ward: Eltham South
The Committee is requested to grant Planning Permission Ref:
20/3857/F for the conversion of property into 4 self-contained
flats.

6

79 Lee Road, Lewisham, London SE3 9EN - 21-0942HD
Ward: Middle Park and Sutcliffe
The Committee is requested to grant Planning Permission Ref.
21/0942/HD for the Amalgamation of existing outbuildings with
the main property to form a ground floor rear extension with
associated external works.
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Date of Issue
Monday, 18
October 2021

Debbie Warren
Chief Executive

Filming and Recording Meetings
This meeting may be photographed (without the use of flash), filmed or audio
recorded, except where the public is excluded because confidential or exempt
items will be discussed. Any footage is likely to be publicly available.
By entering the room where the meeting is being held, you will be deemed to
have consented to being photographed, filmed or audio recorded, and that will
apply to any representation you make to the meeting. You will also be deemed to
have consented to the possible public use of any images and sound recordings.
If you have any queries regarding the recording of meetings, please contact the
Corporate Governance Manager on 020 8921 5134

Safety

Fire and Emergency Procedures

Users of the Committee Rooms and the Council Chamber are asked to note the
following fire and emergency procedures:When you hear the continuous ringing of the fire alarm bells, please make your
way out of the building in an orderly manner. The nearest exit from the Council
Chamber and the Committee Rooms is through the main exit leading to
Wellington Street (at the front of the building). Do not use the lift and do not
stop to collect personal belongings. Once outside the Town Hall please make
your way to the Assembly Point between Sainsbury’s and The Vista via Market
Street or Polytechnic Street
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AREA PLANNING COMMITTEES
PUBLIC INFORMATION
Area Planning Committees are meetings in public, not public meetings.
Please note that Committee Members will be using electronic
devices to access the agenda, reports and documents published and
submitted for the meeting.
PLEASE TURN ALL MOBILE PHONES TO SILENT MODE
Terms of Reference
The Area Planning Committees have delegated powers to take decisions on
matters within their Terms of Reference as published in the Council’s
Constitution.
Areas
The three Area Planning Committees (APC) deal with matters relating to the
following Wards:
Eltham & Kidbrooke APC covers: Coldharbour & New Eltham,
Eltham North, Eltham South, Eltham West, Kidbrooke with Hornfair,
Middle Park & Sutcliffe, and Shooters Hill.
Greenwich APC covers: Blackheath Westcombe, Greenwich West,
and Peninsula.
Woolwich & Thamesmead APC covers: Abbey Wood,
Charlton, Glyndon, Plumstead, Thamesmead Moorings,
Woolwich Common and Woolwich Riverside.
Determining planning applications
When determining planning applications and related matters Officers and
Councillors must adhere to important principles set out in legislation and
Central Government Guidance.
Applications shall be determined in accordance with the Development Plan
unless material considerations indicate otherwise. (Section 38A, Planning and
Compulsory Purchase Act, 2004). The development plan comprises the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies 2014 and the
Spatial Development Strategy for Greater London.
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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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LEAD OFFICERS
Victoria Geoghegan
Alex Smith
Neil Willey
Aaron Lau
Eleanor Penn
Ross Fletcher
Committee Clerk

Assistant Director (Planning and Building Control)
Major Developments Manager - Major Projects
Area Development Manager West
Area Development Manager East
Legal Adviser – Planning
Legal Adviser – Planning
Corporate Governance Officer - as per the agenda
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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 Committee.
Any additional material (i.e. photographs, dioramas’ etc.) not previously
submitted to Planning Officers that you wish to draw to the attention of the
Board / Committee must be submitted no less than two working days before
the meeting to the Committee Services Officer at
committees@royalgreenwich.gov.uk.
Any documentation received after this deadline, including at the meeting, will
not be accepted. This deadline is to allow sufficient time to scrutinise any
additional information and for it to be presented to Members.
At the start of the meeting the Chair will summarise the procedure to be
followed and announce that anyone wishing to address the Committee should
give the Corporate Governance Officer their names, as if they are not
included on the list they will not be permitted to speak.
1 Council Officers will introduce each item, outlining Officers’
recommendations on the matter, and answer any questions from the
Committee. The Chair will then invite members of the public on the list to
come to the table and address the Committee.
2. Both objectors to and supporters off an application, including amenity
societies will be invited to address the Committee. 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
non-planning 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
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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 Committee may wish to ask questions. The speaker
should return to the public seating area. There will be no further input
or interruption from members of the public.
5. The Applicant and or their representatives will be invited to address
the Committee, once all other parties have spoken, in order to
respond to any points raised by previous speakers or Members.
6. The public will be able to listen to the Councillors’ discussing the
item and coming to a decision. The Chair will then announce the
decision.
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ELTHAM AND KIDBROOKE AREA PLANNING COMMITTEE
TITLE
Declarations of Interests
CHIEF OFFICER
Chief Executive
1.

ITEM NO
3

Decisions Required
The Committee 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 of Council 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.
Personal interests

2.2

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

them, or

(b)

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

more than a majority of those in the ward you represent.
A relevant person is defined as the member’s spouse or civil partner, a
person who they are living with as husband and wife or as civil partners, or a
person with whom they have a close association.1

1

See the guidance in Annex 1of the Code of Conduct

ITEM NO: 3
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A relevant body is defined as (a) any organisation, school governing body or
outside committee or trust which they have been appointed to by the Royal
Borough or by the Leader, or (b) any other voluntary organisation, school
governing body or commercial organisation where you are a management
committee member, school governor, trustee or director.
2.3

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

2.4

A Member who has a personal interest may stay, speak and vote, except
where the business:
(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
2.5

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.

ITEM NO: 3
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General
2.8

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:

Anthony Soyinka, Corporate Governance Officer
020 8921 2230
anthony.soyinka@royalgreenwich.gov.uk

Reporting to:
Tel:
Email:

Veronica Johnson, Head of Corporate and Democratic Services
020 8921 5004
veronica.johnson@royalgreenwich.gov.uk

ITEM NO: 3
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Councillor
Adams
Bird
Bird
Brain
Brain
Brain
Fahy
Fahy
Freeman
Greenwell
James, M
James, M
May
McGahey
McGahey

Organisation
Greenwich Dance Agency
Greenwich Starting Blocks
Town Twinning Association Executive Committee
DG Cities Limited
Greenwich Millennium Village Management Ltd
Greenwich Service Solutions
Greenwich Co-operative Development Agency
Learning Disability Partnership
Middle Park Community Centre
Overview & Scrutiny Joint Health Committee
Middle Park Community Centre
Overview & Scrutiny Joint Health Committee
Royal Greenwich Heritage Trust

Role
Member
Member
Member
Member
Deputy
Member
Member
Member

Governorship

Haimo Primary School
Member
Member
Member
Deputy
Member
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ROYAL BOROUGH OF GREENWICH
ELTHAM & KIDBROOKE AREA PLANNING COMMITTEE
15 SEPTEMBER 2021 AT 6.30PM
MINUTE
PRESENT:
Members:
Councillor Norman Adams (Vice Chair in the Chair); Councillor John Fahy, Bill
Freeman, Mark James, Christine May, Odette McGahey and Patricia Greenwell.
Officers:
Assistant Director Planning & Building Control, Area Planning Manager (East),
Planning Officer, Senior Principal Planning Officer, and Committee Services Officer.
Under Standing Orders:
At the commencement of the meeting the Chair announced the procedure which
the Meeting of the Area Planning Committee would be following for considering the
item(s) before the Committee.
Item
No.
1.

Apologies for Absence
Apologies for absence were received for Councillor Stephen Brain.

2.

Urgent Business
The Chair advised that he was changing the running order of the Agenda and
would be taking Item 6 as the first item of business.
The Area Planning Committee noted and accepted the Planning Officers’
Addendum Report’s, circulated in advance of the meeting, in relation to;
Item 5 – Church Of The Ascension, Ascension Vicarage, Thornhill Avenue,
Plumstead, London, SE18 2HS Ref - 20-3353-R
Further, that public submission had been circulated, in advance of the
meeting, in relation to Item 6 - 111 Riefield Road, Eltham, London SE9 2RB
Ref - 20- 3857-F
1
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3.

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

4.

Minutes
Resolved –
That the minutes of the meetings’ of the Eltham & Kidbrooke Area Planning
Committee held on 27 April 2021 be agreed and signed as a true and
accurate record.

5.

Church of The Ascension, Ascension Vicarage, Thornhill Avenue,
Plumstead, London, SE18 2HS – Ref: 20/3353/R
The Area Planning Committee accepted and noted the Planning Officers’
Addendum Report’s, circulated in advance of the meeting and accepted an
illustrative presentation of the application.
In response to Members’ questions, the Planning Officer advised that the
initial outline planning consent conditioned the submission of the reserved
matters application within three years. The reserve matters application was
submitted within that timeframe, being received by Planning in September
2020 and the application was still valid. He confirmed that no demolition or
building works had commenced on site.
With regards to a Members concern, given the issues of parking associated
with the school opposite and adjacent busy roads, at the residents safe
vehicle access and egress to parking bays, the Planning Officer confirmed that
the Local Authorities Transport Consultant had reviewed the proposals,
taking into account the environment and access/egress and existing parking
pressure, and had no concerns with the proposal. He acknowledged that no
specific assessment had been undertaken during school drop off and pick up
times.
The Planning Officer confirmed that the reserved matters proposal was in
line with the scale and footprint was in accordance with the agreed outline
consent.

