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1. Executive Summary
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1.1 Introduction + Professional Team

Client . . . . . . . . . . . . . . . . . . . . . . . .  . . . . . . . . .  Artisan Woolwich Limited 

Architect . . . . . . . . . . . . . . . . . . . . .  . . . . . . . . .  Conran and Partners 

Planning Consultant . . . . . . . . . . .  . . . . . . . . .  JLL 

Structural Engineers . . . . . . . . . . .  . . . . . . . . .  Tully D’eath

MEP Consultant . . . . . . . . . . . . . . .  . . . . . . . . .  WSP

Fire Consultant . . . . . . . . . . . . . . . .  . . . . . . . . .  WSP

Transport Consultant  . . . . . . . . . .  . . . . . . . . .  Tully D’eath

Sustainability  . . . . . . . . . . . . . . . . .  . . . . . . . . .  Hodkinson

Environment . . . . . . . . . . . . . . . . . .  . . . . . . . . .  Merebrook

Acoustics . . . . . . . . . . . . . . . . . . . . .  . . . . . . . . .  Merebrook

Land Surveyors  . . . . . . . . . . . . . . .  . . . . . . . . .  Merebrook

Right Of Light . . . . . . . . . . . . . . . . .  . . . . . . . . .  GL Hearn

Aviation Consultant . . . . . . . . . . . .  . . . . . . . . .  Eddowes Aviation Safety

Heritage Consultant  . . . . . . . . . . .  . . . . . . . . .  Hurd Rolland

Townscape Consultant . . . . . . . . .  . . . . . . . . .  Ettwein Bridges

Landscape Architect . . . . . . . . . . .  . . . . . . . . .  Townshend 

Wind Consultant . . . . . . . . . . . . . .  . . . . . . . . .  BRE

Building Control Consultant  . . . .  . . . . . . . . .  MLM

Verified Views . . . . . . . . . . . . . . . . .  . . . . . . . . .  Miller Hare

This Design and Access Statement accompanies the planning application for the redevelopment of the site 
located between 154-172 Powis Street and 125-129 Woolwich High Street. The application is submitted on 
behalf of Artisan Woolwich Limited.

The proposal is an appropriate response to the local context and will be a positive contribution to the 
surrounding urban grain. Substantially improved public realm within the site with new pedestrian routes and 
open spaces will provide a new vibrant amenity to the occupants and local community. The site provides an 
opportunity to regenerate this strategic location, providing much needed residential accommodation and 
commercial / co-working / community spaces. 

This document explains how the design proposals respond to the existing and emerging context of Woolwich 
Town Centre, offering the opportunity for revitalising this underused area off the town centre.

Artisan
Artisan Real Estate Investors Limited is a shareholding partnership between the Sanlam Group, a major South 
African financial services firm, and Argosy, a specialist real estate investor and management company.

Artisan Real Estate Investors Limited focuses primarily on delivering innovative yet complimentary, sustainable 
and location specific, mixed-use developments which add quality and a sense of purpose to their immediate 
environment. Our growth will be led where we see the greatest opportunities and we will use our expertise 
and the strength of our financial support to retain flexibility as market conditions evolve.

Artisan Real Estate Investors Limited currently targets development sites in regional towns throughout the UK 
with strong and diverse economic growth drivers. Artisans pedigree and experience in delivering mixed-use 
developments sets us apart from typical large scale or industrial focused developers.

Conran and Partners
Conran and Partners is Sir Terence Conran’s architecture and design studio: a multi-disciplinary design practice 
offering masterplanning, urban design, civic design, architecture and interiors. Based in London and Brighton, 
we offer over 30 years of international, national and local experience.

We believe that high quality design adds value and improves our lives. We are committed to understanding 
the commercial and cultural requirements of a client’s brief and working methods, to ensure the professional 
delivery of a project. Our aim is to create spatially succinct buildings that are mindful of brief, context and user 
requirements, whilst bringing delight and satisfaction.     



8Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners



9
Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

The 0.41 ha site is very well connected (PTAL 6) and Benefits 
from very well established social and cultural infrastructures. 
The proposal is for a residential-led scheme in Woolwich  
which will create a beacon responding to the existing 
buildings around the site and the new riverside regeneration 
development. 

The proposal seeks to re-develop the existing site to:

• Create high quality new homes

•  Provide flexible housing tenure offers to reach as many 
people as possible, including some PRS units.

• Improve connections. Connecting Powis Street - to Hare 
Street - to Woolwich Ferry Terminal and the Thames

• Revitalise Powis Street and Woolwich High Street

• Create a public open square offering permeability 
through an enhanced piece of public realm

• Create a new dynamic neighbourhood which sits within 
and supports the wider vision for Woolwich 

• Generate active street frontage connecting this end of 
Powis Street with Woolwich town centre

• Create quality co working space / community space  and 
employment opportunities

• Deliver High quality / exemplar design.

The Applicant is seeking planning permission for: 

• Demolition and clearance of all existing structures within 
the application site

• Erection of 3 blocks which range in height between 3-23 
storeys to provide 296 new residential dwellings, 1,158 
sq.m GEA of retail, co-working, play and community 
floorspace, along with associated infrastructure to 
support the development including car parking, access, 
roads, drainage, landscaping and servicing.

The development seeks to create a successful urban 
environment by providing significant public realm 
enhancements and landscaped space.

1.2 Design Objectives + Description of the Application
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2. Development Context
+

Townscape Study
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2.1 Woolwich: A Historical Strategic Position

19
6

5

19
11

17
9

0

Woolwich Dockyard Hare Street Powis Street

An established retail destination

Royal Arsenal Woolwich Ferry

19
25
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2.2 Relevant Planning Policy and Guidance

National Planning Policy Framework (July 2018)

London Plan (Woolwich is designated as an OAPF)

- London Plan Policy 2.15 – Town Centres

- London Plan Policy 7.4 – Local Character

- London Plan Policy 7.7 – Location and Design of Tall and Large Buildings

- London Plan Policy 7.8 – Heritage Assets and Archaeology

- London Plan Policy 7.9 – Heritage‐ led regeneration

- London Plan Policy 7.11 – London View management framework

Local Development Framework

- Policy TC1 Woolwich Town Centre

- Policy DH2 Tall Buildings

- Policy DH3 Heritage Assets

- Policy DH(g) Local Views

- Policy DH(h) Conservation Areas

- Policy DH(i) Statutory Listed Buildings i) Protection of Listed Buildings

- Policy DH(j) Locally Listed Buildings

Tall Buildings Assessment 2011

 Woolwich Town Centre Masterplan (2012)

Other relevant guidance

- Historic England Advice Note 4 – Tall Buildings (2017)

- Historic England ‐ The Setting of Heritage Assets (2017)

- Historic England ‐ Conservation Principles Policies and Guidance for the       

Royal Greenwich Local Plan: Core
Strategy with Detailed Policies

30 July 2014

WOOLWICH 
TOWN CENTRE 
MASTERPLAN SPD
April 2012

Allies and Morrison 
Urban Practitioners
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2.3 Understand Aspirations

WOOLWICH TOWN CENTRE MASTERPLAN

WOOLWICH TOWN CENTRE MASTERPLAN - SPD       APRIL 2012 17

Principles / concept plan

Future potential development land
Existing planned/current development
Areas for further heritage protection
Improved links across A205/A206
Core retail area
Design enhancements
Riverside Transit route
Active frontage to General Gordon Square
Recently improved pedestrian routes
Important pedestrian routes with potential 
for improvement
Animated riverside
Public transport hub
Area of intensi cation around DLR and 
Crossrail stations

28 United Living | Research Report | Conran and Partners | 20 May 2016  

The proposal will help to achieve the Woolwich Town Centre Masterplan’s aspirations by:

- Creating a landmark and forming Woolwich gateway

- Developing a site that has been identified as future potential land

- Fixing the eroded urban grain 

- Creating some active frontage and a continuity of the retail fringe

- Improving the public realm and creating some public open spaces

- Improving the permeability through the site    

According to the Tall Buildings Assessment, there is currently a lack of quality views in Woolwich. 

The introduction of more well designed tall buildings in the town centre may provide attractive 
new landmarks in the area, creating new views and adding to any existing views.

Woolwich Town Centre is identified as an appropriate location for tall buildings. Its varied 
character and variety of building types and scales means that tall buildings would work in this 
setting without having an adverse impact on the existing character. Tall buildings could help to 
intensify the area and help to support its growth into a Metropolitan Centre. 

The Tall Buildings Assessment 2011 shows the site is within 
the zone suitable for tall and landmark buildings.

As mentioned in Annex One ‘Opportunity and Intensification Areas’: 

Building on existing and proposed transport infrastructure including Crossrail, and realisation of 
the boroughs substantial residential capacity, Woolwich could evolve to perform a higher role in 
the town centre network, which subject to implementation of the OAPF, could merit Metropolitan 
status. Implementation of proposals for the Royal Arsenal is also raising the profile of Woolwich 
and encouraging the wider regeneration of the town centre. Attractive links have been completed 
between the Arsenal and the town centre and should be complemented by further high-quality 
design and environmental improvement across the town and the A206 corridor, including General 
Gordon and Beresford Squares. There is potential to improve links with the South East London 
Green Chain and neighbourhoods to the south.

This extract from the Woolwich Town Centre 
Masterplan SPD, April 2012 recommends the site 
to be developed.

Woolwich Town Centre Masterplan

THE LONDON PLAN
THE SPATIAL DEVELOPMENT STRATEGY FOR LONDON 
CONSOLIDATED WITH ALTERATIONS SINCE 2011 

MARCH 2016

ANNEX ONE

OPPORTUNITY 
AND 
INTENSIFICATION 
AREAS
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The site is located at a nodal point the 
emerging Animated Riverside, the Riverside 
Transit route, the core retail area and some 
of the improved links across the A206, 
as identified in the Woolwich Towncentre 
Masterplan, meet.

Improved links across A205/A206

Core retail area

Riverside Transit route

Animated riverside

Recently improved pedestrian routes

Important pedestrian routes with 
potential for improvement

Woolwich Town Centre Masterplan - Strategic Pedestrian Access

Diagram showing strategic pedestrian access as identified in Woolwich Town Centre Masterplan
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Combined Overview - Summary of Aspirations and Opportunities

Development of this site 
should be considered 
in conjunction with 
the redevelopment of 
Mortgramit Square.

It presents a positive frontage 
to Woolwich High Street 
reducing the impact of the 
A206 on this entrance point to 
the town centre.

Emporium Building - 

New residential 
refurbishment of the 
former Woolwich Co Op 
Department Store. 

Anchor retail store.

Newly Refurbished building

(Travelodge Hotel)

Retail fringe

Smaller scale 

Further 
Proposed 
Development

The former Gala Bingo site acts 
as a strategic point to both Powis 
Street and the town centre.

It has been identified as a 
potential site to be refurbished 
to its original use as a cinema 
or other leisure/ entertainment 
use to anchor the future evening 
economy of the town centre. 

Restored Connection

Further proposed development

Planning permission

Current permeability

Retail fringe

New/restored connections

Refurbished Listed building

Potential for this infill 
development site to 
accommodate new residential-
led uses. 

Anchor retail store

Former Gala Bingo Hall



18Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

2.4 Tall Buildings Assessment 2011 - Review

Picture 5.1 Key to maps

5.1 Woolwich

Proposed Change and Development

Figure 5.2 Woolwich proposed change and development

19

Figure 5.2 Woolwich proposed change and development (p.19) - Tall Buildings 
Assessment 2011

Site

• Figure 1.1 from the assessment hows that the site is located in a zone where tall 
buildings may be appropriate.

• Figure 1.1 suggests that Tall Buildings will help to define a strong riverfront and 
define the skyline along the Thames.

• According to the assessment, tall buildings within the Town Centre Masterplan 
would be a positive contribution, being supported by very good transport 
infrastructure.

• Public Transport Accessibility Levels and Proposed Change and Development are 
the most relevant conditions for an area to qualify as appropriate for Tall Buildings. 
Therefore, the site is within one of the most strategic locations in the Royal Borough 
of Greenwich, as shown in figure 4.1.

• The Woolwich Town centre Masterplan SPD identifies the site to be developed, 
qualifying it as a site where tall buildings could have the potential to regenerate and 
increase intensity of use and act as markers for change.

• The assessment aknowledges the change of character between the eastern and 
western end of Powis Street, the western being much less used. Tall Buildings 
in this area would be an opportunity to intensify the activity and can add to the 
permeability and legibility of a place.

Figure 1.1 Areas where tall buildings may be appropriate (p.4) - Tall Buildings 

Tall Buildings Assessment 2011

Figure 1.1 Areas where tall buildings may be appropriate

1.0.5 Any areas that are not specifically identified in figure 1.1 are considered inappropriate
for tall buildings.

Tall Buildings Assessment 2011

Site

Figure 4.1 Public Transport Accessibility Levels

Stage 2

Tall Buildings Assessment 2011

Figure 4.1 Public Transport Accessibility Levels (p.15) Tall Buildings Assessment 2011

Site

The Tall Building Assessment 2001 assessed the potential and appropriateness for the development of new tall buildings within the Borough of Greenwich. 
This document will provide evidence to support the Council’s proposed policy approach to tall buildings within the emerging Core Strategy and supporting 
documents within the Local Development Framework.
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2.5 Recent and Emerging Developments around the site

1

3

4

1
2

2

3 4

The Emporium 

Mast Quay

Royal Arsenal Riverside

Callis Yard  

23 Storeys / 75.4m AOD

22 Storeys 
/75m AOD

22 Storeys 
/75m AOD

22 Storeys 
/75m AOD

22 Storeys 
/75m AOD19 Storeys   

/64m AOD16 Storeys   
/55m AOD

10 Storeys   
/37m AOD

15 Storeys / 
51m AOD

15 Storeys / 
51m AOD

18 Storeys / 66m AOD

8 Storeys / 30.7m AOD

16 Storeys 
54.9m AOD



20Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

2.6 Surrounding Building Heights within the Woolwich Town Centre Masterplan
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Figure 22. Sites for future development (as identified in the 2012 Masterplan) with emerging development heights (under construction / 
consented shown as well).
Extract from EBA’s Townscape Study



21
Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

2.7 Townscape Study

As part of the planning application, a Townscape Study 
has been prepared by Ettwein Bridges Architects and is 
appended to the Design and Access Statement. Please 
refer to the report for further details.

During pre-application consultations, both the RB 
Greenwich and Design Council-CABE suggested 
an analysis be commissioned of what would be an 
appropriate height for tall buildings on the application 
site.  

The report first looks at the existing policy context which 
forms the basis for decision-taking within the Borough 
with particular focus on the ‘Woolwich Town Centre 
Masterplan’ SPD (2012) as well as the evidence base 
document of ‘Tall Buildings Assessment’ (2011).

This is followed by the overall analysis of the Town Centre 
incorporating assessment of its physical characteristics 
and character. 

This also includes an overview of building heights coupled 
with the analysis of relevant consented schemes which will 
allow the Site to be placed into context with the existing 
and emerging townscape and skyline. The assessment 
of architectural, urban design and townscape aspects of 
the scheme will allow assessment of the appropriateness 
of the proposals in relation to the existing and emerging 
context of the Woolwich Town Centre as well as RB 
Greenwich’s riverside.

The key questions addressed in this report are as follows:

- What are the Woolwich-wide townscape / urban design 
issues?

- What has been the impact of tall buildings in the Town 
Centre?

- What height is appropriate in the Town Centre?

- Where could tall buildings be located, and not?

- How have the proposals for the Site addressed the 
constraints and opportunities of the townscape?

DRAFT – v1d  A

154-172 POWIS STREET AND  
125-129 WOOLWICH HIGH STREET  

London 
SE18 

TOWNSCAPE STUDY 
of Conran and Partners proposals 

July 2018

DRAFT – v1d

J1199 POWIS STREET, WOOLWICH, RB GREENWICH, LONDON JULY 2018
TOWNSCAPE STUDY 
1199 2018.07.11 TC analysis A3 v1d_DRAFT_clean.docx 

Page 38 of 44 
© Ettwein Bridges Architects 

A
Defining the principles for the future emerging skyline of 
Woolwich  

4.8. Following the review of all the development sites identified in 
the 2012 SPD as well as the review of these already under 
development and / or where developments of certain scale 
and height have already been approved by the LPA, Figure 23
analyses the remaining sites and the appropriate height of 
future development on these. This analysis also takes into 
account the townscape analysis in Section 3.

Beresford frontage 
4.9. The development on the western side of Beresford Road will 

have to address and correspond to the emerging scale, 
massing and height of that of the Royal Arsenal development 
whilst also being the intermediary between the fine grain of 
Powis Street and Hare Street. However, the success of these 
developments will be very much dependent on the 
improvement of connections across the road corridors.  

Plumstead Road / Spray Street  
4.10. The same principle should be applied to the development site 

opposite the recently completed Compton House on 
Plumstead Road where the building block should seek to 
address the contrasting characters of the Royal Arsenal and 
the core of the Town Centre. A planning application has been 
recently submitted for the extensive regeneration of the Spray 
Street Quarter (LPA ref. 18/0126/F) comprising a high-
density area of buildings varying between 8 and 24 storeys 
along the Plumstead Road front and between 3 and 7 storeys 
on the Spray Street front. This will form a significant new 
cluster of buildings together with the already existing tall 
buildings on the opposite side of the Road which will not only 
alter the focal points of the Town centre but also the 
perception of it from the North Bank. The AVR views included 
in the submission confirm this and illustrate and coupled with 
the proposed mix of uses, the development has the potential 
to expand the core of the Town Centre further east. The effects 
resulting from the concentration of a new nodal point 
between the Royal Arsenal and the DLR Station could be 
significant on the already more marginal areas of Town Centre 
rendering them even more as being on the periphery. 

Woolwich Central  
4.11. The remaining site originally designated for a 27-tower 

remains vacant but has the potential similar to the Powis 
Street sites to knit this section of the townscape firmly into 
being a part of the Town Centre instead of remaining as a 
periphery site. 

Figure 23. Cumulative plan of existing and emerging development heights together with possible heights for the remaining development 
sites (as defined in 2012 Masterplan). 

Powis Street vicinity 
4.12. The development sites around the North and NW end of the Town 

Centre (i.e. Leisure centre, Triangle Site, Powis Street car park and 
Sainsbury’s site) form part of a more complex townscape character of 
more varied quality comprising built form of low to medium scale and 
height. The redevelopment of the Swim / Leisure Centre on the 
riverfront has the potential to open up the historic views of the River 
from Powis St. / Hare Street and therefore, the height of the future 
development of the site should also reflect that. The sites fronting onto 
Powis Street have the potential to create an anchor in this currently 
poorly defined townscape and significantly improve the legibility as an 
important point on the route to the ferry and the Riverside.

The remaining development sites as outlined in Figure 23 have 
immense potential to enhance the legibility of the Town Centre as 
well integrate and knit together the currently marooned and 
isolated areas on the periphery of the Town centre boundaries. 
Those located on the edges of the present Town Centre could also 
establish these locations as anchors in the overall urban landscape 
though acting as both local and wider landmarks. The ways how 
the proposals for the Application Site have addressed these 
aspirations has been assessed in Section 5.  

Extract from EBA’s Townscape Study assessing the appropriate heights in the Town Centre Masterplan, 
showing the site as an appropriate location for tall buildings of 21+ storeys.
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3. Site + Context
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3.1 Site Description

The site is approximately 0.41 hectares and is located within 
Woolwich Town Centre, which forms part of the area identified as 
the Woolwich Opportunity Area in the London Plan. 

Approximately 190 metres south of the River Thames, the site is 
bounded by the A206, Mortgramit Square and the Grade II listed 
former Granada Cinema. The locally listed art deco building, which 
now accommodates the Emporium housing development, is also 
located next to the site. 

• Properties 114-172, on the eastern side of Powis Street, which 
vary in age, height and design, and are predominantly unoccupied 
or in retail or commercial use. Some of the units were previously 
occupied by a nursery (D1 use).

• The ‘Furlongs Garage’ located at 125-127 Woolwich High Street 
extends into Mortgramit Square and no 124 Woolwich High Street. 
The garage comprises a car wash, workshops and forecourt shop 
(vacant), all of which are single storey units. 124 Woolwich High 
Street is a retail unit with a residential unit above.        
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3.2 Site Location & Transport Links

Site

Views

Rail

Significant 
Roads

DLR

Ferry

Foot Tunnel

The site is well served by buses, with the 
closest bus stops located within meters 
of the site on Powis Street, South Circular 
Road and the A206. These services 
provide access to Lewisham, Bexley 
and the City. Woolwich Arsenal (DLR 
and national rail service) and Woolwich 
Dockyard (national rail only) stations are 
both located less than 600 metres away 
from the site while the future Woolwich 
Crossrail station is located approximately 
800 metres east of the site. Overall, the 
site has a PTAL rating of 6a, in a range of 
1 to 6, which indicates an excellent level of 
accessibility to public transport services.
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3.3 Open Space

1. St Marys Garden

2. Woolwich square

3. Barrack Field

4. Dial Arch 

WIDER CONTEXT ANALYSIS
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The site benefits from varied green spaces and 
public realms.
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Site

Education

Amenities - Shops/Bars/Cafe’s

Recreation

Religion

Parks

Civic Space

Culture

Hotel

County Court

3.4 Existing Use 

• Properties 114-172, on the 
eastern side of Powis Street, 
which vary in age, height and 
design, and are predominantly 
unoccupied or in retail or 
commercial use.

• The ‘Furlongs Garage’ 
located at 125-127 Woolwich 
High Street extends into 
Mortgramit Square and no 124 
Woolwich High Street. The 
garage comprises a car wash, 
workshops and forecourt shop 
(vacant), all of which are single 
storey units. 124 Woolwich 
High Street is a retail unit with 
a residential unit above.
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3.5 Ground Floor Uses of the existing / emerging context around the site

Residential Lobby

Commercial

Hospitality

Offices

Residential 

Public / Community 

Site

The diversity of ground floor uses 
around the site represents an 
opportunity to create a dynamic 
neighbourhood where the 
development meets the ground 
which would contribute to make a 
place around the generated piece 
of public realm.
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3.6 Heritage Context & Listed Buildings

WOOLWICH TOWN CENTRE MASTERPLAN - SPD       APRIL 2012 101

Woolwich built heritage conservation

Listed buildings

Conservation area

Locally listed buildings

1

1

2

3 4

3

2

4

 Former RACS Building

New Wine Church (former Odeon Cinema)

 Former Co-op Building

 Former Granada Cinema’s Interiors

Extract from Woolwich Towncentre Masterplan

As part of the planning application, an Heritage Townscape and Visual Impact Assessment has been prepared by Hurd 
Rolland.  This report provides a baseline assessment of the Site, through research and site assessment. The report informs 
why and to what extent the buildings, within the Site, may be historically or architecturally significant. The understanding 
of significance has been used to assess the impact of change upon the heritage assets as a result of the proposed 
development.

The document also assesses the townscape and visual impact of the proposed development and describes the relevant 
characteristics of the surrounding area. Key views towards the Site and the potential impacts which would result as a 
consequence of the development proposals, have been assessed. Please refer to the report for further details.
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4 Site History & Existing Fabric
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4.1 Historic Development of the Site
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1950’s

1970's

1970’s 1990’s

1990's

Tramway is shown on Woolwich high Street and the Ferry terminal is located within the continuity of Hare street. The grain of the urban block is very tight and consistent around 

the south, west and nortn edges. Mortgramit square is located in the centre of the urban block, as a shared yard.

The ferry terminal has been relocated and the roundabout has been introduced. The garage has been extended along Woolwich High, creating however a discontinuous edge. 

The connection to the river is still existing.

The connection to the river has now been lost.

The urban grain starts to be eroded with a wide gap along Woolwich High street and irregular plot widths with the construction of the Granada cinema and the Co-op building. 

The garage has also replaced the yard of Mortgramit Square in the centre of the urban block.
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1925 2015

Early 20th century plot patterns on Powis Street 21st century plot patterns on Powis Street (Growth in plot size)

Current image of Woolwich ferry terminal with the site indicated 
within the red lines. Lack of activity and destination.

Active hub and beacon / destination

1925 2015

Site History & Existing Fabric - Historic Development of the Site 

The Site The Site
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Site History & Existing Fabric - Historic Development of the Site

Prevailing Character of the Block Area

Woolwich town centre has seen significant transformation over 
last 240 years, including the introduction and expansion of the 
artillery barracks and naval dockyard, and the development of the 
market within the town centre.

The introduction of a Thames crossing at Woolwich led to the 
introduction of Powis Street; thus providing a physical connection 
between the river and Woolwich town centre. The growth of 
Powis Street, including the introduction of Hare Street, led to the 
establishment of what is known today as the ‘Woolwich Triangle’ 
at the northern end of the thoroughfare.

Historical Morphology of the Woolwich Triangle

During the eighteenth century, land behind what is now Woolwich 
High Street was undeveloped agricultural land, mainly large 
orchards belonging to the Manor House on the High Street. The 
first signs of an industrial settlement was concentrated along 
Woolwich High Street and what is now Plumstead Road. The 
buildings located on Woolwich High Street were generally of 
insignificant scale and mainly associated with the activities within 
the Kings Yard area (sited between the Naval Dockyard and the 
Royal Arsenal).

By 1798, Powis Street was formed to provide connection between 
the Kings Yard area and the Town or Market Centre. New 
buildings constructed on Powis Street were generally of single 
or two storeys, comprising mostly flat-fronted brick houses. Any 
regularity of terraces was disrupted at irregular intervals by small 
gaps and non-domestic buildings. To the north east side of Powis 
Street, The Woolwich (Dog Yard) Brewery was developed.

Around 1808, the western side of the brewery site sited between 
Powis Street and High Street was developed as residential 
accommodation in the name of Mortgramit Buildings Later 
designated a ‘square’, this development originally had three sides. 
On ground plan there were thirty-five units sited around the 
‘square’, in back-to-back format, with seven more sited across Dog 
Yard. Access to Mortgramit Square was provided from High Street.

Aerial view of ‘Woolwich Triangle’ block

Map of 1869Map of 1825

By 1825, the Powis Street frontages were fully developed up 
to the Northwest end. The introduction of Hare Street at its 
approximate mid-point (then known as Richard Street) formed 
what is recognised today as the ‘Woolwich Triangle’. Within 
Howater’s plan of 1825, Woolwich High Street appears to have 
been cleared with development sites available along the south 
side. The Dog Yard Brewery was subsequently redeveloped in 
1849.

By 1869 Dog Yard provided a direct connection between Hare 
Street and Powis Street and access to Mortgramit Square. 
Edward Street; sited at the Northwest corner of the triangle had 
now become defined as a street with properties on its East and 
West sides. By 1883–7 Mortgramit Square had been redeveloped 
with stables and sheds for a cartage business.



35
Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

Site History & Existing Fabric - Historic Development of the Site

Alley leading off Woolwich High Street towards the centre of the site  

Ordnance Survey Map - 1908

Existing site plan with historic Mortgramit Square (1908).
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4.2 Historic Site Uses

Summary of the Character Change within the Woolwich Triangle 
and Powis Street

The last 240 years have seen significant changes to the Woolwich 
Triangle character area. 1798 saw the development of Powis Street 
as a thoroughfare connecting the Thames with Woolwich Town 
Centre, and by the middle of the 19th century the Powis Triangle 
between Powis Street, High Street and Hare Street had formed as 
an urban block. In its origin the block was a consistent two storey 
height and 4.3m plot widths. Latter developments at Dog Yard 
and Mortgramit Square introduced backyard activity within the 
block and provided connections between the three main street 
edges of the block.

By the early 1900s, the character area of the Powis Triangle 
went through its first major transformation. The block saw an 
increase in commercial, retail and leisure/ cultural activity within 
buildings. Much of this change in use generated a consolidation 
of small plots into larger single development plots with wider 
frontages. In most instances it brought about new buildings to 
the street and the associated backyard spaces, however some 
of the development was merely the joining up of small buildings 
into larger ones. Along with the larger plot footprints came taller 
buildings. Block heights gradually increased from two storeys up 
to some eight storeys.

By the middle of the 20th century where Powis Street and Hare 
Street edges remained predominantly intact, the introduction of 
commercial space for the sale of vehicles (by the retailer Furlongs) 
eroded the formal block edge of the south side of High Street, 
significantly altering the townscape character of the block. The 
subsequent demolition of the Power Station to the north side of 
the street provided large footprint sites for new leisure and river 
authority buildings and enabled High Street to be converted from 
single to dual carriageway to deal with the increasing traffic of the 
Ferry.

A new vehicular roundabout was introduced at the junction with 
Church Street and John Wilson Way (South Circular) for the ferry 
crossing, however this change in road layout led to the erosion 
of definition of Parson’s Hill/ Edward Street. Particular buildings 
at this location have more recently demolished and plots left 
vacant, eroding any qualitative character at the important junction 
between the streets.

Due to the level of uncontrolled and sporadic transformation of the 
‘Woolwich Triangle’ block, particularly to High Street and Powis Street, 
and the increase in the building footprints and size of the transport 
corridors, it is evident that there is no longer a prevailing scale or 
height for the block and character area. The migration of retail activity 
away from the block and towards the town centre during the first 
decade of the 21st century has left many of the buildings vacant, 
resulting in what can be described today as a semi-derelict character.

In 1939 Furlong’s extended their premises at 160 Powis Street to 
the rear of the street frontage showroom property. The extension 
comprised of a large utilitarian four-storey brickwork garage with 
ramp access, linked to a smaller building by a high-level bridge over 
Mortgramit Square. During the 1950s Furlong’s developed the High 
Street frontage into a vehicle forecourt with single storey ancillary 
buildings. The forecourt later become a petrol filling station and is 
today used as a car wash.

Map from 1908 showing mortgramit square is located in the centre of the urban 
block, as a shared yard.

Existing Site Plan. Map of 1956 showing the garage within the previous Mortgramit Square.
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THE SITE 

Elevation Key

A204 
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Woolwich High Street Elevation 
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Woolwich High Street - Towards Hare Street junction Woolwich High Street at Hare Street junction Woolwich High Street facing west Woolwich High Street - The former Gala Bingo Hall 

4.3 Existing Streetscape + Frontages - Woolwich High Street
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THE SITE 

Elevation Key

INDEPENDENT RETAIL

PEDESTRIAN 

HERITAGE

ART DECO

AXIS TO DLR

Powis Street Elevation 

Powis Street - Active shopping hub Powis Street - Retail outlets Powis Street facing south east Powis Street - Emporium - former Co op building

Existing Streetscape + Frontages - Powis Street
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THE SITE 

Elevation Key

Hare Street Elevation 
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Hare Street at the junction with Woolwich High Street Hare Street facing Mortgramit SquareLeading along Hare Street Hare Street - corner of site entrance

Existing Streetscape + Frontages - Woolwich High Street
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VARIED EDGES  

INTERSECTIONS 

LAYERED

South east facing aerial image of the site 

Mortgramit Square Leading off Hare Street Facing Mortgramit SquareAlley leading toward Woolwich High Street

Existing Streetscape + Frontages - Mortgramit Square
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4.5 Urban Grain

Continuous and strong street frontage defines 
an intact urban block

Historic c. 1900 Present 2016

Strong and direct dividing walls define 
A distinct urban grain 

Urban grain is eroded

Woolwich High Street with an eroded street frontage
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4.4 Site Topography

Woolwich Town Centre is dramatically 
impacted by the area’s changes to the 
landform. The topographical drawing 
indicates a downward slope toward the 
north east to the River Thames. 
There is a change of approximately 25 
metres (or eight storeys) between the 
south west end of Love Lane and the 
river’s edge.
There is a difference of 3 m from Wool-
wich High Street to Powis Street. This 
change in levels represents a constraint 
but also an opportunity for the car 
parking management.

SITE
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5. Design
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5.1 Masterplan Design Principles
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Positioning within the Local Urban Context 
A new heart to Powis Street and Central Woolwich

H
are Street

Pair of tower engaging with Woolwich Ferry 
Terminal, the Riverfront and Skyline

Retail Fringe to ‘Civic Core’

Royal Arsenal Development

Woolwich Ferry Terminal

Callis Yard

Mast Quay 

Woolwich Town 
Centre

Powis Street

H
are Street

F
uture C

onnection to the river 
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ens E
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Royal Arsenal 
Gate House 

W
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New point of interest
Welcomes passers by 

Moment of pause

Linear path along side of the 
active ground floor

Market

Wider pedestrian connection Connecting and reactivating 

Powis Street Powis Street

5.1.1 Strategic Principles
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Site Strategy - Repairing Woolwich Triangle 

Historic c. 1900 Present 2016 Future 

Continuous and strong street frontage defines 
an intact urban block

Woolwich High Street with an eroded street frontage Proposed buildings along Woolwich High Street 
repairs the erosion of the townscape

No direct route through the urban block Direct route for vehicular use between Powis Street 
and Hare Street with no quality public space 

Proposed development introduces a permeable urban 
route between Powis Street and Hare Street and offers a 
sequence of high quality public spaces
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5.1.2 The layout has been tested and has evolvedINITIAL MASSING SKETCHES
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The layout has been tested and has evolved

During design development, and in collaboration with Royal Borough of 
Greenwich Planning and the GLA, the design team tested the
Masterplan by looking at alternatives to ensure that the optimum urban 
design approach is achieved.
This involved considering alternatives against the masterplan principles 
as set out as part of our strategic approach.

