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TOWN AND COUNTRY PLANNING (ENVIRONMENTAL IMPACT ASSESSMENT) REGULATIONS 2017 (AS 
AMENDED) – REQUEST FOR A SCREENING OPINION FOR THE PROPOSED RE-DEVELOPMENT OF ISLAND 
SITE, WELLINGTON STREET, WOOLWICH, LONDON, SE18 

Dear Tom, 

On behalf of our client, Woolwich Island Limited, we write to you under Regulation 6(1) of the Town and 
Country Planning (Environmental Impact Regulations) 2017 (as amended) (hereby referred to as the EIA 
Regulations) to request a Screening Opinion for the proposed re-development of the Island Site, 
Wellington Street, Woolwich, London, SE18. 

Background and Proposals 

Planning consent for the site was granted by the Royal Borough of Greenwich (RBG) (application reference 
16/2480/F) on 23rd October 2020 for ‘The phased redevelopment (including demolition works) and 
refurbishment of the Island Site to provide 298 dwellings, leisure and entertainment (Class D2), a dance 
school (Class D1) and a mix of shops (Class A1), restaurants (Class A3) and office (Class B1) uses with 
associated parking and servicing arrangements, amenity and open space’.  

The application was submitted with an Environmental Statement (ES). Formal EIA screening was not 
requested by the applicant as it was considered that the development might result in some significant 
environmental effects albeit only in respect of certain issues; these being townscape and visual impact, 
built heritage, daylight/sunlight, wind and noise and vibration. Formal EIA Scoping was not undertaken 
and an ES was submitted with focus on the aforementioned assessments. 

Our client now intends to submit a revised proposal seeking to increase the number of residential units to 
c.660 co-living units while retaining a greater proportion of the existing buildings.  

Site Description and Proposed Redevelopment  

The site is located in The Civic Quarter of Woolwich Town Centre and to the west of General Gordon 
Square. It is bounded by four streets: Calderwood Street to the north, Thomas Street to the east, 
Wellington Street to the south and Polytechnic Street to the west. 

The existing site is predominantly occupied by the former Woolwich Polytechnic buildings and includes a 
mix of non-designated, locally and Grade II listed properties. 

Tom Blackman 
Principal Planning Officer 
Royal Borough of Greenwich 
Planning Department 
The Woolwich Centre 
35 Wellington Street 
SE18 6HQ 

DATE: 10th May 2021 

REFERENCE: 30810-LR-EIA-001 
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The main elements of the proposed scheme are: 

 Increase of the approved 310 apartments to c.660 co-living units; 

 Shared communal facilities (24-hr concierge, storage, gym, cinema, laundry); 

 Class E uses including meeting rooms and shared working areas; 

 Retention of the same concepts from the approved scheme regarding site permeability and public 
realm creation; 

 The approved scheme designated between retail plus food and beverage uses. The proposed 
scheme combines these under Class E uses; 

 The Dance School remains as per the approved scheme; 

 The proposed scheme retains a larger number of existing buildings on the site compared to the 
previously approved scheme; 

 Additional floors will be added to the some of the retained buildings. The elevations to the 
1950/60’s buildings will be remodelled; and 

 The proposed scheme will maintain the same provision of shop frontage currently provided to 
Thomas Street. 

 
Planning Context 

The statutory development plan comprises the RBG Core Strategy1 and Policies Map (adopted July 2014) 
together with the strategic policies of the London Plan 2021. 

On the Policies Map which accompanies the Core Strategy, the application site is shown to form part of 
Woolwich Town Centre including a small area of designated Primary Shopping Frontage (Thomas Street). 
The site is identified under the following policies: 

i. Unitary Development Plan Site Proposal Schedule: Mixed Use (site no. mu27) 
ii. Strategic Development Locations 
iii. Town Centre Boundaries: TC4 Woolwich ‘Island Site’ 

 
The Site Allocations Local Plan is currently being prepared and will provide specific policy for key sites to 
ensure that the vision and objectives of the Core Strategy are implemented. In this regard, the site is 
identified in the RBG’s Site Allocation Preferred Approach2, 2019. Listed as W6 Island Site, justification for 
the redevelopment of the site is stated as ‘The site includes a number of underused listed buildings and 
local heritage assets alongside dated office space. Redevelopment offers the opportunity to provide 
housing and updated workspace and educational facilities that better respond to the needs of occupiers as 
well as bringing the numerous heritage assets on the site into active use.’ 

