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EXECUTIVE SUMMARY  
 
The Proposed Development represents a unique opportunity to enhance and revitalise a prominent 

underutilised, brownfield site that currently fails to optimise its potential within Woolwich town 

centre, providing new high quality, purpose built student accommodation, flexible community 

floorspace, with associated public realm improvements.  

 

This proposal will deliver an exciting mixed use development within Woolwich town centre, enabling 

a diversification of uses within an area dominated by residential and commercial uses.  

 

The Proposed Development will include 298 high quality, purpose built student bedrooms of which 

35% are affordable, contributing towards the Royal Borough’s housing targets and supporting 

educations institutions within south east London and beyond.  

 

The Scheme will provide an attractive living environment, which will promote and enhance safety and 

security and improve the visual appearance of the Site and surrounding area.  

 

The Site has been vacant for 11 years and presents an unwelcoming dead frontage onto Beresford 

Street. The purpose built student accommodation will activate this underutilised site and be designed 

to meet the requirements local universities. The flexible community use will provide much need 

permanent floorspace at cost in an area where there is limited opportunity to deliver such space. As is 

evident throughout the consultation process, there is a demonstrable need for accessible community 

space within Woolwich.  

 

The highly accessible, town centre location is identified as an appropriate location for purpose built 

student accommodation. The Proposed Development optimises the Site’s uses and delivers an 

appropriate range of complementary uses in a sustainable location. Planning policy supports the 

principle of redevelopment, specifically where tangible design benefits can be delivered. 

 

The Proposed Development will bring significant improvements to the townscape and public realm of 

Beresford Street, through an architectural and landscape scheme of high quality. This is a distinctive 

building that incorporates high quality architecture and a significant increase in active frontages. 

 

The Proposed Development will utilise energy efficient techniques to ensure potential carbon dioxide 

emissions are reduced, targeting BREEAM ‘Excellent’.  
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The design has been generated following considerable review and assessment of the surrounding area 

and the proposals present a suitable and positive response to the setting of the adjacent conservation 

area and listed buildings, whilst incorporating considerable public and environmental enhancements 

which will benefit the Site and surrounding areas. 

 

The planning application is supported by technical reports and policy analysis demonstrates that the 

Proposed Development is consistent with policy across a wide range of disciplines including design, 

energy and sustainability, townscape and heritage, transportation, daylight/sunlight and air quality. 

Moreover, the Proposed Development has been brought forward following close pre-application 

engagement with the Royal Borough of Greenwich planning and design officers and other key statutory 

stakeholders including the GLA, Historic England and Royal Borough of Greenwich Planning Committee 

members. A number of local stakeholders and groups have also welcomed the Proposed Development 

and in particular the publicly accessible community floorspace that will provide important local 

amenity and social benefits. This engagement has informed the Proposed Development, as 

demonstrated in the Design and Access Statement (DAS) and Statement of Community Involvement 

(SCI) accompanying the application. 
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1.0 INTRODUCTION  

 

1.1 This Planning Statement has been prepared by DP9 Limited (‘DP9’) on behalf of B Woolwich 

Limited (‘the Applicant’) in support of a planning application for the redevelopment 81-88 

Beresford Street, Woolwich, London, SE18 6BG (‘the Site’) to provide a new building 

comprising basement level, ground floor plus 13 upper storeys, for purpose built student 

accommodation, flexible community use, new and improved public realm along Beresford 

Street, ancillary cycle parking, servicing and plant and other associated works. The description 

of development (‘the Proposed Development’) is set out below: 

 

‘Demolition and redevelopment of the site for a new building comprising purpose built student 

accommodation and associated amenity space (Sui Generis) and flexible community use (Use 

Class F1/F2) at part ground floor level, together with ancillary plant and servicing; and 

associated enabling works.’ 

 

1.2 This statement assesses the planning considerations associated with the Proposed 

Development and considers it in the context of national, regional and local planning policy 

guidance.  

 

1.3 The Proposed Development follows approval in December 2017 for the demolition and 

redevelopment of the Site for part 7/part 11 storey building, providing a mixed use 

development comprising gym (Use Class D2) at basement and ground levels and 59 flats above 

at 81-88 Beresford Street (ref. 16/1975/F). This consent was never implemented and expired 

on 1 May 2021. 

 

1.4 The principle of the development of the Site has therefore previously been considered 

acceptable by the Royal Borough of Greenwich. 

 
1.5 This Planning Statement should be read and considered in conjunction with the plans and 

drawings submitted as part of this Application, together with the following supporting 

documents:  

 

- Planning Application Form and Ownership Certificate, prepared by DP9 Ltd; 

- CIL Additional Information Form, prepared by DP9 Ltd; 

- Existing & Proposed Drawings (see Drawing Register), prepared by PH+; 
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- Design and Access Statement, (including sustainable design and construction 

statement on secure by design, accessibility statement and indicative materials 

schedule), prepared by PH+; 

- Landscape Details (including UGF), prepared by BD Landscape Architects; 

- Air Quality Assessment, prepared by Idom; 

- Noise Assessment, prepared by Idom; 

- Statement of Community Involvement, prepared by Lowick Group; 

- Daylight and Sunlight Assessment, prepared by EB7; 

- Energy and Sustainability Statement (including BREEAM pre-assessment and Be Seen), 

prepared by Applied Energy; 

- Health Impact Assessment, prepared by Greengage;  

- Circular Economy Statement, prepared by Hoare Lea; 

- Whole Life Carbon Assessment, prepared by Greengage; 

- Biodiversity Impact Assessment, prepared by Greengage; 

- Fire Statement, prepared by Design Fire Consultants;  

- Planning Gateway 1 Fire Statement, prepared by Design Fire Consultants;  

- Heritage Townscape, Visual Impact, prepared by Montague Evans; 

- Archaeological Desk Based Assessment, prepared by Oxford Archaeology; 

- Transport Assessment, prepared by RPS; 

- Travel Plan, prepared by RPS; 

- Delivery and Servicing Plan, prepared by RPS; 

- Site Waste Management Plan, prepared by RPS 

- Draft Construction Management and Construction Logistics Plan, prepared by RPS; 

- Flood Risk Assessment, SuDS & Drainage Strategy, prepared by Idom;  

- Utilities Assessment, prepared by Idom; 

- Phase 1 Geo Environmental Assessment, prepared by Idom;  

- Purpose Built Student Accommodation Demand Study, prepared by Savills; and 

- Operations Management Plan prepared by Host. 

 

 



81-88 BERESFORD STREET   PLANNING STATEMENT 

   

 November 2021   5 

 

1.6 This Planning Statement provides an overview of the Site, the Proposed Development, and an 

evaluation of the Proposed Development against planning policy and guidance. It is structured 

as follows:  

- Section 1 provides an introduction and scope;  

- Section 2 describes the Site and the context of the surrounding area and the Site’s 

planning history;  

- Section 3 provides an overview of the pre-application advice received;  

- Section 4 provides a description of the Proposed Development;  

- Section 5 sets out the relevant national, regional and local planning policies relevant 

to the Application;  

- Section 6 provides an assessment of the Proposed Development against key planning 

policies;  

- Section 7 sets out the draft Section 106 obligations; 

- Section 8 sets out the overall conclusions.  

 

1.7 Overall, the Site represents an excellent opportunity to deliver a scheme which optimises the 

development potential of an underutilised, brownfield site within a highly accessible location 

within Woolwich town centre, resulting in the provision of a significant quantum of purpose 

built student accommodation and flexible community floorspace, which will significantly 

improve the existing Site and surrounding area. 
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2.0 SITE, SURROUNDING AREA AND PLANNING HISTORY  

 

2.1 The Application Site extends to 944 sqm and is situated on the north eastern side of Beresford 

Street to the north of Beresford Square. The Site comprises a vacant two storey building which 

was last occupied by the Woolwich Catholic Club in 2010. The Woolwich Catholic Club was as 

member only venue, requiring membership to access the building. Part of the first floor of the 

building has been converted to two flats, without the benefit of planning permission, however 

these flats are no longer occupied.  

 

2.2 The Site is a single parcel of land within the Warren/Royal Arsenal Masterplan (ref 13/0117/O). 

It should be noted, whilst the site falls within the Warren/Royal Arsenal Masterplan area, it 

does not benefit from outline planning consent.  

 

2.3 To the north west of the Site is proposed Block K2 and to the south east is proposed Block K1 

of the Warren/Royal Arsenal Masterplan. Both Blocks K2 and K1 benefit from outline planning 

consent but are subject to further reserved matters applications. It is expected that Blocks K1 

and K2 will be the last two phases of the Warren/Royal Arsenal Masterplan to be developed. 

On the site known as Block K1 immediately to the south east of the Proposed Development, 

there is currently a temporary part 3 and part 4 storey project office for the Warren/Royal 

Arsenal Masterplan development. The site known as Block K2, contains temporary structures 

and car parking associated with the Warren/Royal Arsenal Masterplan development.  

 

2.4 The Site lies within Woolwich town centre, adjacent to the Royal Arsenal Conservation Area to 

the east. Slightly further west of the Site, west of Beresford Street is the Woolwich 

Conservation Area. Whilst the Site does not contain any Listed or locally listed buildings, the 

Site is located within close proximity to a number of listed buildings including: the Royal 

Arsenal Brass Foundry (Grade 1 listed), the Royal Arsenal Main Guardroom (Grade II listed), 

Royal Arsenal Dial Square Entrance Range (Grade II*), Verbruggens House (Grade II listed) and 

Building 11 (Grade II listed) which are situated to the east of the Site. To the north of the Site 

are Building 40 (Grade II* listed), Building 41 (Grade II listed), Royal Laboratory East and West 

Pavilion (Grade II listed), and Buildings 17-19 (Grade II listed).    

 

2.5 In recent years, the surrounding area has been subject to extensive regeneration and 

undergone considerable changes with a number of developments coming forward, many of 

which are in close proximity to the Site and have significantly alter its surrounding context.  
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2.6 The predominant land uses surrounding the Site are residential and commercial. A Premier Inn 

hotel extending to six storeys in height is located north west of the Site.  

 

2.7 As referenced above, although the Site falls within the Warren/Royal Arsenal Masterplan 

redline boundary, it did not form part of the application. The masterplan area is subject to a 

comprehensive redevelopment which will eventually deliver approximately 4,000 new homes. 

The masterplan is already under construction and further along Beresford Street there are tall 

buildings comprising of 21 storeys in addition to further buildings of 7, 14 and 11 storeys above 

podium level which have already been constructed.  

 

2.8 A revised masterplan for the Warren/Royal Arsenal includes Woolwich Crossrail station and 

consented buildings of up to 24 storeys in height. The new Crossrail station to the east of the 

Site has also received permission for over station development comprising 394 build to rent 

units over five buildings ranging in height from 10 to 25 storeys (ref. 13/3307/F).   

 

2.9 The Site benefits from extremely good public transport links. This will be further enhanced 

through the introduction of the new Elizabeth Line (Crossrail) services with the nearest station 

located to the east at Woolwich Crossrail station, which is 180 metres from the Site. Through 

the main central stretch of the route, the service will run with a high frequency of up to 24 

trains per hour, connecting the Site to Central London and Heathrow in the west and Stratford 

and Shenfield further to the east. 

 

2.10 The Site is located approximately 300 metres to the Woolwich Arsenal DLR station, which is at 

the end of the line and operates DLR service to Bank and Stratford. Woolwich Arsenal Railway 

Station is also located approximately 300 metres from the Site and is served by Southeastern 

Railway providing access to London Charing Cross, London Waterloo, London Cannon Street, 

St Pancras International and London Bridge. The Site also benefits a number of bus stops 

located at Beresford Square Woolwich Arsenal and Plumstead Road/ Woolwich Public Market 

providing access to Peckham, Lewisham, Tottenham Court Road and Bexleyheath. 

 

2.11 The Site benefits from a Public Transport Accessibility Level (PTAL) rating of 6B, which is the 

second highest achievable rating.  

 

 



81-88 BERESFORD STREET   PLANNING STATEMENT 

   

 November 2021   8 

 

Planning History  

2.12 There are a number of recent planning applications which have been submitted for the Site. 

The following summarises the recent planning history, which is most relevant to the Proposed 

Development, in accordance with the Council’s online planning system.  

