Planning Board

Agenda Item: 5

21 September 2021

Reference Nos: 20/3444/MA

Applicant: Lovell Partnerships Limited
Agent:
Sphere25, Kings House, 101-135 Kings Road, Brentwood, CM14 4DR
Site Address:
Morris Walk Estate (South), Pett Street,
Woolwich, London, SE18 5PA
1.0

Recommendation

1.1

The Board is requested to consider;

Ward: Woolwich Riverside
Application Type: Minor-Material
Amendment

A. That Minor Material Amendment be GRANTED for an application
submitted under Section 73 of the Town & Country Planning Act 1990 for a
minor material amendment in connection with the outline planning
permission 14/0126/O, dated 02/04/2015 comprising of the construction
of up to 462 residential dwellings with associated access, parking and
private and public open spaces, to allow amendments to:
Condition 1, Condition 2, Condition 3, Condition 4, Condition 5, Condition
7, Condition 8, Condition 9, Condition 10, Condition 12, Condition 13,
Condition 17, Condition 29, Condition 30, Condition 31, Condition 32,
Condition 33, Condition 34, Condition 35, Condition 42, Condition 43,
Condition 45, Condition 46, Condition 47, Condition 48, Condition 49,
Condition 52 and Condition 53.
Subject to:
(i) the prior completion of a Deed of Variation to the Planning Legal
Agreement dated 1st April 2021 containing the planning obligations as
summarised in the heads of terms set out in this report (Section 24), its
addendums; and
(ii) the Conditions (Appendix 2) to be detailed in the notice of
determination.
1.2

B.
(i)

To authorise the Assistant Director of Planning & Building Control to:
make any minor changes to the detailed wording of the recommended
conditions as set out in this report (Appendix 2) and its addendums,
where the Assistant Director of Planning & Building Control considers it
appropriate, before issuing the decision notice;
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(ii) finalise the detailed terms of the planning obligations pursuant to
Section 106 of the Town and Country Planning Act 1990 (as amended)
and or , as set out in this report (Section 18) and its addendums; and
(iii) consider, in the event that the Planning Legal Agreement is not
completed within three (3) months of the date of this Planning Board
resolution, whether consent should be refused on the grounds that the
agreement has not been completed within the appropriate timescale,
and that the proposals are unacceptable in the absence of the
recommended planning obligations; and if the Assistant Director
(Planning & Building Control) considers it appropriate, to determine the
application with reasons for refusal which will include the following:
In the absence of a legal agreement to secure financial and non-financial
contributions including for affordable housing, accessibility, and
sustainability, the development is contrary to Policy H6, D7, SI 2, SI 4, SI 5 of
the London Plan (2021) and H3 and H5 of the Royal Greenwich Local Plan:
Core Strategy with Detailed Policies (Adopted July 2014) and the Planning
obligations (s106) Guidance SPD (adopted July 2015);
2.0

Executive Summary

2.1

This report is an assessment of the minor material amendment application
submitted by Lovell Partnership Ltd seeking amendments as described in
paragraph 1.1 to the planning permission 14/0126/O.

2.2

This application proposes alterations to the outline permission Ref.
14/0126/O (‘the current OPP’), relating to the Morris Walk Estate (South) site
(Morris walk South). The proposed amendments to the parameter plans still
maintain the six plots as approved within the outline permission. However,
the three northern plots are altered to include apartment blocks of greater
scale and height, which range from four to predominantly six stories, and
include connected podiums within the plots. Terraced town houses are also
included between these larger blocks along specific elevations. The three
southern plots to the central spine road remained unaltered in height with
some alterations to the layout and orientation of the individual houses. It
should be noted that there is no entrance into the site from Woodhill. The
proposed amended layout incorporates an arrival terrace at the north eastern
entrance of the site, and a central amenity area.
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2.3

The proposed amendments result in 153 single dwellinghouses and 309 flats.
The total of 462 units approved remains the same. Of these units, 124 would
be affordable, which represents 27% affordable, with a tenure split of 73%
social rented, and 27% intermediate.

2.4

The tenure distribution has been amended, all of the shared ownership units
are proposed within block S11 - Plot 1. The London affordable rent units are
distributed throughout the site, with a focus of units to the east, and
centrally.

2.5

The general internal road layout is similar to the outline permission creating
the nine plots. There is an element of variation in road alignments in specific
locations, and there is no vehicle through route within plot 2. The proposed
amendments also remove the road access into the scheme from Woodhill.
There are designated car parking areas proposed underneath the proposed
podiums and in plot 6, and on-street.

2.6

The phasing plan is amended so that each plot would have its own phase, as
such the scheme now has six separate phases.

2.7

Detailed below is a summary of the application.
The Site

Site Area (m²)
Local Plan Allocation
Heritage Assets
Tree Preservation Order
Flood Risk Zone

41,300m²
None
No
No
Flood Zone 1

Proposed Buildings
Building height (metres)
No. of storeys
Floor area (m²)

+18.50m to +31.53m (AOD)
3-6 storeys
51,675sqm (GIA)

Housing
Density
Dwelling Mix

Habitable Rooms per
Hectare (HRH)
Studio (no. / %)
1-bed (no / %)
2-bed (no. / %)
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372 HRH
0
106 / 22%
151 / 32.7%

(all as previously
approved)
Affordable Housing /
Tenure Split

Housing Standards

3-bed (no. / %)
4-bed (no. / %)

154 / 33.3%
51 / 11.0%

Overall Affordable
Housing (no. / %)
Social Rent (no. / %)
Intermediate Rent
Private (no. / %)
Commuted Sum
Complies with
Technical housing
standards – nationally
described space
standard and London
Plan standards?

124 / 27%
90 / 20%
34 / 7%
338 / 73%
n/a
N/A for an amendment
to an outline
application with layout
details as a reserved
matter.

Non-Residential Uses
Not Applicable for existing or proposed.
Transportation
Car Parking

Cycle Parking
Public Transport

No. existing car parking
spaces
No. proposed car
parking spaces
Proposed Parking Ratio
No. Proposed Cycle
Parking
PTAL Rating

Sustainability / Energy
Reduction of CO2 Emissions

Public Consultation
Number in support
Number of objections
Main issues raised

284 pre-demolition
281
0.60
892
3

57%, equal to 547.8 tCO2/year, covering
both North and South schemes

2
0
N/A
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2.8

Officers have considered the circumstances of this application against the
relevant development plan policies in the Royal Greenwich Local Plan: Core
Strategy with Detailed Policies (2014), and the London Plan (2021), as well as
the National Planning Policy Framework and National Planning Practice
Guidance.

2.9

The application is considered acceptable and is recommended for approval,
subject to conditions set out in Appendix 2, together with the completion of a
deed of variation to the overarching legal agreement attached to the current
overarching planning permission, attached to application ref.14/0086/O, as
amended by 20/0501/i106.

3.0

The Site

3.1

The location of the application site, Morris Walk (South) is shown on the
following plan, Morris Walk (North) is also shown with a blue boundary.

Figure 1: Morris Walk Site Plan
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4.0

Description of Site and Surrounding Area

4.1

The site is located approximately one kilometre to the west of Woolwich
town centre and approximately 300m to the south of the River Thames.

4.2

The site is bound to the north by Maryon Road and the North Kent Railway
line. The western boundary is also created by the south/north part of Maryon
Road, and Maryon Park, with the eastern entrance located opposite the site.
To the south the site is bounded by Prospect Vale which includes two and
three storey residential properties on its southern side, and also a residential
care home. The eastern boundary is formed by Woodhill with two and three
storey residential properties on its eastern side opposite the site. A
pedestrian footbridge connects the site with Morris Walk North to the west,
and also a pedestrian subway at Pett Street and Woodhill, to the east.

4.3

The demolition phase of the outline consent for the scheme commenced
August of last year. The application site at the time of the current outline
approval (14/0126/O) comprised of seven linear blocks which provides 410
dwellings. The type of accommodation provided on site range from bedsits to
4-bedroom dwellings. The buildings were 3, 4 and 10 storeys in height and
surrounded by communal open areas of land. There are currently 284 car
parking spaces on site. The land levels across the site, prior to demolition,
varied significantly with the land in the south west being higher by 9 metres
to the land in the north east of the site.

4.4

The surrounding area is predominantly residential in character and made up
of semi-detached and terraces of two or three storey houses. Also within the
area are other housing estates which include the Maryon Road and Grove
Estate, which is part of the Woolwich Estates regeneration programme.

4.5

Maryon Park which is designated as Metropolitan Open Land, Green Chain,
Site of Nature Conservation Importance and Area of Special Character of
Metropolitan Importance and is locally listed, is located adjacent to the west
of the site, with immediate access from the application site.

5.0

Relevant Planning History

5.1

Application Site
20/2955/EIA – Environmental Impact Assessment Screening Opinion under
the Town & Country Planning (EIA) Regulations 2017 for s.73 applications and
reserved matters approval relating to 14/0126/O and 14/0127/O, the
proposed development amounts to 766 residential units. EIA NOT REQUIRED.
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5.2

20/3403/R – Submission of reserved matters application (layout, design of
buildings, external appearance, landscaping and open space, and car parking)
pursuant to condition 2 of planning permission dated 02/04/2015
(Ref:14/0126/O) comprising of the construction of up to 462 residential
dwellings with associated access, parking and private and public open
spaces. Yet to be determined.

