Greenwich Area Planning Committee
Agenda
Place

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

Date

Tuesday, 07 December 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)
Leo Fletcher (Vice Chair)
Norman Adams
Chris Lloyd
Maureen O'Mara
Pat Slattery
Aidan Smith
Geoffrey Brighty

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:
Clare Chapman
Telephone: 020 8921 4350
Email: committees@royalgreenwich.gov.uk

Page 1

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 Interests
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 meetings held on 1st October 2020, 10th
November 2020, 14th September 2021, 19th October 2021 and
9th November 2021.
No motion or discussion may take place upon the Minutes
except as to the 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

Woodland Heights, Vanbrugh Hill, Blackheath,
London, SE3 7EL ref. 20/0710/F
The Committee is requested to grant planning permission for
the proposed extension to existing 5-storey building to
provide an additional floor of residential floorspace comprising
2 x 1-bedroom and 6 x 2-bedroom flats, with two roof
terraces.

6

The Pickwick, 246 Woolwich Road, Greenwich,
London, SE7 7QU ref. 21/2162/MA
The Committee is requested to grant conditional planning
permission for a minor material amendment in connection with
planning permission 20/2942/MA, dated 12/02/2021, for the
‘Redevelopment of land to the rear involving erection of 6
Page 2

dwellings (5 x 3-bed and 1 x 4-bed), plus cycle and car parking
and amenity space’, for the Variation of Approved Scheme
Drawings (Condition 1) to allow for a reduction in ground
excavations resulting in the land level on which the houses are
to be constructed stepping up from the same height at the
northern end of the terrace up to a maximum of 1.125m
higher at the southern end of the terrace.
7

75 Mycenae Road, Blackheath, London, SE3 7SE ref.
21/1655/HD
The Committee is requested to refuse planning permission for
the construction of a rear hip-to-gable roof extension, side
dormer roof extension and front dormer roof extension.

Date of Issue
Monday, 29
November
2021

Debbie Warren
Chief Executive

This meeting is open to the press and public, but measures may apply to
ensure a Covid-19 secure environment.
Filming and Recording Meetings
This meeting will either be filmed for live webcasting through the Council’s
web site at https://royalgreenwich.public-i.tv/core/portal/home or will be
webcasted and uploaded on the Councils YouTube Channel.
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
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also be deemed to have consented to the possible public use of any images
and sound recordings.
If you have any queries regarding the recording of meetings, please contact
the Committee Services Manager at committees@royalgreenwich.gov.uk
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PUBLIC INFORMATION
SAFE USE OF COUNCIL MEETING ROOMS
The local authority is required to make all its public meeting spaces Covid-19
secure.
You should not attend a Council committee meeting if you have or are
experiencing any COVID symptoms.
To comply with this the local authority –
• requests all attendees, unless medically exempt, to wear a face covering.
Guidance on face covering can be found on the Government’s website.
Face coverings can be removed when speaking at the meeting.
• requests all attendees to undertake a lateral flow test before attending
meetings, and if positive you must not attend this meeting. These are
free, and are available at certain sites or kits can be acquired for home
testing. Please see the Council’s website for more details.
• requests all attendees to wash their hands thoroughly or use sanitiser
before entering the meeting rooms.
• requests all attendees to scan the QR code via NHS COVID-19 App to
check-in or provide their name and contact details to the Committee
Services / Scrutiny officer clerking the meeting before being admitted
entry to the meeting rooms.
• requests all attendees, where possible to maintain social distancing in the
committee rooms.
• will aim to keep in person meetings no longer than is necessary with the
option of including short breaks at the Chair’s discretion.
Council Meetings are open to the press and public to attend, except where
personal or confidential matters are being discussed.
Full Council Meetings will be filmed, for live webcasting through the Council’s
website. Other meetings will be recorded and added to the Council’s YouTube

Page 5

Channel shortly after the meeting has finished. The recording of this meeting
will be available to view for one year after the meeting.
For all meetings the general rule is that the Chair has discretion with regard to
speakers and speaking times. Some committees have defined specific rules.

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
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
Committee Services Officer
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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
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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GREENWICH AREA PLANNING COMMITTEE
TITLE
Declarations of Interests
DECISION CLASSIFICATION
Non-key

1.

ITEM NO
7

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

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 has been appointed to by the
Council or the Leader. The list does not include bodies with which a
Member is involved in a personal or private capacity.

2.2

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

them, or

(b)

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

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

ITEM NO: 7
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A relevant person is defined as the member’s spouse or civil partner, a
person who they are living with as husband and wife or as civil partners, or a
person with whom they have a close association.1
A relevant body is defined as (a) any organisation, school governing body or
outside committee or trust which they have been appointed to by the Royal
Borough or by the Leader, or (b) any other voluntary organisation, school
governing body or commercial organisation where you are a management
committee member, school governor, trustee or director.
2.3

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

2.4

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

2.5

(a)

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

(b)

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

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

2.6

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

2.7

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

1

See the guidance in Annex 1of the Code of Conduct

ITEM NO: 7
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2.8

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

Background Papers
None submitted

Report Author:
Tel:
Email:

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

Reporting to:
Tel:
Email:

Anthony Soyinka, Committee Services Manager
020 8921 2230
anthony.soyinka@royalgreenwich.gov.uk

ITEM NO: 7
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Councillor
Adams
Brain
Brain
Brain
Brighty
Fletcher, L
Fletcher, L
Lloyd
O'Mara
Slattery
Slattery
Smith, A
Smith, A
Smith, A
Smith, A

Organisation
Greenwich Dance Agency
DG Cities Limited
Greenwich Millennium Village Management Ltd
Greenwich Service Solutions
Blackheath Joint Working Party
Blackheath Joint Working Party
Greenwich Blue Coat Foundation
Overview & Scrutiny Joint Health Committee
Sir John Evelyn Charity
Greenwich Charities of William Hatcliffe and the Misses Smith
Greenwich Leisure Ltd
Greenwich Leisure Ltd - Libraries Board
Local Government Information Unit
Sir John Evelyn Charity
Twinkle Park Trust

Role
Member
Member
Deputy
Member
Member
Member
Member
Member
Member
Member
Member
Member
Member
Member
Member
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Governorship
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ROYAL BOROUGH OF GREENWICH
GREENWICH AREA PLANNING COMMITTEE
THURSDAY, 1ST OCTOBER 2020 AT 6.30 PM
MINUTES
PRESENT:
Members:
Councillors Stephen Brain (Chair), Norman Adams, Geoffrey Brighty, Pat
Greenwell, Mehboob Khan, Chris Lloyd, Mariam Lolevar, Maureen O’Mara and
Aidan Smith
Officers
Assistant Director of Planning, Area Planning Manager (West), Planning Officers x 2
and Corporate Governance Officers x 2
The Chair made introductions and explained the procedures that would be
followed at the meeting.
Item
No.
1

Apologies for Absence
There were no apologies for absence.

2

Urgent Business
There was none.

3

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

1
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5

12 Shooters Hill Road, Blackheath, London, SE3 7BD ref.
20/0518/HD & 20/0519/L
The Chair advised that three Members had taken part in a site visit to the
application site, as previously requested when the item was deferred.
The Planning Officer gave an illustrative presentation of the application.
Councillor Brighty advised that the occupant of no. 10 was keen to have site
of the details relating to the historic ventilation system and protection of
subterranean heritage assets before the work was carried out in order to
prepare with their party wall surveyor. The Planning Manager confirmed this
could be incorporated as informative advising the applicant to liaise with their
next door neighbours regarding this matter.
The matter was put to the vote with members voting unanimously in favour
of the application, subject to the condition regarding the historic ventilation
system and protection of subterranean heritage assets, as discussed during
the meeting.
Resolved:
That Planning Permission and Listed Building Consent be granted for the
demolition of existing side garage and construction of a single storey side
extension over lower ground parking, replacement of first floor shuttered
window, internal alterations within existing house and new front boundary
treatment.

6

Land between 51 and 53 Guildford Grove, Greenwich, London,
SE10 8JY Ref 19/3776/F
The Planning Officer gave an illustrative presentation of the application.
The Committee was addressed by Mr Ray Wooley, speaking against the
application.
Mr Wooley lived opposite the pub garden. He stated the site and building
would be wider than the adjacent building and all other buildings in that
terrace. Further, the building failed on all counts to meet the design concept.
It was bulky with a very substantial footprint, it was in plain view and the
promised vegetation was an illusion as there was no where for it to grow.
Mr Wooley added that Guildford Grove offered the best preserved feat of
Victorian Housing in the Triangle. The street was intact and complete, there
2
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was no bomb damage, no infill and it looked, in his opinion, as it would have
done 150 years ago. The cogency of the street had improved considerably
with the help of area guidance and the Council. The look of the street today
was a credit to the Council. The buildings were not remarkable in
themselves, but they cohered. The variation was pleasing and there was
strong unifying common elements.
He described the proposed structure as bulky, modernistic, pseudo
commercial, pseudo residential with no particular architectural distinction,
and he described a number of features as “incongruous” such as the sealant
roof and metal windows.
In response to a question from the Committee, Mr Wooley was not aware of
any other buildings of this type in the area and he was surprised to see an
application for an office building in a entirely residential area, with the
exception of an inconspicuous blacksmith directly the pub.
The Committee was addressed by Ms Joan Nash, speaking against the
application. Ms Nash lived next door to the Guildford Arms public house.
Guildford Grove was defined as an area of special architectural and historical
interest. Looking down the street from the front of the Guildford Arms,
little had changed from the 1850s. The site was in the back garden of a public
house and should be considered as such. Building an office in the back garden
of a pub in full view comprised the built environment. The proposed
commercial office was too bulky and wide and not appropriate for Guildford
Grove.
In response to a question from the Committee, Ms Nash was aware of nine
objections. She felt the length of the process meant that people were
unaware of the latest application.
The Committee was addressed by the Agent, Jon Hallett.
Mr Hallett stated the main part of the building was a green roof which would
be planted fully mature. They had already planted four mature trees in the
garden and re-landscaped it. This ethos and level of investment would
continue. With regard office use, there was proof that the presence of
people during the daytime dramatically reduced crime.
The previous application was submitted before the council introduced the
pre-planning process. When it was refused they welcomed the pre-planning
process and this is why there had been a delay. The pre-planning advice had
been invaluable and as a consequence the design was a high quality scheme
3
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which was supported by the Conversation Officer and which complied with
local, regional and national planning laws.
In response to a question from the Committee, Mr Hallett confirmed that
they planned to use containers similar to those already on site for greenscreening on the roadside wall.
In response to a question from the Committee, Mr Hallett explained the
gateway was solely for the purpose of allowing access for maintenance. If
ownership of the Guildford Arms went to a third party, there would be no
way of maintaining the building.
Members were divided in terms of the merits of the application. Councillor
O’Mara felt it met green policies and would be supporting it. However,
Councillor Greenwell felt the proposal was out of place with the street-scape
in size and appearance and this was echoed by Councillor Brighty. Councillor
Adams believed the application offered a good compromise and that the
applicant had responded positively to representations made by officers to
improve the look and amenity. Further that the area was of mixed use. On
this basis he would be supporting it. Councillor Khan was not supportive.
He believed there were many outstanding issues including the vegetation
which he agreed with Mr Wooley was an “illusion” and would not be
permanent. Further, the flat roof was alien in nature to this area and was
completely out of character, and the footprint was significant for this type of
building. Finally, he said the application hinged on whether it was compliant
with the Council’s conservation policies and that the absence of a
conversation officer at the meeting meant there was no one in which to
address questions of this nature. Councillor Lloyd was of the view that it
would be hard to turn down the application on planning grounds because the
applicant had made considerable amends to comply with the Council’s
policies and taken on board the advice of officers. Councillor Smith said it
represented a visual break in the development because it was a wide building
and Councillor Brain said it was not an area without commercial impact given
the presence of the public house and blacksmith.
The matter was put to the vote with five members voting in favour and four
members voting against.
Resolved:
That planning permission be granted for the construction of a single storey
building plus basement to create an Office (Class B1) with new entrance gates
fronting Guildford Grove, subject to the conditions set out in the report.
4
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7

57A Westcombe Park Road, Blackheath, London, SE3 7QY
The Chair put to the vote that this item be deferred for a site visit for the
benefit of Members who were not familiar with the site. This was seconded
by Councillors Adams, Brighty and Lolevar.
Resolved:
That the item be deferred for a site visit.

The meeting closed at 7.51pm.

_________________________
Chair

5
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ROYAL BOROUGH OF GREENWICH
GREENWICH AREA PLANNING COMMITTEE
TUESDAY, 10TH NOVEMBER 2020 AT 6.30 PM
MINUTES
PRESENT:
Members:
Councillors Stephen Brain (Chair), Geoffrey Brighty, Pat Greenwell, Mehboob Khan,
Chris Lloyd, Mariam Lolevar, Maureen O’Mara and Aidan Smith
Officers
Assistant Director of Planning, Area Planning Manager (West), Planning Officer and
Committees Officer
The Chair made introductions and explained the procedures that would be
followed at the meeting.
Item
No.
2

Apologies for Absence
There were no apologies for absence.

3

Urgent Business
There was none.

4

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.

8

11-15 Highbridge Wharf, Greenwich, SE10 9PS Ref. 20/0783/F

6
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The Planning Manager gave an illustrative presentation of the application.
The matter was put to the vote with 4 voting against, 3 voting against and 1
abstention.
Resolved:
That planning permission for the partial demolition of existing building and
construction of four-storey building with retention of commercial space at
the ground floor and 5 x 1 bed flats above, be refused on the following
grounds:
1. Adverse Impact on the East Greenwich Conversation Area and adjacent
Listed Buildings due to the developments height, scale, bulk and design
2. Creating of a tunnelling effect resulting in a poor pedestrian environment
due to the developments excess massing
9

Part of Former Booker Cash and Carry, 37 Greenwich High Road,
Greenwich, SE10 8JL Ref. 20/2194/MA
The Planning Officer gave an illustrative presentation of the application.
The matter was put to the vote with 7 members voting in favour, 0 against
and 0 abstentions.
Resolved:
That planning permission be granted for a minor material amendment to
planning permission 19/1061/F and associated non-material amendment
20/2793/NM (dated 06/10/2020), for the Construction of a five-storey
building comprising office space at ground floor and 4 self-contained flats on
the upper floors, together with associated refuse and cycle parking, subject to
the conditions set out in the report.

The meeting closed at 8.09pm.

_________________________
Chair

7
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ROYAL BOROUGH OF GREENWICH
GREENWICH AREA PLANNING COMMITTEE
TUESDAY, 14TH SEPTEMBER AT 6.30 PM
MINUTES
PRESENT:
Members:
Councillor Stephen Brain (Chair) and Geoffrey Brighty
Officers
Area Planning Manager (West) and Committees Officer
The Chair made introductions and explained the procedures that would be
followed at the meeting.
Item
No.
3

Apologies for Absence
Apologies for absence were received from Councillors Lloyd, O’Mara,
Slattery and Smith

4

Urgent Business
There was no urgent business.

5

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.

6

Minutes
Resolved –
8
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That the minutes of the meetings held on 21st July 2020 and 8th December
2020 be deferred to the next meeting due to the absence of quoram.
7

80 Westcombe Park Road, Blackheath, London, SE3 7QS Ref.
21/2196/HD
Resolved –
That the item be deferred to the next meeting due to the absence of quoram.

The meeting closed at 6.36pm

_________________________
Chair

9

Page 27

ROYAL BOROUGH OF GREENWICH
GREENWICH AREA PLANNING COMMITTEE
TUESDAY, 19TH OCTOBER 2021 AT 6.30 PM
MINUTES
PRESENT:
Members:
Councillor Stephen Brain (Chair), Councillors Norman Adams, Geoffrey Brighty,
Pat Slattery and Aidan Smith.
Officers
Assistant Director of Planning, Area Planning Manager (West), and Committees
Officer
The Chair made introductions and explained the procedures that would be
followed at the meeting.
Item
No.
4

Apologies for Absence
Apologies for absence were received from Councillors Chris Lloyd and
Maureen O’Mara.

5

Urgent Business
There was no urgent business.

8

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.

9

Minutes
10
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Resolved –
That the minutes of the minutes of the meeting held on 26th May 2021 be
agreed as a true and accurate record.
10

80 Westcombe Park Road, Blackheath, London, SE3 7QS ref. 212196-HD
The Planning Officer gave an illustrative presentation of the application.
There were no questions from Members.
Resolved:
That Planning Permission be granted for the replacement of all existing
roughcast painted render with silicone render.

11

Former Barclays Bank, 43A Vanbrugh Park, Blackheath, London,
SE3 7AB ref. 21-0799-F43A
The Planning Manager gave an illustrative presentation of the application.
Members enquired about the height of the lattice fencing. The Planning
Manager confirmed this was around 2 metres but this could be clarified as
part of a condition so that people could not look over it into the garden of
43 Vanbrugh Park. The front garden area was not private so some noise
would be present but the barrier would be 2.3 metres away from the
boundary which would help reduce the noise. The Planning Manager felt the
condition proposing outdoor seating until 9pm was acceptable.
In response to a question from Members, the Planning Manager confirmed
that colleagues in Highways had advised that parking should not be provided
for bicycles. He advised Members to discuss this and agree a solution. Some
Members felt it should be provided in order to avoid cluttering the pavement
whereas others felt that cycling should not be encouraged in an environment
where alcohol was consumed.
The Committee was addressed by Ms Ann Hill representing the Westcombe
Society.
Ms Hill told Members that the Westcombe Society were concerned about
the hospitality components, mainly:

11
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1.

The effect of outdoor seating and area fronting Vanbrugh Park – tables
would still be in close proximity to no. 43. Extra screening along the
wall may reduce the amount of light reaching their side window but
would do little to reduce noise.

2.

The adverse effect of bins being placed by the trellis.

3.

Noise and disruption from inside the pub.

4.

Deliveries and collections. Double yellow lines started at no. 32
Vanbrugh Park and continued into Westcombe Hill. A single bay was
located outside 190 Westcombe Hill and three beside the kebab shop
but these were nearly always occupied. Deliveries would be a problem.

The Westcombe Society objected to the application as it impacted on quality
of life and it was felt that Planning Officers had underestimated the impact on
the occupiers of no. 43.
The Committee was addressed by Mr Marc Fungard, owner and occupier of
no. 43.
Mr Fungard recognized that a lot of work had gone into making the proposal
more amenable. His concerns included:
1.

Location of the bins, the smell, and the vermin these would attract.

2.

Bicycles parking by no. 43 would reduce their privacy in the same way
that it had been reduced by the use of the ATM.

3.

Noise, especially at the front of the property, from tables being set up and
taken down at night.

The Committee was addressed by Ms Rachel Briggs, occupier of a
neighbouring property. Ms Briggs highlighted her main concerns as follows:
1.

Drainage and smoking in the alley way which sat between her property
and the former bank.

2.

Invasion of privacy – anyone standing next to her kitchen window could
see into it.

3.

Deliveries – there were no delivery bays until after the bus stop.

12
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The Committee was addressed by Mr Stewart McLaren, owner of 42
Vanbrugh Park, adjacent to the bank. His concerns included:
1.

Deliveries and lack of parking. If lorries did find parking, trolleys would
be weaved through narrow areas.

2.

Brewing of hops – he felt that 300kg every week was on an industrial
scale.

3.

Customer parking and taxis dropping people off would cause congestion.