 

81-88 Beresford Street  

2.13 Planning permission was refused on 26 January 2012 for the change of use of the existing club 

(Use Class D2) to a place of Worship (Use Class D1) (ref. 11/2520/F). As part of this application, 

it was noted that part of the first floor of the existing building was converted into two 

residential flats and the layouts of these indicated on the existing drawings. However, these 

flats do not benefit from planning permission. One of the flats ceased to be occupied in 2013 

and the other in 2015. 

 

2.14 Planning permission was granted on 22 December 2017 for the demolition and redevelopment 

of the Site for a part 7/part 11 storey building providing a mixed use development, comprising 

gym use (Use Class D2) at basement and ground floor levels and 59 flats above, together with 

associated works (ref. 16/1975/F). This application was never implemented and expired on 1 

May 2021 following the Business and Planning Act 2020 which temporarily modified the Town 

and Country Planning (Listed Buildings and Conservation Areas) Act 1990 to allow 

unimplemented planning permissions due to lapse between 19 August 2020 and 31 December 

2020 to be extended to 1 May 2021. 

 

Surrounding Area  

2.15 Outline planning permission was approved on 29 August 2006 for the Warren/Royal Arsenal 

Masterplan to provide 2,517 residential units and 25,173 sqm of non-residential floorspace 

(ref. 05/2363/O).  

 

2.16 A revised masterplan for a larger site and incorporating a proposed Crossrail Station was 

designed in 2008 and outline planning permission was granted on 15 February 2011 to provide 

3,711 residential units and 26,362 sqm of non-residential floorspace (ref. 08/1121/O). 

 

2.17 Following this, outline planning permission was granted on 19 June 2013 in respect of the 

northwest, riverfront portion of the Warren/Royal Arsenal Masterplan for a mixed use 



81-88 BERESFORD STREET   PLANNING STATEMENT 

   

 November 2021   9 

 

development comprising 2,032 residential units and 2,442 sqm (GEA) of non-residential 

floorspace (Use Class A1/A2/A3/A4/B1/D1), access, landscaping, publicly accessible open 

space, car and cycle parking provision and refuse and recycling storage areas (ref. 13/0117/O).  

 

2.18 Planning permission was granted on 15 March 2011 for the erection of a six storey hotel (Use 

Class C1) comprising 130 rooms and ancillary ground floor services, 50 car parking spaces and 

associated hard and soft landscaping at the Site known as the Hotel Site, land adjacent to the 

Catholic Club, 81-88 Beresford Street.  

 

2.19 On 1 April 2015 planning permission was granted at the former car park and nos. 12, 14, 15 

and 16 Gunnery Terrace, Cornwallis Road for the construction of 394 residential units at 734 

sqm of non-residential floorspace (Use Class A1-A4, B1, D1 and D2) within 5 buildings 

surrounding a central landscaped podium and the east ventilation shaft and service buildings 

at Woolwich Crossrail station (ref. 13/3307/F).  

 

2.20 Planning permission was refused on 17 August 2021 at land bounded by Beresford Street and 

Macbean Street. The scheme sought to provide a residential led mixed-use development, 

comprising the demolition of existing buildings and the provision of 5 buildings of heights from 

7 storeys up to 22 storeys, containing 621 residential units (Use Class C3); up to 1,940 sqm of 

flexible commercial floorspace (Use Class A1-A5/B1/D1/D2) at ground and first floor levels; a 

new market storage facility of up to 675 sqm (Sui Generis); new public realm with hard and 

soft landscaping, highway works, car and cycle parking, access and servicing arrangements; 

plant and associated works (ref. 19/2498/F).   
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3.0  PRE-APPLICATION CONSULTATION  

 

3.1 This Section should be read in conjunction with the Statement of Community Involvement 

(SCI), prepared by Lowick Group, which accompanies this planning application and explains the 

public consultation that has been carried out during the pre-application stage. This Section 

provides an overview of the formal pre-application process with the Royal Borough of 

Greenwich, the GLA, Historic England and other key stakeholders. 

 

3.2 The National Planning Policy Framework (2021) emphasises that early engagement and good 

quality pre-application discussions enables better coordination between public and private 

resources. 

 

3.3 Paragraph 132 states that “design quality should be considered throughout the evolution and 

assessment of individual proposals. Early discussions between the applicants, the local planning 

authority and local community about the design and style of emerging scheme is important for 

clarifying expectations and reconciling local and commercial interests. Applicants should work 

closely with those affected by their proposals to evolve designs that take account of the views 

of the community. Applicants that can demonstrate early, proactive and effective engagement 

with the community should be looked on more favourably than those that cannot.” 

 

3.4 In light of policy guidance on pre-application discussions, all matters associated with the 

Proposed Development were discussed at length with Royal Borough of Greenwich planning 

and design officers at the pre-application stage, with early engagement helping to inform the 

overall scheme design. 

 

3.5 In total, ten pre-application meetings have been held with RBG officers, three  pre-application 

meetings with GLA planning and design officers and TfL officers and two members briefings 

have taken place since March 2021. A summary of the topics covered in each of these meetings 

is provided below: 

• Land use; 

• Design, height, scale and massing;  

• Affordable Housing;  

• Transport and Sustainability. 
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3.6 In addition to the above, a meeting was also held with the Greenwich Design Review Panel in 

June 2021.   

 

3.7 In response to officer feedback and through the evolution of the proposed design, the 

proposed land uses, and layout have evolved and the articulation and materiality of the 

proposed building façade has been revised.   

 

3.8 Additionally, feedback received from the GLA was generally positive and the GLA were 

supportive of the principle of development, including the provision of purpose-built student 

accommodation at this location and the provision of 35% affordable student accommodation.   

 

3.9 In addition to the GLA the applicant team has had initial conversations with Historic England 

who have advised at this point they have no in principle concerns with the Proposed 

Development.  

 

Public Consultation 

3.10 Extensive consultation has been undertaken to initiate a dialogue between the Applicant and 

the local community in order to understand their objectives, aspirations and expectations, 

which have helped inform the evolution of the Proposed Development.  

 

3.11 In light of the easing of restrictions with COVID-19, the form of public consultation was 

modified and as a result, the majority of consultation undertaken was in person.  Public 

webinars were also held for those not able or wishing to join in person. In addition, a dedicated 

website was set up to include information about the proposed development. The website will 

continue to be updated throughout the during of the project so residents can find out the 

latest news.  

 

3.12 First round of consultation took place in July 2021. A newsletter was hand delivered to 4,780 

households and businesses surrounding the Site informing residents that the Applicant was 

bringing forward proposals for the Site. A public exhibition was held at the Dial Arch Public 

House on Saturday 31 July 2021 from 10am – 2pm. 

 

3.13 The exhibition was attended by 13 individuals and over the course of the event, the key themes 

that arose were:  
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• Land use concepts;  

• Interest in the proposed community space to be provide within the Site; and  

• Public realm and connectivity improvements.  

 

3.14 A second round of consultation took place in September 2021. For the second round of 

consultation the Applicant presented a revised scheme which broadly followed the same heigh 

design and massing as the earlier scheme but addressing comments in relation to materiality 

and ground floor layout. Similar to above, a newsletter was hand delivered to 4,780 

households and businesses surrounding the Site. A public exhibition was held at the Dial Arch 

Public House on 28 September from 4pm – 8pm. The exhibition was attended by 6 individuals 

and over the course of the event, the key themes that arose were:  

• Interest in the publicly accessible ground floorspace;  

• Desire to see the building associated with higher education institutions which focus 

on arts;  

• Impact of the Proposed Development on neighbouring amenity/privacy and the 

buildings to the rear of the site within the Warren/Royal Arsenal site.  

 

3.15 Despite all legal limits on social contact having been lifted, the applicant and project team were 

cognisant that many may still not feel comfortable attending in-person events, so took the 

decision to schedule a webinar event on 23 September (6pm-7pm). A total of 16 individuals 

registered for the event.  

 

3.16 The Applicant has also engaged extensively with local organisations, businesses, charities, 

community groups and residents to inform the uses and an event programme open to the 

wider public for the flexible community space located at ground floor level. In support of this 

planning application, the Applicant has prepared a Community Investment Plan (CIP) to secure 

the flexible community use at ground floor level as a genuine community use, available to the 

local community. A summary of the engagement can be found within the SCI, prepared by 

Lowick Group. 

 

3.17 Additionally, briefing and update meetings were held separately with planning committee 

members and Speak Out Woolwich in November 2021.  
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3.18 Overall, the response to the Proposed Development has been positive, particularly with 

regards to the student accommodation and community space which consultees noted would 

be positive for the local area.  

 

3.19 Following the submission of the Application, the Applicant remains committed to consulting 

and engaging with local residents, businesses and other stakeholders. The intention is to 

maintain the dialogue with those individuals and organisations who have expressed an interest 

in the scheme and to keep people up to date with the project. 
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4.0 PROPOSED DEVELOPMENT 

 

4.1 This section should be read in conjunction with the proposed drawings and Design and Access 

Statement, prepared by PH+ Architects, which are submitted to accompany this planning 

application and describe the principal components of the Proposed Development. 

 

Summary of Proposed Development 

4.2 The Proposed Development will transform an underutilised, brownfield site through the 

provision of purpose built student accommodation and flexible community floorspace, 

alongside public realm enhancements, which will significantly improve the existing Site and 

surrounding area.  

 

4.3 The Proposed Development will deliver a number of distinct public benefits, representing a 

significant investment in Woolwich town centre, providing a new building, exemplar in terms 

of both architecture and sustainability, delivering high-quality, purpose built student 

accommodation, dedicated, flexible community floorspace for local groups to use, as well as 

public realm improvements along Beresford Street.  

 

4.4 A summary of the proposed works is set out below: 

 

- Provision of 298 high-quality student rooms, including 104 affordable rooms (35% of 

overall total), alongside a series of internal and external communal amenity spaces; 

- Provision of 446 sqm (GIA) high-quality internal amenity space for residents, including 

188 sqm of external amenity space at floor 9 roof level.  

- Provision of 76 sqm (GIA) high-quality dedicated community floorspace at ground floor 

level, creating vibrant and active frontages along Beresford Street and supporting the 

further regeneration of the area; 

- Delivery of public realm improvements along Beresford Street;  

- Provision of secure cycle parking in line with emerging London Plan standards; and 

- Improved servicing strategy to maximise servicing options.  
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4.5 Full Planning permission is sought for: 

 

“Demolition and redevelopment of the site for a new building comprising purpose built student 

accommodation and associated amenity space (Sui Generis) and flexible community use (Use 

Class F1/F2) at part ground floor level, together with ancillary plant and servicing; and 

associated enabling works.”   

 

4.6 The Proposed Development seeks to deliver a high-quality development which will provide a 

student accommodation, comprising 298 student rooms proposal supporting Greenwich’s 

higher education offer and diversity of land use within Woolwich town centre.  

 

4.7 In addition to the student accommodation, the Proposed Development makes provision for 76 

sqm (GIA) flexible community floorspace in a prime location within Woolwich town centre.     

 

4.8 As referenced above, the existing building was last legally occupied by the Woolwich Catholic 

Club in 2010. The existing floor area of the building is set out blow.  

 

Use GIA GEA 

Catholic Club (Use Class D2) 2,107 sqm 2,248 sqm 

 Table 1 Existing Floorspace  

4.9 A breakdown of the proposed uses is set out below. A detailed floorspace schedule along with 

detailed floor layouts and sections for the Proposed Development are submitted with the 

planning application.  

 

Use GIA GEA 

Student (Sui Generis)1 9,156 sqm 10,080 sqm 

Community (Use Class F1/F2) 76 sqm 84 sqm 

Total Floorspace  9,232 sqm 10,164 sqm 

Table 2 Proposed Floorspace  

 
1 Includes ancillary BOH comprising basement and other plant space, cycle and bin storage space 
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4.10 The Proposed Development will include as part of the purpose-built student floorspace, 446 

sqm (GIA) internal amenity space at ground floor level and 188 sqm external amenity space at 

9th floor roof level for residents.  

 

Student Accommodation Offer  

4.11 The student accommodation will include 298 student rooms, of which 104 (35%) will be 

affordable, representing a range of typologies, including studios and shared accommodation 

in the form of 5, 6 and 7-bedroom en-suite apartments with shared kitchens, living and dining 

facilities. A schedule of the proposed student accommodation is set out below:  

 

Room Type Regular Premium  Accessible Cluster  Total 

Quantum 74 45 30 149 298 

Table 1 Proposed Student Accommodation 

4.12 The Proposed Development will include as part of the purpose built student floorspace, 446 

sqm (GIA) internal amenity space, comprising lounge, study area, private dining, games, 

gym/studio and laundry at ground floor level and 188 sqm external amenity space at floor 9 

roof level for residents.  