2
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He confirmed that the protected tree, T1, was 5 metres from the external
wall of the proposal and surrounded by grass. The Council Tree Officer had
reviewed the proposal for the site, including this tree, and was satisfied. He
advised that it would be for the Enforcement Department to take action in
terms of any damage to, or removal of this tree by the applicant or their
contractors.
The Area Planning Committee accepted an address from the applicant’s agent
who set out that the application before the Committee related to reserved
matters relating to landscaping, appearance and scale. He confirmed that the
site layout, access arrangements and sighting of the building footprint had
received prior consent and there were no proposed changes to these.
He advised that the landscaping proposals had been revised to address
concerns raised by the Councils Arboriculturist, outlining the changes. He
confirmed that the scale of the building and roofscape were as per the
original, approved plan. The building would be vernacular in appearance with
brickwork and in line with the existing building.
The applicant’s agent advised that the application was being considered by
Committee, rather than under Officer delegated powers, as it had been
called-in by Councillor Merrill. He noted that Councillor Merrill had not
stated the reasons for calling in the application or listed any specific areas of
concern.
In response to Members questions, the applicant’s agent confirmed, that the
site was purchased with outline consent and, following discussion with
Planning Officer, a soft strip out of the existing building had been undertaken.
It was anticipated demolition and construction work could commence on site
in around three months.
A Member proposed and the Committee agreed to moved straight to the
vote.
The Chair put the resolution to discharge reserved matters consent, as set
out in the report, to the vote with;
7 Members in favour
0 Members against
0 Members in abstentions

3
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Resolved unanimously –
That discharge reserved matters consent (Appearance, Scale and
Landscaping) be granted, pursuant to condition 2 of Planning Permission
Reference 17/1916/O for the demolition of existing building and
construction of 2 x 4-bed dwellings and 2 x 2-bed and 1 x 3- bed flats with
associated parking, cycle storage and refuse.
That consent be granted subject to:
i. The conditions in appendix 2 of the main report and addendum report
to be detailed in the notice of determination; and
ii. The authorisation of the Assistant Director of Planning & Building
Control to make any minor change to the detailed working of the
recommended conditions, as set out in the report and its addendums,
where the Assistant Director of Planning & Building Control considers
it appropriate, before issuing the decision notice.
6.

111 Riefield Road, Eltham, London SE9 2RB Ref - 20- 3857-F
Prior to the Planning Officer presentation, the Chair accepted a motion from
Councillor Greenwell.
Councillor Greenwell proposed and Councillor May seconded that the
Committee defer consideration of this application, in order to undertake a
site visit.
The Chair put the Motion that consideration of this application be deferred,
in order to undertake a site visit to the vote with,
7 Members in favour
0 Members against
0 Members in abstentions
Resolved unanimously –
That consideration of this application be deferred, in order to undertake a
site visit.

The meeting closed at 07:05pm
___________________________
Chair

4
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Eltham & Kidbrooke Area Planning
Committee
26th October 2021

Agenda Item: 5
Reference No: 20/3857/F

Applicant: Mr Karamanli, 111 Riefield Road, Eltham, SE9 2RB
Agent:
Mr Semi, E F Planning, 214 Footscray Road, New Eltham, SE9 2EL
Site Address:
111 Riefield Road, Eltham, London SE9 2RB

Ward:
Eltham South
Application Type:
Full Planning Permission

1.0

Recommendation

1.1

The Committee is requested to grant Planning Permission Ref: 20/3857/F as
outlined below:
‘Conversion of property into 4 self-contained flats’
Recommendation:
i.

ii.

To resolve to grant conditional planning permission according to the
conditions in Appendix 2, to be detailed in the notice of determination;
and
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 and its addendums, where the
Assistant Director of Planning & Building Control considers it
appropriate, before issuing the decision notice.

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

1062m2
N/A
N/A
Zone 1 (least probability of flooding)

The Proposal

ITEM NO: 5
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The application proposes the conversion of the property at No. 111
Riefield Road into 4 self-contained flats.
Public Consultation
Number in support
Number of
objections
Number of
comments
Main issues raised by
objectors

0
27
0
•
•
•
•
•
•
•
•
•
•

Principle of conversion
Set a precedent in the area
Loss of existing family dwelling
Parking
Lack of cycle parking
Use of outbuilding
Impact on property values
Impact on the character of the area
Quality of accommodation
Bins

2.2

The application is being reported to the Eltham & Kidbrooke Area Planning
Committee due to the number of objections received, and that the Cllr Clare
has requested that the application be considered at committee should the
application be recommended for approval.

2.3

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

2.4

The application is considered acceptable and is recommended for approval,
subject to the conditions listed in Appendix 2.

3.0

Site and surroundings (in detail)

3.1

The application site is rectangular in shape and comprises a semi-detached
dwelling located on the northern side of Riefield Road.

3.2

The dwelling presents a two-storey appearance to the street with a hipped
roof, front porch canopy and double height bay window with hipped roof to
front. The property has been extended by way of a two-storey rear outrigger
and rear roof dormer extension. The site benefits from a long rear garden
and a large outbuilding exists to the rear of the property and within the
garden. The front of the property is currently used for parking and access is
ITEM NO: 5
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obtained from the existing double-width crossover shared with the property
at No. 109 Riefield Road. In terms of materials, the building comprises
render and red interlocking tiles to roof.
3.3

The majority of Riefield Road are characterised by rows of two storey semidetached houses.

3.4

The site is directly opposite the Eltham Cemetery and Crematorium located
on the southern side of Riefield Road and abuts Eltham Warren Golf Club at
the rear. East Rochester Way (The A2) is situated beyond the golf club and
further north of the site. Eltham Cemetery and Crematorium and Eltham
Warren Golf Club are both designated as Metropolitan Open Land and
Green Chain with reference to the Council’s Proposals Map. Eltham Warren
Golf Club is further designated as a Site of Nature Conservation Importance.

3.5

The application site is not located within a designated conservation area and
does not contain any statutory or locally listed buildings, nor is it subject to
any relevant Article 4 Directions.

3.6

The site has a poor public transport accessibility level (PTAL) rating of 2 and
is not in a controlled parking zone (CPZ) subject to on-street parking
controls.

3.7

The site is located within Flood Zone 1 (least likelihood of flooding).

ITEM NO: 5
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Figure 1: Site Plan
4.0

Relevant Planning and Enforcement History

4.1

A planning enforcement complaint was received under reference: E/16/0157
for the unlawful conversion of the property into flats. This case is currently
under investigation.

4.2

Planning permission was refused for the construction of a two-storey side and
part rear extension, single storey rear extension and installation of a rear
dormer window (Resubmission), under planning reference; 09/1858/F, dated
29thth October 2009. The subsequent planning appeal against the refusal of
planning permission was allows (reference APP/E5330/D/10/2121067, dated
17th March 2010).

4.3

Planning permission was refused for the construction of a two-storey side and
part rear extension, single storey rear extension and installation of a rear
dormer window, under planning reference; 09/0246/F, dated 8th April 2009.

4.4

Planning permission was granted for the erection of two garages at the rear,
under planning refence; 80/0404, dated 9th July 1980.

5.0

Proposals (in detail)

5.1

The application is for the conversion of the property at No. 111 Riefield Road
from eleven (11) self-contained flats which were unlawfully created into four
(4) self-contained flats. The proposed four flats would be spread over three
floors:
• Flat A (studio)on the ground floor;
• Flat B (3-bed unit) on the ground floor;
• Flat C (2-bed unit) on the first floor; and
• Flat D (1-bed maisonette) spread over the first and second floors.

5.2

Flat B will have direct access to a rear private garden. The other remaining
flats will have access to the communal garden located to the rear.

5.3

Three (3) off-street parking spaces will be provided in front of the property.
Cycle parking is provided in the rear garden and a communal bin store area
will be located at the side of the property.

ITEM NO: 5
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5.4

The applicant has confirmed that the existing rear outbuilding although it does
not form part of this application will continue to be used storage ancillary to
the main dwelling.

5.5

Other minor external changes are also proposed to facilitate the conversion,
it is proposed to replace the existing garage door on the front elevation with
a window and replace the two doors and two windows on the rear elevation
with bi-fold doors.

6.0

Consultation

6.1

The application since being registered in January 2021 has been subject to
public consultation.

6.2

The consultation involved the following:
•
•
•

6.3

3 neighbour consultation letters were sent to the occupiers of the
adjoining properties on the 07/01/2021 and 13/04/21 respectfully;
1 site notice was displayed at the site on 06/03/2021; and
1 amenity group (The Eltham Society) were consulted on 05/01/2021.

Statutory Consultees

6.3.1. A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Summary of Comments
Representation
Internal
Environmental
No response to date.
Health - Pollution
Waste Services
No objection.
Housing
Occupational
No response to date.
Therapist
Parks and Open
No response to date.
Spaces
• Principle of conversion
Cllr Matt Clare
• Out of character
ITEM NO: 5

Officer’s comments

N/A
Noted.
N/A
N/A
• The conversion is set
out in the Principle
section of the main
report.
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• Loss of green/permeable
space leading to flooding
• Waste bin location

Eltham Society

No response received.

• The impact on local
character is set out in
Design section of the
main report
• Flood risk matters
are set out in the
Flooding section of
the main report
• The acceptability of
the bins is set out in
the Highways section
of the main report
N/A

6.4

Local Residents

6.5

Three (3) neighbouring properties were notified as part of this application. 25
letters of objection were received including the Riefield Road Residents
Association following the initial consultation on 7th January 2021, and a further
2 letters of objection were received following re-consultation on 13th April
2021. 27 letters of objection have been received in total.