The Committee was addressed by Mr Jamie Whitehead, in support of the
application. He felt the application would provide a much needed social
space and would be a community hub rather than a pub.
The Committee was addressed by the applicant, Mr Stephen O’Conner. Mr
Conner wanted to bring quality beer and other local drinks to south east
London. He wanted to enhance the premises and bring it to life. He
confirmed the alley way would be used as an emergency exit only. With
regard to the bins, he was happy to relocate these back to original proposal
at the front of building.
He explained the scale of the brewing process. They would brew around
two times per week, a maximum of 500 litres a time, producing 13 or 14 kegs
of beer. The nearest brewery was Meantime which produced 100,000 litres
each time. He described this as a huge factory operation which ran 24 hours
a day. Theirs would run for around six hours, twice a week. He guaranteed
there would be no aromas produced as a consequence of the brewing
process.
They would not be selling cheap drinks. The idea was to educate people
about the brewing process, what went into the beer and how it affected
taste. They used local suppliers and wanted to ensure these suppliers gained
a fair income.
He recognized that deliveries would be difficult and they would be as
amenable as possible when dealing with this. They worked with small
suppliers who typically delivered in small vans. They would arrange suitable
times to meet the delivery vans.
With regard to drainage and flooding, it had been noted that the area had
previously been subject to flooding. They would not be putting hops or malts
down the drain, just beer that did not make the grade, or water from the
process. Everything else would be captured and reused.
13
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In terms of noise and safety, the applicants had children. It was a family
business. They wanted it to be an asset to the community.
Members asked how vital it was to use the section of courtyard next door to
no. 43. Could they have outside seating along Westcombe Hill frontage
instead? The applicant said that if it meant getting approval they would agree
to this but they would prefer to have it.
Members enquired about cycle parking. The applicant said they would be
happy to install cycle parking.
Members asked about a condition to close down the outside area at 9pm.
The applicant said this is what they do at Charlton House. The tables and
chairs are foldable and stackable. It did not harm their service.
Cllr Brighty did not object to the change of use to become a drinking
establishment but was concerned about using the section of forecourt next
to no. 43. He did not feel he could support the application if this area was
used for tables. He felt it would cause unacceptable disruption to neighbours’
peace and quiet. If this was changed and the applicant could manage without
this area, he would support it.
Cllr Smith was happy to support the application as is. It was good the
applicants had agreed to move bins and he suggest following Transport for
London’s policy which recommended at parking for at least four bikes.
Cllr Slattery felt the application was good. It was a major change of use and
she was concerned about the occupiers of no. 43. She would support an
amendment that afforded them some protection.
Cllr Adams did not feel the application was suitable. He could not see a way
of reducing noise and was worried about rogue parking. The gyratory
system was under great pressure and this proposal would make it worse.
The Chair stated the area was already noisy and was concerned that a
bookmaker could take over the site without any need for planning
permission.
The Chair put the following recommendations to the vote:
The addition of a new condition stating that outside seating was not to be
located on the Vanbrugh Park frontage of the site. 3 Members voted in
favour and 2 abstained.
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An amendment to Condition 7 to relocate the bins away from the boundary
and side window belonging to No.43A Vanbrugh Park. 5 members voted in
favour.
An amendment to Condition 9 to increase the number of cycle parking
spaces so as to provide spaces for both staff (long stay) and customers (short
stay). 3 Members voted in favour and 2 abstained.
The Chair put the recommendation to grant planning permission for the
change of use of the ground and basement floors from Bank [E(c)(i)] to
Drinking Establishment [Sui Generis], also comprising ancillary nano-brewery
and retail use, subject to the conditions set out in Appendix 2 of the
committee report and subject to the conditions agreed above, to the vote
with 3 Members in favour, 1 against and 0 abstentions.
Resolved:
That planning permission be granted for the change of use of the ground and
basement floors from Bank [E(c)(i)] to Drinking Establishment [Sui Generis],
also comprising ancillary nano-brewery and retail use, subject to the
conditions set out in Appendix 2 of the committee report and subject to the
conditions agreed above.
12

13 Bellot Street, Greenwich, London, SE10 9AQ ref. 21-0783-F
The Planning Manager gave an illustrative presentation of the application.
The Committee was addressed by Mr Patrick Ives who lived two doors away.
He stated the design did not give the best results and the site deserved a
more visionary design. He did not like the side extension that was visible
above the walls from the street. There was no mention of zero carbon
measures and he was concerned about the position to the adjacent
properties. These were Victorian properties with minimal foundations which
suffer from movement. During the reconstruction of number 32, damage
was caused to numbers 34 and 36. He needed assurances that there would
not be a repeat of this.
The Committee was addressed by Mr Douglas Hunt, occupier of 32B, Bellott
Street. He felt the design was not in keeping with adjacent properties.
The Committee was addressed by Mr Stephen Davies, agent for the applicant.
The proposal had been carefully considered. The proposed two-storey
building had a pitched roof and followed the line of existing dwellings. The
15
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size and shape retained the proportion of frontage. One main difference was
that the front door was not paired with neighbours. This was because the
property was not as deep as neighbouring properties. It was not possible to
source single glazed sash windows so they would be aluminum. In terms of
green standards, they had met the Royal Borough’s policy.
Members were disappointed that a sash effect on the windows could not be
repeated. Councillor Adams suggested the introduction of a bar to
reproduce a sash effect on the windows.
The Chair put a condition requiring the first floor windows to be finished
with a horizontal transom bar, to the vote with 5 members voting in favour.
The Chair put the recommendation to grant planning permission for the
demolition of garage in rear garden and construction of two storey end-ofterrace dwellinghouse with associated landscaping and external bin/bike
storage, subject to the conditions set out in Appendix 2 of the committee
report and subject to the proposed condition above to the vote with 5
members voting in favour.
Resolved:
That planning permission be granted for the for the demolition of garage in
rear garden and construction of two storey end-of-terrace dwellinghouse
with associated landscaping and external bin/bike storage, subject to the
conditions set out in Appendix 2 of the committee report and subject to the
proposed condition above.
The meeting closed at 7.58pm

_________________________
Chair
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ROYAL BOROUGH OF GREENWICH
GREENWICH AREA PLANNING COMMITEE
TUESDAY 9TH NOVEMBER 2021 AT 6.30PM
MINUTES
PRESENT:
Members:
Councillors Stephen Brain (Chair), Geoffrey Brighty, Pat Slattery and Aidan Smith
Officers
Assistant Director of Planning and Area Planning Manager (West),
Item
No.
1.

Apologies for Absence
Apologies were received from Councillors Lloyd and O’Mara.

2.

Urgent Business
There was no urgent business.

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

Block 40-54 Enderby Street Greenwich SE10 9PF
The application was presented by the Planning Manager.
The Committee was addressed by Emma Calow, a leaseholder in a
neighbouring property. Ms Calow objected to the design and appearance of
the proposed application and was concerned about the lack of evidence and
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lack of consultation with householders. She felt the proposed design did not
match the existing design, and the lifespan of the current windows had not
expired. Ms Calow asked the Committee to consider the wider design
context and to assist in the applicant in finding an alternative solution.
The Committee considered it unusual for freeholder to replace windows
before they had come to their end of their lifespan and members felt the
windows looked incongruous and out of context. The Planning Manager
advised that the members had to consider whether the design materially
damaged the character and appearance of the buildings.
The application was put to the vote with four members voting against and no
members voting in favour.
Resolved:
That Planning Permission be refused on the basis that the window design
looked incongruous and out of context in that setting.
5

Pavement outside Meridian House, 146 Greenwich High Road,
Greenwich SE108NN
The application was presented by the Planning Manager.
The Planning Manager advised that the number of recommended candles was
based on technical guidance. In the day time, the screen had to be bright
enough to counter sunlight. As it became darker, the level of brightness
reduced. Councillor Smith pointed out that internally illuminated shops were
banned from the application site. He felt the kiosk was far brighter and more
intrusive. The Planning Manager advised members that when making their
decision they had to consider whether the brightness would cause visual or
safety harm. The technical advice was that no more than 5000 candles in the
day time was acceptable and no more than 600 at night time. There were
street lights along the area of road and the screen had to be bright enough to
counter this. Councillor Slattery suggested imposing a condition that
reduced the luminance and Councillor Smith proposed that it should be set
to 400 candles.
The application was put to the vote with members voting unanimously in
favour of the application with the addition of the proposed condition.
Resolved:
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That Planning Permission be granted for the installation of 1 new BT Street
Hub plus the removal of an existing BT ST6, subject to the conditions set out
in the report and the addition of a condition setting the maximum number of
candles to 400.
The meeting closed at 7.21pm.
_________________________
Chair
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Greenwich Area Planning Committee
7th December 2021

Agenda Item: 5
Reference Nos: 20/0710/F

Applicant: Triplerose Ltd, Avon House, 2 Timberwharf Road, London, N16 6DB
Agent:

Spaced Out Limited, Spaced Out’s Fexitron Studio, 4A Godson
Street, Islington, London, N1 9GZ

Site Address:
Woodlands Heights, Vanbrugh Hill,
Blackheath, London SE3 7EL

Ward:
Blackheath Westcombe Ward
Application Type:
Full Planning

1.0

Recommendation

1.1

The Committee is requested to grant Planning Permission, as outlined below:
Proposed extension to existing 5-storey building to provide an additional floor of
residential floorspace comprising 2 x 1-bedroom and 6 x 2-bedroom flats, with two
roof terraces.
Recommendation:
i.

To resolve to grant conditional planning permission according to the
conditions in Appendix 2, to be detailed in the notice of determination;
and

ii.

To authorise the Assistant Director of Planning and 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 and 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)

4090m² (0.409ha)
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Heritage Assets

Tree Preservation Order
Flood Risk Zone

Proposed Building
Building height (metres)
No. of storeys
Floor area (m²)
Housing
Dwelling Mix

Housing Standards

Transportation
Car Parking

Cycle Parking

• The setting of the Westcombe
Park Conservation Area;
• The setting of the Greenwich
Park Conservation Area;
• Near to the following locally
listed buildings:
- 31 Vanbrugh Hill
- 44 Vanbrugh Hill
- 1-7 Humber Road
- 3-5 Dinsdale Road
TPO 189 relating to a group of trees on
the southern bank of the site.
Flood Zone 1 (lowest probability of
flooding)

Maximum 22m
6 plus lower ground floor
Approximately 4,686m2

Studio (no. / %)
1-bed (no. / %)
2-bed (no. / %)
3-bed (no. / %)
4-bed (no. / %)
Complies with
Technical housing
standards – nationally
described space
standard and London
Plan standards

No. existing car
parking spaces
No. Proposed Car
Parking Spaces
No. Proposed Cycle
Parking
Complies with policy
ITEM NO:

0
2
6
0
0
Yes

28
28
40
Yes
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Public Transport

PTAL Rating

Public Consultation
Number in Support
Number of objections

3

1
161

2.2

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 relates to an existing five-storey plus part lower ground floor
flatted development located to the west of Vanbrugh Hill and south of Restell
Close. The existing building is an irregular ‘U’-shape with a footprint of
approximately 838m2 and currently accommodates 42 one and two-bedroom
flats. The building was originally constructed for use as a nurses’ home in
1927 and it is understood this was converted into private residential units in
the early 2000’s.

3.1

The site has vehicle access from Vanbrugh Hill with a driveway and on-site
car parking enclosing the building to the north and east and an access lane to
the south. The western extent of the site is in lawn. The southern boundary
of the site is defined by a vegetated bank which includes a tree preservation
order (ref. TPO 189).

3.2

The building is not statutorily or locally listed, nor is it located within a
conservation area. However, the site is bordered by the Westcombe Park
Conservation Area to the east and south and the Greenwich Park
Conservation Area to the south-west.

3.3

Additionally, the south-western corner of the site adjoins the Westcombe
Woodlands, a designated site of Nature Conservation Importance (NC46)
and an area of Community Open Space. Vegetated land immediately west of
the site is designated as Community Open Space.

3.4

In terms of surrounding context, land on the opposite side of Vanbrugh Hill
and to the rear of the site within the Westcombe Park Conservation Area
comprises 2-storey detached and 2/3-storey semi-detached and terrace
dwellings. There are several locally listed buildings within the vicinity of the
site, including the two and three-storey detached dwellings at No. 3-5
Dinsdale Road, No.’s 31 & 44 Vanbrugh Hill and No.’s 1-7 Humber Road.
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3.5

Development to the west of the site is more contemporary and comprises
the 11-storey Leamington Court apartment tower and 7 to 10-storey high
Seren Park Gardens apartment building.

3.6

The Greenwich railway line and Maze Hill station is located to the north of
the site with the East Greenwich District Centre located beyond.

3.7

The site has a Public Transport Accessibility Level (PTAL) score of 3 on a
scale of 0-6, where 6b is excellent and 0 is poor in terms of accessibility to
public transport networks. The site is located within walking distance of the
Maze Hill railway station as well as numerous bus routes within this area.

Figure 1: Site Plan
4.0

Relevant Planning History
Woodlands/Norfolk/ Lister & Jenner Houses, Restell Close Vanbrugh Hill
Blackheath SE3

4.1

00/0020/F: Refurbishment and two storey extensions to existing buildings to
provide 194 flats, parking spaces, landscaping, terraces and access decks.
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Allocated Drawing Nos.001, 002, 003 received 17.2.2000. Refused
23/02/2000.
4.2

00/0784/F: Refurbishment and rooftop extension of 4 existing building to
provide 174 flats. (Second Application). Appeal Withdrawn 25/08/2000.

4.3

00/0021/F: Conversion and extension of buildings to provide for 194
residential units, affordable housing provision, erection of one additional
storey and external alterations on each tower building, erection of lifts and
ground floor extension to Woodlands building, parking and landscaping
provision and provision of footpath. (Revised Application). Approved
19/11/2002.
Woodland Heights, Vanbrugh Hill, Blackheath, London, SE3 7EL

4.4

03/1944/F: The division of an approved three bedroom flat at basement level
in the Woodland Heights Building into 2 x one bedroom flats. This will
effectively vary the existing planning permission granted for the Conversion
and extension of buildings to provide 21270/1A, 2A, 3A, 4A, 5A, 6B, 7B, 15,
19B, 1820/PL/PR/01, 02, 1820/PL/PR/SED/01, 1820/PL/PR/S/01C, Location
Plan. Approved 03/05/2005.

4.5

11/1420/F: Installation of Automatic Entrance Access Gates and Boundary
Fence. Approved 13/12/2011.

5.0

Proposals (in detail)

5.1

The application proposes an upward extension to the existing 5-storey
building to provide an additional floor of residential units. A total of 8 units
comprising 2 x 1-bedroom and 6 x 2-bedroom flats are proposed. The
extension would follow the existing footprint and has been designed to
appear as a continuation of the building with use of matching materials and
architectural features.

5.2

Additionally, it is proposed to create two roof terraces on the eastern and
western wings of the building, separated by the existing lift motor room
located centrally on the northern elevation of the building. The terraces
would be for the use of the new flats and would be enclosed by a 1.1m high
glass balustrade set back 2m from the roof edge.

5.3

The proposal also seeks to provide cycle parking for a total of 40 bikes within
2 new bike stores in the courtyard by the southern entry of the building.
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5.4

The existing bin store at the Restell Close frontage of the site would be
utilised with capacity increased to accommodate two additional bins.

6.0

Revisions

6.1

The application has been amended since original submission to address
Officer concerns. The amendments include alterations to the elevations to
achieve a more sympathetic appearance to the host building. Additionally,
individual private roof terraces for the new units have been replaced with
two communal roof terraces, thereby reducing the number of roof hatches. A
structural feasibility study and Extended Phase 1 Ecological Habitat Survey
have also been submitted in support of the application.

7.0

Consultation

7.1

The application since being submitted in July 2020 has been subject of public
consultation, comprising 116 individual letters sent to neighbouring
properties, together with a press notice published on the 27/10/2021 and a
site notice displayed near the site on the 20/10/2021. Statutory and internal
bodies were also consulted, in addition to local amenity groups.

7.2

Reconsultation was undertaken in October 2021 to allow members of the
public and consultees to comment on the revisions and additional information
submitted. 197 consultation letters were sent to neighbouring properties and
those who had originally submitted comments, along with a press notice and
site notice.

7.3

Statutory Consultees

7.3.1 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
Councillor Lolavar requested
that the application be
referred to the Area Planning Noted
Committee if recommended
Local Ward
for approval.
Councillors
The extent of
Councillor Brighty queried
consultation is set out
the consultation undertaken.
in Section 7 above.
ITEM NO:

Page 44

London Fire
Brigade

7.4

An undertaking should be
given that, access for fire
appliances as required by Part
B5 of the current Buildings
Regulations Approved
Document and adequate
water supplies for fire fighting
purposes, will be provided.

Noted. An informative
to this effect could be
attached to any grant
of planning
permission.

Member of Parliament

7.4.1 The application attracted a response from Matthew Pennycook, MP for
Greenwich and Woolwich. A summary of the response along with the officer
comments are set out in the table below:
Details of
Summary of Comments
Representation

Member of
Parliament

Concerns regarding the
structural implications of
adding an additional storey.
The internal structure is
comprised of traditional
suspended timber floors and
is bearing more mass than
originally intended. There is
evidence of subsidence and
movement in parts of the
garden and car park on site
which further attest to the
risk of the proposed
extension.
Concerns regarding
disruption to existing
occupants in terms of noise
and construction waste.
There is only one small
entrance and exit to the site
which has safety risks and
traffic implications. There is
also limited common parts
ITEM NO:

Officer’s comments
Structural design is
not a material planning
consideration. The
applicant has,
however, submitted a
Structural Feasibility
Study which outlines
that the proposal is
feasible, subject to
further investigations.
This would be
assessed in detail at
the Building Control
stage, should consent
be granted.
It is recommended
that a Construction
Management Plan be
secured by condition
to ensure the
construction activity,
including noise and
traffic, is appropriately
managed.
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space around the building
itself.

Concerns regarding daylight,
privacy and sense of
enclosure for neighbouring
properties.
Concerns regarding negative
impact on the setting of the
Westcombe Park
Conservation Area and the
amount of plant, materials
and Heavy Good Vehicles
that would result on
Vanbrugh Hill which is within
the Conservation Area.
Concerns regarding impact
on local amenities and
services and impact on TfL
streetscape proposals.

Precedent set by refusal and
appeal withdrawal in 2000
and objections remain valid.

This is discussed in
Section 15 (Neighbour
Amenity) and Section
16 (Highways) of the
report.
This is discussed in
Section 15 (Neighbour
Amenity) of the
report.
This is discussed in
Section 13 (Impact on
Heritage Assets) of
the report.
Plant, materials and
HGV’s could be
managed through a
Construction
Management Plan.
It is noted that the
application would be
subject to the
Community
Infrastructure Levy.
Due to the historic
nature of the refused
2000 applications (ref.
00/0020/F &
00/0784/F), there is
little information
publicly available in
respect of these
proposals. This
includes why the
appeal for application
00/0784/F was
withdrawn.
Whilst this is the case
Officers would
highlight that there
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has been a significant
change in the policy
framework since these
applications were
submitted over 20
year ago and as such,
they hold little
material weight to the
assessment of the
current application.
An assessment against
the current
framework is set out
below.
7.5

Local Amenity Groups

7.5.1 A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Summary of Comments
Representation
The proposal to add a sixth
floor and roof gardens to
Woodlands Heights will
significantly increase its
visibility in surrounding areas.
This will be particularly
marked to the north which
lies in the Thames flood plain
whilst the Woodlands
Heights sits above on a steep
Greenwich
hillside. The negative impact
Society
it would have can be
envisaged from the
photograph taken from
Earlswood Street looking
south on page 6 of the
D&AS.
There appears to be some
doubt about whether the
application site is within the
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Officer’s comments

This is discussed in
Section 12 (Design) of
the report.

The application site is
not within a
conservation area.
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conservation area. Even if it is
just outside, the edge of a
conservation area is not
meant to be a rigid boundary
beyond which just any
development is acceptable.
Regard needs to be had to
the character and scale of
surrounding streets which
are domestic and 2 and 3storey. Adding an extra floor
and roof gardens to
Woodlands Heights would be
harmful to these.
A specific concern is about
the impact of an even higher
building here on the nearby
Westcombe Woodlands.
This land, which belongs to
the Woodland Trust and is
managed by a local trust, has
a sense of seclusion and
wildness about it which is of
great environmental benefit
to the whole area. It is a
fragile resource which should
be carefully safeguarded.
The proposed amenity space
on the roof would be in
effect a seventh floor. There
would be eight roof hatches
sitting 1.1metres above the
roof line and, as these would
be private spaces, one can
expect garden furniture,
awnings and umbrellas, plant
containers, barbeque
equipment, frames for drying
clothes etc to accumulate
there unless the use of this
space is subject to rigorously
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The proposals impact
on the setting of the
Westcombe Park and
Greenwich Park
Conservation Areas is
discussed in Section
13 (Impact on
Heritage Assets) of
the report.

The development
would be contained
within the footprint of
the existing building.
As discussed in
Section 18 (Ecology
and Biodiversity) of
the report, the
proposal would not
compromise the
biodiversity values of
the woodland.

It is noted that the
private roof terraces
and individual roof
hatches no longer
form part of the
application. The two
proposed communal
roof terraces would
be managed by
building management.
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enforced restrictive
covenants.
The space provision within
the apartments is of concern.
Four are very close to the
minimum for single floor
apartments.
The fact that each apartment
would have a roof garden
above means that space
within them has to be
allocated to a staircase up to
it. This reduces the amount
of liveable space and to
compensate for this the space
standards for 2 storey
apartments should be taken
into account. These are
respectively 58, 70 and 79
sqm. As can be seen all eight
apartments fall well short of
these standards.

A previous application for
additional storeys on this
building was refused consent
in 2000. The considerations
relevant to this new
application are the same and
we urge the council to act
consistently and reject it.