 

4.13 Student bedrooms are provided from first to thirteenth floors. The Proposed Development 

seeks to provide a range of high quality student accommodation typologies to encourage well-

being and social interaction among students. 

 

4.14 The studio accommodation ranges from 15 sqm to 20 sqm, containing an en-suite,  kitchenette 

and workspace. Premium rooms range from 21 sqm in size to 25 sqm and also contain an en-

suite, kitchenette and workspace. The 5, 6 and 7 bedroom en-suite cluster apartments each 

contain open plan communal kitchens, living and dining space to encourage social interaction 

and inclusion. 10% of the bedrooms are proposed to be wheelchair accessible.  

 

4.15 The Applicant has appointed Host as the property manager for the Proposed Development. 

Host is a well-established service provider. It specialises in the development, management and 

operation of purpose built, high quality, affordable student accommodation designed 

specifically for students. Host is a well-regarded and highly respected brand whilst being one 
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of the larger providers of student accommodation in the UK, successfully managing 

developments in Kings Cross, Bethnal Green, Vauxhall and Wembley.  

 

4.16 The Applicant and Host are in detailed discussions with a number of local universities, including 

but not limited to the University of Greenwich, Trinity Laban and the University of London to 

enter into a nomination agreement for the majority of the purpose-built student 

accommodation beds, including all of the affordable rooms within the scheme. As set out 

within the Purpose-Built Student Accommodation Demand Study prepared by Savills and 

submitted in support of this planning application, there is a demonstrable under provision of 

purpose built student accommodation within Greenwich and a number of local universities 

have an under provision of beds paces and are seeking to expand their student bed space 

numbers and the Site is well located in a highly accessible location in close proximity to a 

number of university campuses.  

 

Flexible Community Use  

4.17 A flexible community space is proposed at ground floor level of the proposed building, 

comprising 76 sqm (GIA). This offering has been developed working closely with community 

groups.    

 

4.18 The development and operation of the space follows discussions with local community and 

key stakeholders in Woolwich and the Applicant will continue to engage with these and other 

stakeholders during the planning application process, and through to the operation of the 

building. Further details are provided within the SCI prepared by Lowick Group and in the 

Community Investment Plan (CIP) prepared Hurlington. 

 

4.19 The purpose of the proposed community floorspace is to deliver social value by providing a 

space for people and communities living within the Woolwich. A Community Investment Plan 

(CIP) has been prepared in support of this planning application. The purpose of the CIP is to 

describe how the ground floor community use will be delivered, both in practical terms and 

through engagement with key stakeholders, to achieve the vision and objectives outlines 

within this document. The Community Investment Programme partners to date include, but 

are not limited to: 

 
- Greenwich Inclusion Project (GRIP) 
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- Fight for Peace 

- Greenwich Co-0perative Development Agency (GCDA) 

- Tramshed 

- Caribbean Social Forum 

- Human Unity 

- Black Female Entrepreneurs Greenwich (BFEG) 

- Royal Arsenal Tag Rugby Club  

- Counter Culture 

 

4.20 The community space has been designed to support a wide range of potential community uses, 

whilst providing flexibility for this to accommodate different activities overtime. It is envisaged 

that the space will be inclusive, making a longer term contribution to the local economy. The 

space will be provided to community groups/users on an ‘at-cost’ basis. When not in use by 

community groups, the space can be utilised by the student residents providing them with 

additional breakout / creative space at ground floor level. 

 

4.21 From a planning policy perspective, this offering represents a further important public benefit 

of the Proposed Development, directly benefiting a range of local community and educational 

groups.  

 

Transport  

4.22 The Site is very well located to public transport with rail and underground stations within 

walking distance at Woolwich Arsenal DLR and once operational the Woolwich Crossrail 

station. There are also regular bus services along Beresford Street. 

 

4.23 The scheme will provide exemplary cycle facilities for residents and visitors, with a total of 236 

secure cycle parking spaces (of which 5% are accessible spaces), in accordance with London 

Plan standards. The proposed cycle parking provision will comprise 227 long-stay spaces at 

ground and basement floor levels, with a further 9 short stay (visitor) spaces at ground floor 

and within the public realm. There is no new vehicle parking proposed within the Development 

Site. 

 

4.24 Servicing and deliveries at the Site will take place along Beresford Street where a new 15m 

long loading bay will be provided in front of the development.  The management is discussed 
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more fully in the Delivery and Servicing Plan, prepared by RPS and submitted in support of this 

Planning Application.  

 

Energy and Sustainability  

4.25 The Proposed Development aims to achieve high standards of sustainability, which has 

informed the design from an early stage. Through the incorporation of sustainable design and 

construction methods, energy and water saving measures, sustainable transport methods, 

waste reduction techniques and measures to enhance the ecological value of the Site, the 

Proposed Development will be designed and built to achieve BREEAM ‘Excellent’ The scheme 

will also commit to achieving an overall reduction of 61% reduction from both current Building 

Regulations (Part L, 2013) and carbon emissions associated with SAP 10, for the future to be 

adopted Part L regulations.  
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5.0 PLANNING POLICY CONTEXT 

 

5.1 This section identifies the planning policy framework which is relevant to the Site. The planning 

policy context comprises three levels of adopted and emerging policy – national, regional and 

local. Within each level, there is both planning policy and guidance which combine to provide 

the framework for the consideration of the Proposed Development. 

 

5.2 Section 38(6) of the Planning and Compulsory Purchase Act 2004 ('the 2004 Act') requires that 

planning applications are determined in accordance with the Development Plan unless 

material considerations indicate otherwise. This statutory duty is emphasised at paragraph 2 

of the NPPF (2021). The Development Plan for the Site comprises the London Plan (March 

2021) (‘the London Plan’) and the Royal Greenwich Local Plan: Core Strategy with Detailed 

Policies (July 2014) ('the Local Plan'). 

 

5.3 An overview of the existing planning policy framework is provided at Appendix 1 to this 

Planning Statement. This covers relevant considerations, at a (a) national, (b) regional and (c) 

local level, comprising relevant parts of the Development Plan (the London Plan and Royal 

Greenwich Local Plan: Core Strategy with Detailed Policies) and the NPPF. Policies are then 

referred to, as relevant, in the Planning Assessment in Section 6.  

 

Planning Policy Overview  

5.4 The Proposed Development is consistent with the Development Plan and the NPPF for the 

reasons set out later in this Statement (and supported by the technical work that is submitted 

in support of the planning application). Section 6 sets out a comprehensive policy assessment 

of the Proposed Development and demonstrates that it complies with the Development Plan 

and other material considerations including the NPPF when taken as a whole.  

 

5.5 Located within the Woolwich town centre, the Proposed Development would optimise the use 

of the Site and deliver appropriate purpose-built student accommodation and flexible 

community use in this highly sustainable location. Planning policy supports the principle of the 

redevelopment, specifically where (as here) tangible design benefits (both building and public 

realm) would be delivered, and sustainability policy targets realised and exceeded. 
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6.0 PLANNING POLICY ASSESSMENT 

 

6.1 This section outlines an assessment of the Proposed Development against the planning policy 

context identified in Section 5 and Appendix 1. Reference is made throughout to the DAS, 

plans/drawings and other consultants’ documents submitted in support of the planning 

application where more detail can be found. 

 

Decision-Making Approach  

6.2 The Development Plan, on the basis that it is up to date and can be afforded full weight, forms 

the primary consideration for the planning application. This should be assessed alongside the 

NPPF, to which significant weight should also be attached. The approach to assessing the 

Proposed Development should be based on the land uses proposed and whether it accords 

with the Development Plan; if it does, then it has the benefit of the statutory presumption in 

section 38(6) of the 2004 Act. If not, then it is necessary to consider whether there are any 

other material considerations, such as the NPPF, which indicate that the planning application 

should be determined otherwise than in accordance with the Development Plan.  

 

6.3 As to the NPPF, it is important to consider whether the Proposed Development constitutes 

sustainable development and will thus benefit from the NPPF paragraph 11 presumption in 

favour of granting planning permission. The Proposed Development represents sustainable 

development, as defined by the objectives in paragraph 8 of the NPPF, for reasons which are 

summarised below and further supported in the comprehensive technical material that is 

being submitted in support of this planning application: 

 

- Economic Objective: The Proposed Development will contribute towards reinforcing 

a “strong, responsive and competitive economy” through the delivery of new high 

quality purpose built student accommodation and flexible community floorspace 

representing the right type of uses in the right place at the right time “to support 

growth.” 

 

- Social Objective: The Proposed Development will help to maintain a strong, vibrant 

and healthy community. This is achieved through the design approach adopted (the 

Proposed Development will create a high-quality built environment, elevating the 

quality of the street scene, delivering important new public realm along Beresford 
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Street) and the community use proposed. Furthermore, the design of the building 

reflects extensive work with a specialist, industry-leading team, to ensure that it is 

exemplary in terms of creating a healthy living environment and the promotion of 

inclusivity and accessibility to all.  

 

- Environmental Objective: The Proposed Development comprises of a sustainable 

development with minimal environmental impact and large emphasis on greening, air 

quality, public realm, climate change and circular economy principles. Climate 

resilience strategies, sustainable use of materials (and reuse of existing materials), 

with significant urban greening will all ensure a future proofed highly sustainable 

development. The Proposed Development also represents the optimised use of the 

Site in a highly accessible and sustainable location. The historic and built environment 

will be preserved and, where possible, enhanced as a result of the high level of design 

quality applied to the proposed building. The impact that the Proposed Development 

will have on the local street scene and heritage assets (as relevant – see later analysis) 

is acceptable in planning terms. 

 

6.4 This Statement now addresses specific development management matters, with the key issues 

to be tested being:  

 

- Appropriateness of proposed uses; 

- Loss of existing community floorspace;  

- Design approach, height and massing; 

- Townscape and heritage considerations;  

- Public realm, urban greening and biodiversity;  

- Energy and sustainability including circular economy and whole life carbon;  

- Transport and accessibility;  

- Daylight and sunlight;  

- Waste and servicing;  

- Air quality;  

- Noise and vibration; 

- Flood risk and drainage; and 

- Archaeology.  
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Appropriateness of Proposed Uses  

6.5 The Site comprises a vacant two storey building which was last occupied by the Woolwich 

Catholic Club in 2010. The Woolwich Catholic Club was as member only venue, requiring 

membership to access the building, the building has been converted to two flats, without the 

benefit of planning permission, however these unauthorised flats are no longer occupied. As 

set out above, a planning application to redevelop the Site has previously been approved by 

the Royal Borough which resulted in the demolition of the building and erection of a building 

part 7/part 11 storeys.  

 

6.6 The principle of the development of the Site and the loss of the Woolwich Catholic Club has 

therefore previously been considered acceptable by the Royal Borough of Greenwich and the 

adopted London Plan and Local Plan policies support the redevelopment of the Site, 

diversifying the offer within Woolwich town centre.  

 

6.7 The Proposed Development seeks to deliver 9,156 sqm (GIA) purpose-built student 

accommodation, comprising 298 student bedrooms and 446sqm (GIA) of amenity space in 

addition to 76 sqm (GIA) flexible community use at ground floor level.  

 

Purpose Built Student Accommodation  

6.8 London Plan Policy GG2 seeks to create successful, sustainable mixed-use places that make the 

best use of land, by enabling the development of brownfield land, particularly in Opportunity 

Areas, whilst prioritising sites which are well-connected by existing or planned public 

transport. 

 

6.9 London Plan Policy H15 is supportive of the principle of student accommodation provided that 

a number of criteria are adhered to. The London Plan also establishes that there is a strategic 

requirement for 3,500 PBSA bedrooms as an annual requirement over the plan period, 

informed by the work of the Mayor’s Academic Forum. It is also noted in the London Plan that 

the housing needs of students in London is an element of the overall housing need for London 

whether in purpose-built student accommodation or shared conventional housing.  

 

6.10 London Plan Policy SD6 notes in part that the vitality and viability of London’s varied town 

centres should be promoted and enhanced by encouraging strong, resilient, accessible and 
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inclusive hubs with a diverse range of uses that meet the needs of Londoners, including main 

town centre uses, night-time economy, civic, community, social and residential use.  