5.3

19/4121/SD – Submission of details pursuant to the discharge of Condition 20
(Asbestos), Condition 37 (Badger Survey), and partial discharge of Condition
43 (Ecological Enhancements) and of planning permission dated 02 April 2015
(14/0126/O), as amended by 19/2826/NM (25/10/2019). Approved,
29/04/2021.
This application included an Arboricultural Method Statement that confirmed
all existing trees on site should not be retained as the majority of the existing
trees on site are of low quality. The statement concluded all trees on-site need
to be removed

5.4

14/0126/O – Redevelopment of the Morris Walk Estate (South) comprising of
the construction of up to 462 residential dwellings with associated access,
parking and private and public open spaces. Approved 02/04/2015. This
permission formed part of a basket of consents for the wider Woolwich
Estates Regeneration Programme known as One Woolwich. The S106 dated
02/04/2015 attached to this permission covers agreements and requirements
for the wider One Woolwich development including that of development
proposals for the Connaught Estate, Morris Walk North and the Maryon Road
and Grove Estate. This relates to, but is not limited to, housing mix, housing
tenure, phasing, and highways. This S106 was updated in 2019 pursuant to
application Ref. 17/1516/V, described below.
Morris Walk North

5.5

20/3440/MA – An application submitted under Section 73 of the Town &
Country Planning Act 1990 for a minor material amendment in connection
with the outline planning permission 14/0127/O, dated 02/04/2015
comprising of the construction of up to 304 residential dwellings with
associated access, parking and private and public open spaces to allow:

5.6

Amendements to Condition 1, Condition 5, Condition 8, Condition 9,
Condition 10, Condition 11, Condition 13, Condition 14, Condition 17,
Condition 24, Condition 25, Condition 26, Condition 32, Condition 33,
Condition 34, Condition 35, Condition 38, Condition 40, Condition 42,
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Condition 43, Condition 44, Condition 46, Condition 47, Condition 49,
Condition 50, Condition 51, Condition 54, Condition 56, and Condition 58.
Yet to be determined.
5.7

20/3445/R – Submission of reserved matters application (layout, design of
buildings, external appearance, landscaping and open space, and car parking)
pursuant to condition 2 of planning permission dated 02/04/2015
(Ref:14/0127/O) comprising of the construction of up to 304 residential
dwellings with associated access, parking, and private and public open spaces.
Yet to be determined.
Connaught Estate – Woolwich Estates Programme

5.8

14/0086/O – Redevelopment of the Connaught Estate, comprising of the
construction of up to 684 residential units, of which 332 are subject to
detailed application (Phase 1), with associated access, parking and private and
public open space (Hybrid Application). Approved,02 April 2015.

5.9

17/1516/V – An application submitted under section 73 of the Town &
Country Planning Act 1990 for a minor material amendment in connection
with Outline Planning Permission 14/0086/O to vary Condition 1 (Approved
Drawings) and Condition 41 (Brown Roofs) to provide for changes in the
approved scheme. Approved, 15 August 2019. The S106 dated 15/08/2019
attached to this permission updated the previous One Woolwich S106
Agreement dated 02/04/2015.

5.10

20/0501/i106 - Request to modify under Section 106A(1)(a) of the Town and
Country Planning Act 1990 (as amended) the S111/S106 Agreement dated
15th August 2019 (Planning Permission Ref. 17/1516/V) in order to make
changes to the parking strategy for the development known as Trinity Walk
(the former Connaught Estate). Legal agreement completed 01/04/2021.
Maryon Road and Grove Estate

5.11

14/0117/O – Redevelopment of the Maryon Road and Grove Estate
comprising of the construction of up to 165 residential units and associated
open space, landscaping, car parking and infrastructure (OUTLINE
APPLICATION). Approved – 02/04/2015.
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The Albion – Adjoining Vacant Pub
5.12

19/3340/F – Demolition of existing building and redevelopment of the site to
provide a part 9/part 13 storey mixed use building plus basement comprising
51 self-contained flats, up to 234 sqm A1-A4 commercial space with
associated parking, secure bin and cycle storage, amenity space and
landscaping. Yet to be determined.

6.0

Proposal

6.1

The current application seeks a minor material amendment (Section 73 of the
Town & Country Planning Act 1990) for amendments to the outline planning
permission dated 02/04/2015 (14/0126/O) at Morris Walk South.
Simultaneously the applicant has submitted a reserved matters application to
discharge condition 2 of the outline permission (20/3403/R)

Figure 2: Consented Outline Site Layout (14/0126/O)
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Figure 3: Proposed Site Layout

6.2

The amended layout still includes the six-wider plots that are created by the
external and internal roads, however the proposed form and height at the
northern end of the site close to the railway are increased from four stories to
predominantly six-stories. The apartment blocks that create the increase in
height are orientated differently within the street scene in comparison to the
outline permission. The three northern plots also include adjoining
townhouse rows in addition to the flatted blocks, with podium areas located
within each wider plot.

6.3

The three southern wider plots remain unaltered in height, being between 1
to 3 storeys. The layout configuration of these units has been amended,
notably there is no entrance into the site from Woodhill, and amendments to
the mews streets have also been undertaken.

6.4

The proposed layout now incorporates an arrival terrace at the north eastern
entrance to the site at the corner of Maryon Road and Woodhill. Centrally,
there is also a strip of open space for amenity that has been accommodated
as part of the amendments, referred to as Maryon Green.

6.5

The proposed amendments result in 153 single dwelling houses, and 309
flats. The total of 462 units approved is not changing. Of these units 124
would be affordable, which represents 27% affordable, with a tenure split of
73% social rented, and 27% intermediate. The proposed unit mix is as follows:
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Unit size

1 Bedroom
2 Bedroom
3 Bedroom
4 Bedroom

Proposed
Number of
Units
106
151
154
51

% mix

13
23
33
11

6.6

The tenure distribution has been amended, all of the shared ownership units
are proposed within block S11 as part of Plot 1. The London affordable rent
units are distributed throughout the proposed scheme, with a focus of units
to the east, and centrally.

6.7

The general internal road layout is similar to the outline permission creating
nine plots. There is an element of variation in road alignments in specific
locations, and there is no vehicle through route within plot 2. The proposed
amendments also remove the road access into the scheme from Woodhill.
There are car parking areas proposed underneath the podiums within plot 1,
plot 2, and plot 3, and in between blocks S61 and S66 within plot 6.

6.8

The phasing plan is amended so that each plot would have its own phase, as
such the scheme now has six separate phases. The phasing is no longer linked
to the construction of Morris Walk North, which was approved in the outline
consents for both sites.

6.9

In addition, this application proposes amended wording to conditions
attached to the outline consent (14/0126/O). The amendments conditions
are amended to align and reference with the submitted details.

7.0

Consultation

7.1

The application has been the subject of public consultation, comprising of 5
site notices, and two hundred and eleven (211) individual letters, sent to
individual occupiers in the vicinity of the application site. This also included
consultation with statutory bodies and local amenity groups.

7.2

Statutory Consultees
A summary of the consultation responses received along with the officer
comments are set out in table below:
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Details of
Representation
and date received
Transport for
London

Summary of Comments

Officers comments

Concerns raised regarding
Refuse and Recycling details.
Specifically, this relates to swept
path drawings. Additionally,
further detail should be provided
on how delivery and servicing
would not conflict with the A206
walking and cycling
improvements that occur along
Prospect Vale.

Applicant has provided updated
swept path drawings/clarifications
to the satisfaction of RBG Street
Services Officer. However, the
relevant Officer requested the
original refuse condition be
retained as further information
was required. Similarly, the
original delivery and servicing plan
condition is to be retained.

Details submitted to address the Noted. Original condition to be
Signs/Road Markings and Details retained.
of Traffic Calming condition are
insufficient and further
clarifications required.
The proposed development
should be car-free. An increase
in quantum of car parking is
contrary to the Mayor’s Healthy
Streets approach. A reduction in
the quantum of car parking is
therefore sought, in line with
Policy T2 and T6.

Objection is noted but not
sustained as proposed parking
levels are considered necessary to
avoid parking overspill onto
surrounding road network.
Discussed further in the Highways
section of this report.

Objection to proposed disabled
parking provision.

Discussed further in the Transport
section of this report.

The Construction Logistics Plan
submitted with the proposal
requires additional information.

Original condition retained, but
demolition removed from trigger.

The applicant states that the
Demolition/Construction
Method Statement has been
provided within the Project
Management Plan. However,
this does not appear to have
been appended to the Project
Management Plan.

Original wording to be retained,
but reference added to confirm
the details previously submitted
under application reference
19/4303/SD were deemed to
satisfy the demolition element of
this condition.

TfL appreciates the size
constraints of the site, therefore,
the current aisle width for the
two-tier stands is acceptable.

Original wording of relevant
condition retained to require the
applicant to submit additional
information.
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The provision of Sheffield stands
is still short of what’s required
from LCDS which requires even
distribution to each cycle store.
At least 15 percent of overall
cycle parking should be provided
on Sheffield stands with a
further five percent wider
Sheffield stands to
accommodate larger bikes. TfL
would accept a compromise for
a reduction in cycle parking
spaces as long the quantum still
complies with the minimum
standards outlined in policy T5
of the London Plan.

GLA

Natural England
Environment
Agency

Network Rail

-Greenwich Council be advised
that the scheme is acceptable in
strategic planning terms and the
application does not need to be
referred to the Mayor.

Noted that this application does
not need to be referred to the
Mayor.

-Energy conditions have been
recommended
-Confirmed no comment
The applicant has demonstrated
that all of the residential
accommodation will be located
above the predicted maximum
likely water level as a result of a
breach in the Thames Tidal Flood
Defences.

Updated energy conditions are set
out in Appendix 2/4.
Noted.
Noted.

It is understood that the
proposed changes relate to
parameter plans and building
heights only. We have no
comments with regards to these
proposals. As part of this
application we note that no
infiltration drainage is to be
installed at this site (as per
the Pell Frischmann Masterplan
Drainage Strategy Report
ref.MM-PLF-SZZ-XX-RPD-00002).
-Confirmed no comments to
make.
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Noted.

Public Health

Thames Water

Design Out Crime
Officer
London Fire and
Emergency
Planning
NHS England
British Gas
Historic England
Aerodromes
Standard
Sport England
The Greater
London
Archaeological
Authority
(GLAAS)
EDF

7.3

-Overall we approve the minor
material amendment application
in connection to the outline
planning permission at Morris
Walk North South, as the
scheme demonstrates a
commitment to provide more
green and pubic open space and
improve the quality of homes.
-Health Impact Assessment
reviewed and no objections
raised.
-Conditions 51 can be discharged
/ amended to compliance
condition.
No comment as no amendment
to design out crime condition.
No objection subject to
suggested informative.

Noted.

No comment at the time of
preparing this report.
No comment provided at the
time of preparing this report.
No comment provided at the
time of preparing this report.
-No comment provided at the
time of preparing this report.
-Confirmed no comments
-Confirmed no objection subject
to additional condition.

Noted.

No comment provided at the
time of preparing this report.

Noted.

Noted.

Noted.
Noted. Informative set out in
Appendix 2.

Noted.
Noted.
Noted.
Noted.
Noted. Relevant condition set out
in Appendix 2/4.