As stated above the
individual roof access
has been removed. As
set out in Appendix 4,
all units would exceed
the minimum space
standards and are
considered to provide
a high standard of
amenity.

As stated above, due
to the historic nature
of the refused 2000
applications (ref.
00/0020/F &
00/0784/F), there is
little information
publicly available in
respect of these
proposals. This
includes why the
appeal for application
00/0784/F was
withdrawn.
Whilst this is the case
Officers would
highlight that there
has been a significant
change in the policy
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Westcombe
Society

framework since these
applications were
submitted over 20
year ago and as such
they hold little
material weight to the
assessment of the
current application.
An assessment against
the current
framework is set out
below.
This is discussed in
Concerns regarding increased
Section 12 (Design)
visibility of the building which
and Section 13
would be damaging to the
(Impact on Heritage
area.
Assets) of the report.
This is discussed in
Section 18 (Ecology
and Biodiversity) of
the report. Given the
separation distance to
Concerns regarding damage
the woodlands and
to Westcombe Woodlands
the proposal being
during construction and long contained within the
term due to overlooking and existing building
disturbance.
footprint, the
proposal is not
considered to
adversely affect the
Westcombe
Woodlands.
As set out above all
the proposed units
exceed the minimum
required space
Concerns regarding
standards. This is
substandard accommodation. discussed in Section
14 (Standard of
Accommodation) of
the report. The
proposal is considered
ITEM NO:
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Friends of
Westcombe
Woodlands

Blackheath
Society

to result in a high
standard of amenity
for occupants.
This is discussed in
Section 18 (Ecology
and Biodiversity) of
the report. Given the
Concerns regarding
separation distance to
proximity to the Westcombe
the woodlands and
Woodlands and impact the
the proposal being
building works would have on
contained within the
this area, as well as the
existing building
degree of visual intrusion that
footprint, the
the increased height would
proposal is not
involve.
considered to
adversely affect the
Westcombe
Woodlands.
Object to proposal and
support points made in
Greenwich Society and
Noted.
Friends of Westcombe
Woodlands objections.

7.6

Local Residents

7.7

A total of 157 objections were received from individuals following
consultation.

7.8

A summary of the consultation responses, along with the officer comments
are set out in table below:
Summary of Comments

Concerns regarding notification of the
application to neighbouring properties.

ITEM NO:

Officer’s comments
In accordance with Article 15 of
the Town and Country Planning
(Development Management
Procedure) (England) Order
2015, notice has been served on
owners/occupiers adjoining the
application site. Additionally, a
site notice has been displayed
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No consultation has been undertaken
by the developers.

near the site and a press notice
published.
There is no requirement for the
applicant to undertake
community consultation for
non-major development.
Notwithstanding this, Officers
are aware that the applicant has
undertaken discussions with
current occupants of the
building during the processing of
the application.
Due to the historic nature of
the refused 2000 applications
(ref. 00/0020/F & 00/0784/F),
there is little information
publicly available in respect of
these proposals. This includes
why the appeal for application
00/0784/F was withdrawn.

Previous applications for this have been Whilst this is the case Officers
rejected which set a precedent.
would highlight that there has
been a significant change in the
policy framework since these
applications were submitted
over 20 year ago and as such,
they hold little material weight
to the assessment of the current
application. An assessment
against the current framework is
set out below.
Concerns regarding construction
This is discussed in Section 15
activity, including noise, dust, access
(Neighbour Amenity) and
and traffic implications, along with
Section 16 (Highways) of this
reduced light, privacy and safety for
report. Noise, dust and traffic
existing residents.
impacts can be managed via the
imposition of a planning
condition in respect of a
Construction Management Plan.
It is noted that construction
effects would be temporary and
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transient in nature and the
applicant would be required to
comply with health and safety
regulations.
The proposed works would breach a
The terms of a lease are a civil
clause in the existing lease which refers matter that fall outside the
to peaceably enjoying the apartment
scope of this planning
without interruption from the landlord. assessment.
Concerns regarding access for
The southern access lane would
emergency services.
not be obstructed by the
proposed development. During
the construction activity, details
of how construction vehicles
would be managed would be
addressed by the submission of
a Construction Management
Plan.
Height, scale and bulk considered
This is discussed in Section 12
excessive. The proposal is considered (Design) of the report.
an overdevelopment of the site and
would appear overbearing.
The proposal would be contrary to
The Core Strategy defines a tall
Policy DH2 Tall Buildings. The site is
building as any building which is
not located within the areas where tall significantly taller than its
buildings are permitted.
surroundings, has a significant
impact on the skyline or is
larger than the threshold size
set for the referral of planning
application to the Mayor. What
is considered a tall building in
one area would not necessarily
be considered tall in another.
The application site forms part
of a group of buildings consisting
of Woodlands Height,
Leamington Court and Seren
Park Gardens. The proposal
would result in the building
aligning with the height of
Leamington Court and Seren
Park Gardens to the west. As
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such it is considered not to have
a significant impact to the
skyline. In this regard it is noted
that the rooftop pavilion is an
existing feature and the
proposed extension would
match this height. Therefore,
whilst it is acknowledged that
the building is taller than
dwellings located to the east and
south of the site, the building is
not considered to fall within the
definition of ‘tall’ for the
purposes of Policy DH2.
Would set a precedent for more
It is noted that each application
developments at greater height.
is assessed on its own merits
and site-specific context.
The proposal is out of keeping with the This is discussed in Section 12
original character of the building.
(Design) and Section 13 (Impact
Would spoil its attractiveness and
on Heritage Assets) of this
architectural balance.
report.
Age and fragility of the building to
As set out above structural
accommodate additional load. May
design is not a material planning
cause subsidence to sites at Lasseter
consideration.
Place.
The structural feasibility report
This appears to be in reference
contains fundamental inaccuracies, such to the existing building being 5as the statement that the building was storeys plus lower ground floor.
originally designed as 6-storeys
Concerns regarding impact on setting
This is discussed in Section 13
of conservation area. The building is
(Impact on Heritage Assets) of
already out of keeping with the area.
the report.
The submitted photos misrepresent
Officers are satisfied that the
the impact on the conservation area.
VuCity modelling is an accurate
representation.
The Westcombe Park Conservation
The application site falls just
Area is on English Heritage’s ‘At Risk’
outside the Westcombe Park
Register and there is a risk that
Conservation Area boundary.
Greenwich will lose its UNESCO site
The boundary to the Maritime
through incremental degradation.
Greenwich World Heritage Site
boundary and its buffer zone is
approximately 220m away. It is
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noted that the conservation
area is in Historic England’s
register due to its condition
rather than due to development
pressure. It has been assessed as
having low vulnerability by
Historic England.
Concerns regarding environmental
This is discussed in Section 18
impact, given proximity to Westcombe (Ecology and Biodiversity) of the
Woodlands.
report.
Object to proposed bat roosting areas Bats are a protected species and
due to concerns with viral infection
the Phase 1 Survey identified the
and transmission. Do not want these
existing building as having
wild animals in close proximity.
potential to support bats in
cracks and crevices under the
existing roof ledges. The
specified bat roosting areas on
the southern side of the
chimney stacks would not be
close to windows and would
support biodiversity
enhancement in the area.
Noise pollution from roof gardens.
This is discussed in Section 15
(Neighbour Amenity) of the
report.
Roof terraces with access restricted to Building management fees are
new leaseholders will be socially
not a material planning
divisive. Existing leaseholders will incur consideration. The proposed
fees for upkeep.
roof terraces would address the
private amenity area
requirements of the policy
framework.
Concerns regarding roof clutter.
The roof terraces have been
designed with a 2m set back
from the building edge with
balustrades a maximum 1.1m
high. This is considered
sufficient to ensure that the
terraces would not be readily
visible from public vantage
points.
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Reduced light and privacy for
neighbouring properties and for
existing flats within the building.
Loss of views.

This is discussed in Section 15
(Neighbour Amenity) of the
report.
Rights to a private view is not a
material planning consideration.
The development would not
affect any protected views.
Additional stress on parking, traffic and This is discussed in Section 16
public transport.
(Highways) of the report. It is
noted that the development is
proposed as car free and a
condition is proposed so that
occupants would not be eligible
for parking permits and
therefore would not contribute
to parking and traffic stress
within the CPZ.
No provision for electric car charging. The new dwellings are proposed
as car free and no amendments
to existing car parking is
proposed in this application.
Strain on sewage and other amenities. The impact of the development
on the sewage system is not a
material planning consideration.
However, Members will be
aware that the Thames Tideway
Tunnel is currently being
constructed, which includes
works at Greenwich Pumping
Station. In terms of other
amenity issues the development
would be subject to the
Community Infrastructure Levy.
Too many flats in the area, additional
housing not considered necessary.
Concerns regarding density and
multiple occupancies.
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This is discussed in Section 10
(Principle of Development) of
the report.
The proposal is for 1- and 2bedroom flats and not houses in
multiple occupation. Within the
Borough an Article 4 Direction
is in place which prohibits the
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The site should be readmitted to the
Westcombe Park Conservation Area.

No community benefit or provision of
social/low cost housing.
The proposal would undermine land
values and house prices.
Concerns regarding fire risk and poor
internal layout of Flat 8 due to
bedrooms only being accessible from
living room.

7.9

conversion of residential
accommodation to HMO’s
without planning permission.
This falls outside the scope of
this planning application. It is
noted that consultation to
revisions of the Westcombe
Park Conservation Area
boundary were undertaken in
2010.
There is no requirement for
affordable housing where less
than 10 units are proposed.
This is not a material planning
consideration.
Compliance with fire regulations
would be assessed in detail at
the Building Control stage. It is
noted that no objection was
raised to the layout of Flat 8
from the Fire Brigade.

One consultation response in support of the application was received from a
local resident which is summarised in the table below:
Summary of Comments
Supportive of the proposal which
would incorporate the unsightly
rooftop pavilion into it.
Roof garden considered an attractive
feature.
Supportive of existing finishes and
details being replicated.
Would provide much needed quality
accommodation in the area.
As only 8 flats are proposed there
would be minimal impact on local
transport/traffic once the
work has been completed.

Officer’s comments
Noted.
Noted.
Noted.
Noted.
Noted.

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

Waste Services

Sustainability

Summary of Comments

Advised that 1 x 1100L
waste bin and 1 x 1100L
recycling bin would be
required for the 8 units.

Officer’s
Comments
The applicant has
advised that there is
capacity within the
existing bin store for
this to be
accommodated.
Further details could
be secured via
condition.

The proposed works are not
considered to have an impact
on the surrounding
Westcombe Woodlands due
to the application involving
an additional floor to an
existing building. No
evidence of habitats was
identified within the site
apart from a tree with bat
roost potential and the roof Noted.
which may offer habitat for
nesting birds. The site is
considered to have low
potential to support
protected or notable flora.
Sustainability supports the
proactive biodiversity
measures and enhancements
considered within the report
such as bat boxes.

8.0

Planning Context

8.1

This application needs to be considered in the context of a range of national,
regional and local planning policies and Supplementary Planning Guidance /
Documents.
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• National Planning Policy Framework (NPPF – 2021)
• The London Plan (March 2021) - Full details of relevant policies refer to
appendix 3.
• The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014) - Full details of relevant policies refer
to appendix 3.
8.2

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

9.0

Planning Considerations

9.1

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

Principle of development
Housing mix
Design
Impact on heritage assets
Standard of accommodation
Neighbouring amenity
Highways
Refuse
Ecology and Biodiversity
CIL

10.0 Principle of Development
10.1 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.
Impact on Site of Important for Nature Conservation
10.2 Core Strategy Policy OS4 outlines a presumption against the development of
Sites of Importance for Nature Conservation (SINC). Whilst the application
site is located next to the Westcombe Wood lands, the proposal for an
upward extension within the footprint of the existing building would not
encroach into the SINC or compromise its biodiversity values.
New residential dwellings
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10.3 The Royal Borough of Greenwich makes a major contribution to London’s
Housing provision, having the third largest target for new housing of all
London Boroughs. It is vital that the Royal Borough’s unique housing needs
are met, while still contributing to the overall London housing numbers. The
NPPF supports the delivery of sufficient homes to meet current housing
needs.
10.4 In this respect Policy GG4 of the London Plan seeks to ensure that more
homes are delivered. To assist in this, Policy H1 of the London Plan (2021)
highlights the pressing need for more homes in London and outlines for each
local authority their 10-year targets for net housing completions. The Royal
Borough’s target is to deliver 28,240 dwellings.
10.5 The provision of 8 additional dwellings on the site would assist with meeting
housing targets and is therefore supported, however this is subject to
consideration of the design and other material planning considerations as set
out below.
11.0 Housing Mix
11.1 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 Core Strategy Policy H2.
11.2 The proposal would deliver 2 x 1-bed dwellings and 2 x 6-bed units which
would contribute to the mix of housing stock in the area. This is considered
acceptable in this location close to transport links and the East Greenwich
District Centre.
12.0 Design
12.1 Policy D3 of the London Plan states that all development must make the best
use of land by following a design-led approach that optimises the capacity of
sites. Higher density developments should generally be promoted in locations
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that are well connected to jobs, services, infrastructure and amenities by
public transport, walking and cycling. Development proposals should also
enhance local context by delivering buildings and spaces that positively
respond to local distinctiveness through their layout, orientation, scale,
appearance and shape, with due regard to existing and emerging street
hierarchy, building types, forms and proportions. Developments should be
street-based with clearly defined public and private environments, with
convenient and inclusive cycle parking and legible entrances to buildings and
should achieve safe, secure and inclusive environments. Additionally,
developments should respond to the existing character of a place by
identifying the special and valued features and characteristics that are unique
to the locality and respect, enhance and utilise heritage assets and
architectural features that contribute towards the local character, and be of a
high quality with architecture that pays attention to detail. Policy D4 of the
London Plan sets out the tools available to Local Planning Authorities to
achieve the aims of Policy D3, but it is acknowledged that the use of these
tools needs to be proportionate to the scale of development proposed.
12.2 At the local level, Core Strategy Policy H5 states that new residential
development will be expected to achieve a high-quality housing design and an
integrated environment, taking into account the key relationship with the
character of the area, site location and housing densities, and expects the
design to be consistent with Policy DH1.
12.3 Core Strategy Policy DH1 states all developments are required to be of a
high quality of design which contribute to a safe and secure environment and
achieve attractive, manageable, well-functioning spaces. Developments should
provide a positive relationship with the existing urban context by respecting
the established layout and spatial character as well as the scale, height, bulk
and massing of the adjacent townscape
12.4 The application site contains a 5-storey flatted development which sits at an
offset position from Vanbrugh Hill with a setback of approximately 18m from
the road at its closest point. The portion of Vanbrugh Hill the site has
frontage to rises steeply to the south and the building is set at a lower
elevation than the street.
12.5 The application site, Leamington Court and Seren Park Gardens to the west
together form a group of apartment buildings which appear as outliers in the
context of the 2/3-storey dwellings to the east and south. As demonstrated in
the submitted north street elevation, the proposal would result in the building
being comparable in height to Leamington Court. The proposed height is
considered acceptable in this location as the large areas of open space around
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the building and substantial separation distances from adjacent development,
together with the sloping topography of surrounding land, ensures that the
building would sit comfortably within the street scene. The applicant has also
submitted a number of long views from adjacent streets which demonstrate
that the visual impact of the extension would not be significantly greater than
existing, with views largely obscured by existing built form and vegetation in
the area.
12.6 It is noted that the proposal would not result in a significant change to the
scale and form of the existing building, with the additional floor representing a
3m increase in height which would match the height of the existing roof
pavilion. Whilst 1.1m high glass balustrades are proposed for the roof
terraces, these would be set in 2m from the roof edge and therefore would
not be readily visible from the streetscape. Overall, the scale of the extension
is considered proportionate to the host building and would not appear
overbearing.
12.7 In terms of design, it is noted that the host building is an irregular ‘U’-shape
and has projecting features and design detailing such as curved arch’s and
oriel windows located centrally on the side elevations. The proposal seeks to
extend the building upward within the existing footprint and would replicate
these features, resulting in a cohesive appearance sympathetic to the style and
design of the host dwelling. The additional floor would also result in the
existing rooftop pavilion appearing as a more integrated element of the
building, where it currently appears incongruous on the roof.
12.8 In terms of materials, the existing building is constructed primarily in facing
brick with the top floor finished in render with quoin detail. The proposed
extension would replicate the existing top floor, finished in render with
matching detailing. This is supported and would avoid a disjointed appearance.
12.9 Overall, the proposed height and scale is considered appropriate in this
location and the proposal has been sensitively designed to respect the
character and appearance of the host building. As such, the proposal is in
accordance with Policy D3 of the London Plan and Policies DH1 and H5 of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies.
13.0 Impact on Heritage Assets
13.1 The application site is directly bordered by the Westcombe Park
Conservation Area to the east and south while the Greenwich Park
Conservation Area is located to the south-west (designated heritage assets).
ITEM NO:

Page 62

The site is also in the vicinity of several locally listed buildings (non-designated
heritage assets).
13.2 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. This is irrespective of whether any potential
harm amounts to substantial harm, total loss or less than substantial harm to
its significance. Clear and convincing justification is required for any harm to,
or loss of, the assets significance (paragraph 200). Section 72 of the Planning
(Listed Buildings and Conservation Areas) Act 1990 also requires special
attention to be paid to the preservation and enhancement of the character
and appearance of the conservation area(s).
13.3 London Plan Policy HC1 states that development proposals affecting heritage
assets, and their settings, should conserve their significance, by being
sympathetic to the assets’ significance and appreciation within their
surroundings. The cumulative impacts of incremental change from
development on heritage assets and their settings should also be actively
managed. Development proposals should avoid harm and identify
enhancement opportunities by integrating heritage considerations early on in
the design process. This is supported by Core Strategy Policy DH3.
13.4 Policy DH(h)(i) of the Core Strategy states that development on sites in the
vicinity of a conservation area and which would have a visual effect on its
character or appearance, should respect the setting of that area.
13.5 With regards to locally listed buildings paragraph 202 states that the effect on
the significance of a non-designated heritage asset 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 heritage asset. This is
supported by Core Strategy Policy DH(j) which states that substantial weight
will be given to protecting and conserving the particular characteristics that
account for their designation. Consequently, proposals for the demolition or
unsympathetic alteration of locally listed buildings will be strongly
discouraged.
13.6 When viewing the building from the surrounding streets, views are limited
and obscured due to the presence of existing vegetation and built form. The
building is not visible from the northern and southern approaches on
Vanbrugh Hill and as such has an appropriate relationship with the boundary
of the Westcombe Park Conservation Area. This would be maintained as the
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additional height proposed would not be appreciable in long views along
Vanbrugh Hill.
13.7 Within the conservation area, there are limited views of the building from
Dinsdale Road. The proposal would be the most visible from Humber Road
however the rooftop pavilion is an existing height reference and the proposal
would match this. This is not considered to result in a significant change in the
bulk of the building and the visual impact would be screened by existing tree
coverage to a degree.
13.8 The Council’s Conservation Officer has noted that whilst the overall scale
may be slightly taller than the established pattern of development, the
proposals impact in the context of the NPPF will be less than substantial and
harm is considered to be limited to views from long vistas.
13.9 The existing building is not readily visible from views within the Greenwich
Park Conservation Area due to the presence of the Westcombe Woodlands
which largely obscure views from the west.
13.10 With regard to the locally listed buildings in the vicinity of the site, the
proposed extension is not considered to have any impact as it would not
result in the demolition or unsympathetic alteration to these buildings.
13.11 Overall, it is considered that the proposal has been sensitively designed for
the context and would not be contrary to the NPFF, Policy HC1 of the
London Plan and Policies DH(h) and DH(i) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies.
14.0 Standard of accommodation
14.1 Policy D6 of the London Plan states that housing development should be of a
high-quality design and provide adequately sized rooms with comfortable and
functional layouts which are fit for purpose and meet the needs of Londoners
without differentiating between tenures. Table 3.1 of the London Plan
outlines the relevant standards for residential developments in London, while
the Nationally Described Space Standards set out the national requirements.
14.2 As set out in Appendix 4 of this report, all units would meet or exceed the
minimum GIA and bedroom floor area requirements. As such, the proposal is
considered to achieve a high-quality standard of accommodation for
occupants.
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14.3 London Plan Policy D6 and Core Strategy Policy H5 confirms the
presumption against single-aspect north facing units and a presumption in
favour of dual aspect units where possible. It is noted that 6 of the units
would be dual aspect and would benefit from adequate daylight, sunlight and
outlook. Whilst 2 of the units (Flats 2 and 7) would be single aspect, these
would have outlook to the east and west with shallow floor plans. As such,
these would have adequate ventilation and daylight access and are considered
acceptable.
14.4 In terms of privacy, it is noted that the units would have a substantial
separation distance to adjacent properties to the north (approximately 60m),
east (approximately 44m) and west (32m+). Flats 1 and 8 would be 11m from
neighbouring properties at Lasseter Place at the closest point, however these
flats would have no south facing windows. Within the application site, the flats
would have a separation distance of approximately 22m due to the courtyard.
As such, the proposed units would not be overlooked.
14.5 With regard to private amenity area, the London Plan Housing SPG (2016)
Standard 26 requires a minimum private open space of 5m2 for 1-2
person dwellings and an extra 1m2 for each additional occupant, with a
minimum width and depth of 1500mm. Additionally, Policy H5 of the Core
Strategy states that in flats, a good-sized balcony, terrace, or enclosed
communal garden should be provided. The proposed roof terraces would
provide approximately 300m2 of communal amenity area in total, providing a
high standard of amenity for occupants.
14.6 In terms of accessibility, the existing access into the building is not step free
and this would not be altered as a result of the development. All existing flats
are currently accessible via a lift and this would be the case for the proposed
flats.
14.7 Overall, the proposed development is considered to deliver an appropriately
high standard of accommodation for future occupiers in accordance with
London Plan Policy D6, Core Strategy Policy H5, the Nationally Described
Space Standards and the Mayoral Housing SPD.
15.0 Neighbouring amenity
15.1 Policy DH(b) of the Core Strategy requires new development, including
extensions and renovations, to demonstrate that there would be no
significant loss of amenity to adjacent or nearby properties, by reducing the
amount of daylight, sunlight, privacy or outlook they enjoy, or by creating an
unneighbourly sense of enclosure.
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Flats within the application site
15.2 The proposal for an upward extension within the footprint of the existing
building is considered not to reduce sunlight, daylight, outlook or privacy to a
greater extent than that currently experienced. The windows of flats to the
north of the lift shafts would be the most impacted by the proposed
extension, however it is noted that these serve corridors, kitchens and
bathrooms which are non-habitable spaces and therefore any daylight
reduction to these spaces is considered acceptable. It is highlighted that the
Council’s SPD seeks to prevent daylight reduction to habitable rooms.
1-6 Lasseter Place & 31 Vanbrugh Hill
15.3 These properties are located to the south of the site and are considered to
be the most impacted by the proposed development. No.’s 1-6 contain 3storey semi-detached dwellings, with No. 6’s northern side elevation located
11m from the application building at its closest point and containing one
window serving a bathroom. The separation distance increases up to
approximately 26m at No.’s 1 and 2. No. 31 is a detached 2-storey dwelling
orientated with frontage to Vanbrugh Hill.
15.4 Whilst the proposal seeks to increase the height of the building and No. 6
would be located the closest to the development, due to the offset siting of
this dwelling its outlook is orientated to the north-west. As a result, No.6’s
rear façade is set back approximately 21m from the south-western corner of
the building. Additionally, due to the change in land levels these dwellings are
currently largely level with the application building and the boundary between
these buildings landscaped with TPO trees, which would provide a level of
screening. Therefore, when considered this together with the separation
distances which would exist and the ‘U’-shaped design of the building which
would result in the bulk of the built form being concentrated to the northern
portion of the building, the 3m height increase is considered not to appear
unreasonably overbearing for these neighbouring dwellings.
15.5 With regard to privacy, the southern ends of the building would not contain
any windows and the proposed roof terrace would be set back 2m from the
roof edge. As such, the proposal is not considered to result in direct
overlooking of these neighbours’ private amenity areas. Privacy impacts from
the additional side and rear facing windows of the new flats orientated
towards the courtyard would be similar to existing levels, and it is highlighted
that directly south facing windows of Flats 4 and 5 would be located some
29m from these dwellings. The proposed lift core would also obscure views.
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15.6 As a result of the application sites orientation to the north of these
neighbouring dwellings, sunlight access would not be impacted. Additionally,
the proposal would not significantly reduce daylight access given the
substantial separation distances that would exist.
44 Vanbrugh Hill
15.7 The proposed development would have little to no impact on this
neighbouring dwelling, which is located to the east of the site on the opposite
side of Vanbrugh Hill. As such a separation distance of approximately 32m
would exist and the position and orientation of the sun would mitigate any
potential daylight or sunlight impacts and due to the offset siting of the two
buildings, No. 44’s outlook and privacy would not be significantly altered.
1 Humber Road
15.8 This dwelling is also located to the east of the application site on the opposite
side of Vanbrugh Hill and has a blank side elevation set approximately 35m
away from this application building. Additionally, it is noted that this
property’s rear private amenity area faces north and as such sunlight access
would not be significantly reduced beyond existing levels. Given the
separation distance and height of the new dwellings, outlook, privacy and
overlooking is considered not to be severely impacted.
3 Dinsdale Road
15.9 This building is located to the north-east of the application site at the junction
of Vanbrugh Hill and Dinsdale Road. A separation distance of approximately
47m would exist to the application building and as such No. 3 would not be
significantly impacted by the proposal in terms of daylight and sunlight access.
It is also noted that No. 3 is oriented with outlook to the north and south
and as such would not experience reduced privacy or loss of outlook.
Leamington Court
15.10 There is a separation distance of approximately 46m between the two
buildings and the proposed extension would result in the application site being
at largely the same height as this neighbouring development. The additional
floor would not result in any adverse amenity impacts due to the significant
separation distance which would exist.
Noise
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15.11 Policy E(a) of the Core Strategy also states that planning permission will not
normally be granted where a proposed development would have a significant
adverse effect on the amenities of adjacent occupiers or uses, and especially
where proposals would be likely to result in the unacceptable emission of
noise, light, vibrations, odours, fumes, dust, water and soil pollutants or grit.
This is also reflected in Policies D13 and D14 of the London Plan.
15.12 The addition of 8 new dwellings and the associated total comings and goings
of prospective occupiers in this location is not anticipated to result in a
significant increase in noise, over and above that generally anticipated in an
urban setting. With regards to the proposed roof terrace and its use, the
application documents outline that access would be restricted to the new flats
with keypad access and restricted hours of access to be maintained by building
management. It is noted this is not something that could be adequately
controlled by a planning condition. However, it is also noted that there are no
planning controls in place regarding the hours of use of the existing amenity
space within the site or the private garden space of residents who adjoin the
site.
15.13 With regard to construction noise, whilst it is noted that the applicant is
permitted to undertake construction work during specified hours, it is
recommended that measures to minimise noise disturbance be secured as
part of a Construction Management Plan (CMP) via condition. The CMP will
also be required to include details of dust control.
15.14 Overall, the development is considered to have an acceptable impact on
neighbouring amenity and therefore complies with Policies D13 and D14 of
the London Plan and Policies DH(b) and E(a) of the Core Strategy.
16.0 Highways
Car parking
16.1 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 well-connected by public transport. Where
parking is proposed London Plan Policy T6.1 sets out the parking standards.
16.2 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
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transport accessibility and within Controlled Parking Zones should be car
free.
16.3 The site benefits from a PTAL rating of 3 (good), on a scale from 0-6b with 6b
being the most accessible. The surrounding roads are subject to a controlled
parking zone (CPZ) which apply from 9am – 6.30pm.
16.4 The application proposes a car free development for the additional units and
given the close proximity to Maze Hill railway station and bus routes, this is
considered an acceptable approach. To ensure that residents are not able to
apply for an on-street parking permit a condition is to be attached restricting
future occupiers from applying for on-street permits so as to avoid adding to
any existing parking stress within the area.
Cycle parking
16.5 London Plan Policy T5 states that development proposals should help remove
barriers to cycling and create a healthy environment in which people choose
to cycle. The London Plan requires 1.5 spaces per 1-bedroom/2-person
dwellings and 2 spaces for all other dwellings. As such, 15 cycle parking spaces
are required for the new dwellings.
16.6 It is noted that the site currently does not benefit from any cycle parking. The
application seeks to provide a total of 40 covered cycle parking spaces within
the southern courtyard which would be for the use of all residents. This
provision exceeds the minimum requirements for the new dwellings whilst
also benefitting existing residents, which is supported.
Construction
16.7 London Plan Policy T7 states that development proposals should facilitate
safe, clean, and efficient deliveries and servicing. Provision of adequate space
for servicing, storage and deliveries should be made off-street, with on-street
loading bays only used where this is not possible. Construction Logistics Plans
and Delivery and Servicing Plans will be required and should be developed in
accordance with Transport for London guidance and in a way which reflects
the scale and complexities of developments. During the construction phase of
development, inclusive and safe access for people walking or cycling should be
prioritised and maintained at all times.
16.8 The application does not include a Construction Management Plan however it
is recommended that this be secured by condition to ensure the safe and
efficient functioning of the highways network for the duration of works. It is
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noted that the site has existing access off Vanbrugh Hill which is
approximately 4m wide and therefore would allow construction vehicles to
enter the site. Additionally, the courtyard and area to the south of the
building could be utilised for the storage of materials.
17.0 Refuse
17.1 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.
17.2 The Royal Borough of Greenwich Guidance Note for Waste and Recycling
Materials outlines a requirement of 1 x 1100L recycling, 1 x 1100L waste and
1 x 500L food waste bins where 8 units are proposed. The application
documents outline that there is sufficient space within the existing bin store
to accommodate these bins. It is recommended details be secured via
condition.
18.0 Ecology and Biodiversity
18.1 Policy OS4 of the Core Strategy seeks to protect, restore and enhance Royal
Greenwich’s rich biodiversity.
18.2 Policy OS(f) requires development proposal to consider the biodiversity and
geological features of the site and the surrounding area, including protected
species. A survey of flora and fauna on Sites of Importance for Nature
Conservation (SINC) is required to enable decisions to be made regarding
their conservation. The retention of trees and the protection and
enhancement of natural and ecological features, wildlife habitats and other
features where these contribute to biodiversity is expected.
18.3 The designated area of SINC does not extend within the application site, as
shown in Figure 2 below.
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Figure 2: Extent of designated SINC shown in green hatch
18.4 Notwithstanding this, the application is supported by a Phase 1 Ecological
Habitat Survey Report to understand the ecological constraints of the site.
This outlined the following conclusions:
• Due to the mown grass, hard standing and building which dominate the
site, there is low potential for protected or notable flora on the site.
• As the site provides no pond to attract breeding amphibians and limited
foraging opportunities, the site itself should be considered to have a
negligible potential to support breeding GCN and the boundaries should
be considered to have a low potential to support foraging common
amphibians which may enter from the woodland area to the west.
• The habitats on site are sub-optimal for providing cover or foraging
opportunities for common reptiles. The site should be considered to have
a negligible potential to support common reptile species, and the
boundary to the west should be considered to have a low potential to
support foraging and commuting reptiles which may enter from the
woodland to the west.
• The site itself should be regarded as having low potential to support
breeding birds within the boundary vegetation.
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• No signs of badger were observed on the site, and the habitats are suboptimal for this species. The site should be considered to have low
potential to support foraging badgers.
• The building on site has been assessed as having low potential to support
roosting bats within the various gaps and cavities observed from ground
level. The tree on the south west side of the site should be considered to
have a low-moderate potential to support roosting bats. The woodland to
the west of the site should be considered to have moderate potential to
support foraging bats.
• The site lacks suitable habitat for hazel dormice and should be considered
to have a low potential to support this species.
• It should be considered that the site has a low potential to support
notable invertebrates due to the lack of suitable habitats.
• No signs of invasive species such as Japanese knotweed were observed on
the site. A parakeet was observed within the area of the site.
• There are no sites with European or National statutory designation or
Local Nature Reserves (LNR) within 1km of the planned works.
• There are five non-statutory Sites of Importance for Nature Conservation
(SINCs) and two candidate Locally Important Geological Sites (LIGS)
within 1km of the planned works. Five are separated from the site by
proximity and urban development. Westcombe Woodlands and
Westcombe Park Railsides SINCs are both within 50m of the planned
works. The proposed works will not impact these sites directly, but
precautionary measures are required to protect the sites from dust
pollution.
• As a precautionary measure, to avoid contamination of the SINCs within
50m of the site, it is recommended that dust reduction/ control methods
be used (i.e. hoarding) during works to remove existing roofing to
prevent dust particles polluting these areas.
• To ensure the sites current low suitability for reptiles and amphibians
remains, the bordering grass should be maintained in it’s current state
with regular cutting.
• During development works, and rubble or works materials should be left
on hardstanding to avoid attracting reptiles or amphibians which may use
it for refuge. In the unlikely event that any reptiles or GCN are observed
during the works, then works should cease in that area and an ecologist
contacted for advice.
• Due to the low bat roost potential for the building on site, a minimum of
one emergence bat survey should be undertaken on the building. The
survey is to be undertaken during the suitable time of year (May –
August), during suitable weather conditions e.g. no strong wind or heavy
rain, in compliance with the Bat Conservation Trust Bat Survey Guidance
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•

•

•

•

2016. The survey would consist of a minimum of one evening emergence
survey. The survey will be undertaken by six bat surveyors.
During development works and for operation of the new top floor on the
building, light spill onto the surrounding vegetation is to be avoided, to
avoid adversely impacting foraging bats in area. Lighting should be
downward facing and should avoid light spill onto trees or vegetation.
Due to the roof area not having been accessed, and black redstart having
been recorded in the area, a survey of the roof for nesting birds should be
undertaken by an ecologist prior to the start of works to confirm if the
roof space has been used by this species.
While no signs of badger were observed, as a precautionary measure
during works, any holes or trenches on the site should be covered over at
night to prevent badgers and other animals falling in and getting trapped.
Alternatively, ramps should be placed in the trench to enable animals to
escape, in the unlikely event they access the site.
Beyond those noted above, there are no obvious of immediate issues
regarding protected species on the site. Should at any point during the
development a protected or notable species be identified within the site,
then all works should stop, and the appointed ecologist consulted on the
appropriate manner in which to proceed.

18.5 The report also outlined the following protective measures and
enhancements across the site:
• Protective hoarding around the works area on the building to prevent
dust particles polluting the adjacent SINCs.
• To provide enhancement opportunities to local birds, the addition of
four house sparrow nest boxes could be placed on the building.
• To provide enhancement opportunities locally and a net gain of potential
roosting locations, four bat roost boxes or tubes could be placed on, or
incorporated within, the walls of the building.
• Green roofing could be included on the boundaries of the roof terrace
in the ½-1m border. This would provide foraging for pollinators, and
also local bats and birds.
18.6 The submitted report has been reviewed by the Council’s Sustainability
Officer who is supportive of the measures proposed, however a request has
been made for a further survey of the hawthorn hedge along the north
boundary for its potential to support bats, birds, invertebrates or other
notable species and measures for their protection during the proposed
works. It is recommended that the submission of this survey as part of a
Landscape and Ecological Management Plan be secured by condition. It is
highlighted that some of the measures outlined in the habitat survey have
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been incorporated into the application drawings, such as bat roosting habitat
proposed on the southern chimney stacks and a 2m wide sedum margin
proposed on the roof. Notwithstanding this, a condition is recommended to
ensure compliance with all of the recommendations contained in the report.
18.7 With regard to the group of protected trees located on the bank to the
south of the site, the Council’s Tree Officer has raised no objections to the
proposed works given the extension would be limited to the footprint of the
existing building. However, it is recommended that a Tree Protection Plan be
secured by condition to ensure trees are not compromised during the
construction activity.
18.8 Overall, it is considered that the proposed works would not compromise the
biodiversity values of the nearby SINC and protected trees, and would
provide enhancements to the site in accordance with the policy framework.
19.0 CIL
19.1 The Mayoral Community Infrastructure Levy 2 (MCIL2) applies to all
developments which meet a certain floorspace threshold and is a tool used by
local authorities to help deliver important infrastructure to support the
development of an area. MCIL2 will also be used to fund Crossrail 1 (the
Elizabeth Line) and Crossrail 2. CIL is payable on all developments which
create 100 sqm of net additional floorspace or developments which create a
new residential unit, is chargeable only on additional floorspace created, and
is indexed to take into account inflation and changing build costs.
19.2 The Royal Borough of Greenwich adopted its CIL Charging Schedule on the
6th April 2015 and sets out that CIL is payable at a rate of £70 per sqm for
residential floorspace. In addition, the Royal Borough of Greenwich lies within
Zone 2 of Greater London, and as such, Mayoral CIL (MCIL2) is charged at a
rate of £35 per sqm for all CIL liable developments.
19.3 This development would be CIL liable.
20.0 Conclusion
20.1 The proposed development is considered acceptable with regard to design
and its impact on nearby heritage assets and would provide a high standard of
accommodation for future occupiers. The development is also considered to
have an acceptable impact on neighbouring amenity, the local highway system
and biodiversity in the area.
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20.2 Based on the above, it is therefore recommended that permission be granted
for application reference 20/0710/F, subject to the conditions outlined in
Appendix 2.
Background Papers:

Planning (Listed Building and Conservation Areas) Act
1990
National Planning Policy Framework (2021)
The London Plan (2021)
Royal Greenwich Local Plan; Core Strategy with Detailed
Policies (2014)
Westcombe Park Character Appraisal (2010)
Greenwich Park Conservation Area Appraisal (2010)

Report Author:
Tel No.:
Email:

Raheel Khan
0208 921 4312
Raheel.Khan@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 has been submitted by the
applicant in support of application reference 20/0710/F:
19.265.001, 19.265.002, 19.265.007 Rev C, 19.265.008 Rev B, 19.265.099,
19.265.100, 19.265.101, 19.265.105, 19.265.110, 19.265.111, 19.265.112, 19.265.113,
19.265.114, 19.265.120, 19.265.121, 19.265.199, 19.265.200, 19.265.201, 19.265.205
Rev A, 19.265.207 Rev C, 19.265.214 Rev A, 19.265.S01 Rev B, 19.265.S02 Rev B,
19.265.S03 Rev B, 19.265.S04 Rev B, 19.265.S06 Rev B, 19.265.S07 Rev B,
19.265.VU.010, 19.265.VU.011, 19.265.VU.012, 19.265.VU.013, 19.265.VU.014,
19.265.VU.015, 19.265.VU.016, 19.265.VU.017, Design, Access and Policy Statement
dated 22/02/2020, Addendum Statement – Revisions, Heritage Impact Assessment
dated 22/02/2020, Extended Phase 1 Ecological Habitat Survey Report dated
10/01/2021, Structural Report – Feasibility Study dated February 2021.