 

6.11 The Local Plan recognises that Woolwich town centre has a major role in accommodating high 

level sustainable growth within the Royal Borough. A key feature of the spatial strategy is the 

transformation of Woolwich into a vibrant, successful town centre with new retail, office, 

hotel, cultural and housing development and warrant reclassification of the town centre as a 

Metropolitan Centre. The London Plan also acknowledges this, indicating the future potential 

change from Major Town Centre to Metropolitan Centre. Paragraph 3.2.11 of the Local Plan  

confirms that the Royal Borough supports the growth and development of its town centres to 

provide a range of housing, facilities and services that will meet the needs of the communities 

they serve.  

 

6.12 The Proposed Development will provide a significant contribution towards addressing 

London’s student housing needs through the provision of 298 bedrooms in accordance with 

the expectations set in the London Plan and Local Plan. As described earlier in this Planning 

Statement, the student rooms will be delivered across a range of different room types, 

including studios and shared accommodation in the form of 5, 6 and 7-bedroom en-suite 

apartments with shared kitchens, living and dining facilities and will be furnished to a high 

specification. Further details of this is set out within the Design and Access Statement.   

 

6.13 The student accommodation will be accessed off Beresford Street through a dedicated 

entrance. In addition to student bedrooms, the Proposed Development will also include 

communal facilities comprising lounge, study area, private dining, games, gym/studio and 

laundry at ground floor level and 188 sqm external amenity space at floor 9 roof level. 

 

6.14 The student accommodation would contribute towards a mixed and inclusive neighbourhood, 

offering a greater diversity of uses across the site. The proposed student accommodation 

would contribute through providing student bedrooms within the Royal Borough which has a 

lower existing provision of purpose built student accommodation than other London boroughs 

despite its proximity to a number of universities and higher education providers. The delivery 

of 298 new student bedrooms will provide further accommodation for these institutions while 

forming part of a mixed-use development. It will also serve to release private rental housing 

which is currently being used by students due to lack of supply of purpose built 

accommodation.   
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6.15 As required by London Plan policy, the building will be secured exclusively for the purpose of 

student accommodation, with this to be agreed through an obligation within the Section 106 

agreement.  

 

6.16 The Applicant will endeavour to negotiate a nominations agreement with a higher education 

provider for the majority of all bedrooms, including all of the affordable units in advance of 

occupation of the building and is currently in detailed discussions with a number of local 

universities to take a nominations agreement for the majority of the purpose built student 

accommodation beds within the scheme. As set out within the Savills Demand Study submitted 

with this application, a number of local universities, including University of Greenwich, Trinity 

Laban and University of London have an under provision of beds paces and are seeking to 

expand their student bed space numbers. The Site is well located in a highly accessible location 

in close proximity to a number of university campuses. The universities and the Applicant will 

continue to discuss the proposals, however it is expected that the nominations agreement for 

the majority of the units will be secured through the Section 106 agreement. 

 

6.17 The Proposed Development will provide 35% affordable student accommodation, which 

equates to 104 bedrooms. As set out of above, all of the affordable rooms will be secured 

through a nomination agreement with a high education provider. In addition to this, 10% of 

the accommodation are designed to be wheelchair accessible.  

 

6.18 As set out in the technical reports supporting this planning application, the Proposed 

Development would not have a detrimental impact on the surrounding area. An Operation 

Management Plan accompanies this application and provides further details of the 

management and maintenance measures proposed. This is to ensure that the building is and 

remains a professionally-managed building which operates comfortably alongside its 

neighbours.  

 

6.19 The purpose built student accommodation will also contribute to the delivery of housing within 

the Greenwich. The Local Plan states that the Royal Borough will seek to deliver at least 38,925 

additional homes over the 15 year period between 2013-2028. The London Plan states that 

student housing will contribute to meeting general housing needs at the national ration of 2.5 

student rooms to 1 residential unit. On this base the scheme would contribute 119 units 

towards meeting the Royal Borough’s housing target.  
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6.20 The provision of student accommodation in a highly accessible location is supported in 

strategic and local planning terms. The provision of purpose built student accommodation in 

this mixed use development will not prejudice the busines function of the town centre, will 

not result in an excessive concentration of student housing and is not considered to have an 

adverse impact on residential amenity. The purpose built student accommodation will accord 

with London Plan Policies GG2 and H15, Local Plan Policy TC2. 

 

Cultural and Community Use  

6.21 London Plan Policy GG1 seeks to provide strong and inclusive communities which provide 

access to good quality community spaces, services, amenities and infrastructure that 

accommodate, encourage and strengthen communities, increasing active participate and 

social integration, addressing social isolation.  

 

6.22 London Plan Policy S1 seeks to ensure that the social infrastructure needs of London’s diverse 

communities are met. Local Plan Policy CH1 states in part that developments are expected to 

support the development of new and improved community facilities. Facilities must be easy 

accessible for all and be located in or on the edge of town or local centres.  

 

6.23 Local Plan Policy TC1 promotes the regeneration and revitalisation of the Royal Borough’s 

network of town centres noting that community facilities are an important service within town 

centres. Paragraph 4.3.1 further notes that town centres have multiple functions. They not 

only provide for the retail needs of residents, workers and visitors but are home to many of 

the Royal Borough’s residents and places for leisure and culture, where people can meet and 

socialize in a safe and high quality environment.  

 

6.24 The application proposes 76 sqm (GIA) of community space at ground floor level, fronting 

Beresford Street. As set out in Section 4 of this Planning Statement, this offering has been 

developed working closely with the Community Investment Programme (CIP) partners. The 

community space has been designed to support a wide range of potential community uses, 

whilst providing flexibility for this to accommodate different activities overtime. It is envisaged 

that the space will be inclusive, making a longer term contribution to the local economy and 

social fabric of the area. The space will be provided to community groups/users on an ‘at-cost’ 

basis.The Applicant has held a number of meetings with several interested community groups, 
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charities and social enterprises, demonstrating the important public benefit being proposed 

through this space. Details of this offer are set out in the draft Community Investment 

Programme , prepared by Hurlington. A summary of the engagement with local community 

groups in relation to this space is provided in the SCI and in this Planning Statement. 

 

6.25 The cultural and community use is therefore considered acceptable in planning terms, 

specifically in relation to London Plan Policies GG1 and S1 and Local Plan Policy TC1. 

 

Summary 

6.26 Overall, the Proposed Development represents an appropriate mix of uses in this highly 

accessible location within Woolwich town centre, explicitly supported by regional and local 

planning policy, bringing economic and social benefits to the immediate and wider area.  

 

6.27 In summary, the Proposed Development and associated land uses being proposed are 

consistent with the London Plan and Local Plan.  

 

Loss of Existing Woolwich Catholic Club 

6.28 As set out previously in this Planning Statement, the Site comprises a vacant two storey 

building which was last occupied by the Woolwich Catholic Club in 2010. The Woolwich 

Catholic Club was as member only venue, requiring membership to access the building. Part of 

the first floor of the building has been converted to two flats, without the benefit of planning 

permission, however these flats were unauthorised and are no longer occupied.  

 

6.29 In December 2017 The Royal Borough of Greenwich granted planning permission for the 

demolition and redevelopment of the Site for part 7/part 11 storey building, providing a mixed 

use development comprising gym (Use Class D2) at basement and ground levels and 59 flats 

above at 81-88 Beresford Street (ref. 16/1975/F).  

 

6.30 Generally, the NPPF is clear that planning decisions should support development which 

optimises the potential of a site, provided this is appropriate (paragraph 124). Policy GG2 in 

the London Plan similarly states that those involved in planning and development should make 

the best use of land by enabling the development of brownfield land, sites that are well-

connected by public transport, and small sites. On the basis that the Proposed Development 
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represents a net increase of 7,125 sqm (GIA) of flexible mixed use floorspace on this Site when 

compared to the demolished building, this is considered to meet these policy requirements. In 

this instance, and on the basis that the proposed design and massing and land uses are 

appropriate, the loss of a proportion of the existing individual floorspace should be considered 

objectively. 

 

6.31 Although both London Plan and Local Plan Policy protect against the loss of existing community 

facilities, the Site has been vacant for 11 years. In addition to this, whilst the use has been 

considered as community use, access to this building was restricted and it is not considered 

that the use of the premise as a private members Catholic club provided facilities to benefit 

the wider community, which was acknowledged by Royal Borough officers in the June 2017 

planning committee report for the development consented in December 2017.    

 

6.32 The Proposed Development includes 76 sqm (GIA) of dedicated community space at ground 

floor level. The unit can be accessed directly off Beresford Street and will be managed by the 

building operator. The community space has been designed to support a wide range of 

potential community uses, whilst providing flexibility for this to accommodate different 

activities overtime. It is envisaged that the space will be inclusive, making a longer term 

contribution to the local economy.  

 

6.33 On the basis that there is a reprovision in part of dedicated, high quality, flexible community 

floorspace, genuinely open and available to community groups within the area in addition to 

the fact that the Site has not been occupied for 11 years and within the 11 years, no viable use 

has been brought forward, In addition to this, the scheme delivers a far better outcome than 

the gym (Use Class D2) proposed with the December 2017consented scheme in December 

2017. Therefore, the loss of the Woolwich Catholic Club is justified in planning terms.  

 

Design Approach, Height and Massing  

6.34 An important planning consideration is whether the Proposed Development is considered to 

be acceptable in terms of design, paying particular regard to the immediate surroundings, the 

local context and notably the setting which in this case relates most pertinently to key 

designated heritage assets. 
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6.35 The design and layout approach of the Proposed Development is outlined in full in the 

submitted plans and drawings and DAS (prepared by PH+ Architects). Detailed elevational 

drawings and computer-generated images ('CGIs') have also been prepared and show the 

proposed detailing and materiality of the Proposed Development. 

6.36 Recognising national, regional and local policy requirements and guidance, the Proposed 

Development has been carefully designed to: respond to the specific constraints and 

opportunities of the Site; deliver appropriately sized and high quality purpose built student 

accommodation and cultural and community floorspace; respect the local character and 

context of its surroundings, including heritage assets; and provide a viable and deliverable 

scheme capable of securing the significant public and placemaking benefits. 

6.37 Detailed discussions have taken place with officers at the Royal Borough and the GLA with 

regard to the height and massing of the building. It was concluded in 2017 with the consented 

scheme that the height of 39 metres was considered acceptable. The current scheme slightly 

exceeds the previous consent by 3 metres, however as set out within the DAS The Proposed 

Development has been developed in response to the immediate and surrounding context, 

both existing and emerging. Similar to the 2017 scheme, the key driver of the design of the 

scheme is the relationship the building has with the Warren Masterplan and the height 

strategy of the building has been directly informed by Buildings K1 and K2 of the masterplan, 

which are proposed adjacent to the Site.   

6.38 The Proposed Development will act as a positive contributor to the existing and emerging 

development within this portion of Woolwich town centre. The height of the Proposed 

Development is appropriate, both in principle owing to its designation and as a result of the 

high architectural quality employed, and in particular the choice of materials used, having 

regard to the Development Plan, specifically London Plan Policy D3 (which requires all 

development to make the best use of land by flowing a design-led approach and be of high 

quality design), Policy D9 (tall buildings) and Local Plan Policies DH1 (which promotes a high 

quality design) and DH2 (which identifies Woolwich town centre as an appropriate location for 

tall buildings).  

6.39 The building form has been carefully developed and responds to its location within Woolwich 

town centre and a series of local and strategic views from a range of pre-agreed (with the RBG) 

viewpoint locations. The full rationale for the building design is provided in detail in the DAS 
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and fully accords with Policies D3 and D9 of the London Plan, which requires a design-led 

approach, buildings to be of the highest standards of architecture and materials and located 

within an area identified for tall buildings. The Proposed Development also accords with Local 

Plan Policies DH1 and DH2, which seek to carefully control new development and their impacts 

and ensure that the bulk, height, scale, massing, quality of materials and detailed design of 

buildings are appropriate to the character of the borough and the setting and amenities of 

surrounding buildings and spaces. 

6.40 On a more local scale and through the introduction of active community use at ground floor 

level, the Proposed Development would bring together those who work, live and play in the 

vicinity, as supported by the NPPF. 