Internal Consultees
A summary of the consultation responses received from internal parties,
along with the Officer comments are set out in table below:
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Details of
Representation and
date received
Housing New Supply
Team

Summary of Comments

Highways

No objection is raised to the changes
proposed.
Confirmed no objections to the details,
and the amendments are considered
an improvement to the consented
outline scheme.
No objection to the details, some
minor failures against the regulations.
However, these can be resolved at
condition stage. Updated conditions
have been recommended.
No significant heritage concerns raised
for the south side of the scheme.
No objection to the details

Design Manager

Occupational
Therapist

Conservation

Officers comments

-The affordable housing offer and mix
Noted.
are within the range agreed within the
overarching legal agreement.
-No objecting to the amendments to
phasing.
-HNST support the proposed
amendments to the layout meaning
greater separation of blocks and more
provision of open amenity space.
-The proposed location of the
Affordable housing is more evenly
distributed throughout the scheme
than in the original masterplan which is
welcomed in order to create a mixed
and sustainable community.

Parks and Open
Spaces
Environmental Health -The site has identified several
– Land Contamination contamination issues – which have
been characterised in the reports and
in principle would concur with the
overall recommendations made in the
report’s findings.
-In view of the above the standard land
conditions should be adhered to for
the above Applications (Please note,
the first 2 parts of the standard
condition (No 1), have been complied
with by virtue of the various Geoenvironmental Assessment Reports
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Noted.
Noted.

Noted. Relevant
conditions included
within Appendix 2/4.

Noted.
Noted.
Noted. Relevant
condition set out in
Appendix 2/4.

thus far submitted by REC Ltd & Pell
Frischmann.
Environmental Health -No objection to the details subject to
– Air Quality
further conditions

1. Updated air quality assessment with
AQN assessment
2. NRMM
3. Boiler emission-related condition
4. CEMP
Environmental Health -No objection to details submitted.
- Noise
-Amendments to Condition 18 and 53
are accepted, following further
information submitted.
Sustainability
Overall, the proposals are generally
considered acceptable. There are
however outstanding issues and a
number of areas of improvement and
measures that the applicant should
investigate and a number of conditions
and Head of Terms are proposed to
both S73 applications for Morris Walk
North and South to ascertain that the
applicant will commit to investigate
them prior to the submission of the
RMAs and during the construction of
the development.
The methodology to calculate any
carbon shortfall to meet London Plan’s
2021 SI2 policy of zero carbon will
apply as agreed between the applicant
and the Council and will be secured in
the legal agreement.
Outstanding comments

Be Lean:
1. There seems to be room for
further improvement especially for
the walls and windows U-Values.
2. Whilst the thermal bridging value
proposed is improved, for some
dwellings it could be improved as
the design progresses.
Requirement will be conditioned
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Noted. Relevant
conditions included
in Appendix 2/4.
It is noted that a
CEMP condition
(otherwise known as
a DCMP condition) is
already in place.
Noted. Relevant
conditions updated
in Appendix 2/4.

3. An improvement of 6% compared
to 5% that was proposed
previously is proposed of the DFEE
over the TFEE. An 11.5%
improvement in the regulated CO2
emissions is also predicted with
the improvement of the air
permeability of the houses from
4.5 to 4 (m3/m2hr@50Pa).
As commented by Sustainability
before, although the CO2 emissions are
meeting the SI2 energy efficiency
target of 10% as per LP2021, the
applicant is strongly recommended to
achieve a higher percentage
improvement in the DFEE over the
TFFE through exploring all passive
measures. This requirement should be
investigated as part of the condition.
Be Clean:
1. The applicant should become
aware that the Council is currently
undertaking a detailed
decentralised energy technoeconomic feasibility study to
explore if a heat network could be
developed to link all areas with
anchor loads across Greenwich
Riverside and Charlton is one of
these areas due to the emerging
development opportunities. A
detailed techno-economic
feasibility study for Charlton in
particular will soon be completed
as part of the wider Greenwich
Riverside decentralised energy
techno-economic feasibility study.
The study is anticipated to be
completed by early November.
2. In addition, as part of the preapplication discussions, it was
requested that the energy
assessment must demonstrate that
enough space has been allocated
for sufficiently large energy centres
that will allow for potential export
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3.
4.

5.

6.

7.

8.

to The Albion development,
especially for Morris North and also
connection to an area-wide heat
network. This must be clearly
shown on the plan drawings of the
development and the floor area in
m2 should be confirmed in writing.
This item remains outstanding.
More detailed plans will be
required through conditions
A floor plan showing the layout of
the equipment in the energy centre
of the apartments to demonstrate
sufficient space has been allowed
for the specified equipment and,
where applicable, additional
equipment to be installed in the
future to allow connection as well
roof plan to demonstrate that
adequate space exists on the roof
for the condenser units should be
provided.
Additional details of the thermal
stores will be provided as part of
the centralised heating system.
Further details on the flow and
return temperatures for the
centralised heating system will be
required through a condition.
Also, it is noted that the ASHPs
generally operate on a lower
temperature than existing DHNs.
Details of the method of how the
existing centralised system will
facilitate connection to an offsite
DHN should it operate at a higher
or lower temperature than the
proposed should be provided.
The applicant is also required to
calculate the design heat loss of
their proposed system and include
them within the energy
calculations. These should be based
on the pipe length of the total
network (both buried and block
pipework), design temperatures
(including any design summertime
temperature reduction) and the
level of insulation proposed. A
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calculation for the resulting system
distribution loss factor has been
included in the GLA carbon
emission spreadsheet but has not
been completed; this should be
provided as part of the submission
and used for the ‘be clean’/‘be
green’ stages of the hierarchy.
Be Green:
4. Technical information for the
ASHPs in line with paragraphs 10.6
to 10.9 of the GLA’s energy
statement guidance (2020) and the
heating plant capacity in kW is
required.
5. Maintenance and operational
details will be required through
condition.
6. Clarification of how the electricity
generated by the solar PV will be
used onsite should be provided.
Consideration should be given to
using a proportion of the electricity
produced by the PV to run the
ASHP of the dwellings.
Overheating and Cooling:
7. Whilst the above dynamic
overheating results are noted, the
dynamic overheating assessment
should be rerun to take into
account the established
Distribution Loss Factor (DLF). This
requirement will be conditioned.
1. The habitable spaces assessed for
overheating under the extreme
future weather scenarios DSY2 and
DSY3 fail to meet the criteria. In the
event that habitable spaces fail the
criteria, additional passive
measures should be investigated to
allow the habitable spaces pass or
at least maximise compliance with
the CIBSE TM59 criteria under the
more extreme weather scenarios.
This requirement will be
conditioned.
2. In addition, although it is
acknowledged that that DSY2 and
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DSY3 weather files are not
compulsory, guidance on how to
deal with extreme weather events
should be also provided to all
occupants. This requirement will be
conditioned.
3. Internal blinds in all windows
should be also explored to
maximise compliance with the
more extreme weather files. This
requirement will be conditioned.
4. Consideration of minimisation of
horizontal pipework to assist with
the risk of overheating.
London Plan 2021 and RBG
requirements for Morris Walk North
and South
1. The applicant should consider
measures to reduce the peak and
annual energy demand. Smart
metering systems and energy
efficient white goods should be
proposed to assist with the reduction
of the unregulated energy usage as
well as allow occupants to monitor
and reduce their energy usage post
occupation.
2. In response to the Be Seen policy of
the ItP London Plan, the applicant
should commit in monitoring and
reporting the energy consumption.
This requirement will be either
conditioned or added in the legal
agreement.
3. For any renewable/low carbon
technology proposed, compliance
with London Plan (2016) Policy 5.7
(Renewable Energy) and RBG Core
Strategy policy E1 (Carbon Emissions)
is required to be demonstrated
through a monitoring agreement
that will be signed between the Local
Authority and the applicant to
monitor the effectiveness of the
renewable energy technology. The
agreement has to be signed at prior
to first occupation to comply with
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the prevailing monitoring
requirements which will include the
installation of an on-site automatic
meter reading (AMR) device and
provision of monitoring data to the
Council’s Sustainability Team for a
minimum period of 5 years. This
requirement will be conditioned.
Sustainable Design and Construction
Standards for Morris Walk North and
South
1. Rainwater butts for irrigation of the
podium and any other landscaped
areas should be investigated and
details should be provided.
Ecology and Biodiversity for
Morris Walk North and South
1. Biosolar roofs should be investigated;
2. Consideration of rain gardens;
3. Green roofs and walls should be
partially or entirely covered with
vegetation and a growing medium,
planted over a waterproofing
membrane.
Local Lead Flood
Authority (LLFA)

No objection subject to amendments
of conditions attached to the outline.

Children’s Services
Early Years &
Childcare
Community Safety

Confirmed no comments

Tree Officer
Building Control
Education
Waste

No comment at the time of preparing
this report.
No objection to the amendments
No comment at the time of preparing
this report.
No comment at the time of preparing
this report.
Original refuse and recycling condition
should be maintained to secure
additional information.
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Noted. Relevant
conditions updated
and set out in
Appendix 2/4.
Noted.

Noted.
Noted.
Noted.
Noted.
Noted.

7.4

7.5

Local amenity groups
A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Representation and
date received
Speak Out Woolwich

Summary of Comments

Officer’s comments

No response received.

Noted.

Greenwich Society

No response.

Noted.

The Charlton Society

No response.

Noted.

Woolwich & District
Antiquarian Society

No response.

Noted.

Charlton Central
Residents Association

Confirmed no comment.

Noted.

Greenwich Association
of Disabled People

No response.

Noted.

Local Residents
Two letters of support were received from residents. These outlined support
for the following elements of the scheme:
• Overall design is welcomed, especially low-level blocks and
dwellinghouses.
• Scale is more in keeping with the surroundings, especially near Maryon
Park and Woodland Terrace
• Provision of green space within development is welcomed
• Development will provide affordable and private homes for young
people, families and older people, which are much needed in the area.
• Proposal will provide numerous construction jobs which will help the
local economy and provide employment for local people.

8.0

Planning Context

8.1

This application needs to be considered in the context of a range of national,
regional and local planning policies and Supplementary Planning Guidance /
Documents.
•

National Planning Policy Framework (NPPF – 2021)
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•

The London Plan (March 2021) - Full details of relevant policies refer to
Appendix 3.
The Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(“Core Strategy” – 2014) - Full details of relevant policies refer to
Appendix 3.

