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introduction

Daniel Watney are high-level experts in a variety of 
functions for commercial and residential properties. 
They are the Project Managers and Planning Advisors 
for this current application, and represent the Client 
body. 

They have a long-standing client base and manage an 
extensive portfolio of estates, residential and commer-
cial developments, property companies, local authori-
ties and all manner of commercial and retail occupiers. 

165 Fleet Street 
London 
EC4A 2DW

www.danielwatney.co.uk/

Project Orange is an award winning RIBA chartered 
architecture and interior design practice with a broad 
and original portfolio of work in the UK and overseas.  
Established in 1997, the practice excels in projects that 
seek a seamless marriage of architecture and interior 
design.

The practice has considerable experience working 
on  residential and hospitality projects across London, 
and is in a unique position to successfully combine 
contemporary design expertise with a considerable 
knowledge of the local vernacular.

Cosmopolitan House
10A Christina Street
London
EC2A 4PA

020 7739 3035
www.projectorange.com

This document forms part of the full planning 
submission following pre-application advice, relating 
to the site located at 47-53 Woolwich Road, London 
SE10 0RA (Reference 21/0700/PRE1) . The design 
proposes the demolition of existing buildings on 
the site and the construction of a new five-storey 
development comprising an area for commercial use 
on the ground floor and nine residential apartments to 
the floors above.

Initial pre-application advice was sought in December 
2019 under the below reference:

Application Reference 19/3893/PRE

A further pre-application advice was sought in 2021 
by applicant Daniel Watney with design by Project 
Orange.

Application Reference 21/0700/PRE1
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location 
The site is located on the A206 Woolwich Road, to the East of the junction with 
Blackwall Lane. The junction with Blackwall Tunnel Approach is approximately 
500 meters away and the nearest train stations are Maze Hill and Westcombe 
Park. The River Thames runs nearby to the North West. The junction with 
Trafalgar Road is approximately 700m to the West, with Greenwich market 
beyond that.

The site could be described as an ‘island site’ as it is bound by three roads – 
Woolwich Road to the South, Commerell Place to the West and Armitage Road 
to the East. To the North the site faces an open carpark which forms part of the 
neighbouring social housing estate. 

Maps of the local area show that the site has been occupied since at least 1894, 
with terraced buildings. 
 

left: Satellite image of the site
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left
Local map from 1894 

right
Local map from 1916
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immediate context

VIEW A

The areas immediately to the north and south of the site are predominantly 
residential, whereas to the east and west, buildings on the A206 are generally 
mixed use with commercial or retail on the ground floor  and residential on the 
upper floors. These buildings vary in age and style and, whilst the majority date 
from the Victorian period, some buildings are much more recent and differ 
significantly in form and scale. Older developments in the area range from 
three to five-storeys, whereas more modern developments are up to eight 
storeys. 

The site is currently occupied by four, two-storey, pitched roof terraced 
buildings. Maps of the local area show that the site has been occupied since 
at least 1894. To the West there is a four-storey, Victorian terrace. To the North, 
North West and East are four-storey pitched roof social housing blocks. 
Immediately to the East there is the single-storey Greenwich Community 
Hospice. This is located approximately sixteen metres away. The gable end 
walls of the housing development to the north and the terrace end to the West 
do not have any windows facing directly onto the site and hence do not offer 
any overlooking issues. Limited windows are visible on the blocks to the North 
West, though these are further away.

To the South, the site is overlooked by two eight-storey recent developments 
of residential apartments above a commercial ground floor. 