6.41 London Plan Policy GG1 (which requires new buildings and the spaces they create to help 

reinforce or enhance neighbourhood identity, legibility, permeability, and accessibility) is 

satisfied through the Proposed Development’s contribution to the creation of a strong and 

inclusive community, achieved through the introduction of a well-designed new building which 

provides legibility and generates the interaction of new uses with residents of the local area. 

In designing the Proposed Development the architects have undertaken a thorough approach 

to understanding and referencing local character (London Plan Policy D3), resulting in an 

architecture of the highest quality (London Plan Policy D4), that achieves a positive 

contribution to the area (London Plan Policy D3) and to ensure that the highest design 

standards are incorporated both in terms of creating positive longer views of the building 

(strategic and more local ones) and as the building meets the ground. The Proposed 

Development delivers the design objectives set out in Chapter 12 of the NPPF and in the 

recently published National Design Guide (January 2021), where relevant. 

6.42 The detailed design and layout of the Proposed Development has evolved through extensive 

and close engagement with the Royal Borough who have fed back detailed comments during 

a series of pre-application meetings, including in relation to height, massing and materiality, 

all of which  have been taken into account. In addition, the Proposed Development has had 

the benefit of technical input, including in relation to daylight and sunlight. Details of how the 

consultation has informed the design is set out in the Statement of Community Involvement 

section within the DAS.  
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Townscape and Heritage Considerations   

 

6.43 The Site is not located within a conservation area nor does it contain a listed building(s). The 

Proposed Development does, however, have the potential to impact the setting of nearby 

designated heritage assets. 

 

6.44 Given the location of the Site and the nature of the Proposed Development, it has been 

carefully designed to avoid or minimise potential harm to the significance of designated 

heritage assets (including their setting). Detailed design techniques (including built form, 

articulation and materiality) have been employed to ensure that the building responds 

appropriately and positively to the setting of designated heritage assets. 

 

6.45 A full assessment of effects on local and wider views, as well as on the historic environment, is 

included within the accompanying Heritage, Townscape, Visual Impact Assessment (HTVIA), 

prepared by Montagu Evans. The assessment tests the visual impacts of the Proposed 

Development using a series of verified photomontage and CGI images which are designed to 

show the visibility and appearance of the Proposed Development from a range of publicly 

accessible locations. In total, 11 viewpoint locations have been selected and agreed for the 

assessment, a combination of views agreed in consultation with the Royal Borough. 

Photographs of the views are overlaid with accurately surveyed and verified detailed 

representations of the Proposed Development. An assessment of these views is provided in 

the HTVIA, which considers the degree of impact (and potential harm) to defined heritage 

assets, including conservation areas and listed buildings.  

 

6.46 The HTVIA concludes that due to the established setting and existing conditions in the 

immediate area, it is considered that there is no harm caused to the listed buildings or 

conservation areas identified. The Proposed Development does not result in harm to other 

designated heritage assets, namely nearby listed buildings and conservation areas. The HTVIA 

submitted with this application provides detailed commentary on the acceptability of the 

Proposed Development in this respect. 

 

6.47 The Proposed Development is acceptable when considered against the NPPF (paragraphs 189 

- 202); Local Plan Policies DH1, DH3, DH(h), and DH(i) and relevant guidance, including that 

published by Historic England and the GLA. The design development process and rationale 

expressed for the format of the scheme is also in accordance with the requirements of the 
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Royal Borough under the Planning (Listed Building and Conservation Areas) Act 1990 (as 

amended). 

 

Public Realm Urban Greening and Biodiversity 

6.48 As set out in the supporting DAS and Landscape Report, the Proposed Development introduces 

public realm improvements along Beresford Street. It should be noted that these works do not 

fall within the applicant boundary site and will be delivered through a Section 278 agreement 

to be secured by the Section 106 Agreement.  

 

6.49 In addition to this, 188 sqm of high quality hard and soft landscaping is proposed at 9th floor 

roof level as part of shared external amenity space for residents. The existing Site offers very 

little in terms of urban greening. The London Plan sets a target Urban Greening Factor for 

commercial development at 0.3 and residential developments at 0.4. As set out within the 

urban greening factor calculations within the landscape report, the Proposed Development 

will deliver a scheme with an UGF of 0.30 with the introduction landscaping at 9 floor roof level 

and further greening at roof level. These new green spaces will provide several benefits 

including, enhanced biodiversity and sustainable urban drainage.  

 

6.50 A Biodiversity Impact Assessment prepared by Greengage has been submitted in support of 

this planning application. The Proposed Development would result in no residual impacts of 

significance on ecological vectors of value and the Proposed Development will result in a 

1,861% net gain in biodiversity.  

 

6.51 The approach to public realm, urban greening and biodiversity are compliant with 

requirements of the NPPF (paragraph 130 in particular) and with other relevant development 

policies and guidance, including Local Plan policies DH1 and OS4 (which aims to protect 

biodiversity and promote urban greening), as well as London Plan G5 (which aims for 

development to contribute to urban greening) and G6 (which protects biodiversity and nature)  

 

Energy and Sustainability Including Circular Economy and Whole Life Carbon  

6.52 The Proposed Development represents an energy efficient and sustainable scheme that is 

attractive to prospective end users and is fit for purpose for its lifetime. A number of features 

are introduced to provide a high-performance development in terms of sustainability and 

energy consumption. Further detail is set out in the Energy Statement, Sustainability 
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Statement, Circular Economy Statement and Whole Life Cycle Carbon Assessment. In 

summary, some of these highlights include: 

- Incorporation of sustainable materials, including low embodied carbon materials, and 

responsibly sourced and recycled materials, including concrete; 

- Mixed-mode ventilation, including openable windows, allowing natural ventilation to 

delivery adaptability for future climate conditions and aspirational expectations; 

- Energy efficient technologies including low energy and smart lighting, manually 

operated and controlled blinds, and energy efficient lift movement options for 

individual users;  

- Prioritisation of sustainable travel (bike and on foot) for occupants and visitors; and 

- urban greening, landscaped roof and enhanced biodiversity, representing a substantial 

improvement compared to the existing situation.  

6.53 The London Plan (particularly Policy SI2) sets out the aspiration that requires all major 

development to be net zero-carbon. The Proposed Development will follow the energy 

hierarchy, to secure a significant reduction in regulated CO2 emissions. The Proposed 

Development provides 61% reduction in on-site carbon emissions compared to the Part L 2013 

baseline. This is also consistent with Policy E1 of the Local Plan, which requires development 

to demonstrate that London Plan carbon emission requirements have been met on site. 

Despite the excellent performance of the proposed building in this regard, there will still be a 

requirement for carbon offset payments to be made, to offset savings beyond the 61% 

reduction.  

 

6.54 In line with the target policy requirement, the Proposed Development is on target, through the 

identified sustainability ‘features’, to achieve BREEAM ‘Excellent’ standard. A BREEAM pre-

assessment has been undertaken as part of the planning application and is included as an 

appendix to the Sustainability Statement.  

 

6.55 The Circular Economy Statement by Hoare Lea details the approach to circular economy 

principles in line with GLA requirements. The purpose of the Circular Economy Statement is to 

demonstrate that the Proposed Development has considered circular economy principles 

related to: minimising embodied carbon; operating with a circular economy; maximise the 
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values extracted from materials; and prioritises the reuse and recycling of materials . Further 

details of the approach are listed in the Circular Economy Statement. Greengage has  prepared 

a Whole Life Cycle Carbon Assessment which sets out how the proposed Development will 

minimise embodied carbon including through rationalising the structural grid (making it as 

efficient as possible); minimising concrete and steel material as part of the foundations design; 

and utilising lower carbon profiled façade materials. 

 

6.56 In addition to the scheme design and energy efficiency and performance of the proposals, the 

Proposed Development is inherently sustainable by virtue of its location, and the associated 

level of accessibility by modes other than private car and also the promotion of trips on foot, 

primarily, and by bicycle.  

 

6.57 In summary, the Proposed Development complies with the NPPF (Chapters 9 and 15 in 

particular), London Plan Policies SI2 (which requires that all new major development should 

be net zero-carbon, and allows for carbon offset payments where necessary) and SI3 (which 

outline requirements for energy infrastructure) and Local Plan Policies DH1 (which requires 

development to achieve a BREAM rating of ‘Excellent’) and E1 (which highlight requirements 

for sustainability, energy, zero carbon technologies, carbon offsetting and climate change 

resilience).  

 

Transport and Accessibility  

 

6.58 A Transport Assessment, prepared by RPS, accompanies this planning application and 

demonstrates the acceptability of the Proposed Development in respect of the likely impact 

on local footways, the local highway network (as well as proposed servicing and delivery 

arrangements) and the level and quality of cycle parking provision. A Travel Plan  has also been 

prepared by RPS, setting out the proposed strategies to encourage sustainable travel modes, 

including focusing on walking, cycling and using public transport.  

 

6.59 The Site is highly accessible by non-car modes, including excellent levels of access to public 

transport (PTAL rating of 6b), as well as walking and cycling links in the vicinity of the Site. 

There are well maintained footways connecting the Site and these offer convenient access to 

the local area, local amenities as well as public transport opportunities. 
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6.60 Recognising that the proposed development will introduce a significant number of people to 

the Site and immediate area, it is particularly focused towards those traveling by non-car 

modes. There will be no car parking spaces proposed and the provision of 236 long and short 

stay cycle parking spaces at ground floor and basement level for students and visitors (in 

accordance with the relevant cycle parking standards requirements).  

 

6.61 A full assessment covering the approach to building user and visitor trips and servicing is 

provided in the Transport Assessment and in the Delivery & Servicing Management Plan. The 

student accommodation is expected to generate in the region of 10 deliveries per day 

(excluding motorcycles and bicycles).  

 

6.62 The Transport Assessment also provides details on the student move in/out strategy. A 

managed strategy will be put in place during move in/out days to facilitate the moving in/out 

process.  

 

6.63 The Proposed Development complies with the NPPF (chapter 9), London Plan Policies T1 

(which promotes walking through improved public realm), T3 (which requires development to 

contribute towards better transport capacity, connectivity and safeguarding), T4 (which 

requires development to assess and mitigate transport impacts), T5 (which encourages cycling 

prioritisation) and T6 (which sets out parking standards); Local Plan Policies IM4 (which 

supports sustainable travel) and IM(b) (which aims to protect and enhance footpaths and 

cycleways), IM(c) (which states the new development should be car-free and outlines 

requirements for cycle parking) and CH2 (which promotes active travel). 

 

Daylight and Sunlight  

6.64 London Plan Policy D9 states that developments for tall buildings should address daylight and 

sunlight penetration and ensure that these do not compromise comfort and the enjoyment of 

open spaces around the building. Local Plan Policy DH(b) seek to resist development which 

would “cause an unacceptable loss of amenity to adjacent occupiers by reducing the amount 

of daylight, sunlight or privacy they enjoy or as a result in an unneighbourly sense of 

enclosure”. 

 

6.65 EB7 have undertaken a detailed assessment of the Proposed Development’s effect on daylight 

and sunlight availability to surrounding neighbouring properties. The pertinent residential 
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buildings relevant for daylight and sunlight include Ocean House and Thalia House and the 

impacts on these assessed in accordance with BRE guidelines. EB7 have also provided an 

additional cumulative analysis in order to account for the planning application at blocks K1 and 

K2 of the Warren/Royal Arsenal masterplan scheme which are subject to reserved matters 

applications.  

 

6.66 An assessment has been undertaken against the existing baseline conditions to understand the 

potential daylight and sunlight alterations caused by the Proposed Development and against a 

future scenario which factors in cumulative schemes. 

 

6.67 The assessment concludes that the  windows and rooms within both Ocean House and Thalia 

House satisfies both daylight and sunlight methodologies within BRE Guidelines. As set out in 

detail within the EB7 Daylight and Sunlight Assessment, when assessed against the Vertical Sky 

Component (VSC) and No Sky Line (NSL) methodology there is no material shift in retained 

levels. When assessed against the Annual Probably Sunlight Hours (APSH) methodology for 

sunlight, all relevant spaces retain very good levels of direct sunlight with the majority meeting 

the 25% target set out in the BRE guidelines with at least 5% achieved during the winter 

months. Overall, the results of the daylight and sunlight assessment confirm the effects to be 

fully in line with BRE targets. 