September 2016

 June 2017

November 2016 May 2018

November  2017
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5.1.3 Masterplan

BLOCK AB

BLOCK C

BLOCK D
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5.1.4 Buildings’ Footprints generating Open Spaces

Buildings’ footprints form a defined public 
square.

The orientation of Block A/B being perpendicular to 
Powis street creates a passage to the central open 
square, reinstating the tight grain of the urban block.

Block A/B Block A/BBlock A/B

Block C Block CBlock C

Block D Block DBlock D

The geometry of the footprints allows visual 
connections between the street, the public square 
and the residential courtyard. 
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BLOCK A

BLOCK B

BLOCK C

BLOCK D

Permeability through Block CPermeability through Block C

BLOCK A

BLOCK B

BLOCK C

BLOCK D

Residential lobby

Co-Working / 

Community Space

Retail

Play space / 

Community Space

Bike Store

Bin Store

Car Parking 

Back of House

Key 

5.1.5 Ground Floor & Placemaking

ACTIVE & PERMEABLE GROUND FLOOR

 A primary design objective is to create a dynamic 
neighbourhood which sits within and supports the wider 
vision for Woolwich.

The scheme completes and repairs the urban perimeter 
with active street frontage, connecting Powis Street to 
Hare Street and to Woolwich High Street. This is fixing the 
urban grain that has been eroded over the last century.

Redeveloping this site is an opportunity to revitalise the 
western end of the high street, engaging with the retail 
fringe to Woolwich civic core and improving the links with 
the waterfront and Woolwich Ferry Terminal.

At the heart of the scheme, a key offering of the project is 
the significant improvements to the public realm, offering 
permeability through a new public square. 

The architecture around these spaces are permeable, 
in visual and physical terms. This increases the sense 
of space, increases activation, and improves resident 
and visitor experience. Residential lobbies, community 
play amenities and flexible ground floor units which can 
accommodate different uses such as co-working are 
forming the activated edges of this square.
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Lower Ground Floor / Woolwich High Street Level

The existing levels of the site create a Lower and an Upper Ground Floor, forming a podium on the Powis Street edge, housing the car parking, keeping 
the public open space car free. This change in levels is also the opportunity to create additional active frontage including some double height space.

Upper Ground Floor / Powis Street Level

Ground Floor - Placemaking

Residential lobby

Co-Working / 

Community Space

Retail

Play space / 

Community Space

Bike Store

Bin Store

Car Parking 

Back of House

Key 
Residential lobby

Co-Working / 

Community Space

Retail

Play space / 

Community Space

Bike Store

Bin Store

Car Parking 

Back of House

Key 
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Car Parking 

Back of House

Key 

Bike Store

Key 

Residential lobby

Co-Working / 

Community Space

Retail

Key 

Ground Floor - Placemaking and Active Frontages

Hierarchy of public spaces from 
Powis Street to Mortgramit 
Square

Play Space / Community Space 
at a central location

Residential lobby activating 
Public Space and Private 
Courtyard

Community Hub

Double Fronted Flexible Co-
working Space / Community 
Space forming a link from 
Woolwich High Street to 
Mortgramit Square

Visual connection between the 
Central Open Space and the 
residential courtyard.

Powis Street active frontage to 
maintain Powis Street scale and 
character 

Pow
is Street

Woolwich high Street

Shared office space will be provided at ground floor 
level. This space will be a collaborative, creative 
workspace for small and medium enterprises, local 
businesses, individuals and start-ups, for which there 
is a growing demand within the Borough. Such spaces 
support collaboration, openness, knowledge sharing 
, innovation and the user experience. The space will 
be fully accessible with shared facilities for users. The 
floorspace can be adapted for the changing needs and 
working patterns of its users over time. 

Retail

Play space / 
Community Space



56Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

Substation

Car Park

Car Park

7.400 m

7.635 m

7.300 m

7.635 m

7.280 m

7.300 m

Retained Earth

Block AB -
19 Storeys 
above street 

Block D - 6 
Storeys 
above street 
(FT-D1) 

Block C - 23 
Storeys 
above street 

Block AB - 4 
Storeys 
above Powis 
Street 

Woolwich High Street Existing bus stop to be Flipped to 

back onto road

130
131

132

Cathedral

C00.01

C00.02

C00.03

B00.01

D00.01

C00.04

Postbox to be 

moved

7.600 m

7.885 m

7.885 m

7.885 m

7.600 m

Existing dropped kerbs 
to be removed

Internal Play Space/
Community Space

Lobby

Co-working / Community Space

Lobby

Mortgramit S
quare 

Woolwich High Street 

H
a
re

 S
tre

e
t 

4
3

4
1
A

4
1

4
7

3
9
-4

1

5
1
-6

1

6
2

130
131

132

Cathedral

120

Key

Planning Boundary
Buildings
General surface are

Internal Play Space/
Lobby
Commercial
Ancillary 
Plant

B

Residential 

Parking

Cycles

Door

B00.01 Entrance Do

C00.01 Entrance Do

C00.02 Entrance Do

C00.03 Entrance Do

C00.04 Potential En

D00.01 Entrance Do

Entrances:Entrances:

NOTES:
Copyright Conran + Partn
No implied license exists
scale this drawing. All dim
responsibility. All work mu
errors and omissions to b
Boundary to be reviewed
with the site survey.

N
1:250

Ground Floor - Placemaking and Uses
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Cafe / Lounge at entrance 
of Co-Working / Community 
Space activating Mortgramit 
Square.

Internal Play Space / 
Community Space, including 
flexible space, ping-pong 
tables, seating areas for 
board games and soft play 
areas.

Circulation Space including 
seating / breakout spaces 
create a physical connection 
between Woolwich high Street 
& Powis Street

Lower Ground Floor / Woolwich High Street Level
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Ground Floor - Placemaking and Uses

Internal Play Space / 
Community Space, including 
flexible space, ping-pong 
tables, seating areas for 
board games and soft play 
areas.

Lobby / Amenity Space 

Landscaped Courtyard for 
Block B residents.

Retail Unit(s)

Upper Ground Floor / Powis Street Level
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5.2 Use & Quantum
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5.2.1 Quantum of Development

Summary Areas
Revision: 64.0 Rev 64: Updated affordable to be 60 SR units

Date: 23.08.18 GEA and GIA areas do not include wintergarden areas - noted separately.

Prepared for Artisan for design development

Commercial Areas: 

Unit Level
Net area 

(sqm)
GIA 

(sqm)
GEA 

(sqm)
Unit A1 1 231 240 262.6
Unit B4 1 111 115 122
Unit B5 0 115 122 130.7

- - 226 237 252.7
Unit C5 0 597 601.3 643

1054 1078.3 1158.3

GIA  (sqm)
 GEA (sqm)

W_Garden 
GIA

W_Garden 
GEA

Residential 
NIA (sqm) 

Lobbies  NIA 
(sqm)

Retail NIA 
(sqm)

Substation 
GEA (sqm)

Block AB - Latest Scheme Block AB - Latest Scheme

Residential 
10,396 11,516 0 0 8,417 - 1B1P 

(37sqm)
1B 

(45sqm)
1B2P 

(50sqm)
1B2P -WA 2B3P -WA 2B3P. 2B3P+ 2B4P. 2B4P+ 3B4P 3B5

Lobby space - - - - 202 - 17 17 36 3 16 0 26 20 0 0 8

1,090 1,125 - - -
17

Retail/Play/Community
477 515 - - 457 12%

Car Park 858 957 - - -
Plant GEA 21

12,820 14,113 0 0 8,417 202 457 21

Block C 
Residential 11,794 12,962 901 1,295 9,694 - Block C 

Lobby space - 
- - - 71 - 1B1P 

(37sqm)
1B 

(45sqm)
1B2P 

(50sqm)
1B2P -WA 2B3P -WA 2B3P. 2B3P+ 2B4P. 2B4P+ 3B4P 3B5

1,365 1,503 - - - 0 0 44 2 0 17 19 52 0 0 14
Co-Working / Community 601 643 - - 597 0

Car Park
230 247 - - - 0%

13,990 15,355 901 1,295 9,694 71 597 0
Block D 
Residential 736 845 529 -
Lobby space - - - - 78 - Block D 

152 173 - - - 1B1P 
(37sqm)

1B 
(45sqm)

1B2P 
(50sqm)

1B2P -WA 2B3P -WA 2B3P. 2B3P+ 2B4P. 2B4P+ 3B4P 3B5

Retail - - - - - 0 0 0 0 0 0 0 0 0 0 5

Car Park
- - - - -

0

888 1,018 0 0 529 78 0 0
0%

Sitewide:

GIA  (sqm)
 GEA (sqm)

W_Garden 
GIA

W_Garden 
GEA

Residential 
NIA (sqm) 

Lobbies  NIA 
(sqm)

Retail NIA 
(sqm)

Substation 
GEA (sqm)

TOTALS  (sqm) 27,698 30,486 901 1,295 18,640 351 1,054 21
Sitewide:

1B1P 
(37sqm)

1B 
(45sqm)

1B2P 
(50sqm)

1B2P -WA 2B3P -WA 2B3P. 2B3P+ 2B4P. 2B4P+ 3B4P 3B5

Type

Retail 
 Play / Community (Level 1)
 Play / Community (Level 0)

Co-Working / Community

9%

0 0 5
0% 0% 100%

NOTE: Work in progress issue - 
GA and internal dwelling layouts under development; Numbers shown here are subject to change pending development of design (including dwelling layouts, structure, and general consultant coordination)

8

Residential Ancillary 
(bins/cycles/lobbies/plant)

6%

46 88 14

 Play / Community (Both Levels)

Residential Ancillary 
(bins/cycles/lobbies/plant)

Residential Ancillary 

56 62

31% 59%

39% 43%

Non-Residential:
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5.2.2 Accommodation Schedule

Buildings

Block AB (PRS Block)

Block C

Block D

17

0

0
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5.3 Massing & Scale
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5.3.1 Massing Strategy

Fixing the Urban Grain

Creating a Heart

Family of Buildings
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Massing - A Strategic Location for a pair of Tall Buildings 

• The urban block containing 
the site, historically called the 
Woolwich Triangle, is strategically  
located at the meeting point 
between the emerging riverside  
regeneration and Woolwich Civic 
Core

• A pair of tall elements will allow to 
act as a beacon at this prominent 
location, next to the river, the 
ferry terminal and at the edge of 
the Woolwich Town Centre. Being 
a pair will allow these towers to 
act as a pivot, strongly engaging 
with both the river and the town 
centre, by being an urban marker.
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4
8

12

18

19

22
23

Massing - A Contextual Approach

• Define strong edges 

• Intensify Powis Street and engage with retail fringe to civic core

• Hierarchy of Open Spaces 

• Permeability 

• Directional

• Stepping creating strong relationship with adjacent buildings 

• Powis Street frontage maintains Powis Street scale and character

• Simple and Refined building form

• Taller elements engaging with emerging skyline and riverside

Woolwich High Street

Powis Street
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5.3.2 Massing Articulation

1. A pair of tall elements at this strategic pivotal location, acting as 
a counterweight within the ‘hinge’ between the new and historic 
Woolwich

2. The massing of Block A/B is carved out to create an horizontal 
hierarchy, forming some steps to engage with the adjacent buildings.

3. The scale of the massing is broken down in the three dimensions to fix 
the urban grain. Block A/B has got an orthogonal form until it meets the 
centre of the site, where the massing is twisted to engage with the river.

4. In a similar manner to Block B, the massing of Block is articulated 
horizontally and vertically to create some slender proportions. The 
stepped treatment of the top forms a common language for this pair of 
tall elements.

5. Block D - designed as a distinct building which acts as a wayfinding 
element - a visual node from both Powis Street and Hare Street 
the corner. The roof form folds towards the square forming a soft 
distinctive massing for this block acting as a pivot and local marker.

A family of buildings is created responding to the different contextual 
elements at various scales. Block A is maintaining Powis Street scale 
and character, stepping in order to create a successful relationship 
with the adjacent buildings, whilst the plinth of Block C forms a strong 
edge along Woolwich High Street. The taller elements of Blocks B and 
C are engaging with the emerging skyline and riverside. Their efficient 
floorplates and their directional aspect create two slender tall buildings 
working as a pair. Block D, in the centre of the site, is designed as 
a pavilion, with a distinct form and reduced scale to respond to its 
neighbours, acting as a pivot and visual marker with Mortgramit Square 
wrapping around its corner.

A/B

C

D

A/B

C

D

A/B

C

D

A/B

C

D

A/B

C

D
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Proposed Site Plan

Analysed Buildings

Proposed Building on Site

Surrounding Buildings and
Structures

Consented Building on Site
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JUNE 21st

1hr Sunlight

2hrs Sunlight

3hrs Sunlight
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Extract from GL Hearn’s report showing the Overshadowing analysis.Physical model of the proposal with its context, produced by the BRE for the wind 
microclimate assessment.

Working with the BRE and GL Hearn, we have developed the building and 
spatial design in response to environmental constraints. Wind mapping 
produced by the BRE shows baseline situation, and demonstrates that the 
proposed new public space will be an attractive place to dwell in the summer 
months when we anticipate it will be most used. 
GL Hearn’s study has analysed the effect on the daylight and sunlight amenity 
to the neighbouring residential properties and the natural light amenity within 
the proposed scheme. 
The analysis demonstrates that the neighbouring residential properties would 
retain levels of daylight and sunlight amenity consistent with urban and area 
expectations.

Massing & Layout Optimisation - Environmental Studies

GL Hearn has also analysed the sunlight amenity currently occurring to the 
areas adjacent to the scheme for comparison. It has been demonstrated that 
the sunlight amenity will be improved.
The Average Daylight Factor (ADF) analysis and the Daylight Distribution 
(DD) tests show very good compliance rates.
As part of the planning application, a Daylight and Sunlight report has 
been prepared by GL Hearn and a wind microclimate assessment has been 
prepared by the BRE.

Please refer to the reports for further details.
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23 Storeys
24 Storeys

C
B

A

14 Storeys

15 Storeys

8 Storeys

6 Storeys

4 Storeys
4  Storeys

8  Storeys

3 Storeys
3

3

6

November 2017December 2016

5.3.3 Massing Design Evolution

Current Massing

• Stepping massing creating an improved relationship with adjacent 
buildings.

• Cranked portion of Block B has been removed increasing the 
separation distance between the towers while creating a simpler 
and more refined building form. This also creates some visual 
connection between the Central Open Space and the residential 
courtyard.

• Block A stepping from 4 to 8 storeys along Powis Street.

• Block B is located at the centre of the site creating a public 
open square and a residential courtyard of similar scales.

• Blocks A and B have been merged, redistributing the massing, 
creating a hierarchy of open spaces.

• Block C has been moved towards the east and Block B towards 
the west, merging with Block A, reducing building footprints 
and increasing distance between buildings, and improving the 
public realm and residential quality.   

• Geometry of Block B has been reviewed to create direct 
views from Powis Street to Mortgramit Square and improving 
permeability throughout the site.

23 2322 2219
19

18
18

5 4

33

8
12

C C
A/B A/B
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75m75m73m

64m

55m

75.4m

54.9m

79m

69m

Built Environment

Buildings with Approved Planning 

A subtle rise at the top level of the proposal reaches past the 
prevailing height to complete the arc of tall buildings and 
signifies a gesture marking the north of Woolwich town centre 

75m prevailing height 

Ferry Terminal

Current View

View Including Proposal

Mast Quay DevelopmentRoyal Arsenal Riverside Callis Yard
Set behind the Berkeley development

Foot Tunnel entrance

The proposal
Space 
between 
Buildings

66m

66m

5.3.4 Scale along the Thames - Engaging with the emerging skyline
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Scale along the Thames - Engaging with the emerging skyline

Indicative interpretation of redevelopment 
of the recreation centre as suggested in the 
Woolwich Town Centre Masterplan

Mast Quay Phase 2 Consented Development
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New Wine Church CFT Cathedral (former 
Granada Cinema)
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to Mortgramit Square
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5.3.5 Scale along Powis Street           

The scale of the development along Powis is carefully managed 
by considering the immediate context and its height. The taller 
elements in the background respond to the emerging  riverside 
developments on the east and west of the site.

Strong Horizontal Datum at Street Level

Strong Horizontal mediates between 

Cathedral and Emporium
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5.3.6 Scale across the site - from Powis Street to the river

Tallest tower on  Woolwich High Street 
towards the river.

Taller buildings towards the 
centre of the site engaging 
with the metropolitan scale 
of Woolwich.
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Scale across the site

The height of Block A at the 
western edge creates a considerate 
relationship with the cathedral 
building whilst forming a suitable 
scale for the residential courtyard.  
Through the design development 
of the masterplan, the proportions 
of the public open square and 
the distances between buildings 
have been optimised in order to 
create some high quality urban and 
residential spaces.

Tallest tower on  Woolwich High Street 
towards the river.

Taller buildings towards the 
centre of the site engaging 
with the metropolitan scale 
of Woolwich.

Low scale at Powis Street 
edge in keeping with 
existing character

A

4
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22

18

23

6

B C D
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5.3.7 London City Airport Limitation Surface

2 
 

2 Site Description 

The location of the proposed development site at Powis Street relative to London City Airport 
is shown in Figure 1.  The site lies approximately 1,270 m to the South and 80 m to the West 
of the eastern end of the runway.  The length of 1,650 m of the paved runway surface at 
London City Airport provides a reference point for the scale of the distances in Figure 1. 
 
Figure 1: Powis Street Site Location relative to London City Airport  

 
 
The proposed Powis Street development design specifies a series of 3 tower blocks. The 
development has been assessed by reference to the OS grid coordinates of the most 
significant corners of the tallest building (Block C) which is also the building closest to the 
airport within the scheme.  These coordinates are shown in Table 1.  Figure 2 shows the 
location of these reference points with respect to the building outline and roof levels.  
Figure 2 also shows reference points A2, B2, C2 and D2 which were employed in a previous 
assessment of the Obstacle Limitation Surface Heights that supported the scheme design 
and which have been confirmed by London City Airport but are no longer of direct relevance 
to the current design.   
 
The Block C roof line consists of a split-level roof accommodating a terrace which houses a 
lift overrun on the west side and a Building Maintenance Unit (BMU) and other services plant 
on the East side.  Reference points E and F delineate the corners of the tallest, east roof 
level north elevation, closest to the airport.  Point Y refers to the north-east corner, closest to 
the airport, of the lift overrun above the west roof terrace.  Point J refers to the north-east 
corner of the high chiller enclosure which protrudes beyond the east roof level parapet.  The 
east roof level parapet is specified at a height of 80.860 m AOD.  The lift overrun is also 
specified at a height of 80.860 m AOD.  The chiller enclosure is specified at a height of 
80.960 m AOD.  Specific details regarding the precise location of the BMU track are not 
provided, although the maximum height of the BMU in its parked position is specified as 
81.928 m AOD and the design intent is that the BMU is parked towards the northern end of 
the east roof level below the London City Airport Obstacle Limitation Surface.   
 
 
 
 
 
 

EAS-IN-CONFIDENCE 
P1140/R1/Draft 22 05 2018 

3.3 INSTRUMENT FLIGHT PROCEDURE MARGINS 
 

3.3.1 Runway 09 and 27 ILS OAS 
 
The Precision Approach OAS are shown schematically in Figure 3.   
 
Figure 3: Schematic Representation of Obstacle Assessment Surfaces 

 
 
The specifications for the surfaces that are applicable to operations at London City Airport, in 
accordance with the 5.5° glide slope in use for the approach, were determined by reference 
to PANS-OPS Volume II [2] Part II Section 1 Chapter 1 on Instrument Landing Systems, 
taking account of the requirements for steep approach operations set out in Appendix B to 
that chapter.  The Powis Street site is found to lie in the area covered by the Y surfaces for 
both the Runway 09 and Runway 27 ILS procedures.  The Aeronautical Information 
Publication (AIP) for London City Airport identifies Runway 09 missed-approach procedures 
with a climb gradient (CG) of 2.5% and Runway 27 missed-approach (MA) procedures with 
climb gradients of 2.5%, 3.0% and 3.5%.  The climb gradient determines the characteristics 
of the Y surface such that the height of the surface is lower at any given location during the 
climb sector of the instrument procedure for lower climb rates.  Table 3 shows the height 

The massing strategy has been carefully assessed from the beginning of the project to 
make sure it does not a�ect London City Airport.

An extensive consultation process with London City Airport has been undertaken by the 
design team to make the massing of the proposal respects the parameters.

An Aviation Safeguarding Assessment has been prepared by Eddowes Aviation Safety 
Ltd and forms part of the appendixes. Please refer to the report for further details.

Detailed technical assessment against the relevant physical safeguarding criteria has 
demonstrated that the development will not intrude into airspace that is required for safe 
and e�cient operations at London City Airport.

The main structure of the proposed building lies beneath the airport OLS and is therefore 
acceptable. 

The assessment shows that there is su�cient headroom above the heights of the finished 
buildings to allow for practical crane plans to be developed to support construction.

An operational safety assessment of reasonably foreseeable non-standard operations, 
such as single engine failure, has found that the development will not result in any 
significant impact on the safety of such scenarios.

It can be concluded that the development will have no impact on operations at London 
City Airport and may therefore be considered acceptable from an aviation perspective.

Powis Street Site Location relative to London City Airport

Schematic Representation of Obstacle Assessment Surfaces
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5.4 STREETSCAPE CHARACTER  
& MATERIALITY 
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Industrial Heritage Ferry Commerce Co-op

5.4.1 Approach to Materiality & Character: Woolwich’s Rich History
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Approach to Materiality & Character: Design Cues

Monochromatic

Brick Metal Terracotta Glazed Brick

Linear Geometric Relief
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5.4.2 Architectural Language   

Typology 1 Typology 2 Typology 3
+ +

The existing surrounding townscape context has inspired the character and materiality of the Proposed Development The street front of Block A very much addresses 
the historic character and materiality of Woolwich with a mixed red brick frontage whereas the taller elements behind relate to both the 20th century developments 
as well as the Art Deco buildings. Block D, located at the centre of the site, acting as a local marker is contracting with the rest of the development to create an iconic 
and distinctive building.

Powis Street Character

Shop Front

Crafted Engineering

Linear, Geometric, Luxury & Function.

 Streamlined Relief

Contrast

Pavilion

Wayfinding
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5.4.3 Site Edges - Strategy

• Activity
- Continue & Enliven Retail

• Continuity
- Rhythm of form 
Base

• Transitional 
- Mass
- Height
- Colour

Powis Street

• Create Strong Base

• Continue Ground Floor Datum

• Following Spirit of Existing Rooflines

• Activity creating an Appropriate Natural 
Surveillance

Woolwich High Street
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Site Edges - Strategy

• Stepping Stones

• Cathedral forming Background

• Layered Landscaping

From Hare Street

• Green Signal

• Block D Wayfinding

• Drawing People In

From Powis Street 

Cathedral
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POWIS STREET RESIDENTIAL ENTRANCE ACCESS TO MORTGRAMIT SQUARE

CFT Cathedral (formerly Granada Cinema)

Emporium Development

25.775

38.330

Notes:

All dimensions must be checked on site and not scaled from this drawing. c Conran and Partners Limited

Rev Date Reason By Checked

5.4.4  Block A - Streetscape  and Character

The stepping massing creates a layered facade on Powis Street. The base of Block A has got a 
distinguished architectural treatment engaging with the horizontality of the Powis Street retail fringe.

Typology 1
The street front of Block A very much addresses the 
historic character and materiality of Woolwich with 
a mixed red brick frontage. The pronounced reveals 
create balanced proportion between voids and solids, 
and an interesting rhythm at street level, articulating 
the massing, mediating between the cathedral and the 
Emporium buildings.
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 Block A - Materiality

Block A Brick Tonality Ornamental Elements

Vertical railings for Recessed and Corner Balconies 

RESIDENTIAL ENTRANCE

POWIS STREET

ACCESS THROUGH TO MORTGRAMIT SQUARE

38.330

25.775

 1 : 100
Proposed Block AB Detailed Powis Street Elevation

Block AB

Block C in backgroundBlock C in backgroundCFT Cathedral (formerly Ebenezer Building)
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Block A - Bay 

Brick Framed Building

Mediating between 

Cathedral and Emporium

Pronounced Reveals

Solids and Voids

Recessed balconies 
providing privacy from 

Powis Street

Crafted deep 
chamfered Reveals

Chamfered glazed 
brick piers punctuating 

Powis Street, relating 
to traditional shop 

widths and  Art Deco 
Ornamental Elements 

Metal Portal marking  
each bay and potential 

individual retail unit

Perforated  Infill Metal 
Panel

Change of materiality from  
brick to pigmented pre-

cast concrete, emphasising 
horizontality of the base , 
distinguishing it from the 

rest of the bock
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Block A Base

Key Plan

Strong Horizontal Datum at Street 
Level

Retail Signage Strategy 
making reference to the 

relief and surface mounted 
letters of the Furlongs’s 
existing garage on site

Pronounced Reveals Layered facade integrating some metalworks 
making reference to Woolwich’s architectural 
heritage and re-introducing the original shop front 
width and scale along Powis Street.

Series of reliefs  within base including some chamfered glazed brick 
piers create a deep facade at street level, engaging with the scale of 
Powis Street whilst relating to the composition of Bock A elevation.

Optimised balance between voids and solids to 
create as much active frontage as possible and 
provide flexibility for the future retail unit(s).

Base wraps around the corner with a change of 
materiality forming the residential entrance of 
Block A/B 
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Block A - Powis Street Relationship
The active frontage along Powis Street represents a positive contribution to the urban grain whilst the permeability through the site is improved. The 
new public square is visible from Powis Street with Block D acting as a local marker inviting pedestrians to use the enhanced public realm connecting 
Powis Street to Hare Street.

Rhythm of Form / Dynamic Roof Line

Change of Materiality forming facade components

Continue and Enliven RetailRetail Fringe Continuity Revitalising End of Powis Street Residential Lobby Public Realm Drawing People In
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5.4.5 Architectural Language - Blocks B & C

Typology 2

Legible as a Pair 

Same Family

Directional

Towards River

Formal / Informal

Blocks B & C form the pair of tall buildings proposed for 
the site.

Whilst connected to Block A, Block B will be read as a 
distinct element due to the difference in materiality and 
overall architectural language which will be similar to the 
that of the other tall element of Block C. 
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Typology 2 Articulated & Slender Expressed Verticality Monochromatic

Architectural Language - Blocks B & C

In terms of materiality and expression, the taller 
elements relate to both the 20th century development 
(i.e. the listed Odeon Cinema across South Circular 
Road as well as the RACS building) and the crafted 
engineering aspect of the heritage context.

Responsive to tight urban grain Linearity expressed through 
relief

The play of light and shade is 
emphasised by the stripped back 
monochromatic palette.
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Brick

Functional vs Crafted Sense of Luxury Engineered Mechanised

Tradition vs Progress

Monochromatic Palette

Glazed Terracotta Metalwork Glazing

Architectural Language - Blocks B & C



94Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

Informal Formal Informal Formal 

Architectural Language - Blocks B & C

River

Plan & Elevation are rigid and 
follow series of rules. Formality 
denotes Hierarchy

Plan & Elevation are more fluid than 
Block C

Building divided

Block B Block C

Start to 
break 
formality 
and speak 
to Block 
B. Framed 
balconies 
to rear add 
weight and 
diversion 
to the 
elevation 

Lightness at the top 
responds to Sky & City

Lightness at base
Responds to Ground & 
Neighbourhood
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POWIS STREET

MORTGRAMIT SQUAREPLAYSPACE ENTRANCE

PLAYSPACE ENTRANCE

CHP Flues - final height TBC,

CFT Cathedral 
(formerley Granada 
Cinema)

CAR PARK

38.330

50.810

70.819

71.763

77.265

80.572

81.972
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Block AB Block C
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Woolwich 
High 
Street
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Key Plan

Block C

Architectural Language - Blocks B Elevation

Framed balconies 
form light corners framing 
the sky at upper levels.

Light Base 
interacting with Public 
realm

Slipping form 
expressing the massing 
steeping from Powis 

Strong Datum 
Line at Base forming 
interface between 
Building and Ground.

Hierarchy 
Between deep primary 
frames, streamlined 
vertical and the 
horizontals (relating to 
the sliding elements and 
breaking down the scale) 
create an interweaving 
architectural language.
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Buildings’ Base - Block A/B

Key Plan

Pigmented Concrete Block A Base 
wrapping around the corner forming 
step in the massing

Green glazed brick - ornamental 
element used to signal specific 
moments within the buildings’ base

Block A/B Lobby

Geometric continuity but change of materiality 
from brick to pre-cast concrete marking  
recesses Block A/B entrance

Upper Ground floor entrance of Play 
space / Community space

Play / 
Community 
Space

Lobby

Retail

Layering of Public + Private

Secured 
Covered 
Entrances

Retail Unit Residential Lobby Play Space / Community Space
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Visual IN PROGRESS

Buildings’ Base - Block B

Simplified and more robust geometry 
for Block B 2 storey high base 

Glazed brick surround marking Play 
space / Community space 

Car ParkingPlay Space / Community Space



98Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

Architectural Language - Blocks B 

POWIS STREET

MORTGRAMIT SQUAREPLAYSPACE ENTRANCE

PLAYSPACE ENTRANCE

CFT Cathedral 
(formerley Granada 
Cinema)

CAR PARK

38.330

50.810

70.819

71.763

77.265

80.572

81.972

Notes:

All dimension

 1 : 200

Proposed Block AB Elevation East

Block AB

Rev Date Reason By Checked

Key

Recessed Brick Channel Detail

Chamfered Piers framing the building

Metal Balconies

Glazed Terracotta



99
Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

Outline showing 123 Woolwich High Street

velopment

MORTGRAMIT SQUARE WOOLWICH HIGH STREET

CHP Flues - final height TBC, pending detailed design

CFT Cathedral (former Granada Cinema)

Waterfront Leisure Centre

Block C Elevation East
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Block CBlock AB
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Block C Elevation East
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Key Plan

Architectural Language - Blocks C Elevation

Slender Proportions
Created by dividing the building

Formal expression of the 
interweaving architectural language 
as Block B, with winter-gardens 
forming some sharp corners.

Contained projecting balconies 
into slender frame.

Recessed framed balconies 
to rear engage with Block B 
expression

Light Crown 
Forming a beacon in the city and 
responding to the sky
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Buildings’ Base - Block C in Existing Context

123 Woolwich High Street

RESIDENTIAL ENTRANCECOMMERCIAL UNIT ENTRANCE CAR PARK ENTRANCE

MORTGRAMIT SQUARE

Block C

Key Plan

Height responds to context
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Buildings’ Base - Block C

Co-Working / Community Space 
Entrance marked by glazed brick 
chamfered wall

Cafe Lounge of Co-Working / 
Community Space activating 
Mortgramit Square

Chamfered piers framing the 2 
building’s entities, meeting the 
ground

Brick channel articulating 
massing

Cafe / Co-working Space / Community Space Residential Lobby

Block C Lobby

Expression of a 2 
storey base relates 
to Block B 
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Buildings’ Base - Block A/B, C & D

Key Plan
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Buildings’ Base - Block C

Key Plan

Plinth engaging with adjacent 
context

Co-Working Space / Community 
Space:  An appropriate activity 
to create Natural Surveillance. 
Traditional retail having failed at 
this location previously along this 
road with heavy traffic.

Chamfered coloured wall marking 
Co-Working / Community Space 
Entrance. 

Active Frontage formed by Co-
Working Space / Community 
Space
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Buildings’ Base - Block C

Key Plan

Interface between the plinth and the 
tower meeting the ground merging 
together and creating a strong edge 
along Woolwich High Street.