VIEW B

VIEW D

VIEW FVIEW E

VIEW C

Woolwich Road

A
rm

ita
g

e 
Ro

ad

C
o

m
m

er
el

l P
la

ce

A

B
C

D
EF



7

3.286

3.289

3.280

3.258

3.245

3.293

3.143

4.255

2.942

3.066

3.294
3.289

3.275

3.272

3.1133.104

3.087

3.119

3.0953.124

2.941

P

LP

2.961

PO

PO

3.126

3.192

3.221

3.231

3.147

3.091

2.917

2.820

2.746

2.592

PO

LP

3.039

3.107

3.195

3.253

3.235

3.175

3.319

3.002

2.922

2.849

2.680

2.776

3.042

3.078

2.686

2.718

2.831

P

2.628

2.529

2.497

2.8402.758
2.699

2.681
2.712

2.701
2.863

2.700

2.634 2.672

2.746

2.849

2.788

2.830

3.073

3.004

2.983

2.892

2.864

2.766

2.662

2.608

3.294

3.338

3.337

3.270

3.3273.342
3.339

3.290

3.204

3.244

3.232

3.219 3.248

3.142

3.140

2.924

2.882

2.843

3.005

2.690

3.259

3.322

3.295

3.288

3.287

3.377

3.374

3.142
3.294

3.271

3.193

3.221

3.274

3.165

3.199

3.235

3.196

3.083

3.060

2.774

2.881

2.774

2.738

2.839

2.678

2.707

2.704

2.690

2.791

2.777

2.684

2.578

2.868

2.856

2.796

2.747

2.630

2.588

2.732

3.099

3.109

3.016

2.804

3.256

3.232

3.216

IC

IC

WIC

WIC

WIC

WIC

WIC

TIC

TIC

IC

CONCRETE PAVING

CONCRETE PAVING

RS

DK

DK

G

CONCRETE

C
O

N
C

R
E

TE
 P

A
V

IN
G

CONCRETE PAVING

C
O

N
C

R
E

TE
 P

A
V

IN
G

B
R

IC
K

 P
A

V
IN

G

LP

P

IC

B
R

IC
K

 W
A

LL

B
R

IC
K

 W
A

LL

CONCRETE PAVING

CONCRETE PAVING

CONCRETE

CONCRETE

P

P

CONCRETE PAVING

CONCRETE PAVING
CONCRETE PAVING

CONCRETE

CONCRETE PAVING

CONCRETE PAVING

EB

EB

COMMERELL PL

COMMERELL PL

3.152

3.123

3.004

2.884

2.728

2.665

2.616

2.607

2.550

2.588

2.622

2.737

2.834

3.082

3.124 3.084
3.116

3.105 3.133

3.151

3.363

3.340

3.339
3.249

3.151
3.135

3.135
3.131

3.183

3.235

3.231

3.291

3.288

3.352

3.350

3.338

3.324

3.318
3.320

3.334
3.332

3.306

2.756

2.761

2.822

2.987

3.025

2.688

3.019

2.902

2.756

2.821
2.867

2.994

LP

2.920

2.467
2.525

2.644

2.572

2.482

2.735

2.943

2.898

3.156

2.935

3.254

2.794

3.228

3.140

3.033

2.954

2.838

3.296

3.266

3.216

3.260

3.328

3.276

2.876

3.289

3.282

3.319

3.140

3.317

3.246

3.264

3.277 3.163

3.162

3.169

3.085

3.185

3.193 3.188 3.192
3.167

3.202

2.975

3.075

3.183

2.730

2.606

2.895

2.689

3.190

2.967

3.101

3.079

3.219

3.196

3.182

RS

IC

IC

IC

IC

IC

IC

WIC

WIC
WIC

WIC

WIC

WIC

TIC

TIC

TIC

TIC

TIC

TIC

TIC

TIC

CONCRETE

RS

RS

RS

DK

DK

DK
DK

DK

DK

DK

DK

DK

G

G

G

G

G

IC

3.228
TIC

C
O

N
C

R
E

TE
 P

A
V

IN
G

BRICK PAVING

CONCRETE PAVING

CONCRETE PAVING

CONCRETE PAVING

C
O

N
C

R
E

TE
 P

A
V

IN
G

CONCRETE

BRICK WALL
BRICK WALL

BRICK WALL

B
R

IC
K

 W
A

LL
B

R
IC

K
 W

A
LL

B
R

IC
K

 W
A

LL

B
R

IC
K

 W
A

LL

P

BRICK WALL

ASPHALT

ASPHALT

B
R

IC
K

 W
A

LL

B
R

IC
K

 W
A

LL

CONCRETE PAVING

CONCRETE

CONCRETE PAVING

CONCRETE PAVING

WIC

CONCRETE PAVING

WIC

EB

WIC

WOOLWICH ROAD

WOOLWICH ROAD WOOLWICH ROAD

COMMERELL PL

ARMITAGE ROAD

ARMITAGE ROAD

ARMITAGE ROAD

UNK
0.1/1

UNK
0.1/1

RS

www.cadsurveys.co.uk 01233 635089

Drawing title :

Project :

Drawn by :

TN24 0BP

Suite 2 KPC House
Canterbury Road

Willesborough
Ashford

CAD Surveys Ltd.

Date :Scale:

Site Plan

CW1:200 @ A3 14/12/2020

47-53 Woolwich Road
 London

SE10 0RA

Survey of existing ground floor

current use
The site is currently occupied by a set of two-storey terraced buildings, with 
individual plots separated by raised gable walls. There are two retail units 
occupying the ground floor – a tool store and a barbershop. There are two 
delivery access points to the rear of the buildings – one on Commerell Place 
and one on Armitage Road. Above the stores are residential properties, also 
accessed from the two side roads. The current building would be considered 
of poor design and does not positively contribute to the street-scene.