 

6.68 Whilst there is no requirement to undertake an internal daylight assessment for purpose built 

student accommodation, for completeness, EB7 have undertaken a daylight assessment of the 

student accommodation and conclude that the results of the ADF assessment confirm 

excellent internal amenity levels to the Proposed Development. In the existing site context, 

99% of the studios and bedrooms meet the 1.5% ‘living room’ target. The rooms following 

marginally below this figure all continue to meet the 1.0% target applied to bedrooms. In the 

cumulative scenario 100% of the studios and bedrooms would meet the 1.5% target levels.   

 

6.69 An overshadowing assessment has also been undertaken by EB7 which confirms that the 

adjacent open space will fully comply with BRE targets. In the existing position there is a degree 

of shading immediately to the east of the proposals due to the cumulative effect of the 

temporary site offices enclosing this space to the south. Notwithstanding that the sunlight 

penetration to the open space still significantly exceeds the BRE guideline target. In the future 

site context when the temporary site offices are removed the landscaped areas are fully open 
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space to the south and significantly exceed the targets with almost all of the area achieving 

2+hours of sunlight. The proposals therefore fully comply with the BRE shading targets  

 

6.70 While London Plan Policies D4 and D8, and Local Plan Policy DH(b) require developers to 

mitigate the impact of the development on daylight and sunlight available to nearby dwellings 

and open spaces, mitigation is not considered necessary in this instance. Any impacts to the 

neighbouring properties, which are not dissimilar to the consented scheme are considered to 

be within the intention and application of the BRE guidelines and the Proposed Development 

is considered to be compliant.  

 

Waste and Servicing  

 

6.71 A Delivery and Servicing Plan, prepared by RPS, and submitted with this application sets out 

the servicing and waste collection strategy and has been developed in consultation with the 

Royal Borough highways. The proposed development will be serviced via the proposed loading 

bay on Beresford Street. 

 

6.72 A Waste Management Strategy prepared by RPS is submitted in support of this planning 

application.  

 

6.73 The Waste Management Strategy documents the measures that are to be taken to lessen the 

overall impact of waste generation on Site, including the separation of general, recycling and 

food waste material and future management and collection.  

 

6.74 In summary, the Proposed Development will operate in accordance with the requirements of 

London Plan Policy T7 (which highlights delivery, servicing and construction requirements) and 

Local Plan Policy H5 (which outline requirements for waste facilities) as well as overarching 

sustainability and waste minimisation guidance and principles.  

 

Air Quality  

 

6.75 An assessment of local air quality conditions has been prepared by Idom and an Air Quality 

Assessment is submitted in support of this planning application. The Air Quality Assessment 

considers the likely effects of the Proposed Development on air quality during the construction 

and operational phases of the development demonstrating that, the impacts of the Proposed 

Development, with the mitigation set out within the Air Quality Assessment, where required, 
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are negligible and the residual effects, during construction and operation not significant. In 

addition to this, the Air Quality Assessment also confirms that that the Proposed Development 

will be air quality neutral according to the GLA benchmarking assessment methodology with 

regard to building and transport emission.  

 

6.76 Therefore, the Proposed Development is acceptable, being in accordance with London Plan 

Policy SI1 and Local Plan Policy E(c) (which resists developments which will significantly impact 

air quality) and other referenced planning guidance (notably the GLA’s Sustainable Design and 

Construction SPG and Air Quality Neutral Planning Support guidance).  

 

Noise  

6.77 The application is supported by a Noise Assessment prepared by Idom. To facilitate this 

assessment, a baseline environmental noise survey was undertaken between 8 and 9 March 

2021, including samples from the planning night-time (23:00 – 07:00) and daytime (07:00 – 

23:00) to establish and quantify the existing noise climate at, and in the vicinity of the Site.  

 

6.78 Owing to the location of the Site, the impact of the Proposed Development in terms of noise 

associated with the operational stage is negligible. The street level and external cultural and 

community as well as the roof terrace amenity uses are all appropriate and in keeping with the 

area with conditions expected to apply to such uses to ensure wider amenity impacts are 

avoided, particularly those relating to the more sensitive nearby uses, such as residential 

properties opposite. The proposed plant equipment is to be located internally at basement 

level or higher up the building (at level 13). 

 

6.79 The Proposed Development will be required to be designed so that internal noise levels are in 

accordance with the relevant guidance. External acoustic modelling has been conducted for 

the purposes of addressing the likely façade levels for the Proposed Development. 

 

6.80 Assuming the mitigation measures and design requirements outlined in the Noise Assessment 

are implemented, the Proposed Development will meet the requirements of the Local 

Authority and relevant guidance standards. 
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6.81 Overall, the Proposed Development complies London Plan Policy D14 which aims to avoid 

significant adverse noise impacts on health and quality of life, and Local Plan Policy E(a), which 

seeks to ensure that operational noise does not adversely affect neighbours.  

 

Flood Risk and Drainage  

6.82 A Flood Risk Assessment has been prepared by Idom. The Site is located in Flood Zone 1 and 

as such it is at a low risk of fluvial and tidal flooding (with a probability of less than 0.1% every 

year). On this basis, and given the use proposed the Proposed Development is compliant with 

the policy requirements and guidance on the sequential test and principles of the NPPF. 

 

6.83 A Below Ground Drainage Strategy has also been prepared by Idom. The proposed drainage 

strategy includes capturing some runoff from the proposed building using the green roofs. 

Surface water (including stormwater) runoff would be discharged into the public combined 

sewer system at an acceptable rate, consistent with a 1 in 100-year event inclusive of a 40% 

allowance for climate change, as advised by the Lead Local Flood Authority and in accordance 

with the NPPF and best practice.  

 

6.84 Both the Flood Risk Assessment and the Below Ground Drainage Strategy demonstrate that 

the Proposed Development will be acceptable and that it would not increase flood risk 

elsewhere. Therefore, the Proposed Development complies with the NPPF, London Plan 

Policies SI12 and SI13, which relate to flood risk management, sustainable drainage and water 

use and ensures that flood risk is minimised and mitigated; and Local Plan Policy E2 stating that 

development should contribute to an overall reduction in flood risk.  

 

Archaeology  

6.85 The Site does not contain any nationally designated heritage assets such as monuments, listed 

buildings or registered parks or gardens. The Site is located within the easternmost extent of 

the Old Woolwich area of high archaeological potential (AHAP). The Site is not within a  

Conservation Area but does border the Royal Arsenal Conservation Area to the east. 

 

6.86 The Site is also immediately adjacent to a number of listed buildings including, the Royal 

Arsenal Brass Foundry (Grade 1 listed), the Royal Arsenal Main Guardroom (Grade II listed), 

Royal Arsenal Dial Square Entrance Range (Grade II*), Verbruggens House (Grade II listed) and 
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Building 11 (Grade II listed) which are situated to the east of the Site. To the north of the Site 

are Building 40 (Grade II* listed), Building 41 (Grade II listed), Royal Laboratory East and West 

Pavilion (Grade II listed), and Buildings 17-19 (Grade II listed). 

 

6.87 As set out in the Archaeological Desk-Based Assessment prepared by Oxford Archaeology, 

Archaeological survival within the Site has a moderate to high potential for archaeological 

remains, emanating from the Iron Age to Post-Medieval periods. Any archaeological works 

needed to be undertaken in accordance with an approved Written Scheme of Investigation 

(WSI) and could be carried out under terms of a standard archaeological planning condition. 

 

6.88 The Proposed Development complies with NPPF paragraph 194, London Plan Policy HC1 and 

Local Plan Policy DH(m) which stresses the importance of fully assessing the impact of 

development on below ground heritage assets.  
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7.0 PLANNING OBLIGATIONS 

 

7.1 Regulation 122 of the Community Infrastructure Levy Regulations (2010) states that planning 

obligations may only constitute a reason for granting planning permission for the development 

if the obligation is: 

 

- Necessary to make the development acceptable in planning terms;  

- Directly related to the development; and 

- Fairly and reasonably related in scale and kind to the development.  

 

7.2 The above tests are also set out in Paragraph 57 of the NPPF. The NPPF states in Paragraph 55 

that local planning authorities should consider whether otherwise unacceptable development 

could be made acceptable through the use of conditions or planning obligations. Planning 

obligations should only be used where it is not possible to address unacceptable impacts 

through a planning conditions.  

 

7.3 In accordance with Section 106 of the Town and Country Planning Act 1990 (as amended), and 

to the extent that it is necessary to do so in order to deliver the agreed package of mitigation 

measures in accordance with the Development Plan and the Royal Borough’s Planning 

Obligations SPD (July 2015), the Applicant will enter into a Section 106 legal agreement with 

the RBG. Such obligations will need to comply with Regulation 122 of the Community 

Infrastructure Levy Regulations 2010 as amended. 

 

7.4 At this stage the precise detail of the obligations have not been determined although these 

would be expected to comprise the following, in no particular order: 

 

- 35% affordable student housing, which would require a nominations agreement being 

secured for the majority (51%) of the bedrooms, including all of the affordable student 

rooms of the student rooms prior to occupation, allowing for the on-site delivery of 

affordable student accommodation (in line with Policy H15 of the London Plan). 

- The provision of flexible community use at ground and lower ground floor levels;  

- Employment and Training contribution;  

- Agreement to enter into a Travel Plan (including a Cycle Promotion Plan), and provision 

of associated monitoring contribution;  

- Payment of a carbon offset contribution; 
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- Highways works (including the requirement to enter into Section 278 Agreement to 

secure delivery of such works);  

 

7.5 In terms of Community Infrastructure Levy ('CIL'), the Proposed Development will be liable for 

Mayoral CIL (MCIL2) and also Royal Borough of Greenwich CIL, with all charges subject to 

indexation. Should planning permission be granted, the Proposed Development will be subject 

to the following CIL charges: 

 

Use Class Mayoral CIL 2 RBG CIL 

Student (Sui Generis)  
£25 per sqm (GIA) 

£65 per sqm (GIA) 

Community (Use Class F1/F2) £0 

Table 2: CIL Charges 
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8.0  CONCLUSIONS 

 

8.1 The Proposed Development represents a unique opportunity to enhance and revitalise a 

prominent underutilised, brownfield site that currently fails to optimise its potential within 

Woolwich town centre, providing new high quality, purpose built student accommodation, 

flexible community floorspace, with associated public realm improvements.  

 

8.2 This proposal will deliver an exciting mixed use development within Woolwich town centre, 

enabling a diversification of uses within an area dominated by residential and commercial uses 

and serving to release private rental housing currently occupied by students, due to a lack of 

purpose built accommodation, back into the market. .  

 

8.3 The Proposed Development will include 298 high quality, purpose built student bedrooms of 

which 35% are affordable, contributing towards the Royal Borough’s housing targets and 

supporting educations institutions within south east London.  

 

8.4 The Scheme will provide an attractive living environment, which will promote and enhance 

safety and security and improve the visual appearance of the Site and surrounding area.  

 

8.5 The Site has been vacant for 11 years and the purpose built student accommodation will be 

specifically designed to meet the requirements local universities. The flexible community use 

will provide much need permanent floorspace in an area where there is limited opportunity to 

deliver such space. As is evident throughout the consultation process, there is a demonstrable 

need for such space within Woolwich.  

 

8.6 The Site is identified as an appropriate location for purpose built student accommodation. The 

Proposed Development optimises the Site’s uses and delivers an appropriate range of 

complementary uses in a highly sustainable location. Planning policy supports the principle of 

redevelopment, specifically where tangible design benefits can be delivered. 

 

8.7 The Proposed Development will bring significant improvements to the townscape and public 

realm of Beresford Street, through an architectural and landscape scheme of high quality. This 

is a distinctive building that incorporates high quality architecture and a significant increase in 

active frontages. 
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8.8 The Proposed Development will utilise energy efficient techniques to ensure potential carbon 

dioxide emissions are reduced, targeting BREEAM ‘Excellent’.  

 

8.9 The design has been generated following considerable review and assessment of the 

surrounding area and the proposals present a suitable and positive response to the setting of 

the adjacent conservation area and listed buildings, whilst incorporating considerable public 

and environmental enhancements which will benefit the Site and surrounding areas. 

