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planning report GLA/4940/01  

16 December 2019 

Macbean Street  
in the London Borough of Greenwich  

planning application ref: 19/2498/F 
  

Strategic planning application stage 1 referral 

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 
2007; Town & Country Planning (Mayor of London) Order 2008. 

The proposal 

Redevelopment of the site comprising five buildings of up to 22 storeys comprising 642 
residential units; a roof top public viewing gallery; 2,944 sqm GEA of flexible commercial 
floorspace at ground and mezzanine level; new market storage facility; new public realm with 
hard and soft landscaping, highway works, car parking and cycle parking, access and servicing 
arrangements; plant and associated works.  

The applicant 

The applicant is Legal and General, and the architect is DLA Design.   

Strategic issues summary 

Principle of development: redevelopment comprising 642 Build to Rent units and 2,944 sq.m. of 
flexible commercial space and reprovision of market pound is strongly supported. (paragraphs 
xx). 

Housing and affordable housing: 30% affordable housing by habitable room including 30% 
London Living Rent and 70% at a range of DMR rent is being scrutinised to ensure this is the 
maximum offer. Affordability details, DMR levels and rent levels are required. (paragraphs xx). 

Urban design and heritage: Height, massing and layout approach supported. No harm caused to 
nearby heritage assets. Some residential quality matters to be addressed. Fire safety statement 
required. (paragraphs xx). 

Transport: Update to the transport assessment required; trip generation needs reconsidering 
and appropriate mitigation to be calculated; cycle parking to be increased; some additional 
information required on other matters, including travel and freight plans. (paragraphs xx).  

Recommendation 

That Greenwich Council be advised that whilst the residential-led redevelopment is supported 
in principle, the application does not comply with the London Plan and draft London Plan for 
the reasons set out in paragraph xx of this report.   
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Context 
 
1 On 3 September 2019, the Mayor of London received documents from Greenwich 
Council notifying him of a planning application of potential strategic importance to develop the 
above site for the above uses. Under the provisions of The Town & Country Planning (Mayor of 
London) Order 2008, the Mayor must provide the Council with a statement setting out whether 
he considers that the application complies with the London Plan, and his reasons for taking that 
view. The Mayor may also provide other comments. This report sets out information for the 
Mayor’s use in deciding what decision to make. 

2 The application is referable under Category 1A, 1B and 1C of the Mayor of London Order 
2008: 

• 1A “Development which comprises or includes the provision of more than 150 houses, 
flats, or houses and flats.”; and  

• 1B – ‘Development (other than development which only comprises the provision of 

houses, flats or houses and flats) which comprises or includes the erection of a 

building or buildings outside Central London and with a total floorspace of more than 

15,000 square metres’ 

• 1C “Development which comprises or includes the erection of a building of (c) more than 
30 metres high and is outside the City of London.” 

3 Once Greenwich Council has resolved to determine the application, it is required to 
refer it back to the Mayor for his decision as to whether to direct refusal; take it over for his 
own determination; or allow the Council to determine it itself. 

4 The environmental information for the purposes of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017 has been taken into account in the 
consideration of this case.  

5 The Mayor of London’s statement on this case will be made available on the GLA 
website www.london.gov.uk. 

Site description 

6 The application site is located on the corner of Beresford Street and Macbean Street in 
the Royal Borough of Greenwich. The site is 1.159 hectares in area and currently used as for 
market stall storage and informal parking of the market located in Woolwich Town Centre. 
Some former industrial buildings also stand on the site. 

7 The site is located within the Woolwich Opportunity Area. The site benefits from a site 
allocation within Greenwich’s Core Strategy, site MU9 (Macbean Centre and former Woolwich 
Polytechnic).  Site Allocations preferred Approach (currently out for regulation 18 consultation) 
as part of the wider site W4 (Macbean Street). Both promotes town centre retail, commercial, 
business, residential and open space uses. 
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8 The site is within the Woolwich Town Centre Conservation Area which was designated in 
2019 . There are no statutory or locally listed buildings on site. The Royal Arsenal Conservation 
Area is also located to the east of the site and contains some listed buildings. Woolwich 
Common Conservation area is located to the south west of the site. There are two locally listed 
buildings close to the site boundary on Powis Street.  