The very rigorous rhythm of 
the base is interrupted to mark 
the Co-Working / Community 
Space Entrance.
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Architectural Language - Blocks  C

Key

Outline showing 123 Woolwich High Street

Emporium Development

MORTGRAMIT SQUARE WOOLWICH HIGH STREET

CHP Flues - final height TBC, pending detailed design

CFT Cathedral (former Granada Cinema)

Waterfront Leisure Centre
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Key Plan

Block CBlock AB
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1 04.07.18 DRAFT Planning Issue PG RS

P0.1 12.07.18 Second draft export RS/ BS

P0.2 20.07.18 Draft planning issue RS/ BS

Elegant chamfered primary frames forming light and 
dynamic corners containing the linear composition.
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Buildings’ Base - A Unifying Element Integrating Private + Public Functions

BLOCK AB BASE TREATMENT OPTION 3

Meeting the Ground with a unifying element 

The building’s base is the expression of how the proposal meets the ground and interacts with the existing streetscape and the proposed landscape.
The building’s base acts as a unifying element engaging with the adjacent context and with the topography of the site.

Key Plan Key Plan

Key Plan Key Plan

Strong Datum Line  dealing with change in levels creating single and 
two storey base integrating Entrances of Public and Private functions.

Glazed brick responds to the Pub forming the corner of Hare street 
and Mortgramit Square. Glazed brick is used as ornamental element 
to signal specific moments within the buildings’ base such as 
Entrances, Play, Co-working or Community Spaces. From these lively 
green tiles, a palette of glazed brick colours has been created from 
lime green (used for Block A/B)  to petrol blue (used for Block C).

Bike Store 

Residential Lobby Cafe - Co-Working / Community Space Cafe - Co-Working / Community Space

Lobby 

Retail Parking Parking

Retail Unit(s)

Play Space / Community Space

Key: 
Public Entrance

Private Entrance
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At the heart of the scheme, a key offering of the project is the 
significant improvements to the public realm, described separately in 
Chapter 5.5, offering permeability through a new public square. 

The architecture around these spaces are permeable, in visual and 
physical terms. This increases the sense of space, increases activation, 
and improves resident and visitor experience. 
Residential lobbies, community play amenities and flexible ground floor 
units which can accommodate different uses such as co-working are 
forming the activated edges of this square.

 5.4.6 Mortgramit Square

1

1
2

2

Key Plan
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5.4.7 Block D

Typology 3

Dark Zinc Roof Coloured brick Curved corners

• Sculpted Solid Form

• Pivot

• Identity

• Wayfinding

• Contrast

Block D is a 5-storey building above 
ground floor defining the route through 
the proposed public realm from Powis 
Street through to Hare Street. The 
corner building will relate in massing 
and scale to the fine grain and low 
scale context of Hare Street and will 
visually tie into the existing small grain 
townscape.
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Architectural Language - Blocks D

Block A/B

Powis Street

H
are  Street

Woolwich High Street

Block C

Block D

The Pub forming the corner of 

Hare Street and Mortgramit Square 

creates a first local marker. The 

green glazed brick used for the 

base has been used as precedent 

for the cladding of Bock D.

Block D acts as a local marker and as a pivot, 

being visible from Powis Street and from Hare 

Street. Block D, in the centre of the site, is 

designed as a pavilion, with a distinct form and 

reduced scale to respond to its neighbours, 

acting as a pivot and visual marker with 

Mortgramit Square wrapping around its corner. 

Pub forming the corner of Hare Street and Mortgramit Square

Detail of the blazed bricks at the base of the building.
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Architectural Language - Blocks D

Level 0

Level 1

Level 2

Level 3

Roof

Level 4

Level 5

21 Facing Brick

22 Double glazed  window /
door

9 Powder coated metal

28 Metal roofing with
concealed guttering

24 Curtainwall system with
curved glass

27 Ground floor soffit visual
concrete soffit

25 Bouble glazed doors within
curtain walling system

Notes:

All dimensions must be checked on site

Rev Date Reason By Checked

Keynotes

Note Keynote Text
9 Powder coated metal
21 Facing Brick
22 Double glazed  window / door
24 Curtainwall system with curved glass
25 Bouble glazed doors within curtain walling system
27 Ground floor soffit visual concrete soffit
28 Metal roofing with concealed guttering 0m 2.5m

1:50

NOTES:
Copyright Conran + Partners Ltd
No implied license exists. This drawing
scale this drawing. All dimensions to be
responsibility. All work must comply wit
errors and omissions to be reported to 
Boundary to be reviewed and confirmed
with the site survey.

 1 : 50
Block D Bay Study Elevation - Mortgramit Square

Sculptural and Fluid Form of the facade and roof line for this pavilion 
block at the centre of the site  with carved out recessed balconies and 
curved corners- an iconic architecture as wayfinding.

Pitched Roof 
Facing Public 
Square

Inviting Form with 
Curved Corners

Dynamic Facade 
Composition

Sculptural Carved-
out Recessed 
Balconies 
providing privacy 
from Public Space

Sliced Ground 
Floor increasing 
permeability and 
visibility

Active 
Frontage with 
communal 
spaces
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5.4.8 Townscape Views

Graphics to be updatedGraphics to be updated
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The scale and massing have 
been carefully assessed in 
order to retain Powis Street 
frontage and hierarchy. The 
proposal creates a respectful 
relationship with the existing 
street silhouette, whilst the pair 
of tall elements create a beacon, 
intensifying the end of Powis 
Street and  addressing the river.

Townscape Views
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5.5 LANDSCAPE & AMENITY
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5.5.1 INTRODUCTION 
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5.5.2 SITE CONTEXT AND ANALYSIS 

Bus stop

Docklands Light Railway

Cross Rail Station - due to open end of 2018

Woolwich Ferry - London River services

Rail Station
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5.5.3 LANDSCAPE AND PUBLIC REALM DESIGN 
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1.  Arrival square

2. Central square

4. Residential terraces
Key

3. Podium 

5. Living roof
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5.5.4  PUBLIC REALM DESIGN
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Directional paving

Shared surface

Paving direction
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This image is intended to show 
Landscape design only 

(Architectural design is shown 
indicatively in this image )
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5.5.4.1 PUBLIC REALM DESIGN: PALETTE OF MATERIALS 
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5.5.4.2 PUBLIC REALM DESIGN: PLANTING PALETTE 
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5.5.5 LANDSCAPE PODIUM DESIGN 
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5.5.5.1 LANDSCAPE PODIUM DESIGN: PALETTE OF MATERIALS    
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Shrub species providing seasonal interest and height to the 
planting areas.

Herbaceous planting providing accents of colour and seasonal 
interest. 
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5.5.6 ROOF TERRACE DESIGN 
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5.5.6 ROOF TERRACE DESIGN : PALETTE OF MATERIALS
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5.5.7 LIVING ROOFS
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5.5.8 PLAY SPACE STRATEGY 

Site

Green spaces

100m zone (Age 0-4)

400m zone (Age 5+)

800m zone (Age 12+)

Key

St Mary’s 
Garden

King Henry 
Dockyard

Venus Road

Woolwich 
Adventure 
Play Centre

Maryon 
Park

Maryon Wilson 
Animal Park

Church Hill

Mulgrave road

Woolwich 
Arsenal station

Wellington Park

Thames Skate 
Park

Figure 1: Existing local play areas

800m

400m

100m

1

2

10

8

9

3

4

5
6

7

Woolwich 
Dockyard

Glyndon 
Community 
Recreation 

Royal Victoria 
Gardens
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5.5.9 ACCESS AND INCLUSIVE DESIGN
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5.5.10 MANAGEMENT AND MAINTENANCE
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5.6  Amenity Spaces

Approximate amenity spaces are shown below:

• Enlarged central square – Approx 850sqm (excluding parking 
and existing adopted roadway). 

• Podium Garden at level 1 (for Block A/B use) – 560sqm

• Internal community provision (within levels 0 and 1 of Block B), 
providing flexible space for community use – 237sqm

• Balconies/winter-gardens – all dwellings have either a balcony, 
a winter-garden or a roof terrace to provide them with their own 
private amenity. The size of these vary, but are compliant with 
London SPG standards; as a minimum they are 5sqm for 1B1P and 
1B2P units, with a minimum of 1sqm for each additional bed-space 
above this. Many are much larger than this. 

• Block B communal roof terrace (for Block B use) – approx 
200sqm

• Block C communal roof terrace (for Block C use) – approx. 
160sqm



159
Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

6. TYPICAL FLOOR PLANS
 & APARTMENT LAYOUTS
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Notes:
Project:
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Powis Street

Parking Schedule

Block Type

B Parking Bay WCH As Part M (1200mm to BOTH sides) 11

B Parking Bay WCH (1200mm zone to one side) 12

C Parking Bay WCH (1200mm zone to both sides) 5

28

Refuse Schedule

Block Type Count

B Refuse_1100L Bin 39

C Refuse_1100L Bin 39

D Refuse_1100L Bin 4

82

Residential Cycles...

Block Cycle Spaces

B 213

C 250

D 10

473

Commercial Cycles Provided

Location/Purpose
Cycle

Spaces

Powis Street - Commercial 12

Residential Visitors 7

19

Residential Refuse

Parking

Cycles

Door Note

B00.01 Entrance Door (Internal Play / Community)

C00.01 Entrance Door (Residential)

C00.02 Entrance Door (Commercial)

C00.03 Entrance Door (Commercial)

C00.04 Potential Entrance Door (Commercial)

D00.01 Entrance Door (Residential)

Entrances:Entrances:

NOTES:
Copyright Conran + Partners Ltd
No implied license exists. This drawing should not be used to calculate areas for the purposes of valuation. Do not 
scale this drawing. All dimensions to be checked on site by the contractor and such dimensions to be their 
responsibility. All work must comply with relevant British Standards and Building Regulations requirements. Drawing 
errors and omissions to be reported to the architect. Context based on Ordnance Survey Data. Position of Site 
Boundary to be reviewed and confirmed by Client. Building positions to be coordinated and reviewed in conjunction 
with the site survey.

N
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1:250

Rev Date Reason By Checked

P1 30.07.18 Planning issue RS/ BS

Site Plan - Level 0
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Existing Ramp down from Powis 
Street (4m clear headroom only)
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71 m²
FT-B5.3

2B3P -WA
Type b245

74 m²
FT-B5.4

2B4P.
Type b240

38 m²
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1B1P (37sqm)
Type b022
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Type b154
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74 m²
FT-B6.1

2B4P.
Type b240

51 m²
FT-B6.2

1B (45sqm)
Type b146

38 m²
FT-B6.3

1B1P (37sqm)
Type b022

62 m²
FT-B6.4

2B3P+
Type b249

TRC - MechVent 1000X1000
(ST2.3)

Pressurisation 2000x300
(ST2.3)

Sprinkler+WR 600x300
(ST2.3)

Bedroom 1 Bedroom 2

Bedroom 2

Balcony

Balcony

Balcony

Balcony

Roof Terrace

Block A/ B - Level 14 to 17 Block A/ B - Level 18
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Wintergarden

Vents from 
basement

50 m²
FT-C1.7

1B2P (50sqm)
Type c107

51 m²
FT-C1.8

1B2P (50sqm)
Type c107

86 m²
FT-C1.1

3B5P
Type c236

69 m²
FT-C1.2

1B2P -WA
Type c104

50 m²
FT-C1.4

1B2P (50sqm)
Type c105

50 m²
FT-C1.5

1B2P (50sqm)
Type c106

105 m²
FT-C1.6

3B5P -WA
Type c322

Wintergarden

Roof (not 
accessed by 

residents)

Wintergarden

Private Terrace

88 m²
FT-C1.3

3B5P
Type c302

Balcony

Private Terrace

Private Terrace

Balcony

Lift overrun from 
below

Private Terrace

Private Terrace

50 m²
FT-C1.9

1B2P (50sqm)
Type c312

Roof (not 
accessed by 

residents)

Vent to car 
park below

For block D 
plans refer to 

block D 
drawings
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Block C - Level 1 & 2
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70 m²
FT-C14.3

2B4P.
Type c212

71 m²
FT-C14.4

2B4P.
Type c210

50 m²
FT-C14.5

1B2P (50sqm)
Type c107

50 m²
FT-C14.6

1B2P (50sqm)
Type c107

62 m²
FT-C14.7

2B3P.
Type c312

68 m²
FT-C14.1

2B3P+
Type c236

Balcony

Balcony

Balcony
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W-Garden

W-Garden
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2B4P.
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95 m²
FT-C15.1

3B5P
Type c317.1

93 m²
FT-C15.2

3B5P -WA
Type c312

70 m²
FT-C15.3

2B3P+
Type c210

69 m²
FT-C15.4

2B3P+
Type c241

79 m²
FT-C15.5

2B4P.
Type c239
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Block C - Level 3 to 19 Block C - Level 20
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97 m²
FT-C10.3

3B5P -WA
Type c314

88 m²
FT-C10.4

3B5P
Type c315
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93 m²
FT-C10.2

3B5P -WA
Type C318

90 m²
FT-C10.1

3B5P
Type c317.1
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106 m²
FT-C11.1

3B5P
Type c311

106 m²
FT-C11.2

3B5P
Type c310
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Block C - Level 21 Block C - Level 22
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102 m²
FT-D3.1

3B5P
Type d329

107 m²
FT-D1.1

3B5P
Type d328

107 m²
FT-D2.1

3B5P
Type d328
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7. CONSULTATION 
AND EVOLUTION



182Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

7.1 Consultation
A thorough and lengthy consultation process has been undertaken, 
with both the client and 
Design team engaging with the local authority and stakeholders. 

The client and project team have consulted with the council’s plan-
ning and transport department as well as the GLA, Metropolitan 
Police Design Advisors, and Local Stakeholders and public.

Through the process of consultation the design has evolved to take 
on board the opinions of those consulted. 

Public Exhibition - 4 June 2018.
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Consultation
POWIS STREET, WOOLWICH
WELCOME

North Street Quarter, Lewes

New Waverley, Edinburgh Albion Neo bankside, London Butler’s Wharf, London 

Vantage Quay, ManchesterSalford Quays, Manchester

Artisan Real Estate Investors Limited is 
a shareholding partnership between the 
Sanlam Group, a major South African 
financial services firm, and Argosy, 
a specialist real estate investor and 
management company.

Artisan Real Estate Investors Limited 
focuses primarily on delivering innovative 
yet complimentary, sustainable and 
location specific, mixed-use developments 
which add quality and a sense of purpose 
to their immediate environment. Our 
growth will be led where we see the 
greatest opportunities and we will use our 
expertise and the strength of our financial 
support to retain flexibility as market 
conditions evolve.

Artisan Real Estate Investors Limited 
currently targets development sites in 
regional towns throughout the UK with 
strong and diverse economic growth 
drivers. Artisans pedigree and experience 
in delivering mixed-use developments 
sets us apart from typical large scale or 
industrial focused developers.

Conran and Partners is Sir Terence 
Conran’s architecture and design studio: a 
multi-disciplinary design practice offering 
masterplanning, urban design, civic design, 
architecture and interiors. Based in London 
and Brighton, we offer over 30 years of 
international, national and local experience.

We believe that high quality design adds 
value and improves our lives. We are 
committed to understand the cultural 
requirements of a client’s brief and working 
methods, to ensure the professional 
delivery of a project. Our aim is to create 
spatially succinct buildings that are mindful 
of brief, context and user requirements, 
whilst bringing delight and satisfaction.

Portobello Square PH2, LondonNew Waverley, Edinburgh

Artisan Real Estate Investors is delighted to welcome you to our public exhibition for 
our initial proposals for Powis Street, Woolwich. We believe that our proposal is in 
keeping with the local neighbourhood and will  help to make a positive contribution to 
the local area. 
 
Artisan REI  is fully committed to working in partnership with the local community 
and we are keen to hear your views on our proposals. Please take the time to look 
through the exhibition boards: members of the project team are on hand to answer any 
questions that you might have. 

Please ensure that you complete a feedback form at the end to let the project team 
know your views and hear any further suggestions. 

Examples of schemes by Artisan REI Examples of schemes by Conran and Partners

POWIS STREET, WOOLWICH
LOCAL AREA 

Site

Views

Rail

Significant 
Roads

DLR

Ferry

Foot Tunnel

THE WIDER PEDESTRIAN EXPERIENCE

TRANSPORT AND ACCESS

Powis Street, Woolwich, London SE18 Visual Impact Study May 201814

5 Greenlaw Street at St Mary’s Magdelene

35
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_1
30

1
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30
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Proposed

Powis Street, Woolwich, London SE18 Visual Impact Study May 201816

6 Greenlaw Street at St Mary’s Gardens
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Proposed
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Market

N

Overall, the site has a PTAL rating of 6a, which indicates an excellent level of accessibility to public services.  The site is 
well served by buses, with the closest bus stops located within meters of the site on Powis Street, South Circular Road 
and Woolwich High Street. These services provide access to Lewisham, Bexley and the City. Woolwich Arsenal (DLR 
and national rail service) and Woolwich Dockyard (national rail) stations are both located less than 600 metres away 
from the site while the future Woolwich Crossrail station is located approximately 800 metres east of the site.

Site

POWIS STREET, WOOLWICH

• Low quality retail and weak site edges which are 
not very active. Opportunity to revitalise.

• Poor permeability through the site, Mortgramit 
Square not being inviting to be used.         
Current pedestrian experience not very pleasant 
and unsafe. Opportunity to enhance the public 
realm with safer public open space.

• Majority of open spaces used for working 
car wash and car parking areas meaning that 
few people can, or would want to, enjoy it. 
Opportunity to create high quality spaces with 
high community value.

• Poor quality and unattractive existing buildings

• Under used site opened up

AROUND THE SITE

WITHIN THE SITE

CURRENT  ENVIRONMENT

THE SITE

From Hare StreetAlley from Woolwich High StreetFrom Woolwich High StreetFrom Powis Street

Towards Woolwich High Street Towards Powis Street Coming from Hare Street

POWIS STREET, WOOLWICH
THE PROPOSAL

• 296 much needed new homes including affordable housing

• Flexible housing tenure offers to reach as many people as possible, meeting significant need within the 
borough

• Connecting Powis Street - to Hare Street - to Woolwich Ferry Terminal and the Thames

• Revitalise Powis Street and Woolwich High Street with high quality active frontages

• Create a heart with Public Square, Retail, Co-working space and Children Play / Community space

• Create a new dynamic neighbourhood which sits within and supports the wider vision for Woolwich 

Wider pedestrian connection Connecting and re-activiting 

Powis Street

H
are Street

F
uture C

onnection 

to the river 

Gre
ens E

nd

Royal Arsenal 
Gate House 

W
oolw

ich
 N

ew
 R

oad

New point of 
interest

Moment of pause

Market

H
are Street

Pair of tower engaging with Woolwich Ferry Terminal, the 
Riverfront and Skyline

Retail Fringe to ‘Civic Core’

Royal Arsenal 

woolwich Ferry Terminal

Callis Yard

Mast Quay 

Woolwich 
Town 

Centre

Powis Street

Fixing the Urban Grain

Creating a HeartEngaging with surrounding

Permeable and Directional Enhancing street scene Family of Buildings

4
8

12

18

19

22
23

A CONTEXTUAL APPROACH

Ber
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fo
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qua

re

POWIS STREET, WOOLWICH
PUBLIC REALM

LAYERED LANDSCAPE AND AMENITIES

PERMEABILITY REVITALISE STREET

STREETSCAPE

Landscaped roof with attractive 
amenity

Landscaped roof with attractive 
amenity

Hierarchy of public spaces from 
Powis Street to Mortgramit 
Square

Residential lobby activating 
Public Space and Private 
Courtyard

Community Hub

Flexible Co-working Space with 
Activated Arcade forming a link 
from Woolwich High Street to 
Mortgramit Square

visual connection between the 
Central Open Space and the 
residential courtyard.

Powis Street active frontage to 
maintain Powis Street scale and 
character 

Landscaped podium courtyard 
overlooking central square

Clusters of trees providing 
shelter whilst encouraging 
permeability through the site

Play Area

Pow
is Street

Woolwich high Street

From the South Circular Road  and the A206

From Hare Street

From Powis StreetFrom the corner of the South Circular Road & Powis Street

POWIS STREET, WOOLWICH
THE BENEFITS

CREATING A NEW DYNAMIC NEIGHBOURHOOD 

AFFORDABLE HOUSING
 
 

LOCAL EMPLOYMENT
 
 

ACTIVE & PERMEABLE GROUND FLOOR
 
 

CO-WORKING SPACE
 
 

PLAY / COMMUNITY SPACE
 
 

PROPOSED SCHEME
2700 SQM OPEN SPACE

CURRENT CONDITION
1100 SQM OPEN SPACE

BLOCK A

BLOCK B

BLOCK C

BLOCK D

Permeability through Block CPermeability through Block C

BLOCK A

RETAIL

BLOCK B

BLOCK C

BLOCK D

Residential lobby

Non Residential Use

Key

Reproviding high quality spaces for 
community around the courtyard

Opportunity to employ a local skill force 
during construction

Shared office space will be provided at 
ground floor level. This space will be a 
collaborative, creative workspace for small 
and medium enterprises, local businesses, 
individuals and start-ups, for which there 
is a growing demand within the Borough. 
Such spaces support collaboration, 
openness, knowledge sharing , innovation 
and the user experience. The space will be 
fully accessible with shared facilities for 
users. The floorsapce can be adapted for 
the changing needs and working patterns of 
its users over time. 

Block C

Rose’s Public
House

CFT Cathedral 

WOOLWICH HIGH STREET 

H
ARE  STREET 

Block D

Block B

Wick Tower

POWIS STREET 

M
O

RT
GR

AM
IT

 S
Q

UA
RE

JO
HN W

ILSON  S
TREET 

Block A

Open market, Social rent and 
Intermediate 

Provision of affordable housing to meet 
the council’s requirements.

Housing Association, Social rent

Institutionally owned rent units  
including Discounted Market Rent

BLOCK A

BLOCK B

BLOCK C

BLOCK D

POWIS STREET, WOOLWICH
NEW PUBLIC SQUARE

PUBLIC SQUARE
Furniture/ play

• Create a public open square offering permeability through an enhanced piece of public realm
• Community hub
• Informal play 

• High quality landscaped shared surface

 

2

1

1 2

Public Exhibition Boards presented on 
4 June 2018.

POWIS STREET, WOOLWICH

THANK YOU FOR TAKING THE TIME TO 
ATTEND THE EXHIBITION AND VIEW OUR 
PROPOSALS

WHAT HAPPENS NEXT?

We have provided feedback forms and would really l ike to hear your views on the scheme. 

You can fi l l  in the form here or post it to us. Please note that the deadline for feedback is Friday 15t June. 

If  you have any questions or comments following the exhibition please contact Emily Cochrane by
email at: Emily.Cochrane@eu.jl l .com
or by post to the following address: 
Emily Cochrane, Planning & Development Department, JLL, 30 Warwick Street, London W1B 5NH 

YOUR FEEDBACK

 

We will  be analysing all  feedback provided by local residents and making amendments to the scheme where 
required. We will  continue to meet with local stakeholders and keep local residents informed throughout the 
process. 

PLEASE FILL 
OUT A FORM 

AND GIVE 
US YOUR 

FEEDBACK

FEEDBACK FORM

154-`72 POWIS STREET AND 125-129 WOOLWICH HIGH STREET 

PUBLIC CONSULTATION 4 JUNE 2018 

We invite you to complete this form which should only take a few minutes. We will then be able to consider any comments in
preparing our proposals. The information provided will only be used to inform the consultation process.

Please place the completed form in the box provided OR return by post to the following address by Friday 15th June: Emily
Cochrane, Planning & Development Department, JLL, 30 Warwick Street, London W1B 5NH  

YOUR COMMENTS

1. What is your interest in the development of this site? (please tick as appropriate)

I am a local resident I work locally I live / work elsewhere 

2. Do you support redevelopment of this site?

Yes, I agree I do not mind No, I do not agree 

3. Do you support a mixed use proposal for the site?

Yes, I agree No, I don’t agree I don’t mind 

Design and Appearance  

4. What do you think of the external appearance of the proposal?

Strongly     Like      Not Sure   Dislike    Strongly 
Like Dislike

5. Are there any changes that you feel could improve the development in terms of design or appearance?
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SEPT 2016 PPA 01

SEPT 2017 PPA 04

NOV 2016 GLA 01

DEC 2017 GLA 02

MAR 2018 PPA 07

MAY 2018 DRP 02

NOV 2016 PPA 02

NOV 2017 PPA 05

DEC 2017 DRP 01

JUNE  2017 PPA 03

JAN 2018 PPA 06

MAY 2018 GLA 03

JUNE 2018 PUBLIC 
EXHIBITION

APPLICATION SUBMISSION 
AUGUST 2018

Consultation

23 Storeys
24 Storeys

C
B

A

14 Storeys

15 Storeys

4  Storeys

8  Storeys

3 Storeys
3

3

6

8 Storeys

6 Storeys

4 Storeys

23 22
19 18

5

3

C

A/B

MASTERPLAN PRESENTED AT PPA 01/2 & GLA 01 MASTERPLAN PRESENTED AT PPA 03/4

Block A & B have 

been merged together 

redistributing the 

massing creating 

a better hierarchy 
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SEPT 2016 PPA 01

SEPT 2017 PPA 04

NOV 20176 GLA 01

DEC 2017 GLA 02

MAR 2018 PPA 07

MAY 2018 DRP 02

NOV 2016 PPA 02

NOV 2017 PPA 05

DEC 2017 DRP 01

JUNE  2017 PPA 03

JAN 2018 PPA 06

MAY 2018 GLA 03

JUNE 2018 PUBLIC 
EXHIBITION

APPLICATION SUBMISSION 
AUGUST 2018
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towers and to create a more 

dynamic streetscape along 

Powis Street  
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Consultation
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Consultation - GLA’s Latest Response (June 2018)
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8. Access, Servicing, Operational 
And Other Strategies
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8.1 Accessibility & Inclusive Design

Access and inclusion

28 disabled car parking spaces (at a ratio of less than 10% of the 
total number of units) will be provided as part of the proposals. 
The scheme will ensure 90% of units meet Building Regulation 
requirement M4(2) and 10% of units meets Building Regulation 
requirement M4(3). 10% of dwellings will be delivered as 
wheelchair accessible (please refer to the layouts in Chapter 7).

In addition to the above effort has been made to ensure the 
scheme meets the highest standards in terms of accessibility and 
inclusion within and around the site. 
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40 T O W N S H E N D  L A N D S C A P E  A R C H I T E C T S 

Illustrative example of how spaces could be lit at night-time.

Illustrative example of flush paving providing ease of access for 
all. 

ACCESS AND INCLUSIVE DESIGN

A well designed public realm can contribute significantly to the quality of the built environment 
and play a key role in the creation of sustainable, inclusive, mixed communities.

The proposals illustrated in this section are based on a number of integrated principles which is in 
accordance with the guidelines set out in The Principles of Inclusive Design (CABE 2006) 

1. Inclusive design which:

2. Places people at the heart of the design process

3. Acknowledges diversity and difference;

4. Offers choice where a single solution cannot accommodate all users

5. Provides for flexibility in use

6. Provides buildings and environments that are convenient and enjoyable for everyone. 

The public realm that forms part of the proposed scheme would provide a clear and inclusive 
environment suitable and safe for everyone, including people with disabilities, the elderly, and 
children in pushchairs.  The legibility of the proposed scheme would help to orientate people 
without the need for elaborate signage, and the provision of facilities would cater for the needs of 
all. 

Level Changes

The scheme will follow the existing topography surrounding the scheme wherever possible. The 
areas between the building and the highway will have a minimum fall of 1:80 to a maximum fall 
of 1:21. Within the proposed public realm space the area between the building and the landscape 
features will have a minimum fall of 1:80 to a maximum fall of 1:60. These gradients will provide a 
comfortable surface for walking and seating. 

Vehicular Circulation

The scheme would maintain the existing vehicular links along Powis street, and Hare street. The car 
parking is located within the lower ground on both block B and C. For further information regarding 
the vehicle movement refer to Tully De’Ath’s report. 

Street Furniture

Street furniture can contribute greatly to the character of a place, and it is proposed that a simple 
range of communal table with bench seating, timber benches and cycle stands will be provided. 
The bench seating and timber benches would incorporate seating areas creating places for 
pedestrians to sit and pause. All disability requirements would be considered in the selection/
design of benches including the need for arm and back rests.  The specification and exact locations 
of all street furniture would be subject to further detailed design development.

9.0 ACCESS AND INCLUSIVE DESIGN
Accessibility & Inclusive Design
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8.2 Vehicular, Pedestrian and Cycle Access

Public Highways

A Transport Scoping Note was prepared, which scoped out the 
content of the Full Transport Assessment (TA) and Travel Plan. 
The purpose of this scoping document was to advise the Royal 
Borough of Greenwich (Royal Borough of Greenwich) and TfL of 
the level of detail that will be included within the TA and Travel 
Plan documents. This note was commented on and approved by 
Mark Page of Royal Borough of Greenwich on 20th July 2017.

Vehicles

The proposals ensure that the site is open and accessible for all 
modes of transport, particularly walking and cycling.

The car parks on site will be accessed from Mortgramit Square. 
The larger of the two car parks (23 bays) serving Block AB will be 
accessed to the north of the main square / landscaped area on 
site, which is situated between Block AB and Mortgramit Square. 
The entry to this car park lies adjacent to the proposed parking 
bay on-site for refuse, servicing and delivery vehicles and to the 
vehicle access to the existing church car park.

The access to the smaller car park (5 bays) is also situated to 
the north of the main square/landscaped area on site and serves 
Block C in the north.

A barrier will be provided across the entrances to both car parks 
for security purposes allowing only those residents in wheelchair 
accessible units with a fob/key-card to the car parks to access 
them. It is proposed that the barriers will be recessed slightly 
to allow vehicles to wait off the main square, so not to block 
the servicing/delivery parking bay and existing church vehicular 
access.

Given the locations of the proposed accesses to the car parks, it is 
considered that they are suitable in terms of safety and usability.

Pedestrian Access

It is proposed that pedestrians can access the site from any 
frontage including Powis Street, Mortgramit Square, Hare Street or 
A206 Woolwich High Street.

Please refer to the Transport Consultant’s report for further details.

7283

Mortgramit Square

PRELIMINARY

7283

Mortgramit Square

PRELIMI

7283

Mortgramit Square

PRELIMINARY

7283

Mortgramit Square

PRELIMI

Refuse Vehicle Access

Removal Vehicle Access

Delivery Vehicle Access

Fire Vehicle Access
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Cycle Parking

London is unique in its high uptake of cyclists across 
the city. This is recognised in The London Plan (2016) 
and it is expected that future development takes into 
consideration the growth in cycling and therefore 
accommodates appropriate cycle parking solutions.

The Royal Borough of Greenwich adheres to the 
London Plan (2016) when it comes to providing cycle 
spaces at new developments in the borough. As 
agreed with the transport officers at the borough, 
and as the sizes of the proposed land use types for 
the commercial units are unknown (for flexibility 
purposes), albeit the proposed land use types are 
A1, B1 and D2, a worst case (the highest minimum 
number of cycle spaces) will be assumed for the 
commercial units.

In this case, of the three land use types proposed 
for the development, B1 office land use carries the 
highest minimum cycle parking standard at 1 space 
per 90m2 for an inner London Borough.

Based on a commercial land use total of 1088m2 
and assuming that this is made up of B1 office for 
this application, a minimum of 12 cycle spaces are 
required. These cycle spaces will be provided in the 
form of 6 Sheffield cycle stands (12 spaces) to be 
accessed off Powis Street in a publicly accessible 
area.

The London Plan also advises that a minimum of 1 
space is provided per studio and 1-bedroom units 
and 2 spaces are allocated per all other units for 
residents. For visitors, there needs to be an allocation 
of 1 space per 40 units.

Please refer to the Transport Consultant’s report for 
further details.

Block C Basement L0 - Block C and Block D

L1 - Block A/B

Vehicular, Pedestrian and Cycle Access

Short Stay sitewide
Total units 296

1 cycle required per 40 Units
Total Short Stay 7.4 Cycle spaces

Block B All
Cycles required (policy)
(Residential)

cycles per 1 bed = 1
cycles per 2 bed = 2

 Studios 17 17
 One bed flats 56 56
 Two bed flats 62 124
 Three bed flats 8 16
Total cycles 143 213

Block C
Cycles required (policy)
(Residential)

cycles per 1 bed = 1
cycles per 2 bed = 2

 Studios 0 0
 One bed flats 46 46
 Two bed flats 88 176
 Three bed flats 14 28
Total cycles 250

Block D
Cycles required (policy)
(Residential)

cycles per 1 bed = 1
cycles per 2 bed = 2

 Studios 0 0
 One bed flats 0 0
 Two bed flats 0 0
 Three bed flats 5 10

Total cycles 10
Total 473

Totals
 Studios 17

 One bed flats 102
 Two bed flats 300

 Three bed flats 54
473

Access 
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8.3 Refuse Strategy

Adequate storage is to be provided in communal stores located at 
basement and ground floor levels, where both recyclable and non-
recyclable waste can be stored in accordance with Greenwich’s 
waste collection service.