 

8.10 The planning application is supported by technical reports and policy analysis demonstrates 

that the Proposed Development is consistent with policy across a wide range of disciplines 

including design, energy and sustainability, townscape and heritage, transportation, 

daylight/sunlight and air quality. Moreover, the Proposed Development has been brought 

forward following close pre-application engagement with the Royal Borough of Greenwich 

planning and design officers and other key statutory stakeholders including the GLA and 

Historic England who have been supportive of the principle of the Proposed Development, and 

a number of local stakeholders and groups who have also welcomed the Proposed 

Development and in particular the publicly accessible components that will provide important 

local amenity benefits. This engagement has informed the Proposed Development, as 

demonstrated in the DAS and SCI accompanying the application. 

 

8.11 For the reasons set out in the comprehensive material which is submitted in support of this 

planning application (including this Planning Statement), the Proposed Development accords 

with the Development Plan when read as a whole. Accordingly, it benefits from the statutory 

presumption set out in section 38(6) of the 2004 Act. Moreover, the application material also 

demonstrates that the Proposed Development comprises sustainable development within the 

meaning of the NPPF, such that it engages the presumption set out in paragraph 11. This 

strongly reinforces the policy support for the Proposed Development. The application also 

demonstrates that there are a number of material considerations which indicate that the 

planning application should be granted. It follows that, upon any application of section 38(6) 

of the 2004 Act, planning permission should be granted for the Proposed Development.  
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APPENDIX 1: PLANNING POLICY  
 

A. National Planning Policy and Guidance 

 

National Planning Policy Framework  

 

The revised NPPF was published in February 2019 and revised on 20 July 2021 and sets out the 

Government’s objectives for achieving sustainable development. The NPPF establishes a 

presumption in favour of sustainable development. Paragraph 8 confirms there are three 

dimensions to sustainable development: economic, social and environmental. 

 

When making planning decisions, paragraph 11 of the NPPF confirms that there should be a 

presumption in favour of sustainable development and that planning permission should be 

granted without delay where development proposals accord with an up-to-date Development 

Plan. 

 

The NPPF 2021 then outlines a series of considerations against which development should be 

assessed. In terms of the Proposed Development the relevant considerations are: 

 

• Chapter 6 – Building a strong, competitive economy; 

• Chapter 7 – Ensuring the vitality of town centres; 

• Chapter 8 – Promoting healthy and safe communities; 

• Chapter 9 – Promoting sustainable transport; 

• Chapter 11 – Making effective use of land;  

• Chapter 12 – Achieving well-designed places;  

• Chapter 14 – Meeting the challenge of climate change, flooding and coastal change; 

• Chapter 15 – Conserving and enhancing the natural environment; and 

• Chapter 16 – Conserving and enhancing the historic environment. 
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Chapter 6 – Building a strong, competitive economy: 

 

Within Chapter 6 of the NPPF, the Government’s commitment to creating jobs and prosperity 

is identified. NPPF Paragraph 80 establishes that “planning policies and decisions should help 

create the conditions in which businesses can invest, expand and adapt… [and] … significant 

weight should be placed on the need to support economic growth and productivity, taking into 

account both local business needs and wider opportunities for development”. To achieve this, 

“planning policies should recognise and address the specific locational requirements of 

different sectors.” (paragraph 82).  

 

Chapter 7 – Ensuring the vitality of town centres: 

 

Paragraph 85 and 86 direct main town centre uses (including retail and offices) to defined town 

centres or areas identified as appropriate for such uses in an up to date Local Plan.  

 

Chapter 8 – Promoting healthy and safe communities: 

 

Chapter 8 of the NPPF details that planning decisions should “promote social interaction; be 

safe and accessible; and enable and support healthy lifestyles.” (Paragraph 92), explicitly 

promoting pedestrian and cyclist access, active street frontages and high quality public space. 

Paragraph 92 states that decisions should “plan positively for the provision and use of shared 

spaces, community facilities and other local services to enhance the sustainability of 

communities and residential environments”. 

 

Chapter 9 – Promoting sustainable transport:  

 

Chapter 9, specifically paragraph 110, states that development proposals should “promote 

sustainable transport modes” and provide “safe and suitable … for all users”. 

 

Paragraph 112, encourages proposals to be located and designed to achieve a number of 

specific objectives, including: efficient delivery solutions; the prioritisation of pedestrian and 

cycle movements; providing safe and secure layouts reducing conflict between transport 

users; and meeting the needs of people with disabilities. 
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Paragraph 113 states that “all developments that will generate significant amounts of 

movement should be required to provide a travel plan, and the application should be supported 

by a transport statement or transport assessment so that the likely impacts of the proposal can 

be assessed.” 

 
Chapter 11 – Making effective use of land: 

 

Paragraph 119 of the NPPF states that “Planning policies and decisions should promote an 

effective use of land in meeting the need for homes and other uses, while safeguarding and 

improving the environment and ensuring safe and healthy living conditions. Strategic policies 

should set out a clear strategy for accommodating objectively assessed needs, in a way that 

makes as much use as possible of previously-developed or ‘brownfield’ land.” 

 

Paragraph 120 of the NPPF states that LPAs should “promote and support the development of 

under-utilised land and buildings”, and that “substantial weight” should be given when using 

suitable brownfield land to meet identified needs. 

 
Paragraph 124 reiterates the principle of supporting “development that makes efficient use of 

land” noting the “desirability of maintaining an area’s prevailing character and setting” and 

“importance of securing well-designed, attractive and healthy places”. 

 

Chapter 12 – Achieving well-designed places: 

The NPPF requires high quality design and good architecture, establishing that “good design is 

a key aspect of sustainable development, creates better places in which to live and work and 

helps make development acceptable to communities.” (paragraph 126). 

 

Paragraph 130 (part a) states that developments should “function well and add to the overall 

quality of the area…over the lifetime of the development” while being “sympathetic to local 

character and history” (part c). This paragraph also states that (part e), there should be an aim 

to “optimise the potential of the site to accommodate and sustain an appropriate amount and 

mix of development … and support local facilities and transport networks”. 

 

Chapter 14 – Meeting the challenge of climate change, flooding and coastal change: 

New development should be planned for in ways that “avoid increased vulnerability to the 

range of impacts arising from climate change.” (paragraph 154). 
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Paragraphs 161 to 162 set out the Sequential Test approach to development in areas a risk of 

flooding. Paragraph 158 states that “The aim of the sequential test is to steer new development 

to areas with the lowest risk of flooding. Development should not be allocated or permitted if 

there are reasonably available sites appropriate for the proposed development in areas with a 

lower risk of flooding.” 

Chapter 15 – Conserving and enhancing the natural environment: 

Paragraph 174 looks to “protect and enhance valued landscapes, sites of biodiversity or 

geological value and soils”.   

 

New development should be “appropriate for its location taking into account the likely effects 

(including cumulative effects) of pollution on health, living conditions and the natural 

environment” (paragraph 185). In a similar vein, it is important that planning decisions 

“mitigate and reduce to a minimum potential adverse impacts resulting from noise” (paragraph 

180, part a). 

 

Paragraph 186 requires that “planning decisions should ensure that any new development in 

Air Quality Management Areas is consistent with the local air quality action plan.”. 

 

Chapter 16 – Conserving and enhancing the historic environment: 

 

The NPPF requires heritage assets to be conserved “in a manner appropriate to their 

significance” (paragraph 189), taking into account “the desirability of new development 

making a positive contribution to local character and distinctiveness” (paragraph 190, part c). 

Applications should provide a description of the significance of an asset – including those of 

archaeological interest – and the contribution it makes to setting (paragraph 192). 

 

In terms of decision-making, it is recognised that new development can make a positive 

contribution to local character and distinctiveness (and where achieved this should be 

supported) (paragraph 195). It also stated that “Local planning authorities should identify and 

assess the particular significance of any heritage asset that may be affected by a proposal 

(including by development affecting the setting of a heritage asset) taking account of the 

available evidence and any necessary expertise. They should take this into account when 
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considering the impact of a proposal on a heritage asset, to avoid or minimise any conflict 

between the heritage asset’s conservation and any aspect of the proposal.” (paragraph 190). 

 
The NPPF is clear that “where a development proposal will lead to less than substantial harm 

to the significance of a designated heritage asset, this harm should be weighed against the 

public benefits of the proposal” (paragraph 202).  

 
Paragraph 206 states that “Local planning authorities should look for opportunities for new 

development within Conservation Areas and World Heritage Sites, and within the setting of 

heritage assets, to enhance or better reveal their significance. Proposals that preserve those 

elements of the setting that make a positive contribution to the asset (or which better reveal 

its significance) should be treated favourably.” 

 

National Planning Practice Guidance 

 

The Government’s Planning Practice Guidance ('PPG') is an online web-based resource that is 

regularly updated. This is a material consideration in planning decisions. Relevant parts of the 

current PPG are referred to in supporting technical documents.  

 

In particular, and because none of the other supporting documents refer to it, the PPG states 

that ‘public benefits’ “could be anything that delivers economic, social or environmental 

progress as described in the National Planning Policy Framework. Public benefits should flow 

from the proposed development. They should be of a nature or scale to be of benefit to the 

public at large and should not just be a private benefit. However, benefits do not always have 

to be visible or accessible to the public in order to be genuine public benefits” (Paragraph: 020). 

 

B. Regional Planning Policy and Guidance 

 

The London Plan (March 2021) 

 

The following adopted London Plan policies are of relevance to the Site and Proposed 

Development: 

 

• Policy GG1 (Building strong and inclusive communities) encourages early and inclusive 

engagement with stakeholders, including local communities, in the development of 
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proposals, seeking to ensure positive changes to the physical environment and provide 

access to good quality community spaces, services, amenities and infrastructure. In 

addition, it supports London continuing to generate a wide range of economic and other 

opportunities promoting fairness, inclusivity and equality.  

• Policy GG2 (Making the best use of land) supports the prioritisation of well-connected sites 

for development including intensifying the use of land to support, amongst other things, 

workspaces, and promoting higher density development, particularly in locations that are 

well-connected to jobs, services, infrastructure and amenities by public transport, walking 

and cycling. 

• Policy GG3 (Creating a healthy city) seeks to “ensure that new buildings are well-insulated 

and sufficiently ventilated to avoid the health problems associated with damp, heat and 

cold” and to “promote more active and healthy lives for all Londoners and enable them to 

make healthy choices.” 

• Policy GG5 (Growing a good economy) recognises the strategic aim to “promote the 

strength and potential of the wider city region”, including the support and promotion of 

“sufficient employment and industrial space in the right locations to support economic 

development and regeneration.” 

• GG6 (Increasing efficiency and resilience) sets out strategic imperatives to “seek to improve 

energy efficiency and support the move towards a low carbon circular economy” including 

through making buildings adaptable to future changes. 

• Policy D3 (Optimising site capacity through the design-led approach) is clear that, “all 

development must make the best use of land by following a design-led approach that 

optimises the capacity of sites” and that “higher density developments should generally be 

promoted in locations that are well connected to jobs, services, infrastructure and amenities 

by public transport, walking and cycling”. In terms of specifics, Policy D3 sets out that 

development is to “be of high quality, with architecture that pays attention to detail, and 

gives thorough consideration to the practicality of use, flexibility, safety and building 

lifespan through appropriate construction methods and the use of attractive, robust 

materials which weather and mature well”. 
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• Policy D4 (Delivering good design) states that “design and access statements submitted with 

development proposals should demonstrate that the proposal meets the design 

requirements of the London Plan.” 

• Policy D5 (Inclusive Design) seeks to achieve the highest standard of accessible and inclusive 

design across new developments.  

• Policy D8 (Public Realm) establishes criteria for proposals which include public realm space. 

These criteria include making public realm “well-designed, safe, accessible, inclusive, 

attractive, well-connected, related to the local and historic context, and easy to understand, 

service and maintain. Landscape treatment, planting, street furniture and surface materials 

should be of good quality, fit-for-purpose, durable and sustainable. Lighting, including for 

advertisements, should be carefully considered and well-designed in order to minimise 

intrusive lighting infrastructure and reduce light pollution.” 

• Policy D11 (Safety, security and resilience to emergency) states that “development 

proposals should maximise building resilience and minimise potential physical risks, 

including those arising as a result of extreme weather, fire, flood and related hazards. 

Development should include measures to design out crime that – in proportion to the risk – 

deter terrorism, assist in the detection of terrorist activity and help mitigate its effects. These 

measures should be considered at the start of the design process to ensure they are inclusive 

and aesthetically integrated into the development and the wider area.” 

