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planning report D&P/ 3262b&c/02 

One Woolwich,  Morris Walk North and South 
Estates 
9 June 2014 

in the Royal Borough of Greenwich 

planning application nos. 14/0127/O &14/0126/O  

  

Strategic planning application stage II referral (new powers) 

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

The proposals 

Outline planning application for the redevelopment of the Morris Walk Estate (North) comprising 
up to 304 residential dwellings with associated access, parking and private and public open 
spaces. And: Outline planning application for the redevelopment of the Morris Walk Estate 
(South) comprising up to 462 residential dwellings with associated access, parking and private and 
public open spaces. 

The applicant 

The applicant is Lovell Partnerships Limited and the architect is PTEa.  

Strategic issues 

The principle of the regeneration of the Morris Walk Estates is supported as part of the ‘One 
Woolwich’ regeneration programme. The net loss of affordable housing is acceptable given 
the objective of creating mixed and balanced communities in an area of concentrated 
deprivation and provisions in the development agreement to potentially increase the level of 
affordable housing. The overage agreement should also be secured as part of the legal 
agreement. 

The proposal represents high quality urban design but further information is required in 
relation to amenity space, children’s playspace and inclusive access. Further information is 
also required on the energy strategy and transport matters. 

The Council’s decision 

In this instance Greenwich Council has resolved to grant permission. 

Recommendation 

That Greenwich Council be advised that the Mayor is content for it to determine the case itself, 
subject to any action that the Secretary of State may take, and does not therefore wish to direct 
refusal or direct that he is to be the local planning authority. 
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Context 

1         On 7 February 2014 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.  This was referred to the Mayor under Category 1A of the Schedule to the 
Order 2008: “Category 1A: Development which comprises or includes the provision of more than 
150 houses, flats, or houses and flats.” 

2 On 19 March 2014 the Mayor considered planning report D&P/3262b&c/01, and 
subsequently advised Greenwich Council that the application did not fully comply with the London 
Plan, but that the possible remedies set out in paragraph 89 of that report could address these 
deficiencies. 

3 A copy of the above-mentioned report is attached.  The essentials of the case with regard 
to the proposal, the site, case history, strategic planning issues and relevant policies and guidance 
are as set out therein, unless otherwise stated in this report.  Since then, further information has 
been provided (see below).  On 1 April 2014 Greenwich Council  decided that it was minded to 
grant planning permission for the application, and on 14 April 2014 it advised the Mayor of this 
decision, however the draft section 106 agreement was not provided until 8 May 2014 and further 
matters relating to the proposed energy strategy and conditions required resolution before the 
stage II referral was validated on 27 May 2014.  Under the provisions of Article 5 of the Town & 
Country Planning (Mayor of London) Order 2008 the Mayor may allow the draft decision to 
proceed unchanged, direct  Council under Article 6 to refuse the application or issue a direction to 
Greenwich Council under Article 7 that he is to act as the Local Planning Authority for the purposes 
of determining the application  and any connected application.  The Mayor has until 9 June 2014 
to notify the Council of his decision and to issue any direction.   

4 The decision on this case, and the reasons will be made available on the GLA’s website 
www.london.gov.uk. 

Update 

5 At the consultation stage Greenwich Council was advised that the application did not fully 
comply with the London Plan but that the following possible remedies could address these 
deficiencies:  

 Affordable housing: The net loss of affordable housing is, on balance, acceptable given 
the intention to create mixed and balanced communities. The confirmed affordable housing 
pipeline for the Woolwich area and the provisions to increase the level of affordable 
housing through the overage agreement constitute site specific circumstances in line with 
London Plan 3.12. These provisions to review the scheme through the overage agreement 
and maintain affordability will need to be secured through the legal agreement and further 
information is requested on the mechanisms for monitoring supply and demand of 
affordable housing units over the ‘One Woolwich’ programme. 

 Children’s playspace: The child occupancy should be estimated and further information is 
required in line with London Plan 3.6. 

 Inclusive design: Pedestrian links via the underpass and footbridge should be improved as 
part of the overall proposals. 

 Urban design: The distribution of tenure throughout the site should be modified and 
further amenity provision should be secured for Morris Walk South. 

 Climate change: The general approach is supported, although further information is 
required on the use of CHP and the PV cells.  
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 Transport: further information on car parking and possible contributions are required to 
the pedestrian footbridge along with a CLP and a travel plan.   

6 Paragraphs 7 to 22 below demonstrate how these matters have been addressed through 
the provision of further information and provisions within the legal agreement since the 
consultation stage. 
 

Affordable housing 

7 At the consultation stage, it was accepted that the loss of affordable housing was 
acceptable given the wider ‘One Woolwich’ objectives to create mixed and balanced communities 
and Greenwich’s commitment that there will be no net loss of affordable housing in Woolwich 
overall. In addition, it was previously noted that provision would be made in the development 
agreement to ensure that viability is reassessed to allow an increase in affordable housing should 
sales values increase or the proposal be awarded grant. These provisions have been carried through 
into the section 106 agreement as follows: 

 Provision of Affordable Housing  

Not less than 35% of the Dwellings in the Development permitted by the Planning Permissions shall 
be constructed as Affordable Housing Units and shall be Occupied as Affordable Housing   

Subject to paragraphs 1.1.3 and 1.1.7 below, not less than 25% of the Dwellings in any Phase shall 
be constructed as Affordable Housing Units and shall be Occupied as Affordable Housing  

Not less than [40%]…..in the part of the Development Area comprising the Morris Walk (South) 
and Maryon Grove Estates shall be constructed as Family Sized Units [and shall be Occupied as 
Affordable Housing ] 

The Affordable Housing Units across the Development as referred to in paragraph 1.1.1 shall 
comprise no less than:  

 70% Affordable Housing Rental Units; and 

 30% Affordable Housing Intermediate Units  

The tenure ratios between Affordable Housing Intermediate Units and Affordable Housing Rental 
Units in any Phase shall comprise between 60% / 40% and 80% / 20% in favour of Affordable 
Housing Rental Units 

Phase 1 of the Development (within the part of the Development Area comprising the Connaught 
Estate) shall include not less than 133 Affordable Housing Units of which 84 shall be Affordable 
Housing Rental Units.  

Affordable Housing Review  

The Developer covenants with the Council not to commence…. any Phase or cause or permit such 
commencement of any Phase until the Developer has:- 

undertaken and completed an Affordable Housing Review applying the Financial Model  

submitted to the Council and obtained the Council’s written approval of the Independent Financial 
Assessor’s report 

In default of the Council’s notification pursuant to paragraph 1.13.2 above, the Developer shall pay 
to the Council the Land Value on the date upon which Market Sale Units contained within a 
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Tranche are certified as Weather Tight towards the provision by the Council of Affordable Housing 
off-site.  

8 Further detailed information has also been supplied from Greenwich Council on the 
mechanisms to ensure that the supply and demand of affordable housing is effective over the 
life of the ‘One Woolwich’ project. These include regular meetings between Greenwich Council 
and GLA Housing colleagues and a commitment to ongoing monitoring of supply and demand of 
affordable housing over the life of the ‘One Woolwich’ project. 