The evidence base for the Local Plan (comprising the Core Strategy, Policies map and site allocation) is 
supported by the RBG’s Heritage Study3. This study encourages that the Island Site and surrounding area 
that make up the Civic Quarter provide redevelopment opportunities to better integrate the commercial 
and residential character areas of Woolwich. Furthermore, the opportunity for development would 
positively enhances the Civic Quarter's distinctive quality and character. 

 

                                                           
1 Royal Greenwich Local Plan: Core Strategy with Detailed Policies, 30 July 2014 
2 Royal Borough of Greenwich Local Plan, Site Allocations Preferred Approach Regulation 18 Consultation, August 2019 
3 Woolwich Town Centre Heritage Study, 2018 
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Determination of EIA Requirement 

In determining the need for an EIA of the Proposed Development, there are three main aspects to 
consider. These are: 

 The type of development: is it of a type referenced in the EIA Regulations, as either:  

 a Schedule 1 development; or, 

 of sufficient scale to fall within the specified thresholds of development identified in 
Schedule 2; 

 The location of the Application Site: is the development within, adjacent or in close proximity 
to a particularly sensitive location; and/or, 

 The nature of the development: is the development of a type that is likely to give rise to 
significant environmental effects. 

 

The Proposed Development, as described above, does not fall within any of the Schedule 1 development 
types under the EIA Regulations.  

Under Schedule 2 of the Regulations, the Proposed Development would be considered an urban 
development project (development type 10b), for which the following thresholds are applicable: 

 The development includes more than 1 hectare of urban development which is not 
dwellinghouse development; or, 

 The development includes more than 150 dwellings; or,  

 The overall area of the development exceeds 5 hectares. 

 

For those developments in Schedule 2, it is important to consider the potential for significant 
environmental effects based on the context of the site and proposals, with planning practice guidance 
noting in Paragraph 018 of the EIA guidance (Reference 4-018-20170728) that ‘only a very small 
proportion of Schedule 2 developments will require an Environmental Impact Assessment’ and that ‘it 
should not be presumed that developments above the indicative thresholds should always be subject to 
assessment, or those falling below these thresholds could never give rise to significant effects’. 

The indicative threshold criteria, provided through the planning policy guidance, identifies that EIA is 
unlikely to be required for the redevelopment of land unless the new development is on a significantly 
greater scale than the previous use, or the types of impact are of a markedly different nature or whether 
proposals would introduce significant increases in traffic, emissions and noise.  

The Proposed Development exceeds the dwelling threshold and would introduce a change and 
intensification of existing land use. For this reason, a formal Screening Opinion is requested from the RBG. 
In drawing opinion, we set out below our consideration of the environmental effects and their significance 
that would results from the redevelopment of the site.  

Environmental Sensitivities 

The following discussions on environmental sensitivity is based on the Screening Matrix referenced in 
Planning Practice Guidance to provide a clear audit of considerations in assessing the need for an EIA. 

Natural Resources 

The site has been entirely developed since the mid-1800s, initially for residential and then for the past 
century by predominantly commercial and educational buildings. 
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The Proposed Development does not support any high quality or scarce resources and is not expected to 
result in notable changes to the topography of the area. Tree cover on the site is limited to a small 
number in the central confined area of the site. 

The site area is not in a mineral safeguarding area by virtue of pre-existing development and the proposed 
development is not considered likely to affect area mineral infrastructure such as mineral wharves and 
railheads.  

In line with Building Regulations and policies of the London Plan 2021, the development would be 
designed in accordance with environmental certification standards required for major developments. Such 
schemes, including BREEAM, would necessitate materials assessment encompassing a low-carbon analysis 
and environmental product declarations. The design and construction of the development would seek to 
ensure the protection of natural resources both on and off-site, such as on-site groundwater and off-site 
materials resourcing and construction. Furthermore, redevelopment of the site would ensure remediation 
of ground conditions including soil and groundwater contamination is completed and therefore enhancing 
baseline conditions.  

Waste 

The design of the proposed development seeks to retain and develop up from many of the existing site 
buildings. Minimal demolition is proposed and where conducted opportunity for the generation and reuse 
of recycled aggregate would be adopted.  

Soil and groundwater remediation, where required, would be completed using on-site treatment where 
feasible to minimise off-site transport of waste. Remediation would be completed in line with CL:AIRE’s 
Sustainability Framework4.  

The large central building that was to be demolished as part of the approved scheme is now proposed to 
be retained.  