9 The site adjoins the A206 Beresford Road, which forms part of the Strategic Road 
Network (SRN). Within 600m of the site, the A206 forms part of the Transport for London Road 
Network (TLRN).  

10 The site is well served by buses, with 17 bus routes stopping within 500m. Woolwich 
Arsenal Station, which provides both DLR and National Rail services is approximately 400m 
away, and Woolwich station which will serve the new Elizabeth line is approximately 200m 
distant. Due to the aforementioned public transport connections, the site has a public transport 
access level (PTAL) of 6a to 6b (on a scale of 0 to 6b, where 6b is the highest). National Cycle 
Network route 1 is 600 m from the site and the Quietway Woolwich to Lee Green 650m away.  

Details of the proposal 

11 Comprehensive mixed-use redevelopment of the site comprising the demolition of the 
existing buildings and structures on site and the provision of five buildings of 6, 12, 19, 20 and 
22 storeys comprising: 

• 642 residential units (Use Class C3 use);  

• A roof top public viewing gallery;  

• 2,944 sqm GEA of flexible commercial floorspace (Class A1/A2/A3/A4/B1/D1/D2 and Sui 
Generis) at ground and mezzanine level;  

• Replacement market storage facility 911 sq.m. (Sui Generis); 

• Public realm with hard and soft landscaping; and  

• Highway works, car parking, cycle parking, access and servicing arrangements; plant and 
associated works. 
 

Case history 
 
12 The applicant engaged in pre-application discussions with GLA officers in February and 
May 2019. The discussions concluded that proposed redevelopment of the site to provide a 
mixed use residential led development comprising 639 build to rent residential units, 
commercial floorspace including retail, office and cultural floorspace, re-provision of the market 
pound and public open space is supported in principle. Issues relating to affordable housing; 
urban design; inclusive access; climate change; flood risk, drainage and water; and transport 
also needed to be addressed in order to make the proposals compliant with the London Plan 
and draft London Plan. 

13 GLA officers carried out a site visit with Greenwich Council’s planning officers on 19 
September 2019 in order to fully understand the site and its context.  

Strategic planning issues and relevant policies and guidance 

14 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, 
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the development plan in force for the area is the Greenwich Local Plan consisting of Core 
Strategy (2014), Policies Map; and, the London Plan 2016 (Consolidated with Alterations since 
2011).  
 
15 The following are relevant material considerations: 

• Revised National Planning Policy Framework (February 2019); 

• National Planning Policy Guidance;  
Draft London Plan – Consolidated suggested changes Version (July 2019), which should 
be taken into account on the basis explained in paragraph 48 of the NPPF;  

• The Affordable Housing and Viability SPG. This must now be read subject to the 
decision in R (McCarthy & Stone) v the Mayor of London; 

• Royal Borough of Greenwich Local Plan Site Allocations Preferred Approach Regulation 
18 Consultation August 2019 and  

• Woolwich Town Centre conservation area consultation (2019).  
 
16 The relevant issues and corresponding policies are as follows:  

• Mix of uses London Plan  

• Employment London Plan 

• Housing London Plan; Affordable Housing and Viability SPG 
      (;  

Housing Strategy; Shaping Neighbourhoods: Play and 
Informal Recreation SPG; Shaping Neighbourhoods: 
Character and Context SPG. 

• Urban design  London Plan; Shaping Neighbourhoods: Character and 
Context SPG; Housing SPG; Shaping Neighbourhoods: Play 
and Informal Recreation SPG. 

• Inclusive design London Plan; Accessible London: achieving an inclusive 
environment SPG. 

• Environment London Plan; Sustainable Design and Construction SPG; 
London Environment Strategy. 

• Transport London Plan; the Mayor’s Transport Strategy; Land for 
Industry and Transport SPG. 
 

Principle of development  
 
17 The site appears to have historically had an industrial use, given the appearance of the 
remaining buildings. GLA officers have been provided evidence from the applicant and are 
satisfied that this isn’t the current or most recent lawful use. There is also no industrial 
designation for this site. GLA officers are therefore comfortable that the industrial policies do 
not apply in this case.  

18 The proposals involve residential-led redevelopment comprising approximately 2,944 
sq.m. of commercial floorspace in a mixture of retail, incubator offices and community uses 
and 911 sq.m. for the re-provision and extension of the existing market pound.  