9 As such, although there is a loss of affordable housing, given the site specific circumstances 
relating to the need to create mixed and balanced communities and also the provisions set out in 
the development and legal agreement (including an overage agreement) to increase the affordable 
housing offer in line with London Plan policy 3.12, the offer is considered to be in accordance with 
the London Plan.. 

Children’s playspace 
 
10 At stage I, further information was requested in relation to the provision of playspace within 
the redevelopment. The applicant has provided detailed information relating to the potential child 
occupancy, with the proviso that the application is for outline planning permission and as such, the 
final housing mix and tenure split will not be finalised until the reserved matters stage.  

11 The submitted information sets out that the proposals for Morris Walk North could have a 
child occupancy of 143 children, generating a requirement to provide some 1,430 sq.m. of 
playspace when using the 10 sq.m. per child benchmark as set out in the Mayor’s SPG on providing 
children’s playspace. The proposals in their current form provide 685 sq.m. of playspace, which is a 
shortfall when measured against the GLA standards and the local benchmark of 5 sq.m. per child 
required by Greenwich Council. However, a total of 3,216 sq.m. public open space is to be provided 
as part of a public park on the western part of the site to link into the existing Maryon Park.  

13 The submitted information sets out that the proposals for Morris Walk South could have a 
child occupancy of 282 children, generating a requirement to provide some 2,820 sq.m. of 
playspace when using the 10 sq.m. per child benchmark as set out in the Mayor’s SPG on providing 
children’s playspace. The proposals in their current form do not provide dedicated children’s 
playspace and only 280 sq.m. public open space is proposed. However, a total of 1,736 sq.m. 
private amenity space is proposed to be provided in addition to the link into the existing Maryon 
Park.  

14 As such, given the generous overall amenity provision and the fact that the provision of 
playspace will be reviewed at the reserved matters stage through a requirement in the draft legal 
agreement to ensure that an appropriate amount of playspace and amenity space is provided, the 
proposals now comply with London Plan 3.6. 

Climate change 
 
15 It was previously noted that while the general approach was supported, further information 
was required on the energy efficiency rates achieved, the CHP load profiles, energy centre and 
proposed use of photovoltaic (PV) cells.  

16 Further information has been provided to demonstrate that the efficiency measures are 
feasible. Detailed load profiles have also been supplied for the proposed CHP and the proposed 
energy centre has been detailed on plan. The applicant has confirmed that all apartments on Morris 
Walk North will be served by a centralised CHP and that to facilitate future connection to the 
district heat network, a heat exchange plate will also be provided. A condition is also proposed to 
secure the proposed future connection to Heating, Cooling and power networks. For Morris Walk 
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South, it is accepted that there are technical limitations to including a site wide connection of the 
apartment blocks due to the proposed distribution of the units over 21 separate blocks. 

17 In addition, planning conditions have been applied to ensure that the full details of the PV 
panels are provided and approved by the Local Planning Authority prior to implementation.  

18 All matters relating to climate change mitigation have been satisfactorily resolved and the 
proposals therefore comply with London Plan policy 5.7. 

Transport 
 
19 At Stage 1, TfL recommended that car parking provision be reduced given the excellent 
Public Transport Accessibility Level. The parking numbers remain unchanged but are still less 
than one space per unit, consistent with the London plan. Residential Travel Plans are secured 
via the S106 agreements which should encourage the use of sustainable modes of transport.   
 
20 Section 106 contributions include £160,000 (for the whole scheme) payable to the 
borough for highway works and / or local transport improvements and also Crossrail (£2.65 
million for the whole scheme) which the borough have negotiated toward Woolwich station. 
 
21 Car Parking Management plans; Delivery and Servicing Plans and Construction Logistics 
Plans for all sites have all been secured by planning conditions. 
 
22 This application is now acceptable in strategic transport terms subject to subsequent 
agreement with TfL if the proposed local transport improvements include bus service 
enhancements of which the borough is aware. 
 

Response to consultation 

23 Approximately 6000 neighbouring properties and businesses were consulted at the pre-
application stage on the wider ‘One Woolwich’ proposals and the proposals were advertised by 
press notices and two public exhibitions. The majority of the comments received on the wider 
proposals were supportive of the development of the Woolwich Estates as the appearance of the 
estates would be improved. The majority of the respondents supported the improvements to the 
public open space and play space; the provision of highly insulated energy efficient buildings and 
that a communal and district heating system should be used in the development. There was general 
support for the proposed housing mix, improvements to the footpaths and vehicle connections, car 
parking and cycle parking provision. The vast majority of people (90%) welcomed the employment 
and training opportunities that would be offered by the development. Comments related to the 
appearance of windows, loss of open space, concern over empty properties, disturbance to local 
residents during construction and concern relating to the railway bridge and underpass between 
the two Morris Walk estates were also raised. 

24 Additional comments were also made in respect of the proposed design, the relocation and 
return to the estate for residents, development timescales and construction and local amenities and 
the quality of the wider area. Since the application was submitted, a further 584 adjoining 
properties were notified of the proposal for Morris Walk South and 988 were notified for Morris 
Walk North, along with further use of site notices and press advertisements. As a result of this 
consultation, three letters of objection were received in response to the proposals at Morris Walk 
South and no letters were received in response to the proposals for Morris Walk North. Objections 
related to the continual impact of the demolition/construction work as they will result in an 
increase in noise, vibration, traffic and reduction in air quality, impacting on the living environment 
of existing neighbouring residents. As the application is outline local residents should be consulted 
on documents before they are submitted for full planning approval on the environmental matters 
raised. Additional pressures on local community facilities such as schools and the park community 
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centre; neighbouring dwellings should be protected during construction work as they are of a poor 
construction; local bus routes should be maintained; local residents should be kept informed during 
the work and adverse impacted mitigated; four storey’s would be out of scale with the original 
terraced properties; three storeys would keep the proportion and view of the current road leading 
to the park. 

25 The Greenwich Conservation Group made the following comments in response to the Morris 
Walk North proposals: 

 Concern that the proposals represent overdevelopment and that the taller blocks of 14 to 
18 storeys fail to reflect the scale of surrounding buildings. 

 Concern at the reduction of family housing from 30% currently to 17%. 

 Concern at the reduction in affordable housing from 91% to 35% on the site. 

 Proposed 685 sq.m. childrens’ playspace is insufficient to serve the needs of both Morris 
Walk North and South sites. 

 Inadequate car parking is proposed. 

 Proposal is too dense. 

26 The Greenwich Conservation Group also made the following comments in response to the 
Morris Walk South proposals: 

 Support 44% family housing but concern at increase in overall unit numbers from 410 to 
462. 

 Concern at loss of housing for council tenants. 

 Applaud high level of car parking. 

 Concern that no playspace provision is made – unacceptable that children should be reliant 
on playspaces proposed in Morris North which can be accessed only via a railway footbridge 
or an underpass. 