6.5.1. A summary of the consultation responses received along with the officer
comments are set out in table below:
Officer’s comments
The principle of conversion is acceptable and
is set out in the Principle section of the main
report.

Summary of Comments
Principle of conversion

Set a precedent in the area

Each application must be assessed on its
individual planning merits.

Loss of existing family dwelling

The loss of the existing family dwelling is set
out in the Principle section of the main
report.

Parking

Parking issues are covered in the Highways
section of the main report.

ITEM NO: 5
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Lack of cycle parking

Cycle parking is provided at the rear of the
property.

Use of outbuilding

The applicant has confirmed the use of the
outbuilding would be used for ancillary
storage to the main dwelling.

Impact on property values
Impact on the character of the
area
Flood risk

The effect on local property values is not a
material planning consideration.
The impact on local character is set out in
Design section of the main report
Flood risk matters are set out in the
Flooding section of the main report.
The acceptability of the accommodation
provided is set out in the Quality of
accommodation section of the main report.

Quality of accommodation

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” – 2021)
• The London Plan (2021) - Full details of relevant policies refer to
Appendix 3.
• The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014) - Full details of relevant policies refer
to Appendix 3.

7.2

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

8.0

Planning Considerations

8.1

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

Principle of development;
Housing mix;
Design;
Quality of accommodation;
Neighbouring amenity;
ITEM NO: 5
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−
−
−
−
−

Transport and access;
Waste;
Flood Risk;
Sustainability; and
CIL

Principle of Development
8.2

The overriding objective of the Royal Greenwich policy framework is to
deliver high quality development which improves the quality and distinctive
identity of places and contributes to their success and the area’s popularity as
somewhere to live, work and stay.
Creation of new residential units

8.3

London Plan Policy GG4 sets out the strategic objectives of delivering more
homes to meet the needs of Londoners. To achieve this London Plan Policy
H1 recognises the need to optimise the potential for housing delivery on all
suitable and available brownfield sites and sets a ten-year housing target
(2019/20 – 2028/29) of 28,240 units for the Borough. Policy H2 has set a
target of 3,010 net housing completions on small sites as a component of the
overall ten-year target.

8.4

The development proposals would generate an uplift in the number of units
on the site (increase of 3) including the re-provision of a 3-bed unit which
would continue to deliver a much-wanted family-sized unit in the local area.
The principle of creating additional units is therefore supported to meet the
housing targets in the borough and London in general. However, this
is subject to other material planning considerations to be met such as be
compliant to the flat conversion policy and offering an acceptable standard of
living accommodation. These matters are considered in the rest of this
report.
Flat conversion

8.5

Policy H(b) of the Core Strategy relates to residential conversions. The thrust
behind this policy is to protect existing small and medium family dwellings (3bedroom units) in the borough. This proposal seeks to re-provide a familysized unit (3-bed) on the ground floor of the property and thus there will be
no net loss of a family dwelling on the site in meeting the policy objectives.
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8.6

The policy then sets out other criteria which must be met for conversions as
follows:
i.

The original premises is less than 111.48 sqm of net floor area (1,200
sqft) excluding any garages or less than 130 sqm of net floor area
(1,400 sqft) where they form part of a terrace;
On street parking problems aggravate the safety and free flow of traffic
and pedestrians in the area; or
The character and appearance of the surrounding area and buildings is
adversely affected.

ii.
iii.

The required minimum floor standard is also set out in the Council’s
Residential Extension, Basement and Conversion SPD.
8.7

In relation to the application site, it is noted that the original property
considerably exceeds 111.48sqm in size; contains a large front driveway to
accommodate off-street parking; and, that the proposals would not adversely
impact on the character and appearance of the property or surrounding area
(see ‘Design’ section of the main report). The proposals therefore accord
with the first set of criteria of Policy H(b) and can therefore proceed to the
assessment of the second set of criteria. These are set out below and must be
met for sub-divisions of residential properties to be acceptable:
i.
ii.

iii.
iv.
v.
vi.

8.8

Adequate, safe and secure access to all dwellings is provided;
Sound insulation is installed to alleviate the problems of noise both
between the new residential units and between them and neighbouring
dwellings, and sound insulation and ventilation treatment against road
and railway noise is installed on noise sensitive facades;
Each unit of accommodation is self-contained;
Dwellings intended for families are provided on the ground floor or
have direct access to a garden;
The car parking provision is in line with the requirements of Policy
IM(c); and
Any extensions or additions are limited to an appropriate size and
meet with the design requirements of Policies DH1 and H5.

As set out within the remainder of this report, it is considered that the
proposed subdivision of the former single dwellinghouse to four selfcontained flats accord with each of the above criteria and as such the
principle of the conversion is supported by officers.
Housing Mix

ITEM NO: 5

Page 27

8.9

London Plan Policy H10 states schemes should generally consist of a range of
unit sizes. To determine the appropriate mix of unit sizes in relation to the
number of bedrooms, regard should be given to the requirement to deliver
mixed and inclusive neighbourhoods; the need to deliver a range of unit types
at different price points across London; and the mix of uses and range of
tenures in the scheme. Consideration should also be given to the nature and
location of the site, with a higher proportion of one and two bed units
generally more appropriate in locations which are closer to a town centre or
station or with higher transport access and connectivity, and the need for
additional family housing and the role of one and two bed units in freeing up
existing family housing. This is supported by Policy H2 of the Core Strategy,
which seeks a mix of housing types and sizes in all development subject to the
location of the development and the character of the area.

8.10 The proposal would deliver 1 x 3-bed, 1 x 2 bed, 1 x 1 bed and 1 x studio
units which would be an acceptable range in order to contribute to the mix
of housing stock in the area. As such the proposed housing mix is supported
by officers.

Design
8.11 As mentioned earlier in this report the impact on the character and
appearance of the surrounding area is a material planning consideration and a
requirement as per criterion iii of Core Strategy Policy H(b). The proposal is
for the conversion of an existing large residential dwellinghouse to 4 selfcontained flats. A search of the planning records reveals no other applications
for a flat conversion have been lodged in Riefield Road. Whilst this is the case
this does not necessarily mean than an application of this type cannot be
considered. By virtue of granting planning permission does not essentially set
a precedence in the area. It is with no doubt that any consent is a material
consideration for similar future applications, but each application must be
assessed on their individual planning merits based on site specifics and by fact
and degree. In this instance, officers take the view that the proposed
conversion would not result in or add to the unacceptable proliferation of
conversions in the locality nor does it cause any significant amenity loss to the
general area in terms of affecting the character and appearance of the street,
adding to parking stress to surrounding roads or creating noise and
disturbance to local residents. To this end the development proposals is
acceptable in character terms and would not be harmful on local amenity.
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8.12 Policy DH1 of the Core Strategy requires proposals to be of a high quality,
which should positively contribute to the improvement of both the built and
natural environment. The local scale, the established pattern of development
and landscape, building form and materials will all be taken into account. This
is supported by Policy D3 in the London Plan (2021).
8.13 The only proposed external changes are minor in nature and involve the
proposed replacement of the existing garage door on the front elevation with
a window and the proposed replacement of two doors and two windows on
the rear elevation with bi-fold doors. It is considered that the proposed
changes to the rear elevation are acceptable due to their position and would
be largely hidden from public vantage points. Regarding the proposed
alteration to the front elevation, in principle, it is considered that the loss of
the existing garage door is acceptable as some other properties within
Riefield Road have previously replaced garage doors with windows (e.g. Nos.
110 and 112 Riefield Road). In terms of design the new ground floor front
window would replicate the appearance and proportions of the existing
windows on the host property and would align with the upper floor opening
to ensure a uniform and well-balanced front elevation.
8.14 On the basis of the above, it is considered that the proposal would not
detract from the character and appearance of the host property or the wider
area and overall is considered to be consistent with the relevant policy
framework.
Quality of accommodation
8.15 The table below sets out the relevant residential space requirements as
required by Policy D6 and Table 3.1 of the London Plan and the Nationally
Described Space Standards.
Unit Type Characteristic Requirement
Overall Floor
Area (GIA)
Flat A
(1b/1p 1
storey)

Size

37sqm (as shower 40.1sqm
room proposed)

Floor to Ceiling 2.5m for at least
Height
75% of gross
internal area
(London Plan)
Built-in Storage 1.0sqm
Overall Floor 74sqm
Area (GIA)
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Pass

>75%

Pass

2.2sqm
74.5sqm

Pass
Pass
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Flat B
(3b/4p 1
storey)

Flat C
(2b/4p 1
storey)

Flat D
(1b/2p
2 storeys)

Floor to Ceiling 2.5m for at least
Height
75% of gross
internal area
(London Plan)
Bedroom 1
11.5sqm
(Double)

>75%

Pass

12.1sqm

Pass

Bedroom 2
(Single)
Bedroom
3 (Single)
Built-in Storage
Overall Floor
Area (GIA)

7.5sqm

8.45sqm

Pass

7.5sqm

8.5sqm

Pass

2.5sqm
70sqm

2.5sqm
70.1sqm

Pass
Pass

Floor to Ceiling 2.5m for at least
Height
75% of gross
internal area
(London Plan)
Bedroom 1
11.5sqm
(Double)

>75%

Pass

14.0sqm

Pass

Bedroom 2
11.5sqm
(Double)
Built-in Storage 2.0sqm
Overall Floor 58sqm
Area (GIA)

13.7sqm (15.4sqm Pass
with en-suite)
2.0sqm
Pass
75sqm
Pass

Floor to Ceiling 2.5m for at least
Height
75% of gross
internal area
(London Plan)
Bedroom 1
11.5sqm
(Double)