Appendix 2 – Conditions and Informative(s)
ITEM NO:
PAGE NO: 1

Page 77

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:
19.265.001, 19.265.002, 19.265.007 Rev C, 19.265.008 Rev B, 19.265.099,
19.265.100, 19.265.101, 19.265.105, 19.265.110, 19.265.111, 19.265.112, 19.265.113,
19.265.114, 19.265.120, 19.265.121, 19.265.199, 19.265.200, 19.265.201, 19.265.205
Rev A, 19.265.207 Rev C, 19.265.214 Rev A, 19.265.S01 Rev B, 19.265.S02 Rev B,
19.265.S03 Rev B, 19.265.S04 Rev B, 19.265.S06 Rev B, 19.265.S07 Rev B,
19.265.VU.010, 19.265.VU.011, 19.265.VU.012, 19.265.VU.013, 19.265.VU.014,
19.265.VU.015, 19.265.VU.016, 19.265.VU.017, Design, Access and Policy Statement
dated 22/02/2020, Addendum Statement – Revisions, Heritage Impact Assessment
dated 22/02/2020, Extended Phase 1 Ecological Habitat Survey Report dated
10/01/2021, Structural Report – Feasibility Study dated February 2021.
Reason: In the interests of good planning and to ensure that the development is
carried out in accordance with the approved documents, plans and drawings
submitted with the application and is acceptable to the local planning authority.
Condition 3
Prior to the commencement of the development hereby approved, a detailed
schedule and specification of all external materials, finishes and windows must be
submitted to and approved in writing by the Local Planning Authority.
The development shall be carried out in accordance with the approved details and
retained for the lifetime of the development.
Reason: To ensure that the local planning authority may be satisfied as to the
external appearance of the building and to comply with Policy D3 of the London
Plan (2021) and Policy DH1 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (July 2014).
Condition 4
Prior to the commencement of the development hereby approved, a Construction
Management Plan shall be submitted to and approved in writing by the Local
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Planning Authority for a management scheme to control and minimise emissions of
pollutants attributable to the construction of the development. This should include a
risk assessment and a method statement in accordance with the control of dust and
emissions from Construction and Demolition Best Practice Guidance published by
the Greater London Authority.
The method statement shall include details of the following:
• Haulage routes;
• Likely noise levels to be generated from plant;
• Detail of any noise screening measures;
• Proposals for monitoring noise and procedures to be put in place where
agreed noise levels are exceeded;
• Proposals for monitoring dust / particulates and procedures to be put in
place where agreed dust / particulates levels are exceeded;
• A dust risk assessment shall be undertaken with dust suppression methods
to be used including details of equipment during the different stages of the
development;
• The access and parking of vehicles of site operatives and visitors;
• Loading and unloading of plant and materials;
• Storage of plant and materials used in constructing the development;
• Wheel washing facilities and facilities for discharging the water;
• Bonfire policy;
• A scheme for recycling/disposing of waste resulting from demolition and
construction works.
Reference shall be made to:
• The Council’s Construction Site Noise Code of Practice
• The Mayor of London’s The control of dust and emissions from
construction and demolition’ Best Practice Guidance
• BRE four part Pollution Control Guides ‘Controlling particles and noise
pollution from construction sites’.
The construction process shall be carried out in accordance with the approved
details.
Reason: To prevent nuisance and protect environmental health and local amenity
and to comply with Policy D13, D14 and T7 of the London Plan (2021) and Policy
E(a) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 5
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a. Prior to the commencement of construction, a Tree Protection Plan (TPP)
shall be submitted to and approved in writing by the Local Planning Authority.
The TPP should follow the recommendations set out in BS 5837:2012 (Trees
in relation to design, demolition and construction – Recommendations). The
TPP should clearly indicate on a dimensioned plan superimposed on the
building layout plan and in a written schedule details of the location and form
of protective barriers to form a construction exclusion zone, the extent and
type of ground protection measures, and any additional measures needed to
protect vulnerable sections of trees and their root protection areas where
construction activity cannot be fully or permanently excluded.
b. The scheme shall be implemented in accordance with the approved details.
Reason: To safeguard the health and safety of trees during building operations and
the visual amenities of the area generally and to comply with Policy OS(f) of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 6
Prior to first occupation of the development, the development hereby approved
shall incorporate and maintain the avoidance, mitigation and enhancement measures
set out in the approved document Extended Phase 1 Ecological Habitat Survey
Report prepared by Hone Ecology Ltd (10th January 2021).
Reason: To increase the biodiversity of the site, to mitigate any impact from the
development hereby approved and to comply with London Plan Policy G6 and
Policy OS4 of the Royal Greenwich Local Plan: Core Strategy and Detailed Policies
(2014).
Condition 7
Notwithstanding the approved Extended Phase 1 Ecological Habitat Survey Report
prepared by Hone Ecology Ltd (10th January 2021), the following details shall be
submitted to and approved in writing by the Local Planning Authority prior to the
commencement of any building operations on site (including demolition and delivery
of associated machinery or materials):
a. A bat monitoring survey during a suitable time of the year (to include a
programme of implementation and required mitigation) to confirm the
presence/likely absence of roosting bats and identify any requirements for
mitigation or another ingress/emergence survey on site;
b. A minimum of two bat monitoring surveys during a suitable time of the year
(to include a programme of implementation and required mitigation) on the
tree identified within the approved report for having bat roost potential, in
the event that the planned works impact the tree.
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The mitigation measures shall be carried out in accordance with the approved
details.
Reason: To ensure compliance with the Habitats Regulations and the Wildlife &
Countryside Act 1981 (as amended), to increase the biodiversity of the site, to
mitigate any impact from the development hereby approved and to comply with
Policy G6 of the London Plan (2021) and Policy OS4 and OS(f) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 8
A. Prior to the commencement of construction works, a Landscape and
Ecological Management Plan shall be submitted to, and approved in writing by,
the Local Planning Authority. The plan shall demonstrate that there will be no
net loss of biodiversity and, wherever possible, make a positive contribution
to the protection, enhancement, creation and management of biodiversity and
shall include:
i. A survey of the hawthorn hedge along the north boundary of the site
for its potential to support bats, birds, invertebrates or other notable
species and measures for their protection during demolition and
construction works should be set out. Any mitigation measures
identified therein shall be implemented in accordance with the
approved details.
ii. Investigation and details of plants to support a variety of habitat species,
notable flora and wildlife planting to attract insects and potentially small
birds;
iii. Long term design objectives;
iv. Management responsibilities;
v. Maintenance schedules for all landscaped areas, including the green
roof;
vi. A report from a suitably qualified ecologist specifying how the
landscape features have been developed for biodiversity and ecological
enhancement; and
vii. Details of all landscape features, including plans and cross-sections.
B. Evidence that all ecological and landscape features and number of habitat
species have been installed in accordance with the details approved under
Part A should be submitted to and approved by the local planning authority
prior to first occupation.
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C. The Landscape and Ecological Management Plan shall be implemented prior to
first occupation of the development and maintained as approved.
Reason: In order to ensure that the Council is satisfied with the proposed
maintenance regime for the landscaped areas, to enhance the nature conservation
value and biodiversity of the site, and to ensure compliance with Policy OS(f) of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 9
A. Details of the number, location (including eastings and northings) and design
of the bird and bat boxes to be provided as part of the development hereby
approved shall be submitted to and approved in writing by the Local Planning
Authority prior to commencement of above ground works and shall be
installed before occupation of the building and maintained in perpetuity.
B. Evidence that the boxes have been installed in accordance with the details
above should be submitted to and approved by the Local Planning Authority
prior to first occupation.
Reason: To ensure the development provides the maximum possible provision
towards creation of habitats and valuable areas for biodiversity in accordance with
Policy G6 of the London Plan (2021) and Policy OS4 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (2014).
Condition 10
a. Prior to the occupation of the development hereby approved, full details of
refuse and recycling storage and collection arrangements shall be submitted
to, and approved in writing by, the Local Planning Authority.
b. The approved bin storage details shall be implemented prior to the first
occupation of the flats hereby approved and maintained thereafter for the
lifetime of the development.
Reason: To demonstrate adequate waste management facilities and comply with
Policies DH1 and H5 of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (2014).
Condition 11
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Prior to the occupation of development hereby approved, a written agreement
must be approved in writing by the Local Planning Authority to ensure that all
future residential occupiers of the approved development cannot apply for, or
obtain an on-street residents parking permit to park a vehicle on the surrounding
public highway. This shall be implemented prior to the occupation of the
development hereby permitted and shall be maintained as such for the lifetime of
the development.
Reason: To promote sustainable transport by reducing the need for car travel and
to ensure compliance with Policy T6.1 of the London Plan (2021) and Policy IM(c) of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Condition 12
a. A minimum of 40 secure and dry cycle spaces shall be provided within the
development as indicated on Drawing 19.265.007 Rev C.
b. Full details of the cycle parking facilities shall be submitted to and approved in
writing by the Local Planning Authority prior to the first occupation of the
flats hereby approved.
c. The approved cycle storage details shall be implemented prior to the first
occupation of the flats hereby approved and maintained thereafter 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 13
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 (110 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).
Informative(s)

ITEM NO:
PAGE NO: 7

Page 83

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, positive discussions took
place which resulted in further information being submitted.

2.

The applicant is reminded that construction works may only be undertaken
during the following hours in accordance with the Construction Site Noise
Code:
Monday to Friday 8.00am – 6pm
Sunday 8am – 1pm
No works on Sunday or Bank Holidays.

3.

Under the London Buildings Acts (Amendment) Act 1939, you are legally
required to apply for new official addresses 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 (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 2: Achieving sustainable development
Chapter 5: Delivering a sufficient supply of homes
Chapter 9: Promoting sustainable transport
Chapter 11: Making effective use of land
Chapter 12: Achieving well-designed places
Chapter 14: Meeting the challenge of cline change, flooding and coastal change
Chapter 16: Conserving and enhancing the historic environment
The London Plan (2021)
The policies relevant to this application are:
Policy GG2: Making the best use of land
Policy GG4: Delivering the homes Londoners need
Policy D3: Optimising site capacity through the design-led approach
Policy D4: Delivering good design
Policy D5: Inclusive design
Policy D6: Housing quality and standards
Policy D7: Accessible housing
Policy D13: Agent of change
Policy D14: Noise
Policy H1: Increasing housing supply
Policy H10: Housing size mix
Policy HC1: Heritage conservation and growth
Policy G6: Biodiversity and access to nature
Policy SI 1: Improving air quality
Policy SI 2: Minimising greenhouse gas emissions
Policy SI 5: Water infrastructure
Policy SI 7: Reducing waste and supporting the circular economy
Policy T1: Strategic approach to transport
Policy T5: Cycling
Policy T6: Car Parking
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Policy T6.1: Residential parking
Policy T7: Deliveries, servicing and construction
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: New Housing
Policy H2: Housing Mix
Policy H5: Housing Design
Policy DH1: Design
Policy DH3: Heritage Assets
Policy DH(b): Protection of Amenity of Adjacent Occupiers
Policy DH(h): Conservation Areas i) Character and Setting
Policy DH(j): Locally Listed Buildings
Policy OS4: Biodiversity
Policy OS(f): Ecological Factors
Policy E1: Carbon Emissions
Policy E(a): Pollution
Policy IM4: Sustainable Travel
Policy 1M(b): Walking and Cycling
Policy IM(c): Parking Standards
Supplementary Planning Guidance/Documents:
Nationally Described Space Standard (2015)
London Housing SPD (2016)
Residential Extensions, Basement and Conversion Guidance SPD (2018)
Greenwich Park Conservation Area Appraisal (2010)
Westcombe Park Character Appraisal (2010)
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Appendix 4 – Proposed Standard of Accommodation
Unit Type

Policy Requirement

Proposed

Pass / Fail

Unit 1

Minimum Gross Internal Floor Area –
70m2

73m2

Pass

Floor to ceiling height – 2.5m for at least
75% of gross internal area (London Plan)

2.5m

Pass

Single bedroom – minimum 7.5m2 and
at least 2.15m wide

N/A

N/A

Double bedroom – minimum 11.5m2,
one double bedroom at least 2.75m
wide and every other double bedroom
at least 2.55m wide

Bedroom 1 – 12.5m2 and
minimum width 3.3m.

Pass

Built-in storage – 2m2

2.7m2

Pass

Minimum Gross Internal Floor Area –
50m2

57.6m2

Pass

Floor to ceiling height – 2.5m for at least
75% of gross internal area (London Plan)

2.5m

Pass

Single bedroom – minimum 7.5m2 and
at least 2.15m wide

N/A

N/A

Double bedroom – minimum 11.5m2,
one double bedroom at least 2.75m
wide and every other double bedroom
at least 2.55m wide

12.5m2 and minimum width
2.9m.

Pass

Built-in storage – 1.5m2

2.2m2

Pass

Minimum Gross Internal Floor Area –
61m2

67m2

Pass

Floor to ceiling height – 2.5m for at least
75% of gross internal area (London Plan)

2.5m

Pass

Single bedroom – minimum 7.5m2 and
at least 2.15m wide

Bedroom 1 – 9.6m2 and
minimum width 2.8m.

Pass

Double bedroom – minimum 11.5m2,
one double bedroom at least 2.75m
wide and every other double bedroom
at least 2.55m wide

Bedroom 2 – 12.5m2 and
minimum width 2.8m.

Pass

Built-in storage – 2m2

2.2m2

Pass

Minimum Gross Internal Floor Area –
61m2

65.3m2

Pass

Floor to ceiling height – 2.5m for at least
75% of gross internal area (London Plan)

2.5m

Pass

1-storey, 2bed/4-person
dwelling

Unit 2
1-storey, 1bed/2-person
dwelling

Unit 3
1-storey, 2bed/3-person
dwelling

Unit 4
1-storey, 2bed/3-person
dwelling

Bedroom 2 – 12.5m2 and
minimum width 3.3m
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Unit 5
1-storey, 2bed/3-person
dwelling

Unit 6
1-storey, 2bed/3-person
dwelling

Unit 7
1-storey, 1bed/2-person
dwelling

Unit 8

Single bedroom – minimum 7.5m2 and
at least 2.15m wide

Bedroom 1 – 11m2 and
minimum width 2.6m.

Pass

Double bedroom – minimum 11.5m2,
one double bedroom at least 2.75m
wide and every other double bedroom
at least 2.55m wide

Bedroom 2 – 11.9m2 and
minimum width 2.7m.

Pass

Built-in storage – 2m2

2.1m2

Pass

Minimum Gross Internal Floor Area –
61m2

65.5m2

Pass

Floor to ceiling height – 2.5m for at least
75% of gross internal area (London Plan)

2.5m

Pass

Single bedroom – minimum 7.5m2 and
at least 2.15m wide

Bedroom 1 – 11.1m2 and
minimum width 2.6m.

Pass

Double bedroom – minimum 11.5m2,
one double bedroom at least 2.75m
wide and every other double bedroom
at least 2.55m wide

Bedroom 2 – 11.9m2 and
minimum width 2.7m.

Pass

Built-in storage – 2m2

2m2

Pass

Minimum Gross Internal Floor Area –
61m2

67m2

Pass

Floor to ceiling height – 2.5m for at least
75% of gross internal area (London Plan)

2.5m

Pass

Single bedroom – minimum 7.5m2 and
at least 2.15m wide

Bedroom 1 – 9.8m2 and
minimum width 2.8m.

Pass

Double bedroom – minimum 11.5m2,
one double bedroom at least 2.75m
wide and every other double bedroom
at least 2.55m wide

Bedroom 2 – 12.5m2 and
minimum width 2.8m.

Pass

Built-in storage – 2m2

2m2

Pass

Minimum Gross Internal Floor Area –
50m2

57.5m2

Pass

Floor to ceiling height – 2.5m for at least
75% of gross internal area (London Plan)

2.5m

Pass

Single bedroom – minimum 7.5m2 and
at least 2.15m wide

N/A

N/A

Double bedroom – minimum 11.5m2,
one double bedroom at least 2.75m
wide and every other double bedroom
at least 2.55m wide

Bedroom 1 – 12.5m2 and
minimum width 2.9m.

Pass

Built-in storage – 1.5m2

2m2

Pass

Minimum Gross Internal Floor Area –
70m2

73.4m2

Pass
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1-storey, 2bed/4-person
dwelling

Floor to ceiling height – 2.5m for at least
75% of gross internal area (London Plan)

2.5m

Pass

Single bedroom – minimum 7.5m2 and
at least 2.15m wide

N/A

N/A

Double bedroom – minimum 11.5m2,
one double bedroom at least 2.75m
wide and every other double bedroom
at least 2.55m wide

Bedroom 1 – 12.5m2 and
minimum width 3.3m.

Pass

Built-in storage – 2m2

2m2

Bedroom 2 – 12.5m2 and
minimum width 3.3m
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Greenwich Area Planning Committee
7th December 2021

Agenda Item: 6
Reference Nos: 21/2162/MA

Applicant: Mr Sunil Purewal
Agent:
Mr Jeremy Butterworth, J Butterworth Planning, 71-75 Shelton Street,
London, WC2H 9JQ
Site Address:
THE PICKWICK, 246 WOOLWICH
ROAD, GREENWICH, LONDON, SE7
7QU
1.0

Ward:
Peninsula Ward
Application Type:
Minor Material Amendment

Recommendation
1.1

The Committee is requested to grant Planning Permission, as outlined
below:
An application submitted under Section 73 of the Town & Country
Planning Act 1990 for a minor material amendment in connection with
planning permission 20/2942/MA, dated 12/02/2021, for the
‘Redevelopment of land to the rear involving erection of 6 dwellings (5 x
3-bed and 1 x 4-bed), plus cycle and car parking and amenity space’, for
the Variation of Approved Scheme Drawings (Condition 1) to allow for a
reduction in ground excavations resulting in the land level on which the
houses are to be constructed stepping up from the same height at the
northern end of the terrace up to a maximum of 1.125m higher at the
southern end of the terrace.
Recommendation:
i.

To resolve to grant conditional planning permission according to
the conditions in Appendix 2, to be detailed in the notice of
determination; and

ii.

To authorise the Assistant Direction 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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2.0

Summary

2.1

Planning permission was originally granted under planning reference
18/2959/F on the 31/05/2019, for the following, subject to 25 conditions:

2.2

Demolition of existing ground floor rear extension of public house and
redevelopment of land to the rear involving erection of terrace of 6 dwellings (5 x 3bed and 1 x 4-bed), plus cycle and car parking and amenity space.

2.3

The applicant subsequently submitted a Section 96a application (non-material
amendment) in order to amend the description of development so as to
remove reference to the demolition of the ground floor rear extension of
the public house. Previously the applicant had sought to amend the
description of development via an earlier Section 73 application
(20/1041/MA), but due to the Finney case, which confirmed that this fell
outside of the remit of a Section 73 application, this application was
withdrawn.

2.4

Planning permission was then granted on the 12th February 2021, under
application 20/2942/MA to vary Condition 1 (Approved Drawings) in respect
of the following:
- Retention of ground floor rear extension of public house
- Reduction of car parking spaces from 9 to 4
- Relocation of some of cycle parking (10 spaces)
- Relocation of the residential refuse and recycling store
- Addition of 2 rising bollards
- Relocation of 1 proposed new tree

2.5

Under the approved scheme it was proposed to lower the ground level
within the site so that whilst the houses would have a height of 8m, they
would have a height of between 8m and 6.7m above natural ground level.
Under the current proposal it is proposed to reduce the level of ground
excavations resulting in the land level on which the houses are to be
constructed stepping up from the same height at the northern end of the
terrace up to a maximum of 1.125m higher at the southern end of the
terrace.

2.6

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

1130m²
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Heritage Assets
Tree Preservation Order
Flood Risk Zone

100m from the Grade 1I Listed former East
Greenwich Fire Station.
N/A
Zone 3

Proposal
Building Height

8m

No. of storeys
Flor area (GEA) (m2)

3 storeys
595.5 sqm

Non-Residential Uses
Existing Use(s)
Public Consultation
Number in Support
Number of objections
Main issues raised

Vacant Class A4 (public house) and Class C1
(bed and breakfast)

0
9
Overlooking/loss of privacy for residents of
adjoining properties;
Height of the proposed building will form an
imposing and out of character development;
Overshadowing of rear gardens that back
onto the site;
Inadequate screening
The loss of habitat of potential protected
species;
Reduction in car parking
Impact on local drainage
Lack of public consultation
Loss of trees;
Lack of screening;
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Loss of Parking;
Noise and Disturbance;
Loss of Habitats;
2.7

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 relates to the existing Pickwick Arms Public House, which is a
three-storey building (including mansard roof) with a large ground floor rear
extension, and a large garden to the rear. The site is located on the southern
side of Woolwich Road, adjacent to a row of two storey terraces dwelling
houses on Dupree Road and a 3-storey block of flats on Victoria Way.

3.2

The existing building is currently vacant however, it was formerly used as a
public house with bedsit accommodation to the rear. The public house dates
back to the1830s and was rebuilt in 1862. The existing building makes a
positive contribution to Woolwich Road with an attractive wrap around
ground floor frontage. The character of the surrounding area is mixed in
nature, with the southern side of Woolwich Road predominantly comprising
residential dwellings with long linear gardens and the northern side
dominated by large retail warehouses. There is also a three-storey block of
flats to the east of the site, on Victoria Way. The site is not located within a
town centre, but lies just outside the Charlton Riverside Masterplan
(northern side of Woolwich Road).

3.3

The site is not within a conservation area and there are no listed buildings in
the immediate vicinity, however the site is 100m east of the former east
Greenwich Fire Station, a grade II listed building.

3.4

The site is located approximately 700m from Charlton Railway Station and is
within walking distance of 8 bus routes. The site therefore has good access to
public transport having a Public Transport Accessibility Level (PTAL) of 4 on a
scale of 1 to 6, (where 6 is considered excellent).