The buildings on site are constructed in London stock brick, with red brick 
arches over the windows. The end terrace to Armitage Road has been 
rendered and painted in white. All the current buildings have pitched roofs 
(effectively forming a third storey) and are finished in a plain grey tile. The rear 
of the site has a single storey brick wall separating it from the adjacent car 
park which likely belongs to the neighbouring social block.

The site is not within a conservation area and the existing buildings do not 
hold any listing. The site is noted as being within a flood risk area and also 
within the East Greenwich District Centre. The retail units on the ground floor 
are noted as being part of the East Greenwich Secondary Shop Frontage. The 
scheme has a site area of approximately 397.8m2. 
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policy
The design team has highlighted a variety of policies relevant to the scheme, 
which are indicated below. 

Royal Borough of Greenwich Local Plan

Policy H2 – Housing mix: The policy notes the requirement for a mixture of 
housing types and sizes in all developments, including a good proportion of 
3, 4 and 4+ bedroom units. The exact mix will vary according to the site and 
location. 

Policy H5 – Housing Design: Referring to the Mayor’s Housing SPG, the policy 
asks for new developments to achieve a high quality of housing design and an 
integrated environment.

Policy DH1 – Design: All developments are required to be of a high quality of 
design and to demonstrate that they positively contribute to the improvement 
of both the built and natural environments

Policy CH1 – Cohesive communities: All development must include measures 
that help to create and maintain cohesive communities, that encourage diversity 
and reduce inequalities between areas.

Policy DH (B) - Protection of Amenity for neighbouring occupiers: When 
determining applications for new developments, extensions or renovations of 
buildings, the Royal Borough will only permit an application where it can be 
demonstrated that the proposed development does not cause an unacceptable 
loss of amenity to adjacent occupiers by reducing the amount of daylight, 
sunlight or privacy they enjoy or result in an unneighbourly sense of enclosure.

Policy E (C) – Air Pollution: All new developments with a floor space greater 
than 500sqm or residential developments of 10 or more units are required to 
reduce carbon dioxide (CO2), particulate matter (PM10) and nitrogen dioxide 
(NO2) emissions from transport through the use of measures such as those set 
out in DEFRA guidance ‘Low Emissions Strategies: using the planning system 
to reduce transport emissions Good Practice Guidance-January 2010’.

Policy E (F) – Living Roofs and walls: New build development proposals should 
be designed to incorporate living roofs or walls.

Policy E1 – Carbon Emissions: Carbon emissions will be reduced in accordance 
with the Mayor’s energy hierarchy by the various standards noted within, 
including reducing energy demand, connection to decentralised energy 
network and supporting renewable energy. 

Policy E2 – Flood Risk: The Royal Borough’s Strategic Flood Risk Assessment 
must be used to inform development and reduce flood risk in Royal Greenwich 
through he standards set within.

Policy E3 – Residual Flood Risk: In addition to the measures within policy E2, 
development within those areas protected by flood defences but with a high 
residual risk classification should implement risk reduction measures with the 
primary aim of reducing risk to life.

Policy IM4 – Sustainable Travel: Referring to the London Plan standards, 
regarding public transport use.

Policy IM (C) – Parking Standards: Development should provide minimum level 
of parking necessary, for people with disabilities, as set out in the London Plan. 
The development should be car free. Cycle parking should be in line with the 
London Plan. 

Publication London Plan

Policy D5 – Inclusive Design (B): Development proposal should achieve the 
highest standards of accessible and inclusive design. 

Policy D6 – Housing Quality & Standards: the design of development should 
provide sufficient daylight and sunlight to new and surrounding housing, while 
maximising the usability of outside amenity space, and that single aspect units 
must have adequate daylight.

Policy D12 – Fire safety (A- B):  In the interests of fire safety and to ensure the 
safety of all building users, all development proposals must achieve the highest 
standards of fire safety and ensure that they adhere to the standards set within. 

Policy D14 – Noise: Development must ensure there are no significant adverse 
noise impacts on health and quality of life, in line with the agent of change 
principle, mitigating and minimising existing and potential adverse impacts on 
future residents and on neighbouring sites. Furthermore, All major development 
proposals should be submitted with a Fire Statement, which is an independent 
fire strategy, produced by a third party, suitably qualified assessor.

Policy G5 – Urban Greening Factor (A-B): Proposals should contribute to the 
greening of London, and response to Borough’s  the Urban Greening Factor. 