>75%

Pass

13.96sqm

Pass

Built-in Storage 2.0sqm

7.7sqm

Pass

8.16 As shown in the above table, the proposed flats would accord with, and in
some instances exceed, the minimal internal space standards of the London
Plan and Nationally Described Space Standards.
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Outlook, Light and Privacy
8.17 Standard 29 of the Mayor of London's Housing SPG (2016) states that
developments should minimise the number of single aspect dwellings.
Standard 32 of the SPG states that all homes should provide for direct
sunlight to enter at least one habitable room for part of the day. Standard 28
of the SPG states that design proposals should demonstrate how habitable
rooms within each dwelling are provided with an adequate level of privacy in
relation to neighbouring property, the street and other public spaces.
8.18 Policy H5 of the Core Strategy states that the quality of new housing should
meet the standards of the Housing SPG. Policy H5 also confirms the Council’s
presumption against single-aspect north facing units and a presumption in
favour of dual aspect units, where possible.
8.19 From a review of the submitted documents, it is noted that Flats B, C and
D would benefit from being dual or multi-aspect. Whilst Flat A would only be
single-aspect, it does face in a south easterly direction and it is considered
that sufficient light would be received in the flat due to the large bay window
opening and the small internal size of the flat. It is considered that all of the
flats would benefit from a good level of outlook.
8.20 With regard to privacy, as the proposed flats are within an existing building
formally used as a single dwelling, it is considered that the position of the
windows including those proposed to the front and rear of the property
would ensure that there is no significant overlooking from adjacent properties
or other flats within the property.
8.21 On the basis of the above, it is considered that the proposed flats would
benefit from an acceptable level of outlook, sunlight / daylight and privacy.
Private Amenity Space
8.22 Standard 26 of the Mayor’s Housing SPG (2016) states a minimum of 5.0sqm
of private outdoor space should be provided for 1-2 person dwellings and an
extra 1sqm should be provided for each additional occupant. In the case of
the application proposals, this would equate to a requirement for a minimum
of 7.0sqm of private amenity space for Flat B which is a family-sized dwelling.
In addition, Core Strategy Policy H5 states that for family dwellings a garden
size of 50sqm should be secured, whilst in schemes consisting of flats
(including conversions) a communal garden is acceptable. The new private
garden for Flat B would equate to 52sqm, which exceeds both the Mayor’s
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Housing SPD standard and the Core Strategy. No details of privacy screening
around the perimeter of the private garden has been provided so a condition
is recommended to be imposed for any planning approval.
8.23 The remainder of the large garden area (600 sqm) is proposed to be a
communal garden which then provides amenity space for the residents of the
other flats. This arrangement is deemed acceptable and practical for users as
it is accessible via the side of the property.
Inclusive design
8.24 Policies D5 and D7 of the London Plan and Policy DH1 of the Core Strategy
states that new developments should be accessible and inclusive for all. All
new residential development should meet Building Regulations requirement
M4(2) ‘accessible and adaptable dwellings’. Whilst it is noted that this part of
the regulations does not apply to residential conversions given the constraints
of existing buildings, it is strongly encouraged that the layout of the selfcontained flats should be designed in a manner to accord to the regulations
where practicable, as well as according to the other regulations which do
apply to conversions. In this instance, the layout of the new units has been
designed as far as practical in meeting the standards such as the provision of
spacious communal circulation spaces, generous bathroom layouts for ease of
use, and acceptable door and corridor widths among others. As such officers
are satisfied the proposal has been designed to meet the needs of the wider
community.
8.25 In summary, the proposed development provides acceptable living conditions
for prospective occupiers of the new self-contained flats in accordance with
the above policies.
Neighbouring amenity
8.26 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.
8.27 Policy E(a) of the Core Strategy also seeks to ensure that proposed
development will not have an adverse impact on the amenities of adjacent
occupiers in terms of noise and disturbance. This is supported by London
Plan Policy D13.
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8.28 From a review of the site and the surrounding context, it is considered that
the relevant properties for the consideration of amenity impacts are:
• No. 109 Riefield Road (to the south); and
• No. 113 Riefield Road (to the north).
8.29 As no additional or enlarged structures are proposed as part of the proposals,
it is considered that there would be no significant adverse impact on the level
of amenity enjoyed by neighbouring residents by way of loss of daylight and
sunlight, outlook or privacy, or increased overshadowing, overlooking, sense
of enclosure or sense of overbearing. Furthermore, the elevation changes
proposed to the front and rear of the dwelling would not give rise to any
amenity impacts.
8.30 Similarly, it is considered that the proposed use of the property as 4 selfcontained flats (12 persons in total) and their associated comings and goings
would not result in noise levels over and above those typical of a single large
residential family dwellinghouse.
8.31 Overall the development is considered to have an acceptable impact on
neighbouring amenity and therefore complies with Policies DH(b) and E(a) of
the Core Strategy and Policy D13 of the London Plan.
Transport and Access
Car parking
8.32 Under the London Plan, the Royal Borough of Greenwich for parking
purposes is classed as inner London. London Plan Policy T6 states that car
parking should be restricted in line with levels of existing and future public
transport accessibility and connectivity, and that car-free development should
be the starting point for all development proposals in places that are wellconnected by public transport. Table 10.3 of Policy T6.1 outlines a maximum
parking provision of up to 0.5 spaces per dwelling for Inner London with a
PTAL of 2.
8.33 Core Strategy Policy IM(c) states that developments must provide the
minimum level of car parking provision necessary as set out in the London
Plan, and also states that development supported by a high level of public
transport accessibility and within controlled parking zones should be car
free.
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8.34 The site has a public transport accessibility level (PTAL) rating of 2 and is not
in a controlled parking zone (CPZ). The submission documents show three
car parking spaces within the existing front forecourt area accessed via the
shared double-width crossover on the kerbside. It should be noted that the
number of parking spaces has been reduced from the original four to three
following concerns to their impact upon waste access. Whilst this would
exceed the maximum provision under the London Plan, given the family sized
dwelling and overall no. of units proposed in a part of the borough with
modest links to local public transport, the on-site parking provision is
considered acceptable.
8.35 Whilst no specific details have been provided regarding the use of the spaces,
it is assumed that one space would be provided for three of the four flats
especially for the family-sized unit, and a car parking management plan
condition is recommended to be imposed for any planning approval. As the
forecourt area already exists, it is considered that its use for four car parking
spaces is acceptable as the forecourt is sufficient to accommodate the spaces
without oversailing the highway. The proposal therefore would not add to the
parking stress within the surrounding highway network.
Cycle parking
8.36 London Plan Policy T5 states that development proposals should help remove
barriers to cycling and create a healthy environment in which people choose
to cycle. This is supported by Policy IM(b) of the Core Strategy. In line with
the London Plan cycle parking standards a minimum of seven cycle parking
spaces would be required for the new development (i.e. one space for Flat A
and two spaces each for Flats B, C and D). The submission documents show
two cycle spaces within the private amenity area for Flat B and a further six
spaces in the communal garden which exceeds the minimum requirements. A
condition is recommended to be attached for any planning approval to ensure
details of the cycle parking are secure and covered. Subject to the imposition
of the cycle parking condition the proposed development would align with
the London Plan policy objectives in encouraging a sustainable mode of travel
over the private motor vehicle.
Waste
8.37 Policy DH1 of the Core Strategy requires developments to demonstrate onsite waste management including evidence of waste reduction, use of recycled
materials and dedicated recyclable waste storage space. The Royal Borough of
Greenwich Guidance Note for Waste and Recycling Materials outlines that
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the provision needs to be made for enough 240L wheelie bins for the total
number of flats and in some instances, it may be possible for the flats to make
shared use of the 240L organics waste bin. All bins must be contained within
the site and within carrying distance for waste collectors.
8.38 The application makes provision for a large communal bin store area located
at the side of the property which is capable of meeting the needs of the
occupiers of the new flats. In addition, its positioning close to the kerb side is
within reach of waste collectors and there is sufficient clearance around the
designated parking area to ensure unobstructed access. It is unclear as to
whether the bins will be enclosed to avoid the transmission of odours and
smells to the neighbour property at No. 109 Riefield Road. To that end a
condition is recommended to secure such details. Subject to the imposition of
the condition and for these reasons explained above it is considered that the
siting and design of the bins are acceptable in meeting Core Strategy DH1.
Flood Risk
8.39 The site is located within Flood Zone 1 (least likelihood of flooding) and is
less than 1ha in size. Accordingly, no Flood Risk Assessment (FRA) is required
as part of the planning application. It should be noted that the proposal does
not seek to enlarge the existing property by way of extensions, nor it is
proposed to replace the surface material of the front forecourt as this area is
currently used for parking and this would be retained for the new
development. As such there is no firm evidence that the proposal would
increase flooding in the surrounding area.
Sustainability
8.40 London Plan Policy SI 5 states that developments should minimise the use of
mains water in line with the Optional Requirement of the Building Regulations
(residential development), achieving mains water consumption of 105 litres or
less per head per day (excluding allowance of up to five litres for external
water consumption). A condition requiring the development to be designed
to minimise mains water consumption is recommended be included in any
permission.
CIL
8.41 No extensions or an uplift in floorspace are proposed and as such the
proposal would not be liable for the Mayoral CIL2 and the Royal Borough of
Greenwich CIL.
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Public Sector Equality Duty (PSED) and Human Rights
8.42 Under the Equalities Act 2010, the Council must have due regard to the need
to eliminate discrimination, harassment or victimisation of persons by reason
of age, disability, pregnancy, race, religion, sex and sexual orientation. This
planning application has been processed and assessed with due regard to the
PSED. The application proposals are not considered to conflict with the Duty.
8.43 The application has also been considered in the light of the Human Rights Act
1998 and it is considered that the analysis of the issues in this case, as set out
in this report and recommendation, is compatible with the Act.
Conclusion
8.44 The proposed development is considered acceptable with regard to the
principle of conversion which would not have an impact on local character or
neighbouring amenity. The proposal would provide acceptable standard of
living accommodation and would not lead to any highway impacts.
8.45 Based on the above, it is therefore recommended that permission be granted
for application reference 20/3857/HD, subject to the conditions outlined in
Appendix 2.
Background Papers:

National Planning Policy Framework (2021)
The London Plan (2021)
Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014)
Residential Extensions, Basement and Conversions
Guidance SPD (2018)

Report Author:
Tel No.:
Email:

Aaron Lau – Senior Principal Planner
0208 921 8907
Aaron.Lau@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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Appendix 1 - Drawing numbers
The following drawings and associated documentation have been submitted by the
applicant in support of application reference 20/3857/F:
•
•
•
•
•
•

EFP/20023-1
EFP/20023-2
EFP/20023-3
EFP/20023-4 Rev B
Design & Access Statement and
Site Location Map
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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 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 2
The development shall be carried out strictly in accordance with the application
plans, drawings and documents hereby approved and as detailed below:
EFP/20023-1, EFP/20023-2, EFP/20023-3, EFP/20023-4 Rev B, Design & Access
Statement and Site Location Map
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
The materials to be used for the external surfaces of the development hereby
permitted shall match those of the existing building. All new works and works of
making good to the retained fabric shall be finished to match the adjacent work
unless otherwise stated on the approved drawings and retained for the lifetime of
the development.
Reason: To ensure that the design is delivered in accordance with the details
submitted and assessed so that the development achieves the necessary high
standard and detailing in accordance with Policy D3 of the London Plan (2021),
Policy DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(July 2014) and the Council’s ‘Residential Extensions, Basements and Conversions
Guidance SPD (December 2018).
Condition 4
a) Prior to the first occupation of the development hereby approved, details of
the boilers shall be submitted to and approved in writing by the Local Planning
Authority. The boilers shall have dry NOx emissions not exceeding 40
mg/kWh (0%).
b) The boilers shall be installed and retained for the lifetime of the development
in accordance with the approved details unless prior written approval of the
authority is given.
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Reason: To comply with the London Plan's SPG on Sustainable Design and
Construction and Policy SI 1 of the London Plan (2021).
Condition 5
The development hereby permitted shall comply with Regulation 36(2)(b) of the
Building Regulations 2010 (as amended by the Building Regulations (Amendment)
Regulations 2015/767) and as set out in section G2 of the Building Regulations
Approved Document (105 litres per person per day).
Reason: To comply with Policy SI 5 of the London Plan (2021) and Policy DH1 of
the Royal Greenwich Core Strategy with Detailed Policies (2014).
Condition 6
a) Prior to the first occupation of the development hereby approved details to
show a min. 7 secure and covered cycle spaces to be provided on the site shall
be submitted to and approved in writing by the local planning authority.
b) The cycle parking spaces shall be installed in accordance with the approved
details prior to the first occupation of the approved flats and maintained
thereafter in working order for the lifetime of the development.
Reason: To ensure adequate cycle parking is available on site and to promote
sustainable transport by reducing the need for car travel and ensure compliance
with Policy T5 of the London Plan (2021) and Policies IM(b) and IM(c) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 7
a) Prior to the first occupation of the development hereby approved details of a
min. 1.8m high screening for the private amenity area of Flat B (ground floor 3bed unit) shall be submitted to and approved in writing by the local planning
authority.
b) The privacy screening shall be installed in accordance with the approved details
prior to the first occupation of Flat B and maintained thereafter for the lifetime
of the development.
Reason: To protect the amenity of the occupiers at Flat B in complying with Policy
DH(b) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014) and the Council’s Residential Extensions, Basement and Conversion
Guidance SPD (2018)

Condition 8

ITEM NO: 5

Page 39

a) Prior to the first occupation of the development hereby approved details of the
covered refuse storage shall be submitted to and approved in writing by the
local planning authority.
b) The refuse storage shall be installed in accordance with the approved details
prior to the first occupation of the development and maintained thereafter for
the lifetime of the development.
Reason: To protect the amenity of the occupiers in complying with Policy E(a) of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 9
a) Prior to the first occupation of the development hereby approved a car park
management plan shall be submitted to and approved in writing by the local
planning authority.
b) The car park management plan as approved shall be implemented prior to the
first occupation of the development and maintained thereafter for the lifetime of
the development.
Reason: To ensure that safe and secure off-street parking is maintained and
managed to that satisfaction of the Council and ensure compliance with Policy T6 of
the London Plan (2021) and Policy IM(c) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (Adopted July 2014).
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Informative(s)
1. The Council engages with all applicants in a positive and proactive way
through specific pre-application enquiries and the detailed advice available on
the Council’s website. On this particular application, no pre-application advice
was sought. However, as the proposal was clearly in accordance with the
Development Plan, permission could be granted without any further
discussion.
2. Under the London Buildings Acts (Amendment) Act 1939, you are legally
required to apply for a new official address for this development. Please see
our website:
https://www.royalgreenwich.gov.uk/info/200199/street_naming_and_numberin
g/83/developers_and_street_naming for further guidance on how to apply.
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Appendix 3 - National, regional and local planning policies and
Supplementary Planning Guidance / Documents
The NPPF (July 2021)
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 12 Achieving well-designed places
The London Plan: The Spatial Development Strategy for London (March 2021)
In March 2021 the London Plan (2021) was adopted. The policies relevant to this
application are:
Policy GG4
Policy D3
Policy D5
Policy D6
Policy D7
Policy D13
Policy D14
Policy H1
Policy SI 1
Policy T5
Policy T6
Policy T6.1

Delivering the homes Londoners need
Optimising site capacity through the design-led approach
Inclusive design
Housing standards
Accessible housing
Agent of change
Noise
Increasing housing supply
Improving air quality
Cycling
Car parking
Residential parking

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 H(b)
Policy DH1
Policy DH(b)

New Housing
Housing Mix
Housing Design
Conversions
Design
Protection of Amenity for Adjacent Occupiers
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Policy E2
Policy E(a)
Policy IM4
Policy IM(a)
Policy IM(b)
Policy IM(c)

Flood Risk
Pollution
Sustainable Travel
Impact on the Road Network
Walking and Cycling
Parking Standards

Supplementary Planning Guidance/Documents:
Residential Extensions, Basement and Conversion Guidance SPD (December 2018)
Mayoral House SPD (2016)
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Eltham & Kidbrooke Area Planning
Committee
26th October 2021

Agenda Item: 5
Reference No: 20/3857/F

Applicant: Mr Karamanli, 111 Riefield Road, Eltham, SE9 2RB
Agent:
Mr Semi, E F Planning, 214 Footscray Road, New Eltham, SE9 2EL
Site Address:
111 Riefield Road, Eltham, London SE9 2RB

Ward:
Eltham South
Application Type:
Full Planning Permission

ADDENDUM
1.0

Recommendation

1.1

The application was originally reported to the Eltham & Kidbrooke Area
Planning Committee on 15th September 2021. The application was deferred in
order to allow Members to undertake a site visit which has been scheduled
to take place on 23rd September 2021.

1.2

The Committee is requested to grant Planning Permission Ref: 20/3857/F as
outlined below:
‘Conversion of property into 4 self-contained flats’
Recommendation:
i.

ii.

To resolve to grant conditional planning permission according to the
conditions in Appendix 2, to be detailed in the notice of determination;
and
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 and its addendums, where the
Assistant Director of Planning & Building Control considers it
appropriate, before issuing the decision notice.
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Eltham & Kidbrooke Area Planning
Committee
26th October 2021

Agenda Item: 6
Reference No: 21/0942/HD

Applicant: Mr Curtis, 79 Lee Road, Lewisham, SE3 9EN
Agent:
Mr Harry, Planning & Part Wall Specialists Ltd, 39 Shirley Way,
Shirley, Croydon CR0 8PJ
Site Address:
79 Lee Road, Lewisham, London SE3 9EN

Ward:
Middle Park and Sutcliffe
Application Type:
Full Planning Permission

1.0

Recommendation

1.1

The Committee is requested to grant Planning Permission Ref. 21/0942/HD
as outlined below:
‘Amalgamation of existing outbuildings with the main property to form a ground
floor rear extension with associated external works.’
Recommendation:
i.

ii.

To resolve to grant conditional planning permission according to the
conditions in Appendix 2, to be detailed in the notice of determination;
and
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 and its addendums, where the
Assistant Director of Planning & Building Control considers it
appropriate, before issuing the decision notice.

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

1392m2
• Locally listed building
• Blackheath Park Conservation Area
N/A
Zone 1 (least probability of flooding)
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The Proposal
The application proposes the amalgamation of existing outbuildings
with main property to form ground floor rear extension with
associated external works
Public Consultation
Number in support
Number of
objections
Number of
comments
Main issues raised by
objectors

1
8
0
•
•
•
•
•

Design and appearance
Impact on heritage assets
Overlooking
Misuse of planning regulations
Flood risk

2.2

The application is being reported to the Eltham & Kidbrooke Area Planning
Committee due to the number of objections received, and that Cllr Drury
has requested that the application be considered at committee should the
application be recommended for approval.

2.3

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

2.4

The application is considered acceptable and is recommended for approval,
subject to the conditions listed in Appendix 2.