The Proposed Development will see an intensification of the site activity and a resulting increase in wastes 
generated, predominantly from domestic usage. In line with Policy D6 of the London Plan 2021, the design 
of the development will incorporate shared and easily accessible storage space supporting separate 
collection of dry recyclables, food waste and other wastes. Consideration of these spaces will be given in 
the early design stages to help improve recycling rates and vehicle movements. 

Consequently, considering the nature and scale of the Proposed Development, additional waste 
generation is not considered likely to cause a significant effects.   

Pollution and Nuisances 

An Air Quality Management Area is designated over the entire borough. The designation is made for 
elevated particulates (PM10, 24hr mean) and annual nitrogen dioxide concentrations. Traffic is one of the 
most significant contributors to air pollution and the proposed development does not seek to introduce or 
promote private vehicle use. Operational traffic contributions are therefore limited to delivery and 
servicing vehicles only (with exception of 6 on-street disabled parking bays). The design would promote 
the provision of on-street electric vehicles charging stations.  

The future growth of households across Greenwich is recognised to grow by over 50% by 2041 compared 
to 20115.  

                                                           
4 Contaminated Land: Applications in Real Environments (CL:AIRE). Sustainable Remediation Forum ‘Framework for 
Assessing the Sustainability of Soil and Groundwater Remediation’ 
5 Royal Borough of Greenwich Air Quality Action Plan 2016 – 2020 – Draft for Consultation 
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In addition to minimising vehicle use, energy provision would be provided to the development in line with 
the London Plan requirement for low-carbon and renewable energy use. At this stage it is anticipated that 
energy and heating demand would be supplied by electricity with heat pumps or similar low-carbon 
technologies. Onsite electricity production from renewables would be maximised with no onsite use of 
natural gas proposed.  

In consideration of the above and with the increasing electrification of the road vehicles, the operational 
development is not considered likely to result in significant effects from poor air quality.  

The operation of the Proposed Development is not considered likely to result in significant effects from 
noise and vibration or light, heat or energy or electromagnetic radiation releases. The design will ensure 
levels of such effects will be mitigation and managed through a Construction Environmental Management 
Plan to ensure adverse effects are minimised and not significant. 

Based on the historical land use, there is a risk from ground contamination across the site. The former 
application was submitted by a Preliminary Risk Assessment of ground conditions that concluded noting 
that any contamination present on the site could be managed through standard remediation techniques 
and not significantly different to that likely to be conducted for many brownfield redevelopments across 
London. 

Population and Human Health 

Major accidents, being man-made or natural and of significant scale, such as major road traffic accident, 
which threatens immediate or delayed serious environmental effects to human health, welfare and/or the 
environment, are not considered likely from the Proposed Development. Considering the nature and scale 
of the Proposed Development, through construction, operation and decommissioning, any accidents that 
may occur are highly unlikely to generate this level of environmental effect. 

In line with sustainable development set out in the National Planning policy Framework (NPPF), there is a 
social role for new development to support strong, vibrant and healthy communities. This is achieved 
through economic, social and environmental drivers.  

The need for new housing delivery across the borough is well documented in the Core Strategy and 
associated policies. The Site Allocations Preferred Approach identifies the Island Site to include underused 
buildings and heritage assets with redevelopment offering the provision of housing and renovation of the 
site’s heritage assets back into use. 

The Proposed Development will bring positive impacts through the introduction of residential 
accommodation with at least 10% of units allocated as wheelchair accessible. Dwellings would meet 
building regulations with provision of courtyards, play space and public realm. The end development 
would be car free with residents provided cycle parking and car club membership.  

With regard to employment, the site is currently used for the Millennium Dance School, retail units, take 
away units and the Island Business Centre. The site is not fully occupied with much of the employment 
space being vacant and dilapidated. The proposed development will include provision of non-residential 
floorspace comprising a mix of  flexible office space, retail, liesure and food uses.  

The site is in a central urban setting and its redevelopment will exposed the surrounding population to 
potential affects from noise, dust and lighting during construction. These impacts can be mitigated 
through phasing and adherence to a Construction Environmental Management Plan.  

Overall, the Proposed Development is expected to present positive effects from its future operation with 
the residential and employment provision. Significant negative health effects to the local population are 
not anticipated during construction. 
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Water Resources 

The Site is in Food Zone 1 and has a ‘low risk’ from fluvial flooding. Existing central areas of the site are 
exposed to risk from surface water flooding. 