27 These matters have been satisfactorily addressed in the stage 1 and committee reports and 
through the use of planning conditions and provisions within the legal agreement. Statutory 
consultees have responded as follows to Morris Walk North: 

 Environment Agency: no objection subject to use of planning conditions and 
informatives  to address flood risk and sustainable urban drainage. 

 Sport  England: has objected to the proposals on the grounds that the additional 
demand created will place pressure on existing facilities. 

 English Heritage: raised no objection. 

 LFPA: required further consultation and requested an informative secure this. 

 Network Rail: raised no objection but required further consultation and requested an 
informative to secure this. 

 Thames Water: raised no objection but required conditions and informatives. 
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 Port of London Authority: raised no objection to the proposal. 

 London City Airport: no safeguarding objection raised, but required conditions and 
informatives. 

 Natural England: provided information and conditions proposed. 

28 Statutory consultees have responded as follows to Morris Walk South: 

 Environment Agency: no objection subject to use of planning conditions and 
informatives  to address flood risk, contaminated land and groundwater protection. 

 Sport  England: has objected to the proposals on the grounds that the additional 
demand created will place pressure on existing facilities. 

 Scotia Gas: provided information to be passed to the developer. 

 English Heritage: raised no objection. 

 Network Rail: raised no objection but required further consultation and requested an 
informative to secure this. 

 Thames Water: raised no objection but required conditions and informatives. 

 Natural England: provided information and conditions proposed. 

29 The requested planning conditions and informatives have been attached to the draft 
decision notices for both sites. In response to the objection raised by Sport England, the committee 
report sets out that: The application site is not located within an open space deficiency area and 
Maryon Park as well as an adventure playground are all located within easy walking distance of the 
site. A financial contribution toward the provision of appropriate Sports and Leisure facilities will be 
secured in the Legal Agreement. As such, all matters raised by statutory consultees have been 
suitably addressed. 

Article 7: Direction that the Mayor is to be the local planning authority 

30 Under Article 7 of the Order the Mayor could take over this application provided the policy 
tests set out in that Article are met. These tests are 

a) the development or any of the issues raised by the development to which the PSI 
application relates is of such a nature or scale that it would have a significant impact 
on the implementation of the spatial development strategy;  

b) the development or any of the issues raised by the development to which the 
application relates has significant effects that are likely to affect more than one 
London Borough;  

c) and there are sound planning reasons for issuing a direction.  
 

31 In this instance the Council has resolved to grant permission with conditions and a planning 
obligation, which satisfactorily addresses the matters raised at stage I, therefore there is no sound 
planning reason for the Mayor to take over this application.  

Legal considerations 

32 Under the arrangements set out in Article 5 of the Town and Country Planning (Mayor of 
London) Order 2008 the Mayor has the power under Article 6 to direct the local planning authority 
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to refuse permission for a planning application referred to him under Article 4 of the Order.  He 
also has the power to issue a direction under Article 7 that he is to act as the local planning 
authority for the purpose of determining the application  and any connected application.  The 
Mayor may also leave the decision to the local authority.  In directing refusal the Mayor must have 
regard to the matters set out in Article 6(2) of the Order, including the principal purposes of the 
Greater London Authority, the effect on health and sustainable development, national policies and 
international obligations, regional planning guidance, and the use of the River Thames.  The Mayor 
may direct refusal if he considers that to grant permission would be contrary to good strategic 
planning in Greater London.  If he decides to direct refusal, the Mayor must set out his reasons, 
and the local planning authority must issue these with the refusal notice. If the Mayor decides to 
direct that he is to be the local planning authority, he must have regard to the matters set out in 
Article 7(3) and set out his reasons in the direction.  

Financial considerations 

33 Should the Mayor direct refusal, he would be the principal party at any subsequent appeal 
hearing or public inquiry.  Government Planning Practice Guidance emphasises that parties usually 
pay their own expenses arising from an appeal.  

34 Following an inquiry caused by a direction to refuse, costs may be awarded against the 
Mayor if he has either directed refusal unreasonably; handled a referral from a planning authority 
unreasonably; or behaved unreasonably during the appeal.  A major factor in deciding whether the 
Mayor has acted unreasonably will be the extent to which he has taken account of established 
planning policy. 

35 Should the Mayor take over the application he would be responsible for holding a 
representation hearing and negotiating any planning obligation.  He would also be responsible for 
determining any reserved matters applications (unless he directs the council to do so) and 
determining any approval of details (unless the council agrees to do so). 

Conclusion 

36 The principle of the redevelopment of the Morris Walk North and South estates as part of 
the wider ‘One Woolwich’ regeneration programme is supported. Although there is a loss of 
affordable housing given the site specific circumstances relating to the need to create mixed and 
balanced communities and also the provisions set out in the development and legal agreement 
(including an overage agreement) to increase the affordable housing offer in line with London Plan 
policy 3.12, this is considered to be in accordance with the London Plan . 

37 Further information has been provided and conditions applied to ensure the proposals 
comply with London Plan policy 3.6 relating to the provision of children’s playspace and planning 
conditions have been applied along with provision within the draft section 106 to address the 
energy and transport matters previously raised. All matters are therefore resolved. 
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for further information, contact GLA Planning Unit (Development & Projects): 
Colin Wilson, Senior Manager – Development & Projects 
020 7983 4783    email colin.wilson@london.gov.uk 
Justin Carr, Strategic Planning Manager (Development Decisions) 
020 7983 4895     email justin.carr@london.gov.uk 
Shelley Gould, Case Officer 
020 7983 4803   email shelley.gould@london.gov.uk 
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planning report D&P/ 3262b&c/01 

One Woolwich,  Morris Walk North and South 
Estates 

19 March 2014 

in the Royal Borough of Greenwich 

planning application nos. 14/0127/O &14/0126/O  

  

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 proposals 

Outline planning application for the redevelopment of the Morris Walk Estate (North) comprising 
up to 304 residential dwellings with associated access, parking and private and public open 
spaces. And: Outline planning application for the redevelopment of the Morris Walk Estate 
(South) comprising up to 462 residential dwellings with associated access, parking and private and 
public open spaces. 

The applicant 

The applicant is Lovell Partnerships Limited and the architect is PTEa.  

Strategic issues 

The principle of the regeneration of the Morris Walk Estates are supported as part of the ‘One 
Woolwich’ regeneration programme. The net loss of affordable housing is acceptable given 
the objective of creating mixed and balanced communities in an area of concentrated 
deprivation and provisions in the development agreement to potentially increase the level of 
affordable housing. The overage agreement should also be secured as part of the legal 
agreement. 

The proposal represents high quality urban design but further information is required in 
relation to amenity space, children’s playspace and inclusive access. Further information is 
also required on the energy strategy and transport matters. 