3.0

Site and surroundings (in detail)

3.1

The application site is rectangular in shape and comprises a semi-detached
dwelling with a large rear garden located on the eastern side of Lee Road.
The site shares its boundaries with No. 77 Lee Road to the north, No. 81 to
the south and No. 13 Manor Way to the east.

3.2

The subject site contains a number of well-established trees and vegetation. It
is located in a residential area with the Kid Brook running along the northern
side boundary.
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3.3

The site is located within the Blackheath Park Conservation Area and the
subject dwelling and its adjoining semi-detached pair (No. 81 Lee Road) are
locally listed buildings with the following entry,
‘Built 1827. Paired villas; 2-storeys and attic. Stuccoed fronts to main parts. Side
walls and later extension painted brick. Slated roof of moderate pitch, with gable
end to road. Parapet fronts to extensions. On ground floor, canted bay, with sloping
slate roof. Six panel door with high, rectangular fanlight in flat stuccoed surround
with keystone supporting first floor band. No. 81 has shutters to windows.’

3.4

From the front the pair are not symmetrical or a mirror image of one
another but rather they read as one large dwelling. To the rear the pair
would have originally been symmetrical; however previous alterations and
extensions are evident.

3.5

The neighbouring properties at Nos. 77 and 83 Lee Road are Grade II listed.

3.6

The site is located within Flood Zone 1 (least likelihood of flooding).

Figure 1: Site Plan
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4.0

Relevant Planning and Enforcement History
Planning

4.1

A lawful development certificate was refused for the construction of a single
storey rear extension, under planning reference 19/1184/CP, dated 17th May
2019.

4.2

A lawful development certificate was approved for partial demolition of a rear
extension and construction of two outbuildings, under planning reference
19/3374/CP, dated 20th November 2019.

4.3

Planning permission was refused for the construction of a 2-storey side
extension including new front porch, single storey rear extension,
enlargement of first floor rear terrace, new door and window to side
elevation and side dormer to roofslope, under planning reference
18/3608/HD, dated 4th December 2018. The subsequent planning appeal
against the refusal of planning permission was dismissed (reference
APP/E5330/D/19/3223563, dated 3rd July 2019).

4.4

Planning permission was approved for replacing 3 single glazed sash windows
with double glazed box sash windows with glazing bars, replacement of 3
single glazed with double glazed into existing frames and removed single
glazed casement windows with double glazed casement windows with glazing
bars, under planning reference 20/1048/HD, dated 03rd December 2020.

4.5

Planning permission was approved for the enlargement of existing two storey
side extension including finishes to match existing. Installation of replacement
windows to front elevation and removal of ground floor side window, under
planning reference 20/1350/HD, dated 17th December 2020.

4.6

Planning permission was approved for the enlargement of existing side
dormer, under planning reference 20/1351/HD, dated 22nd December 2020.

4.7

An application under planning reference 21/1977/MA is currently under
consideration and is submitted under Section 73 of the Town & Country
Planning Act 1990 for a minor material amendment and in connection with
the planning permission 20/1351/HD, dated 22/12/2020 to allow:
- Enlargement of approved dormer roof extension

4.8

Planning permission was approved for the construction of two side dormer
windows to main roof, under planning reference 21/1603/HD, dated 28th July
2021.
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Enforcement
4.9

A planning enforcement complaint was received under reference: E/20/2098
for the non-compliance of development with the approved plans under
planning reference: 19/3374/CP. This case was fully investigated and closed on
1st February 2021.

4.10 A planning enforcement complaint was received under reference: E/20/0667
for works to be carried out involving the demolition of a boundary wall. This
case was fully investigated and closed on 10th November 2020.
5.0

Proposals (in detail)
Background

5.1

In 2018, an application for the construction of a 2-storey side extension
including new front porch, single storey rear extension, enlargement of first
floor rear terrace, new door and window to side elevation and side dormer
to roofslope, under planning reference 18/3608/HD, was refused on the
following grounds:
1. The proposed development, by reason of its inappropriate scale, bulk and design,
would dominate and compete with the appearance of the host property and
would unbalance the semi-detached pair, which together in their existing state
provide special local architectural and historic interest and make a positive
contribution to the character and appearance of the Blackheath Park
Conservation Area. The proposal would therefore fail to preserve or enhance the
character and appearance of both designated and non-designated heritage
assets and as such it is contrary to Section 72 of the Planning (Listed Buildings
and Conservation Areas) Act 1990, paragraphs 196 and 197 of the National
Planning Policy Framework (2018), Policies 7.4, 7.6 and 7.8 of the London Plan
(2016), Policies DH1, DH(a), DH(h) and DH(j) of the Royal Greenwich Local
Plan Core Strategy (2014), the Residential Extensions, Basements and
Conversions Guidance SPD (2016) and the Blackheath Park Conservation Area
Character Appraisal (2013).
2. Due to the size and extent of the proposed rear extension along the boundary
shared with no. 81 Lee Road, the proposal would be overbearing and create an
unacceptable a sense of enclosure for the occupants of 81 Lee Road. Furthermore,
the proposed roof terrace above the rear extension would promote overlooking of
windows of the neighbouring property at 81 Lee Road and reduce their privacy to
an unacceptable degree. This is contrary to Policy 7.6 of the London Plan (2016),

ITEM NO: 6

Page 51

Policy DH(b) of the Royal Greenwich Local Plan Core Strategy (2014) and the
Residential Extensions, Basements and Conversions Guidance SPD (2014).
3. The proposed side extension would encroach within 5 metres of the Kid Brook,
which flows in culvert along the northern boundary of the site. As a result, the
proposal would further restrict access to the culvert for essential maintenance
and emergency repairs, which is imperative in reducing flood risk to the property
and those in the surrounding area. As such the proposal is contrary to Policy
5.12 of the London Plan (2016) and policy E2 of the Royal Greenwich Local Plan
Core Strategy (2014).
4. In the absence of a Tree Survey, the Council is unable to make a full analysis of
the potential impact of the proposed development on the protected trees and
the local environment generally. As such, the proposal is contrary to Policies 7.8,
7.19 and 7.21 of the London Plan (2016) and Policies DH1, DH(h) and OS(f) of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
5.2

The subsequent planning appeal against the refusal of planning permission was
dismissed (reference APP/E5330/D/19/3223563, dated 3rd July 2019). The
Inspector was of the opinion that,
“The single storey rear addition would be excessively deep with a large expanse of
flat roof which would detract from the appeal property’s original character and
proportions. Whilst the proposed materials would match that existing and replicate
some existing features on the property, the extensions proposed would be neither
subservient nor sympathetic to the host dwelling. Although the rear extension would
only be visible in private views this would not diminish the harm that would be
caused.” (paragraph 7)
“The disproportionate design of the proposed extensions would create an excessive
bulk that has little relationship to the existing dwelling or examples in the identified
group of which the appeal property forms part. As a result, the extensions would be
incongruous and cause harm to the architectural integrity of the existing locally listed
building and the character and appearance of the CA.” (paragraph 9)

5.3

In 2019, a lawful development certificate was refused for the construction of
a single storey rear extension, under planning reference 19/1184/CP on the
following grounds:
1. The proposed single storey rear extension would be within 2 metres of the
boundary of the curtilage of the dwellinghouse, and the height of the eaves would
measure 3.3 metres, exceeding requirement A.1(i). As such, the proposal does not
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comply with Schedule 2, Part 1, Class A of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (as amended).
2. The proposed single storey rear extension would attach to previously erected side
and rear extensions, and as such, the total enlargement (being the proposed
extension together with any existing enlargement of the original dwellinghouse to
which it would be joined) would have a width greater than half the width of the
original dwellinghouse and would extend beyond a wall forming a side elevation of
the original dwellinghouse. As such, the proposal does not comply with
requirements A.1(j) and A.1(ja) of Class A of Part 1 of Schedule 2 of the Town
and Country Planning (General Permitted Deevelopment) (England) Order 2015
(as amended).
3. The proposal includes the provision of a verandah/balcony on the roof of the
proposed single storey rear extension. Notwithstanding that a verandah/balcony
already exists, the provison of this verandah/balcony would conflict with
requirement A.1(k)(i) of Class A, Part 1, Schedule 2 of the Town and Country
Planning (General Permitted Development) (England) Order 2015 (as amended).
5.4

A follow-up lawful development certificate for the partial demolition of a rear
extension and construction of two outbuildings (ancillary storage and private
gym), was submitted later in 2019 and subsequently granted under planning
reference 19/3374/CP.

5.5

The certificate was granted following a review of recent appeal decisions (e.g.
appeal references APP/Y3615/X/17/3181457 and APP/F5540/X/18/3209860)
which make it clear that any gap between a house and a proposed
outbuilding, even if that gap is minimal, requires the local planning authority to
make an assessment against Class E (rather than Class A). For appeal
reference APP/Y3615/X/17/3181457, the Inspector stated:
"The application drawings show a freestanding building which would be physically
separate from the dwellinghouse. There is nothing within the GPDO or indeed the
accompanying Technical Guidance which lends support to an argument that there
has to be a “material” gap between the two buildings nor does the Council indicate
what it considers a material gap to be. The Technical Guidance makes clear that
“Buildings which are attached to the house (my emphasis added) are not permitted
under Class E (they would be subject to the rules in Class A)”. The building would
not be attached to the house as a matter of fact.
The Council has provided no other evidence which lends support to its particular
interpretation that there has to be a material gap between the buildings in order to
be able to assess the development against Class E. Further, it has failed to respond
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to the example appeal decisions provided by the Appellant where Inspectors have
consistently found that small gaps between buildings (even smaller than that
proposed here) have not excluded developments from being considered under Class
E. I have been provided with no reason why I should depart from the consistent
reasoning of my colleagues in those decisions which seem to me to correctly follow
the provisions and wording of the GPDO."
5.6

It is for these reasons and in light of the appeal decisions that the LDC was
granted as the proposed structure fell within the limits of permitted
development as set out in Schedule 2, Part 1, Class E of the Town and
Country Planning (General Permitted Development) (England) Order 2015
(as amended). This development has since been implemented.
Scope of application

5.7

Following the grant of the 2019 lawful development certificate the current
planning application is for the conversion of and the amalgamation of the
existing outbuildings with main property to form a ground floor rear
extension with associated external works.