•

8.2

For full details of relevant SPD / Documents refer to Appendix 3.

9.0

Planning Considerations

9.1

This section of the report provides an analysis of the specific aspects of the
proposed minor material amendments and the assessment of the scheme
against the relevant planning considerations to allow determination of the
planning application (Ref: 20/3444/MA):

9.2

The planning considerations relevant to this application are as follows:
-

Affordable Housing and Housing Mix
Design, Layouts, Heights and Heritage
Accessible Dwellings
Open Space and Play Space
Neighbouring Amenity
Transport
Sustainability and Energy
Ecology
Noise, Air Quality, and Land Contamination
Flood Risk
Refuse
CIL
Community Infrastructure Levy
Legal Agreement

9.3

As the principle of development is already supported and permitted as part of
the outline consent (14/0126/O), and the number of units remains the same.
The principle of development and density will not be assessed as part of this
application.

9.4

Furthermore, none of the matters reserved within Condition 2 attached to
the outline consent (20/3403/R) will be assessed as these are within the
assessment of the reserved matters application that was simultaneously
submitted with this application.
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10.0

Housing Mix and Affordable Housing
Housing Mix

10.1

Policy H10 of the London Plan (2021) confirms schemes should generally
consist of a range of unit sizes. To determine the appropriate mix of unit sizes
there should be regard to, robust local evidence, a requirement to deliver
mixed and inclusive neighbourhoods, the need to deliver a range of unit types
at different price points across London, the range of tenures proposed,
optimising housing potential, and the nature and location of the site with a
higher proportion of one and two bed units generally more appropriate in
locations which are closer to a town centre, station or with higher public
transport access.

10.2

Policy H2 of the Royal Greenwich Local Plan states that a mix of housing types
and sizes will be required in all developments, including conversions, and
developments should contain a proportion of 3, 4 and 4+ bedroom units. The
exact mix on each site will vary according to the location of the development
and the character of the surrounding area.

10.3

The number of residential units proposed remains in line with the outline
permission (14/0126/O) at 462 dwellings. The confirmed breakdown of
housing mix of the 462 dwellings within the minor-amendment application is
as follows:
Unit
Type
1 bed
2 bed
3 bed
4 bed

10.4

Quantum Percentage
(%)
106
22.9%
151
32.7%
154
33.3%
51
11.0%

The s106 attached to the Connaught Estate permission (14/0086/O), is the
overarching legal agreement for all the sites that form part of the One
Woolwich regeneration programme. Within the legal agreement the
Overarching Planning Statement for One Woolwich is included as part of the
first schedule. Section 8.1.3 of the Overarching Planning Statement confirms
the following approved housing range for Morris Walk South:
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10.5

Approved Mix

Variance

1 bed – 18%
2 bed – 28%
3 bed – 38%
4 bed – 16%

+/- 5%
+/- 5%
+/- 5%
+/- 5%

Approved
Housing Mix
Ranges
13% - 23%
23% - 33%
33% - 43%
11% - 21%

As the above table is part of the attached legal agreement to the One
Woolwich regeneration programme, and the outline consent for Morris Walk
South (14/0126/O), this housing range mix has been approved and accepted.
The amended housing mix falls within all of the ranges across the unit’s sizes
and is considered acceptable.
Affordable Housing

10.6

The London Plan (2021) Policy H5 sets out a strategic target for 50% of all new
homes to be affordable and Policy H6 sets out a threshold approach to
applications that are consistent with the relevant tenure split in Policy H5;
this tenure split is a minimum of 30% low-cost rent, 30% intermediate and the
remaining 40% to be determined by the borough. In Greenwich, the local plan
sets out the tenure split as 70% social rent and 30% intermediate to create
mixed and balanced communities. This is subject to housing priorities and,
where relevant, to independently validated evidence of viability, or where
there is a clearly demonstrable benefit in a different mix. Furthermore,
provision should have regard to the location and nature of the individual site
concerned.

10.7

Policy H3 of the Greenwich Local Plan requires developments of 10 or more
homes, or within sites of 0.5 hectares or more, to provide a minimum of 35%
affordable housing provision. The precise percentage, distribution, and type
of affordable housing will be determined by the particular circumstances and
characteristics of the site and the development, and affordable housing
should normally be provided as 70% social/affordable rent and 30%
intermediate, subject to an assessment of viability.
Affordable Housing Provision

10.8

As with the agreed range for the housing mix, the overarching One Woolwich
legal agreement attached to the Connaught Estate permission 14/0086/O also
defines the agreed affordable housing range provision for the One Woolwich
development sites. Section 1.1 of Part 2 of the Third Schedule confirms ‘not
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less than 35% of the Dwellings in the Development permitted by the Planning
Permissions shall be constructed as Affordable Housing Units’ but allows for a
range of between 25% to 45% for each individual site. This amended proposal
includes 124 affordable units, which is 26.8% of affordable housing. This
amount therefore falls within the range of 25% to 45% for each individual
site.
10.9

Combining the total number of units and affordable units for the Connaught
Estate site, Morris Walk North and Morris Walk South, the achieved
affordable housing provision would be 33.9%. This would require an
additional 17 affordable units to be provided on the Maryon Road and Grove
Estates site above the 35% affordable provision required for this phase. This
would mean a total of 75 of the 165 units approved on Maryon Road and
Grove Estates site would need to be affordable. This would equate to 45%
and would therefore fall within the permitted range of 25%-45% for each
individual site.

10.10 The overarching legal agreement also includes the Overarching Planning
Statement within the First Schedule which confirms that the tenure split
between rented and intermediate housing across the estates should be 70%
rented and 30% intermediate, with a 10% range +/-, 60% / 40% or 80% / 20%.
The tenure split proposed for the affordable units is 73% rented and 27%
intermediate.
10.11 The overarching One Woolwich legal agreement attached to the Connaught
Estate permission (ref.14/0086/O) also requires that ‘Not less than 40% of the
Affordable Housing Units in the part of the Development Area comprising the
Morris Walk (South) and Maryon Grove Estates shall only be constructed as
Family Sized Units (as stated within Para 1.1.3 of Part 2 – Third Schedule).
Within this amendment application 64 of the affordable units are 3 or 4bedroom units, this equates to 51.6% of the affordable provision, which
exceeds the clause within the legal agreement.
Affordable Housing Rent Levels
10.12 The applicant has submitted an amendment to the existing planning
application, which requests that all affordable housing rents within Morris
North & South are charged at London Affordable Rent (LAR).
10.13 Previously it was agreed that 80% market rent was the rent regime for
affordable housing (applied to all Registered Providers [RPs]). Nevertheless,
one of the considerations for the rehousing strategy for the tenants who
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originally lived on the three Woolwich estates was to offer tenants the right
to return to the new social rented accommodation. This strategy required a
percentage of homes at either the 60% of Market Rent or the social target
rent, which could be offered to a tenant who wanted to return to live in the
new accommodation on the estate as PA Housing tenants. These lower rental
levels would have been similar to the rental levels charged by RBG to tenants,
and therefore by returning to the estate the tenants would not be any worse
off financially as a new PA tenant, or an existing RBG tenant.
10.14 However, the right to return was not offered to existing RGB tenants who
originally lived on each estate, but the differences in the rental amounts by
unit type remained within the S106 agreement.
10.15 The table below shows the equivalent rents at Trinity Walk (on the former
Connaught Estate site) as per the S106 (subject to updated valuations) versus
the LAR benchmark rents.

Number of
bedrooms

Trinity Walk
Target Rents
plus service
charge

LAR Benchmark Rent
Level (weekly rent,
exclusive of service
charges)

Trinity Walk 60%
Market Rent (inc
service charge)

Trinity Walk 80%
Market Rent (inc
service charge)

Bedsit and
one bedroom

£103

£159.32

£166

£173 (capped at
LHA)

Two
bedrooms

£123

£168.67

£194

£211 (capped at
LHA)

Three
bedrooms

£137

£178.05

£222

Not permitted

Four
bedrooms

£152

£187.42

£250

Not permitted

10.16 The above table demonstrates that the LAR levels sit in the middle of the
current rent regime rent levels, and effectively equalise out the current
disparity in rent levels.
10.17 The differences in rental levels for the same units caused significant
complications when the first batch of units were offered for allocation. PA
Housing have advised that the differential rent regime which operates at
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Trinity Walk has created challenges for the initial lettings and allocations to
prospective tenants and has also presented issues for the ongoing
management of Trinity Walk.
10.18 The current rent regime as requested by the GLA in their investment guidance
to RPs and Local Authorities, is that all new affordable homes which start on
site by March 2023 can be let at London Affordable Rents (LAR). Moreover,
the Royal Borough’s Cabinet on 24 February 2021 agreed that all new build
properties through Greenwich Builds in the 2016/2021 Affordable Homes
Programme are set at London Affordable Rent. As LAR is the primary
affordable rent product across London, the Cabinet was content to agree the
recommendation that all new build properties through Greenwich Builds in
the 2016/2021 Affordable Homes Programme are set at London Affordable
Rent. This was also a reflection of the quality of home that is being provided,
the energy efficiency of the home, and is significantly cheaper than
‘intermediate’ rents.
10.19 The rent setting regime in the original S106 is considered to be outdated, as it
reflects a rent regime which no longer exists and has had unintended
negative consequences for the letting and management of the affordable
rented housing. As such, the recommendation of the RBG Housing team is to
accept the applicant’s proposals to set one rent level for all affordable
housing within the S106 for the new homes on Morris North and South.
Affordable Housing Income Bands
10.20 It has been requested by the Council’s Housing team that the income
bandings for households to which the shared ownership units are marketed
to be revised so as to be in line with those adopted by the Royal Borough in
November 2015. The updated income bands are £71,000 for 1 & 2 bed
properties and £88,000 for 3 bed properties, with potential purchasers
permitted to spend up to 40% of disposable income on their housing cost.
After 3 months marketing the RP can market at up to the GLA limit, currently
£90,000.
10.21 The above is now standard protocol for developments within the Royal
Borough and thus there are no objections raised in respect of brining the
Morris Walk Developments in line with this.
Viability Review
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10.22 Paragraph 1.13 of Schedule 3, Part 2 of the legal agreement requires a
viability review to take place no earlier than 3 months prior to
commencement of the development on site. The definition of
commencement includes demolition which has already begun, however a
viability review has not been undertaken. Officers consider that the intention
of the original obligation was for a review to be undertaken close to the time
construction is to commence. Therefore, the applicant has agreed to amend
the obligation in the S106 Agreement to exclude demolition from the
definition of commencement. This amendment has been included in the list
of Heads of Terms for the proposed S106 Deed of Variation in section 19 of
this report.
11.0

Design, Layouts, Heights and Heritage

11.1

Paragraph 124 of the National Planning Policy Framework (2019) states that
the creation of high-quality buildings and places is fundamental to what the
planning and development process should achieve, and that good design is a
key aspect of sustainable development, creates better places in which to live
and work and helps make development acceptable to communities.