The principles of the flood risk assessment submitted for the approved scheme would be followed and 
result in safe development that would not increase flood risk elsewhere and that provides a positive 
reduction in flood risk achieved through the inclusion of SuDS comprising green roofs, permeable paving, 
soft landscaping and an underground attenuation tank. 

The Proposed Development covers an area over 1 hectare and will introduce a change of use in 
development type to a more vulnerable class. In accordance with Environment Agency requirements, the 
application will be submitted with an updated Flood Risk Assessment to ensure all forms of flooding, not 
just fluvial sources, are adequately assessment and addressed through design. Consequently, significant 
effects from flooding risk are not considered likely. 

Biodiversity and Species 

Neither the Site nor the surrounding area are subject to statutory or non-statutory designation for 
ecological interest. The closest designated site for ecological value is deciduous woodland (St Marys 
Garden), a UK BAP habitat, which is located c. 300m to the north-west of the Site. This woodland is limited 
in extent and isolated from other semi-natural habitats by major roads and surrounding development. 
Development of the site is not likely to adversely affect the woodland habitat. 

The existing site is principally developed by commercial and education buildings of the former polytechnic. 
Considering the extent of habitat present on site, species potentially present would be restricted to those 
typically found in urban environments and common nature, such as nesting birds and roosting bats. As the 
site is relatively isolated from similar habitats in the surrounding environment, only mobile species are 
likely to be present.  

Investigations conducted for the former application included a Preliminary Bat Roost assessment and two 
further dusk emergence surveys. Of the 14 buildings across the site, 6 were found to have low potential of 
supporting roosting bats. Dusk emergence surveys identified the presence of pipistrelle species within the 
‘Jennings’ building and within the vicinity of 6-10 Wellington Street which confirmed the presence of a bat 
roost. 

Report recommendations included for a final dusk emergence and pre-dawn re-entry bat survey to further 
inform the mitigation measures required to ensure that bats are not harmed during development works 
and to avoid any detrimental impact upon the conservation status of those bat species present.  

With completion of updated ecological surveys and mitigation applied during construction, the impacts on 
biodiversity are not considered likely to be significant. 

Landscape and Visual 

A Townscape and Visual Effect Assessment was submitted with the approved scheme. With regard to 
Townscape, the assessment identified six character areas within a 500m radius of the site. The Proposed 
Development site is in Woolwich Town Centre, noted as having a rich variety of uses and regarded as of 
generally high quality townscape. The area is highly accessible and has a 6B PTAL rating, owing to its 
proximity to the Woolwich Arsenal overground and DLR station.  

It is noted that the provision of Crossrail later in 2021 will impact on movement patterns, increasing the 
intensity of use across the northern side of General Gordon Square through to the Royal Arsenal. The 
Proposed Development will form a key part of this route from the west. 
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The former assessment concluded that that magnitude of change of the approved scheme would be 
Major owing to the size of the Island Site and the comprehensive approach to redevelopment. The 
redevelopment of the site would have a likely Major Beneficial significant effect, contributing significantly 
to the aspiration for Woolwich to become a Metropolitan Centre. The effect will be direct, local and long-
term. 

The amended proposals now sought would increase the number of residential dwellings from 310 flats to 
c.660 co-living units. The London Plan 2021 residential density matrix has been removed although 
reference to the version within the former London Plan indicates that for central well-connected dense 
developments, between 650-1100 habitable rooms per hectare could be supported. The site area exceeds 
1 hectare and it is therefore considered that with appropriate design and townscape mitigation, the 
Proposed Development should improve the townscape and would be unlikely to introduce significant 
effects. 

Cultural Heritage/Archaeology 

The Island Site contains the Grade II listed original Polytechnic Building, Rotunda and Gymnasium. The Site 
also includes the locally listed 2-4 Wellington Street and Polytechnic Arts Building, and the Polytechnic Hall 
which is identified as a Building of Townscape Merit. 

There is one Grade II* and 12 Grade II statutorily listed buildings within a 250m radius from the centre of 
the Island Site. Between 250m and 500m from the centre of the Site there is one Grade I statutorily listed 
building, four Grade II* buildings, 14 Grade II buildings and two conservation areas. There are 11 non-
designated heritage receptors within a 250m radius of the centre of the Site. 