Policy G6 – Biodiversity & Access to Nature (D): Development proposals should 
manage impacts on biodiversity and aim to secure net biodiversity gain.

Policy SI1 – Improving Air Quality: Development must be air quality neutral, and 
not expose future residents or neighbours to unacceptable air quality. In order 
to reduce the impact on air quality during the construction and demolition 
phase development proposals must demonstrate how they plan to comply with 
the Non-Road Mobile Machinery Low Emission Zone and reduce emissions from 
the demolition and construction of buildings following best practice guidance 

Policy SI2 – Minimising Greenhouse gas emissions (A-F): Various standards 
are noted within including reducing greenhouse gas emissions, developing 
a detailed energy strategy, onsite reduction of emissions and calculating lice-
cycle carbon emissions.  

Policy SI4 – Managing Heat Risk (B): Major development proposals should 
demonstrate through an energy strategy how they will reduce the potential for 
internal overheating and reliance on air conditioning systems in accordance 
with relevant guidance.

Policy SI5 – Water Infrastructure (C): This policy notes various relative points 
regarding minimising the use of mains water, achieving BREEAM ‘Wat 01’ level 
Excellent, incorporating smart metering and water saving measures. 

Policy SI12 – Flood Risk Management (C): Development proposals should ensure 
that flood risk is minimised and mitigated, and that residual risk is addressed. 
This should include, where possible, making space for water and aiming for 
development to be set back from the banks of watercourses. 

Policy SI 13 – Sustainable Drainage (B-C): Development proposals should 
aim to achieve greenfield run-off rates and ensure that surface water run-
off is managed as close to its source as possible. In addition proposals for 
impermeable surfacing should normally be resisted unless they can be shown 

to be unavoidable, including on small surfaces such as front gardens and 
driveways

Policy T7 – Deliveries, Servicing & Construction: (G - K) Various standards, 
including  facilitating safe, clean, and efficient deliveries and servicing. 
Provision of adequate space for servicing, storage and deliveries should 
be made off-street, with on-street loading bays only used where this is not 
possible. Design and management of deliveries, consider the use of rail/water 
for the transportation of material and adopt relevant construction site design 
standards, and ensuring safe access by pedestrians/ cycling. 

Publication Draft London Plan

Policy T4 - Assessing and Mitigating Transport Impacts (B): When required in 
accordance with national or local guidance, transport assessments/statements 
should be submitted with development proposals to ensure that impacts on 
the capacity of the transport network (including impacts on pedestrians and the 
cycle network), at the local, network-wide and strategic level, are fully assessed.

Policy T5 – Cycling: Secure cycle store should be accommodated in accordance 
with the Cycle Parking Standards.

Policy T6 – Car Parking: Car-free development should be the starting point 
for all development proposals well-connected by public transport. A parking 
design and management plant should be submitted alongside all applications 
which propose car parking.

Policy T6.1 Residential Parking & Policy: Electric vehicle charging points to be 
provided for at least 20% (Active) and with remaining to have passive provision.
Disabled parking to provided at 3% of units, at the outset, with scope to provide 
an additional 7% upon request if existing provision proves insufficient. 
All disable persons park bays to be for residents use only, not allocated, funded 
by the applicant if provided on-street, in accordance with the relevant British 
standard, and minimally distanced from relative entrance. 
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constraints & opportunities
The island nature of the site means that all elevations are both visible in 
the round and accessible. Three of the facades front public highways 
and hence need to address these in an apporpriate manner. The 
north elevation however faces a shared boundary and therefore the 
scheme must limit openings and balconies as this would prejudice 
any future development on the adjacent site. 

The site nevertheless has a primary frontage which is onto Woolwich 
Road, the busiest of the three surrounding roads and an active 
commercial frontage onto this arterial east-west route should 
therefore be retained. This in turn suggests that the residential access 
would be better located to one of the side roads, so as not to interrupt 
the commercial frontage. A further hierarchy exists between these 
two side roads which supports a separation of primary public and 
secondary service access locations.  Commerell Place is a narrow, 
secondary lane and therefore ideally suited to service access for 
car parking and refuse. In contrast, the residential entrance would 
be ideally placed on the more prime and open (and hence secure) 
Armitage Road.

Issues of overlooking are minimal to three of the four elevations, with 
only the South facing principal elevation directly addressing other 
residential properties across Woolwich Road. This elevation also has 
to respond to the high volume of traffic and hence noise and pollution 
levels from the A206, as well as potential high levels of solar gain. 