In addition, space will be provided for segregated recycling waste 
bins within the kitchen areas. This will involve the installation of 
recycling bins, where waste can be segregated into paper, glass, 
cans, plastic and cardboard, if necessary.

Access 
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2.250 m m AOD

Key

Planning Boundary
Buildings
General surface area
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errors and omissions to be reported to the architect. Context based on Ordnance Survey Data. Position of Site 
Boundary to be reviewed and confirmed by Client. Building positions to be coordinated and reviewed in conjunction 
with the site survey.
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Block C Basement 

Key: 

L0

Residential Bin Stores

Waste
Organic waste 1 1100L bin per block
First 8 units 3 1100L bins
Each 8 units thereafter 2 1100L bins

Units Initial Following Rounded
(1100L bins) (1100L bins) up:

Block B 143 4 33.75 37.75 38
Block C 148 4 35 39 39
Block D 5 4 ‐0.75 3.25 4

296 Total: 81
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8.4 Fire Strategy
A Fire Safety Strategy has been prepared by WSP which has 
been reviewed by MLM Building Control consultants.

The concept fire safety strategy for the Powis Street 
development has been based on recommendations contained in 
BS 9991:2015 for the residential areas and BS 9999:2017 for the 
commercial units. 

Please refer to the report for further details.
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8.5  Crime Prevention and Lighting

Security Strategy

Following a visit to the site on 4th October 2017, a meeting was 
held with Hodkinson’s licensed secured by design consultant 
to review the Secured by Design requirements of the proposed 
scheme. The following comments from the licensed Secured By 
Design consultant have been taken into consideration:

Entrances

• Separate access to be provided for the residential and 
commercial uses.

• All entrances off-street must have a Video Entry Device (VED) 
(where there are 25+ dwellings). VED is also recommended in 
the lobby of Block D.

• No trade-buttons to be installed.

CCTV

• CCTV to be provided in the lobby areas and by the post boxes 
(including in Block D).

• CCTV to be provided in Play/Amenity spaces on Level 18 & 
Level 22 rooftops.

• Footpath CCTV is recommended with connection to the 24-
hour concierge.

• Contractor must be NSI or SSAIB accredited.

Doors/Windows

• All windows and doors to be certified to the PAS 24: 2016 standard.

• All communal entrance doors to the residential units will have to 
have fob access and certified to the LPS 1175 standard (Security 
Rating 2 minimum).

•  External doors on the commercial units will also need to meet 
LPS1175 SR2.

• All balcony doors to be Part Q compliant.

Internal Areas/Lifts

• The Designing Out Crime Officer (DOCO) will want to see fob-
controlled lifts and landing doors.

• Auto lock doors to be provided on the landing doors.

Storage

• Commercial units have separate bin stores to the residential units.

• Plant rooms should only be accessible to the site’s management.

• Cycle racks/stands to be BREEAM approved or Sold Secure 
(Bronze) standard. > Storage doors will need to be PAS 24 certified.

Parking

• Parking in Level 0 to be secured with automatic opening access 
with fob access.

• No goods vehicles to have access to the undercroft parking.

Lighting

• Lighting to be designed in accordance with BS 5489-1:2013.

• Lighting will illuminate to a minimum 10 Lux and achieve at least 60 
on the Colour Rendering Index (white light source). A minimum 25% 
uniformity, (preferably 40% uniformity) to be achieved.

Landscaping

• Trees should not cut-out the light and species should allow for a 
2m clear stem.

• Ground shrubs to be max 1m in height.

Play/Amenity Space

• Fields in Trust guidelines on informal play space should be 
considered.

•  Play space have been designed to be difficult for members of 
the public to sit on.
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8.6  Energy + Sustainable Strategy

As part of the planning application, a sustainability statement has 
been prepared by Hodkinson.

Please refer to the report for further details.

Through the incorporation of sustainable design and construction 
methods, energy and water saving measures, waste reduction 
techniques as well as measures to enhance the ecological value of 
the site, a good quality and sustainable development is proposed.

The key sustainability features outlined in this Sustainability 
Statement are listed below:

BREEAM: All non-residential units will be designed and built to 
achieve a BREEAM ‘Excellent’ rating in accordance with Royal 
Borough of Greenwich’s Policy DH1;

Energy efficiency: The development is predicted to achieve a 38% 
reduction in Regulated CO2 emissions through fabric efficiency 
measures, CHP, a centralised Chilled Water network and MVHR. 
A cash in lieu contribution will be made to Royal Borough of 
Greenwich to off-set the remaining CO2 emissions (up to 100%) 
for the residential units;

Water efficiency: Flow control devices and water efficient fixtures 
and fittings will be installed in all dwellings to target a maximum 
internal daily water consumption of 105 litres/person/day;

Waste and recycling: Adequate facilities will be provided for 
domestic and commercial waste, including segregated bins for 
refuse and recycling. A Site Waste Management Plan will also be 
prepared to reduce waste sent to landfill;

Materials: Where practical, new building materials will be 
sourced locally to reduce transportation pollution and support 
the local economy. New materials will be selected based on their 
environmental impact and responsible suppliers will be used 
where possible;

Flood Risk and SUDs: The proposed development site lies in a low 
flood risk zone and will benefit from SUDs.

Security: Consultation with a Security Specialist has taken place to 
ensure the development is as safe and secure for its occupants as 
possible;

Sound insulation: The dwellings are to target an improvement on 
Building Regulations Part E through party walls and floors;  

Inclusive access: 90% of the new dwellings will be designed to 
meet Building Regulations Approved Document M4(2) and 10% 
will meet Part M4(3);

Sustainable transport: The site benefits from an excellent 
existing public transport network and sustainable modes will be 
encouraged through the provision of 511no. Cycle storage spaces; 
welcome packs, notice boards, events and campaigns and the 
promotion of car sharing and use of car clubs;

Biodiversity and ecology: Enhancements will be implemented 
through the provision of new tree and shrub planting, lawns, play 
space and living roofs.

Sustainable construction: The site will aim to achieve a ‘Beyond 
Best Practice’ score with the Considerate Constructors Scheme 
and will closely monitor construction site impacts.

Overheating: The potential for overheating will be reduced in 
line with the cooling hierarchy and water saving measures and 
equipment will be incorporated. The design of the elevations, in 
particular the south facing ones, has been optimise to maximise 
daylight / sunlight whilst minimising overheating.

Solar Panels

Living Roofs
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Energy + Sustainable Strategy

Illustrative example of green/ brown roof.

LIVING ROOFS

There is an opportunity within the roofscape to incorporate living roofs such as sedum and 

brown roofs. Green roofs have the potential to contribute to climate change adaptation by 

reducing surface water run-off and by improving building insulation, urban greening and 

biodiversity as well as providing amenity space. 

Sedum and Brown Roofs

Sedum and brown roofs are known as extensive green roofs. Extensive green roofs consist 

of a lightweight, shallow growing medium layer, supporting smaller plant species (e.g. 

sedum and grasses). They require little maintenance and are generally inaccessible to all 

but those occasionally looking after the plants or the roof. These roofs can be valuable 

ecosystems and support a wide range of plants and invertebrates by varying the types 

and densities of vegetation. Both types of roof contribute to the reduction of water run-off 

which assists in minimising local flooding.

A series of living roofs are proposed across the scheme. The adjacent plan, illustratively 

highlights locations for green/brown and roofs. 

Figure 2: Roof layout plan

Locations of living roofs
Key
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8.7 Roof Access and Window Cleaning Strategy

Safe access for cleaning windows and for Building Maintenance:

The access for cleaning and maintenance will be achieved by using the two 
B.M.U’s located at level 18 of Block B and at level 22 of Block C.
The plinth of Block C along Woolwich Hight Street and Mortgramit Square 
will be accessible from street level, using poles, cherry pickers or platform 
lifts.
The part of Block A, where the B.M.U does not reach will be accessible from 
street and podium level, using poles, cherry pickers or platform lifts.
  
The cleaning strategy complies with Part K5.4 requirements.

All openable windows in the units are designed to clean the outside safely 
from the building.
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A 
 

1. INTRODUCTION 
 

1.1. This report has been prepared by Ettwein Bridges Architects 
(‘EBA’) on behalf of Artisan Woolwich Ltd. to assess the 
proposals for the redevelopment of the site at 154-172 Powis 
Street and 125-129 Woolwich High Street (RB Greenwich, 
hereon the ‘the Site’). The current proposal involves the 
demolition of existing buildings on the Site and erection of four 
blocks ranging in height from 3 to 24 storeys to provide 296 
residential units and commercial floorspace together with 
landscaping and provision of public realm.  
 
Brief site overview 

1.2. The boundary of the Site is formed on the northern boundary 
by Woolwich High Street and the south western boundary by 
Powis Street. Nos 154 – 172 Powis Street is an eclectic terrace 
of two and three storey utilitarian buildings with independent 
retail at ground floor level (up to 162) and a mixture of office 
and residential accommodation above. Nos 125 – 127 
Woolwich High Street is the site of a former car showroom/ 
petrol filling station currently employed as a hand car wash and 
valet centre. The rear of 160 High Street Woolwich/ Mortgramit 
Square is the site currently employed as a vehicle maintenance 
and parking structure. 
 

1.3. There are no statutorily or locally listed structures within the 
Site Boundary nor does the site lie in a Conservation Area.  

 
Scope of this report 

1.4. During pre-application consultations, both the RB Greenwich 
and Design Council-CABE suggested an analysis be 
commissioned of what would be an appropriate height for tall 
buildings on the application Site. The applicant has asked EBA 
to provide this. EBA is familiar with the area and RBG policy 
having carried out HTVIAs for Environmental Assessments for 
the Leegate Centre redevelopment in Lewisham and at Store 
Road, beside the North Woolwich ferry terminal in Newham. We 
have advised many clients on the impact of tall buildings, such 
as the Shard (and the adjacent News Building and Fielden 
House), Paddington Square, Hanger Lane, and Canada Water. 
The impact of Store Road included an assessment of the views 
from Woolwich town centre and the riverfront. We also assessed 
and prepared sketch proposals for Equitable House when 
owned by Barclays Bank. We are very familiar with the Royal 
Arsenal site and its extraordinary significance, having been 
involved with assessing and repairing other Board of Ordnance 
estates at the RSAF Enfield Lock, RGPM Waltham Abbey, and 
the Weedon Depot and Gunpowder Stores. 

 
 

 Figure 1. Site Plan (Conran and Partners, July 2018) 



206Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

  A 

J1199 POWIS STREET, WOOLWICH, RB GREENWICH, LONDON AUGUST 2018 
TOWNSCAPE STUDY 
1199 2018.08.23 TC analysis A3 v1f Final 

Page 4 of 45 
© Ettwein Bridges Architects and others  

 

 
1.5. The report will first look at the existing policy context which forms 

the basis for decision-taking within the Borough with particular 
focus on the ‘Woolwich Town Centre Masterplan’ SPD (2012) as 
well as the evidence base document of ‘Tall Buildings Assessment’ 
(2011).  
 

1.6. This is followed by the overall analysis of the Town Centre (as 
defined in the Town Centre Masterplan, see Figure 9) 
incorporating assessment of its physical characteristics and 
character. This also includes an overview of building heights 
coupled with the analysis of relevant consented schemes which 
will allow the Site to be placed into context with the existing and 
emerging townscape and skyline. The assessment of architectural, 
urban design and townscape aspects of the scheme will allow 
assessment of the appropriateness of the proposals in relation to 
the existing and emerging context of the Woolwich Town Centre 
as well as RB Greenwich’s riverside. 
 

1.7. The key questions addressed in this report are as follows:   
 

- What are the Woolwich-wide townscape / urban design 
issues? 

- What has been the impact of tall buildings in the Town 
Centre? 

- What height is appropriate in the Town Centre? 
- Where could tall buildings be located, and not? 
- How have the proposals for the Site addressed the 

constraints and opportunities of the townscape? 
 
1.8. The report is based on information circulated by Conran and 

Partners which included an overview of the current scheme as it 
has evolved through the design process together with various 
consultation responses from RB Greenwich and CABE Design 
Review Panel. In addition, EBA has also reviewed the draft 
Heritage, Townscape and Visual Assessment (HTVIA June 2018, 
Hurd Rolland) and the draft Visual Impact Study (May 2018, Miller 
Hare). A site visit was carried out in June 2018.  

 
Limitations 

1.9. This report is not the HTVIA which is being carried out separately 
by Hurd Rolland. Instead, this report will examine within the time 
and resources available the wider context as well as this Site and 
consider the heights and massing appropriate for all Woolwich 
Town Centre. It will be an interim assessment before the detailed 
one which we understand has just been commissioned by the RB 
Greenwich, and which will assist the Council and consultees in 
their deliberations on this application. 
 
 
 

 
Methodology  

1.10. Whilst this report will adopt a similar methodology to the 
assessments in the HTVIA, it will avoid duplication of information 
and will be a stand-alone document, separate from the ES 
assessments. Nevertheless, this report should be read together 
with relevant design information, including the Design and Access 
Statement, prepared by Conran and Partners (July 2018).  
 
Structure of this report 

1.11. The report has been structured to first provide an overview of the 
existing policy context for siting tall buildings in RB Greenwich In 
Section 2. The application site will be analysed within that context 
as to whether it is appropriate and conforms with the relevant 
policy in terms of siting tall buildings. Section 3 will provide an 
analysis of the existing townscape context with Section 4 
providing further insight into the emerging skyline of the Town 
Centre. Section 5 will focus on the current proposals by analysing 
various aspects including its scale and massing, architectural 
design as well as impact on heritage, townscape and visual 
receptors and the overall effect on the emerging skyline of 
Greenwich. Conclusions can be found in Section 5 with a list of 
relevant sources included in Section 6. 
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A 
2. RELEVANT POLICY AND GUIDANCE CONTEXT 

 
2.1. This section will summarise the baseline policy and guidance 

context. It will only comment on the most relevant policy and 
guidance and will not attempt to provide a full overview of every 
aspect of the policy context. Instead, the aim of the section will be 
to draw a conclusion regarding the principle of tall buildings on the 
Application Site (i.e. 154-172 Powis Street and 125-129 Woolwich 
High Street).  
 
Mayor of London (2016) London Plan (incorporating minor 
alterations; and other relevant supporting guidance) 

2.2. The following policies will be relevant in determining the 
appropriateness of tall buildings on the Application Site and in the 
Town Centre in general.  
 
- London Plan Policy 2.15 – Town Centres: Development 

should have regard to the form, function, and structure of an 
area, place or street and the scale, mass and orientation of 
surrounding buildings. It should improve an area’s visual or 
physical connection with natural features. In areas of poor or 
ill-defined character, development should build on 
the positive elements that can contribute to establishing an 
enhanced character for the future function of the area. This 
criteria will be applied in analysing the current scheme for the 
Application Site. 

 
- London Plan Policy 7.4 – Local Character: Development 

should have regard to the form, function, and structure of an 
area, place or street and the scale, mass and orientation of 
surrounding buildings. It should improve an area’s visual or 
physical connection with natural features. In areas of poor or 
ill-defined character, development should build on the positive 
elements that can contribute to establishing an enhanced 
character for the future function of the area. This criteria will 
be applied in analysing the current scheme for the Application 
Site. 
 

- London Plan Policy 7.5 – Public Realm: London’s public 
spaces should be secure, accessible, inclusive, connected, easy 
to understand and maintain, relate to local context, and 
incorporate the highest quality design, landscaping, planting, 
street furniture and surfaces. This criteria will be applied in 
analysing the current scheme for the Application Site.  

 
- London Plan Policy 7.6 – Architecture: Architecture should 

make a positive contribution to a coherent public realm, 
streetscape and wider cityscape. It should incorporate the 
highest quality materials and design appropriate to its context. 
This criteria will be applied in analysing the current scheme for 
the Application Site.  

 
- London Plan Policy 7.7 – Location and Design of Tall and 

Large Buildings: Tall and large buildings should be part of a 
planned approach to changing or developing an area by the 
identification of appropriate, sensitive and inappropriate 
locations. Tall and large buildings should not have an 
unacceptably harmful impact on their surroundings. The 
impact of tall buildings proposed in sensitive locations should 
be given particular consideration. Such areas might include 
conservation areas, listed buildings and their settings, 
registered historic parks and gardens, scheduled monuments, 
battlefields, the edge of the Green Belt or Metropolitan Open 
Land, World Heritage Sites or other areas designated by 
boroughs as being sensitive or inappropriate for tall buildings. 
This criteria will be applied in analysing the current scheme for 
the Application Site.  
 

- London Plan Policy 7.8 – Heritage Assets and Archaeology: 
London’s heritage assets and historic environment, including 
listed buildings, registered historic parks and gardens and 
other natural and historic landscapes, conservation areas, 
World Heritage Sites, registered battlefields, scheduled 
monuments, archaeological remains and memorials should be 
identified, so that the desirability of sustaining and enhancing 
their significance and of utilising their positive role in place 
shaping can be taken into account. Development should 
incorporate measures that identify, record, interpret, protect 
and, where appropriate, present the site’s archaeology. This 
criteria will be applied in analysing the current scheme for the 
Application Site.  

 
- London Plan Policy 7.9 – Heritage- led regeneration: 

Regeneration schemes should identify and make use of 
heritage assets and reinforce the qualities that make them 
significant, so they can help stimulate environmental, 
economic and community regeneration. This includes 
buildings, landscape features, views, Blue Ribbon Network and 
public realm. This criteria will be applied in analysing the 
current scheme for the Application Site.  
 

- London Plan Policy 7.11 – London View Management 
Framework: The Mayor has designated a list of strategic views 
(Table 7.1) that he will keep under review. These views are 
seen from places that are publicly accessible and well used. 
They include significant buildings or urban landscapes that 
help to define London at a strategic level. These views 
represent at least one of the following categories: panoramas 
across substantial parts of London; views from an urban space 
of a building or group of buildings within a townscape setting 
(including narrow, linear views to a defined object); or broad 

prospects along the river Thames. The Application Site does 
not remain in any of the LVMF viewing corridors.  

 
2.3. EBA commentary: The above provides broad albeit useful criteria 

for assessing any development and its integration into the existing 
townscape. This will be particularly relevant in assessing the Site 
as the mixed townscape character of this part of the Town Centre 
requires careful consideration of its constraints / opportunities as 
well as strengths and weaknesses.  
 
Woolwich Town Centre Opportunity Area  

2.4. Woolwich is designated as a London Plan as an Opportunity Area 
(OA) with the ‘Woolwich Town Center Masterplan’ being the key 
guidance. The significance of the latter in the context of the 
Proposed Development will be outlined below. Annex I of the 
London Plan (Opportunity and Intensification Areas) summarises 
the key aspirations for the Woolwich OA:  
 
“Building on existing and proposed transport infrastructure including 
Crossrail, and realisation of the boroughs substantial residential 
capacity, Woolwich could evolve to perform a higher role in the town 
centre network, which subject to implementation of the OAPF, could 
merit Metropolitan status. Implementation of proposals for the Royal 
Arsenal is also raising the profile of Woolwich and encouraging the 
wider regeneration of the town centre. Attractive links have been 
completed between the Arsenal and the town centre and should 
become implemented by further high-quality design and 
environmental improvement across the town and the A206 corridor, 
including General Gordon and Beresford Squares. There is potential 
to improve links with the South East London Green Chain and 
neighbourhoods to the south.” (page 375) 

 
2.5. EBA commentary: The major redevelopment of the Royal Arsenal 

has acted as a catalyst for the redevelopment of Woolwich Town 
Centre. However, the designation of the Town Centre as an OA is 
less straightforward due to the various sensitivities located within 
and nearby (i.e. adjacent Royal Arsenal CA, statutorily and locally 
listed buildings in the city centre and in the vicinity), and layering 
of various building phases from small grain late Victorian 
streetscape in the Town Centre, to larger plots around its 
perimeter. 

 
2.6. Here are late 20th century developments (i.e. the Riverside House, 

Better Gym at Macbean Street) together with extensive surface 
level car parking (i.e. Travelodge Car Park off Powis Street and the 
Waterfront Leisure Centre car park), with more recent 
developments which have altered the original grain of the 
townscape. The effect of these changes and the juxtaposition of 
contrasting scales should be acknowledged when considering any 
future (tall building) developments in the area.  
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London Plan (2016) Annex Two: London’s Town Centre 
Network 

2.7. As defined in Annex 1, Woolwich could evolve to perform a 
higher role in the town centre network, which subject to 
implementation of the OAPF, could merit Metropolitan status. For 
clarity, the definition of the latter has been outlined below.   
 

2.8. Metropolitan centres – serve wide catchments which can extend 
over several boroughs and into parts of the wider South East 
region. Typically. they contain at least 100,000 sq.m of retail, 
leisure and service floorspace with a significant proportion of high-
order comparison goods relative to convenience goods. These 
centres generally have very good accessibility and significant 
employment, service and leisure functions. 
 

2.9. The Annex also provides strategic guidance on the broad future 
direction envisaged for Woolwich Town Centre which has 
categorised its future growth potential as ‘High’:  

 
2.10. High growth – includes town centres likely to experience 

strategically significant levels of growth with strong demand 
and/or large-scale retail, leisure or office development in the 
pipeline and with existing or potential public transport capacity to 
accommodate it (typically PTAL 5-6). 

 
2.11. At present, Woolwich is classified as a Major Town Centre which 

is defined in Annex 2 as ‘typically found in inner and some parts of 
outer London with a borough-wide catchment. They generally 
contain over 50,000 sq.m of retail, leisure and service floorspace 
with a relatively high proportion of comparison goods relative to 
convenience goods. They may also have significant employment, 
leisure, service and civic functions.’. 

 
2.12. EBA commentary: Given the aspirations for Woolwich to become 

a Metropolitan Centre, the redevelopment of the currently under-
utilised land at the northern end of Powis Street therefore accords 
with the principles outlined in the London Plan’s Annex 2.  

 
Local Development Framework: Royal Greenwich Local Plan 
(2014) 

2.13. The following policies will be relevant in determining the 
appropriateness of tall buildings on the Application Site and in the 
Town Centre in general.  

 
- Policy TC 1 Town Centres: Town centres are the preferred 

location for major retail, leisure, cultural, office and other uses 
that attract and serve the public. This is the guiding principle 
of the Woolwich Town Centre as well.  

                                                        
   

 
- Policy TC1 Woolwich Town Centre: Woolwich is designated 

as a Major Town Centre. Woolwich Town Centre will re-assert 
itself as a Major Centre1 in South East London, improving the 
quality and quantity of its retail offer and clawing back trade 
that has previously been lost to other centres. The Royal 
Borough will be supportive of development that contributes to 
the eventual reclassification of Woolwich as a Metropolitan 
Centre.2 Woolwich will accommodate the majority of 
additional town centre development in Royal Greenwich over 
the plan period. The Royal Arsenal development provides an 
opportunity to improve the Town Centre and increase the 
range of facilities on offer to residents and visitors. A clear 
linkage between this development and the existing Town 
Centre will help to enable this to happen. This is a significant 
aspect of the future development of the Town centre with 
regards to how either are experienced and used. The emerging 
relationship between the two will be further explored in 
Chapter 5 below.  
 

- Policy DH2 Tall Buildings: The policy notes that tall buildings 
may be appropriate in the Woolwich Town Centre. This policy 
conclusion is based on the evidence base document of Tall 
Buildings Assessment (2011) as well as Woolwich Town Centre 
Masterplan (2012), both of which will be analysed below. The 
balance between densification and over-intensification is 
paramount.  
 

- Policy DH3 Heritage Assets: preserving or enhancing the 
character or appearance of the 20 Conservation Areas and 
applying a presumption in favour of the preservation of 
statutory listed buildings and their settings, giving substantial 
weight to protecting and conserving locally listed buildings, 
protecting the three registered parks and gardens are the 
guiding principles of this policy. Policies DH(i) Statutory 
Listed Buildings and Policy DH(j) Locally Listed Buildings 
are both relevant in analysing the effects of the Proposed 
Development as well.  
 

- Policy DH(g) Local Views: Local views are an important 
element in the character of Royal Greenwich. However, the 
Proposed Development does not appear to remain in the 
sightlines on any of the views listed in the policy aside from 
View 8 (St Mary’s Churchyard). The latter has been added to 
the TVIA to test the visibility of the proposals and the potential 
effects will be further addressed in Chapter 5.  

 
- Policy DH(h) Conservation Areas - i) Character and 

Setting: The policy relates to the requirement for any proposal 

 

to preserve or enhance the character and appearance of the 
Conservation Area. The Application Site is not located in a 
Conservation Area with the closest being the Royal Arsenal CA 
(western boundary c. 350-400m from the Application Site). 
However, the redevelopment of both the Royal Arsenal as well 
as Callis Yard (both further analysed below) are expected to 
have a much more direct impact on the setting of the CA due 
to their proximity to the latter.  

 
2.14. EBA commentary: Similar to the relevant policies in the London 

Plan, the above provides broad albeit useful criteria for assessing 
any development and its integration into existing townscape. This 
will be particularly relevant in assessing the Site as the mixed 
townscape character of this part of the Town Centre requires 
careful consideration of its constraints / opportunities as well as 
strengths and weaknesses.  
 
Other supporting guidance  
Tall Buildings Assessment (2011) 

2.15. The study forms part of an evidence base for the Local 
Development Framework and is therefore not a material 
consideration when assessing planning applications. However, the 
study has informed Policy DH2 on tall buildings (see above) and is 
one of the two key supporting documents (the other being the 
2012 Woolwich Town Centre Masterplan SPD, see below) which 
establishes the principle of tall buildings in the Town Centre. The 
guidance predates most of the now approved and/or under 
construction developments and yet remains relevant in the context 
of the current proposals.  
 

2.16. The improvement works in Woolwich Town Centre have already 
commenced and several large development sites already have 
planning permission (i.e. Royal Arsenal, Callis Yard to the west and 
Love Lane to the south of the Application Site). The report 
acknowledges that the tall buildings in the Woolwich Town Centre 
boundary (Figure 9) could help to intensify the area and support 
its growth into a Metropolitan Centre (London Plan, 2016).  
 

2.17. However, the guidance also acknowledges that due to the 
significant developments at the south-eastern end of Powis Street 
(i.e. the DLR station, Beresford Square market, the new Crossrail 
station and Royal Arsenal redevelopment), the consumer focus is 
likely to shift away from the northern section of Powis Street. This 
is an important consideration to be taken into account and one 
which will be analysed further below.  

 
2.18. Whilst the SPD identifies future development sites, it does not 

identify specific sites for tall buildings development but instead 
notes that the appropriateness will be decided on a case-by-case 
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A 
basis by the Council. Nor does the guidance specify detailed 
heights for the area. However, the SPD concludes that Woolwich 
Town Centre was identified as being appropriate for tall buildings. 
 

2.19. EBA commentary: Therefore, as outlined in the 2011 evidence 
base, the location of a tall building at the Application Site broadly 
complies with the advice in the SPD. However, as the individual 
heights of developments within the identified Opportunity Area 
are to be determined ‘on a case-by-case basis’, the height of the 
proposed development will need to be considered in the context 
of the existing and emerging townscape context.  
 

 Woolwich Town Centre Masterplan SPD (2012) 
2.20. This masterplan is a Supplementary Planning Document and forms 

part of the Royal Borough’s Local Development Framework (LDF) 
and therefore is used as a material consideration when assessing 
planning applications. 
 

2.21. The boundary of the Woolwich Town Centre has been outlined in 
Figure 9. The SPD is a masterplan providing high level framework 
to guide emerging developments in the Town Centre which would 
help to enhance and consolidate the character of the Town Centre 
together, identifying opportunity sites for new developments, one 
of which is the Application Site (ref. Site 11: Former Gala Bingo site 
and Mortgramit Square).  

 
2.22. EBA commentary: The SPD refers to the Site as a ‘gateway’ (2012, 

p. 38). However, this classification is not helpful as it is unclear for 
whom the Site acts as a gateway, nor how this function is 
performed or what it looks like specifically in Woolwich. The main 
pedestrian movement into the Town Centre is generated SW of the 
site (i.e. around the DLR station and the emerging Crossrail station. 
The constraints of the major carriageway to the North and West 
will be further addressed below. Furthermore, the Site’s 
classification as an ‘anchor site suitable for leisure/entertainment’ 
could also be questionable due to the consumer focus recently 
starting to shift toward the SW end of Powis Street. The aspiration 
to resolve the physical barrier of the A206 to the north of the site, 
cutting across access to the riverside from the Town Centre 
remains valid today. 
 

2.23. The effect of the redevelopment of other opportunity sites 
identified in the 2012 guidance is significant as each will 
contribute toward the future skyline of the Town Centre. It is vital 
therefore that the cumulative effect of the various sites is fully 
understood, especially with regards to the inter-relationship 
between Site 11 (i.e. the Application Site), the linear site to the 
west of Beresford Street / A206 (Site 12, p 39; Callis Yard 
development of 18-storeys is currently under construction at the 
NW boundary of the Site), the Warren/Royal Arsenal development 

(Site 13, p 42, now under construction) as well as the 16- storey 
DLR over-station scheme  (albeit the permission has now lapsed).  

 
2.24. All the sites outlined above have been identified as suitable for tall 

buildings as per the Tall Buildings Assessment (2011). Whilst it is 
acknowledged that not all of these developments are under 
construction at present (i.e. the DLR over-station scheme), the 
potential cumulative effect of the developments in the pipeline is 
considerable and has the potential to significantly change the 
appearance / character of the Town Centre as it is perceived at the 
moment.  

 
2.25. Furthermore, the number of opportunity sites identified for future 

development in the SPD is contrasted with the proposal for Powis 
Street / Hare Street to be designated as conservation area (p. 40) 
in order ‘to protect and enhance its special character’. However, 
the SPD does not delve into much detail to explain where the 
significance of the area lies and instead recommends an 
appropriate study should be undertaken. This does not appear to 
have been picked up by the LPA and the emerging development 
proposals in the Town Centre somewhat undermine the 
recommendation for a Conservation Area. The value of the Powis 
Street / Hare Street townscape will be further explored below.  
 
Other relevant guidance 

2.26. The following HE guidance has also informed the methodology of 
the analysis included in Sections 3, 4 and 5 below.  
 
- Historic England - The Setting of Heritage Assets (2nd 

edition, 2017): The advice in this document, in accordance 
with the NPPF, emphasises that the information required in 
support of applications for planning permission and listed 
building consents should be no more than is necessary to 
reach an informed decision, and that activities to conserve or 
invest need to be proportionate to the significance of the 
heritage assets affected and the impact on the significance of 
those heritage assets. At the same time those taking decisions 
need enough information to understand the issues: 

 

i. Relationship of setting to curtilage, character and 
context; 

ii. The extent of setting; 
iii. Views and Setting; and 
iv. Setting and the significance of heritage assets 

(cumulative change, change over time, appreciating 
setting, designed settings, setting and urban design, 
setting and economic and social viability). 

 

- Historic England Advice Note 4 – Tall Buildings (2017): The 
guidance sets out their criteria for evaluation, which will be 
used in this Volume’s assessment that includes the 
relationship to context, effect on the historic context, effect on 
World Heritage Sites, effect on the local environment, 
contribution made to permeability, architectural quality of the 
building, provision of a well-designed environment, 
relationship to transport infrastructure, sustainable design and 
construction, contribution to public spaces and facilities and 
credibility of the design.  

 
Intermediate conclusions: Policy context and principle of tall 
buildings on the Application Site 

2.27. Based on EBA’s review of relevant local planning policy and 
guidance, the siting of tall building(s) within the Site boundary 
broadly complies with relevant local policy.  
 

2.28. The aspiration for Woolwich to perform a higher role in the town 
centre network, which could merit Metropolitan Town Centre 
status (subject to the implementation of the OAPF), has been the 
guiding principle in identifying the Town Centre as being 
appropriate for tall buildings. This is reflected in the growing 
numbers of major large-scale developments in the area, including 
the construction of a Crossrail station which will further increase 
the transport accessibility of this part of Woolwich and act as a 
catalyst for further development (some of which is already in part 
either under construction or at a planning stage).  

 
2.29. However, whilst the principle of tall buildings in the Town Centre 

is generally accepted in local policy, specific heights and what 
these tall buildings signify in the wider context of the Town Centre 
remains unclear and undefined in the SPDs. This is of paramount 
importance as it will form part of the narrative for better defining 
and controlling the character of the Town Centre, particularly how 
redevelopment of the under-utilised sites (identified in the 
Masterplan 2012) can cumulatively help to mitigate the 
weaknesses of the Town Centre. It is the aim of this analysis to look 
at the Town Centre holistically and understand how the 
Application Site sits within the wider existing / emerging 
townscape context.   
 