19 London Plan Policy 3.3 and draft London Plan Policy H1 seek to increase the supply of 
housing in the capital. The proposals would provide 642 homes, which equates to 24% of 
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Greenwich’s annual target of 2,685 homes in the London Plan (and contribute towards the 
10 year target of 32,040 homes set out in the draft London Plan).  

20 In addition, the site is included in the Woolwich Opportunity Area as identified in the 
London Plan and draft London Plan, which has an indicative employment capacity of 5,000 
and a minimum new homes capacity of 5,000 across the 77 hectare zone. 

21 London Plan Policy 4.7 and draft London Plan Policy SD6 supports the promotion and 
enhancement of town centres their vitality and viability. The range of uses supported include 
employment, business space, shopping, culture, leisure, night-time economy, tourism, civic, 
community, social infrastructure and residential development. London Plan Policy 4.2 and 
Draft London Plan Policy E1 also support office uses being brought forward in the town 
centres.  

22 The proposals also involve the relocation and reconfiguration of the existing market 
pound which is on site. The scheme incorporates 911 sq.m. of market pound storage, which 
offers a re-provision and expansion of the existing facility. London Plan Policy 4.8 and draft 
London Plan Policy E9 support the function of London’s markets the application must ensure 
that the proposal support the needs of the market and functions successfully. The applicant 
has confirmed they have engaged with Greenwich estates team on this and discussed the 
storage requirements with management officers to ensure this maintains its functionality.  

23 The proposed residential-led redeveloping, including retail, office and community 
uses, with the re-provision and expansion of the market pound, are strongly supported in 
principle in this location and will make a valuable contribution to the vitality and viability of 
Woolwich town centre.  

Housing  
 
24 London Plan Policy 3.3 and draft London Plan Policy H1 seek to increase the supply of 
housing in the capital. The proposed scheme would provide 642 homes, which equates to 2% 
for the draft London Plan ten-year target of 32,040. The increase in the housing targets 
identified in the draft London Plan evidences the continued need for housing in the borough. 
The principle of the residential uses proposed is therefore strongly supported. 

25 The proposals are illustrated in the table below:  
 

 Studio  1 bed 2 bed  3 bed  Total  

Total  78 323 208 33 642 

 

Affordable Housing 

London Plan Policy 3.9 seeks to promote mixed and balanced communities by tenure and 
household income and Policy 3.12 seeks to secure the maximum reasonable amount of 
affordable housing. Policy H5 of the draft London Plan and the Mayor’s Affordable Housing 
and Viability SPG set a strategic target of 50% affordable housing. Policy H6 of the draft 
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London Plan and the Mayor’s Affordable Housing and Viability SPG set out a ‘threshold 
approach’ whereby schemes meeting or exceeding a specific threshold of affordable housing 
(in this case 35%) by habitable room without public subsidy and which meets other criteria 
are not required to submit viability information to the GLA, nor would the application be 
subject to a late stage review mechanism. 
 
26 The Mayor’s Affordable Housing & Viability SPG and Policy H13 of the draft London 
Plan provide specific guidance on Build to Rent (BTR) schemes. As a BTR scheme must meet 
the following criteria: be comprised of over 50 units; held in a covenant for at least 15 years; 
be subject to a clawback mechanism to apply in the event of the covenant being broken; 
under a unified management; and tenancies of three or more years must be made available. 
Policy H13 of the Draft London Plan Policy and the Mayor’s Affordable Housing & Viability 
SPG also state that BTR schemes can provide an entirely intermediate rent affordable offer, 
where the rents proposed are at a genuinely affordable level. In addition, where boroughs 
have a policy on this, the GLA will seek affordable rent as part of the provision. The preferred 
intermediate rent level for homes is London Living Rent, which is set at a third of local 
household income equating to two thirds of median local market rent. Please refer to the 
London Plan Annual Monitoring Report for up to date affordability. The remainder should be 
DMR up to the £60,000 income cap.  

27 The applicant has confirmed that they propose to provide 30% affordable homes by 
habitable room, including at least 30% at London Living Rent levels and the remaining 70% at 
a range of genuinely affordable rents, within the £60k income cap. Full details of affordability 
should be provided.  

28 The viability assessment is being robustly scrutinised by GLA officers to ensure the 
scheme delivers the maximum amount of affordable housing. The applicant is encouraged to 
increase the affordable housing offer to 35% by habitable room with the same tenure split in 
order to make use of the Fast Track Route.  
 