5.8

The proposal would infill the gaps in between the existing outbuildings
(800mm) and rear of the dwelling house (200mm) and the extension will be
used as a new kitchen. There will be no increase in depth.

5.9

Full height retractable glass doors will be installed to the rear and side
elevations.

5.10 The proposed materials are a combination of white stucco render and
London stock bricks to match.
5.11 The north-eastern corner of the extension would feature a fully demountable
floor of 12.6sqm which allows a section of the corner to be removed and the
glazed screens retracted to result in a L-shaped extension. This is to allow the
Environment Agency full access to the culvert situated within approximately
8m of the side of the property
6.0

Consultation

6.1

The application since being registered in April 2021 has been subject to public
consultation.

6.2

The consultation involved the following:
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•
•
•

6.3

4 neighbour consultation letters were sent to the occupiers of the
adjoining properties on the 15/04/2021;
1 site notice was displayed at the site on 22/04/2021 and a press
notice issued on the 21/04/2021; and
3 amenity groups (The Blackheath Cator Estate Residents Ltd, The
Blackheath Society and The Blackheath Park Conservation Group)
were consulted on 14/04/2021.

Statutory Consultees

6.3.1. A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Summary of Comments
Officer’s comments
Representation
Internal
• The existing single-storey rear
additions are unsympathetic to
the historic property but, at
single-storey, are subservient to
the host building in mass and
scale;
• The proposals do not
substantially increase the built
footprint of the building beyond
that of the existing additions
remain subservient in mass and
scale;
• The proposed large, unrelieved
Conservation
Noted.
glazed retractable sliding
screens introduce an alien and
unsympathetic feature to the
historic property which gives
undue prominence to the
extension and causes harm to
the character and appearance
of the locally listed building.
Whilst this might be considered
less than substantial in planning
terms, there are no benefits
arising from the proposals to
outweigh this;
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The Environment
Agency

The Blackheath
Society

• As such, the proposals do not
accord with NationaL (NPPF
189, 190, 197), London
(HC1C) and Local Policies
(DH3, DH(h), DH(j)) and
approval of the application is
not supported.
External
No objection subject to the
imposition of a compliance
condition and a flood risk
activity permit informative.
• Design and appearance
• Impact on heritage assets
• Overlooking, reduced
daylight and overbearing
• Flood risk

The suggested condition
and informative has been
recommended to be
attached to the decision.

Noted.

6.4

Local Residents

6.5

Four (4) neighbouring properties were notified as part of this application. 8
letters of objection were received following the initial consultation on 14th
April 2021.

6.5.1. A summary of the consultation responses received along with the officer
comments are set out in table below:
Summary of Comments
Design and impact on heritage
assets
Amenity impact
Flood risk

Misuse of planning regulations

Officer’s comments
The acceptability of the design and impact on
heritage assets is set out in the Design
section of the main report
The effect on neighbouring amenity is set out
in the Amenity section of the main report.
Flood risk matters are set out in the
Flooding section of the main report.
The application has to be assessed on its
individual planning merits and against current
adopted policies and guidance.

ITEM NO: 6

Page 56

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” – 2021)
• The London Plan (2021) - Full details of relevant policies refer to
Appendix 3.
• The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014) - Full details of relevant policies refer
to Appendix 3.

7.2

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

8.0

Planning Considerations

8.1

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

Principle of development;
Design;
Neighbouring amenity;
Flood Risk; and
CIL

Principle of Development
8.2

The overriding objective of the Royal Greenwich policy framework is to
deliver high quality development which improves the quality and distinctive
identity of places and contributes to their success and the area’s popularity as
somewhere to live, work and stay.

8.3

As such, it is acknowledged that extensions to existing dwelling houses can
facilitate additional and enhanced living spaces for improved living conditions
for occupants. They are therefore considered acceptable in principle subject
to ensuring a high-quality neighbourly design and no significant amenity loss is
created. These matters are considered in the rest of this report.
Design and impact on heritage assets

8.4

The site is located within the Blackheath Park Conservation Area (designated
heritage asset) and the subject dwelling and its adjoining semi-detached pair
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(No. 81 Lee Road) are locally listed buildings (non-designated heritage assets).
Further, the neighbouring properties at No. 77 and 83 Lee Road are Grade II
listed (designated heritage assets). As such the impact on the setting and
special character on these identified heritage assets is a key assessment in
determining the acceptability of the development proposals.
8.5

The entry for the locally listed buildings (subject site) is as follows,
‘Built 1827. Paired villas; 2-storeys and attic. Stuccoed fronts to main parts. Side
walls and later extension painted brick. Slated roof of moderate pitch, with gable
end to road. Parapet fronts to extensions. On ground floor, canted bay, with sloping
slate roof. Six panel door with high, rectangular fanlight in flat stuccoed surround
with keystone supporting first floor band. No. 81 has shutters to windows.’

8.6

Chapter 16 of the NPPF identifies the significance of heritage assets and
places an importance on their conservation. Paragraph 199 states that when
assessing planning applications affecting heritage assets, great weight should be
placed on their conservation, with clear and convincing justification being
required for any harm to, or loss of, the assets significance (paragraph 200).
This follows the statutory requirement, under section 66 and 72 of the
Planning (Listed Buildings and Conservation Areas) Act 1990; requires paying
a special attention to the desirability of preserving or enhancing the character
or appearance of the relevant listed building and conservation area. This
principle is supported by the Policy HC1 of the London Plan (2021) and
Policies DH3 and DH(h) of the Royal Greenwich Local Plan: Core Strategy
with Detailed Policies (July 2014).

8.7

For non-designated heritage assets paragraph 203 of the NPPF states that the
effect of an application on the significance of a non-designated heritage assets
should be taken into account and a balanced judgement will be required
having regard to the scale of any harm or loss and the significance of the
asset. Policy DH(j) of the Royal Greenwich local Plan Core Strategy states
that substantial weight will be given to protecting and conserving the
particular characteristics that account for the designation of buildings on the
local list. Consequently, proposals for unsympathetic alteration will be
strongly discouraged.

8.8

Policy DH1 of the Core Strategy requires proposals to be of a high quality,
which should positively contribute to the improvement of both the built and
natural environment. The local scale, the established pattern of development
and landscape, building form and materials will all be taken into account. This
is supported by Policy D3 in the London Plan (2021). Policy DH(a) of the
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Core Strategy states that proposals for rear, side and other additions should
be limited to a scale and design appropriate to the building and locality.
8.9

The Council’s Residential Extensions, Basements and Conversions SPD (2018)
set out the design recommendations for extensions namely:
• no part of the extension (including the guttering and foundations) crosses
the boundary line;
• a flat roof will frequently be acceptable for a single storey rear extension.
However, there may be instances where a rear proposal would be seen
between or over other properties in the street, in which case a pitched
roof would be preferred.