2.30. As the broad principle of tall building on this site is supported by 
policy framework, the detailed design aspects of the proposals 
should be assessed against the local townscape context. Useful 
criteria have been both provided in the London Plan as well as in 
the Local Plan. This will be followed in the analysis and 
assessments in the next sections.  
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3. EXISTING TOWNSCAPE CONTEXT: WOOLWICH TOWN 
CENTRE  
 
Introduction and brief historical overview 

3.1. This chapter will only provide an analysis of the existing 
heritage, townscape and urban design context within the 
Town Centre boundary (as defined in the 2012 SPD). Analysis 
of the historic environment has already largely been provided 
in the Heritage Assessment (draft June 2018, Hurd Rolland) 
and at a more detailed level in the ES HTVIA (draft May 2018, 
Hurd Rolland) and only a brief overview of the wider history 
of Woolwich will be provided here. 
 

3.2. This assessment broadly agrees with the overall 
characterisation of Woolwich Town Centre in the 2012 SPD 
which identifies it as a ‘town within a city’ (p. 6). Woolwich has 
had a ferry across the Thames since the early 14th century 
although it remained a small village until the middle ages (2, 
4). The establishment of the Royal Dockyard in the early 16th 
century further increased its prominence as did the formation 
of the Regiment of Artillery in the Arsenal in 1716 (1, 3). The 
significance of Woolwich as a town was further reinforced 
through the construction of the grand Town Hall (1916) with 
Powis Street acting as the new high street, originally lined with 
a variety of department stores (9). However, from 1960s 
onwards, Woolwich declined as the Royal Arsenal began to 
shut down as did several other manufacturing employers (e.g. 
Siemens) and it had little strategic importance to the GLC or 
the central government. 

 
3.3. In the last 100 years, the historic town of Woolwich has been 

subject to significant change which has altered the character 
and setting of what today is identified as the Town Centre. 
Aside from significant changes to the urban grain (addressed 
in more detail below), the town centre is cut off from the 
surrounding areas by physical barriers in all directions by 
either natural features (i.e. the River Thames to the North) and 
/ or vehicular roads (e.g. the A206 to the North and East and 
South Circular Road to the West, both heavily used by lorries). 

3.4. In addition, the railway cuts through the central section of the 
Town Centre and whilst partly located underground, it has 
created a barrier between the northern and southern areas of 
the Town Centre. The Royal Arsenal to the east (part of which 
is included in the Woolwich Town Centre boundary) is 
currently undergoing significant development and will further 
diversify the character of the Town Centre through addition of 
a high density (largely residential) neighbourhood. This 
coupled with major transport improvements (i.e. DLR opened 
in 2008, and Crossrail due to open in 2018), Woolwich has 
significantly raised its profile with the target to become a 
Metropolitan Centre by 2031. 

 

 

  
 Top from left to right:  
 

1. Henry Grace à Dieu, built 1512-1514 at the purpose-built Gun Wharf in Old Woolwich 
2. Woolwich Pier, 1838 
3. Royal Arsenal – Royal Laboratory, 1696 
4. Hog Lane, c. 1888 (the whole of the site now lies under the Waterfront Leisure Centre) 
5. Holy Trinity Church, Beresford Square, c.1900 
6. Woolwich Ferry, c. 1925 
7. Co-op Central Stores on Powis Street, early 20th century  
8. Beresford Square, c. 1900 
9. Powis Street, c. 1910 
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A 

 

1739 

View of Woolwich (S. & N. Buck, 
1739). 
 
To the left: the bell tower of the 
ropeyard. To the right: the old and 
new parish church 

 

 

1841 

The riverfront a century later (R. 
Rixon, 1841).  
 
The ropeyard and old church are 
gone whilst the drawing gives an 
impression of a busy town.  

 

 

2018 

Riverscape from North Woolwich 
today (June 2018) – see also the 
front cover for the overall 
increase in height on the river’s 
edge.  
 
The church tower of St Mary’s is 
shown to allow better comparison 
between the earlier riverfronts.  
 
The riverside Royal Arsenal 
developments are not visible in 
the view (see cover page). Callis 
Yard development is visible 
immediately right of the Council 
offices.  

 
 

St Mary’s 
church tower 
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A 

 

 

 

Figure 2. 1766: Rocque’s map of London (EBA internal library). Figure 3. 1894: OS map of Woolwich (Godfrey Edition). 
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A 

 

 

 

Figure 1. 1766: Rocque’s map of London showing the approximate location of the site and the key movement corridors (i.e. 
what is now the South Circular Road and Woolwich High Street / A206). 

Figure 2. 1894: OS map of Woolwich (Godfrey Edition) showing the approximate locations of the site and current key vehicle 
movement corridors (i.e. now South Circular Road and Woolwich High Street / A206), both of which also form significant barriers 
along the edges of the Town Centre.  
 

  

Line of 
Woolwich 
High Street 

Approximate 
line of South 
Circular Road 

Line of 
Woolwich 
High Street 

Approximate 
line of South 
Circular Road 

Approximate 
line of Powis 
Street 

Powis Street 
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Figure 3. 1957: View looking NW on Powis Street showing the two distinct 
landmarks: the RACS department store building tall element on the right and the 
Royal Arsenal Cooperative HQ on the left. Few of the original buildings lining Powis 
Street survive today.  

Figure 4. 1957: NW end of Powis Street showing the third local landmark in the 
distance – the taller element of the Granada cinema  

Figure 5. 1957: View SE from the end of Powis Street, on the left is the now listed 
Granada Cinema. The Application Site remains between the two taller elements of 
the RACS department store and the Granada Cinema.  

   

Figure 6. 1957: View from Woolwich High Street at what is now the South Circular 
Road; listed Odeon Cinema is visible on the right.  

Figure 7. 1957: View east along Woolwich High Street at the riverside buildings. The 
chimneys visible in the background are that of the Woolwich Power Station 
(demolished in the late 1970s).  

Figure 8. View from the top end of Hare Street at the access to the old south 
terminal of the Woolwich Ferry. At present, this view is blocked by the Leisure and 
Swim Centre.  

Source (for all images on this page): LMA Collage, https://collage.cityoflondon.gov.uk    
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A 
Urban Grain  
 

3.5. The urban grain of Woolwich Town Centre varies significantly 
throughout. The layers vary from the mid-19th century civic 
buildings around Market Street, Bathway and Wellington 
Street (i.e. the Bathway Quarter) reflecting social progress 
and the increasing power and responsibilities of local 
government to the recently completed phases of the large-
scale mixed development of the Royal Arsenal. A similarly 
small grain to that of the Bathway Quarter can be observed 
around Powis Street and Hare Street in the NW section of the 
Town Centre. However, in both cases, these earlier layers of 
Woolwich contrast with the modern developments of the last 
50 years, in particular along the NE edges of the Town Centre 
(i.e. either side of Beresford Road, Riverside House, Better 
Gym) as well as just south of the railway line (i.e. the London 
Vista Apartments, Sainsbury’s, both on Calderwood Street 
and the Tesco mixed used development on Grand Depot 
Road).  
 

3.6. The grain of the Town Centre and its edges can be seen as 
being both confined and disrupted by the road network 
around it. The South Circular links via the Woolwich ferry 
across the Thames to the beginning of the North Circular in 
North Woolwich. The A206 is a radial route into the centre of 
London running parallel to the river. Both are dual 
carriageways with central reservations and form significant 
physical barriers for pedestrian movement. They cut through 
what is a designated Town Centre, severing connections with 
both the River and also the Royal Arsenal to the west. Aside 
from a few crossings, the pedestrian movement at the 
northern and western edges of the Town Centre is 
particularly hindered by the noise and fumes from lorries and 
large vehicles on this important trunk road network.  

 
3.7. Powis and Wellington Streets are straight and wide, forming 

strong secondary routes through the Town Centre with a 
network of back streets making up the rest of the grain. 
Originally vehicular, these have now been traffic-calmed. Yet, 
this has not significantly increased the flow of people 
through the area due to other pedestrian barriers in the 
vicinity (i.e. the A206). The NW end of Powis Street only 
partly retains its historic urban small grain, contrasting with 
the more recent large- scale buildings. The most noticeable 
in the wider context of the Town Centre include the recent 
large developments such as the Council Offices / Public 
Library on Wellington Street, and Tesco’s store with 
residential use above. The taller buildings are usually those 
with the larger footprints (see page 24 for more detail). 

 
 

Figure 9. Urban grain within the Woolwich Town Centre boundary. 
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A 
Movement and continuity  

3.8. The major changes to the urban grain in the 20th century have 
also significantly impacted on pedestrian movement through 
the area. Severed at the NW edge by the highways, movement 
across the noisy and polluted dual carriageways to the historic 
core of the old town centre is restricted to a few dispiriting 
places. This has resulted in the severance of the River and the 
Thames Path from the rest of the Town Centre.  
 

3.9. The junctions marked in Figure 10 illustrate the key entry 
points to the Town Centre. However, these are largely vehicle-
dominated, offering few, let alone attractive, crossing options 
for the pedestrian, especially from the NW and SW. The 
opportunities for crossing in between these nodes is even 
worse.  This is a significant severance in the movement 
patterns due to the strong disconnection between the 
residential areas and the Town Centre, especially those to the 
West.  
 

3.10. The urban pattern of the core of the Town Centre (see 
Townscape Character Area 04 below) is defined by two 
parallel (pedestrian) routes of Greens End and Woolwich New 
Road (blue dotted lines in Figure 10), which lead from The 
Common through the Town Centre, passing the DLR station, 
General Gordon Place and Beresford Market and converge at 
the Arsenal at the Riverside past the Crossrail Station due to 
be opened in December 2018.  
 

3.11. These could be seen as the key connecting routes between the 
surrounding residential areas to the West and East and the 
Town Centre. The routes almost converge at the General 
Gordon Square / Beresford Market square, separated only by 
a single urban block which includes the DLR Station and is 
currently the key arrival point for visitors and commuters to 
Woolwich. The block also contains the Grade II listed Equitable 
House. The two main parallel pedestrian routes are cut across 
by routes perpendicular to the former. The first is the A206 
which provides connections at a regional level while Thomas 
Street and Powis Street are local connectors (the latter also 
being the main local shopping street).  

 
Overall, the disconnection between the arterial vehicular 
roads and local distributor streets is caused by the lack / 
poor definition of crossings across the former. This has in 
turn led to a significant decrease in pedestrian activity / 
usage along the edges of these local streets (i.e. the NW 
end of Powis Street illustrates how poorly defined public 
realm has resulted in low activity at this end of the street).  Conclusion 

Figure 10. Key movement routes 
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A 
Physical barriers 

3.12. The restricted pedestrian movement around the edges of the 
Town Centre, and further connections to the residential areas 
beyond, is a direct consequence of the major changes to the 
road system of the area in the 20th century. This in turn has 
isolated certain areas of the town centre (particularly the 
northern end of Powis Street and Hare Street) as access to 
these is difficult. The immediate vicinity of General Gordon 
Square and the Woolwich Arsenal DLR station is the heart of 
the town centre and the main gateway into it for pedestrians.  
 

3.13. The Crossrail station within the Royal Arsenal neighbourhood 
(see Figure 10) will without doubt become another important 
nodal point. However, movement from the latter will be to an 
extent hindered by the barrier of Beresford Road. However, it 
is acknowledged that the recent improvements and the 
creation of a pedestrian-friendly zone in the form of shared 
surfaces at the junction with the A206 / Woolwich New Road 
has improved the pedestrian connection across the 
carriageway.  

 
3.14. Legibility and pedestrian wayfinding are also made difficult in 

certain locations due to vacant plots either restricting access 
or their use as car parks having no other use / attraction (i.e. 
the Travelodge and the Ferryview Health Centre car parks off 
Powis Street and the Waterfront Leisure Centre car park 
between the Thames Path and the A206). These form 
significant barriers in pedestrian movement through the Town 
Centre, often forcing the pedestrian to take the long route 
around the urban blocks.  

 
3.15. The railway track crossing through the Town Centre in a 

cutting forms another barrier. Whilst some of it is located 
underground, the crossings are limited to a few streets this 
disconnects the east-west routes across the Town Centre.  

 
 

Overall, pedestrian movement across the Town Centre is 
hindered by several physical barriers, ranging from the 
railway tracks disconnecting routes East-West as well as 
the arterial carriageways of A206 and the South Circular 
Road.  These have had a significant adverse effect on the 
connections between the Town Centre and the 
neighbouring areas. The key entry points (as defined in 
Figure 10) are largely dominated by traffic and offer little 
options for pedestrian crossings.  

 
Figure 11. Key physical barriers  
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A 
SEQUENCE OF VIEWS OF THE A206 – (PRINCIPAL VEHICULAR ROADS) 

   

1. Woolwich High Street looking East at the Royal Arsenal development from the 
pedestrian island refuge opposite the end of Hare Street. 
 

2. View from A206 from the junction with Glass Yard leading to the riverside.  
 

3. Major roundabout immediately to the NW of the Woolwich Town Centre. This is 
an important junction of the South Circular, A206 and Woolwich Ferry and one 
heavily used by lorries, which often back up when the ferries are busy. 

   

4. View from the pedestrian ramp on the SW corner of the roundabout leading up 
the hill to St Mary’s Gardens. The pedestrian route appears not to be often 
frequented due to the poor wayfinding as well as significant barriers severing 
connections between the Town centre and the churchyard / residential areas 
beyond.  

 
All images by Ettwein Bridges Architects, June 2018 

5. View from the pedestrian pavement at the Ferry Terminal, with the Mast Pond 
Wharf Phase II development plot on the left. There is no designated pedestrian 
crossing between the southern and northern sides of the road.  

 

6. Pedestrian crossing across the A206 / South Circular Road roundabout. The 
pedestrian connections to the surrounding areas are poorly defined, unattractive, 
and offer few options for pedestrian movement across.  
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A 
SEQUENCE OF VIEWS SW TO NE ALONG WELLINGTON STREET AND WOOLWICH NEW ROAD (PRIMARY PEDESTRIAN CORRIDORS) 

   
1. View from the top of Wellington Street, at the junction with South Circular Road, the clock 

tower of the listed Town Hall is visible in the distance as is the emerging Royal Arsenal 
development.  

2. View next to the listed Town Hall in the direction of General Gordon Place; the Council 
Offices and Public Library are on the right.  

3. Looking back up the hill past the Grade II Town Hall with a residential tower (south of S 
Circular Road) behind. Due to the rising topography toward the South, Elliston House 
residential tower is made more prominent in views from the North bank.  

 

   
4. Inactive frontage of the Woolwich Centre development just before General Gordon Place. 

The latter contrasts with the low scale of the St Peter’s Roman Catholic Church by A. Pugin.  
5. View in front of the DLR Station (on the right) with the Royal Arsenal development visible 

beyond.  

 

6. Entrance to the historic Woolwich Market/Beresford Square on the left with elements of 
both the historic and the redeveloped Royal Arsenal visible in the gaps beyond.  

All images by Ettwein Bridges Architects, June 2018   
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A 
SEQUENCE OF VIEWS ALONG SE SECTION OF POWIS STREET (LOCAL PEDESTRIAN ROUTES: PRIMARY AND SECONDARY) 

   
1. View from the southern end of the SE of Powis Street looking NW. Street trees enhance 

the character of the Street and add visual interest. 
 

2. View NW along Powis Street, junction with Calderwood Street, the local landmarks are 
visible in the distance (i.e. the clock tower of the RACS Headquarters) 

3. Calderwood Street from junction with Powis Street, connecting the latter with the 
Bathway Quarter further SW. Whilst the public realm in the foreground is poorly defined 
with inactive / blank frontages to either side, the listed corner of the Rotunda building 
within the Bathway Quarter adds visual interest to an otherwise poorly defined 
townscape.  

   
4. Connection from Powis Street to Macbean Street. Both the Iceland and Lidl stores mark 

a change in the urban grain with the blank massing and scale of buildings significantly 
increasing toward Beresford Road.  Whilst the grocery shop forms a destination within 
the Town Centre, the connections beyond are severed by Beresford Street.  
 

5. Junction with Hare Street (on the right). The taller elements of both the RACS 
Headquarters Building (left) and the former RACS Department Store (right) are visible.  
 

6. Inactive frontages either side along Barnard Close with the Sainsbury’s car park being the 
focal point. This is an extremely poorly defined townscape with no visual interest.  

 

All images by Ettwein Bridges Architects, June 2018   
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A 
SEQUENCE OF VIEWS ALONG NW SECTION OF POWIS STREET (LOCAL PEDESTRIAN ROUTES: TERTIARY) 

   

1. View looking SE from in front of the Grade II listed RACS Headquarters Building. Compared 
to the SW end of Powis Street, this section is much less frequented with several commercial 
/ retail spaces vacant / closed. 

 

2. View from in front of the RACS New Building at the varying building phases along Powis 
Street. The modern buildings (i.e. the corner retail store on Hare and Powis Streets) have 
adhered to the prevailing height of 2-3 storeys, but with little architectural distinction.  

3. Gated backyards and inactive frontages in the NW section of Powis Street. After the junction 
with Hare Street, the NW end of Powis Street offers few options to cut through the building 
blocks.  

   
4. At the NW end of Powis Street the urban grain is truncated by a vast car park to the left 

with no connections at the far end.  There are inactive frontages to the right (the row of 
houses on the right forms the extent of the Powis Street boundary of the Application Site). 
The view is terminated by the blank, yet modelled elevation of the Listed Odeon Cinema 
marooned on the western side of the South Circular Road.  

5. Grade II* Odeon Cinema at the end of Powis Street with the original advertising tower 
marking the end of the street in short-distance views. The row of houses forms the southern 
extent of the Application Site. 

 

6. View from the pavement of the South Circular Road at the start at the NW end of Powis 
Street across the road. Pedestrian access to it from the West is limited to a single crossing 
on the roundabout. 

 

All images by Ettwein Bridges Architects, June 2018   
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A 
Density and Uses  
 

3.16. The density across the Town Centre varies significantly. The 
redevelopment of the Royal Arsenal will significantly extend 
density to the river and eastern side of Woolwich. However, the mix 
of modern large-scale developments and the historic low scale of 
the Arsenal buildings does not appear to provide the uses expected 
to be found in a Town Centre as most of the buildings will be 
residential even at ground level. Whilst the recently completed 
over-station development of the Royal Arsenal on the Plumstead 
Road includes some retail units on the ground floor (i.e. M&S and 
Sainsbury’s) these will be largely used by the residents of the Royal 
Arsenal due to the barrier of A206 restricting free movement 
across from the Town Centre.  Moving westward from the Royal 
Arsenal, the density significantly decreases toward and in the 
historic town centre of Woolwich. The consequent massing is very 
visible, and the heights of these modern buildings is becoming a 
key part of the developing character of Woolwich.  
 

3.17. The southern end of Powis Street remains lined with the historic 
buildings with shops on ground level. The shift of consumer focus 
towards the DLR station, the new stores around General Gordon 
Place (in particular the Tesco store), and Woolwich Market has 
taken trade away from particularly the section west of the junction 
with Hare Street. This has both exacerbated and caused the 
breakdown with vacant frontages and backlands occupied by 
carparks and the absence of any anchor use to draw pedestrians to 
that end of the Powis Street. Many of the former stores have also 
changed uses, further losing the retail character of Powis Street. 
 

3.18. The area around General Gordon Place and the recently opened 
Tesco development as well as the Council offices and the Public 
Library appears to form the core of the modern Town Centre of 
Woolwich. This is also aided by an increased commercial focus 
around Woolwich New Road and the public spaces which provide 
attractive places for lingering. However, the area just north of 
Wellington Road, the historic civic core of Woolwich, appears to 
have suffered a similar effect as the northern section of Powis 
Street. The area is lacking in activity as the nodal points of activity 
have moved to around the DLR station. 

 
 

Overall, the contrasts in density illustrate the unrelated 
characters between the semi-historic areas of Woolwich and 
the recently developed (formerly) under-utilised land with 
large scale buildings. However, the uses within the Town 
Centre boundary do not yet reflect Woolwich’s aspiration to 
become a Metropolitan Centre.  The recently developed areas 
are largely monofunctional and the old shopping areas 
suffering from a lack of retail offer.  

 
Figure 12. Overview of key land uses in the Town Centre 
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A 
 

Historic environment 
 

3.19. There is a limited number of statutorily and locally listed heritage 
assets in the vicinity of the Site. The Royal Arsenal Conservation 
Area is located NE, approximately 300 m East of the Site. Due to its 
distance and the significant intervening built form (not least the 
emerging Royal Arsenal developments along Beresford Street 
(A206) and the Riverside), the Proposed Development will not be 
visible from the CA and vice versa (refer to the HTVIA for a more 
detailed assessment on the effects of the Proposed Development 
on the CA). Key heritage assets in the immediate vicinity of the 
Application Site are as follows – this is by no means a full list of the 
heritage assets in the Woolwich Town Centre but instead a 
selection based upon which the Proposed Development is assessed 
to have the most effect. For a detailed heritage assessment, refer 
to Hurd Rolland’s report and Fig. 13 opposite):  
 

- Grade II* Granada Cinema (built 1936-37) 
- Grade II* Church of St Mary Magdalene (built 1903) 
- Grade II New Wine Church (Former Odeon Cinema) (built 

1937) 
- Grade II Royal Arsenal Cooperative Society Headquarters 

Building (built 1903) 
 

- Locally Listed 27a Hare Street 
- Locally Listed nos 33-37 Hare Street 
- Locally Listed nos 62-62a-c Hare Street 
- Locally Listed nos. 138-152 Powis Street, RACS New Building 

 
3.20. All listed buildings on Powis Street date from the 20th century (i.e. 

the two listed cinemas from the 1930s and the locally listed RACS 
department store) and are all located at its NW end. The southern 
end of Powis Street and the nodal point around Beresford Square 
also comprises of some significant listed buildings which both help 
to define the townscape around the General Gordon Place as well 
as that around the Woolwich Market and are therefore significant 
contributors toward the legibility of the townscape. 
 
 
Overall, the Town Centre includes some heritage assets of 
national significance, particularly those located in the 
Bathway Quarter which form a coherent group of buildings of 
similar date and architectural language. Whilst Powis Street 
also comprises of some buildings of historic note, the 
townscape is more mixed and the overall value less significant. 

 

Figure 13. Heritage assets within the Town Centre boundary. 
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A 
KEY HERITAGE ASSETS IN THE VICINITY OF THE SITE  

 

1. Grade II Royal Arsenal Cooperative Society Headquarters Building, Powis 
Street  

2. Grade II* Granada Cinema, Powis Street 
 

3. Grade II New Wine Church (Former Odeon Cinema), John Wilson 
Street 

  

 

4. Locally Listed nos. 138-152 Powis Street, RACS New Building, Powis Street 5. Grade II* Church of St Mary Magdalene, Greenlaw Street 6. Locally Listed, nos 33-37 Hare Street  

All images by Ettwein Bridges Architects, June 2018 (except for Fig 6, Google Street View, 2017). 
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A 
Green spaces, quality of the public realm 
 

3.21. The riverside is by far the greatest asset of Woolwich. The historic 
connections to the river and the rich legacy attest to this. The 
redevelopment of the Royal Arsenal to the west of the Town 
Centre has significantly helped to regenerate the riverside. This 
will be further enhanced as the last phases of the masterplan will 
be completed together with the provision of a linear park through 
the neighbourhood, thereby creating an invaluable link between 
the other green spaces (Fig. 14), the Town Centre and the 
riverside.  
 

3.22. Another significant green space, albeit somewhat separated from 
the core of the Town Centre, is St. Mary’s churchyard (2). 
However, this is outside the Town Centre and access to it is 
further severed by the physical barrier of the South Circular Road. 
The churchyard is a fairly enclosed and inward-looking place. 
Whilst located on a hilltop, dense vegetation limits any views 
outside thereby rendering the nearby Town Centre as well as the 
Royal Arsenal virtually invisible.  

 
3.23. The route from SW Greenwich, from The Common (1) up to the 

Royal Arsenal and the riverside is dotted with several recently 
completed public spaces, including the recently re-landscaped 
General Gordon Square as well the squares within the Royal 
Arsenal (3, 4, 5, 6). This creates an attractive sequence of public 
spaces through the core of the town centre, knitting the latter 
together with the Royal Arsenal and the River. Powis Street is 
lined throughout with mature trees which contribute a verdant 
character to the built environment, with some seating provided 
as well. This NW corner of the Town Centre lacks any major places 
away from the bustle of the commercial streets.  

 
 

In general, the topography of the Town Centre and the wider 
area changes throughout, inclining at the western and 
southern ends and dipping down to the east. These changes 
allow for sweeping views from certain locations (i.e. the top 
of Wellington Road) whilst more low-lying areas near the 
River render the townscape to appear more enclosed. 

 

 Figure 14. Key public realm / public spaces within the Town Centre. 
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A 
Building heights within the Woolwich Town Centre  
 

3.24. Analysis of the existing building heights throughout Woolwich 
Town Centre demonstrates the overall low to medium height of 
most of the built form. The majority of the townscape, including 
the historic high street (Powis / Hare Street), Bathway Quarter 
and environs of the Beresford (Woolwich) Market comprise 
buildings of largely between 1-4 storeys. Equitable House was a 
tall building for the town when it was built in 1935 for the 
Woolwich Equitable Building Society. This perception is based on 
the scale of the Neo-classical design as much as from its mass 
across the whole eastern side of General Gordon Square. 
However, this scale has been surpassed by the modern large-scale 
Woolwich Central development opposite.  
 

3.25. As visible in the historic images up to 1950-60s (see Section 3), 
the Town Centre remained predominantly low scale with only 
taller elements of the former RACS department store (built in 
1938), Royal Arsenal Cooperative Headquarters built 1903) and 
the 1960s cinemas at the NW end of Town Centre visible above 
the prevailing height of the townscape.  

 
3.26. The second half of the 20th century resulted in the addition of 

buildings of significantly larger scale / height compared to what 
until then had been the established height. The construction of 
the Riverside House (now vacant) was soon followed by other 
developments north of the Bathway Quarter (i.e. Sainsbury’s 
building, the Vista Building and the Green End Building). This 
building layer rises above the historic form of the townscape and 
is visible both from both banks of the River.  
 

3.27. The third and latest layer of townscape comprises the large-scale 
developments constructed in the last 10-15 years and/or 
currently under construction. These are changing the nature of 
the townscape and its skyline, including the Royal Arsenal 
redevelopment, Woolwich Central and that of Callis Yard on the 
southern side of Woolwich High Street. These have been further 
analysed in Section 4 below.  

 
 
The scale and height of the recently completed developments 
contrast significantly with the more historic areas of 
Woolwich and those where redevelopment has largely 
removed the original small scale grain / built form, giving 
rise to a new layer of townscape of contrasting height. This 
new established height (i.e. generally above 10 storeys) will 
be further reinforced through the redevelopment of the 
underutilised land around the fringes of town centre and 
adjacent to arterial routes (i.e. A206).  

 

 

Figure 15. Building heights within the Town Centre boundary.  
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A 
Analysis of existing skyline 
 

3.28. The skyline seen from the North Bank can broadly be divided 
into three distinct layers:  
 

i. Emerging tall buildings on the riverfront; 
ii. Existing medium- rise C20 development in the 

middleground; and 
iii. Tall residential towers in the background (outside 

the Town Centre boundary).  
 

 

3.29. The three elements outlined above are the key projections in 
the overall profile of the existing skyline. Due to the varied 
topography of Woolwich, the tall residential towers, located 
SW of the Town Centre appear are the most prominent in 
the view. Most of the C20 medium height buildings turn 
their long elevations toward the river which makes their 
massing coalesce in the views as well merging them into a 
cluster. The emerging tall buildings of the Royal Arsenal 
waterfront and Callis Yard will form a new focal point along 
the riverfront with another, significantly smaller grouping of 
tall buildings on the western side, once the Mast Quays 
Phase II development has been completed (24 storeys). 
Overall, the skyline of Woolwich from the north bank 
appears varied with tall buildings located to either side of 
the its core with the building heights rising toward the 
centre. The central section of the riverfront is less defined 
with individual buildings not easily identifiable.  

 
3.30. The view from Shooters Hill is much more mixed than that 

seen from the North Bank. It shows the varied appearance of 
the skyline, with modern developments largely defining the 
character of the view. From the South, the southernmost 
developments are better visible, alongside with the large, 
unbroken massing of the Woolwich Central development 
fronting General Gordon Square. The view (2017) does not 
yet show the Wellington Quarter scheme along Wellington 
Road, which will add an additional layer of scale to the 
western section of the view. The two tall white residential 
towers on the LHS of the image (Fig. 17) are located in North 
Woolwich, across the River with the former RACS 
department store (now in residential use) visible just to the 
left of them. The massing of the Woolwich Centre obscures 
most of the Town Centre beyond.  
 
Overall, the view from the South illustrates the mixed 
layers of scale and height of the Woolwich Town Centre 
with no particular grouping or cluster identifiable. The 
riverfront view is more structured, illustrating the 
contrasting scale of the new developments compared to 
the pockets of existing (semi-) historic built form.  

 

  
Figure 16. Views from the North Bank (North Woolwich) at the riverfront of Woolwich from its eastern extent of the Royal Arsenal redevelopment up to the residential buildings of 
Mast Quays (both images by EBA, June 2018).  

Figure 17. Zoomed view from Shooters Hill (December 2017). From left to right: Wellington Street sites (blue cranes), Callis Yard site (white cranes) and Waterfront III, II and I. In 
the foreground Trinity Walk (Source: skyscrapercity.com). 
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A 
Legibility, landmarks, views and vistas 
 

3.31. The Local Plan identifies several local views within the 
Borough (Policy DH (g), 2014). The sightlines of most do not 
cover the Town Centre with only View 8 (St. Mary’s 
Churchyard towards Mast Pond Wharf and beyond) looking in 
the direction of the Town Centre. However, due to the 
topography at the churchyard and the existing dense 
vegetation, views eastward at the Town Centre are very 
limited and almost completely obscured by mature trees.  
 

3.32. Although not established as local views in the local policy, EBA 
has identified several sightlines within the centre which help 
with pedestrian wayfinding and orientation and therefore 
could be considered to contribute towards the legibility and 
appreciation of the townscape. The sloping nature of the 
topography in the SW allows for long vistas NE along both 
Woolwich New Road and Wellington Road dotted by 
landmarks such as the tower of the Town Hall as well as the 
Arsenal residential towers marking the approach towards the 
river.  
 

3.33. Other locally important views are the vistas along Powis 
Street, a long linear street lined with consistent frontages of 
3-4 storey buildings. At present, the views at both ends of the 
Powis Street lack focal points, as the DLR station at the SE end 
is a low-lying structure and the NW end is terminated by the 
blank elevation of the Grade II New Wine Church. However, 
shorter views at the NW end of Powis Street offer more 
variety, with taller tower elements of the listed New Wine 
Church, and the Royal Arsenal Cooperative Society 
Headquarters Building as well as the locally listed RACS New 
Building providing useful local markers along Powis Street. 

 
Overall the topography coupled with the urban grain 
results in varied sightlines and views throughout the 
Town Centre. The southern sections at higher ground 
offer sweeping views down to the riverfront whilst the 
northern areas of more dense and enclosed built form 
only provide views of local landmarks. There are no visual 
connections between the more historic elements of the 
Town Centre and the River, as the latter is remains 
completely obscured by modern large-scale buildings 
north of the A206.  
 

 

 Figure 18. Key landmarks within the Town Centre and its immediate environs. 

 
 

1 
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A 
SELECTION OF LOCAL VIEWS INTO AND WITHIN THE WOOLWICH TOWN CENTRE BOUNDARY  

01: St Mary’s Church 
and churchyard 
 
View of a significant 
heritage asset just West 
of the Town centre. The 
latter is not visible due 
to the dense vegetation 
in the churchyard  
 

 

04B: View from the 
junction with Hare 
Street and Powis Street 
 
Little value at present, but 
historically one of the few 
views to the Woolwich 
Riverside (see page 8 
above) 

02: View from the top 
of Wellington Street 
NE at the Town Centre 
 
View of the Grade II 
Town Hall tower 
alongside with the 
emerging Royal Arsenal 
context; one of the key 
approaches to the Town 
Centre 

05: View from in front 
of General Gordon Place 
 
View from the main 
public realm and nodal 
point of the Town centre 
at the Royal Arsenal 
development in the 
background.  

 

03: Local view from 
the SE end of Powis 
Street 
 
Local inward-looking 
view of the historic 
tree-lined high street 

06: View from the Royal 
Arsenal at the Grade I 
foundry 
 
Historic view of the 18th 
century foundry as the 
focal point. Note the open 
skyscape above.  