Recommendation 

That Greenwich Council be advised that while the applications are generally acceptable in 
strategic planning terms they do not fully comply with the London Plan; but that the possible 
remedies set out in paragraph 89 of this report could address these deficiencies. 
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Context 
 
1 On 7 February 2014 the Mayor of London received documents from Greenwich Council 
notifying him of planning applications 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 has until 20 March 3014 to provide the Council with a statement setting out 
whether he considers that the applications comply 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 for Morris South is referable under Category 1A of the Schedule to the 
Order 2008 and the application for Morris North is referable under both categories 1A and 1C of 
the schdule: 

 Category 1A: Development which comprises or includes the provision of more than 150 
houses, flats, or houses and flats. 
 

 Category 1C: Development which comprises or includes the erection of a building of one 
or more of the following descriptions— (c) the building is more than 30 metres high and 
is outside the City of London. 
 

3 Once Greenwich Council has resolved to determine the applications, it is required to refer 
them 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. The Mayor of London’s statement on this 
case will be made available on the GLA website www.london.gov.uk. 

Site description 

4 The Morris Walk Estate comprises two sites, Morris Walk North and Morris Walk South 
which are located either side of railway tracks with a pedestrian footbridge linking the two. The 
existing buildings are primarily 3, 4 and 10 storey point and linear slab blocks of flats, built in the 
1960s using the Larson-Neilson large panel construction system. There are 562 existing homes. 
There are a number of existing mature trees on the sites. 

Morris Walk North 
 
5 Morris Walk North is almost triangular in size, and bounded by Woolwich Church Street and 
Woolwich Road (A206) to the north and the South Eastern overground railway to the south. The 
existing tall buildings provide long views of the Thames to the North and Maryon, Maryon Wilson 
and Charlton Park to the South East. The northern site is approximately 1.48 hectares in area and 
slopes 3 metres from south-west to northeast. To the north the area is predominantly industrial. 
There are existing vehicular accesses from both Woolwich Road and Pett Street. Morris Walk 
(north) currently comprises a total of 152 dwellings, of which 139 (91%) are available for 
affordable rent and 13 (9%) are available for leaseholders or private sale. 

Morris Walk South 
 
6 The Morris Walk South site is approximately 4.1 hectares in area and is bounded by Maryon 
Road to the north and west (with Maryon Park beyond), Prospect Vale to the south and Woodhill 
Road to the east. Informal parking exists on Maryon Road, used by Morris Walk South residents 
and visitors to the park. It comprises a total of 410 dwellings, of which 370 (90%) are available for 
affordable rent and 40 (10%) available for leaseholders or private sale. 
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7 Morris Walk South has a suburban context, with Maryon Park on the western boundary and 
some attractive Georgian residential homes on the southern boundary of Woodland Terrace. There 
are new build 1980s homes on Prospect Vale and to the west are some Architype self-build houses 
from 1990s. The south of the site has some dramatic level changes. There is approximately a 9 
metre change in level across the site from the highest point in the southwest to the lowest in the 
north-east. The changes in site levels are currently absorbed in stepped terraces across the site. 

Figure 1: Existing Morris Walk Estate (source: DAS) 

  

8 Maryon Park, an area of 0.4 hectare of public open space is located adjacent to the south-
west of the site, and is accessible from Woolwich Road. The park includes children’s play facilities, 
hard tennis courts and a basketball court. Woolwich Adventure Play Centre is located to the east of 
the site, off Pett Street. The Centre provides a range of indoor and outdoor facilities – including 
football, pool and arts and crafts – suitable for children ages 8 years and over. 

9 Morris Walk is located approximately 1.5 miles to the west of Woolwich Town Centre. The 
site’s public transport accessibility level (PTAL) rating is between 2 and 3. There are six bus routes 
serving Woolwich Road, Woolwich Church Street and Prospect Vale and Woolwich Dockyard 
overground railway Station is 0.5 miles away. These services provide convenient access to Woolwich 
Town Centre, Woolwich Dockyard and Woolwich Arsenal as well as North Greenwich Underground 
Station. The closest section of the TLRN is the A205 approximately 2 kilometres away. The A206 
(Woolwich Road), part of the SRN, adjoins Morris Walk (North). 
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Details of the proposals 

10 The proposals seek to provide a total of up to 304 new dwellings across the Morris Walk 
Estate (North) and up to 462 new dwellings across the Morris Walk South site to comprise a mix of 
private and affordable housing and an appropriate proportion of wheelchair units. The precise 
amount and mix of new housing will be agreed at the reserved matters application stage, howeverit 
is proposed that the mix of housing tenures will be split into 65% - private sale and 35% - 
affordable housing (of which 70% or 71% will be provided for affordable rent and 30% or 29% for 
shared ownership). This will support the overall provision of 35% affordable housing across the 
overall development.  

11 The units are proposed to be distributed across the sites as follows: 

 Morris Walk North: a total of 12 blocks of residential accommodation, including six 1-
3-storey blocks, three 4-storey blocks and three 14-18-storey blocks. The blocks would 
be arranged in three separate ‘n’-shaped structures, each of which would include one 
14-18-storey building, an adjoining 4-storey building and two adjoining 1-3-storey 
buildings, set around a central south-facing courtyard. 

12  

 Morris Walk South: a total of 57 blocks of 3/4-storey residential accommodation. The 
blocks would be arranged with 3-storey blocks primarily across the centre of the site 
(rising to 4-storeys at road junctions), and 4-storey blocks primarily around the site 
perimeters, fronting Maryon Road and Prospect Vale. 

13  
14 For indicative purposes only, it is proposed that the developments could provide the 
following dwelling mix: 

 Morris North Morris South 

1-bed units 29% 18% 

2-bed units 55% 28% 

3-bed units 12% 38% 

4-bed units 5% 16% 

15  

16 Phasing plans have been submitted with the application to identify the relevant phases of 
development. In order to guide the future reserved matters applications a set of parameter plans 
have been produced which form part of the application as follows: 

 Range of unit numbers 

 Mix of housing 

 Density ranges; 

 Maximum heights 

 Maximum block widths and depths 

 Access 

 Parking numbers 

 Amount of open space 

 Play space 
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17 The parameter plans establish a number of limits which any reserved matters application 
would need to comply with and are read alongside the design code which seeks to secure the 
quality of future phases of development and the Overarching statement and s111 agreement. 
Referable outline planning applications for the redevelopment of Maryon Grove and Road Estate 
and the Connaught Estate have also been submitted to the Mayor (D&P3262b&c and D&P3262), 
and are dealt with separately on this agenda. 

Case history 

18 A pre-application meeting to discuss the wider ‘One Woolwich’ proposals was held on 
the 31 October 2013 and it was noted that “GLA officers welcome the opportunity to engage 
with the applicant, and the Council, at an early stage in the development process, and strongly 
support the comprehensive approach taken in bringing forward the three sites together as one 
redevelopment proposal. Further discussions are required regarding justification of loss of 
affordable housing, design, inclusive design, climate change, energy and transport”. Further pre-
application meetings were subsequently held to discuss matters relating to energy and design. 
 