8.10 The application seeks to consolidate the 2 existing outbuildings granted under
the 2019 lawful development certificate into a single ground floor rear
extension.
8.11 Officers take the view the that the only proposed external changes are minor
in nature and involve the proposed infilling of the 800mm gap in between the
2 outbuildings and the 200mm space between the outbuildings and existing
ground floor rear outrigger. Importantly, the infill proposal of 4.7sqm does
not substantially increase the gross internal area of the existing development
and the overall depth would be maintained. In fact, the demountable corner
of 12.6sqm when the glazed screens are in their fully retractable positions
would result in a smaller amount of development compared to the existing.
Regardless of whether the demountable corner is removed the overall scale
and massing of the new extension is similar to the existing outbuildings and
that being the case the development proposals would remain subservient and
respectful to the host property and in context of the site which benefits from
a deep rear garden.
8.12 The ground floor rear extension will have a flat-roofed design which would be
acceptable in this instance as its location would not have any open public
views. The proposed materials are a combination of white stucco render and
London stock bricks to match which are satisfactory as they would
complement the existing building. These materials are recommended to be
secured by condition for any planning approval.
8.13 It is noted that the Council’s Conservation Officer has raised an objection to
the proposed large, glazed retractable sliding screens. However, the screens
to which they are to be installed will be limited to the ground floor and rear
of the property which has no public vantage points and as such cannot be
seen from any surrounding roads and only from private gardens of the
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neighbouring properties. Indeed, the full height glazed screen panels are large
in design, but they have been intentionally designed to be in contrast to the
pastiche appearance of the host dwelling house as the extension is
contemporary in its outward appearance and therefore no design and
heritage concerns are raised in respect to this.
8.14 On the basis of the above, it is considered that the proposal would not cause
harm to the character and significance of the host locally listed property, the
setting of the adjacent listed buildings or the wider conservation area and
overall is considered to be consistent with the relevant policy framework and
legislation.
Neighbouring amenity
8.15 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.
8.16 From a review of the site and the surrounding context, it is considered that
the relevant properties for the consideration of amenity impacts are:
• No. 77 Lee Road (to the north); and
• No. 81 Lee Road (to the south).
8.17 The adjoining semi-detached pair at No. 81 Lee Road has been extended at
the rear along its southern boundary with an undeveloped piece of land
against the common boundary it shares with the application site. The proposal
would not project beyond the rear extent of the existing building and
therefore there will be no new amenity impacts in terms of daylight/sunlight
and outlook or enclosure to the occupiers of this neighbouring property.
There are no openings to this side of the extension so no loss of privacy will
occur.
8.18 Likewise, and in terms of impact on No. 77 Lee Road the extension would
follow the footprint of the existing building albeit infilling the small gaps in
between the existing development. The new extension would be offset
between 1.7m at its closest point and 2.4m at its widest from the boundary
and would introduce large glazed screen to its side and rear elevations.
However, there will be no new overlooking effects as the existing boundary
would be maintained and the nearest ground floor rear-facing habitable
window is located some 11m away. In addition, there are existing ground
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floor side windows that are positioned in this direction, thus the proposed
development would maintain the living conditions currently enjoyed by the
residents at 77 Lee Road.
8.19 Overall the development is considered to have an acceptable impact on
neighbouring amenity and therefore complies with Policy DH(b) of the Core
Strategy.
Flood Risk
8.20 Paragraph 167 of the NPPF states that when determining any planning
applications, local planning authorities should ensure that flood risk is not
increased elsewhere. Criterion C of Policy SI 12 of London Plan cites that
development proposals should ensure that flood risk is minimised and
mitigated, and that residual risk is addressed. This should include, where
possible, making space for water and aiming for development to be set back
from the banks of watercourses. Policy E2 of the Royal Greenwich Local Plan
Core Strategy (2014) states that flood risk assessments must be prepared
which address the risk of flooding to the development and identify options to
mitigate the flood risk to the development, site users and the surrounding
area.
8.21 The site is located within Flood Zone 1 (least likelihood of flooding) and is
less than 1ha in size. Accordingly, no Flood Risk Assessment (FRA) is required
as part of the planning application. However, the flood risk of the site is
informed by the presence of the Kid Brook along the northern boundary
which runs in a culvert under the subject site but not the property itself. The
culverting of the Kid Brook can be viewed as a type of flood defence, the
access to which is important to enable the Environment Agency to undertake
works to it in an emergency as well as routine maintenance.
8.22 The EA has been consulted on the application and they have raised no
objection subject to the imposition of a compliance condition to ensure the
working space for any future maintenance or replacement to the Kid Brook is
not impeded by the new development. It is also noted the development is set
off from the northern boundary and corner of the extension has been
designed to be de-mountable to facilitate easy access to the culvert beneath
the site which is a betterment over the existing site arrangement. As such,
subject to the imposition of the condition the development would not affect
the future maintenance and culverting of the Kid Brook and be in accordance
with Policy SI 12 of London Plan (2021) and Policy E2 of the Royal Greenwich
Local Plan Core Strategy (2014).
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CIL
8.23 The new extension would be less than 100sqm in floor area, and as such the
proposal would not be liable for the Mayoral CIL2 and the Royal Borough of
Greenwich CIL.
Public Sector Equality Duty (PSED) and Human Rights
8.24 Under the Equalities Act 2010, the Council must have due regard to the need
to eliminate discrimination, harassment or victimisation of persons by reason
of age, disability, pregnancy, race, religion, sex and sexual orientation. This
planning application has been processed and assessed with due regard to the
PSED. The application proposals are not considered to conflict with the Duty.
8.25 The application has also been considered in the light of the Human Rights Act
1998 and it is considered that the analysis of the issues in this case, as set out
in this report and recommendation, is compatible with the Act.
Conclusion
8.26 The proposed development is considered acceptable in principle as it would
not have an impact on the character or significance of the non-designated and
designated heritage assets in the locality or give rise to any un-neighbouring
amenity effects to the adjoining properties. The proposal also would not lead
to any increased flooding in the area.
8.27 Based on the above, it is therefore recommended that permission be granted
for application reference 21/0942/HD, subject to the conditions outlined in
Appendix 2.
Background Papers:

National Planning Policy Framework (2021)
The London Plan (2021)
Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (2014)
Residential Extensions, Basement and Conversions
Guidance SPD (2018)

Report Author:
Tel No.:
Email:

Aaron Lau – Senior Principal Planner
0208 921 8907
Aaron.Lau@royalgreenwich.gov.uk

Reporting to:

Victoria Geoghegan - Assistant Director Planning &
Building Control
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Tel No.:
Email:

0208 921 4296
Victoria.Geoghegan@royalgreenwich.gov.uk
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Appendix 1 - Drawing numbers
The following drawings and associated documentation have been submitted by the
applicant in support of application reference 20/0942/HD:
•
•
•
•
•
•
•
•
•

LR.02.05
LR.02.23
LR.02.24
LR.02.25
LR.02.26
LR.02.27
LR.02.28
Heritage Statement
Planning Statement
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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 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 2
The development shall be carried out strictly in accordance with the application
plans, drawings and documents hereby approved and as detailed below:
LR.02.05, LR.02.23, LR.02.24, LR.02.25, LR.02.26, LR.02.27, LR.02.28, Heritage
Statement and Planning Statement.
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
The materials to be used for the external surfaces of the development hereby
permitted shall match those of the existing building. All new works and works of
making good to the retained fabric shall be finished to match the adjacent work
unless otherwise stated on the approved drawings and retained for the lifetime of
the development.
Reason: To ensure that the design is delivered in accordance with the details
submitted and assessed so that the development achieves the necessary high
standard and detailing in accordance with Policy D3 of the London Plan (2021),
Policy DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(July 2014) and the Council’s ‘Residential Extensions, Basements and Conversions
Guidance SPD (December 2018).
Condition 4
Notwithstanding Condition 2 the scheme hereby approved shall be carried out in
accordance with the drawing titled "Proposed Floor Plans" referenced "LR.02.25"
dated 04.05.2017.
Reason: To ensure that there is adequate space for any future maintenance or
replacement to the Kid Brook which lies in culvert adjacent to the development in
accordance with Policy SI 12 of the London Plan (2021) and Policy E2 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
ITEM NO: 6

Page 66

Condition 5
Notwithstanding the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking, re-enacting or modifying that Order), the use
of the flat roofed extension hereby approved shall be as set out in the application
and no development or the formation of any door providing access to the roof shall
be carried out, nor shall the roof area be used as a balcony, roof garden or similar
amenity area.
Reason: In order to prevent any unacceptable loss of privacy to adjoining properties
and the area generally and to comply with Policy DH(b) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (July 2014) and the Council’s
‘Residential Extensions, Basements and Conversions Guidance SPD (December
2018).
Informative(s)
1. The Council engages with all applicants in a positive and proactive way
through specific pre-application enquiries and the detailed advice available on
the Council’s website. On this particular application, no pre-application advice
was sought. However, as the proposal was clearly in accordance with the
Development Plan, permission could be granted without any further
discussion.
2. The EA would advise you that a Flood Risk Activity Permit (FRAP) may be
required under the Environmental Permitting (England and Wales)
Regulations 2016 if you want to do work:
• Within 8m of the bank of a main river, or 16m if it is a tidal main river
• Within 8m of any flood defence structure or culvert on a main river, or
16m on a tidal main river
Further guidance on applying for Flood Risk Activity Permits can be found on
the following link https://www.gov.uk/guidance/flood-risk-activitiesenvironmental-permits
3. There are a number of risks created by built over gas mains and
services; these are:
o Pipework loading – pipes are at risk from loads applied by the new
structure and are more susceptible to interference damage.
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o Gas entry into buildings – pipework proximity increases risk of gas
entry in buildings. Leaks arising from previous external pipework able
to track directly into main building from unsealed entry.
o Occupier safety – lack or no fire resistance of pipework, fittings, or
meter installation. Means of escape could be impeded by an enclosed
meter.
Please note therefore, if you plan to dig, or carry out building work
to a property, site, or public highway within our gas network, you
must:
1. Check your proposals against the information held at
https://www.linesearchbeforeudig.co.uk/ to assess any risk associated with
your development and
2. Contact our Plant Protection team to let them know. Plant location
enquiries must be made via email, but you can phone us with general plant
protection queries. See our contact details below:
Phone 0800 912 1722 / Email plantlocation@sgn.co.uk
In the event of an overbuild on our gas network, the pipework must be
altered, you may be temporarily disconnected, and your insurance may be
invalidated.
Further information on safe digging practices can be found here:
• Our Free Damage Prevention e-Learning only takes 10-15 minutes to
complete and highlights the importance of working safely near gas
pipelines, giving clear guidence on what to do and who to contact
before starting any work https://www.sgn.co.uk/damage?prevention
• Further information can also be found here https://www.sgn.co.uk/helpand-advice/diggingsafely
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Appendix 3 - National, regional and local planning policies and
Supplementary Planning Guidance / Documents
The NPPF (July 2021)
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 12 Achieving well-designed places
Chapter 14 Meeting the challenge of climate change, flooding and coastal change
Chapter 16 Conserving and enhancing the historic environment
The London Plan: The Spatial Development Strategy for London (March 2021)
In March 2021 the London Plan (2021) was adopted. The policies relevant to this
application are:
Policy D3
Optimising site capacity through the design-led approach
Policy SI 12
Flood risk management
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 DH1
Policy DH(b)
Policy E2

Design
Protection of Amenity for Adjacent Occupiers
Flood Risk

Supplementary Planning Guidance/Documents:
Residential Extensions, Basement and Conversion Guidance SPD (December 2018)
Blackheath Park Conservation Area Appraisal (2013)
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