3.5

The site is located in flood zone 3.
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Figure 1: Site Plan
4.0

Relevant Planning History

4.1

20/2942/MA – An application submitted under Section 73 of the Town &
Country Planning Act 1990 for a minor material amendment in connection
with the planning permission 18/2959 dated 26/11/2019 for the
‘Redevelopment of land to the rear involving erection of 6 dwellings (5 x 3bed and 1 x 4-bed), plus cycle and car parking and amenity space’ as amended
by application 20/2550/NM dated 23/09/2020 to allow: Variation of Condition
1 (Approved Drawings) in respect of:
Retention of ground floor rear extension of public house;
Reduction of car parking spaces from 9 to 4;
Relocation of some of cycle parking [10 spaces];
Relocation of the residential refuse and recycling store
Addition of 2 rising bollards
Relocation of 1 proposed new tree
Approved, 12/02/21
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4.2

20/2550/NM – An application submitted under Section 96a of the Town &
Country Planning Act 1990 for a non-material amendment in connection with
planning permission 18/2959/F, dated 31/05/2019 for the Demolition of
existing ground floor rear extension of public house and redevelopment of
land to the rear involving erection of terrace of 6 dwellings (5 x 3-bed and 1 x
4-bed), plus cycle and car parking and amenity space to allow: An amendment
to the description of development to read 'Redevelopment of land to the rear
involving erection of 6 dwellings (5 x 3-bed and 1 x 4-bed), plus cycle and car
parking and amenity space'. Approved, 23/09/2020

4.3

20/1041/MA - An application submitted under Section 73 of the Town &
Country Planning Act 1990 for a minor material amendment in connection
with the planning permission 18/2959/F, dated 31/05/2019 for the demolition
of existing ground floor rear extension of public house and redevelopment of
land to the rear involving erection of terrace of 6 dwellings (5 x 3-bed and 1 x
4-bed), plus cycle and car parking and amenity space. Withdrawn,
23/09/2020

4.4

20/1040/SD – Submission of details pursuant to the discharge of Condition
03 (Materials and Finishes), Condition 04 (Contamination), Condition 08 & 09
(Demolition and Construction Method Statement), Condition 10
(Construction Logistics Plan), Condition 11 (Cycle Spaces), Condition 12
(Tree Protection Plan), Condition 13 (Sound Attenuation), Condition 16
(Surface Water Drainage) & Condition 17 (Ecological Mitigation Measures) of
planning reference 18/2959/F, dated 31/05/2019. Approved, 7/04/2021

4.5

20/0167/NM - An application submitted under Section 96a of the Town &
Country Planning Act 1990 for a non-material amendment in connection with
the planning permission 18/2959/F, dated 31/05/2019 for the Demolition of
existing ground floor rear extension of public house and redevelopment of
land to the rear involving erection of terrace of 6 dwellings (5 x 3-bed and 1 x
4-bed), plus cycle and car parking and amenity space to allow: Variation to
Condition 15 (Bat Roost Assessment). Refused, 26/02/2020

4.6

18/2959/F - Demolition of existing ground floor rear extension of public
house and redevelopment of land to the rear involving erection of terrace of
6 dwellings (5 x 3-bed and 1 x 4-bed), plus cycle and car parking and amenity
space. Approved 31/05/2019

5.0

Proposals (in detail)
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5.1

The current application seeks to amend the development proposals for the
site, which were originally granted under application 18/2959/F and
subsequently amended under application 20/2942/MA.

5.2

The application site presently rises from Woolwich Road so that the rear of
the site is at a higher level. As a result of this the approved scheme involved
ground excavation so as to lower the land level across the rear of the site,
thereby enabling all the dwellings to be built at the same ground level and
have a constant height of 8m across the development.

5.3

Under the current proposal the extent of the excavation of the land level
would be reduced so that at the southern end of the site, the land level
would be 1.25m higher than that originally approved. As a result of this the
actual height of the dwellings would remain at 8m, but that they would now
have a stepped appearance.

6.0

Consultation

6.1

The application since being submitted in June 2021 has been subject of public
consultation, comprising 32 consultation letters to neighbouring properties,
local Ward Councillors, the Charlton Society, the Central Charlton Residents
Association and the East Greenwich Residents Association.

6.2

Statutory Consultees

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

Officer’s
comments
N/A

6.3

Local amenity groups the East Greenwich Residents Association and Charlton
Central Residents Association were also consulted, but no responses were
received.

6.4

Local Residents

6.5

A summary of the consultation responses received from local residents, along
with the officer comments are set out in table below.
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Summary of Comments
Overlooking/loss of privacy for
residents of adjoining properties
Height of the proposed building
will form an imposing and out of
character development

Officer’s comments
This is addressed in the Residential
Amenity Section of the report.
This is addressed in the Design
Section of the report.

Overshadowing of rear gardens
that back onto the site

This is addressed in the Residential
Amenity section of the report.

Inadequate screening

The principle of redevelopment the
site for housing has been established
and the need for additional
screening can be secured via a
planning condition.
The site is not a designated site for
protected species and the principle
of redeveloping the site for housing
has been established.
The level of car parking proposed is
the same as that proposed under
application 20/2942/MA. Since
application 20/2942/MA was granted
in February 2021, the 2021 London
Plan has been adopted, which has
reduced further the level of car
parking that should be delivered in
association with residential
development.
The principle of redevelopment the
site for housing has been established
and the proposed development is
not seeking to increase the quantum
of development.
Appropriate public consultation has
been undertaken for this Section 73
planning application.
This is addressed in the Tree
section of the report.

The loss of habitat of potential
protected species
Reduction in car parking

Impact on local drainage

Lack of public consultation
Loss of trees
7.0

Planning Context
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7.1

This application needs to be considered in the context of a range of national,
regional and local planning policies and Supplementary Planning Guidance /
Documents.
• National Planning Policy Framework (NPPF – 2021)
• The London Plan (March 2021) - Full details of relevant policies refer to
appendix 3.
• The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014) - Full details of relevant policies refer
to appendix 3.

7.2
8.0

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

8.1
−
−
−
−
−
−
−
−

The planning considerations relevant to this application are as follows:
Context of Minor Material Amendment/ Principle of Development
Retention of rear extension to the public house
Transport, Highways & Access
Refuse and Recycling
Trees
Neighbouring amenity
Other Matters
CIL

Context of Minor Material Amendment/Principle of Development
8.2

An application can be made under section 73 of the Town and Country
Planning Act 1990 to vary or remove conditions associated with a planning
permission. One of the uses of a S.73 application is to seek a minor material
amendment to approved plans, which is the case in this instance (Condition 1
of application 20/2942/MA dated 12/02/21). A S.73 application results in a
new permission being issued sitting alongside the original permission, which
remains intact and unamended.

8.3

There is no statutory definition of a ‘minor material amendment’, however
Government guidance has suggested a non-statutory definition: ‘‘a minor
material amendment is one whose scale and nature results in a development
which is not substantially different from the one which has been approved’’. It
is considered that the nature of the proposed works falls within this definition
as they would not affect the extent of the application site, the quantum of
development proposed or the design and appearance of the proposed houses.
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8.4

The principle of redeveloping the land to the rear of the former public house
to provide 6 dwellings (5x3 bed and 1x4 bed) has been established under
application 18/2959/F and 20/2942/MA. However, since the granting of
planning permission there has been a change in adopted planning policy in the
form of an updated NPPF published in July 2021 and a new London Plan
adopted in March 2021. In view of this it is considered appropriate to
reconsider whether the development in land use terms remains acceptable.

8.5

In respect of land use, the NPPF sets out the need for new housing and that
the effective use of land should be promoted to meet the need for homes and
other uses.

8.6

The 2016 London Plan acknowledged the pressing need for housing in
London and identified minimum housing targets for individual boroughs. For
the Royal Borough of Greenwich this consisted of a minimum of 26,850
dwellings between 2015 and 2025. The pressing need for new homes is still
an identified issue in the 2021 London Plan, with Policy GG4 stating that to
create a housing market that works better for all Londoners, those involved
in planning and development must ensure that more homes are delivered.
Due to the continued pressing need for housing, Policy H1 of the 2021
London Plan has set the Royal Borough of Greenwich a 10-year target for net
housing completions of 28,240 between 2019/20 and 2028/29.

8.7

To assist in meeting the net housing targets, Policy H2 of the 2021 London
Plan states that Borough’s should pro-actively support well-designed new
homes on small sites (below 0.25ha in size) and that of the 28,240 net
dwellings to be delivered, these sites should accommodate 3010 dwellings.

8.8

Whilst the above supersedes the housing targets as outlined in Policy H1 of
Core Strategy, the requirement that at least 99% of new homes are built on
brownfield land remain. It was accepted under the previous consents that the
application site does not constitute brownfield land, and this remains the case.
Notwithstanding this it was considered that the principle of development in
land use terms was acceptable as policy did permitted a small proportion of
new dwellings to be built on non-brownfield land. This remains the case.

8.9

London Plan policy HC7 seeks to protect public houses. Whilst this is a new
policy, it replicates the aims of Core Strategy policy EA(b), which was a
consideration when assessing the previous applications. Whilst the proposed
development would result in the loss of the former beer garden belonging to
the public house, the public house itself is to remain and the current owners
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are in the process of refurbishing it. As such it is considered that the
development would still not result in the loss of the public house.
8.10 The principle of development in land use terms is therefore acceptable
subject to other material planning considerations being met, such as creating a
high-quality design, an acceptable level of residential accommodation and
having no adverse impact on the residential amenity of adjoining occupiers.
These matters are considered below.
8.11 In this regard Core Strategy Policy H(c) (Backland and Infill Development)
states that due to the pressure for land for new housing in Royal Greenwich,
infill and backland sites are increasingly considered for housing development.
However, it states that in order for such developments to be considered
acceptable, they must comply with the following criteria:
Policy H(c) Criteria

Assessment

i. There is no unreasonable
reduction in the amount of
amenity space enjoyed by
existing residents, especially for
those in houses with the shared
use of a garden;

As the application site constitutes a
former beer garden, the proposed
development would not result in the
unreasonable loss of amenity space
enjoyed by existing residents.

ii. There is no unreasonable loss
of privacy from overlooking
adjacent houses and/or their
back gardens (also see Policy
DH(b));

This matter is addressed in the
Residential Amenity section of the
committee report.

iii. There is no unreasonable
The quantum of development remains
increase in noise and disturbance the same as that previously considered
from traffic gaining access;
acceptable. It is still considered that the
proposed development would not result
in an unreasonable increase in noise and
disturbance from traffic gaining access to
the site.
iv. There is no significant loss of
wildlife habitats, particularly
trees or shrubs which would

When in use as a beer garden the land
was predominately covered in grass and
did not have any special policy
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adversely affect the appearance
and character of the area; and

designation in terms of wildlife habitats.
This remains the case and the proposed
development would therefore comply
with this standard.

v. The character of the area is
This matter is addressed in the Design
maintained with particular regard section of the committee report.
to the scale, design and density
of the development.
8.12 Overall, therefore, the wider principle of re-developing the site has been
established under the previous consent and remain acceptable.
Standard of accommodation
8.13 As with the previously approved applications the development proposes 5x3
bed and 1x4 bed houses in a single terrace. Under the previous application
the standard of residential accommodation to be delivered was assessed
against the requirements of London Plan Policy 3.5 (including table 3.3) as well
as the Nationally Described Space Standards. Whilst the 2016 London Plan
has been replaced by the 2021, this has not resulted in any material change to
the standards against which the quality of accommodation is assessed.
Furthermore, there have been no changes to the Nationally Described Space
Standards.
8.14 In view of this the proposed residential units would still comply with the
required internal space standards of 90sqm for a 3 bed 4 person dwelling set
over 3 floors and 130sqm for a 4 bed 8 person dwelling set over 3 floors. All
the bedrooms meet the require minimum standard of 11.5sqm for a double
and 7.5sqm for a single and each unit would be provided with sufficient
storage space. The units would all be dual standards and comply with the
required floor to ceiling heights. As such the proposed development would
still deliver a high-quality living environment for prospective occupiers as
required by adopted planning policy.
Design and Appearance
8.15 Since planning permission was previously granted the 2016 London Plan has
been replaced by the 2021 London Plan. As such the current application in
design terms needs to be assessed against London Plan Policy D3. This states
that development proposals should make the best use of land by following a
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design-led approach that optimises the capacity of sites. Furthermore,
development proposals should enhance local context by delivering buildings
and spaces that positively respond to local distinctiveness through their
layout, orientation, scale, appearance and shape, with due regard to existing
and emerging street hierarchy, building types, forms and proportions. Finally,
development should respond to the existing character of a place, be of a high
quality and achieve safe, secure and inclusive environments. Policy D4 of the
London Plan sets out the tools available to Local Planning Authorities to
achieve the aims of Policy D3, but it is acknowledged that the use of these
tools needs to be proportionate to the scale of development proposed.
8.16 The application is also assessed against Core Strategy Policy H5 (point v),
which states that the character of the area is maintained with particular
regard to the scale, design and density of the development. In addition to this
Core Strategy Policy DH1 states that all developments are expected to
provide a positive relationship between the proposed and existing urban
context by taking account of the established layout and spatial character.
8.17 The dwellinghouse would still be located in a broadly central location within
the site, have the same footprint as previously approved and retain a height of
8m over three floors. As such the height, scale and bulk of the
dwellinghouses themselves would not be altered as a result of the proposed
minor material amendment. However, due to the proposed reduction in the
level of ground excavation to take place, the dwellings as they extend towards
the southern (rear) boundary of the site would have a stepped appearance.
This would mean that the overall height of the development as seen from the
adjoining properties in Dupree Road and Victoria Way would gradually
become taller, with a maximum increase of 1.125m. The proposed stepped
nature of the dwellings would be reflective of other dwellinghouse in the area,
due to the natural change in land levels. As such it is considered that the
proposed change is acceptable and would not result in the development
becoming overbearing or out of scale with the established character of the
surrounding area.
8.18 In terms of the design of the dwellings themselves this remains the same as
previously approved and remains acceptable.
Residential Amenity
8.19 Policy DH(b) of the Core Strategy (2014) states that the Royal Borough will
only permit an application where it can be demonstrated that the proposed
development does not cause an unacceptable loss of amenity to adjacent
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occupiers by reducing the amount of daylight, sunlight or privacy they enjoy
or result in an unneighbourly sense of enclosure.
8.20 As with the previously approved schemes the development would be in the
same central position within the site. As such the first five dwellings would be
at least 20m from any habitable room windows on adjoining properties, whilst
the 6th dwelling would be at least17m. The overall height of the dwellings
themselves would also be the same at 8m. However, due to the proposed
reduction in the level of ground excavation to take place, the dwellings as
they extend towards the southern (rear) boundary of the site would have a
stepped appearance. This would mean that the overall height of the
development as seen from the adjoining properties in Dupree Road and
Victoria Way would gradually become taller, with a maximum increase of
1.125m.
8.21 Whilst the dwellings would now have a stepped appearance due to the
separation distance to windows in the adjoining properties, the development
would still not result in a loss of privacy due to overlooking. It is also noted
that dwellings 5 and 6, which would have the greatest increase in height are
still designed so that the first-floor front windows are angled so that they do
not face directly towards the properties in Dupree Road. Also due to the
separation distance, it is considered that the gradual increase in height across
the houses would not result in a loss of outlook or an increased sense of
enclosure for adjoining occupiers.
8.22 Finally, when considering daylight and sunlight, the application site is located
to the north with the sun travelling in a southerly direction from east to west.
The applicant as part of their submission has submitted a daylight and sunlight
report, which concludes that all neighbouring windows (that has a
requirement for daylight and sunlight) pass the relevant BRE daylight and
sunlight tests. The development also passes the BRE overshadowing to
gardens and open space tests.
8.23 In view of this it is considered that the proposed development complies with
the requirements of Core Strategy Policy DH(b).
8.24 Policy E(a) of the Core Strategy seeks to ensure that proposed development
does not have any adverse impact on adjoining occupiers as a result of noise
and disturbance etc. It is accepted that in all development there will be some
adverse impact during construction works, but that these can be mitigated to
an acceptable level through the imposition of planning conditions. It is
considered that the proposed use would not materially increase noise or
disturbance to the surrounding area, given that the proposed land use is in
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keeping with the residential character of the area. Additionally, based on the
amount of parking provided, it is not anticipated that the volume of traffic
would be significant enough to cause disturbance to neighbouring properties
Highways and Car Parking
8.25 The application site has a PTAL rating of 4 and whilst on-street parking is not
available on Woolwich Road, the neighbouring streets (such as Dupree Road)
do have on-street parking bays, which form part of the Charlton controlled
parking zone (CPZ).
8.26 Under the 2016 London Plan, Policy 6.13 sets out the parking standards for
residential development across London. This required less than 1 parking
space to be provided for 1-2 bed units, up to 1.5 space for a 3-bed unit and
up to 2 spaces for dwellings with 4 or more bedrooms. This policy has been
replaced by Policies T6 and T6.1. Policy T6 states that car fee development
should be the starting point for all development proposals in places that are
(or are planned to be) well-connected by public transport, with developments
elsewhere designed to provide the minimum necessary parking. The Royal
Borough of Greenwich is classed as an inner London Borough and Policy T6.1
state that for sites with a PTAL rating of 4, should be car free.
8.27 Policy T6 also states that where car parking is proposed provision should be
made for infrastructure for electric or other Ultra-Low Emission vehicles
8.28 The development as approved under application 21/2162/MA proposes 4 offstreet car parking spaces, which is a reduction from the 8 spaces originally
granted under application 18/2959/F. Whilst the development should deliver
no off-street parking spaces, it is considered that an exception can be made in
this instance and that the provision of 4 off-street parking spaces is
acceptable. This is because the consent granted under application
21/2162/MA has been implemented and can still be implemented. It is though
recommended that an additional condition now be added to ensure that the
parking spaces should include infrastructure for electric cars. In addition,
potential residents of the development would not be able to apply for parking
permits within the CPZ.
8.29 With regard to cycle parking, London Plan Policy T5 requires that 2 long term
cycle spaces are required for dwellings of 3 bedrooms or more and that for
developments with between 5-40 dwellings 2 short stay spaces are provided
for visitors. The submitted plans show cycle parking for 10 bicycles, which is
below the 14 required. It is considered that there is sufficient space within
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the site to provide the additional cycle storage spaces required and that this
can be secured via the imposition of a planning condition.
Refuse
8.30 Policy DH1 of the Royal Greenwich Local Plan clearly states that any new
development should have a high-quality design which clearly demonstrates on
site waste management including evidence of waste reduction, use of recycled
materials and dedicated recyclable waste storage space. This is supported by
Policy H5.
8.31 Under application 20/2942/MA, the location of the refuse store was relocated from the rear of the public house to the side of the public house.
The location of the proposed refuse store has not been indicated on the
current submission due to on-going refurbishment works associated with the
Pickwick Arm itself. Whilst this is the case the provision of adequate refuse
storage provision will be secured via a planning condition as part of any grant
of planning permission.
Trees
8.32 The issue over trees was considered under the previous applications, with
particular reference to a large tree in the south west corner of the site. It
was noted on the submitted plans for application 20/2942/MA that this tree
was shown as being retained even though it was felled prior to the
determination of the original application (18/2959/F) as set out in the
recorded minutes:
The committee also noted clarification from the Area Planning Manager (West) that
the tree that was felled on the proposed site was not protected by a Tree
Preservation Order, nor was it protected as the site was not within a Conservation
Area. As such, the felling of the tree had not required the Council’s approval, and
that the applicant had confirmed that a replacement tree would be planted on the
site.
Members welcomed plans for a replacement, but commented on their
dissatisfaction because the developer had informed that no trees would be cut down.
Thus, should the recommendation in the report be approved, the applicant should
take steps not to deviate from the approved scheme during the proposed demolition
and construction work.
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8.33 A condition is proposed as part of any consent to ensure that the existing
trees are suitably protected whilst building works are under taken and that
details of soft and hard landscaping for the site are approved.
Flood Risk
8.34 The application site is located within Flood Zone 3, which is at high risk of
flooding. Whilst this is the case the site is protected by exiting flood defences
along the River Thames. The NPPF sets out that residential development
(excluding basement flats) as more vulnerable to flooding. London Plan Policy
SI 12 stated that development proposals should ensure that flood risk is
minimised and mitigated, and that residual risk is addressed. This is
supported by Core Strategy Policy E2 and E3.
8.35 The applicant submitted an FRA with the original submission (application
18/2959/F), which was assessed by the council who recommended that
detailed surface water drainage and maintenance plan covering the lifetime of
the development should be secured by condition. Subject to the above, it was
stated that the proposed development would not increase the risk of surface
water flooding on the site or within the surrounding area.
8.36 An updated flood risk assessment has not been submitted as part of the
application. However, given that the only changes proposed in the current
application is the reduction in the level of ground excavation to take place, it
is considered that there are no new flood risk matters associated with the
proposed development.
9.0

CIL

9.1

The Mayor has introduced a London-wide Community Infrastructure Levy
(CIL) to help implement the London Plan, particularly policy T9. The Mayoral
CIL formally came into effect on 1st April 2015, and it will be paid on
commencement of most new development in Greater London that was
granted planning permission on or after that date. The Mayor's CIL2 will
contribute towards the funding of Crossrail.