11.2

Core Strategy Policy DH1 states that proposals must demonstrate an
understanding of the existing context of the area and to promote local
distinctiveness by providing a site-specific solution. The policy also requires
developments to provide a positive relationship between the proposed and
existing context, paying particular attention to the scale, height, bulk and
massing of the adjacent townscape; and create attractive, manageable, wellfunctioning spaces within the site. This is supported by London Plan Policy D3,
which are divided into 3 general elements: Form and layout, Experience, and
Quality and Character.

11.3

Policies DH1 and OS(f) of the Core Strategy seek a high standard of
landscaping in all development, taking into account ecological and
environmental factors, the maintenance and enhancement of tree coverage
and suitable arrangements for parking and access. Policy D8 (Public Realm) of
the London Plan 2021 requires landscape treatment to be of a good quality,
fit-for-purpose, durable, and sustainable.

11.4

As Condition 2 of the approved outline consent (14/0126/O) includes
reserved matters associated with design, that are Layout and siting of the
building(s); Design of the building(s) including floor areas, height, massing and
internal planning; External appearance; and Landscaping and Open Spaces,
the design assessment of this minor-material application will be based on the
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considerations appropriate to the amendments to the approved outline
consent, through the amended parameter plans, and supporting information.
Layout
11.5

Overall, the amended scheme for the south site is considered as an
improvement in design terms when compared to the approved layout
configuration in 2015.

11.6

The approved scheme provided an undifferentiated response to the
surrounding context, based on a simple network of streets with long terraces
of houses and intersections marked by corner-blocks of flats. While this
approach was overall acceptable as broadly in keeping with the scale and
grain of the surrounding fabric, it is not considered as making the best of the
opportunities associated with the site.

11.7

The outlined layout in the current application builds on the varied character
of the surrounding context and creates legible character areas, tailored to the
different conditions at the site’s boundaries.

11.8

A rational network and hierarchy of new streets is defined, with a clear
differentiation between the principal Maryon Park Avenue and the secondary
Cox’s Crescent and Albert Terrace. Maryon Park Avenue would create a new
attractive route with a pedestrian-friendly character, linking Woodhill to
Maryon Road, and Maryon Park. The designed corner blocks at the western
and eastern boundary would contribute to defining the access to Maryon
Park Avenue from Woodhill and Maryon Road. It is punctuated by the central
configuration with green open space as the main gathering point in the
neighbourhood, by the entrance-square approaching from Woodhill and the
generous access from Maryon Road, with green buffer and a setback frontage
of buildings. The secondary routes of Cox’s Crescent and Albert Terrace are
thoughtfully aligned with the open spaces defined in the northern site,
opposite the railways, contributing to creating a visual interconnection
between the two parts of the overall masterplan.

11.9

The designed orientation of the new streets would foster the enhancement of
the existing pedestrian links across the railways, including the footbridge on
Maryon Road and the underpass on Woodhill, which would be in a more
prominent and visible position in the designed network of streets, when
compared to the current situation.
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11.10 It is considered the designed coarser grain of blocks on the northern side of
the site would create a coherent response to the designed frontage of
buildings on the northern site. It would contribute to defining and uniting the
designed appearance and character across the railway between the two sites,
and overall masterplan.
11.11 At the southern part of the South site, a finer grain of terraced houses is
defined, creating a seamless transition with the neighbouring residential area
across Prospect Vale and Woodhill.
11.12 On the eastern branch of Maryon Road, the loss of a significant number of
existing trees is acknowledged. However, it is noted that the current
proposals represent an improvement when compared to the approved one, in
terms of the potential overall number of retained trees and the layout of the
street, which incorporates a generous buffer in front of a setback frontage of
buildings. Attention should be paid in the detailed application, to integrate
some new trees with the retained ones and recreate the intended green,
leafy character of Maryon Road.
11.13 It is noted that the streets are designed in a way to avoid any slope being
steeper than 1:20, which was not achieved in the approved scheme.
11.14 The configured mews and cul-de-sac would facilitate the design of a
pedestrian-friendly environment. The challenges created by the relative
proximity of some interfacing houses and gardens are understood, with
minimum distances between opposite elevations around ten metres. These
are considered as being offset by the design benefits associated with the
current layout in comparison to the approved one, as explained in the
paragraphs above.
Height
11.15 The proposed heights have been designed coherently with the existing and
emerging surrounding context
11.16 The outlined heights of the blocks on the northern part of the South site have
been limited at six storeys at the northern end and stepping down legibly to
four/five storeys towards Prospect Vale, Woodhill and Maryon Park. This
would facilitate the task of designing a legible mediation and transition from
the bigger scale of blocks proposed to the north of the railway, to the low-rise
terraces and mews-houses proposed on the southern half of the South site
and the existing low-rise fabric opposite Prospect Vale and Woodhill.
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11.17 The outlined heights for the terraced houses in the scheme are three storeys,
in keeping with the established parapets in the surrounding context.
11.18 The outlined heights adjoining Maryon Road and close to Maryon Park is four
and three storey and a six-storey block at the northern end of Maryon Road,
which would mark the route to the existing footbridge. This is considered as a
significant improvement when compared to the existing composition of four
ten-storey modernist blocks on this street. The proposed mix of types and
breaks between buildings are considered beneficial to effectively merge the
built frontage with the natural landscape of the street and represent an
improvement when compared to the excessively continuous frontage of
buildings outlined in the approved masterplan, with no significant set-back
from the street.
Heritage
11.19 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990
states that, in considering whether to grant planning permission [or
permission in principle] for development which affects a listed building or its
setting, the local planning authority must have special regard to the
desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses.
11.20 Paragraph 199 of the NPPF advises that when considering the impact of a
proposed development on the significance of a designated heritage asset,
great weight should be given to the asset’s conservation. Moreover,
Paragraph 202 states that where a development proposal will lead to less
than substantial harm to the significance of a designated heritage asset, this
harm should be weighed against the public benefits of the proposal including,
where appropriate, securing its optimum viable use.
11.21 Part C of London Plan Policy HC1 requires new development affecting
heritage assets, and their settings, should conserve their significance, by
being sympathetic to the assets’ significance and appreciation within their
surroundings. The cumulative impacts of incremental change from
development on heritage assets and their settings should also be actively
managed. Development proposals should avoid harm and identify
enhancement opportunities by integrating heritage considerations early on in
the design process.
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11.22 Core Strategy Policy DH(h) expects developments to pay special attention to
preserving or enhancing the character or appearance of the Conservation
Area, with the local scale, the established pattern of development and
landscape, building form and materials all to be taken into account. Similarly,
Policy DH(i) states that proposals which would detract from the setting and
proportions of a Listed Building or group will be resisted.
11.23 The proposed development has been reviewed by the Council’s Conservation
Officer, who noted that there were no significant concerns in relation to
impact on heritage assets for the southern estate. This is primarily due to the
separation distance between the site and the nearest designated heritage
assets to the north of the A206. This together with the limited heights
proposed to the southern site, which range from 3-6 storeys, would ensure
that the development would not result in any harm to nearby designated
heritage assets.
11.24 In addition to the above, Officers also have regard to Core Strategy Policy
DH(j), which outlines that in considering proposals affecting buildings on the
Local List of Buildings of Architectural or Historic Interest, substantial weight
will be given to protecting and conserving the particular characteristics that
account for their designation. This is supported by Policy HC1 of the London
Plan which similarly seeks to preserve the significance of heritage assets.
11.25 The southern site lies adjacent to Maryon Park, which was formally added to
the Royal Greenwich local heritage list in June 2021. The relevant listing
outlines the following points of heritage significance:
Historical significance due to association with sand and chalk quarrying,
industries of local importance, and as evidence of particular periods of
the area’s history. Archaeological significance due to evidence of
Romano-British hill fort. Landscape significance as a historic park which
contributes to the locally distinctive character of the area due to its
dramatic topography. Geological significance due to completeness of its
geological strata. Cultural significance due to association with
influential filmmaker Antonioni, the seminal film Blow-Up and 20C
cinematic modernism. Northern section forms part of the Thames
Barrier and Bowater Road Conservation Area.
11.26 The current proposal would see an increase of built form along the western
boundary of the Morris Walk South Estate. Nevertheless, the overall bulk and
massing on this side of the site would be significantly reduced from the
existing arrangement, which sees ten storey point blocks set back between
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6m-30m from the western boundary. In any event it is not considered that
the proposal would have any impact on the qualities outlined features
accounting for the designation, as set out above.
12.0

Accessible Dwellings

12.1

Policy H5 of the Core Strategy requires 10% of the dwellings be built to full
wheelchair standards. Policy D7 of the London Plan (2021) requires that 90%
of units to meet Building Regulations requirement M4 (2) ‘accessible and
adaptable dwellings’ and 10% of new housing must meet Building Regulations
requirement M4 (3) ‘wheelchair user dwellings’, i.e. be designed to be
wheelchair accessible, or easily adaptable for residents who are wheelchair
users. London Affordable Rented units would be expected to be delivered to a
fully accessible standard and private / intermediate units would be expected
to be easily adaptable.

12.2

The Occupational Therapist have reviewed the amended outline detail, and
they have confirmed that the current conditions attached to the OPP require
updating in the context of the relevant Approved Document M: Access to and
use of building, volume 1: dwellings (2020 Update). As such, if Members are
minded to approve the application, four relevant conditions will be attached
to the permission (see Appendix 2).

