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Item 6.1

23/AP/3428

67 Plough Way, London SE16 2LS

Construction of a single-storey, one-bedroom house fronting Greenland Quay 

and Cunard Walk.
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Site location plan and aerial image 
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Constraints and designations

• Action Area – Canada Water

• Adopted Highways

• Air Quality Management Area

• Archaeological Priority Zone

• CIL Zone 3

• Controlled Parking Zones

• Flood Zone 2

• Flood Zone 3

• Neighbourhood Plan - Rotherhithe And Surrey Docks

• Opportunity Area- Canada Water
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Existing site

View from 67 Plough Way

View from Greenland Quay 

View from Cunard Walk



6

Surrounding area 

View from Greenland Quay 

View from Cunard Walk 
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Consultation responses

17 objections were received and raise the following material planning considerations: 

• Design – inappropriate height, scale and massing

• Neighbour amenity – loss of privacy

• Overdevelopment and uncharacteristic

• Noise

• Negative impacts on ecology

• Increase in traffic

• Increased chance of flooding

• Inadequate parking provision

• Strain on existing community facilities
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19/AP/6820 refused 17th January 2020

Reasons for refusal:

• Neighbour amenity 

The development would incur a risk of noise and disturbance from the first floor level

roof terrace, a reduction in privacy due to the introduction of new windows to habitable

rooms, reduction in outlook and an undue sense of enclosure from introduction of a new

two-storey building volume all in unacceptably close proximity to existing neighbouring

residential occupiers. The development would therefore harm the amenity of the 

adjoining occupiers and would not be in conformity with saved Southwark Plan policy 

3.2 'Protection of amenity,' Core Strategy Strategic Policy 13 'High environmental 

standards' and the 2015 Technical Update to the Residential Design Standards SPD.

• Design

The development of a new two storey building would be of an excessive scale, height

and massing relative to the backland nature of the host rear-garden site and would not

appropriately respond to the site's constraints or its context contrary to saved Southwark 

Plan policy 3.12 'Quality in design,' 3.13 'Urban design,' Core Strategy Strategic Policy 

12 'Design and Conservation' and the supporting guidance within the 2015 Technical 

Update to the Residential Design Standards SPD.
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Previous appeal decision APPEAL/20/0049 

Reasons for dismissal:

• Character and appearance 

- Dual angled roof siting its overall height/mass result in loss of openness and visual 

separation between two types of housing 

- Overall mass appears as prominent and juxtaposed feature in the streetscape, failing 

to respect the existing pattern of development as seen along the rear of Plough Way. 

- Obtrusive loss of spaciousness resulting in cramped relationship of the proposal to the 

highways.

• Living conditions 

- Screened terrace above at first floor.

- Distance between rear elevation of no. 67 and proposal means occupiers of no. 67 

would experience overbearing sense of enclosure due to  solid brick wall FURTHER 

PRONOUNCED by the first-floor terrace directly overlooking. First floor overlooking 

particularly obtrusive. 

- Garden area overlooking and enclosure to no.63 arising from the siting and mass. 

- Balcony and rear facing upper living room window invasive to neighbouring privacy. 

- Mutual overlooking and loss of privacy between first floor on cunard walk and 

proposed upper window. 
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Previous appeal decision APPEAL/20/0049 – proposed floor plans 

 



11

Previous appeal decision APPEAL/20/0049 – Section 
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Previous appeal decision Section - APPEAL/20/0049 
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Previous appeal decision Section - APPEAL/20/0049 



14

Proposed site plan
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Proposed ground floor

 

Entrance point
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Proposed roof plan
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Superseded plans 
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Proposed elevations/height – north rear



19

Proposed elevations/height – east side
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Proposed elevations/height – South front  
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Proposed Elevation – west side
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Proposed distances – 65 and 67 rear 
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Proposed distances – 63 Plough Way garden 
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and 67 Plough Way or other neighbours along Plough Way. No windows are 

proposed on the northern elevation and therefore there would be no 

overlooking impacts to 33-35 Cunard Walk.
Appeal proposal Current proposal

Two storeys in height One storey proposed 

Roof terrace No roof terrace proposed 

Pitched roof Pitched roof removed and replaced 

with flat roof and rooflights 

Balcony on first floor No balcony proposed only outdoor 

amenity space on ground floor 

Changes from appeal proposal 
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Other matters

Design

• Proposal is appropriate in terms of height, scale and massing and incorporates design features and materials 

prevalent in the area. Access is positioned on Greenland Quay to avoid disruption to the quiet, modest character of 

Cunard Walk. 

Quality of accommodation

Internal 

• All rooms meet space requirements. GIA is 50.1sqm. 

External 

• Shortfall of outdoor amenity space will be mitigated through a financial contribution. This will be in place of the 

remaining 37.4sqm shortfall, £7,667 in total. 

• In relation to the outdoor amenity space for existing dwellings 65 and 67 Plough Way, the amenity spaces for each 

dwelling would remain the same given that the application site is located to the rear of these dwellings.

Transport 

• The proposed development includes the provision of 2 cycle parking spaces which complies with policy in terms of 

quantity. Condition for updated details. 

Trees 

• No trees would be removed. Conditions have been recommended to ensure that the works permitted are carried out in 

accordance with tree protection measures outlined in the submitted Arboriculture Impact Assessment (AIA), as well as 

details of a schedule of site supervision to be submitted prior to occupation of the residential dwelling.

Flood 

• Condition is recommended for ground levels in accordance with the applicant's flood risk assessment. 

PD rights 

•  Condition has been recommended no extension, enlargement or other alteration of the premises shall be carried out 

to the dwellinghouses hereby approved. 
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Conclusion

• The proposal seeks to implement 1 new single storey dwellinghouse on the application site.

• The proposed dwellinghouse is relative to its surrounding context, reflecting the predominant

Use Class C3.

• The proposal is an improvement on the previous appeal scheme, reducing the proposed

dwelling in height and scale. This provides a sufficiently low-scale and low-key development to

sit comfortably within its context, remaining respectful of its neighbours and streetscape from a

design perspective.

• The proposed development would not raise any overlooking issues due to the single storey

nature of the proposed development and the boundary treatment. There would not be any direct

overlooking or sense of enclosure caused. No issues of daylight/sunlight are raised.

• No issues with design, quality of accommodation, transport, trees or flooding raised.

• PD condition recommended (no extension, enlargement or other alteration of the premises shall

be carried out to the dwellinghouses hereby approved).
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Item 6.2-  23/AP/2919

29 Eastlands Crescent, London, Southwark, SE21 7EG

Demolition of existing two storey detached dwelling, and replacement 

with a new dwelling house and ancillary 2 bed annex, with basement, 

single storey side extension and dormers within the rear roof slope.
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Site location plan
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Existing dwelling
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Proposed front elevation
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Proposed rear elevation
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Proposed ground floor
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Consultation
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Planning History
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Basement Ground floor

Dwelling and annex
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Demolition
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First floor rear bedroom

First floor rear bedroom
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Trees
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Root Protection Area
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Tree protection plan phase 1
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Tree protection plan phase 2
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Basement impact
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Table: Calculated Horizontal Strains and Deflection Ratios
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Model: following basement construction
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Condition 3 amended3 amended
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The design is consistent with the surrounding area and would contribute to the 

character of the Dulwich Village Conservation Area. A high quality of internal 

and external accommodation would be achieved, exceeding minimum policy 

requirements. There would be no adverse impacts on the amenity of 

neighbouring occupiers. It is therefore recommended that the application is 

approved, subject to conditions. 

CONCLUSION
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