9.2

The proposed development would not benefit from any exemption and would
therefore be liable to this requirement

10.0 Royal Borough of Greenwich (CIL)
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10.1 Royal Borough of Greenwich (CIL) 16.1 The Royal Borough adopted its Local
Community Infrastructure Levy (CIL) charging schedule, infrastructure
(Regulation 123) list, instalments policy and exceptional circumstances relief
policy on the 25th March 2015 and came into effect in Royal Greenwich on
the 6th April 2015.
10.2 The proposed development would not benefit from any exemption and would
therefore be liable to this requirement.
11.0 Public Sector Equality Duty (PSED) and Human Rights
11.1 Under the Equalities Act 2010, the Council must have due regard to the need
to eliminate discrimination, harassment or victimisation of persons by reason
of age, disability, pregnancy, race, religion, sex and sexual orientation. This
planning application has been processed and assessed with due regard to the
PSED. The application proposals are not considered to conflict with this duty.
11.2 The application has also been considered in the light of the Human Rights Act
1998 and it is considered that the analysis of the issues in this case, as set out
in this report and recommendation, is compatible with the Act.
12.0 Conclusion
12.1 The proposed amendment is considered acceptable with regard to design,
layout and the proposed development would still provide a good standard of
accommodation for future occupiers. The development is also considered to
have an acceptable impact on neighbouring amenity and the local highway
system.
12.2 Based on the above, it is therefore recommended that permission be granted
for application reference 21/2162/MA, 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)

Report Author:
Tel No.:

Neil Willey
0208 921 5764
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Email:

Neil.Willey@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 has been submitted by the
applicant in support of application reference 20/2942:
EX01 Rev. B, PL04 Rev. D, PL08 Rev. B, PL12 Rev. C, PL13 Rev. A, PL14 Rev. B,
PL15 Rev. B, PL16, Rev. B, Daylight and Sunlight Report – June 2021 and Covering
Letter – June 2021.

Appendix 2 – Conditions and Informative(s)
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Condition 1
The development to which this permission relates must be begun not later than the
expiration of three (3) years beginning from 26/11/201.
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:
EX01 Rev B, EX02 Rev A, EX03, EX04, EX05, PL01 Rev C, PL02 REV C, PL03 Rev
C, PL04 Rev D, PL05 Rev C, PL06 REV A, PL07 Rev A, PL08 Rev B, PL09 Rev A,
PL10, PL11 Rev B, PL12 Rev C, PL13 Rev. A, PL14 Rev B, PL15 Rev B, PL16 Rev B,
Ecology Assessment, Planning Statement, Energy and Sustainability Statement, Air
Quality Assessment, Flood Risk Assessment, Archaeological Desk- Based
Assessment, Design and Access Statement, Daylight and Sunlight Report – June
2021 and Covering Letter – June 2021.
Reason: In the interests of good planning and to ensure that the development is
carried out in accordance with the approved documents, plans and drawings
submitted with the application and is acceptable to the local planning authority.
Condition 3
No development shall commence on site until a detailed schedule and specifications
of all external materials and finishes/windows and external doors to be used on the
buildings have been submitted to and approved in writing by the local planning
authority. The development shall be carried out in accordance with the approved
details.
Reason: To ensure that the local planning authority may be satisfied as to the
external appearance of the building(s) and to comply with Policy D3 of the London
Plan (2021) and Policies DH1 and H5 of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (July 2014).
Condition 4
No development approved by this planning permission shall take place until a
remediation strategy that includes the following components to deal with the risks
associated with contamination of the site shall each be submitted to and approved,
in writing, by the local planning authority:
d. A preliminary risk assessment which has identified:
• all previous uses
• potential contaminants associated with those uses
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• a conceptual model of the site indicating sources, pathways and receptors
• potentially unacceptable risks arising from contamination at the site.
A site investigation scheme, based on (1) to provide information for a detailed
assessment of the risk to all receptors that may be affected,
including those off site.
The results of the site investigation and the detailed risk assessment referred to in
(2) and, based on these, an options appraisal and remediation strategy giving full
details of the remediation measures required and how they are to be undertaken.
A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (3) are complete
and identifying any requirements for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action.
Any changes to these components require the express written consent of the local
planning authority. The scheme shall be implemented as approved.
Reason: For the protection of Controlled Waters. The site is located over a
Principal Aquifer and it is unknown if the site may be affected by historic
contamination and ensure compliance with Policy E(e) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (July 2014).
Condition 5
If, during development, contamination not previously identified is found to be
present at the site then no further development (unless otherwise agreed in writing
with the local planning authority) shall be carried out until the developer has
submitted a remediation strategy to the local planning authority detailing how this
unsuspected contamination shall be dealt with and obtained written approval from
the local planning authority. The remediation strategy shall be implemented as
approved.
Reason: To reduce risk to controlled waters and ensure compliance with Policy
E(e) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July
2014).
Condition 6
No infiltration of surface water drainage into the ground is permitted other than
with the express written consent of the local planning authority, which may be given
for those parts of the site where it has been demonstrated that there is no resultant
unacceptable risk to controlled waters. The development shall be carried out in
accordance with the approval details.
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Reason: To ensure that the development does not contribute to, or is not put at
unacceptable risk from, or adversely affected by, unacceptable levels of water
pollution caused by mobilised contaminants in line with paragraph 174 of the
National Planning Policy Framework (2021).
Condition 7
Piling or any other foundation designs using penetrative methods shall not be
permitted other than with the express written consent of the Local Planning
Authority, which may be given for those parts of the site where it has been
demonstrated that there is no resultant unacceptable risk to groundwater. The
development shall be carried out in accordance with the approved details.
Reason: To ensure that the development does not contribute to, or is not put at
unacceptable risk from, or adversely affected by, unacceptable levels of water
pollution caused by mobilised contaminants and therefore complies with Policy E(e)
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014).
Piling and investigation boreholes using penetrative methods can result in risks to
potable supplies from, for example, pollution / turbidity, risk of mobilising
contamination, drilling through different aquifers and creating preferential pathways.
Condition 8
Prior to construction works commencing; a Construction Management Plan shall be
submitted to and approved in writing by the Local Planning Authority for a
management scheme to control and minimise emissions of air pollutants attributable
to the construction of the development.
This should include a risk assessment and a method statement in accordance with
the control of dust and emissions from Construction and Demolition Best Practice
Guidance published by the Greater London Authority:
• Proposals for monitoring dust / particulates and procedures to be put in
place where agreed dust / particulates levels are exceeded;
• A dust risk assessment shall be undertaken; to include dust suppression
methods to be used including details of equipment during the different
stages of the development;
• Site plan identifying location of site entrance, exit, wheel washing, hard
standing hoarding (distinguishing between solid hoarding and other barriers
such as heras and monarflex sheeting), stock piles, dust suppression,
location of water supplies and location of nearest neighbouring receptors;
• Confirmation if a mobile crusher will be used on site and if so, a copy of the
permit and intended dates of operation;
• Bonfire policy;
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• Proposals for monitoring dust and preventing or controlling unacceptable
releases;
• Wheel washing facilities, location and facilities for discharging the water.
Reference shall be made to: The Mayor of London’s ‘The control of dust and
emissions from construction and demolition’ Supplementary Planning Guidance
https://www.london.gov.uk/file/18750/download?token=zV3ZKTpP:
BRE four part Pollution Control Guide, Part 1 Pre-project planning and effective
management; ‘Controlling particles, vapour and noise pollution from construction
sites’.
The plan should also include a management scheme to control and minimise noise
and vibration attributable to construction on the development site, and include:
• Haulage routes
• Measures to ensure the footway and carriageway on Blackwall Lane is not
blocked, including buses.
• Hours of work
• Likely noise levels to be generated from plant and construction works
• Details of any noise screening measures
• Proposals for monitoring noise and procedures for controlling excessive
noise and vibration
• Note: it is expected that vibration over 1mm/s measured as a peak particle
velocity at residential properties would constitute unreasonable vibration.
Reference shall be made to: The Councils’ Construction Site Noise Code of
Practice
http://www.royalgreenwich.gov.uk/downloads/file/470/noise_from_major_constructi
on_sites_leaflet
BRE four part Pollution Control Guides ‘Controlling particles and noise pollution
from construction sites’.
Reason: In order to protect future residents from poor air quality local air quality,
and to safeguard the amenities, health and safety of neighbouring properties and
occupiers and of the area generally, in compliance with Policy D14 of the London
Plan (2021) and Policy E(a) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (Adopted July 2014).
Condition 9
Prior to the commencement of the development; a Demolition and Construction
Method shall be submitted to and approved in writing by the Local Planning
Authority for a management scheme to control and minimise emissions of air
ITEM NO: 6

Page 115

pollutants attributable to the construction of the development. This should include a
risk assessment and a method statement in accordance with the control of dust and
emissions from Construction and Demolition Best Practice Guidance published by
the Greater London Authority:
· Proposals for monitoring dust / particulates and procedures to be put in place
where agreed dust / particulates levels are exceeded; · A dust risk assessment shall
be undertaken; to include dust suppression methods to be used including details of
equipment during the different stages of the development; · Site plan identifying
location of site entrance, exit, wheel washing, hard standing hoarding (distinguishing
between solid hoarding and other barriers such as heras and monarflex sheeting),
stock piles, dust suppression, location of water supplies and location of nearest
neighbouring receptors; · Confirmation if a mobile crusher will be used on site and if
so, a copy of the permit and intended dates of operation; · Bonfire policy; ·
Proposals for monitoring dust and preventing or controlling unacceptable releases; ·
Wheel washing facilities, location and facilities for discharging the water.
Reason: In order to safeguard the amenities, health and safety of neighbouring
properties and occupiers and of the area generally, and to ensure compliance with
Policies 7.14 of the London Plan (2016) and Policies E(a) and E(c) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).
Condition 10
Prior to the commencement of the development, a detailed Construction Logistics
Plan (CLP) shall be submitted to, and approved in writing by, the Local Planning
Authority in consultation with Transport for London. The CLP shall include
measures to dissuade construction workers from parking in the vicinity of the
development. The CLP shall in all respects be implemented in accordance with the
details approved pursuant to this condition. a. The development shall be carried out
in accordance the approved details. Reason: In order to safeguard residential
amenity and pedestrian and traffic safety and ensure compliance with Policy 6.3 of
the London Plan (2016) and Policies E(c) and IM4 of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (Adopted July 2014).
Condition 11
A minimum of 20 secure and dry cycle parking spaces shall be provided within the
development as indicated on the plans hereby approved.
No development shall commence on site until the full details of the cycle parking
facilities have been submitted to and approved in writing by the local planning
authority.
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All cycle parking spaces shall be provided and made available for use prior to
occupation of the development and maintained thereafter.
Reason: To promote sustainable travel and to ensure compliance with Policy 6.9 of
the London Plan (2016) and IM4, IM(b) and IM(c) of the Royal Greenwich Local
Plan: Core Strategy with Detailed Policies (Adopted July 2014).
Condition 12
Prior to the commencement of ground works, a Tree Protection Plan (TPP) shall be
submitted to and approved in writing by the Local Planning Authority. The TPP
should follow the recommendations set out in BS 5837:2012 (Trees in relation to
design, demolition and construction – Recommendations). The TPP should clearly
indicate on a dimensioned plan superimposed on the building layout plan and in a
written schedule details of the location and form of protective barriers to form a
construction exclusion zone, the extent and type of ground protection measures,
and any additional measures needed to protect vulnerable sections of trees and
their root protection areas where construction activity cannot be fully or
permanently excluded. The scheme shall be implemented in accordance with the
approved details
Reason: To safeguard the health and safety of trees during building operations and
the visual amenities of the area generally and to comply with Policy 7.19 of the
London Plan (2016) and Policy OS (f) of the Core Strategy (2014).
Condition 13
Prior to the commencement of the development hereby approved details of the
sound attenuation to protect against externally generated (environmental) noise
sources including road, rail, aircraft traffic so as to achieve the internal ambient
noise levels detailed in Table 4 section 7.7.2 of BS8233:2014 and World Health
Organisation Guidelines for Community. Noise shall be submitted to and approved
in writing by, the Local Planning Authority. The measured or calculated noise levels
shall be determined in accordance to the latest British Standard 8233:2014
Guidance on sound insulation and noise reduction for buildings. Internal noise levels
should be achieved with windows open for rapid ventilation purposes. Where this
cannot be achieved alternative means of ventilation and cooling will be required.
Where whole house ventilation is provided then acoustically treated inlets and
outlets should ideally be located away from the facades most exposed to noise and
any local sources of air pollution. For gardens and balconies the noise level shall not
exceed the specified limit within BS8233:2014.
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b) The approved works are to be completed prior to occupation of the
development and retained for the lifetime of the development.
Reason: In order to ensure a good level of residential amenity for future occupants
and to ensure compliance with Policy 3.5 of the London Plan (2016) and Policy H5
of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted
July 2014).
Condition 14
a. Prior to the commencement of the development, other than demolition and
groundworks, details relating to privacy screening to the approved rear
terraces shall be submitted to and agreed in writing by the Local Planning
Authority.
b. The agreed measures shall be implemented prior to the first occupation of
the development and retained for the lifetime of the development.
Reason: To retain the residential amenity of occupants immediately to the east of
the site and to accord with policy DH(b) of the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (Adopted July 2014).
Condition 15
Prior to the commencement of any works herby approved including demolition a
preliminary bat roost assessment shall be undertaken on buildings and mature trees
on the subject site. If required a nocturnal emergence and dawn re-entry survey
shall be undertaken in line with best practice survey guidelines during the bat
activity season. The results shall be submitted to and approved in writing by, the
Local Planning Authority prior to the commencement of any works.
Reason: To ensure that the development does not adversely affect any bats on the
site and ensure compliance with Policy 7.19 of the London Plan (2016) and Policy
OS4 of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014).
Condition 16
Prior to the commencement of earth works, a surface water drainage scheme for
the site based on sustainable drainage principles, where possible, and an assessment
of the hydrological and hydro geological context of the development has been
submitted to, and approved by, the Local Planning Authority. The surface water
drainage strategy should seek to implement a SUDS hierarchy that achieves a
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greenfield runoff rate. The development shall be carried out and retained for the
lifetime of the development in accordance the approved details.
Reason: To prevent the increased risk of flooding, both on and off site and to
ensure compliance with Policy 5.13 of the London Plan (2016)
Condition 17
Notwithstanding approved document ‘preliminary ecological appraisal’ by
Middlemarch Environmental, dated August 2018 full details of mitigation measures
shall be submitted to and approved in writing by the Local Planning Authority prior
to ground works of the development hereby approved. a. The approved mitigation
measures shall be implemented in full prior to occupation. Reason: To increase the
biodiversity of the site, to mitigate any impact from the development hereby
approved and to comply with Policy 7.19 of the London Plan (2016) and Policy OS4
of the Royal Greenwich Core Strategy and Detailed Policies 2014. Condition 18 b.
A scheme of soft landscaping (including details of any trees or hedges to be retained
and proposed plant numbers, species, location and size of trees and tree pits) and
details of the management and maintenance of the landscaping for a period of five
years shall be submitted to and approved in writing by the local planning authority
prior to construction of the above ground works. The soft landscaping shall; a.
Include one mature tree with a height at planting of a minimum of four metres, and
a. Incorporate the recommendations of approved document ‘preliminary ecological
appraisal’ by Middlemarch Environmental, dated August 2018. b. All planting, seeding
or turfing shall be carried out in the first planting and seeding seasons following the
completion of the development, in accordance with the approved scheme under
part (a). Any trees or plants which within a period of five years from the completion
of the development die, are removed or become seriously damaged or diseased,
shall be replaced in the next planting season with others of similar size and species.
Reason: In order that the local planning authority may be satisfied as to the details
of the proposal and to comply with Policy 7.19 of the London Plan (2016) Policy
OS(f) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2104).
Condition 19
The mitigation measures set out in table 17 of approved document ‘Redevelopment
of Land to the rear of the Pickwick Arms, 246 Woolwich Road: Air Quality
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Assessment’ dated July 2018 shall be carried out in accordance with the approved
details and retained for the lifetime of the development.
Reason: To protect future residents from poor air quality local air quality, comply
with Policy 7.14 of the London Plan (2016) and Policy E(a) of the Royal Greenwich
Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).
Condition 21
Prior to above ground works, details of the boilers hereby approved 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%). The boilers shall be
installed and retained for the lifetime of the development in accordance the
approved details unless the prior written approval of the authority is given.
Reason: To comply with the London Plan’s SPG on Sustainable Design and
Construction and Policy 7.14 of the London Plan (2016) in relation to air quality.
Condition 22
No occupation of any part of the permitted development shall take place until a
verification report demonstrating completion of works set out in the approved
remediation strategy (condition 4) and the effectiveness of the remediation shall be
submitted to and approved, in writing, by the local planning authority. The report
shall include results of sampling and monitoring carried out in accordance with the
approved verification plan to demonstrate that the site remediation criteria have
been met. It shall also include any plan (a “long-term monitoring and maintenance
plan”) for longerterm monitoring of pollutant linkages, maintenance and
arrangements for contingency action, as identified in the verification plan. The longterm monitoring and maintenance plan shall be implemented as approved.
Reason: To reduce risk to controlled waters. Controlled waters are particularly
sensitive in this location because the site is located upon a Principal aquifer within
the underlying chalk. To comply with the Nation Planning Policy Framework (2019)
paragraphs 170 and 178-180 and ensure compliance with Policy 5.21 of the London
Plan (2016) and Policy E(e) of the Royal Greenwich Local Plan: Core Strategy with
Detailed Policies (July 2014).
Condition 23
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Prior to the first occupation of the development, an evacuation plan covering flood
evacuation and escape routes, and signage within and outside buildings shall be
submitted to, and approved in writing by, the Local Planning Authority. The
evacuation plan and measure identified within it shall fully implemented in
accordance with the approved details prior to the occupation of the development
and shall be retained for the lifetime of the development.
Reason: To minimise the risk of flooding to users of the building and to ensure
compliance with Policy 5.12 of the London Plan (2016) and Policy E2 of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (Adopted July 2014).
Condition 24
Prior to the commencement of works above ground level full details of the refuse
storage, recycling facilities and refuse collection arrangements shall be submitted to,
and approved in writing by, the Local Planning Authority. Such details shall include
but are not limited to: Separate storage areas for bulk storage and bin storage; ·
Turning areas to allow the refuse trucks to move in forward motion when entering
and exiting the road; · Bin store arrangements for front gardens of houses and
ground floor units. · Provision of bin storage for each non-residential unit; including
location of any communal collection points for each of the units; details of any
enclosures to be provided for all of the external communal collection points; details
of management arrangements for movement of refuse to any collection points;
The storage and recycling facilities shall in all respects be constructed in accordance
with the approved details, before the relevant part of the development is first
occupied and maintained for the lifetime of the development.
Reason: In order that the Council may be satisfied with the details of the proposal
and to ensure compliance with Policy 5.16 of the London Plan (2016) and Policies
H5 and DH1 of the Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (Adopted July 2014).
Condition 25
The car parking spaces hereby approved shall incorporate equipment for the
charging of electric vehicles.
Reason: To promote environmentally sustainable travel and to ensure compliance
with Policy T6 of the London Plan (2021).
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Condition 26
No development above ground level shall take place until details shall be submitted
to and approved in writing by the Council confirming that:
a) all future occupiers of the approved development cannot apply for, obtain, or

hold an on-street parking permit to park a vehicle on the public highway within
the administrative district of the Local Planning Authority (other than a disabled
person’s badge issued pursuant to section 21 of the Chronically Sick and
Disabled Persons Act 1970 or similar legislation); and
b) all occupiers of the approved development are required to surrender any such

permit wrongly issued or held.
Reason: To promoted sustainable transport by reducing the need for car travel and
to ensure compliance with Policy 6.13 of the London Plan and Policy IM(c) of the
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014).
Informative(s)
1.

2.

3.