13.0

Open Space and Play Space

13.1

Policy OS1 of the Core Strategy (2014) states that existing public and private
open space should be safeguarded, with access improved and enhanced. The
supporting text further states that open spaces are a recreational resource
and provide opportunities for residents to participate in leisure activities as
well as the opportunity to improve the health and well-being of residents.
Policy G4 of the London Plan (2021) reenforces this and confirms
development proposals should where possible create areas of publicly
accessible open space, particularly in areas of deficiency.

13.2

The configuration of the consented outline (14/0126/O) included only a small
landscape / open area at the north-eastern entrance including a number of
trees. Any other green space created would be private rear gardens, or
defensible space within the street scene. The quantum of public open space
consented is 280m2.
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13.3

The proposed amendments reconfigure the layout, heights, unit types to
facilitate an increase in public / communal open space. The arrival terrace is
an expansion of the small landscaped area within the outline consent, this
creates an improvement as an area of amenity for residents and the public in
this location. There is also a creation of a central space named as ‘Maryon
Green’ which is a strip of open space between Plot 2 Block 4 and the highway,
this space also includes formal play space. There are also small landscape
areas within the street scene and most notably a continual landscaped area
including trees from Maryon Park Avenue along the western boundary to the
northern elevation of Plot 3 Block 1. Officers consider this is important for the
scheme to create a ‘green’ connection with the park, as this currently exists
along the western boundary of the site. The quantum public open space
proposed is 1,060m2 and also includes 2,113m2 semi-private open space,
officers welcome this increase from the outline permission and consider the
new open space areas play important roles in improving the layout and
experience of the proposed development.

13.4

Officers consider the amendments to the open space of the outline consent
are an improvement and is considered acceptable and compliant with
reference to Policy G4 of the London Plan (2021), and Policy OS1 of the Core
Strategy (2014).

13.5

Policy S4 (Play and informal recreation) of the London Plan (2021) requires
that development proposals to increase opportunities for play and informal
recreation and enable children and young people to be independently mobile.

13.6

Policy H(e) of the Core Strategy requires that in residential developments that
include over 50 units of family housing, suitably equipped and well-designed
children’s play areas are required for different age groups. The required level
of provision is calculated using the methodology set out in the Mayor of
London’s Play and Informal Recreation SPG.

13.7

The Mayor’s Play and Informal Recreation SPG recommends 10sqm of play
space per child, this is reenforced by Policy S4 of the London Plan (2021). The
requirements of children’s play space are divided into three categories. Space
for the under 5s, described as doorstep play and generally considered as part
of the plot; space for ages 5-11 and children 12 plus.

13.8

Using the Mayor’s SPG Playspace Calculation Spreadsheet, the required
amount of play space for the proposed development based on the number of
units, and tenure split would be a total of 2,638sqm.
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13.9

In this instance a total of 1,465sqm of dedicated playspace would be provided
in the southern site, with an additional 639sqm of incidental playspace. This
leaves a shortfall of some 1,173sqm of playspace on the southern site.

13.10 While the shortfall is noted, Officers have regard to the fact that there would
be overprovision of playspace on the northern site, amounting to a surplus of
1,076sqm. As such, when the two sites are taken together, the shortfall of
dedicated playspace is reduced to just 97sqm. Given the two sites are
intrinsically linked, it is not considered unacceptable that the playspace
requirements can be shared between the two.
13.11 With the above in mind, of the 4,096sqm of dedicated playspace required
across both sites, 1,053sqm would be formal (equipped), with the remaining
areas provided as informal (unequipped). This would amount to 26% formal
equipped space. This is considered to be acceptable, as the London Plan
Playspace SPG outlines that dedicated playspace can be both formal and
informal subject to informal provision not replacing formal provision entirely.
Moreover, the applicant has confirmed that in the informal areas, provision of
some equipment to facilitate doorstep play for younger children will be
included, albeit that the entire space would not be given over to playspace.
This is considered an appropriate approach, as while playspace is required
both in terms of policy and to ensure the delivery of a high-quality living
experience for future residents, Officers accept that a balanced approach is
required to ensure amenity spaces within the development are not
dominated by play areas.
13.12 Amendments have been secured to ensure that all podiums serving flatted
developments, together with an area of open space adjacent to the single
block on the southern site which does not benefit from a podium, would
feature some equipment to facilitate doorstep play for 0-5s. This was
considered to be of key importance, as future residents of these units would
not benefit from private gardens and it was not considered appropriate to
rely solely on provision on the northern site, as travelling to these spaces with
younger children would not be an ideal arrangement.
13.13 It has also been agreed that provision of equipped playspace for older
children (12+) is to be omitted on site, which was a result of various factors.
As outlined above, while provision of playspace was considered necessary to
deliver a high-quality living environment, Officers also had regard to the need
for non-playspace amenity for residents without children. The original
consented outline permission included just 512sqm of dedicated playspace on
the northern site and none to Morris Walk South, so the introduction of the
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1,465sqm of dedicated playspace now proposed inevitably ate into the land
available. Officers therefore made the decision to prioritise provision of play
equipment for younger children, as older children would be able to make use
of Maryon Park which lies adjacent to the site.
13.14 Notwithstanding the above, it has been agreed with the applicant that an
increased off-site contribution be made to off-set the lack of formal 12+
playspace. Ordinarily a shortfall of 97sqm across the two sites would require a
contribution of £40,499, based on RBG’s established calculation of £417/sqm.
However, in this instance the applicant has agreed to increase the payment to
£150,000, which would go towards providing new, or maintaining existing,
equipped playspace within the surrounding area.
13.15 Taking all of the above into account, together with the 512sqm of playspace
proposed across both sites in the consented outline permissions, the current
proposal is considered to be a significant improvement and no objections are
therefore raised. Final details of the on-site playspace will be secured via
condition.
14.0

Neighbouring Amenity

14.1

Policy DH(b) of the Core Strategy sets out that developments which result in
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 will be resisted.

14.2

With the above in mind, Officers considered the revised site design and layout
which is currently proposed to represent an improvement in terms of impacts
on neighbours. To the south-west corner of the southern site, the previously
proposed flatted blocks have been removed and replaced with
dwellinghouses. This change would see the overall impacts on neighbouring
dwellings which directly adjoin the site reduced in comparison to the
consented scheme due to a reduction in scale and massing. Flatted blocks
have also been removed along prospect vale to the south of the site, which
likewise would reduce the overall impact on the neighbouring dwellings on
the southern side of the road.

14.3

Along the northern end of Woodhill, the proposed bulk arising from the
relevant flatted block has been moved south slightly. However, it is not
considered that this would cause any meaningful impact on the properties
opposite, as the height and scale proposed here would be similar to that of
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the original Morris Walk South Estate. It would also be largely comparable to
the impacts which would be experienced from the consented scheme.
14.4

Overall, the proposed amendments are considered to lessen the impacts of
the development on neighbouring amenity and thus no objections are raised
in this respect.

15.0

Transport

15.1

Policy IM4 notes that developments should prioritise the needs of
pedestrians, disabled users and cyclists over car users, stating that
developments should not go above the requirements set out in the London
Plan. Policy IM(c) of the Core Strategy out the requirements for parking
provision, and also of relevance to this proposal, and the requirement to
ensure provision for servicing.

15.2

Policy T2 of the London Plan (2021), Part D, states development proposals
should do the following:
1. Demonstrate how they will deliver improvements that support the ten
Healthy Streets Indicators in line with Transport for London guidance.
2. Reduce the dominance of vehicles on London’s streets whether
stationary or moving.
3. Be permeable by foot and cycle and connect to local walking and
cycling networks as well as public transport.

15.3

Policy T4 of the London Plan (2021) affirms development proposal should
reflect and be integrated with current and planned transport access, capacity,
and connectivity. Additionally, Policy T5 of the London Plan (2021) states that
development schemes should help remove barriers to cycling and create a
healthy environment in which people choose to cycle.

15.4

Policy T6 of the London Plan (2021) confirms car parking is restricted in line
with levels of existing and future public transport accessibility and
connectivity. The maximum car parking standards set out in Policy T6.1
Residential parking to Policy T6.5 Non-residential disabled persons parking
should be applied to development proposals.

15.5

Morris Walk South is bounded by Maryon road to the north and west,
Prospect Vale to the south and Woodhill to the east. Woolwich Dockyard
Railway Station is located 550 metres to the east and five bus routes are
within 640 metres of the site. The site has a moderate access to public
transport services with a PTAL of 3.
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15.6

There is one highway access that is removed from the OPP which is from
Woodhill. The general direction and orientation of the internal roads remain
the same, with the alignment of the highway being straight, whereas the OPP
has slight curvature within the north/south internal roads.

15.7

The existing OPP for the site proposes 385 car parking spaces to serve the 462
units permitted, which is a parking ratio of 0.83 per residential unit. An onstreet car parking survey was undertaken in July 2020 to establish the existing
parking demand on-street within 200m of the site. This survey estimated in
total that there are 106 spaces on-street available for parked cars. Car parking
demand has been assessed based on 2011 Census data which shows that 58%
of households own a car(s) and therefore demand is anticipated to be similar
to this level. The amendments to the scheme facilitate a total of 281 car
parking spaces for the 462 dwellings which equates to a provision of 0.61
spaces per unit and slightly exceeds the average demand.

15.8

Transport for London (TfL) have raised an objection to this parking ratio.
Policy T6.1 of the London Plan (2021) confirms this site should have a
maximum parking ratio of 0.25 based on a site PTAL Rating of 3. TfL have
stated further an increase in quantum of car parking is contrary to the
Mayor’s Healthy Streets approach referred to in Policy T2, which seeks to
reduce car-dominance in London’s Streets. The Morris Walk South site in its
existing form when the OPP was granted provided 284 spaces which is 3
spaces more than what is currently proposed, the 281 spaces is 104 spaces
less than the OPP provision of 385 spaces. Therefore, in consideration of the
current OPP the proposed amended scheme reduces parking provision by
approx. 27%. Furthermore, the RBG highways officer has confirmed that
demand for spaces is still likely to be oversubscribed at a ratio of 0.61. Whilst
the parking in the scheme will be managed by a private Controlled Parking
Zone (CPZ) and will deter unauthorised parking, the parking survey has
confirmed 106 spaces are available within 200m of the site to accommodate
any overspill. It should be noted however that if the roads surrounding the
site become part of a CPZ in the future, the overarching legal agreement
restricts future residents from being eligible in parking in these roads. An
obligation has been added to ensure future residents of the development are
made aware of this. As the proposed amendment to the parking provision
reduces the number of parking spaces from the consented scheme, but also
provides a provision of car parking relative to the expected demand from the
462 residential units proposed, the proposed number of parking spaces is
considered to be acceptable.
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15.9

The provision of disabled parking proposed is 3% from first occupation, in line
with the relevant London Plan requirement, with a further 1% oversized
parking spaces being provided for potential to convert to a disabled space if
there is a future need.