29 The affordability of the units must comply with the requirements of Policy H7 and H13 
of the draft London Plan, the Mayor’s Affordable Housing and Viability SPG, and the London 
Plan Annual Monitoring Report. Rent level assumptions and income thresholds must be secured 
accordingly by the Council in the S106 agreement. It should be noted that to meet the Fast 
Track Route at least 30% of the affordable homes must be rented at London Living Rent levels.  
 
30 In addition, the applicant should investigate Mayoral grant funding opportunities as part 
of this process.  
 
31 In accordance with Policy H6 of the draft London Plan and the Mayor’s SPG, the S106 
agreement must include an early stage viability review mechanism to be triggered if an agreed 
level of progress on implementation has not been made within two years of any planning 
permission. A late stage review will also be required and secured within the S106 which, given 
the scheme will take several years to build out, is in line with the Mayor’s Affordable Housing 
and Viability SPG, the London Plan and Draft London Plan Policy H6. A draft of the S106 
agreement must be agreed with GLA officers during the course of the application; example 
clauses are provided within the SPG.  
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32 The S106 must also secure the covenant period and clawback mechanism, and all 
affordable housing must be robustly secured in perpetuity. Greenwich Council will be expected 
to publish any financial viability assessment, submitted to support a planning application, in 
accordance with the Mayor's Affordable Housing and Viability SPG. GLA officers will ensure that 
the assessment is made available, to ensure transparency of information. 
 
33 The draft S106 agreement must be submitted to and reviewed by GLA officers, who 
must agree its content prior to the application being referred back to the Mayor for Stage 2.  
 
Housing mix  

34 London Plan Policy 3.8 and draft London Plan Policy H12 encourage a full range of 
housing choice. Draft London Plan Policy H12 recognises that central or urban sites may be 
most appropriate for schemes with a significant number of one and two beds, and that the 
number of family sized affordable homes provided should be driven by local and strategic need. 

35 London Plan Policy 3.8 encourages new developments to offer a range of housing 
choices in terms of mix and size. Draft London Plan Policy H12 recognises that a higher 
proportion of one and two-bedroom units is generally more appropriate in more central or 
urban locations and states that boroughs should not set prescriptive dwelling size mix 
requirements for market and intermediate homes. Of the entire development, just 5% is 
considered to be family sized units. In strategic planning terms the mix (outlined above) is 
acceptable, and, GLA officers note the provision of family housing has been appropriately 
prioritised within the social/affordable rent component of the mix. The Council should confirm 
that the schemes housing mix meets the identified local need.   

Residential quality   

36 London Plan Policy 3.5 ‘Quality and Design of Housing Developments’ and draft London 
Plan Policy D4 promote quality in new housing provision, with further guidance provided by the 
Mayor’s Housing SPG. Blocks A is served by two cores which jointly serve 16 units, which is an 
average of 8 per core, but results in long corridors at podium level. Full details of the quality of 
the corridor space submitted as a minimum, ensuring sufficient width and natural light. The 
core in Block B also serves 12 units at podium level and 9 units on the floors above and should 
be reconsidered. There are several single aspect units in Blocks D and E. Full details of daylight 
penetration testing should be submitted. There is a concern about the outlook of these units at 
lower level, given the separation distances.  

Children’s play space 

Policy 3.6 of the London Plan and Policy S4 of the draft London Plan, seeks to ensure that 
development proposals include suitable provision for play and recreation.  Further detail is 
provided in the Mayor’s supplementary planning guidance (SPG) ‘Shaping Neighbourhoods: 
Play and Informal Recreation’, which sets a benchmark of 10 sq.m. of useable child play space 
to be provided per child, with under-fives play space provided on-site as a minimum, and makes 
clear that play space should not be segregated by tenure. 
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The scheme provides 912 sq.m. of playspace including 500 sq.m. of under 5s, 248 sq.m. of 5-11 
and 154 sq.m. of 12+. The applicant should confirm that the most up to date Child Yield 
calculator has been used by providing calculations. 
 

Urban design  
 
37 The London Plan and draft London Plan sets out that development proposals must make 
the most efficient use of land and be developed at the optimum density, informed by a design-
led approach considering the site’s context, connectivity and accessibility by walking and cycling 
and to existing and planning public transport and the capacity of surrounding infrastructure.  
 