Strategic planning issues and relevant policies and guidance 

19 The relevant issues and corresponding policies are as follows:  

 Housing London Plan; Housing SPG; Housing Strategy; draft Housing 
Strategy; Shaping Neighbourhoods: Providing for Children and 
Young People’s Play and Informal Recreation SPG  

 Affordable housing  London Plan; Housing SPG; draft Housing Strategy; draft Housing 
Strategy  

 Urban design London Plan 

 Access London Plan; Accessible London: achieving an inclusive 
environment SPG 

 Sustainable development London Plan; Sustainable Design and Construction SPG; Mayor’s 
Climate Change Adaptation Strategy; Mayor’s Climate Change 
Mitigation and Energy Strategy; Mayor’s Water Strategy  

 Transport London Plan; the Mayor’s Transport Strategy; Land for Transport 
Functions SPG 

 Parking London Plan; the Mayor’s Transport Strategy 
 
20 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
development plan in force for the area is the 2006 Greenwich Unitary Development Plan (saved 
policies) and Greenwich Core Strategy with Development Management Policies (Submission 
Version with Modifications) and the 2011 London Plan (with 2013 Alterations).   

21 The following are also relevant material considerations:  

 The National Planning Policy Framework and Technical Guide to the National Planning 

Policy Framework 

 The draft Further Alterations to the London Plan (January 2014). 
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Principle of development 

Estate regeneration 
  
22 The sites are located approximately one kilometre to the west of Woolwich Town centre, 
which is identified in the London Plan as an Opportunity Area and on London Plan Map 2.5 as an 
area for regeneration. Greenwich Council has also identified that the regeneration of the Woolwich 
estates is a key priority to deliver improved housing and environments for residents. As such, the 
proposed regeneration of the Morris Walk Estates as part of the wider ‘One Woolwich’ regeneration 
programme is supported. 

23 Policy 2.13 of the London Plan is specifically concerned with areas identified for 
regeneration and notes that the loss of housing in such areas should be resisted unless it is 
replaced by better quality accommodation of at least equivalent floorspace. This is echoed in Policy 
3.14 which aims for replacement housing, market and affordable, to be equal to or higher density 
than the existing and at least equivalent floorspace. At present the estates are dominated by social 
rented accommodation with 513 residential units across both sites being for social rent and 49 
units (8%) held by leaseholders. Aside from the mono-tenure of the current estate, the existing 
buildings are of poor quality and in need of improvement. As such the regeneration of the estates 
is supported as part of the wider regeneration objectives for the wider Woolwich area. 

24 The proposals seek to demolish the existing buildings and replace them with 724 new 
residential units as a mix of affordable rent, intermediate and private sale. This will provide a more 
varied range of tenures as well as an increase in the quantum of units, the area of residential 
floorspace and the number of habitable rooms but with a proposed level of affordable housing of 
35%. This represents a loss of affordable housing on the site (and across the three sites). This is 
not in line with strategic planning policy and further explanation is set out below. 

Housing 
 
Affordable housing  
 
25 At present there are 513 affordable units across both sites, which are provided as social 
rent. The proposals will provide 234 affordable units (35%), as a split of 180 affordable rented 
units and 54 intermediate units, which represents a net loss in the quantum of affordable units of 
279 units (and a net loss of 333 social rented units). This is contrary to London Plan policy 3.14 
which sets out that any “loss of housing, including affordable housing, should be resisted unless the 
housing is replaced at existing or higher densities with at least equivalent floorspace”. Paragraph 
3.82 establishes that estate renewal should take into account the regeneration benefits to the local 
community, the proportion of affordable housing in the surrounding area (see Policy 3.19), and the 
amount of affordable housing intended to be provided elsewhere in the borough. It also notes that 
where redevelopment of affordable housing is proposed, it should not be permitted unless it is 
replaced by better quality accommodation, providing at least an equivalent floor space of 
affordable housing. 

26 The proposals will result in the following changes to affordable unit numbers, floorspace 
and habitable rooms across both sites: 

Affordable Existing  Proposed  

Unit numbers 513 234 -279 

Hab rooms 1504 735 -769 

Floorspace (sq.m.) 34,996 15,342 -19,654 
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Intermediate Existing  Proposed  

Unit numbers 0 54 +54 

Hab rooms 0 320 +320 

Floorspace (sq.m.) 0 6,080 +6,080 

 

Private Existing  Proposed  

Unit numbers 49 470 +421 

Hab rooms 161 1,576 +1,415 

Floorspace (sq.m.) 38,461 58,068 +33,181 

 
27 The total existing floorspace is approximately 38,044sq.m. and the current proposals seek 
to deliver up to 58,068 sq.m. of floorspace across both sites. This is achieved by increasing the 
density of the Morris Walk site. 

28 It is proposed to provide affordable rent and to introduce intermediate units to the overall 
mix. Of the 234 affordable units, 71% are to be provided as affordable rent with 29% intermediate 
in line with Greenwich Council policy. The introduction of 54 intermediate and 470 private units 
will be used to cross-subsidise the development, and widen the housing choice in the Woolwich 
area. This represents a net loss of social rented and affordable housing and Greenwich Council has 
set out the following arguments to justify this loss on the Morris Walk Estates and across the ‘One 
Woolwich’ sites as a whole: 

 There will be a net increase of 489 housing units in total across the three ‘One Woolwich’ 
sites. 

 The Council has committed that there will be no overall loss of affordable homes within 
the borough or Woolwich area. 

 The three estates are located within Woolwich Common and Woolwich Riverside wards 
which are characterised by high concentrations of social rented accommodation and 
levels of deprivation compared with Royal Greenwich and London as a whole as such 
they require the introduction of more varied tenure. 

 The Royal Borough is anticipating that of the total 17,000 new homes to be provided 
over the plan period, some 6,000 will be affordable (35%) to counteract the loss of 
affordable housing through the ‘One Woolwich’ scheme. In addition, there are further 
strategic sites which will come forward (e.g. Charlton Riverside) with the potential to 
deliver up to 5,000 new homes. 

 The development agreement between Lovell and Greenwich Council does allow for up to 
50% of homes on individual sites to be affordable subject to viability and wider 
regeneration of the area and this may occur through either the allocation of GLA housing 
grant (secured through the agreement) or through capital receipts from land values 
(secured through the overage agreement). 
 

29 These issues are further explored below. 

30 Mixed and balanced communities  

31 Detailed information has been submitted by Greenwich Council to support the 
concentrations of social rented housing and deprivation in the Woolwich area. The census 2011 
data submitted demonstrates that within the Woolwich Common and Woolwich Riverside wards, 
over 50% of homes are affordable (rent and shared ownership), compared with 35% within 
Greenwich and 25% within London.  
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32 Similarly, proportionate to the population that claim benefit the level is 25% within the two 
wards, compared with less than 20% in the borough and 15% within London. Taking this 
information into account, the objective of creating a more mixed housing tenure for the Morris 
Walk Estates is acceptable in this particular instance in line with the objectives of London Plan 
Policies 3.8 and 3.9 to create mixed and balanced communities. However, the extent of the loss of 
affordable housing to create this objective in this instance would not normally be acceptable and 
requires further exploration. 