15.10 It is noted that the London Plan requires developments to demonstrate that
an additional seven per cent of dwellings could be provided with one
designated disabled persons parking space, where the current proposal is for
just an additional 1%. However, the applicant has sought to justify this
shortfall by highlighting that census data collated by TfL shows that while the
average proportion of blue badge holders in London is circa 3% of the
population, in Greenwich it is slightly lower at 2.6%. They assert that
provision of the full 7% additional oversized bays would be providing for a
fourfold increase in current demand and would necessitate either the erosion
of the landscaping or a reduction in overall parking spaces. Moreover,
Officers acknowledge that the parking provision on site has been carefully
balanced so as to not over incentivise parking while simultaneously not
resulting in unacceptable parking overspill onto the surrounding highways
network which does not benefit from parking restrictions. Removal of
standard spaces for additional blue badge spaces which, based on the
evidence would not be needed and therefore be likely to be unused, would
therefore inevitably result in additional parking overspill, to the detriment of
neighbouring residents.
15.11 The above was discussed with the Council’s Highways Officer who raised no
objections, subject to a parking management plan being secured by condition
which would be expected to show that blue badge holders would get priority
to any space in the development, both standard and blue badge spaces.
15.12 It is noted that TfL has objected to the proposed 1% limit for potential
creation of additional disabled persons' parking. However, for the reasons set
out above Officers remain in support of the proposed arrangement, subject
to management condition.
15.13 Policy T5 of the London Plan (2021) confirms that proposed development
should help remove barriers to cycling and create a healthy environment in
which people choose to cycle. This will be achieved through supporting the
delivery of a London-wide network of cycle routes, with new routes and
improved infrastructure securing the provision of appropriate levels of cycle
parking which should be fit for purpose, secure, and well-located.
Developments should provide cycle parking at least in accordance with the
minimum standards set out in Table 10.2 and Figure 10.3, ensuring that a
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minimum of two short-stay and two long-stay cycle parking spaces are
provided where the application of the minimum standards would result in a
lower provision.
15.14 Part B of Policy T5 of the London Plan (2021) requires that Cycle parking
should be designed and laid out in accordance with the guidance contained in
the London Cycling Design Standards. Development proposals should
demonstrate how cycle parking facilities will cater for larger cycles, including
adapted cycles for disabled people.
15.15 Based on the proposed amendments to the unit mix, 873 long stay spaces
should be provided, and 13 short-stay spaces, which is a total requirement of
886 spaces. In total it is confirmed 891 cycle spaces will be provided which is
in line with the policy requirement.
15.16 The detailed layout and configuration of the car parking and cycle spaces are
to be provided at reserved matters stage.
16.0

Sustainability and Energy

16.1

The National Planning Policy Framework (2021) sets out that planning plays a
key role in delivering reductions to greenhouse gas emissions, minimising
vulnerability and providing resilience to climate change. The NPPF also notes
that planning supports the delivery of renewable and low carbon energy and
associated infrastructure.

16.2

The London Plan (2021) policy SI 2, Part A, states major development should
be net zero carbon, which means reducing greenhouse emissions in operation
and minimising both annual and peak energy demand in accordance with the
following energy hierarchy:
1. Be lean: use less energy and manage demand during operation.
2. Be clean: exploit local energy resources (such as secondary heat) and
supply energy efficiently and cleanly.
3. Be green: maximise opportunities for renewable energy by producing,
storing, and using renewable energy on-site.

16.3

Part C, of Policy SI2 of the London Plan (2021) confirms a minimum on-site
reduction of at least 35 per cent beyond Building Regulations is required for
major development. Residential development should achieve 15 per cent
through energy efficiency measures. Where it is clearly demonstrated that
the zero-carbon target cannot be fully achieved on-site, any shortfall should
be provided, in agreement with the borough, either:
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1) Through a cash in-lieu contribution to the borough’s carbon offset
fund; or
2) Off-site provided that an alternative proposal is identified and delivery
is certain.
16.4

Policy SI 4 of the London Plan (2021), stated that major development
proposals should demonstrate through an energy strategy how they will
reduce the potential for internal overheating and reliance on air conditioning
systems in accordance with the following cooling hierarchy:
1. Reduce the amount of heat entering a building through orientation,
shading, high albedo materials, fenestration, insulation and the
provision of green infrastructure.
2. Minimise internal heat generation through energy efficient design.
3. Manage the heat within the building through exposed internal thermal
mass and high ceilings.
4. Provide passive ventilation.
5. Provide mechanical ventilation.
6. Provide active cooling systems

16.5

Policy SI 5 of the London Plan (2021) highlights development proposals
should:
1. Through the use of Planning Conditions minimise the use of mains
water in line with the Optional Requirement of the Building Regulations
(residential development), achieving mains water consumption of 105
litres or less per head per day (excluding allowance of up to five litres
for external water consumption)
2. Achieve at least the BREEAM excellent standard for the ‘Wat 01’ water
category or equivalent (commercial development)
3. Incorporate measures such as smart metering, water saving and
recycling measures, including retrofitting, to help to achieve lower
water consumption rates and to maximise futureproofing.
4. Seek to improve the water environment and ensure that adequate
wastewater infrastructure capacity is provided.

16.6

The applicant has demonstrated in their Energy Assessment (August 2021)
that the proposed amendments to the approved outline predicts a site wide
CO2 reduction of 57% (SAP10) beyond the Building Regulations Part L 2013
baseline with the remaining carbon shortfall to meet the 100% requirement
addressed through a carbon offsetting contribution.
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Compliant Part L 2013 Base Case
16.7

The compliant regulated Part L1A 2013 carbon dioxide emissions have been
calculated to be 955.4 tonnes CO2 per year based on SAP10 carbon emission
factors.
Be Lean

16.8

A range of energy efficiency measures including improved fabric specification
and air permeability, energy efficient lighting with appropriate controls,
accredited construction details (ACDs), double glazing with g values 0.5 for
the houses and 0.4 for the apartments, natural ventilation through openable
windows, Decentralised Mechanical Extract Ventilation (dMEV) for the houses
and Mechanical Ventilation with heat recovery for the apartments are
proposed that exceed the minimum requirements of the BR Part L 2013.

16.9

These measures predict a reduction in regulated CO2 emissions of 11.5%
(equal to 110 tCO2/year) beyond the compliant Part L1A 2013 base case
based on SAP10 carbon emission factors.