38 The heights and massing strategy is supported and in line with the aspirations of 
Opportunity Area and town centre sites, whilst being sensitive to heritage assets, dropping 
down in scale towards the town centre to acknowledge the heritage assets of the Royal Arsenal 
Conservation Area.  
  
39 The layout principles are supported and strike an appropriate balance of repairing the 
urban block along Macbean and Beresford Street, while introducing new pedestrian routes 
through the site. A clear physical and visual route from the site to the new Elizabeth Line 
station should demonstrated.  
 
40 The podium arrangement allows refuse and majority of blue badge parking to be 
contained within the northern portion of the site, with the majority of the podium’s edges 
flanked with active commercial and residential frontage.   
 
41 The shallow workspace units at the entrance to the east/west link from Macbean Street 
in tandem with those at the base of Block E have potential to create a ‘commercial mews’ type 
character which is welcomed. The applicant should confirm the approach to management of 
this space to prevent mitigate safety concerns resulting of the combination of vehicle right of 
access to the Macbean Centre and limited width of this route. The applicant has demonstrated 
that the workspaces are flexible in order to accommodate a range of users.  
  
42 The public open space between blocks C and D is appropriately sized and forms a 
modest extension of the Powis Street retail frontage via Murray’s Close.  The semi-private 
space between blocks B and C, accessed via an enclosed link through block C, creates an 
appropriate transition space between public and private realm.   
 
43 The full extent of the Beresford Street frontage is activated with commercial, 
community and residential frontage which is welcomed.   
 
Heritage  

44 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the statutory 
duties for dealing with heritage assets in planning decisions. In relation to listed buildings, all 
planning decisions should ‘should have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which it 
possesses’ and in relation to conservation areas, special attention must be paid to ‘the 
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desirability of preserving or enhancing the character or appearance of that area’. Any harm 
identified must be given considerable weight and importance. 

45 The NPPF states that when considering the impact of the proposal on the significance of 
the designated heritage asset, great weight should be given to the asset’s conservation. 
Significance can be harmed or lost through alteration or destruction of the heritage asset or 
development within its setting. Significance is the value of the heritage asset because of its 
heritage interest, which may be archaeological, architectural, artistic or historic, and may derive 
from a heritage asset’s physical presence or its setting. Where a proposed development will 
lead to ‘substantial harm’ to or total loss of the significance of a designated heritage asset, local 
planning authorities should refuse consent, unless it can be demonstrated that the substantial 
harm or loss is necessary to achieve substantial public benefits that outweigh that harm or loss. 
Where a development will lead to ‘less than substantial harm’, the harm should be weighed 
against the public benefits of the proposal, including securing its optimum viable use. Policy 
HC1 ‘Heritage conservation and growth’ of the draft London Plan, as well as London Plan Policy 
7.8, states that development should conserve heritage assets and avoid harm, which also 
applies to non-designated heritage assets. The effect of an application on the significance of a 
non-designated heritage asset should be taken into account in determining the application. In 
weighing applications that directly or indirectly affect non-designated heritage assets, a 
balanced judgement will be required having regard to the scale of any harm or loss and the 
significance of the heritage asset. 

46 The application site itself falls partly within a conservation area, but does not contain 
any listed buildings.  

47 The submitted Townscape, Heritage and Visual Impact Assessment demonstrates that 
the existing buildings on the Site, including the Macbean Centre building within the Woolwich 
Conservation Area, do not contribute to the heritage significance of the Woolwich Conservation 
Area. It also concludes that the once the proposed development is completed and occupied 
that any effects on nearby listed buildings and conservation areas would be beneficial in nature 
with no harm to heritage significance.  

48 Having regard to the statutory duties in respect of listed building in the Planning (Listed 
Buildings and Conservation Areas) Act 1990, and the relevant paragraphs in the NPPF, GLA 
officers consider that the proposed development would less than substantial harm to the 
setting of the nearby heritage assets which can be balanced with the public benefits in the form 
of affordable housing among other things.  

Fire safety  
 
49 In the interests of fire safety and to ensure the safety of all building users, Policy D11 of 
the draft London Plan seeks to ensure that development proposals achieve the highest 
standards of fire safety. The applicant must provide a statement that demonstrates that all 
features and materials would comply with Part B of the Building Regulations as part of the 
application process.   
 