04A: View from the 
junction with Hare 
Street and Powis 
Street 
 
Key junction along the 
historic high street with 
several local landmarks 
in the view  
 

07: View of the entrance 
to Beresford Square 
Market 
 
Local townscape view of 
the historic Beresford 
Square (market) entrance 
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A 
Townscape Character Areas (TCAs)  
 

3.34. The components identified in the pages above can be 
brought together and appraised to identify character areas. 
The urban grain, movement, uses and density, historic 
environment, scale, massing and height of all buildings 
throughout the Town Centre vary greatly and contribute 
both positively and negatively. These can be divided into 5-
character areas: 
 
i. TCA 01: Surviving 19th and early 20th century 

commercial buildings of low to medium scale and 
height located largely along Powis Street, Hare 
Street and the Bathway Quarter and between the 
railway and Plumstead Road;  
 

ii. TCA 02: Recent 21st mixed-use developments of 
large scale, massing and height, i.e. the residential 
tower blocks part of the redevelopment of the Royal 
Arsenal (along the river front, the three 
easternmost towers are between 19 and 21 storeys 
with the buildings aligning Beresford Road ranging 
between 17 and 5 storeys; 
 

iii. TCA 03: Post-war 20th century residential and office 
buildings of medium to large scale, immediately 
north of Calderwood Street and between the rail 
tracks. Also, those located along the northern 
section of Beresford Road (including the new 
development of Callis Yard with the tallest element 
being 18 storeys); 

 
iv. TCA 04: Commercial core of the town centre, 

including the Woolwich Centre redevelopment, 
General Gordon Square, Woolwich Market and the 
Woolwich Arsenal DLR station. A planning 
application for over the station development of the 
DLR was approved by the LPA in 2012 (ref. 
10/2612/F); and 

 
v. TCA 05: Light-industry, mono-functional buildings 

of low scale and height (i.e. Ferry Terminal and 
environs, business park at the eastern element of 
the Arsenal) and/or vacant land (i.e. behind the 
Woolwich Central development). 

 

 Figure 19. Townscape Character Areas within the Town Centre boundary 
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A 
TCA 01: (Semi-) historic buildings around Powis 
Street/Hare Street and Bathway Quarter  
 
Urban grain: Low to medium 
Average building height: 3-4 storeys 
Key uses: Commercial / civic 
Key strengths: Intimate and pedestrian-friendly scale  
Key weaknesses: Lack of connections to the rest of the Town 
Centre, large surface car park, economic decline 
 

3.35. These two areas are the key remnants of historic Woolwich. 
Powis Street and Hare Street (1) both form part of the ‘Old 
Woolwich’ historic high street with the SE section of Powis Street 
still operating as a vibrant commercial street. However, the NW 
section of Powis Street is less active with most of the commercial 
premises at street level closed. The area is also severely 
disconnected being surrounded on three sides by physical 
barriers of either significant roads or railway tracks. This has 
significantly limited the pedestrian traffic through the northern 
section of Powis Street resulting in inactive frontages and overall 
lack of activity.  
 

3.36. Hare Street (2) is a branch off Powis Street leading toward the 
river and is similarly lined with various commercial uses. The 
townscape here is more mixed with modern department stores 
of large massing lining the eastern street front. The northern 
section of the street still retains elements of the historic building 
stock of which some are locally listed. However, like the NW 
section of Powis Street, the north end of Hare Street is also 
abruptly terminated visually and functionally by the A206 
severing connections with the riverside.  

 
3.37. Bathway Quarter (3-5) to the south forms part of a late C19 / 

early C20 development of Woolwich largely bounded by 
Wellington Street to south and Calderwood Street to the north, 
Thomas Street to the east and Market Street to the west. The area 
remained as open land until late -18th century. Thomas Street and 
William Street (now Calderwood Street) were laid out around 
1805. Around the same time, the Board of Ordnance formed 
Wellington Street to improve road links between the military 
developments at Woolwich Common and the Royal Arsenal. 
Wellington Street gradually became an important commercial 
street, although always secondary to Powis Street. 

 
3.38. Most of the civic buildings in the area are no longer in use as 

such, with the exception of the town hall which has spilled over 
across the road (The Woolwich Centre, 2013). The Old Public 
Library now houses Greenwich Local Labour and Business.  

  

  
 

3.39. The Magistrates' Court building has been converted into 
apartments and similar plans exist for the police station. In 2015, 
the former Grand Theatre was demolished after a plan for a 
residential building on this site was approved. 
 

3.40. In 2016, a plan was presented for the redevelopment of the so-
called ‘Island Site’, the eastern section of the Bathway Quarter. The 
plan entails the restoration of the high quality historic buildings, 
demolition of buildings considered non-historic, and the creation 
of a new entertainment quarter including a cinema, cafés, 
restaurants and food and beverage shops (RBG ref. 16/2480/F). 
This has not yet been implemented.  

 

1 

2 

3 

4 

5 
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A 
TCA 02: Large scale/massing mixed use Royal Arsenal  
 
Urban grain: Medium to large 
Average building height: 10-15 storeys 
Key uses: Largely residential  
Key strengths: High-quality buildings / public realm 
Key weaknesses: Disconnection with the rest of the Town 
Centre, largely monofunctional 
 

3.41. The effect on the appearance and character of the Town Centre 
following the completion of the Royal Arsenal will be significant. 
The scale and height of the tall buildings will cumulatively have 
the greatest effect due to the extensive nature of the 
redevelopment (1). It will form a strong visual edge on the NE 
side of the Town Centre with the buildings’ height and scale 
significantly stepping down further east beyond the Royal 
Arsenal. Coupled with the development of the Crossrail station 
as a strategic transport node within the redevelopment of the 
Royal Arsenal, the large scale and massing of the development 
is justified. Whilst the Royal Arsenal will without doubt form a 
significant new neighbourhood in Woolwich, its 
overwhelmingly residential use and limited other uses renders 
it on the edge outside the Town Centre, and not within it.  
 

3.42. The other side of the Royal Arsenal is of course to the River 
Thames (1, 3). Here the sheer extent of the development along 
the waterfront has created a whole quarter with a consistent 
character and quality. The buildings have been spaced to allow 
light between them despite their height, and views to the river 
from within the Arsenal. The ground plane has been landscaped 
to a very high quality. The heights swell gradually from the 
historic storehouses up to the multi-storey apartment blocks. 
This will continue westwards outside the RARE site towards the 
ferry terminal. 

 
3.43. The view from North Woolwich (1) shows a carefully considered 

group of buildings whose height signifies a major town centre. 
The tall buildings being developed further west and further back 
from the river frontage do not relate so well to each other. The 
visual importance of how groups of tall buildings relate to each 
other will be further explored below. 
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A 
TCA 03: Late 20th century modern mixed-use developments of large 
scale/massing 
 
Urban grain: Large 
Average building height: 5-10 storeys 
Key uses: Commercial / residential  
Key strengths: Provision of commercial/retail uses (albeit limited)  
Key weaknesses: Low architectural quality and the large unbroken massing 
and scale of buildings with poorly defined public realm comprising under-
utilised and non-spaces (i.e. car parking/service yards).  
 

3.44. This area comprises post-war 20th century residential and office buildings 
of medium to large scale, immediately north of Calderwood Street and 
between the rail tracks. Buildings of similar date scale/massing and height 
are located along the northern section of Beresford Road (including the new 
development of Callis Yard with the tallest element being 18 storeys). 
 

3.45. The townscape in both these areas of Woolwich has significantly truncated 
the original small scale urban grain of Woolwich. The buildings on the 
western edge of Beresford Street include the Riverside House (formerly 
Council offices), Royal Sovereign House (4) and Better Gym and Lidl. The 
vicinity to the busy A206, inactive street fronts coupled with the 
underutilised land around them (i.e. largely for parking, service yards) 
renders this part of the Woolwich townscape unattractive and less 
frequented (5, 6). The Callis Yard development (currently under 
construction) just to the left of the Riverside House seeks to create a new 
anchor on this corner of the A206 through the provision of 18 storey 
residential tower with lower elements stepping down toward Hare Street. 
Whilst taller buildings already exist on this corner of Beresford Road / 
Woolwich High Street, Callis Yard will establish a much stronger edge to this 
section of the town centre as well as tying it to the residential developments 
of the Royal Arsenal on the riverside.  

 
3.46. The second area where modern C20 developments dominate the townscape 

is the immediate vicinity of the rail tracks, just to the south of Powis Street. 
Both, the Vista building (2) and the Greens End House (1) form prominent 
elements in the townscape, also visible from across the River, form North 
Woolwich. Whilst the street level of Greens End House incorporates various 
commercial uses, the townscape between the Vista building and Sainsbury’s 
is less legible (2, 3) with left-over spaces and parking areas forming majority 
of the ‘public realm’ which is confusing to navigate. The quality of the 
architecture is low, their massing blocks views of key landmarks, their height 
and visibility on the skyline exacerbates the impact of their appearance, and 
movement at ground level is blocked. 
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A 
TCA 04: Woolwich Town Centre core/ quarter 
 
Urban grain: Low to large 
Average building height: 8 storeys 
Key uses: Commercial / civic / residential  
Key strengths: Re-landscaped General Gordon and Beresford 
Squares encouraging pedestrian movement across and improving 
accessibility  
Key weaknesses: Disconnection between the Squares and the 
streetscape / public realm beyond, especially that to the SW  
 

3.47. Recent development at the SW end of this area includes 
Woolwich Central (comprising the Woolwich Centre, Council 
Offices, Public Library, Tesco and residential apartments). As part 
of the original proposals, a 27-storey tower was proposed to be 
added on a site to the South of the residential housing now built 
behind and above the Tesco store. However, the tower was 
refused by the Council and the plot on the corner of Grand Depot 
Road and South Circular Road remains vacant.  

 
3.48. The LPA argued the overall development would "support the 

vitality and viability of the borough's strategic centre and be a 
catalyst for further regeneration of greater Woolwich" (Evening 
Standard, January 2007). Whilst the development sits at a 
prominent location SW of General Gordon Place, one of the nodal 
points of the Town Centre, forming the west side of the square, 
the other sides are inactive, largely comprising of blank facades. 
Therefore, although it has a large scale and massing and is located 
prominently facing the large open space, due to its inactive 
frontages to North and South, it can also be seen as very much 
the ‘edge of centre’ (1).  

 
3.49. This is especially evident, as one approaches the Town Centre 

from the top of Grand Depot Road with council housing to the 
East and South and the Woolwich Central development to the 
North. This is disappointing as the route was identified as part of 
the Mayor’s ‘100 spaces’ (2015) as one of the key leisure routes 
between the Common (in the SW) and the Arsenal and the 
riverside. General Gordon Place (2-4) was one of the public 
spaces developed as part of the Woolwich Central development 
and forms one of the nodal points together with the two 
entrances to the Woolwich Arsenal DLR station.  

 
3.50. In addition, the centrality of the town centre would be further 

reinforced by the proposed (and consented in 2010 now lapsed, 
LPA ref. 10/2612/F) development over the Woolwich Arsenal 
DLR station (comprising between 9 and 16 storeys).  

 

  

  

3.51. A tall building in this location is justifiable and appropriate as 
it would visually connect the high density Royal Arsenal 
development with Woolwich Central to the South as well as 
providing a landmark signifying one of the key transport 
nodes in the Town Centre 

3.52. The Beresford / Woolwich Market (5) at the northern end of 
the TCA further enforces the centrality of the area as one of 
the town centre attractors also knitting into the retail route 
sequence from the Tesco Extra development to Powis Street. 

 
 

1 

3 
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A 
TCA 05: Light-industry, mono-functional buildings of 
low scale and height 
 
Urban grain: Low 
Average building height: 2 storeys 
Key uses: Commercial / light industry 
Key strengths: None identified 
Key weaknesses: Severe disconnection from the surrounding 
Town Centre 
 

3.53. These are pockets of townscape which have been included in the 
Woolwich Town Centre boundary but have a distinctly secondary 
importance to the more central area. At present the TCA areas 
identified in Figure 19 form the outer edges to the key routes to 
the Town Centre. All these sites are poorly defined and at present 
do not contribute toward the overall character of the Town 
Centre as they lack the intensity of use and activity to contribute 
toward Woolwich becoming a Metropolitan Centre.  
 

3.54. The first and probably most underutilised space is the 
unanimated riverfront together with the Woolwich Ferry 
Terminal and the Swimming Centre (1-3). Pedestrian access to 
both is severely restricted by the A206 as outlined in the previous 
sections of this report. The large-scale footprint and massing of 
the Swim Centre, whilst not very tall, restricts views of the 
Thames (2) with the proximity to the River only revealed only 
when the pedestrian moves around the latter (5) and toward the 
Royal Arsenal development in the east.  

 
3.55. The second edge-area to the Town Centre is =the employment 

area at the easternmost boundary of the Town Centre boundary. 
Whilst an important employment area, this is a mono-functional 
site and quite separate from the historic Royal Arsenal toward 
the riverside. The warehouse-type buildings occupy large plots 
with extensive car parking around. This is not characteristic of a 
town centre and does not contribute toward the historic Royal 
Arsenal. Instead it can be seen as a buffer /intermediary zone 
between the town centre and the extensive residential areas 
surrounding it. The arrival of Crossrail will no doubt increase 
development pressure on the site (also identified as one of the 
sites in the Masterplan SPD, 2012).  

 
3.56. The third edge of the town centre is the undeveloped plot of 

land directly behind the Woolwich Central Development (3, 4). 
Whilst originally meant to form part of the phased development 
incorporating a 27-storey tower, after the refusal of the planning 
application for the latter the plot has remained vacant.  

  

  

3.57. However, given its location, it has the potential to better 
define that edge and an important nodal point of the Town 
Centre, and provide better defined and finer grained 
pedestrian routes to knit it into the existing townscape.  
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Baseline townscape analysis conclusions 
 

3.58. Overall, the appraisal of the townscape character has revealed 
that the core of the Town Centre by virtue of building density, 
scale and massing, street level activity and land use, is formed 
around the DLR Station block with public spaces extending 
both to the South and North.  
 

3.59. The concentration of tall buildings around the Royal Arsenal 
further reinforces the extension of the centre toward the 
riverside whilst the Woolwich Centre development to the 
South form the other edge of the centre.  

 
3.60. The western limit of the centre is less well defined, and whilst 

the South Circular Road acts as a physical boundary, the edge 
lacks any landmark buildings or focal points to signify the 
separation between residential areas and the Town Centre, let 
alone any encouragement to venture across into the citadel. 
 

3.61. Whilst the emerging Mast Pond Wharf development is cited by 
the developers to act as a landmark and gateway, it remains 
marooned and physically separated from the core town centre 
and therefore its description as a gateway is not appropriate 
nor justified.  

 
3.62. Whilst the taller elements of New Wine Church, and the Royal 

Arsenal Cooperative Society Headquarters Building as well as 
the locally listed RACS New Building provide useful local 
markers, they remain hidden from both views from the 
riverside as well as those from around the DLR station and 
General Gordon Place. 
 

3.63. The proposal for the redevelopment of 154-172 Powis Street 
and 125-129 Woolwich High Street by Conran and Partners 
seeks to address this and will be analysed further in Chapter 
5.  
 
  

Figure 20. Strengths and weaknesses identified within the Town Centre boundary 
.  
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A 
4. EMERGING TALL BUILDINGS CONTEXT 

 
4.1. The review of developments both under construction and 

with a planning consent (Figure 21) illustrates the new 
emerging townscape layer. These comprise largely tall 
building developments of between 15-24 storeys. These 
developments are and will have a significant effect on the 
existing skyline which is at present dotted with a few late 
20th century office and residential developments.  
 

4.2. In terms of scale and massing, the Royal Arsenal riverside 
development will result in the most significant effect and will 
change the character and relationships between the local 
neighbourhoods the most. It will not just create a new edge 
along the riverfront but also along Beresford Road, 
establishing a new height and massing which any future 
development(s) across the Road (i.e. extending from 
Riverside House to Woolwich Market at Beresford Square) 
will have to address.  

 
4.3. Other consented developments, whilst not at such a major 

scale as the Royal Arsenal riverside development, are dotted 
throughout the Town Centre, including the DLR over-station 
development (consented), Callis Yard development (under 
construction) along A206 and the smaller scale 
redevelopment of the ‘Island Site’ in the Bathway Quarter 
(consented). With the exception of the latter, both will 
introduce new tall forms into the skyline of the Town Centre.  

 
4.4. Further to this, the addition of two residential towers on the 

fringe of the NW end of the Town Centre, next to the existing 
Mast Pond development (Phase I), will further define the 
edges of the Town Centre (the taller element of the 
consented development of Mast Quays Phase II is 24 
storeys).  

 
Overall, the consented schemes as well as those already 
under construction coupled with other development 
sites identified in the 2012 Masterplan SPD (especially 
those close to the arterial routes of the South Circular 
and the A206) could significantly redefine the Town 
Centre as a high density, high-rise area of London with 
(shrinking) pockets of earlier urban layers in between. 
The decision-making of which sites are most appropriate 
for tall building requires careful consideration to avoid 
the Town Centre becoming incoherent agglomeration of 
individual towers set across the urban landscape. The 
potential locations for tall buildings has been explored 
further below.  
 

 
Figure 21. Overview of development sites within the Town Centre boundary.  

 



238Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

 
 

J1199 POWIS STREET, WOOLWICH, RB GREENWICH, LONDON AUGUST 2018 
TOWNSCAPE STUDY 
1199 2018.08.23 TC analysis A3 v1f Final 

Page 36 of 45 
© Ettwein Bridges Architects  

 

A 
SELECTION OF ILLUSTRATIVE CGI’s OF THE DEVELOPMENTS IN THE PIPELINE WITHIN THE WOOLWICH TOWN CENTRE BOUNDARY  

   
1. Callis Yard development (under construction) East of the Site facing onto 

the Woolwich High Street (18 storeys) (extract from DAS, 2014). 
2. Approved DLR over-station development, illustrative CGI from the 

General Gordon Place (16 storeys) (extract from DAS, 2010). 
3. Wellington Quarter development next to the Woolwich Centre on 

Wellington Road (Source: lmlondon.com). 

  

4. Approved Mast Quays Phase II development comprising two residential 
towers with the tallest being 24 storeys (Source: extract from DAS, 2010). 

5. The Royal Arsenal Riverfront development comprising three blocks 
remaining between 13 and 21 storeys (Source: Berkeley). 

6. Armourers Court on Plumstead Road, comprising buildings between 
10-25 storeys (Source: http://tpbennett.com). 

 
7. Cross section through Beresford Street of The Waterfront, Royal Arsenal, consented masterplan (now under construction) (extract from the DAS, Allies and Morrison, 2012). Section shows the street frontage up to the Grade I listed foundry.  
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A 
Analysis of sites for future tall building development  
 

4.5. Figure 22 shows the emerging heights of Woolwich Town 
Centre, incorporating both developments under 
construction as well as those with planning consent. This will 
allow analysis of the future baseline of the Town Centre with 
regards to the emerging average height.  
 

4.6. The diagram shows that the height of the eastern section will 
significantly increase with the completion of the Royal 
Arsenal masterplan. Wellington Quarter development will 
also increase the massing in the SW end of the Town Centre 
albeit to a much smaller degree as the development itself is 
not as tall because it is located on a hillside rendering it more 
prominent in views inward (i.e. View 02, page 19). The 
prominence of the NW end of the Town Centre will be 
somewhat increased by the Phase II of the Mast Quays 
comprising of a tower of 24 storeys (albeit remining outside 
the Town centre boundary). The over-station scheme for the 
DLR station has the potential to better mark the central core 
of the Town Centre.  

 
4.7. The specific heights of the key emerging developments have 

been outlined below: 
 

i. Royal Arsenal Riverfront (under construction) – 
between 13 and 21 storeys 

ii. Royal Arsenal Beresford Road frontage (outline 
planning consent) – between 9 and 17 storeys 

iii. Armourers Court, Plumstead Road (under 
construction)- between 10 and 25 storeys 

iv. Callis Yard (under construction) – tallest element 
is 18 storeys 

v. Mast Quays, Phase II (planning consent) – tallest 
element is 24 storeys 

vi. DLR over-station development (planning 
consent, lapsed) – tallest element is 16 storeys 

vii. Wellington Quarter, Wellington Road (under 
construction) – 12 storeys 
 

 
Review of these developments shows that the new 
emerging average height across these developments 
remains around 15 storeys and above with most 
development incorporating taller elements of 20 storeys 
and above. This emerging new average height is 
important to understand as it will largely define the 
townscape in the future and will also be a guiding 
principle in understanding the appropriate heights for 
the remaining development sites as identified din the 
2012 SPD.  

 

 

Figure 22. Sites for future development (as identified in the 2012 Masterplan) with emerging development heights (under construction / 
consented shown as well).  
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A 
Defining the principles for the future emerging skyline of 
Woolwich    

4.8. Following the review of all the development sites identified in 
the 2012 SPD as well as the review of these already under 
development and / or where developments of certain scale 
and height have already been approved by the LPA, Figure 23 
analyses the remaining sites and the appropriate height of 
future development on these. This analysis also takes into 
account the townscape analysis in Section 3.  
 
Beresford frontage 

4.9. The development on the western side of Beresford Road will 
have to address the emerging scale, massing and height of the 
Royal Arsenal development whilst also being the intermediary 
between the fine grain of Powis Street and Hare Street. The 
success of these developments will also depend very much on 
the improvement of connections across the road corridors.  
 
Plumstead Road / Spray Street  

4.10. The same principle should be applied to the development site 
opposite the recently completed Compton House on 
Plumstead Road where the building block should seek to 
address the contrasting characters of the Royal Arsenal and 
the core of the Town Centre. A planning application has been 
recently submitted for the extensive regeneration of the Spray 
Street Quarter (LPA ref. 18/0126/F) comprising a high-
density area of buildings varying between 8 and 24 storeys 
along the Plumstead Road front and between 3 and 7 storeys 
on Spray Street. This will form a significant new cluster of 
buildings together with the already existing tall buildings on 
the opposite side of the Road. It will not only alter the focal 
points of the Town Centre but also the perception of it from 
the North Bank. The AVR views included in the submission 
confirm this and, coupled with the proposed mix of uses, the 
development has the potential to expand the core of the Town 
Centre further east. The effects of the concentration of a new 
nodal point between the Royal Arsenal and the DLR Station 
could be significant on the already more marginal areas of 
Town Centre, rendering them even more on the periphery.  
 
Woolwich Central  

4.11. The remaining site originally designated for a 27-tower 
remains vacant but has the potential similar to the Powis 
Street sites to knit this section of the townscape firmly into 
being a part of the Town Centre instead of remaining as a 
periphery site. 

Powis Street vicinity 
4.12. The development sites around the North and NW end of the 

Town Centre (i.e. Leisure centre, Triangle Site, Powis Street car 

 

 

Figure 23. Cumulative plan of existing and emerging development heights together with possible heights for the remaining development 
sites (as defined in 2012 Masterplan). 

 

 
 
park and Sainsbury’s site) form part of a more complex townscape 
character of more varied quality comprising built form of low to medium 
scale and height. The redevelopment of the Swim / Leisure Centre on 
the riverfront has the potential to open up the historic views of the River 
from Powis St. / Hare Street. The massing and height of the future 
development of the site should also respond to the new context. The 
sites fronting onto Powis Street have the potential to create an anchor 
in this currently poorly defined townscape and significantly improve the 
legibility as an important point on the route to the ferry and the 
Riverside.  

 
 
The remaining development sites as outlined in Figure 23 have 
immense potential to enhance the legibility of the Town Centre as 
well integrate and knit together the currently marooned and 
isolated areas on the periphery of the Town centre boundaries. 
Those located on the edges of the present Town Centre could also 
establish these locations as anchors in the overall urban landscape 
though acting as both local and wider landmarks. The ways how the 
proposals for the Application Site have addressed these aspirations 
has been assessed in Section 5.  
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A 
5. ASSESSMENT OF THE CURRENT SCHEME BY CONRAN AND PARTNERS 

 
5.1. This section should be read in conjunction with the design 

information provided by Conran and Partners.  
 
Consultations  
Design Review Panel (response dated 12th June 2018) 

5.2. The written response of the DRP outlined the following key 
questions with regards to the scheme presented in May 2018. It 
should be noted that since then the design has been developed 
further and below is merely a summary and an initial overview of 
the relevant topics flagged up by the panel: 
 

i. There is a need for a distinctive vision, especially in the 
wider context of Woolwich’s heritage and in the localised 
context of the northern end of Powis Street; 

ii. The function of public space and consideration of existing 
and future movement patterns through the area are crucial; 
and 

iii. The twofold impact of height of the two towers, in particular 
with regards to the quality of life of locals / residents and 
contribution toward public realm at ground level are also 
key topics for assessment.  

 
GLA Pre-Application report (10th June 2018) 

5.3. The GLA’s consultation response was overall positive and they 
assessed the scheme in their response letter to be of ‘high 
quality’. They were in support of the proposed layout of the two 
towers together with the sequence of public realm connecting 
Powis Street to Hare Street. In the earlier iteration of the scheme, 
the GLA voiced a concern over the visual coalescence of the two 
towers. This has been addressed by the architects in the latest 
design iteration which increased the distance between the two 
towers so as they are read as two distinct elements, which also 
improves sightlines from Hare Street (to the east).  
 

5.4. The letter did not make any specific comments with regards to 
the height of the development. However, given that the site lies 
in an Opportunity Area and a Major Town Centre, the GLA 
appears to agree to the proposed height of the development.  
 
Other stakeholders  

5.5. EBA is not aware of other stakeholder consultations as part of the 
design process. A public exhibition was carried out in June 2018 
with the results summarised in the Statement of Community 
Involvement and in the Design and Access Statement (June 
2018).  
 
Urban design and townscape analysis of the scheme  
 

Location - siting (approaches from east, south, west) 

5.6. The proposed scheme is located at the NW end of Powis Street of 
what is referred to as the ‘Triangle’ (i.e. sited on Mortgramit 
Square between Powis Street, High Street and Hare Street).  
 

5.7. As analysed above, the NW end of Powis Street is at the very edge 
of the Town Centre with only residential areas beyond to the 
west, separated from the latter by the busy South Circular Road 
/ A206. One of the key assets of Woolwich, the riverside, is 
largely inaccessible from this section of Powis Street as one has 
to cross the busy A206 in order to reach the River. The poorly 
defined routes between the Ferry Terminal and the Royal Arsenal 
redevelopment also render the area confusing to navigate. The 
northern section of the site boundary faces directly onto A206 
and therefore has the potential to better mark the (future) 
connections between the town centre and the River. 
 
Urban grain  

5.8. The process of growth and change, especially in the 20th century 
has given rise to a varied physical environment. Buildings of 
different scales, styles and quality sit alongside each other. The 
varied and sometimes contrasting character of the Woolwich 
Town Centre townscape has already been described in the 
Section 3. The detailed analysis of the NW end of Powis Street 
and the triangular block in general illustrates that mixed 
character on a much smaller scale.  
 

5.9. The location of the Application Site is also on the boundary of the 
more historic SE end of the high street and the more extensively 
altered NW section comprising contrasting large-scale 
interventions dating from C20. Whilst modern additions and 
infills are also evident in the SE end of Powis Street, the latter 
have been better incorporated into the urban grain (especially 
with regards to the height) whereas the developments of later 
date in the NW section are immediately identifiable in the 
townscape due to their larger scale, massing and height.  

 
5.10. Aside from the row of small houses on the Powis Street side of 

the Application Site, the NW end of the comprises buildings with 
long street fronts (i.e. RACS New Building 138 – 152 Powis 
Street; nos 114-130 Powis Street, i.e. TK Maxx; listed Royal 
Arsenal Cooperative Society Headquarters and the Granada 
Cinema at the end of Powis Street). The small grain of evident on 
Hare Street and the SE end of Powis Street has not survived.  

 
5.11. The same is largely true on the Woolwich High Street side of the 

Application Site. Whilst the fine grain of historic Woolwich 
survives in small sections on the corner with Hare Street, the 
westernmost sections of the Site and beyond comprise modern 
infill developments of no townscape value.  

 
5.12. Therefore, the siting of the Proposed Development at the NW end 

of Powis Street, where the urban grain has already been subject 
to significant change in the past, is appropriate and will also help 
to better integrate the scheme into the surrounding townscape. 
Furthermore, its siting directly south of the pedestrian approach 
to the River and the ferry terminal will help to anchor and mark 
the location of both better, with the taller elements of the 
Proposed Development acting as a landmark in approaches from 
all directions. This will also help to establish Woolwich as a 
Metropolitan Town Centre as identified in the London Plan.  

 
5.13. The connections between the Proposed Development, the 

existing townscape and the riverside will be further explored 
below.  

 
Scale, massing, height, materiality 

5.14. The massing of the Proposed Scheme has been broken up to 
better relate it to the surrounding townscape. This is particularly 
important at the lower levels of the development which should 
provide a clear definition of the public realm. They should be 
designed to create a legible and human-scale environment that 
improves, or mends, the local built environment. The massing, 
scale and height of the Proposed Development will first be 
analysed by the individual building blocks after which the overall 
cumulative effect can be better understood.  
 
i. Block A (Powis Street) comprising between 3 -7 storeys 

above ground floor will form an important frontage to Powis 
Street and will also act as the main intermediary between 
the existing built form of Powis Street and the tall element 
of B lock B (16 and 17 storeys). The massing of Block A has 
been broken up to firstly relate to the scale of the listed 
cinema to the west, the former RACS department store (now 
extended) to the east as well as the listed RACS 
Headquarters to opposite. This architectural language will 
allow the block to be successfully integrated into the 
existing townscape. Furthermore, the length of the 
elevation is appropriate for this section of Powis Street 
which as outlined below already comprises existing building 
with long elevations both of historic and modern date. 
Furthermore, the taller element of Block A has been set back 
to allow the shoulder height of the building to better relate 
to eaves level of the immediate townscape. This will also 
allow retention of views of the taller tower element of the 
listed Granada Cinema, thus preserving its position as a local 
landmark.  
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ii. Block B (Mortgramit Square) forms one of the pair of twin 

tall buildings proposed for the site with the massing broken up 
into two distinct parts (i.e. 16 and 17 storeys above ground 
floor). Whilst connected to Block A, it will be read as a distinct 
element due to the difference in materiality and overall 
architectural language which will be similar to the that of the 
other Block C. The materiality will be further discussed below. 
The slender massing of Block B will help to evolve the skyline 
of Woolwich and anchor the NW end of Powis Street into the 
wider townscape as well as balance the concentration of large 
scale development around the Royal Arsenal. The top of Block 
B will define its impact on the skyline of Woolwich. This has 
been broken up into two distinct heights which will help to 
diversify the skyline and avoid it appearing as a single mass 
and coalescing with Block A. Block B turns its narrow side 
toward Powis Street which will firstly help to visually reduce 
the effect of its massing but also create space through the Site 
allowing more of the ground level to be used for public realm 
(see section below).  

 
iii. Block C (Woolwich High Street) is the second tall element of 

the Proposed Development facing onto Woolwich Hight Street 
to the North. Similar in its architectural language to Block B, it 
is somewhat taller with its massing broken up at the top (i.e. 
22 and 23 storeys above ground level). This will relate the 
Proposed Development to the taller elements of both the Royal 
Arsenal riverside development (i.e. ranging between 19-21 
storeys on the riverside and stepping down to between 13-17 
storeys on the Woolwich High Street side as well as the Callis 
Yard development to the east of the Application Site (i.e. 18 
storeys, including ground floor). The visual proximity with the 
latter creates a further connection between the Royal Arsenal 
and the NW end of the Town Centre and the Application Site. 
Both the Proposed Development and the Callis Yard 
development therefore will be seen to mark the edges of the 
historic extent town centre (i.e. Powis/Hare Street 
commercial/retail area). The ground level of Block C has also 
been broken up to relate it better to the street front with either 
side comprising a 2-3 storey building element. Similarly to the 
Powis Street front, the Proposed Development is set on a 2 
storey above ground podium which relates to the height of the 
surrounding townscape, particularly to the East. This will also 
help to visually break up the massing and integrate the tall 
element into the existing townscape.  

 
 

iv. Block D (Mortgramit Street is a 5-storey building above ground 
floor defining one of the edges along the route through the 
proposed public realm from Powis Street through to Hare Street 
via Mortgramit Square. The corner building will relate in massing 
and scale to the fine grain and low scale context of Hare Street 

and will visually tie it into the existing small grain townscape 
immediately the east of the Application Site. It will also provide 
an appropriate human scale anchor on one of the corners of 
Mortgramit Square and avoid creating a canyon-like effect when 
traversing the public realm.  

 
5.15. Cumulatively, the massing of the Proposed Development, 

comprising of Blocks A-D together with public realm (analysed 
below) has addressed the townscape constraints and immediate 
context so as to integrate the development successfully into the 
existing urban grain. The massing and scale coupled with the 
similar architectural language of the taller elements (Blocks B 
and C) will allow them to be read as a pair. Their broken-up 
massing at the top together with their shorter elevations along  
to the main street frontages will allow the towers to be read as 
slender additions to skyline in views from the River and the north 
Bank.  