33 Increasing housing output 

34 It should be noted that the private market units will constitute 65% of the total number of 
units across all three sites and a similar proportion on the Morris Walk estates. Greenwich Council 
notes that this loss of affordable housing is tempered by its substantial affordable housing pipeline, 
supported by Greenwich Council’s Core Strategy Submission Version (September 2013) which 
highlights a commitment to deliver 29,078 homes and in paragraph 3.1.2 a further commitment is 
set out to make a contribution to the London-wide target of at least 13,200 more affordable 
homes over the plan period. 

35 The Mayor’s Housing SPG, is clear that the objective of no net loss of affordable housing 
should generally be achieved without taking into account areas outside the estate boundary and 
that development at significantly increased density may be necessary to generate sufficient value 
to support replacement of affordable housing provision or to achieve a mixed and balanced 
community.  

36 In this instance, development at significantly increased densities has not resulted in a 
replacement level of affordable housing and has in fact resulted in a net loss of affordable housing 
of 62 units (and 134 social rented units) on the Morris Walk Estates. Given this net loss of 
affordable housing on the Morris Walk estates and across the ‘One Woolwich’ programme where 
there is a 44% reduction in affordable housing overall, detailed viability work has been undertaken 
to demonstrate that it is not feasible at this stage for any additional affordable accommodation to 
be provided in relation to the uplift of private sale accommodation, in accordance with London 
Plan Policy 3.12.  

37 This viability work has been undertaken as part of a financial model and model rules which 
form part of the development agreement with the development partner Lovells. This model shows 
the calculation and payment schedule of any receipt to the local authority and has been 
independently audited on behalf of Greenwich Council by PWC. The results of this audit have been 
shared with GLA officers and assessed as acceptable. It has been agreed that after each of the 7 
phases of development a revised viability position will be established to take into account potential 
land receipts and increased sales values,  expected as a result of the investment in Woolwich and 
the proposed Crossrail station opening in 2018. This has been secured through an overage 
agreement, the details of which have been shared with GLA officers.  

38 Should values increase, provision has been made within the development agreement for up 
to 50% of homes on individual sites to be affordable and Greenwich Council can directly purchase 
properties within the scheme or use grant to act as a registered provider or directly fund the 
Council’s own newbuild programme if necessary. 
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39 As such, although the proposals will result in a net loss of affordable housing, the objective 
of creating mixed and balanced communities in principle is supported in line with policy 3.9 of the 
London Plan. Greenwich Council has confirmed its commitment to ensuring that no net loss of 
affordable housing occurs within Woolwich and the borough over the plan period and has 
demonstrated a deliverable housing pipeline in excess of 17,000 units. Draft Policy H1 of the Core 
Strategy states that the Borough’s current target for the plan period is for a minimum of 38,925 
net additional dwellings over the 15-year period 2013 – 2028. This target is in excess of the 
London Plan target as it has been considered in the London-wide SHLAA that there is additional 
land available for housing in the Borough. The Core Strategy figure is based on a local evidence 
base and reflects the aspirations of the Borough to deliver much needed new housing and 
regenerate existing housing stock within the Borough. 

40 In addition, provisions have been put in place through the development agreement to 
ensure that viability is reassessed to allow an increase in affordable housing should sales values 
increase or the proposal be awarded grant. As such, there are specific circumstances relating to 
these individual sites to increase the affordable housing offer in line with the provisions set out in 
London Plan policy 3.12. These provisions should though be carried through into the section 106 
agreement for robustness and clarity. 

41 Although it is proposed that an indication of drawdown against deliverables set out in the 
Overarching Statement will be submitted at each reserved matters stage, further information 
should also be supplied from Greenwich Council on the mechanisms to be employed to ensure that 
the supply and demand of affordable housing is effective over the life of the ‘One Woolwich’ 
project. Should this information be provided and the mechanisms noted above secured in the legal 
agreement, on balance, the loss of affordable housing on the Morris Walk estates is accepted.  

Housing mix  
 
42 The indicative unit mix is set out in paragraph 12 above and has been developed in line 
with local requirements and has been agreed by Greenwich Council. It is noted that there is an 
increase in family housing on Morris Walk South compared with the existing estate which is 
appropriate given the location of the estate closer to Maryon Park. This also ensures that across 
the proposals as a whole the provision of family homes will meet the local policy target.  

43 Detailed information on the proposed target rents and the mechanisms to ensure long-term 
affordability of the proposals have been provided. The affordable rent units proposed are to be 
charged having regard to the caps set by the Local Authority.  The intermediate properties are to 
be provided as shared ownership and will accord with the affordability levels of the London Plan 
Annual Monitoring Report 9 (2011-12) which requires one and two bedroom homes to be 
affordable to those with annual incomes up to £66,000, with family homes (three or more 
bedrooms) affordable to those with incomes up to £80,000 per annum (AMR para 3.28). The 
applicant should confirm that these provisions will also be secured as part of the legal agreement 
along with provisions to ensure that tenants are able to return to the redeveloped estates if 
desired.  

Density  

44 For the Morris Walk North site, it is proposed that the development will provide up to 304 
new dwellings across the 1.71 hectare site area. Based on this maximum quantum of development, 
the development could provide a total of approximately 938 habitable rooms which would equate 
to a density of 178 units per hectare or 548 habitable rooms per hectare.  
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45 This slightly exceeds the density range set out in the London Plan for a site such as this 
with an ‘urban’ setting and a public transport accessibility level of 3, of 200-450 habitable rooms 
per hectare. Given the need to intensify development on the site and that this is the optimum 
location for taller buildings, this is acceptable. 

46 For the Morris Walk South Estate, the density of the proposed development varies across 
the site. It is proposed that the site will accommodate a total of 57 blocks of 3- and 4-storey 
residential accommodation, split across 6 separate areas (A-F). The blocks would be set within 
areas of public and private open space and play space to meet the needs of the new population 
and enhance the setting of the site and its surroundings. 

47 The site area is approximately 4.13ha, and therefore based on a proposed development of 
up to 462 new dwellings, the maximum density of development that would be achieved would be 
113 dwellings per hectare. The development could provide approximately 1867 habitable rooms 
(indicative), equating to a density of 452 habitable rooms per hectare, which falls within the range 
set out above and therefore raises no strategic planning concern. 

48 Amenity 

49 In the development of the proposals for the site London Plan Policy 3.5 and the Mayor’s 
Housing SPG have been taken in to consideration. At present, none of the existing units benefit 
from private external amenity space and the immediate surroundings at ground floor level do not 
encourage its use for amenity purposes. The proposals provide for all units to benefit from private 
external amenity space in line with the minimum standards set out in the Mayor’s SPG. All houses 
units in phases two and three will equally meet the minimum internal and external space standards 
of London Plan Table 3.3 and the number of single aspect units has been kept to a minimum.  

50 The applicant has noted that some 500 square metres of playspace for children aged 5 
years and over will be provided within the Morris Walk North estate. The applicant should estimate 
the child occupancy of the development to determine whether this provision is likely to be 
adequate. In addition, if this play area is intended to serve both developments, it will be important 
to ensure that access to the facilities via the footbridge or the underpass is improved.  