The site offers a unique opportunity to enhance the local character 
with a judiciously scaled landmark building. The junction of Armitage 
Road and Woolwich Road is a key corner when approached from 
the East, where the diminutive scale of the Greenwich Community 
Hospice presents an open view to the east facing boundary of the 
site. The openness of this corner supports a taller, statement building 
acting as a ‘head’ to the historic terrace (the ‘tail’) that runs to the 
west, whilst mediating between the large variance in scale between 
the substantial new developments to the south and the more historic 
urban grain.
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The guiding principles of the design are to create 
quality living spaces that place sustainability and 
well-being front and centre in a quality building that 
makes a positive contribution to its setting. 

The Covid 19 pandemic has emphasized the need 
for usable, good quality external amenity space 
to all dwellings and the importance of accessible 
greenery for emotional and physical well-being. The 
building is therefore conceived as small scale, free 
standing ‘urban palazzo’ the cubic form of which 
is eroded to create generous inset balconies and 
terrace areas to all apartments on the upper floors 
bounded by deep areas of planting. The idea is of 
a building colonised by nature, which maintains the 
rhythm of green interludes along Woolwich Road 
and provides private green oases to residents.

The principles of ‘erosion’ and ‘greening’ are carried 
into the The scheme where recessed external 
terraces shifting from floor to floor to all apartments 
is lined with hanging planting. This arrangement 
offers benefits to the level of daylight and air quality 
to all apartments.

Adopting a commercial and/or retail frontage 
creating an active frontage to Woolwich Road with 
recessed set backs to the massing create views and 
connections towards the urban surrounding.

design concept

KEY CONNECTION TO STREET

ACTIVE RETAIL/COMMERCIAL 
FRONTAGE

RENEWABLE FUEL 
SOURCES

PUNCTURED OPENINGS 
FROM VERNACULAR INFLUENCE

VIEWS OUT FROM 
RECESSES BALCONIES

EXTERNAL PLANTING

ZERO CARBON 
TRANSPORTATION

COMMUNITY & RELATIONSHIPS

COMPLIMENT OF SURROUNDING BUILDINGS
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precedents
As part of the design process, the study of precedents and other buildings 
that have been located in similar sites are an invaluable reference. Along with 
materiality and detailing, precedents also offer points of exploration that may 
be appropriate to the site, allowing design conversations to happen. 
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early layout & elevation 
studies
Studies of elevations and plans in parallel with massing studies and formal 
experimentation explored how best to balance a sense of order and rhythm, 
as found in the Victorian terraces, with a more informal composition generated 
through a response to internal layouts and programme. Further studies 
were also made into the most appropriate treatment for the ground floor 
commercial areas and the active frontage onto Woolwich Road. Layout studies 
focused on achieving dual aspect for all the residential units and coordinating 
provision of generous balcony / terrace areas with the development of the 
façade treatments.
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early massing studies

right/ below
massing studies on site, showing separation of materiality

As identified previously, the site comprises a prominent corner plot and lies at 
a transition point from the set-back residential blocks and single storey hospice 
pavilion to the east and the traditional Victorian retail / residential terrace to 
the west. The new structure forms the termination to the terrace before the 
shift in typology to the east. The form is shaped and cut away to respond to 
site conditions and programme, ensuring limited impact on neighbouring 
properties with set-backs introduced to 3rd and 4th floors
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Elevation 2

CW1:200 @ A3 14/12/2020

47-53 Woolwich Road
 London

SE10 0RA

previously sought advice (1)

below
survey of existing elevation facing Woolwich Road.

PRE-APP REF: 19/3893/PRE

Pre-Application advice was sought in November 2019, reference number 
19/3893/PRE. The scheme presented at that time proposed replacing the 
existing buildings with an eight storey mixed use building, comprising 
commercial use at the ground level and residential on the upper floors. 
The eighth floor was set back from the front elevation. The scheme 
proposed 32 residential units, of mixed size and tenure. 

The feedback noted that for demolition of the existing building “...no 
objections would be raised to the loss of the existing building, subject to 
the replacement being of a high quality design which responds well to the 
surrounding development.”

In addition, the mixed used element of the proposal was “…considered 
acceptable” and that “…some of the shop fascias could benefit from being 
upgraded in the East Greenwich District Centre, particularly towards the 
eastern end of the centre where the subject site is located. This is considered 
applicable to the current site.” Furthermore, it was recommended that 
ground floor commercial units “…make the most of the available frontage, 
ideally incorporating large levels of glazing to attain (and) promote an 
active frontage.”

It was noted within the response that the density of units/ hectare was 
considered in excess of the expected density and as such did not “…
adequately demonstrate that the density is appropriate in this context 
given the site size, and surrounding context.” 