 

Figure 24. Powis Street looking NW at the proposed development 
© Miller Hare 

 
5.16. The longer side elevations in views from east and west will have 

a greater effect as the buildings will appear visually closer 
together as well as heavier. However, the distance between the 
two is assessed to be sufficient so the two blocks would not 
merge into one and will remain visually separate (albeit sharing 
a similar architectural language) in some directions. The different 
heights of both elements will further help to mitigate the 
coalescing effect when seen in views from East and West. This 
will be most noticeable in views form Woolwich High Street 
where there are open views of the Development (as opposed to 
Powis Street, where existing built form and fairly narrow 
streetscape limits views of the development appearing in full 
view). Where the scheme will appear in full view, the contrast 

with the small grain buildings on the street front will also be the 
greatest and will be a major change to the existing townscape.  
 

5.17. The height and massing of the two towers is assessed to be 
appropriate for the Site, given its potential to act as a landmark 
both marking the Ferry Terminal and access to the Riverside from 
this part of Woolwich. However, both connections as they exist 
at present are unsatisfactory and not appropriate for a town of 
Metropolitan classification (as per the London Plan). The future 
connections to better connect the riverbank to the town centre 
will therefore be crucial in the Proposed Development becoming 
a successful and meaningful landmark and anchor.  
  
Public realm and integration into the surrounding 
townscape 

5.18. The scheme proposes an enhanced route through the new 
quarter from Powis Street through to Hare Street that is at 
present underused and confusing to navigate. Overall, this will 
be a major public benefit of the scheme which will enable the 
diversification of the townscape and movement corridors, as well 
as create a public space in the NW of the Town Centre where 
public realm is scarce.  
 

5.19. Access from Powis Street will be between the newly refurbished 
RACS building and the proposed Block A. As this part of the town 
centre is less frequented by pedestrians due to limited routes 
beyond to the north and west and has little street level activity, 
access to the proposed public realm at Mortgramit Square will 
have to be marked clearly to help pedestrians find the route. The 
proposed active retail / commercial use at the ground level of 
Block A will help to mark that location.  

 
5.20. The route through the building block will introduce a new 

pedestrian experience as the character of this part of the 
townscape does not comprise routes through back streets / yards 
and is instead is largely made up of linear streets with little or no 
options to explore in between building blocks. The creation of a 
better-defined route together with a public space is a positive 
addition whilst its wayfinding when seen from the existing 
streetscape could affect the future pedestrian flow through the 
Site 

 
5.21. Whilst the CGIs of the scheme in the Design and Access 

Statement show access from Hare Street with Block C keeping to 
the existing building line, the view into the building block 
appears to be terminated by the service/delivery access to the 
cinema (outside of Site boundary) with the majority of the public 
realm remaining out of sight and around the corner when first 
seen from the Hare Street approach. This can hinder the use of 
the public space and create uncertainty regarding its purpose, 
especially when seen from Hare Street. Furthermore, there is 
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concern on the amount of vehicles accessing the garages from 
Hare Street which can also hinder the usage of the proposed 
public space by the general public. The proximity of the proposed 
landscaped square to the gated back vehicle access to the RACS 
building will be somewhat detrimental to the quality of the 
former and there is a danger the landscaped square will be 
marooned between the two vehicular access points from Hare 
and Powis Streets.  

 

Figure 25. View looking East on the South Circular between Powis Street and 
Woolwich High Street at the proposed development © Miller Hare 

 
Improvements to pedestrian movement  

5.22. As outlined in the previous section, the Site remains somewhat 
marooned from the rest of the Town Centre for at present it does 
not form part of any of the primary or secondary pedestrian 
routes through the town centre (see Fig. 10).  
 

5.23. There is potential for pedestrian routes in this part of the town 
centre to be extended through the existing car parks on the south 
side of Powis Street, across the rail track though the Bathway 
Quarter and eventually up to the Woolwich Centre development 
and the main central squares. However, this will require a 
coordinated and masterplan approach identifying key present 
and future pedestrian movement flows taking into account the 
emerging nodal points created by the developments in the 
future.  

 
5.24. Similarly, routes to the North and the riverside need major 

improvements to raise the significance and relevancy of the 
proposed Mortgramit Square pedestrian route. The re-
establishment of connections between the riverside and the 
Town centre is an aspiration set out in the 2012 Masterplan SPD 
as well.  

 

5.25. The Site has the potential to become a strategic location between 
the North (riverside) and South of Woolwich (core of the Town 
Centre). Therefore, the interconnecting public realm 
improvements across the area (i.e. better integration and 
connection of Powis Street to Hare Street) are of paramount 
importance as they have the potential to better combine the 
currently piecemeal and isolated areas into an integrated 
townscape. However, the success of this is also very much 
dependent on the surrounding future developments, especially 
in respect to the connections with the riverside and the Ferry 
Terminal across the A206 and the development of the Swim and 
Leisure Centre site.  
 
Architectural character and materiality 

5.26. Inspirations for the character and materiality of the Proposed 
Development appears to have been drawn from the existing 
surrounding townscape context which as outlined previously 
comprises various layers of built form of sometimes contrasting 
character and materiality. This is to an extent reflected in the 
Proposed Development as well where the materiality of the taller 
elements (Blocks B and C) significantly differs of those of Blocks 
A and D. The street front of Block A very much addresses the 
historic character and materiality of Woolwich with a mixed red 
brick frontage whereas the taller elements behind relate to both 
the 20th century development (i.e. the listed Odeon Cinema 
across South Circular Road as well as the RACS building). This is 
appropriate for this part of the townscape, where the mixed 
character is very much the core defining element of this part of 
the Town Centre 

 
Assessment of effects of the Proposed Development on the 
heritage and townscape assets of Woolwich  
 

Effects on the setting of heritage assets 
5.27. The most significant heritage assets within the vicinity of the Site 

are the Grade II* Granada Cinema (directly to the west) and the 
Grade II* Church of St Mary Magdalene. The latter is located 
in a churchyard with mature trees and coupled with significant 
incline in topography, the Town Centre remains virtually invisible 
from within the Churchyard. This is also confirmed by the AVRs 
produced by Miller Hare (May 2018).  
 

5.28. Potential effects on the cinema relate to its setting as opposed to 
its physical fabric of which will not be affected. The setting of the 
listed cinema will be affected to an extent due to the proximity 
and scale of the development, albeit this is assessed to be limited. 
The cinema is located at a prominent location on the corner of a 
busy South Circular Road and whilst forming an edge to the NW 
corner of the Town Centre it largely comprises a blank elevation 
and provides little visual interest.  

 

Figure 26.  View looking East on Greenlaw Street at St. Mary Magdalen, 
showing the proposed development would not be visible. © Miller Hare 

 
5.29. The proposed two towers will become the most prominent 

elements of the development. Their materiality will contrast with 
the blank elevations of the cinema. However, this is not 
considered to significantly harm the setting of the listed heritage 
asset as its primary significance lies in its decorative interiors. 
Furthermore, the local landmark of the taller element of the 
cinema will retain its prominence in short distance views from 
Powis Street as well as from the approaches from the NW / West 
 

5.30. The Royal Arsenal Cooperative Society (RACS) Headquarters 
building (Grade II listed) remains across the Site, on the south 
side of Powis Street. Whilst a fairly lavish and decorative 
elevation, most of its remains obscured by mature trees. The 
massing of the proposals has been broken up into several 
elements so as to address the surrounding townscape. Block A 
which fronts onto Powis Street will follow the prevailing height 
and massing of the rest of this section of Powis Street where 
street elevations of both historic and modern buildings have 
considerably longer street elevations compared to the grain at 
the SE end of the Street. Both the materiality and the 
architectural language of Block A will also help to integrate the 
development into this part of the townscape. 

 
5.31. There are several locally listed buildings in the vicinity of the Site, 

including the former RACS department store to the east of the 
Site on Powis Street. This has been newly refurbished for 
residential use.  Its massing and scale significantly differ from the 
fine grain of the SE end of Powis Street. The proposed scheme 
matches this scale and relates well to the existing townscape 
context both through the scale and massing of the Powis Street 
front as well as through the proposed architectural language and 
materiality.  
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5.32. The effect on the locally listed Hare Street buildings will be 

somewhat more significant as the streetscape has (to an extent) 
retained its historic fine grain and scale (with the exception of 
the modern retail shops on the eastern side). However, 
considering the mixed character of this part of the townscape, 
the somewhat more increased contrast in the massing and scale 
between the existing townscape and the proposed taller 
elements of the scheme is not considered to be overly 
overbearing.  

 

Figure 27. View looking East within the Royal Arsenal outside Dial Arch, 
showing the proposed development would be low, hidden behind the tree 
behind the lamp post. © Miller Hare 

 
5.33. Effect on the Royal Arsenal CA is assessed to be negligible due 

to significant intervening-built form in the foreground. Whilst the 
proposed development will be visible from the easternmost edge 
of the Common CA (see TVIA), it will form part of the emerging 
skyline of Woolwich together with the Royal Arsenal riverside 
developments. Furthermore, the value of this section of the CA is 
somewhat limited due the large extent of the detracting South 
Circular Road in the foreground.  

 
Effects on the spatial hierarchy of the Woolwich town centre 
and wider townscape  

5.34. The proposal will introduce a new scale and massing to this part 
of the Town Centre which is currently lacking definition. The 
surrounding road network limits movement to neighbouring 
areas outside the Town Centre and therefore its location at 
present forms one of the many edges to the Town Centre. 
 

5.35. However, the definition of an edge also allows the extent of the 
Town Centre to the NW to be marked by the two towers acting 
as a landmark and an anchor. The landmark status of the 

proposals could be further increased in the future through the 
enhancement of routes across to the riverside, the Thames Path 
and the ferry terminal. It will also have a visual connection with 
the other emerging tall building developments further east (i.e. 
Callis Yard and the Royal Arsenal riverside) and will therefore 
form a sequence of landmarks along the northern extent of the 
Town Centre. Given the amount of emerging development in the 
East and NE sections of the Town Centre (see Section 4), it is vital 
that the other end of the centre will not suffer. Its definition 
through an anchor building marking both the NW end of Powis 
Street as well as the ferry terminal could help to avoid this.  

 

Figure 28. View looking North West on the South Circular showing how the 
proposed massing will mark the access into the Town Centre from the dual 
carriageway which cannot otherwise be understood © Miller Hare 

Figure 29. View looking South from North Woolwich showing how the 
proposed development will reinforce the cumulative effect of the clustering of 
tall buildings on the river’s edge and skyline © Miller Hare  

 

5.36. To the west, the principle of tall buildings dotted along the 
Woolwich riverfront will be continued by the Mast Pond Wharf 
development. With regards to the spatial hierarchy of spaces 
within this part of the Town Centre, the proposal takes care to 
address the mixed and varied character on virtually all four sides 
of the Site (this has already been addressed in the previous 
section in more detail). Given the currently undefined and ad hoc 
character of the Site, the proposal in its current form would help 
to establish Woolwich as a Metropolitan Town centre through the 
provision of high quality residential, work and retail spaces. The 
new public realm and pedestrian route will tie the development 
into the existing urban grain, whilst also catering for future 
enhancement to the movement corridors and development of 
identified sites.  

 
5.37. Therefore, the overall the height, massing and scale of the 

Proposed Development is assessed as being appropriate and 
justified. The proposal for the public realm through Mortgramit 
Square however will require better definition especially with 
regards to its future users due to it, at present, remaining an 
adjunct to the key pedestrian routes through the town centre.  
 
Compliance with relevant policy and guidance 

5.38. The detailed analysis of the scheme has demonstrated that the 
Proposed Development complies with the relevant policy and 
guidance outlined in Section 2 of this report (note: the policy 
and guidance addressed in this report only relates to the 
architectural and townscape aspects of the scheme). 
 

5.39. The aspiration for Woolwich to perform a higher role in the 
capital’s town centre network has been the guiding principle in 
identifying its own as being appropriate for tall buildings.  
Subject to the implementation of the OAPF, this could merit 
Metropolitan Town Centre status.  This is reflected in the growing 
numbers of major large-scale developments in the area, 
including the construction of a Crossrail station.  This will further 
increase the transport accessibility of this part of Woolwich and 
act as a catalyst for further development (some of which is 
already in part either under construction or at a planning stage). 
This aspiration is also emphasised in the Tall Buildings study 
(2011) and the Masterplan SPD (2012).  

 
5.40. The Proposed Development follows these principles and will help 

to establish Woolwich as Metropolitan Centre, also through the 
provision of residential, commercial and office uses. Aside from 
the increased intensity of uses at this end of Powis Street, the 
architectural language of the Proposed Development will also 
add a sense of variety to this currently broken section of 
townscape. The proposal for a new public realm is also designed 
to be a vibrant addition to the townscape with the primary 
aspiration of animating the NW end of the Street.  
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Cumulative effect: composition of the emerging skyline of 
Woolwich 

5.41. The review of both the consented / under construction 
developments in the Town Centre coupled with the development 
sites outlined in the 2012 Masterplan SPD illustrates the 
changing character of this part of Woolwich. The trend is clearly 
toward intensifying the density and uses on the under-utilised 
plots along its edges.  
 

5.42. The effect of the Royal Arsenal, once completed, is assessed to 
be most significant, creating a whole new neighbourhood within 
the Town centre boundary. However, having its own distinct 
character coupled with its riverfront location, it has the danger 
of remaining a strip along the edge of the Thames, different from 
the core areas by its limited uses and physically separated by a 
major highway. 

 
5.43. The recent planning submission for the high density and high-

rise Spray Street Quarter SE of the Site could potentially shift the 
focus of the core of the Town Centre further away from Powis 
Street. The effects resulting from the concentration of a new 
nodal point between the Royal Arsenal and the DLR Station could 
be significant on the already more marginal areas of Town Centre 
confining them even more to the periphery. Therefore, in this 
context, the sighting of another (counter-) anchor point at the 
other end of the Town Centre will help to diversify Woolwich as 
a future Metropolitan Centre. The Site’s location between the 
core areas and the riverside furthermore attest to this.  
 

5.44. The consented development of the Mast Quays development is 
immediately to the west of the Woolwich Ferry South Terminal 

(approved by the LPA in 2012). The scheme is described in the 
Design and Access Statement as ‘a landmark and a gateway to 
the Borough of Greenwich’ (2010, p 8). However, the site is 
located outside the Town Centre and is somewhat marooned and 
separate from both the residential areas to the south and the 
Town Centre to the East and SE. This is due to the physical barrier 
of the A206. Therefore, its description as a gateway is somewhat 
questionable due to an extremely restricted pedestrian access. 
Further to this, the scheme comprises 2 towers, with the 
easternmost tower (i.e. the one closest to the Town Centre) being 
the taller element (i.e. 22 storeys). This, together with the already 
existing (albeit lower) residential towers of Mast Quays will 
establish a riverfront of concentrated high density to the West of 
the Town Centre. This will to an extent echo the Royal Arsenal 
riverfront development though will be at a much smaller scale. It 
relates well to the riverscape but is confusing the identity of the 
town centre because it lies outside it and is severed from it by 
the highways and ferry access. 
 
Conclusions: Effects of the Proposed Development on 
Woolwich Town Centre  

5.45. The townscape of the NW edge of the Town Centre is eclectic, 
with sites either waiting to be enhanced or redeveloped. An 
opportunity exists to re-define the NW end of Powis Street and 
its immediate environs. Together with the relatively low heritage 
and townscape sensitivity in the area this section of the Town 
centre is suitable for tall buildings.  
 

5.46. The Proposed Development is sited and designed to respect its 
townscape and visual context. It will have a distinctive character 
and sense of place, drawn from analysis of the specific location 
of the Site. The Proposed Development will enhance local 

townscape character and views without harming the settings of 
heritage assets in the vicinity. Most importantly, it will mark the 
Site’s location in an appropriate manner as well as enhance the 
quality of local views and townscape and would provide 
significant urban design and public realm benefits. These 
relationships and changes are now well-established as 
acceptable principles across London. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 
 
 
 
 
 

  



246Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

 
 

J1199 POWIS STREET, WOOLWICH, RB GREENWICH, LONDON AUGUST 2018 
TOWNSCAPE STUDY 
1199 2018.08.23 TC analysis A3 v1f Final 

Page 44 of 45 
© Ettwein Bridges Architects  

 

A 
6. CONCLUSIONS 

 
6.1. This report has been prepared by Ettwein Bridges Architects 

(‘EBA’) on behalf of Artisan Woolwich Ltd. to assess the 
proposals for the redevelopment of the site at 154-172 Powis 
Street and 125-129 Woolwich High Street comprising the 
demolition of existing buildings on the Site and erection of four 
blocks ranging in height from 3 to 24 storeys to provide 296 
residential units and commercial floorspace, together with 
landscaping and provision of public realm. This report has 
examined the wider context as well as this Site and considered 
the heights and massing appropriate for Woolwich Town 
Centre.  It has addressed the questions with conclusions 
outlined below.  

 
 What are the Woolwich-wide townscape / urban design 

issues? 
6.2. The appraisal of the townscape character has revealed that the 

core of the Town Centre, by virtue of building density, scale and 
massing, street level activity and land use, is formed around 
the DLR Station block with public spaces extending both to the 
South and North. The concentration of tall buildings around the 
Royal Arsenal further reinforces the extension of the centre 
toward the riverside whilst the Woolwich Centre development 
to the South forms the other edge of the centre. The western 
limit of the centre is less well defined.  Whilst the South Circular 
Road acts as a physical boundary, the edge lacks any landmark 
buildings or focal points to signify the separation between 
residential areas and the Town Centre, let alone any 
encouragement to venture across major highways into it. 
 

6.3. Poor pedestrian movement through the Town Centre is one of 
the key weaknesses of the Town Centre, encountering several 
physical barriers, ranging from the railway tracks disconnecting 
routes East-West as well as the arterial carriageways of A206 
and the South Circular Road.  These have had a significant 
adverse effect on the connections between the Town Centre 
and the neighbouring areas. The key entry points (as defined in 
Figure 10) are largely dominated by traffic and offer little 
options for pedestrians to cross. 

 
Where could tall buildings be accommodated in Woolwich? 

6.4. The scale and height of the recently completed developments 
contrast significantly with the more historic areas of Woolwich 
and those where redevelopment has largely removed the 
original small scale grain / built form, giving rise to a new layer 
of townscape of contrasting height. This new established 
height (i.e. generally above 10 storeys) will be further 
reinforced through the redevelopment of the underutilised 

land around the fringes of town centre and adjacent to arterial 
routes (i.e. A206).  
 

6.5. The consented schemes as well as those already under 
construction, coupled with other development sites identified in 
the 2012 Masterplan SPD (especially those close to the arterial 
routes of the South Circular and the A206), could significantly 
redefine the Town Centre as a high density, high-rise area of 
London with (shrinking) pockets of earlier urban layers in 
between. The decision-making of which sites are most 
appropriate for tall building requires careful consideration so as 
to avoid the Town Centre becoming incoherent agglomeration of 
individual towers set across the urban landscape.  

 
6.6. Following the analysis, the key future locations for tall buildings 

include the Beresford Road frontage, Plumstead Road and Spray 
Street block, Woolwich central area and Powis Street vicinity 
(including the Application Site). These sites (as outlined in Figure 
23) have immense potential to enhance the legibility of the Town 
Centre as well as to integrate and knit together the currently 
marooned and isolated areas on the periphery of the Town centre 
boundaries. Tall buildings located on the edges of the present 
Town Centre could also establish these locations as anchors in 
the overall urban landscape though acting as both local and 
wider landmarks.  
 
What height is appropriate in the Town Centre? 

6.7. Review of both the consented / under construction 
developments in the Town Centre coupled with the development 
sites outlined in the 2012 Masterplan SPD illustrates the 
changing character of this part of Woolwich. The trend is clearly 
towards intensifying the density and uses on the under-utilised 
plots along its edges. Review of emerging development shows 
that the new emerging height across these development remains 
around 15 storeys and above with most development 
incorporating taller elements of 20 storeys and above. 
 

6.8. The effect of the Royal Arsenal, once completed, is assessed to 
be most significant, creating a whole new neighbourhood within 
the Town centre boundary. However, having its own distinct 
character coupled with its riverfront location, it has the danger 
of remaining somewhat separate from the core areas, especially 
given the variety of uses appears fairly limited.  

 
6.9. The recent planning submission for the high density and high-

rise Spray Street Quarter SE of the Site could potentially shift the 
focus of the core of the Town Centre further away from Powis 

Street. Therefore, in this context, the sighting of another 
(counter-) anchor point at the other (western) end of the Town 
Centre could help to diversify Woolwich as a future Metropolitan 
Centre. The Site’s location between the core areas and the 
riverside furthermore attest to this. 

 
How have the proposals for the Site addressed the 
constraints and opportunities of the townscape? 

6.10. The aspiration for Woolwich to perform a higher role in the 
capital’s town centre network has been the guiding principle in 
identifying its own as being appropriate for tall buildings.  
Subject to the implementation of the OAPF, this could merit 
Metropolitan Town Centre status. This is reflected in the growing 
numbers of major large-scale developments in the area, 
including the construction of a Crossrail station which will further 
increase the transport accessibility of this part of Woolwich and 
act as a catalyst for further development (some of which is 
already in part either under construction or at a planning stage). 
This aspiration is also emphasised in the Tall Buildings study 
(2011) and the Masterplan SPD (2012).  

 
6.11. The Proposed Development follows these principles and will help 

to establish Woolwich as a Metropolitan Centre through the 
provision of residential, commercial and office uses. As well as 
increasing the intensity of uses at this end of Powis Street, the 
architectural language of the Proposed Development will also 
appropriately help to add a sense of variety to this currently 
undefined section of townscape whilst being urbanistically 
justifiable. The proposal for a new public realm is also designed 
to be a vibrant addition to the townscape with the primary 
aspiration of animating the NW end of the Street. 
 

6.12. Overall, it is assessed the Proposed Development will bring 
change but is sited and designed to respect its townscape and 
visual context. It will have a distinctive character and sense of 
place, drawn from analysis of the specific location of the Site. The 
Proposed Development will enhance local townscape character 
and views without harming the settings of heritage assets in the 
vicinity. Most importantly, it will mark the Site’s location in an 
appropriate manner as well as enhance the quality of local views 
and townscape and would provide significant urban design and 
public realm benefits.  

 
 

 
August 2018 

Ettwein Bridges Architects
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Summary 
 
Artisan is proposing the development of a site at Powis Street, Woolwich.  The development 
site lies to the South of London City Airport, in an area subject to aerodrome safeguarding, 
the process by which airspace required for safe and efficient take-off and landing at airports 
is maintained free of new development.  To support the design and planning process for the 
proposed development, an aviation safeguarding assessment has been undertaken.   
 
Two distinct height constraints associated with operations at London City Airport apply in the 
area of the Powis Street site: 

 Aerodrome licensing requirements, prescribed in terms of the Obstacle Limitation 
Surfaces (OLS) for the Airport, which typically identify the acceptable heights for 
permanent buildings; 

 Operational requirements, prescribed by PANS-OPS criteria for instrument procedure 
design, employed for the design of operational procedures for take-off and approach, that 
take account of the existing obstacle environment in the vicinity of the Airport and which 
generally lie above the OLS.  In general, temporary obstacles such as cranes employed 
for construction may be considered acceptable above the height of the OLS, provided 
that these meet the PANS-OPS clearance margin criteria.  In some circumstances, 
permanent buildings above the limits identified by the OLS may also be considered 
acceptable, provided that the PANS-OPS criteria are met. 

 
Detailed technical assessment against the relevant physical safeguarding criteria has 
demonstrated that the development will not intrude into airspace that is required for safe and 
efficient operations at London City Airport.   
 
The main proposed building including its roof parapet, roof plant and a Building Maintenance 
Unit (BMU), lie beneath the airport OLS and are therefore acceptable.  A small margin of 
4 cm between the roof parapet at the NE corner of the building and the OLS is observed.  It 
is understood that the developer will take steps to ensure an appropriate construction 
tolerance is specified and verified and in the event that the building’s final construction 
resulted in marginal increases in height would be able to reduce the final roof parapet height 
to ensure compliance with these requirements.     
 
It is understood that the design intent of the BMU is that it will sit beneath the OLS surface 
limit when parked but be a temporary infringement of the OLS when in use.  Whilst the 
design of the BMU is not finalised it is clear that when in operation the BMU is likely to result 
in small infringements of the OLS in the region of 2 – 5 m depending on orientation and angle 
of operation.  In practice, these small temporary infringements will not impact on the safety 
and efficiency of London City airport operations due to the large margins between the 
proposed buildings and the height limits required to safeguard flight operations, as defined by 
PANS-OPS criteria.   
 
The assessment demonstrates that there is sufficient headroom above the heights of the 
finished buildings to allow for practical crane plans to be developed to support construction. 
 
An operational safety assessment of reasonably foreseeable non-standard operations, such 
as single engine failure, has found that the development will not result in any significant 
impact on the safety of such scenarios.   
 
It can be concluded that the development will have no impact on operations at London City 
Airport and may therefore be considered acceptable from an aviation perspective. 
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1 Introduction 
Artisan is proposing the development of a site at Powis Street, Woolwich.  The development 
site lies to the South of London City Airport, in an area subject to aerodrome safeguarding, 
the process by which airspace required for safe and efficient take-off and landing at airports 
is maintained free of new development.  To support the design and planning process for the 
proposed development, an aviation safeguarding assessment has been undertaken.   
 
Two distinct height constraints associated with operations at London City Airport apply in the 
area of the Powis Street site: 

 Aerodrome licensing requirements, prescribed in terms of the Obstacle Limitation 
Surfaces (OLS) for the Airport, which typically identify the acceptable heights for 
permanent buildings; 

 Operational requirements, prescribed by PANS-OPS criteria for instrument procedure 
design, employed for the design of operational procedures for take-off and approach, that 
take account of the existing obstacle environment in the vicinity of the Airport and which 
generally lie above the OLS.  In general, temporary obstacles such as cranes employed 
for construction may be considered acceptable above the height of the OLS, provided 
that these meet the PANS-OPS clearance margin criteria.  In some circumstances, 
permanent buildings above the limits identified by the OLS may also be considered 
acceptable, provided that the PANS-OPS criteria are met. 

 
Height limits that apply at the site, according to international standards and recommended 
practices, have been used by the architects designing the scheme in order to inform the 
design process and ensure compliance with the relevant physical safeguarding 
requirements.  Following minor modifications and addition of details to the scheme, an 
assessment of the proposal against these height limits has been undertaken.  In addition to 
determining the acceptable height of permanent buildings at the site, some consideration has 
also been given to the acceptability of the use of cranes above the finished building heights 
during construction, although at this stage no detailed construction plans have been 
developed. 
 
In addition to the physical safeguarding review, an operational safety assessment has been 
carried out to consider the safety impact of the proposed development on reasonably 
foreseeable non-standard operations.  The reasonably foreseeable scenarios considered 
include single engine failure and the late go-around below the normal Obstacle Clearance 
Altitude (OCA).   
 
The findings of this aviation safeguarding assessment are summarised in this report which 
comprises the following sections: 

 An initial summary description of the site and its location relative to London City Airport; 

 An account of the physical safeguarding constraints assessment and acceptability of the 
proposed development against the relevant permanent height constraints 

 An assessment of the implications of the proposed building heights with respect to the 
use of construction cranes; 

 An operational safety assessment to consider the safety impact of the proposed 
development on the reasonably foreseeable non-standard operations.    
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2 Site Description 
The location of the proposed development site at Powis Street relative to London City Airport 
is shown in Figure 1.  The site lies approximately 1,270 m to the South and 80 m to the West 
of the eastern end of the runway.  The length of 1,650 m of the paved runway surface at 
London City Airport provides a reference point for the scale of the distances in Figure 1. 
 
Figure 1: Powis Street Site Location relative to London City Airport  

 
 
The proposed Powis Street development design specifies a series of 3 tower blocks. The 
development has been assessed by reference to the OS grid coordinates of the most 
significant corners of the tallest building (Block C) which is also the building closest to the 
airport within the scheme.  These coordinates are shown in Table 1.  Figure 2 shows the 
location of these reference points with respect to the building outline and roof levels.  
Figure 2 also shows reference points A2, B2, C2 and D2 which were employed in a previous 
assessment of the Obstacle Limitation Surface Heights that supported the scheme design 
and which have been confirmed by London City Airport but are no longer of direct relevance 
to the current design.   
 
The Block C roof line consists of a split-level roof accommodating a terrace which houses a 
lift overrun on the west side and a Building Maintenance Unit (BMU) and other services plant 
on the East side.  Reference points E and F delineate the corners of the tallest, east roof 
level north elevation, closest to the airport.  Point Y refers to the north-east corner, closest to 
the airport, of the lift overrun above the west roof terrace.  Point J refers to the north-east 
corner of the high chiller enclosure which protrudes beyond the east roof level parapet.  The 
east roof level parapet is specified at a height of 80.860 m AOD.  The lift overrun is also 
specified at a height of 80.860 m AOD.  The chiller enclosure is specified at a height of 
80.960 m AOD.  Specific details regarding the precise location of the BMU track are not 
provided, although the maximum height of the BMU in its parked position is specified as 
81.928 m AOD and the design intent is that the BMU is parked towards the northern end of 
the east roof level below the London City Airport Obstacle Limitation Surface.   
 
 
 
 
 
 
Table 1:   Development Site Reference Points 
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Reference Point OS Grid Coordinates RWY 09 aligned RWY 27 aligned 
Easting Northing X (m) Y (m) X (m) Y (m) 

Point E – NW 
Corner 543287.474 179194.497 -1240.0 1272.2 -94.6 -1272.2 

Point F -NE Corner 543296.658 179197.567 -1249.1 1268.9 -85.5 -1268.9 

Point J –Chiller 
enclosure NE corner 543297.950 179190.628 -1250.6 1275.8 -84.1 -1275.8 

Point Y – Lift 
Overrun NE Corner 543289.164 179183.916 -1241.9 1282.7 -92.7 -1282.7 

 
For the purposes of this assessment, it is convenient to work in terms of runway-aligned 
coordinates in which locations are specified with respect to their longitudinal distance, X, 
from the runway threshold and lateral distance, Y, from the runway extended centreline.  The 
runway threshold coordinates identified in the Aeronautical Information Publication for 
London City Airport, where Runway 09 refers to the western threshold employed in easterly 
approaches over the development site and Runway 27 refers to the eastern threshold 
employed for approaches in a westerly direction, are as follows: 

 Runway 09: WGS84 51 30 19.9 N, 000 02 44.71 E; OSGB 542076.280, 180494.157 

 Runway 27: WGS84 51 30 17.72 N, 000 03 53.83 E; OSGB 543410.592, 180464.247 
 
The runway-aligned coordinates shown in Table 1 provide the basis for defining the area for 
assessment, as set out in the following section of this report.  In accordance with the 
available aerodrome survey data [1] the Runway 09 threshold is at an assumed altitude of 
4.95 m AMSL and the Runway 27 threshold is at an assumed altitude of 5.71 m AMSL. 
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Figure 2: Powis Street Block C Assessment Reference Points   
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3 Safeguarding Criteria Assessment 
3.1 OUTLINE OF CONSTRAINTS AND METHOD 
A number of distinct aviation-related height constraints apply in respect of the development 
site, associated with the safeguarding of operations at London City Airport: 

 General safeguarding criteria, prescribed by the UK Civil Aviation Authority (CAA) in the 
context of aerodrome licensing, which are defined by a series of Obstacle Limitation 
Surfaces (OLS).  The OLS are a set of planar surfaces arranged about the runway and 
flight paths to and from it.  Penetrations of the OLS and in particular new permanent 
penetrations are generally not permitted but penetrations of some surfaces may be 
allowed where it can be shown that these would not adversely affect the safety or 
regularity of aircraft operations.  

 More specific criteria for the protection of flight procedures undertaken at individual 
airports, in accordance with the standards and practices of the International Civil Aviation 
Organisation (ICAO), as defined in ICAO PANS-OPS [2].  These criteria, defined in terms 
of a set of Obstacle Assessment Surfaces (OAS), take account of the existing obstacle 
environment during the design of specific instrument flight procedures at individual 
airports that may place some restrictions on operations.  It is important from the 
perspective of the airport operator that new buildings would not introduce any additional 
restrictions that might adversely affect operations.  On the other hand, where some 
restrictions already apply due to existing obstacles, this may allow some flexibility in 
respect of new developments, provided that these can be accommodated by those 
existing restrictions.  