Inclusive access 
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50 London Plan Policy 3.8 and Policy D5 of the draft London Plan require that ninety 
percent of new housing meets Building Regulation requirement M4(2) ‘accessible and 
adaptable dwellings’ and ten per cent of new housing meets Building Regulation requirement 
M4(3) ‘wheelchair user dwellings’, that is, designed to be wheelchair accessible or easily 
adaptable for residents who are wheelchair users. The applicant has confirmed the provision of 
10% wheelchair units and indicated the location of these units on the plans, provided across 
tenures and unit sizes. The Council should secure compliance with Building Regulations M4 (2) 
and M4 (3) by condition. 
 
51 The application demonstrates that with regard to the commercial floorspace, level 
pedestrian access has been provided from the pavement through doors designed to suit 
wheelchair and impaired access requirements to the retail and office elements of the site and 
throughout the building. Wheelchair accessible lifts have been specified where necessary, 
providing level access to all floors. The development includes the incorporation of Part M 
compliant WC facilities and a minimum clear 1.2m width to stairs. Allocated space for disabled 
refuse on the escape stair and handrails to lifts and stairs should also be suitably detailed in line 
with Part M. The Council should secure compliance with Building Regulations Part M by 
condition. 
 

Transport 

Healthy Streets and Vision Zero  
 
52 The applicant has undertaken a Healthy Streets Check on six different roads in the 
vicinity of the site. The results indicate that the layout of the proposed development will only 
improve one of these roads against the Healthy Street criteria. Furthermore, interaction 
between large vehicles and people cycling scores zero, the worse possible rating. To support 
the delivery of the Mayor’s Healthy Streets approach, the applicant should identify measures 
that will result in improvements to all streets, and in particular to the metric which scored zero. 
The TA should be updated to include an Active Travel Zone (ATZ) assessment that has been 
prepared in line with current TfL guidance and mitigations proposed/secured where necessary.  
 
Trip Generation  
 
53 Further work is required on the trip generation assessment including to better detail 
mode shares, to demonstrate the ‘worse-case’ scenario, and to include the Market Pound 
facility. Once this work has been undertaken, any required public transport contributions to 
mitigate scheme impacts will be identified, in line with draft London Plan policy T4. While bus 
service provision is frequent, it is useful to highlight that any spare capacity on the bus network 
will be taken following the opening of the Elizabeth Line which is forecast to generate 4,000 
additional bus passengers on Beresford Street during the morning peak. 
 
Cycling  
 
54 The applicant must demonstrate how their site will connect to the National and local 
cycle routes that are in proximity to the site. This will help facilitate a step-change in travel and 
support achieving the Mayor’s strategic modal shift target.  
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55 The scheme provides 1,048 long stay cycle parking spaces to serve the residential 
element, , 41 long stay cycle parking spaces for the commercial element and the re-provided 
Market Pound and 50 short-stay cycle parking spaces for visitors which accords with draft 
London Plan standards and is strongly supported.  
 
56 All cycle parking spaces should be designed in accordance with the London Cycle Design 
Standards (LCDS) to meet Policy 6.9(B)(a) of the adopted London Plan and Policy T5(A)(2) of the 
draft London Plan which must be demonstrated..  
 
Vehicle Access and car parking 
 
57 A Stage 1 Road Safety audit should be undertaken for the new and altered vehicle 
accesses. Further information should be provided on vehicle movement through the site with 
the various access options and how conflict with vulnerable users will be addressed in line with 
Vision Zero.  
 
58 The proposed development is car-free, apart from 19 blue badge parking spaces which is 
welcomed. The proposed blue badge parking equates to the equivalent of three per cent of 
dwellings, which is in line with draft London Plan policies.  The applicant should set out how the 
spaces equivalent to a further seven per cent of dwellings could be provided should demand 
arise. Disabled parking should be secured by condition along with a Parking and Design 
Management Plan which should include allocation of the parking on the basis of need and not 
by unit. 
 
59 In line with draft London Plan policy, at least 20 per cent of parking provision should 
have active provision (electric vehicle charging points, EVCPs), with passive provision for all 
remaining spaces, secured by condition. The applicant is encouraged to provide all spaceswith 
active EVCPs.   
 