The Proposed Development takes a sensitive approach to the redevelopment of the Island Site and seeks 
to preserve the heritage value of the identified designated and non-designated heritage receptors. The 
heritage receptors in the Site have been underutilised for some time and are now vacant. The listed 
buildings are assessed to be particularly hard to reuse on their own, but their conservation can be 
supported in the context of a comprehensive, larger scheme. 

With appropriate design the operation of the Proposed Development is considered unlikely to introduce 
significant effects. 

Transport and Access 

Vehicular access to the site is proposed via Thomas Street. The proposals seek to establish clear 
pedestrian routes through the site and provide clearly defined connections, allowing for continuation of 
the linkages to the surrounding area and providing a continuation of the surrounding development. 

The development is car free with exception of disabled parking provision for secured mobility scooter 
spaces in addition to the six on-street disabled car spaces. 

The Transport Assessment submitted with the former application concluded that the redevelopment 
proposals do not result in a material increase in vehicular trips in comparison to those which could occur 
with the existing land uses at the site.  

Beyond construction and with the opening of Crossrail later in 2021, the amended proposals for the site 
are considered unlikely to introduce significant effects to the local road network. 
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Land Use 

The Site is identified as a strategic redevelopment site in the Core Strategy1 noted as offering the 
opportunity ‘to provide housing and updated workspace and educational facilities that better respond to 
the needs of occupiers as well as bringing the numerous heritage assets on the site into active use’. 

The Proposed Development seeks to retain and reuse existing site buildings, many of which are heritage 
assets. The intensification of land use sought by this amended scheme are in line with those of the 
approved scheme albeit with a greater element of residential development. The proposals are not 
uncharacteristic of the surrounding area.  

The future land use and its context with the surrounding area are not considered likely to result in 
significant environmental effects.  

Land Stability and Climate 

The Site is not located within an area that is considered to be susceptible to extreme or adverse climatic 
conditions that could lead to the project causing environmental problems. The site is not in an area known 
to be particularly susceptible to severe winds, fog or cause temperature inversions. The site is also not 
known to be susceptible to subsidence, landslides or erosion. 

Cumulative Effects 

In isolation and with mitigation, residual effects from individual elements including air quality, traffic and 
heritage are considered unlikely to introduce significant impacts. It is inevitable that adverse effects will 
occur during construction works and present impact to the local user and traffic. However, these would be 
relatively short-term over the construction period and are considered to be manageable through 
considerate construction and adherence to a Construction Environmental Management Plan.  

When assessed cumulatively, construction impacts could be perceived to introduce significant effects over 
the period of works. Impacts associated with noise, vibration, haulage and air quality may be greatest 
during key development stages such as enabling works and foundation construction. 

The retention of many of the site buildings removes the need for extensive site-wide demolition and 
would act to reduce the scale and duration of impacts.  

Cumulative impacts are also weighed against impacts introduced by neighbouring development. Extensive 
regeneration projects are underway across Woolwich with major project including the Royal Arsenal, 
Crossrail, Spray Street and Woolwich Estate. At this stage, redevelopment of the Island Site would likely 
add incrementally to the cumulative impacts of these other regeneration project but is also scaled against 
the local need for redevelopment to progress. 

In consideration of the above section of this letter, environmental impacts from the operational 
development are likely to be beneficial, particularly with regard to social townscape and heritage. Adverse 
cumulative impacts from construction works which, in the absence of mitigation, may be significant, 
would be short to medium term extending over the construction period only. With the application of 
phased development and adherence to a robust construction environmental management plan, 
cumulative impacts are considered unlikely to introduce significant adverse effects beyond what would be 
reasonable from the scale and setting of development. 

Transboundary Effects 

Due to the nature and scale of the Proposed Development, transboundary effects are not considered 
likely to occur. 
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Conclusion of EIA Requirement 

In this screening request, we have endeavoured to summarise the proposed amendments to the approved 
scheme and the associated impacts that may results individually and cumulatively.  

The Island Site is promoted for redevelopment in the Local Plan. Its redevelopment does not set a 
precedent for the area either in terms of its setting within the urban environmental or the uses proposed. 
Consequently, it is our assessment that the Proposed Development does not constitute an EIA 
development and that an Environmental Statement is not required. Any negative effects that may arise 
from the Proposed Development can be adequately controlled through the standard planning documents 
to support an application. 

If you have any queries or require any further information then please contact me by email 
(tandrews@hilsonmoran.com) or on 07542 865786. 

Yours sincerely, 

Toby Andrews 
Associate 

 

Encl. Site Location Plan  
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