The officers recommended that the existing commercial use of A1 on the 
ground floor should be retained. The officers also noted that they had 
concerns regarding the proposal as it “…would represent a significant 
increase in height and scale on the site.” Though the eight storey proposal 
was considered “…to result in a discordant form of development” and “…
not considered appropriate”  it was also noted that “Nevertheless, Officers 
consider that some form of enlarged scale on the site could be successfully 
implemented, albeit to a much lower extent. It is recommended that 
options of a four storey building, potentially with a setback fifth floor.” 

Further advice noted that preferably all residential units would be dual 
aspect and need to comply with the Mayor’s Housing SPG and Nationally 
Described Space Standards. The provision of private balconies to each 
unit was welcomed though should “…ensure there is no unacceptable 
loss of privacy to neighbouring occupiers.”  
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previously sought advice (2)
PRE-APP REF: 21/0700/PRE1

A second pre-application advice was sought in July 2021, design by 
Project Orange, reference number 21/0700/PRE1. The scheme presented 
at that time proposed replacing the existing buildings with six storey 
mixed use building, comprising commercial use at the ground level and 
residential on the upper floors, with nine residential units (1 x 1-bed, 3 x 
2-bed, 3 x 3-bed and 2 x 4-bed) in which the pre-app response noted as 
an acceptable unit mix.

Similar to previous pre-app, the proposal for demolition of existing 
building was supported as noted by the pre-app response, “... the existing 
buildings on site are of no architectural merit and there are no land use 
designations or policy constraints which would prohibit their loss apply. As 
such, the principle of demolition can be supported subject to ensuring a 
high-quality replacement.”

The mixed use element of the proposal “comprising ground floor 
commercial Use Class E space with Use Class C3 residential units is 
generally consistent with the policy framework,” however, with regards 
first floor commercial units, “Officers note that this would appear out of 
keeping with the pattern of development within the district centre which 
comprises ground floor retail with residential units above.”

It was also noted that ”the ground floor units, as the units are currently 
occupied by retail uses the Council would seek to restrict the proposed 
ground floor uses to a use falling within Class E(a) to ensure that the retail 
frontage within the district centre is maintained.” In addition, the arched 
glazing to ground and first floors with planted terraces on upper floors 
were considered to be consistent with the shop-front upgrades sought 
by Policy TC6  (Note: Class A1 as stated in previous pre-app advice is now 
updated to use Class E(a) for retail use).

The pre-app proposal seeks a development of reduced height from 
previous pre-app design (ref:19/3893/PRE) from eight storeys to six. 
Despite this reduction,  “concerns remain that the six-storey height when 
viewed with the overall scale and bulk of the building would result in a 
development which would appear out of keeping with the surrounding 
context...officers would be accepting of a scheme with substantial recesses 
at the fifth storey instead of a full setback to complement the proposed 
design appearance.” Nevertheless, the recessed setbacks to upper levels 
were generally supported in the pre-app response as it broke down the 
overall  scale and bulk of the proposal. 

The pre-app response advised that, “window openings on the northern 
elevation should be explored to avoid a large, dominating blank wall. This 
would be subject to ensuring amenity for any neighbouring properties in 
terms of overlooking and privacy is not compromised,” and for units to 
have dual aspects where possible.

In general, the overall pre-app design principle and concept was well 
accepted although a reduction in scale and mass to be recommended as 
stated in the pre-app response:-

“The principle of demolition and construction of a mixed-use development 
is considered to be acceptable in this town centre and urban location... it 
is still considered that a further reduction in height is required to ensure 
that the development responds appropriately to its context and further 
consideration is given to the proposed design.”
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design development
The proposed design adopts the core design principles of 
previous pre-app prepared by Project Orange. 

The following lists the design development in response to 
corresponding pre-app advice (ref: 21/0700/PRE1). 

Scale and Massing 
The current proposal reduces the scale and mass of the 
development further from six storeys as proposed by previous 
pre-app proposal to five storeys. The first floor commercial 
area has been omitted to achieve this, thus, in keeping with 
the pattern of development within the district centre which 
comprises of ground floor retail with residential units above as 
stated in pre-app response.

Recessed upper floors reduce the scale and mass further 
allowing north facing aspects to external terraces.

Commercial & Retail Layout
The ground floor is the only level with proposed retail and 
commercial space, located on the prominent frontage 
facing south, and secondary frontage facing east and west. 
Commercial and retail lobbies and associated amenities are 
kept separate in accordance to pre-app advice.

Bin stores and cycles parking serving both commercial and 
residential areas have been implemented in accordance to 
relevant regulations and standards (see page 31 for further 
details on access).