Freight  
 
60 Three servicing bays are proposed. It should be demonstrated that these are sufficient 
to cater for all development demand site safely and efficiently using evidenced estimates of 
servicing trip generation.  
 
61 A full Delivery and Servicing Plan and Construction Logistics Plan should be secured 
through condition.  
 
Travel Plan  
 
62 The Travel Plan should be updated to include mode shift targets and additional 
measures which are in line with the Mayor’s Transport Strategy. It should be secured through 
condition.  
 

Climate change 
 
Energy 
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63 The Energy Hierarchy has broadly been followed and the approach is generally 
supported; however, the applicant is required to review their energy proposals to ensure 
compliance with the London Plan policies:  
 

• Provision of the GLA spreadsheet;  

• Clarifications needed for Be Lean;  

• More overheating consideration needed, and detail on the proposals for ‘tempered 
air’ to domestic. Active cooling is not supported;  

• More detail needed on site-wide network and future-proofing;  

• Details needed on the Air Source Heat Pumps; and  

• Provision of photovoltaics is required. 
 
Water 
 
64 A detailed report on flood risk, drainage and water has been issued under separate 
cover to the LPA and applicant. The approach generally complies with the London Plan and 
draft London Plan Policies on flood risk management, surface water drainage strategy and 
water efficiency. The full report should be addressed, and a response provided to the GLA.  

65 The Applicant should calculate the proposed development’s Urban Greening Factor, as 
set out in Policy G5 of the draft London Plan and, where the relevant target is not met, should 
aim to achieve the target.    

Local planning authority’s position 

66 Greenwich Council planning officers are currently assessing the planning application and 
reviewing consultation responses. A committee date has not yet been confirmed. 

Legal considerations 

67 Under the arrangements set out in Article 4 of the Town and Country Planning (Mayor of 
London) Order 2008, the Mayor is required to provide the Local Planning Authority with a 
statement setting out whether he considers that the application complies with the London 
Plan, and his reasons for taking that view.  Unless notified otherwise by the Mayor, the Council 
must consult the Mayor again under Article 5 of the Order if it subsequently resolves to make a 
draft decision on the application, in order that the Mayor may decide whether to allow the 
draft decision to proceed unchanged, or direct the Council under Article 6 of the Order to 
refuse the application, or issue a direction under Article 7 of the Order that he is to act as the 
local planning authority for the purpose of determining the application.   

68 There is no obligation at this present stage for the Mayor to indicate his intentions 
regarding a possible direction, and no such decision should be inferred from the Mayor’s 
statement and comments. 

Financial considerations 

69 There are no financial considerations at this stage. 

Conclusion 
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70 London Plan policies on principle of development, employment; housing and affordable 
housing; urban design and heritage; transport; and climate change are relevant to this 
application. Whilst the residential-led redevelopment is supported in principle, the application 
does not comply with the London Plan and draft London Plan for the reasons set out below: 

• Principle of development: redevelopment comprising 642 Build to Rent units and 2,944 
sq.m. of flexible commercial space and reprovision of market pound is strongly 
supported.   

• Housing and affordable housing: 30% affordable housing by habitable room including 
30% London Living Rent and 70% at a range of DMR rent is being scrutinised to ensure 
this is the maximum offer. Affordability details, DMR levels and rent levels are required.  

• Urban design and heritage: Height, massing and layout approach supported. No harm 
caused to nearby heritage assets. Some residential quality matters to be addressed. Fire 
safety statement required.  

• Transport: Update to the transport assessment required; new route to the Elizabeth line 
station should be created; trip generation needs reconsidering; cycle parking to be 
increased; some additional information required on vehicle access and car parking; 
freight plans and travel plan required. 

• Climate change: both water and energy approach is generally supported, subject to the 
provision of additional information.  

 

 

for further information, contact the GLA Planning Team: 
Juliemma McLoughlin, Chief Planner  
020 7983 4271    email juliemma.mcloughlin@london.gov.uk 
John Finlayson, Head of Development Management  
020 7084 2632    email john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820  email Alison.flight@london.gov.uk 
Kate Randell, Team Leader – Development Management 
020 7983 4783 email kate.randell@london.gov.uk 
Luke Butler, Senior Strategic Planner, Case Officer 
020 7084 2562    email luke.butler@london.gov.uk 
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