51 The submitted material sets out that given the proximity of the Morris South estate to 
Maryon Park and the high proportion of family housing with private gardens, no playspace will be 
provided within part of the development and this is acceptable in line with paragraph 4.32 of the 
Mayor’s Playspace SPG. However, the applicant is encouraged to investigate ways to incorporate 
informal play into the landscaping proposals as part of the objective of bringing the Maryon Park 
into the development. Greenwich Council should also secure contributions towards improving or 
upgrading the play facilities at Maryon Park and the Woolwich adventure centre 

52 Further information should be provided to estimate the anticipated child occupancy of the 
development and ensure that the proposed level of provision is adequate to ensure full compliance 
with London Plan policy 3.6. Further contributions to existing playspace facilities may also be 
required. 

Urban design 

 
53 Given the outline nature of the permissions sought, a design code has been produced 
and forms part of the planning application to instruct and advise on the physical development of 
the site and is based upon an indicative master plan. 
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Morris Walk South 

54 Development on this site is well laid out creating a good quality and permeable public 
realm and effectively relating to the historic street pattern of the area.  The provision of 
pedestrian routes across the site are particularly welcomed and likely to be well used as a route 
through the site towards Maryon Park. The distribution of tenure throughout the site is 
disappointing, with many of the affordable units fronting onto the railway lines to the north and 
the applicant should seek to address this at the reserved matters stage. 

55 The typologies employed though do respond effectively to the surrounding street 
layouts and the provision of mews houses is welcomed, however, as these are a less common 
typology, and the specific design codes provided are of a high enough quality to ensure that 
these units address the public realm well.  Although the provision of private gardens is welcome, 
further consideration could be given to further ‘greening’ the site to ensure that the objective of 
bringing the park into the development is successful. 

Morris Walk North 

56 It is welcome that following pre-application discussions, the point block typologies 
facing onto Woolwich Church Street have been further developed into more traditional perimeter 
block layouts, including terraced housing at street level which provide better definition and 
enclosure of public and private spaces.  

57 Overall the applicant is to be commended on the high quality of design proposed for the 
regeneration of the Morris Walk Estates, but there are some further matters relating to the 
distribution of tenure throughout the site and the provision of amenity spaces that should be 
addresed. 

Inclusive design 
 
58 In accordance with London Plan Policy 3.8, the applicant has confirmed that all of the 
residential units will be required to meet Lifetime Homes standards, and 10% will be capable of 
easy adaptation for wheelchair users. Compliance with these standards has been demonstrated on 
plan, using a sample of flat layouts, as part of the design and access statement.   

59 The applicant has committed to work with Greenwich Council to ensure that the mix of 
wheelchair accessible units proposed meets locally identified need and that the future marketing of 
the private wheelchair accessible homes should ensure that prospective purchasers are aware of the 
accessibility and adaptability of these units through specific marketing to the disability community 
and to older people’s organisations.   

60 In accordance with London Policy 7.2, the applicant has sought to demonstrate that routes 
through the development are fully accessible and that access to and from public transport facilities 
to proposed entrance points are legible and clearly identifiable. However, the pedestrian footbridge 
which links the two sites and provides access to the playspace facility presents a significant access 
barrier. Although this footbridge is outside of the planning permission boundary, the matters 
should be addressed through contributions to ensure that linkages between the two sites are fully 
accessible.  

61 Adequate provision of blue badge parking bays has been made, in line with London Plan 
Policy 6.13, and Table 6.2 and this will be secured through the overall parking management 
strategy, which is welcome.  
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62 The applicant should ensure that accessible access is achieved between the two sites, by 
upgrading the existing crossing points over and under the railway lines to ensure that issues 
relating to inclusive design have been satisfactorily addressed in line with strategic policy. It is also 
recommended that conditions are applied to ensure an access consultant is employed to address 
access issues at the reserved matters stages, particularly given the changes in gradients on the 
southern parts of the Morris Walk South site.  

Climate change 

63 Morris Walk North 

64 Energy efficiency standards  

65 A range of passive design features and demand reduction measures are proposed to reduce 
the carbon emissions of the proposed development. Both air permeability and heat loss parameters 
will be improved beyond the minimum backstop values required by building regulations. Other 
features include low energy lighting, mechanical ventilation with heat recovery in the flats and 
attention to detail to reduce thermal bridging. The demand for cooling will be minimised through 
solar control glazing, low energy lighting and mechanical ventilation. 

66 The development is estimated to achieve a reduction of 13 tonnes per annum (3%) in 
regulated carbon dioxide emissions compared to a 2010 Building Regulations compliant 
development. DER and TER sheets for sample dwellings including efficiency measures alone should 
be provided to support the savings claimed.  

67 District heating 

68 The applicant has identified that a proposed district heating line runs just to the north of 
the development site. Connection to the network should be prioritised and evidence of 
correspondence with Greenwich Energy Officers and/or the network developer should be provided, 
including details of timescales and design requirements for connection.  

69 The applicant has provided a commitment to ensuring that the development is designed to 
allow future connection to a district heating network should one become available. The applicant is 
proposing to install a site heat network connecting all apartment blocks. The houses will not be 
connected to the network due to their lower heat density. A drawing showing the route of the heat 
network linking all apartment blocks on the site has been provided. 

70 The site heat network will be supplied from a single energy centre located on the ground 
floor of block MN11. Further information on the floor area of the energy centre should be 
provided. 

71 Combined Heat and Power 

72 The applicant is proposing to install a gas fired combined heat and power (CHP) unit as the 
lead heat source for the site heat network.  

73 Further information, including monthly load profiles, should be provided to explain the 
sizing of the CHP system and the savings claimed. The CHP should be sized to provide the 
domestic hot water load, as well as a proportion of the space heating in order to optimise its use 
before considering renewables (in line with the energy hierarchy). Further information (including a 
specifications sheet) should also be provided on the CHP engine proposed to support the plant 
efficiencies claimed.   
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74 A reduction in regulated carbon dioxide emissions of 126 tonnes per annum (34%) will be 
achieved through this second part of the energy hierarchy.  

75 Renewable energy technologies 

76 The applicant has investigated the feasibility of a range of renewable energy technologies 
and is proposing to install 410m² of solar photovoltaic cells (PV) to meet the 40% target. A layout 
showing the proposed location of the panels should be provided. 

77 A reduction in regulated carbon dioxide emissions of 16 tonnes per annum (7%) will be 
achieved through this third element of the energy hierarchy.  A reduction of 155 tonnes of carbon 
dioxide per year in regulated emissions compared to a 2010 Building Regulations compliant 
development is expected, equivalent to an overall saving of 41%. 

78 The carbon dioxide savings exceed the targets set within Policy 5.2 of the London Plan 
however the comments above should be addressed before the carbon savings and compliance with 
London Plan energy policy can be verified. 

79 Morris Walk South  

80 Energy efficiency standards  

81 A range of passive design features and demand reduction measures are proposed to reduce 
the carbon emissions of the proposed development. Both air permeability and heat loss parameters 
will be improved beyond the minimum backstop values required by building regulations. Other 
features include low energy lighting, mechanical ventilation with heat recovery in the flats and 
attention to detail to reduce thermal bridging. The demand for cooling will be minimised through 
solar control glazing, low energy lighting and mechanical ventilation. 