• Policy D12 (Fire Safety) encourages proposals to achieve the highest standards of fire safety 

and ensure that they: “1) identify suitably positioned unobstructed outside space for fire 

appliances to be positioned on and which is appropriate for use as an evacuation assembly 

point; 2) are designed to incorporate appropriate features which reduce the risk to life and 

the risk of serious injury in the event of a fire.” 

• Policy D14 (Noise) seeks to avoid significant adverse noise impacts on health and quality of 

life and mitigating and minimising the existing and potential adverse impacts of noise on, 

from, within, as a result of, or in the vicinity of new development. 

• Policy H15 (Purpose Built Student Accommodation) establishes the requirements for 

purpose built student accommodation  “A) Boroughs should seek to ensure that local and 

strategic need for purpose built student accommodation is addressed, provided that: 1) at 

the neighbourhood level, the development contributes to a mixed and inclusive 
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neighbourhood 2) the use of the accommodation is secured for students76 3) the majority 

of the bedrooms in the development including all of the affordable student accommodation 

bedrooms are secured through a nomination agreement for occupation by students of one 

or more higher education provider77 4) the maximum level of accommodation is secured 

as affordable student accommodation as defined through the London Plan and associated 

guidance: a) to follow the Fast Track Route, at least 35 per cent of the accommodation must 

be secured as affordable student accommodation or 50 per cent where the development is 

on public land or industrial land appropriate for residential uses in accordance with Policy 

E7 Industrial intensification, co-location and substitution b) where the requirements of 4a 

above are not met, applications must follow the Viability Tested Route set out in Policy H5 

Threshold approach to applications, Part E c) the affordable student accommodation 

bedrooms should be allocated by the higher education provider(s) that operates the 

accommodation, or has the nomination right to it, to students it considers most in need of 

the accommodation. 5) the accommodation provides adequate functional living space and 

layout. B) Boroughs, student accommodation providers and higher education providers are 

encouraged to develop student accommodation in locations well connected to local 

services by walking, cycling and public transport, as part of mixed-use regeneration and 

redevelopment schemes. 

• Policy S1 (Developing London’s social infrastructure) promotes new social infrastructure 

facilities (including community spaces) establishing that “new facilities should be easily 

accessible by public transport, cycling and walking”. 

• Policy E11 (Skills and opportunities for all) sets out that, “proposals should support 

employment, skills development, apprenticeships, and other education and training 

opportunities in both the construction and end-use phases”. 

• Policy HC1 (Heritage conservation and growth) requires development proposals “should 

demonstrate a clear understanding of the historic environment and the heritage values of 

sites or areas and their relationship with their surroundings.” 

• Policy HC3 (Strategic and Local Views) states that development proposals must be assessed 

for their impact on a designated view if they fall within the foreground, middle ground or 

background of that view. 
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• Policy G1 (Green infrastructure) states that “development proposals should incorporate 

appropriate elements of green infrastructure that are integrated into London’s wider green 

infrastructure network.” 

• Policy G5 (Urban greening) states that “major development proposals should contribute to 

the greening of London by including urban greening as a fundamental element of site and 

building design, and by incorporating measures such as high-quality landscaping (including 

trees), green roofs, green walls and nature-based sustainable drainage.” 

• Policy G6 (Biodiversity and access to nature) states that “development proposals should 

manage impacts on biodiversity and aim to secure net biodiversity gain. This should be 

informed by the best available ecological information and addressed from the start of the 

development process.” 

• Policy SI1 (Improving air quality) states that “development proposals should not: a) lead to 

further deterioration of existing poor air quality; b) create any new areas that exceed air 

quality limits or delay the date at which compliance will be achieved in areas that are 

currently in exceedance of legal limits; c) create unacceptable risk of high levels of exposure 

to poor air quality.”  

• Policy SI2 (Minimising greenhouse gas emissions) requires that all new major development 

should be net zero-carbon. Major development proposals should also include a detailed 

energy strategy to demonstrate how the zero-carbon target will be met within the 

framework of the energy hierarchy. 

• Policy SI3 (Energy infrastructure) states that “development proposals should: 1) identify the 

need for, and suitable sites for, any necessary energy infrastructure requirements including 

energy centres, energy storage and upgrades to existing infrastructure; 2) identify existing 

heating and cooling networks, identify proposed locations for future heating and cooling 

networks and identify opportunities for expanding and inter-connecting existing networks 

as well as establishing new networks.”  

• Policy SI4 (Managing heat risk) identifies that “development proposals should minimise 

adverse impacts on the urban heat island through design, layout, orientation, materials and 

the incorporation of green infrastructure.” The policy also states that “major development 

proposals should demonstrate through an energy strategy how they will reduce the 

potential for internal overheating and reliance on air conditioning systems.” 
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• Policy SI7 (Reducing waste and supporting the circular economy) identifies that “referable 

applications should promote circular economy outcomes and aim to be net zero-waste.” 

• Policy SI13 (Sustainable drainage) states that development proposals should aim to achieve 

greenfield run-off rates and ensure that surface water run-off is managed as close to its 

source as possible. There should also be a preference for green over grey features.  

• Policy SI12 (Flood risk management) requires development proposals to “ensure that flood 

risk is minimised and mitigated, and that residual risk is addressed. This should include, 

where possible, making space for water and aiming for development to be set back from 

the banks of watercourses.”  

• Policy SI13 (Sustainable drainage) states that “development proposals should aim to achieve 

greenfield run-off rates and ensure that surface water run-off is managed as close to its 

source as possible.” 

• Policy T1 (Strategic approach to transport) highlights that development “should make the 

most effective use of land, reflecting its connectivity and accessibility by existing and future 

public transport, walking and cycling routes, and ensure that any impacts on London’s 

transport networks and supporting infrastructure are mitigated.” Development that 

promotes walking through improved public realm is also supported. 

• Policy T2 (Healthy streets) encourages development proposals to deliver patterns of land 

use that facilitate residents making shorter, regular trips by walking or cycling. Proposals 

should “1) demonstrate how they will deliver improvements that support the ten Healthy 

Streets Indicators in line with Transport for London guidance; 2) reduce the dominance of 

vehicles on London’s streets whether stationary or moving; 3) be permeable by foot and 

cycle and connect to local walking and cycling networks as well as public transport.” 

• Policy T3 (Transport capacity, connectivity and safeguarding) states that “development 

proposals should support capacity, connectivity and other improvements to the bus network 

and ensure it can operate efficiently to, from and within developments, giving priority to 

buses and supporting infrastructure as needed.” 

• Policy T4 (Assessing and mitigating transport impacts) notes that “where appropriate, 

mitigation, either through direct provision of public transport, walking and cycling facilities 
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and highways improvements or through financial contributions, will be required to address 

adverse transport impacts that are identified.” 

• Policy T5 (Cycling) supports increases in cycling across London through the provision of 

secure, integrated, convenient and accessible cycle parking facilities as well as associated 

changing and facilities and showers. 

• Policy T6 (Car parking) sets out parking standards which need to be complied with and that 

“car-free development should be the starting point for all development proposals in places 

that are (or are planned to be) well-connected by public transport.” 

• Policy T7 (Deliveries, servicing and construction) states that “development proposals should 

facilitate safe, clean, and efficient deliveries and servicing. Provision of adequate space for 

servicing, storage and deliveries should be made off-street, with on-street loading bays only 

used where this is not possible. Construction Logistics Plans and Delivery and Servicing Plans 

will be required and should be developed in accordance with Transport for London guidance 

and in a way which reflects the scale and complexities of developments.” 

• Policy D9 (Tall Buildings) states that development proposals should address the following 

impacts 1) visuals, 2) functional, 3) environmental, 4) cumulative  

Other Regional Policy Considerations 

 

Sitting alongside the London Plan are a number of documents adopted as Supplementary 

Planning Guidance (‘SPG’) or other forms of guidance. Those that have informed the design 

and the assessment in Section 5 of this Statement (and other reports forming part of the 

planning submission) are set out below: 

 

• Accessible London: Achieving an Inclusive Environment SPG (GLA, October 2014); 

• Character and Context SPG (GLA, June 2014); 

• Circular Economy Statement Guidance (GLA, April 2020 – draft) 

• Control of Dust and Emissions during Construction and Demolition SPG (GLA, September 

2014); 

• Energy Planning Guidance (GLA, April 2020); 

• London Environment Strategy (GLA, May 2018); 
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• Public London Charter (GLA, March 2020 – draft); and 

• Sustainable Design and Construction SPG (GLA, April 2014). 

C. Local Planning Policy and Guidance 

 

Royal Greenwich Local Plan: Core Strategy with Detailed Policies (July 2014)  

 

The following Local Plan policies are of relevance to the Site and Proposed Development [check 

if more policies relevant]:  

 

• Policy DH1 (Design) requires all developments to be of a high quality design and to 

demonstrate they positively contribute to the improvement and both the built and natural 

environments. 

• Policy DH2 (Tall Buildings) states “tall buildings may be appropriate in Woolwich Town 

Centre, Greenwich Peninsula, Greenwich Peninsula West, East Creekside, Charlton Riverside, 

Tamesis Point in Thamesmead, Thamesmead Town Centre, the area directly surrounding 

Abbey Wood train station, and 'the Hub' area surrounding Kidbrooke station. All other parts 

of Royal Greenwich are inappropriate for tall buildings.” 

• Policy DH(b) (Protection of Amenity for Adjacent Occupiers) states that “when determining 

applications for new developments, extensions or renovations of buildings, the Royal 

Borough will only permit an application where it can be demonstrated that the proposed 

development does not cause an unacceptable loss of amenity to adjacent occupiers by 

reducing the amount of daylight, sunlight or privacy they enjoy or result in an unneighbourly 

sense of enclosure.” 

• Policy DH(h) (Conservation Areas) states “development on sites in the vicinity of a 

Conservation Area and which would have a visual effect on its character or appearance 

should respect the setting of that area.” 

• Policy DH(i) (Statutory Listed Buildings) part iv states “proposals for development which 

would detract from the setting and proportions of Listed Building or group will be resisted.” 

• Policy TC1 (Town Centres) states “town centres are the preferred location for major retail, 

leisure, cultural, office and other uses that attract and serve the public. The Royal Borough 
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will support Royal Greenwich's town centre hierarchy of major, district and local centres 

and its neighbourhood parades. Residential development in town centres is supported.” 

• Policy TC2 (Woolwich Town Centre) indicates that Woolwich Town Centre will re-assert 

itself as a Major Centre in South East London, improving the quality and quantity of tis retail 

offer and clawing back trade that has previously been lost to other centres. It states in part 

that “the Royal Borough will be supportive of 14 Retail Capacity Study 2008 75 Royal 

Greenwich Local Plan: Core Strategy with Detailed Policies development that contributes 

to the eventual reclassification of Woolwich as a Metropolitan Centre. Woolwich will 

accommodate the majority of additional town centre development in Royal Greenwich.” 

• Policy OS4 (Biodiversity) requires biodiversity enhancements, particularly in areas that are 

currently deficient in accessible wildlife. 

• Policy E1 (Carbon Emissions) states that “carbon emissions will be reduced in accordance 

with the Mayor’s energy hierarchy.”  

• Policy E(a) (Pollution) states “planning permission will not normally be granted where a 

proposed development or change of use would generally have a significant adverse effect 

on the amenities of adjacent occupiers or uses, and especially where proposals would be 

likely to result in the unacceptable emission of noise, light, vibrations, odours, fumes, dust, 

water and soil pollutants or grit.” 

• Policy E(c) (Air Pollution) states “Development proposals with the potential to result in any 

significant impact on air quality will be resisted unless measures to minimise the impact of 

air pollutants are included. Such planning applications should be accompanied by an 

assessment of the likely impact of the development on air quality.” 

• Policy CH1 (Cohesive Communities) requires developments to support the development of 

new and improved community facilities. 

• Policy CH2 (Healthy Communities) requires major developments to take account of the 

impact of development on health inequalities, which should include a health impact 

assessment.  

• Policy IM4 (Sustainable Travel) requires all developments to contribute to improved 

accessibility and safety and reduce the use of the private car and the need to travel. 
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Development should be designed for the needs of pedestrians, cyclists and public transport 

users first. 

• Policy IM(b) (Walking and Cycling) supports development to walking and cycling in the 

borough. 

• Policy IM(c) (Parking Standards) states that “developments supported by a high level of 

public transport accessibility and within Controlled Parking Zones should be car free.” 

 