Residential Layout
All nine residential unit layouts are designed to comply with 
the National Space Standards, Building Regulations Part M4(2) 
and external terraces to have areas  meeting the requirements 
of The London Plan Housing SPG (2016) as stated in pre-app 
response (see page 30 for further details on use and amount). 
North facing windows and terraces have also been proposed to 
achieve dual aspects to all units where possible.
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Proposed Scheme
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Massing Visuals
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layout
The ground floor comprises commercial areas to the key public elevations 
with necessary service and plant areas to the rear. The frontage onto Woolwich 
Road retains the commercial element of the site. Substantial glazed areas to 
south east and west bring plentiful daylight to these areas and actively engage 
passers-by. The provision of three access points and the regular subdivision 
of the glazing with brick piers also allows the commercial floor area to be sub-
divided readily  into smaller multiple occupancies.

Access to the residential entrance serving the upper floor apartments is 
from the East on Armitage Road. This is expressed  with a recessed porch 
area which also affords access to the residential mail boxes. Armitage Road 
is also where the access to both commercial and residential cycle storage is 
located. These are distinct secure areas each with separate door access to the 
street. This will ensure ready access for residents and occupiers as they arrive 
/ leave the building. The stores accommodate 18no. bicycles for residential 
units (1no. Sheffield stand and 8no. double stack storage) and 4no. bicycles for 
commercial unit (2no. Sheffield stands). 

The West side of the building, accessed via Commerell Place, provides access 
to service and plant spaces including separate residential and commercial bin 
stores, plant switch room and a proposed new UKPN substation.

The upper floors contain nine residential units, spread across four floors. Two 
duplex units occupy the fourth and third floors, which are stepped back so as 
to provide a visual break to the overall building form. These are accessed via a 
single central stair and lift core.

Each flat has its own, largely recessed balcony or terrace accessed from the 
main living area.  These spaces are generously sized to offer users a high-
quality amenity space. Each terrace and balcony is fronted by a large planter 
integrated into the balustrade detail. These offer  visual interest to the elevation 
and provide a natural, green counterpoint to the rigorous architectural form of 
the building. These planters will be provided with adequate soil depth and a 
watering system that will enable fuller planting, livening the external elevation, 
to the benefit of the residents as well as the wider community. The planters 
will be detailed in powder-coated metalwork and will follow the same detail 
language as the integral juliet balconies to the windows.

The roof of the building will support PV cells, as well as air source heat pumps, 
but these will be set back from the parapet edge, and hence will not be visible 
from the street level. Access to the roof will be through an external staircase to 
the north elevation from the fourth floor as well as ladder access from AOV at 
the head of the stair well.
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Proposed Plans
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First Floor Plan
Scale 1:100 @ A3
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Second Floor Plan
Scale 1:100 @ A3
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Third Floor Plan
Scale 1:100 @ A3
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Roof Plan
Scale 1:100 @ A3
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Residential Unit Mix Schedule
47-53 WOOLWICH ROAD

Feb-22

Unit No. Floor Bedrooms GIA (sqm) GIA (sqft)

Private 
Amenity 

Space Area 
(sqm)

Built-in 
Storage 
(sqm)

1 1F 1bed 54 581 5.8 2.3
2 1F 2bed 75 807 7.4 2.5
3 1F 2bed 78 840 9.8 3.8

4 1F 2bed 73 786 8.9 3.4
5 2F 3bed 99 1066 9.5 3.3
6 2F 3bed 95 1023 8 2.5
7 2F 3bed 94 1012 8.6 2.6
8 3F/4F Dup 4bed 219 2357 48.1 12.1
9 3F/4F Dup 4bed 256 2755 36.4 10.3

TOTAL 965 11226
 

Comm./Retail GF n/a 126 1356 n/a n/a

  

  

Note: All figures contained in this schedule are approximate and may be suject to variance depending on market advice and planning and/or design detail.
NIA and GIA are measured according to the RICS Code of Measuring Practice.

RESIDENTIAL UNITS (1F-4F)

use and amount

The current proposal comprises a mix of residential 
and commercial units. Commercial space will be 
on the ground floor only and can be sub-divided. 
Residential units will be located to the floors above. 
The proposed building is five storeys above ground 
(reduced from six storeys in the previous pre-app) 
with setbacks at the top two storeys. Nine residential 
units will occupy levels one to four. With a site area of 
397.8m2, this equals a density of 226 units/ hectare 
– compared to the urban target of 225 units/ hectare 
advised by the London Plan PTAL 4.

A mix of 1, 2 3 and 4 bedroom properties is being 
proposed, as indicated by the Accommodation 
Schedule below. 