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.
Piling - With respect to any proposals for piling through made ground, we
would refer you to the Environment Agency guidance document "Piling and
Penetrative Ground Improvement Methods on Land Affected by
Contamination: Guidance on Pollution Prevention". NGWCL Centre Project
NC/99/73. A Piling Risk Assessment (PRA) is required to demonstrate that
the chosen piling method does not result in deformation of the ground that
may lead to an increase in the risk of near-surface pollutants migrating to
underlying aquifers. The risk assessment must investigate whether the water
environment source-pathway-receptor linkages. Further guidance is available
on the Environment Agency web site.
Disposal of soil - Contaminated soil that is, or must be disposed of, is waste.
Therefore, its handling, transport, treatment and disposal is subject to waste
management legislation, which includes: • Duty of Care Regulations 1991 •
Hazardous Waste (England and Wales) Regulations 2005 • Environmental
Permitting (England and Wales) Regulations 2010 • The Waste (England and
Wales) Regulations 2011 Developers should ensure that all contaminated
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materials are adequately characterised both chemically and physically in line
with British Standard BS EN 14899:2005 'Characterization of Waste Sampling of Waste Materials - Framework for the Preparation and Application
of a Sampling Plan' and that the permitting status of any proposed treatment
or disposal activity is clear. If in doubt, the Environment Agency should be
contacted for advice at an early stage to avoid any delays. If the total quantity
of waste material to be produced at or taken off site is hazardous waste and
is 500kg or greater in any 12 month period the developer will need to
register with us as a hazardous waste producer. Refer to our website at
www.environment-agency.gov.uk for more information.
Access to the site needs to comply with the requirements of Fire Safety
Guidance Note GN29)

Appendix 3 - National, regional and local planning policies and
Supplementary Planning Guidance / Documents
The NPPF (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:
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Chapter 2 Achieving sustainable development
Chapter 5 Delivering a sufficient supply of homes
Chapter 9 Promoting sustainable transport
Chapter 11 Making effective use of land
Chapter 12 Achieving well-designed places
Chapter 14 Meeting the challenge of cline change, flooding and coastal change
The London Plan (2021)
The policies relevant to this application are:
Policy GG4
Policy D3
Policy D4
Policy D5
Policy D6
Policy D7
Policy D14
Policy H1
Policy H2
Policy H10
Policy G6
Policy G6
Policy SI 5
Policy SI 7
Policy SI 12
Policy T5
Policy T6
Policy T6.1

Delivering the Homes Londoners Need
Optimising Site Capacity Through the Design-Led Approach
Delivering Good Design
Inclusive Design
Housing Quality and Standards
Accessible Housing
Noise
Increasing Housing Supply
Small Housing Sites
Housing Size Mix
Biodiversity and Access to Nature
Trees and Woodlands
Water Infrastructure
Reducing Waste and Supporting the Circular Economy
Flood Risk Management
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(c)

New Housing
Housing Mix
Housing Design
Backland and Infill Development
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Policy DH1
Policy DH(b)
Policy EA(a)
Policy EA(b)
Policy E2
Policy E(a)
Policy OS(f)
Policy IM1
Policy IM(a)
Policy IM(b)
Policy IM(c)
Policy IM4

Design
Protection of Amenity for Adjacent Occupiers
Local Employment Sites
Pubs
Flood Risk
Pollution
Ecological Factors
Infrastructure
Impact on the Road Network
Walking and cycling
Parking standard
Sustainable Travel

Supplementary Planning Guidance/Documents:
Nationally Described Space Standard (2015)
London Housing SPD (2016)
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Greenwich Area Planning Committee
7th December 2021

Agenda Item: 7
Reference No: 21/1655/HD

Applicant: Lisa Hollins, 75 Mycenae Road, Blackheath, SE3 7SE
Agent:
Russell Associates Architect, Unit 4 Hopyard Studios, 13 Lovibond
Lane, Greenwich SE10 9FY
Site Address:
Ward:
75 Mycenae Road, Blackheath, London, SE3 7SE Blackheath Westcombe
Application Type:
Household Planning Permission
1.0

Recommendation

1.1

The Committee is requested to refuse Planning Permission Ref. 21/1655/HD
as outlined below:
‘Construction of a rear hip-to-gable roof extension, side dormer roof extension and
front dormer roof extension.’
Recommendation:
i.

To resolve to refuse planning permission per the reasons outlined in
Appendix 2, to be detailed in the notice of determination.

ii.

To authorise the Assistant Director of Planning and Building & Building
Control to make any minor changes to the detailed wording of the
recommended reason for refusal as set out in this report and its
addendums, where it is 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

598m2
• Westcombe Park Conservation
Area
N/A
Zone 1 (least probability of flooding)
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The Proposal
The application proposes a loft conversion comprising a hip-to-gable
rear roof extension, a side dormer to the north elevation, and a front
elevation dormer.
Public Consultation
Number in support
Number of
objections
Number of
comments
Main issues raised in
objection

0
1
0
Paragraph 5.45 of the SPD advises against
changing sloped hip end roof to flat gables. The
application proposes this and therefore would
have a considerable effect on the roof line.
Due to the staggered nature of the property
the change to the roof-line will be sufficiently
visible to have a damaging effect on the
uniformity of this group of houses
In outlining the previous planning history of
neighbouring properties ,the application fails to
mention 55 Mycenae Road, which was refused
planning permission with the subsequent appeal
being dismissed for a roof extension comprising
gable end, 2 rear dormer windows and 3 front
rooflights (18/3548/HD).

2.2

The application is being reported to the Greenwich Area Planning
Committee on the request of Cllr Brighty that the application be considered
at committee should the application be recommended for refusal.

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 not considered acceptable and is recommended for refusal
for the reasons listed in Appendix 2.

3.0

Site and surroundings
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3.1

The application site is of an irregular rectangular shape and comprises a
detached dwelling with a large rear garden located on the eastern side of
Mycenae Road in Blackheath, London.

3.2

The site shares its boundaries with No. 73 Mycenae Road to the north, No.
77 Mycenae Road to the south, and Nos. 17 and 19 Glenluce Road to the
east. To the west of the application site, on the opposite side of Mycenae
Road, is the Westcombe Woodlands Dell, a public open space, and lands
associated with the grounds of Mycenae House, a community venue.

3.3

The site contains a number of mature trees and vegetation within the rear
and front gardens. The front garden also contains a paved car parking area
with space for two vehicles to park in tandem.

3.4

The site is located within the Westcombe Park Conservation Area, which
was designated in 2002 but is not covered by an Article 4 Direction. The
application site is not a statutory or locally listed building.

3.5

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

3.6

The surrounding area is predominantly residential in nature, with this part of
Mycenea Road being characterised by detached dwellings, many of which
(including the subject dwelling) are set at an angle from the street.
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Figure 1: Site Location
4.0

Relevant Planning and Enforcement History
75 Mycenae Road

4.1

Planning permission was granted for the construction of a first floor side
extension, two storey rear extension, and loft conversion, under planning
reference 99/1290/F, dated 4th August 1999.

4.2

Planning permission was granted for amendments to the planning permission
granted under planning reference 99/1290/F for the addition of a rear bay
window under planning reference 00/1686/F, dated 20th September 2000.
Other relevant consents

4.3

Planning permission was refused at 55 Mycenae Road for a roof extension
comprising gable end, 2 rear dormer windows and 3 front roof lights, under
planning reference 18/3548/HD, dated 30th November 2018. The application
was subsequently dismissed at appeal on the 2nd May 2019.

4.4

Planning permission granted at 79 Mycenae Road for a loft conversion
including terrace cut into roof, alterations to windows on rear elevation,
alterations to rear patio and minor alterations to front door configuration,
under planning reference 16/0899/F, dated 15th December 2016.

4.5

Planning permission was granted at 63 Mycenae Road for the construction of
a part 1/part 2-stroey rear extension over lower ground and ground floors,
including terraces and loft conversion comprising new front roof light and
rear dormer window, under planning reference 15/1718/F, dated 7th August
2015.

4.6

Planning permission was granted at 53 Mycenae Road for the construction of
a loft conversion with two rear dormer windows and three roof lights under
planning reference 20/3842/HD, dated 10th March 2021.

4.7

Planning permission was granted at 51 Mycenae Road for a loft conversion
comprising rear dormer window and 3 front roof lights, under planning
reference 15/1383/F, dated 9th July 2015.

4.8

Planning permission was granted at 47 Mycenae Road for the construction of
a single storey rear extension, loft conversion with two rear dormer
ITEM NO: 7

Page 130

windows, three rooflights to front roof slope and conversion of garage in rear
garden to an outbuilding, under planning reference 17/2100/F, dated 1st
September 2017.
4.9

Planning permission was granted at 43 Mycenae Road for a loft conversion
comprising rear dormer window and installation of 2 replacement front
rooflights and one replacement rear rooflight, under planning reference
14/2058/F, dated 28th August 2014.

5.0

Proposal

5.1

Following the granting of planning permission 00/1686/F on 20th September
2000, the works thereby approved were not carried out and the permission
was allowed to lapse. The property has since changed ownership.

The current application seeks planning permission for the construction of a rear
hip-to-gable roof extension, side dormer roof extension and front dormer roof
extension.
6.0

Consultation

6.1

Since being registered in May 2021, the application has been subject to public
consultation.

6.2

The consultation involved the following:
•
•
•

6.3

Ten (10) neighbour consultation letters were sent to the occupiers of
the adjoining properties on13/05/2021; and
Two (2) amenity groups (Blackheath Society and Westcombe Society)
were consulted on 12/05/2021.
Site Notice dated 16/07/21 and a Press Notice dated 19/05/21

Amenity Groups

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
The Westcombe • Paragraph 5.45 of the SPD
Society
advises against changing
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sloped hip end roof to flat
gables. The application
proposes this and therefore
would have a considerable
effect on the roof line.
• Due to the staggered nature
of the property the change to
the roof-line will be
sufficiently visible to have a
damaging effect on the
uniformity of this group of
houses
• In outlining the previous
planning history of
neighbouring properties ,the
application fails to mention
55 Mycenae Road, which was
refused planning permission
with the subsequent appeal
being dismissed for a roof
extension comprising gable
end, 2 rear dormer windows
and 3 front rooflights
(18/3548/HD).
6.4

Local Residents

6.5

Ten (10) neighbouring properties were notified as part of this application. No
comments in support or objection were received in response.

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.
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• The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014) - Full details of relevant policies refer
to Appendix 3.
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 and impact on heritage assets;
Neighbouring amenity; 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 further sections of this report.
Design and impact on heritage assets

8.4

The site is located within the Westcombe Park Conservation Area, which
was designated in 2002 , though the subject property does not comprise a
statutory or locally listed building. The impact on the setting and historic
character of the heritage asset is a key assessment in determining the
acceptability of the development proposals.

8.5

The Definition of Special Historic Interest in the Wesctcombe Park
Conservation Area reads, in part, as follows:
‘Westcombe Park is characterised predominantly by two and three storey Victorian
and Edwardian houses which follow the contours of the landscape and which display
a great richness and complexity of architectural detailing. The area evolved
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organically during the late 19th and early 20th century through piecemeal
speculative development, rather than as a planned estate. This has resulted in small,
cohesive groups of houses. A large number of the buildings are high quality and
were evidently designed by inventive and accomplished architects rather than
constructed by builders from a pattern book. The late-Victorian groups of houses are
normally 2 or 2½ storeys and have varied plan forms and elevational treatment and
often highly ornamented facades. Roofs are pitched or hipped, with pointed gables a
characteristic feature. Houses are built as either detached or paired villas set within
substantial plots, with a generous frontage. The Edwardian groups of houses are
either built as pairs or terraces, with slightly narrower plot widths and are invariably
two-storied with pitched roofs, projecting double height bays and a range of
decorative timberwork.’
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).
Where a proposed development would lead to less than substantial harm to
the significance of the designated heritage asset, paragraph 202 of the NPPF
states that this harm should be weight against the public benefits of the
proposal. This follows the statutory requirement, under section 72 of the
Planning (Listed Buildings and Conservation Areas) Act 1990 which requires
paying special attention to the desirability of preserving or enhancing the
character or appearance of the relevant conservation area. This principle is
supported by 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

Policy DH1 of the Core Strategy requires proposals to be of a high quality,
and to positively contribute to the improvement of the built environment.
The local scale, established pattern and layout of development, landscaping,
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 Core Strategy
states that proposals for residential additions should be limited to a scale and
design appropriate to the building and locality.

8.8

Policy DH(a) further provides that roof extensions should be designed to
respect the scale and character of the host building, street scene, and
surrounding area, and should also respect the amenities of adjacent occupiers.
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8.9

The Council’s Residential Extensions, Basements and Conversions SPD (2018)
notes that roof extensions should be proportionate to the size of the original
house, and any changes to the roof form should seek to preserve or enhance
the existing appearance in terms of height, scale and visual interest. The SPD
further notes that extensions on front facing roof slopes will typically be
refused planning permission. Dormer extensions are appropriate on the rear
of the house and may be appropriate on the side, but must be of an
appropriate design that complements the design of the windows below.

8.10 The SPD states that in conservation areas, roof extensions will be resisted
where they damage unaltered roofscapes and compromise views, particularly
where this is a clearly defined feature of the character of the area. As outlined
in the Definition of Special Historic Interest quoted above, the hipped roofs
with pointed gables are considered a defined feature of the Westcombe Park
Conservation Area. Further, it is considered that, with the exception of a
small number of properties, roofscapes in this part of the conservation area
are generally unaltered. The SPD further provides that the design of roof
extensions must be sensitively considered so as not to overwhelm the roof
and ensure any extension respects the architectural composition of the
original house.
8.11 The application seeks to construct one new side dormer, one new front
dormer, and a rear hip-to-gable roof extension.
8.12 As noted in the SPD, front dormer extensions are generally not considered
appropriate given their high visibility from public vantage points, and their
effect on the architectural integrity of the most sensitive elevation of the
house. While this is generally the case in every part of the Borough, it is given
particularly substantial weight within conservation areas. The application has
been considered by the Council’s conservation officer who has commented
that whilst there is an example of a front elevation dormer window nearby,
overwhelming the houses of this period on the east side of Mycenae Road do
not exhibit such a feature. As such, the introduction of this element will have
an adverse impact on the character and appearance of the host building and
the conservation area.
8.13 It is noted that side dormer extensions are sometimes permitted on a caseby-case basis, particularly in areas where they are a common feature due to
the prevailing pattern of development, subject to sensitive and subordinate
design. It is considered that in this case, side dormers are not a typical
feature, either original or as an addition, within the immediate street scene or
the broader area. Further, the staggered layout of the detached properties
ITEM NO: 7

Page 135

along the east side of Mycenae Road gives the side elevation further
prominence when viewed from public vantage points. The conservation
officer has commented that due to the size in relation to the roof of the host
building, this will be overly dominant. Given the spacing of the houses, this
will be very visible from the public domain, where its over dominance will
have an adverse impact on the character and appearance of the host building
and the conservation area. As such, the proposed side dormer is considered
an unacceptable feature in principle.
8.14 As noted above, the hipped roof with pointed gable is considered a defined
feature in the Westcombe Park Conservation Area and the roofscape in this
area is sufficiently unaltered that its replacement with a gable roof extension
to the rear is considered to unacceptably compromise the architectural
integrity of the original dwelling and views throughout the conservation area.
While there are some examples along this block where the rear roof slope of
a hipped roof has undergone alterations, there are no examples of a full hipto-gable alteration whereby the entire pitch and character of the roof is lost.
Even on the substantial alteration on No. 79 Mycenae Road, the original roof
form is retained (albeit with a substantially altered form with an inset
balcony). Other alterations to hipped roofs in this area have been modest in
nature, consisting of rooflight additions or small rear dormers. As proposed,
it is considered that the hip-to-gable roof conversion will cause substantial
harm to the host dwelling, have a detrimental impact on the character of the
conservation area, and due to the local topography and building layout, will be
visible from the public realm. This position is supported by the conservation
officer who states that the hipped to gable replacement will entirely alter the
character of the building and, due to the topography of the street, will be
visible from the public domain, where it will have an adverse impact on the
character and appearance of the conservation area.
8.15 It has been noted by the applicant and their agent that the current proposals
are substantially smaller in scale than those approved (but not constructed)
under the previous planning consents (application reference 99/1290/F and
00/1686/F). While this may be the case, it is considered that the planning
policy framework in place now is substantially different to the one in place in
1999/2000. The primary guiding documents are the NPPF (2021), London
Plan (2021), Greenwich Local Plan (2014), and the Residential Extensions SPD
(2018), none of which were in force at the time of the original consent. Even
more crucially, the Westcombe Park Conservation Area (and thereby the
Westcombe Park Conservation Area Appraisal) did not exist at the time of
this consent, which substantially changes the framework by which applications
are assessed and gives substantially more weight to preserving the character
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and appearance of original dwellings, the street scene, and broader character
of the area.
8.16 Also in the supporting documentation that has been submitted with the
application reference has been made to other properties within Mycenae
Road, which have been granted consent for loft conversions, which include
dormer windows. Whilst these are noted their context in relation to the
application property are materially different and therefore do not constitute a
justifiable reason for approving the current application.
8.17 On the basis of the above, it is considered that the proposal would appear as
overtly dominant features on the host dwelling, would be highly visible from
public vantage points, and would cause irreparable harm to the character and
significance of the conservation area. The proposal is not supported on design
grounds and is considered contrary to Paragraphs 199-200 and 202 of the
National Planning Policy Framework (2021), Policies D3 and HC1 of the
London Plan (2021), Policies DH1, DH3, DH(a) and DH(h) of the Royal
Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014), the
Residential Extensions, Basement and Conversions Guidance SPD (2018) and
the Westcombe Park Conservation Area Character Appraisal (2010)
Neighbouring amenity
8.18 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.
8.19 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. 73 Mycenae Road (to the north); and
• No. 77 Lee Road (to the south).
8.20 It is not considered that there will be any potential impacts on other
properties, particularly the properties fronting Glenluce Road to the east, due
to the distance between the dwellings, thick vegetation, and relative grade
difference.
8.21 In regard to No. 73, this detached property will be affected by the hip-togable extension as well as the side dormer extension. However, given the
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offset nature of the plot layouts and the relative size of both rear gardens,
there will not be any significant impact on the sense of enclosure or amount
of daylight/sunlight experienced in the rear garden of this property or any
habitable rooms. However, the positioning of the side dormer is such that
there will be a direct overlook onto the rear garden of No. 73. This is
considered to have an unacceptable impact on the privacy of the occupiers of
this dwelling as the level of overlooking into the rear gardens are relatively
limited.
8.22 In regard to No. 77, the only potential impact would be as a result of the hipto-gable extension as neither of the two dormers would be visible from this
property. Given the distance between the properties, the relative size of the
rear garden of No. 77 and the comparatively small size of the roof extension
area, it is not considered that there would be any impacts on this property
from the perspective of creating a sense of enclosure or loss of
daylight/sunlight. Further, as no new openings are proposed on this side of the
extension, no negative privacy impacts are anticipated.
8.23 Overall the development is considered to have a negative impact on the
privacy experienced by the occupiers of No. 73 Mycenae Road and is
therefore not acceptable from a neighbour amenity impact, and does not
comply with Policy DH(b) of the Core Strategy and the policies of the SPD
regarding the amenity of neighbouring properties.
CIL
8.24 The new extensions 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
8.25 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.
8.26 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.
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Conclusion
8.27 The proposed development is considered unacceptable in principle as it
would create a visually discordant and overbearing features, both in the form
of the proposed dormers and the hip-to-gable roof conversion, which would
have a detrimental impact on the character and appearance of the host
building and the designated heritage asset (Westcombe Park Conservation
Area) and the broader street scene.
8.28 The proposed side dormer extension would further have a negative impact
on the amenity of the adjoining occupier of 73 Mycenae Road due to the
staggered layout of the properties which would cause an unacceptable loss of
privacy.
8.29 Based on the above, it is therefore recommended that permission be refused
for application reference 21/0942/HD, for the reasons outlined in Appendix 2.
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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 21/1655/HD:
•
•
•
•
•
•
•
•
•
•
•

1434/01
1434/02
1434/03
1434/10A
1434/11A
1434/12A
0334/10C
0334/11C
Cover Letter
Design, Access & Heritage Statement
Site Photographs
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Appendix 2 – Reasons for Refusal
Reason 1
The proposed roof extensions, by reason of their positioning, excessive height, scale
and bulk, design and high level of visibility from the public realm, are considered to
be overtly dominant and incongruous additions that will cause irreparable harm to
the architectural quality of the host dwelling, the street scene, and the broader
historic character of the Westcombe Park Conservation Area. As such, they are
contrary to Policies HC1 and D3 of the London Plan (2021), Policies DH1, DH3 and
DH(h) of the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(2014) and the Westcombe Park Conservation Area Character Appraisal 2010.
Reason 2
The proposed side dormer, by reason of its positioning and scale, would cause an
unacceptable loss of privacy for the occupiers of the adjacent dwelling at No. 73
Mycenae Road to the detriment of the living conditions on this property. As such, it
is contrary to Policy DH(b) of the Royal Greenwich Local Plan Core Strategy (2014)
and the Council’s Residential Extensions, Basements and Conversions Guidance
SPD (2018).
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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 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 HC1
Heritage conservation and growth
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 DH3
Policy DH(a)
Policy DH(b)
Policy DH(h)

Design
Heritage Assets
Residential Extensions
Protection of Amenity for Adjacent Occupiers
Conservation Areas

Supplementary Planning Guidance/Documents:
Residential Extensions, Basement and Conversion Guidance SPD (December 2018)
Westcombe Park Conservation Area Character Appraisal (2010)
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