 
The development at Powis Street involves building close to the limit identified by the London 
City Airport OLS.  Any proposed crane operations supporting construction activities would be 
above that level and would therefore be temporary penetrations of the Airport OLS.  Further 
assessment of potential impacts on specific flight operations has been undertaken, by 
reference to the OAS, to determine the feasibility of the use of construction cranes at this 
site.  Assessment of the safeguarding requirements of specific flight operations in the case of 
the Powis Street site requires that two different approach operations are considered: 

 Runway 27 approach operations, involving westerly approach over the east side of the 
airport along a flight path to the North of the site; 

 Runway 09 missed-approach operations, involving easterly approach from the other 
direction when an approach must be discontinued, requiring aircraft to fly over the runway 
and climb to the east again along a flight path to the North of the site. 

 
The primary procedures that require protection by reference to the PANS-OPS criteria are 
the precision approach operations which employ the Instrument Landing System (ILS) for 
both runway directions.  In addition, there is a published non-precision approach procedure 
in each runway direction which may be employed when the glide path element of the ILS 
approach procedure is not serviceable.  Accordingly, five different sets of surfaces may place 
overlapping and slightly different restrictions on obstacle heights at the site: the general OLS 
safeguarding criteria; the final approach segment OAS of the Runway 27 ILS approach 
procedure; the missed-approach segment OAS of the Runway 09 ILS approach procedure; 
the final approach segment OAS of the Runway 27 non-precision approach procedure; the 
missed-approach segment OAS of the Runway 09 non-precision approach procedure. 
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Further requirements in relation to obstacle clearance during departure operations also 
require consideration although the location of the site is such that no departure operations 
are anticipated above the site.   
 
The initial constraints assessment has considered the height limits across the site in general 
associated with each of the sets of surfaces, to identify the most limiting surfaces that may 
apply.  The OLS and OAS are defined in terms of rectilinear runway aligned coordinates: the 
longitudinal distance, x, from the runway end as measured along the runway extended centre 
line; the perpendicular lateral distance, y, from the runway extended centre line; the height 
above appropriate aerodrome reference elevations.  As noted earlier, the assessment is 
facilitated by expressing the site location in terms of runway-aligned coordinates, as 
presented in Table 1, in common with the coordinate system by means of which the OLS and 
OAS are defined.   
 

3.2 ASSESSMENT AGAINST OLS 
The initial assessment against the OLS shows that the Powis Street site lies under the Outer 
Transitional Surface which slopes upwards in a southerly direction at a 5% angle, in 
accordance with the available surface specification [6].  Table 2 provides the height limits at 
each of the assessment reference points identified in section 2.  The minimum height 
constraint identified at reference point F, the north-east corner of the building closest to the 
airport runway, is 80.90 m AOD.   
 
Table 2:  OLS Height Limits 

Reference Point OLS Height 
Limit (m AOD) 

Point E – NW Corner 81.06 
Point F -NE Corner 80.90 
Point J – Chiller enclosure NE corner 81.24 
Point Y – Lift Overrun NE Corner 81.59 

 
The site lies outside the limit of the take-off climb and approach surfaces.  These surfaces 
are cone-shaped and fan out symmetrically about the runway extended centreline.  Beyond 
the limits of these surfaces, international standards may allow some flexibility for temporary 
penetration of the OLS, provided that these penetrations do not adversely affect operations.  
In practice, avoidance of operational impacts will require that the relevant lateral and vertical 
clearance margins that apply to instrument flight procedures designed in accordance with 
PANS-OPS criteria are maintained.  The assessment of these requirements is described in 
Section 3.3. 
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3.3 INSTRUMENT FLIGHT PROCEDURE MARGINS 
 
3.3.1 Runway 09 and 27 ILS OAS 
 
The Precision Approach OAS are shown schematically in Figure 3.   
 
Figure 3: Schematic Representation of Obstacle Assessment Surfaces 

 
 
The specifications for the surfaces that are applicable to operations at London City Airport, in 
accordance with the 5.5° glide slope in use for the approach, were determined by reference 
to PANS-OPS Volume II [2] Part II Section 1 Chapter 1 on Instrument Landing Systems, 
taking account of the requirements for steep approach operations set out in Appendix B to 
that chapter.  The Powis Street site is found to lie in the area covered by the Y surfaces for 
both the Runway 09 and Runway 27 ILS procedures.  The Aeronautical Information 
Publication (AIP) for London City Airport identifies Runway 09 missed-approach procedures 
with a climb gradient (CG) of 2.5% and Runway 27 missed-approach (MA) procedures with 
climb gradients of 2.5%, 3.0% and 3.5%.  The climb gradient determines the characteristics 
of the Y surface such that the height of the surface is lower at any given location during the 
climb sector of the instrument procedure for lower climb rates.  Table 3 shows the height 
limits at the relevant assessment points associated with these ILS procedures. The OAS for 
the Runway 09 ILS procedure give rise to the greatest constraints, with a minimum height 
constraint of 218.69 m AOD at the north-east corner of Block C. 
 
Table 3:  Runway 09 and 27 ILS Procedure OAS Height Limits 

Reference Point Runway 09 -  
2.5% MA CG 

Runway 27 -  
2.5% MA CG  

Runway 27 -  
3% MA CG 

Runway 27 -  
3.5% MA CG 

Point E – NW Corner 219.65 251.23 260.74 269.84 
Point F -NE Corner 218.69 250.77 260.24 269.30 
Point J – Chiller 
enclosure NE corner 220.16 252.31 261.83 270.95 

Point Y – Lift Overrun 
NE Corner 221.89 253.58 263.18 272.36 

 
3.3.2 Non-Precision Approach Criteria 
 
In addition to the ILS precision approach procedures, there are published procedures for 
LOC/DME/NDB non-precision approaches in both runway directions at London City Airport.  
These procedures are very rarely used and would be required only when the glide path 
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component of the ILS is not serviceable.  These procedures will nevertheless require 
safeguarding.   
 
For both the Runway 09 and Runway 27 LOC/DME/NDB approach procedures, the surfaces 
employed to determine whether or not an adjustment to the OCA to accommodate an 
obstacle at the Powis Street site are the same as those employed for an assessment of the 
Runway 09 ILS precision approach, as described earlier in Section 3.3.1.  Provided that 
obstacles are located beneath the Y surface at the heights identified in Section 3.3.1, there 
can be no adverse impacts on these procedures. 
 
3.3.3 Departure Operations 
 
The Powis Street site is located before the departure end of runway (DER) in both directions.  
As such, it lies outside the area where height constraints associated with departure 
operations are applicable since normal departures could not feasibly involve flight directly 
over the site and the site is sufficiently displaced laterally with respect to the runway 
centerline that the potential for impact due to lateral deviations is entirely negligible.  For 
comparison, visual departure operational requirements specify a minimum 90m lateral 
clearance between the runway centerline and obstacles at the DER.  Before the DER, lateral 
deviations during take-off during normal operations can be expected to be less than those at 
the DER. 
 
3.4 ASSESSMENT OF THE PROPOSED DESIGN 
 
The OLS height limits defined in Section 3.3.1 define the permanent building limits which 
apply at the Powis Street site.  The Runway 09 ILS procedure gives rise to the most 
constraining criteria with respect to temporary construction activities at the site.  Table 4 
summarises these constraints in comparison to the proposed building heights.  
 
Table 4: Summary of Height Limits at the Powis Street Site  

Reference Point Proposed 
Height  

(m AOD) 

OLS 
Height 
Limit  

(m AOD) 

Building 
Height OLS 

Margin  
(m) 

Temporary 
Crane Height 

Limit 
(m AOD) 

Point E – NW Corner 80.86 81.06 0.20 219.65 
Point F -NE Corner 80.86 80.90 0.04 218.69 
Point J – High chiller 
enclosure NE corner 80.96 81.24 0.28 220.16 

Point Y – Lift Run NE 
Corner 80.86 81.59 0.73 221.89 

 
It can be seen that the proposed roof parapet, lift overrun and chiller enclosure sit below the 
OLS and are therefore acceptable, although at the most constrained NE corner of the roof 
there is only a 4 cm margin between the proposed finished building height and the OLS limit.  
However, the architects recognise the tight margins and have indicated that checks could be 
made on the actual finished height during the construction process and the roof parapet 
height adjusted as necessary to ensure it is below the OLS, if required.   
  
Whilst no precise locations of the BMU track and parked position have been provided for the 
assessment, taking scaled measurement of the sections shown on the drawing in Figure 2 
indicates that the highest point of the BMU is approximately 27.5 m back from the northern 
building elevation. The OLS height limit at a point 27.5m back along the building edge from 
the most limiting point F is determined to be approximately 82.19 m AOD.  The maximum 



255
Artisan | Powis Street, Woolwich | Conran and Partners | August 2018 |   © 2018 Conran and Partners

EAS-IN-CONFIDENCE 
P1140/R1/Issue 1 

9 
 

height of the BMU at 81.928 m AOD is therefore confirmed to be below the OLS when the 
BMU is in its parked configuration.   
 
It is understood that the design intent of the BMU is that it will sit beneath this OLS surface 
limit when parked but be a temporary infringement of the OLS when in use.  The indicative 
drawings indicate that the BMU will operate on a track located towards the west side of the 
roof with an extending arm that has the potential to be operated at a radius of around 13 m 
which will result in a lower OLS surface limit being applicable at the end of the operating arm 
when it is orientated towards the airport runway than the building height limits identified 
earlier.  Indicatively, this OLS limit will be around 80.3 m AOD.  Furthermore, in order for the 
BMU to operate when orientated towards the West, the arm will need to be raised to pass 
above the lift overrun.  Whilst the design of the BMU is not finalised it is clear that when in 
operation the BMU is likely to result in small infringements of the OLS in the region of 2 to 
5 m depending on orientation and angle of operation.  In practice these small infringements 
will not impact on the safety and efficiency of London City airport operations due to the large 
margins between the proposed buildings and the height limits required to safeguard flight 
operations.   
 
The precise heights and locations of other roof plant and flues on the roof have not been 
provided and have therefore not been assessed in any detail.  However, it is clear that the 
designers fully appreciate the constraints associated with the OLS and it can be expected 
that the final design will comply with those requirements. 
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4 Operational Safety Assessment 

4.1 BACKGROUND AND APPROACH 
 
Broadly speaking, it is to be expected that where temporary structures such as construction 
cranes do not lead to the erosion of the vertical and lateral margins according to instrument 
flight procedure design criteria, these can generally be expected not to lead to a material 
impact on operational safety or efficiency.  Where instrument flight procedures are designed 
to meet the identified PANS-OPS vertical and lateral margin criteria with respect to the 
existing obstacle environment they are evidently considered to provide for an acceptable 
level of safety.  It would therefore seem to follow that where those criteria are met with 
respect to a new, temporary structure no material impact on operational safety or efficiency 
will arise.  
 
Notwithstanding these general observations, some further operational safety assessment is 
appropriate to ensure that there are no adverse impacts on some operations that may not 
necessarily be adequately covered by the specifications for the instrument flight procedure 
clearance margins.  For example, there are other operational criteria in respect of the one 
engine operative condition which merit specific consideration.   
 
In addition, it should be noted that PANS-OPS cautions against the use of the precision 
approach criteria for the assessment of the potential safety impacts of penetrations of the 
standard OLS.  The PANS-OPS criteria for defining the OCA that are employed in the design 
of precision approach procedures were defined in order to ensure achievement of an 
identified safety target.  The OCA set by reference to these criteria are regarded to ensure 
clearance of obstacles from the start of the final approach to the end of the intermediate 
missed-approach segment of the ILS precision approach.  The criteria are based on normal 
operations and PANS-OPS states that they shall therefore not be applied for assessing the 
safety of penetrations of the Annex 14 OLS.  Such a statement would appear not to be 
entirely consistent with the evident presumption that the use of PANS-OPS criteria provides 
for an adequate level of operational safety in the design of instrument flight procedures.  It is 
understood that the primary concern in respect of the use of criteria based on normal 
operations alone to assess OLS penetrations is that they do not explicitly take account of the 
one-engine inoperative condition.  In practice, this scenario will be accommodated by various 
operational factors, as is demonstrated by this assessment.  
 
In addition to the one-engine inoperative scenario, go-around initiation below the OCA or 
“baulked landing” is a relatively common “non-standard” operation.  Go-arounds may be 
initiated if the approach is not adequately stabilised or perhaps in the event of a runway 
incursion.  Experience across a number of airports indicates a go-around rate of the order of 
1 in 300 approaches.  A proportion of these go-around events may be initiated below the 
OCA.  For the late go-around, executed below the normal OCA, aircraft will have dropped 
below the level at which it can be guaranteed, on the basis of normal PANS-OPS criteria, 
that a safe vertical margin can be maintained with respect to all obstacles in the go-around 
path.   There is a possibility during these operations that aircraft may drift from the runway 
aligned path into locations where obstacles are located.  It is therefore important to establish 
that either an adequate lateral margin or vertical margin, or some combination of both is 
maintained during this operation.   
 
To address these possible concerns, further consideration has therefore been given to 
one-engine inoperative scenarios and the late go-around initiated below the OCA. 
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In the case of missed-approach operations, the assessment has involved the determination 
of quantitative estimates for the risk of collision with obstacles and the comparison with an 
identified target level of safety.  The use of quantitative target levels of safety in aviation is 
well established.  It is recognised that risks cannot be eliminated entirely and, in accordance 
with the principles set out in the ICAO Safety Management Manual [3], even the risks 
associated with events that may lead to catastrophic consequences, such as total hull losses 
and multiple fatalities, may be considered acceptable, provided that they are sufficiently 
improbable.  For example, the use of the ICAO CRM for instrument procedure design is 
based on the achievement of a target level of safety of one in ten million per approach (10-7).  
That target level of safety was established almost fifty years ago and was based on the 
accident rate at that time.  It can now be considered to be superseded by rates derived from 
more recent operational experience. 
 
Review of historical accidents [4] indicates that the majority of accidents occur at or in the 
vicinity of airports during take-off and landing operations.  The available statistics indicate 
that the current airport-related crash rate for “first world” commercial passenger aircraft 
operations is of the order of one in ten million (10-7) per movement or less.   
 
These statistics relate to accidents associated with all causes and they represent the upper 
level of risk that may be considered acceptable.  The acceptable risk associated with any 
single accident scenario will be smaller than this upper level since this total level of risk must 
be apportioned between all accident types.  The maximum level of risk for any given scenario 
that may be considered acceptable will also be dependent upon the practicability of reducing 
it and upon the benefits to be gained from accepting it.  On that basis, the maximum level of 
risk associated with a single accident scenario that might be considered acceptable is some 
fraction of the recent historical accident rate.  Based on the recent historical accident rate 
and assuming that the rate from any single cause should be several orders of magnitude (i.e. 
at least a factor of a hundred) lower than the overall rate, a minimum target level of safety of 
one in a thousand million (10-9) per movement is identified.  This reference point has been 
employed to assess the significance of the estimated collision risks and their acceptability. 
 
The modelling approach that has been employed is linked to some extent to the role of risk 
assessment in demonstrating that an appropriate target level of safety will be met.  In 
general, simplified and often pessimistic modelling assumptions are employed in order to 
limit the complexity of the assessment process.  Where modelling based on simplified 
assumptions provides a basis for demonstrating compliance with the identified safety 
objective, no further assessment will be required, even where it is recognised that the 
available risk estimate is pessimistic, potentially grossly over-stating the true risk.  In some 
instances, the use of simplified assumptions initially will produce pessimistic estimates that 
fail to demonstrate that the identified target level of safety will be met.  Under those 
circumstances, further assessment that employs more realistic assumptions may be 
required.  The assessment process therefore proceeds iteratively, where necessary, until 
firm conclusions can be made concerning the level of risk in comparison with the target level 
of safety. 
 
4.2 TAKE-OFF OPERATIONS 
 
Operational performance standards require that aircraft operators ensure that an adequate 
vertical margin is achieved with respect to all obstacles in the take-off path with the critical 
engine of a multi-engine commercial transport aircraft inoperative.  Under the IR-OPS 
Implementing Rules [5] of the European Aviation Safety Administration (EASA), the following 
requirements apply: 

The net take-off flight path shall be determined in such a way that the aeroplane clears 
all obstacles by a vertical distance of at least 35 ft or by a horizontal distance of at least 
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90 m plus 0.125 × D, where D is the horizontal distance the aeroplane has travelled from 
the end of the take-off distance available (TODA) or the end of the take-off distance if a 
turn is scheduled before the end of the TODA.  For aeroplanes with a wingspan of less 
than 60 m, a horizontal obstacle clearance of half the aeroplane wingspan plus 60 m, 
plus 0.125 × D may be used. 

Similar provisions are identified in the ICAO standards and recommended practices in 
respect of the operation of aircraft [6].   
 
Since the Powis Street site is located before the departure end of runway in both directions, 
and the site is laterally displaced from the runway centreline by a minimum of 1,270 m which 
is significantly greater than the 90 m lateral margin required at the DER, it can be concluded 
that development at the site can have no significant impact on the safety of take-off 
operations in the event of engine failure.   
 
4.3 APPROACH OPERATIONS 
 
Given the location of the Powis Street site in relation to the Runway 09 and Runway 27 
approach paths it is immediately evident without the need for detailed analysis that there will 
be no adverse impact of development at the site on the safety of approach operations that 
are being continued to landing, in the event of engine failure or otherwise.  For both Runway 
09 and 27 approach operations continued to landing, aircraft will touch down on the runway 
and come to a stop before reaching the site.    
 
4.4 MISSED-APPROACH OPERATIONS 
 
The issue to be assessed in this case is whether the one-engine inoperative condition and/or 
a late go-around below the procedural OCH may lead to circumstances in which the collision 
risks with obstacles at the Powis Street site are unacceptable.   
 
Collision risk estimates have been made using the ICAO Collision Risk Model (CRM), 
modified to take account of the 5.5° steep approach at London City Airport.  Risk estimates 
using standard ICAO modelling assumptions have been made or a range of go-around 
initiation heights above and below the procedural OCH.  
 
Based on observations made during previous studies at major European airports, a 
go-around rate of 1 in 300 approaches has been assumed.   
 
For both engines operating, a minimum climb gradient of 3.2% was assumed, based on the 
certification specification relating to the landing climb, for aircraft in the landing configuration 
with all engines operating.  In practice, aircraft may be reconfigured from the landing 
configuration into a more effective configuration for climb during the go-around and a higher 
climb rate will generally be achieved.  Approach operations will often take place at weights 
that are somewhat lower than the minimum landing weights, providing for a greater climb 
rate. 
 
The minimum climb gradient of 3.2% identified applies to the landing climb with all engines 
operating.  It will be prudent to consider the possibility of late go-around combined with 
engine failure.  Combined engine failure and go-around can be expected to be a relatively 
rare event.  Engines installed on current generation aircraft have been identified as having a 
failure rate of less than 1 per 100,000 flight hours [7].  The probability of failure may be 
expected to be greater when the engine is subject to relatively high thrust, for example during 
take-off and go-around, so the rate of engine failure per go-around cannot be determined 
simply on the basis of this failure rate per flight hour and the time taken to execute a 
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go-around.  On the basis that the majority of jet aircraft flights are of the order of around one 
hour in length and that the majority of engine failures occur during take-off, an engine failure 
of around 1 in 100,000 take-off operations is identified.  The same failure rate is assumed to 
apply to the go-around.  This estimate is expected to be pessimistic. 
 
Given the identified go-around rate of 1 in 300 approaches, the rate of occurrence of engine 
failure combined with the go-around can be expected to be of the order of 3 x 10-8 per 
approach, above the target level of safety.  Some further consideration of the collision 
probability in the event of late go-around combined with engine failure is therefore required.   
 
For the standard missed-approach, one engine inoperative scenario, the certification 
specifications require a minimum steady gradient of climb of not less than 2·1% for the 
go-around at the maximum landing weight.   
 
Table 5 summarises the collision risk estimates associated with the Powis Street 
development for missed-approach operations taking into account the identified engine failure 
rate of 10-5 for the one engine inoperative scenario.   Further details of the method employed 
to make these collision risk estimates is presented in Appendix 1.  
 
These estimates indicate that the collision probabilities at the site are negligible and 
significantly below the minimum target level of safety of one in a thousand million (10-9) per 
movement identified in Section 4.1.   
 
Whilst specific details of the proposals for the use of cranes to support construction are not 
available at this stage of the planning process, it is clear that the site is sufficiently offset 
laterally from the runway that the proposed development and associated construction 
activities will not have any material impact on the safety of missed-approach operations, with 
or without impaired climb performance as a result of single engine failure. 
 
Table 5: Go-around Collision Risks 

Scenario CG 
% 

Runway 09 ILS Runway 27 ILS  
Worst case 

initiation 
height (m) 

Overall 
Collision 

Probability 

Worst case 
initiation 

height (m) 

Overall 
Collision 

Probability 
Both engines 

operating 3.2 114.7 2.043 x 10-17 155.3 1.018 x 10-22 

One engine 
inoperative  2.1 129.9 2.716 x 10-21 164.5 2.264 x 10-26 

 
4.5 ABNORMAL EVENTS ASSOCIATED WITH MAJOR 

FAILURES OR ERRORS  
 
In principle, a wide range of abnormal operational scenarios involving more major fault 
conditions or errors may be envisaged.  Such events have a diverse range of causes and are 
not amenable to detailed individual assessment.  Like the incidence of engine failure 
combined with go-around, they are very rare events.  Based on the recent historical accident 
rate, significant near-miss events may be considered to occur with a rate of the order of 
perhaps 10-6 to 10-7 per approach.  Where they do occur, they may arise anywhere and a 
small fraction only might be expected to involve flight in the vicinity of proposed development 
site.  In the event that operations that have been compromised by major failure or errors 
were to involve flight in that area these can generally be expected not to be compromised 
more than they are by the existing obstacle environment.  It can be concluded that there 
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would be no grounds for additional control of development to take account of these sorts of 
scenarios beyond the limits associated with the OLS and PANS-OPS criteria. 
 
4.6 SAFETY ASSESSMENT SUMMARY 
 
The following conclusions can be drawn from the consideration of the potential impacts of the 
proposed development on one engine inoperative and late go-around scenarios: 

 Due to the position of the Powis Street site with respect to the runway DERs and its 
lateral displacement from the runway centreline, it can be concluded that development at 
the site can have no adverse impact on the safety of take-off operations, including those 
involving engine failure.   

 Quantitative risk assessment of missed-approach operations, including late go-arounds 
below the OCA, based on the ICAO collision risk model, demonstrates that the risk of 
collision with the proposed buildings at the Powis Street site and crane operations to 
support construction at an assumed height of 50 m above the finished buildings can be 
expected to be below the identified target level of safety of 10-9 per approach.   

 Further quantitative risk assessment of missed-approach operations, combined with 
engine failure has demonstrated that the risk of collision with the proposed development 
at the Powis Street site for this scenario can also be expected to be below the identified 
target level of safety of 10-9 per approach.   

 On the basis of these findings, it can be concluded that, having regard to the rate of 
occurrence and other characteristics of the reasonably foreseeable non-standard 
operational scenarios of engine failure and late go-around below the OCA, the 
development proposal at Powis Street will not have any material impact on the safety or 
efficiency of operations at London City Airport. 

 Similarly, the typical construction activities up to a height of 50 m above the finished 
building heights of around 82 m AOD can be expected to have no material impact on the 
safety or efficiency of operations. 
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5 Conclusions 
Detailed technical assessment against the relevant physical safeguarding criteria has 
demonstrated that the development will not intrude into airspace that is required for safe and 
efficient operations at London City Airport.   
 
The main structure of the proposed building lies beneath the airport OLS and is therefore 
acceptable.  At the most constrained NE corner of the roof there is only a 4 cm margin 
between the proposed finished building height and the OLS limit.  However, the architects 
recognise the tight margins and have indicated that checks could be made on the actual 
finished height during the construction process and the roof parapet height adjusted as 
necessary to ensure it is below the OLS, if required.  It can therefore be concluded that the 
building will sit below the OLS and can be considered acceptable 
 
It is understood that the design intent of the Building Maintenance Unit is that it will sit 
beneath the OLS surface limit when parked but be a temporary infringement of the OLS 
when in use.  Whilst the design of the BMU is not finalised it is clear that when in operation 
the BMU is likely to result in small infringements of the OLS in the region of 2 – 5 m 
depending on orientation and angle of operation.  In practice these small infringements will 
not impact on the safety and efficiency of London City Airport operations due to the large 
margins between the proposed buildings and the height limits required to safeguard flight 
operations.   
 
The precise heights and locations of other roof plant and flues on the roof have not been 
provided and have therefore not been assessed in any detail.  However, it is clear that the 
designers fully appreciate the constraints associated with the OLS and it can be expected 
that the final design will comply with those requirements. 
 
The assessment shows that there is sufficient headroom above the heights of the finished 
buildings to allow for practical crane plans to be developed to support construction. 
 
An operational safety assessment of reasonably foreseeable non-standard operations, such 
as single engine failure, has found that the development will not result in any significant 
impact on the safety of such scenarios.   
 
It can be concluded that the development will have no impact on operations at London City 
Airport and may therefore be considered acceptable from an aviation perspective. 
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Appendix 1: Collision Risk Modelling 

Collision risks were determined using the ICAO collision risk model (CRM), modified to take 
account of the 5.5° steep approach at London City Airport. The modification to the CRM to 
account for the steep approach involves an adjustment to the standard deviations, in metres, 
employed to determine the vertical displacements with respect to the glide path during the 
approach phase and an adjustment to the height loss probability distributions during the 
missed-approach phase.  The modelling was based on the runway parameters for London 
City Airport summarised in Table A1.1 and the aircraft parameters summarised in Table 
A1.2. 
 
Table A1.1: CRM Runway Input Parameters 

Parameter RWY 09 RWY 27 
Localiser Course Width / m 213.36 213.36 
Localiser to threshold distance / m 1511.91 1586.82 
Glide Path Angle / ° 5.5 5.5 
Reference Datum Height / m 10.67 10.67 
Runway Category Cat I Cat I 

 
Table A1.2: CRM Aircraft Input Parameters 

Aircraft Type BAe 146 
Semi-wing span / m 13.1 
Wheel height to antenna / m 4.3 
Velocity at Threshold / kt 140 

 
Table A1.3: CRM Lateral Approach Standard Deviations 

Lateral Range (m) Standard Deviation (m) 
Original ICAO Model 

1200 16.4 
4200 35.9 
7800 67.5 

 
Table A1.4: CRM Lateral Missed-Approach Standard Deviations 

Lateral Range (m) 
Standard Deviation 

(m) 
Original ICAO Model 

300 12.06 
200 12.06 
100 12.06 

0 12.67 
-100 13.3 
-200 15.03 
-300 17.11 
-600 24.65 
-900 34.23 
-1200 43.93 

 
The overall risk of collision during the missed-approach operation is determined by the 
combined probability of deviation from the flight path laterally to the obstacle location (lateral 
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component of the probability) and descent to the obstacle height (vertical component of the 
probability).  The earlier that a missed-approach is initiated in the approach the higher the 
aircraft at that point and subsequently in the missed-approach such that the vertical 
component of the collision probability will be lower for earlier points of missed-approach 
initiation.  On the other hand, the earlier that a missed-approach is initiated in the approach, 
the greater will be the lateral component of the collision probability at the point that the 
obstacle is reached since there is a greater distance travelled after missed-approach 
initiation.  To take full account of the balance between these two factors, collision risks have 
been calculated for a range of go-around initiation heights to determine the most pessimistic 
scenario, whether this be for a normal operation initiated at or above the OCA, or a late 
go-around initiated below the OCA.  A go-around rate of 1 in 300 approaches was assumed, 
in accordance with previous experience at several major airports.   
 
The CRM modelling approach has been used to assess 2 scenarios as follows: 

 Missed-approach operations with both engines operating 
 Missed-approach operations with one engine inoperative 

Based on the certification specification for the minimum climb rate for an aircraft in the 
landing configuration with all engines operating, a climb rate of 3.2% was assumed to apply 
to all late go-arounds.  This assumption is pessimistic since the majority of go-arounds can 
be expected to involve a greater climb rate than the minimum identified in the certification 
specifications.   
 
For the standard missed-approach, one engine inoperative scenario, the certification 
specifications require a minimum steady gradient of climb of not less than 2·1% for the 
go-around at the maximum landing weight.   
 
Combined engine failure and go-around can be expected to be a relatively rare event.  
Engines installed on current generation aircraft have been identified as having a failure rate 
of less than 1 per 100,000 flight hours [see reference 7 to the main text].  The probability of 
failure may be expected to be greater when the engine is subject to relatively high thrust, for 
example during take-off and go-around, so the rate of engine failure per go-around cannot be 
determined simply on the basis of this failure rate per flight hour and the time taken to 
execute a go-around.  On the basis that the majority of jet aircraft flights are of the order of 
around one hour in length and that the majority of engine failures occur during take-off, an 
engine failure of around 1 in 100,000 take-off operations is identified.  The same failure rate 
is assumed to apply to the go-around.  This estimate is expected to be at least slightly 
pessimistic. 
 
As a screening assessment, in the absence of crane specifications, collision risks for a 50 m 
wide obstacle located at the North-east corner of Block C roof with a height of 132.5 m AOD, 
taking into account 50 m allowance for a construction crane operating above the finished 
maximum building height limit, have been determined.  
 
Go-around collision risks based on these assumptions for 3.2% climb gradient and 2.1% 
climb gradients for a range of initiation heights are shown in Figures A1.1 - A1.4 for Runway 
09 and Runway 27 ILS procedures respectively.  The corresponding minimum procedural 
OCH values are 104.8 m and 134.5 m for Runway 09 and 27 ILS procedures respectively.  In 
all cases, the worst-case scenario is found to be at an initiation height above the procedural 
OCH.  Therefore, it is clear that the risk of collision with obstacles at the Powis Street site 
associated with late go-arounds, initiated at elevations below the procedural OCH and later 
into the approach descent, will be less than those initiated at or above the OCH as the 
aircraft will have had less time and distance travelled from the go-around initiation point to 
deviate laterally within the missed-approach.   
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A summary of the worst-case collision risks associated with the Powis Street development is 
shown in Tables A1.5 and A1.6.   
 
The collision risk estimates for the proposed Powis Street development and associated 
construction activities are seen to be well below the target level of safety of 10-9 using the 
standard ICAO collision risk model, even without taking into account the identified engine 
failure rate of 10-5 for the one engine inoperative scenarios (i.e. assuming that all go-arounds 
involve engine failure).  It can be seen that the lateral component of the collision probability 
alone meets the target level of safety for go-arounds initiated at or below 200 m.  This finding 
reflects the considerable lateral displacement of the Powis Street site to the South of the 
runway-aligned approach path.  Accordingly, even if the climb performance of aircraft were to 
be more severely compromised than has been accounted for by the 2.1% climb gradient 
assumed for the single engine failure scenario, an acceptable level of safety would be 
achieved. 
 
It can be concluded that the proposed Powis Street development therefore represents no 
material risk to the safety of operations during missed-approach operations, for either 
missed-approach operations initiated above or below the procedural OCH or for either of 
these events in combination with single engine failure.  Furthermore, these estimates are 
expected to be pessimistic due to the improved lateral track keeping of modern day 
operations which is not taken into account in the standard ICAO CRM model and the climb 
performance of most aircraft operating in practice. 
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Figure A1.1: Go-around collision risks for different initiation heights, Runway 09, 3.2% 
climb gradient  

 
 
Figure A1.2:Go-around collision risks for different initiation heights, Runway 09, 2.1% 
climb gradient  
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Figure A1.3: Go-around collision risks for different initiation heights, Runway 27, 3.2% 
climb gradient  

 
 
Figure A1.4: Go-around collision risks for different initiation heights, Runway 27, 2.1% 
climb gradient  
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Table A1.5: Go-around Collision Probabilities per movement, Runway 09 ILS 

Scenario 

CG 
% 

Worst 
case 

initiation 
height 

(m) 

Vertical 
Probability 

Lateral 
Probability 

Combined 
Probability  

Both engines 
operating 3.2 114.7 5.543 x 10-4 3.685 x 10-14 2.043 x 10-17 

One engine 
inoperative  2.1 129.9 7.587 x 10-4 3.580 x 10-13 2.716 x 10-16 

 
Table A1.6: Go-around Collision Probabilities per movement, Runway 27 ILS 

Scenario 

CG 
% 

Worst 
case 

initiation 
height 

(m) 

Vertical 
Probability 

Lateral 
Probability 

Combined 
Probability  

Both engines 
operating 3.2 155.3 2.268 x 10-5 4.489 x 10-18 1.018 x 10-22 

One engine 
inoperative 2.1 164.5 3.492 x 10-5 6.484 x 10-17 2.264 x 10-21 

 