All nine residential unit layouts are designed to 
comply with the National Space Standards, Building 
Regulations Part M4(2) and external terraces to have 
areas  meeting the requirements of The London Plan 
Housing SPG (2016).
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Commercial Main 
Entrance

Plant Room

access 
1. Refuse store-Residential
2. Refuse store-Commercial
3. Bike store-Residential (18 bicycles)
4. Bike Store-Commercial (2 bicycles)
5. Lift to all units.
6. Staircase to all levels
7. Residential lobby

Car parking
The proposed site has a PTAL rating of 4 with good 
access to public transport. Whilist there is a controlled 
parking zone (CPZ) in operation in the surronding area 
it is acknwledged that there is currently a high degree 
of parking stress within this CPZ. No car parking is 
therefore proposed on the site and the development 
will be car free with residents having no access to 
parking permits for teh CPZ.

Cycle storage
Secure and convenient cycle storage is proposed 
in accordance  to the London Plan and is located 
to the rear of the development with access from 
Armitage Road. Two separate cycle storage areas 
serve residential and commercial users respectively. 
These house 18no. bicycles for residential units (1no. 
Sheffield stand and 8no. double stack storage) and 
4no. bicycles for the commercial unit (2no. Sheffield 
stands). 

Waste management
Two separate, secure and sheltered refuse stores have 
been provided  serving residential and commercial 
uses respectively. The residential refuse store 
accommodates 2no. 1100l recycling bins,  2no. 1100l 
residual waste bins and 1no. 500l organics recycling 
bin. The commercial bin store houses 1no. 1100l 
refuse bin and 1no. 1100l recycling bin in accordance 
to th Royal Borough of Greenwich Guidance Notes 
for storage and collection of waste and recycling 
materials.  These bins are accessible at all times for 
occupants and collections can be accessed without 
first moving other bins.

Access
The proposed residential units will be accessed 
via communal entrance hall with Part M compliant 
level access. A lift and stair will rise form this 
lobby and provide access to all apartment units. 
All apartment layouts are designed in acordance 
with Building Regulations PartM4(2) Accesible and 
Adaptable Dwellings. Safe access to the roof fro plant 
maintenance will be through an external staircase to 
the north elevation from the fourth floor. 

Acces to the commercial unit will be Part M Compliant 
level access.
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sustainability

The building fabric will be insulated to in excess of current 
Building Regulation Part L requirements.

Gas will not be provided to the development and all 
apartments will be provided with underfloor heating supplied 
by air source heat pumps located at roof level. The building 
will be designed to a high level of air tightness and apartments 
fitted with mechanical ventilation and heat recovery systems. 
The reliance on mains electricity supplied from the grid will be 
reduced thorugh the use of photovoltaic solar panels to the 
main roof area. 

Area for PVs

Area for PVs

ASHP Equipment

ASHP Equipment
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appearance & materials
The external elevations are ordered by a regular grid which finds partial 
expression in the configuration of punctured window openings which occur 
only in locations dictated by internal layouts. This, combined with the deep 
recesses for the planted balconies, is intended to give all the facades an artfully 
composed quality – both random yet ordered. Tall windows bring a verticality 
and elegance to the form. Juliet balconies carry on the planter detail with 
metallic metalwork detailing acting as counterpoint to the brick façade. 

The ground floor commercial areas are defined by fully glazed brick arches 
lined with polished precast stone reveals designed to celebrates these active 
public facades through a recognizable urban gesture. The proportion of the 
arches acknowledges the neighbouring shops the height of which they reflect.

Brick is proposed as the primary material for the external elevation as both 
a reflection of the prevailing context and as a suitably robust material for the 
location.  An analysis of the nearby area shows that there are various brick 
colours used in the immediate context. The natural tone proposed responds 
to adjacent buildings, anchoring the proposal more solidly to its surroundings.   

Powder coated metalwork with expressed vertical detailing defines both  
planters and juliet balconies and provides a more delicate counterpoint to the 
monolithic brickwork. The final but key element of the building’s appearance 
is the vegetation to these planters, providing a lush green contribution to the 
street and a green filter between inside and outside to the apartments.

Brass effect metallic powder 
coated railing detail and entry 
door leaf(s).

Polished Precast stone archway 
linings / reveals to all ground 
floor doors and windows and 
parapet copings.

Light grey brickwork finish to 
external walls

Green/black powder coated 
metal planters and window and 
door framing.
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Proposed Elevations
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South Elevation - Proposed

elevation as proposed
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East Elevation - Proposed

elevation as proposed
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elevation as proposed

West Elevation - Proposed
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elevation as proposed

North Elevation - Proposed



40