82 The development is estimated to achieve a reduction of 1 tonne per annum (0%) in 
regulated carbon dioxide emissions compared to a 2010 Building Regulations compliant 
development. DER and TER sheets for sample dwellings including efficiency measures alone should 
be provided to support the savings claimed. (The DER sheets provided include CHP which suggests 
that they are not applicable to this particular site of the wider One Woolwich development). 

83 District heating 

84 The applicant has identified that a proposed district heating line runs just to the north of 
the development site but is not proposing to connect to it due to the presence of the railway line. 

85 The applicant is not proposing to install a site heat network due to the low density of the 
development proposals. While it is accepted that the heat density of the houses will be too low to 
justify connection to district heating now or in the future, the apartment blocks should be provided 
with communal heating systems in order to facilitate connection to district heating. 

86 Although a site heat network is proposed for the Morris North site, it is accepted that 
opportunities for connection of the apartment blocks in the north of the Morris South site to the 
network proposed for the Morris North site may be limited.  

87 Combined Heat and Power 

88 The applicant is not proposing CHP. Due to the intermittent nature of the heat load, this is 
accepted in this instance. 
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89 Renewable energy technologies 

90 The applicant has investigated the feasibility of a range of renewable energy technologies 
and is proposing to install enough solar PV on the roof of the buildings to meet the 40% carbon 
target. Roof layouts should be provided demonstrating that enough suitable roof space is available 
to accommodate the 6,460 sq.m. of solar PV proposed. A reduction in regulated carbon dioxide 
emissions of 258 tonnes per annum (40%) will be achieved through this third element of the 
energy hierarchy. 

91 A reduction of 259 tonnes of carbon dioxide per year in regulated emissions compared to a 
2010 Building Regulations compliant development is expected, equivalent to an overall saving of 
40%. The carbon dioxide savings exceed the targets set within Policy 5.2 of the London Plan 
however the comments above should be addressed before the carbon savings and compliance with 
London Plan energy policy can be verified. 

92 Chapter Five of the London Plan sets out the Mayor’s requirements regarding both climate 
change adaptation and mitigation, and the applicant has demonstrated how the proposal will meet 
these essential and preferred standards as set out in the Mayor’s Sustainable Design and 
Construction SPG. 

Transport 
 
93 Trip Generation  

94 TfL agrees that trips generated by the One Woolwich developments collectively and 
individually will not have an adverse impact on the local highway or public transport networks. 

95 Car Parking  

96 Disabled car parking and Electric Vehicle Charging Points (EVCPs) provision included in all 
four schemes accords with London Plan policy. TfL supports the proposal for a parking 
management company to allocate and manage parking. This arrangement should be secured via 
the section 106 agreement, as should the ineligibility of residents for permits to park in local 
controlled parking zones. 

97 A parking ratio of 0.63 spaces per dwelling is proposed at Morris Walk (North). Whilst this is 
acceptable given the PTAL of 3, a reduction in numbers to bring the ratio down and the promotion 
of more sustainable travel is encouraged.  At Morris Walk (South) an increase from the existing 
parking ratio of 0.69 to 0.83 spaces per dwelling is proposed. Whilst the PTAL score is moderate 
and the level of car parking is below maximum London Plan standards, a reduction in provision, at 
least down to the ultimately agreed ratio for Morris Walk (North), should be considered and if not 
the level of provision justified.   

98 Walking and Cycling 

99 Resident and visitor cycle parking proposed for each site satisfies London Plan standards.  
The estates are generally well served by walking and cycling routes. However, it is understood that 
the Council have identified a number of local cycling improvements which would benefit the new 
residents.  Accordingly TfL would support Royal Greenwich Council securing an appropriate section 
106 contribution from the developer towards their delivery, in accord with London Plan Policy 6.9 
Cycling.  
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100 In addition, the Pedestrian Environmental Review System audit undertaken for the 
developer classed the footbridge over the railway linking the two parts of the estate as poor. 
Therefore its improvement should be secured through the section 106 agreement. 

101Travel Plan 

102 A Residential Travel Plan for the site has been prepared. This plan should be secured 
through the section 106 agreement. It should promote public transport, walking and cycling and 
the local car club (via parking and free initial membership for residents). These measures would 
support a reduction in car parking numbers and satisfy London Plan Policy 6.13.   

103Construction  

104 In accord with London Plan policy and especially given the complexities of developing close 
to existing and new residents, a Construction Logistics Plan (CLP) should be secured via planning 
condition. The proposed delivery and servicing arrangements for each site are acceptable. 

105CIL 

106 The Mayor has introduced a London-wide Community Infrastructure Levy (CIL) which 
formally came into effect on 1st April 2012. The rate for Greenwich is £35 per square metre and 
the required CIL contribution should be confirmed by the applicant and council once the 
components of the development have been finalised.  

107Summary 

108 To ensure the schemes better comply with London Plan policies: car parking provision 
should be reduced or further justification given for the proposed ratios;   possible contributions are 
sought towards improving local cycling routes and contribution from the Morris Walk estate 
development to upgrade the footbridge over the railway line between the Morris Walk sites is 
requested. A CLP and Travel Plan for each site should also be secured. 

Local planning authority’s position 

109 Greenwich Council is assessing the applications alongside the outline application for the 
Maryon Grove and Road estate and the hybrid application for the Connaught Estate. It supports 
the principle of the regeneration of Woolwich through the ‘One Woolwich’ project. 

Legal considerations 

110 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  and any connected application.  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. 
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Financial considerations 

111 There are no financial considerations at this stage. 

Conclusion 

112  Whilst the application is broadly acceptable in strategic planning terms, the application 
does not fully  comply with the London Plan. The following changes might, however, remedy the 
above-mentioned deficiencies, and could lead to the application becoming compliant with the 
London Plan: 

 Affordable housing: The net loss of affordable housing is, on balance, acceptable given 
the intention to create mixed and balanced communities. The confirmed affordable housing 
pipeline for the Woolwich area and the provisions to increase the level of affordable 
housing through the overage agreement constitute site specific circumstances in line with 
London Plan 3.12. These provisions to review the scheme through the overage agreement 
and maintain affordability will need to be secured through the legal agreement and further 
information is requested on the mechanisms for monitoring supply and demand of 
affordable housing units over the ‘One Woolwich’ programme. 

 Children’s playspace: The child occupancy should be estimated and further information is 
required in line with London Plan 3.6. 

 Inclusive design: Pedestrian links via the underpass and footbridge should be improved as 
part of the overall proposals. 

 Urban design: The distribution of tenure throughout the site should be modified and 
further amenity provision should be secured for Morris Walk south. 

 Climate change: The general approach is supported, although further information is 
required on the use of CHP and the PV cells.  

 Transport: further information on car parking and possible contributions are required to 
the pedestrian footbridge along with a CLP and a travel plan.   
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