16.10 An improvement of approximately 6% is proposed of the Dwellings Fabric
Energy Efficiency over the Target Fabric Energy Efficiency.
16.11 SAP Thermal Bridging reports have been provided for a representative sample
of dwellings from both apartments and houses showing a range in y-value
between approximately 0.06 to 0.11.
16.12 The applicant has also committed in supplementary information sent on 12 th
February 2021 in implementing energy efficient lighting for all external areas
with appropriate controls and sensors.
Outstanding Issues
16.13 The following comments should be considered as part of the design and
applicant’s response should be provided:
16.14 There seems to be room for further improvement especially for the walls and
windows U-Values.
16.15 Whilst the thermal bridging value proposed is improved, for some dwellings it
could be improved as the design progresses. Requirement will be
conditioned.
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16.16 An improvement of 6% compared to 5% that was proposed previously is
proposed of the DFEE over the TFEE. An 11.5% improvement in the regulated
CO2 emissions is also predicted with the improvement of the air permeability
of the houses from 4.5 to 4 (m3/m2hr@50Pa).
16.17 As commented by Sustainability before, although the CO2 emissions are
meeting the SI2 energy efficiency target of 10% as per LP2021, the applicant
is strongly recommended to achieve a higher percentage improvement in the
DFEE over the TFFE through exploring all passive measures. This requirement
should be investigated as part of the condition.
Be Clean
16.18 In line with the report, a number of proposed heat networks to the west have
been identified but located 2km away from the site making connection
unfeasible and unviable. Due to the decarbonisation of the grid, the change in
the carbon emission factors and the size of the scheme, CHP has been
discounted. This is accepted by officers.
16.19 To demonstrate compliance with the Council’s Core Strategy policy E1, the
applicant proposes a centralised heating system for all apartments with
thermal stores that will be future proofed to allow connection to a heat
network should one become available offsite. The district heating network is
anticipated to operate with a flow temperature of 65 degrees or below with a
minimum delta T across the flow and return of 30 degrees.
16.20 The houses will be provided with space heating and hot water through
separate individual systems.
16.21 The applicant should become aware that the Council is currently undertaking
a detailed decentralised energy techno-economic feasibility study to explore
if a heat network could be developed to link all areas with anchor loads
across Greenwich Riverside and Charlton is one of these areas due to the
emerging development opportunities. A detailed techno-economic feasibility
study for Charlton in particular will soon be completed as part of the wider
Greenwich Riverside decentralised energy techno-economic feasibility study.
The study is anticipated to be completed by early November.
16.22 In addition, as part of the pre-application discussions, it was requested that
the energy assessment must demonstrate that enough space has been
allocated for sufficiently large energy centres that will allow for potential
export to The Albion development, especially for Morris North and also
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connection to an area-wide heat network. This must be clearly shown on the
plan drawings of the development and the floor area in m2 should be
confirmed in writing.
16.23 Drawings showing the heat distribution pipework, indicative site wide district
heating route, plant room configuration and future connection point in to
Maryon Road outside of the energy centre to an offsite heat network for the
Morris Walk North blocks have been provided. More detailed plans will be
required through conditions.
Outstanding Issues
16.24 The following information is required to be provided:
16.25 A floor plan showing the layout of the equipment in the energy centre of the
apartments to demonstrate sufficient space has been allowed for the
specified equipment and, where applicable, additional equipment to be
installed in the future to allow connection as well roof plan to demonstrate
that adequate space exists on the roof for the condenser units should be
provided.
16.26 Additional details of the thermal stores will be provided as part of the
centralised heating system.
16.27 Further details on the flow and return temperatures for the centralised
heating system will be required through a condition.
16.28 Also, it is noted that the ASHPs generally operate on a lower temperature
than existing DHNs. Details of the method of how the existing centralised
system will facilitate connection to an offsite DHN should it operate at a
higher or lower temperature than the proposed should be provided.
16.29 The applicant is also required to calculate the design heat loss of their
proposed system and include them within the energy calculations. These
should be based on the pipe length of the total network (both buried and
block pipework), design temperatures (including any design summertime
temperature reduction) and the level of insulation proposed. A calculation for
the resulting system distribution loss factor has been included in the GLA
carbon emission spreadsheet but has not been completed; this should be
provided as part of the submission and used for the ‘be clean’/‘be green’
stages of the hierarchy.
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16.30 No further CO2 emission savings have been achieved at the Be Clean stage of
the energy hierarchy.
Be Green
16.31 A number of renewable technologies has been investigated with ASHPs and
solar PV technologies found to be the most feasible for the development.
16.32 Apartments: A centralised air to water ASHP system with Seasonal heating
efficiency (SCoP) of 3.22 and gas boilers to cover the peak demand with
efficiency of 94.9% will provide the space heating and hot water.
16.33 Houses: Individual ASHPs with approximate Seasonal heating efficiency
(SCoP) of 2.8 to provide the space heating and hot water to the houses are
proposed.
16.34 In addition, solar PV panels with 2kWp capacity are proposed on the roofs of
173 out of the 462 houses resulting to a total capacity of 346kWp. Indicative
drawings showing the location of the PV panels on the different houses have
been provided.
16.35 The proposed energy servicing strategy for both apartments and houses,
consisting of ASHPs and 595kWp solar PV panels, predicts a reduction in
regulated CO2 emissions of 52% (equal to 438 tCO2/year, SAP10) beyond the
Be Lean base case is predicted or 46% beyond the compliant Part L 2013 base
case.
16.36 In line with the report, the ASHPs will reduce the regulated CO2 emissions of
34.5%, equal to 330 tCO2 per year beyond the compliant Part L 2013 base
case or 39% over the Be Lean case.
16.37 The 595kWp solar PV system will generate 463.7MWh of electricity and
reduce the regulated CO2 emissions by 11%, equal to 108.4 tCO2 per year
beyond the compliant Part L 2013 base case or 21% over the Be Clean: ASHP
case.
Outstanding Issues
16.38 The following information should be provided:
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16.39 Technical information for the ASHPs in line with paragraphs 10.6 to 10.9 of
the GLA’s energy statement guidance (2020) and the heating plant capacity in
kW is required.
16.40 Maintenance and operational details will be required through condition.
16.41 Clarification of how the electricity generated by the solar PV will be used
onsite should be provided. Consideration should be given to using a
proportion of the electricity produced by the PV to run the ASHP of the
dwellings.
Cumulative Carbon Savings
16.42 The combination of all the proposed measures predicts a reduction in
regulated CO2 emissions of 57% (equal to 547.8 tCO2/year) beyond the
compliant Part L1A 2013 base case based on SAP10 carbon emission factors.
Carbon Offset Requirement
16.43 The proposed energy strategy demonstrates that the development as a whole
would not meet the current London Plan’s “zero carbon” requirement, which
has come into force since the granting of the original consent. However, given
the overall energy demands from the current proposal are largely similar to
that of the consented scheme, Officers have agreed that the increased carbon
contribution be applied only to the uplift, namely the difference between the
Original Outline application and the current S73 application, with cash in lieu
contribution based on £ per sqm.
16.44 In accordance with the report, the uplift corresponds to 17,370 m2 and the
price of carbon per m2 has been calculated to be £14.09 which results in an
overall contribution of £244,680.10.
Overhearing and Cooling
16.45 A number of additional passive design measures than those stated above
have been considered to reduce the risk of overheating in a selection of the
worst performing units within the N3Z block including lower, mid and top
floors, whilst paying particular attention to the top floor units and especially
South facing, single aspect, with large areas of glazing or a combination of all
the above including Heat Interface Units (HIUs) in non-occupied areas, high
levels of insulation to all heating and hot water pipework, internal shading in
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the form of blinds applied to fixed glazing, external shading in the form of
balcony overhangs and hybrid ventilation.
16.46 The results showed that all habitable spaces tested under CIBSE TM59
criterion (a) under the 2020 weather file, high emissions, 50% percentile
scenario pass the criteria. In addition, the results show that the communal
corridors pass CIBSE TM59 criteria under all TM49 weather scenarios.
16.47 Results under the more extreme weather files including DSY2 and DSY3 show
that the majority of habitable spaces fail the criteria.
16.48 SAP Overheating modelling output reports have been submitted for a
representative sample of dwellings demonstrating that the majority of those
provided have a slight overeating risk and the remaining a medium risk.
Outstanding Issues
16.49 The following information should be provided:
16.50 Whilst the above dynamic overheating results are noted, the dynamic
overheating assessment should be rerun to take into account the established
Distribution Loss Factor (DLF). This requirement will be conditioned.
16.51 The habitable spaces assessed for overheating under the extreme future
weather scenarios DSY2 and DSY3 fail to meet the criteria. In the event that
habitable spaces fail the criteria, additional passive measures should be
investigated to allow the habitable spaces pass or at least maximise
compliance with the CIBSE TM59 criteria under the more extreme weather
scenarios. This requirement will be conditioned.
16.52 In addition, although it is acknowledged that that DSY2 and DSY3 weather
files are not compulsory, guidance on how to deal with extreme weather
events should be also provided to all occupants. This requirement will be
conditioned.
16.53 Internal blinds in all windows should be also explored to maximise
compliance with the more extreme weather files. This requirement will be
conditioned.
16.54 Consideration of minimisation of horizontal pipework to assist with the risk of
overheating.
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Summary
16.55 Overall, the proposals are generally considered acceptable. There are
however outstanding issues and a number of areas of improvement and
measures that the applicant should investigate and a number of conditions
and Head of Terms are proposed to both S73 applications for Morris Walk
North and South to ascertain that the applicant will commit to investigate
them prior to the submission of the RMAs and during the construction of the
development.
16.56 The methodology to calculate any carbon shortfall to meet London Plan’s
2021 SI2 policy of zero carbon will apply as agreed between the applicant and
the Council and will be secured in the legal agreement.
Sustainable Design and Construction
16.57 With regards to the sustainability measures proposed, the development
proposes to incorporate environmentally friendly and responsibly sourced
materials targeting high rated materials of A+ to D in line with the Green
Guide to Specification, low embodied carbon materials, refrigerants with a
Global Warming Potential of less than 5, paints, sealants and other finishes
with low or zero Volatile Organic Compounds (VOCs), all insulation used
within the development will have a low GWP, water efficient measures to
achieve a maximum internal water consumption of 105l/p/d and water
meters, reduction of surface water run-off through the use of sustainable
drainage and SUDs, biodiversity enhancement through incorporating of soft
landscaping, planting, public and private gardens which will contribution to
the reduction of surface water run-off, courtyards, biodiverse brown roofs,
bird and bat boxes and trees, reduction of noise, light and air pollution during
construction, waste management plan during construction and operation,
promotion of sustainable modes of transport and provision of cycle storage,
improvement of health and well being by incorporating extensive play area,
communal courtyards and a community garden with space for food growing,
Secure by Design Principles and provision of wheelchair accessible dwellings.
16.58 In particular, for Morris Walk North, provision of 944sqm of storage across
2no. attenuation tanks are proposed to reduce the surface water run-off.
16.59 With regards to the site in Morris Walk South, inclusion of sustainable
drainage measures including 1,910m3 of storage across 5no. attenuation
tanks is proposed.
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16.60 Water Efficiency Calculations for the dwellings have been provided showing
an internal water consumption of less than 105 l/p/s.
16.61 The applicant has also committed to register with Considerate Constructors
Scheme to achieve best practice.
Outstanding Info
16.62 Rainwater butts for irrigation of the podium and any other landscaped areas
should be investigated and details should be provided.
17.0

Ecology

17.1

Policy 7.19 of the London Plan (2016), policy OS4 of the Core Strategy (2010)
seek wherever possible to ensure that development makes a positive
contribution to the protection, enhancement, creation and management of
biodiversity.

17.2

Policy 5.10 of the London Plan requires development to integrate green
infrastructure to be incorporated in the design process to contribute to the
Mayor’s aim for ‘urban greening’. Policy 7.19 requires a ‘proactive approach
to the protection, enhancement, creation, promotion and management of
biodiversity in support of the Mayor’s Biodiversity Strategy’ the policy goes on
to list the considerations for planning decisions to achieve this strategic aim.

17.3

Policy OS4 of the Core Strategy requires that new development enhance
Royal Greenwich’s rich biodiversity and geo-diversity. Policy OS(f) expands on
the aspects that must be taken into account when assessing ecological
factors.

17.4

Policy E(f) of the Core Strategy and Policy 5.11 of the London Plan provide
additional detail in terms of requirements for living walls/roofs.

17.5

Policy G5 of the London Plan (2021) confirms proposals should contribute to
the greening of London by including urban greening as a fundamental
element of site and building design, and by incorporating measures such as
high-quality landscaping (including trees), green roofs, green walls, and
nature-based sustainable drainage.

17.6

Policy G7 of the London Plan (2021) confirms new developments should
ensure that, wherever possible, existing trees of value are retained. If
planning permission is granted that necessitates the removal of trees, there
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should be adequate replacement based on the existing value of the benefits
of the trees removed. The planting of additional trees should generally be
included in new developments – particularly large-canopied species which
provide a wider range of benefits because of the larger surface area of their
canopy.
17.7

Policy OS(f) of the RBG Core Strategy (2014) refers to development proposals
to be expected to take account of ecological factors, which includes the
retention of trees.

17.8

Preliminary Ecological Appraisal (PEA) and Extended Phase 1 Habitat Survey
have been carried out for the land at Morris Walk Estate South to assess the
baseline ecological conditions of the site and its potential to support
protected species and species of conservation concern.

17.9

With regards to the PEA, the report demonstrates that the site consists
mainly of building, hardstanding, amenity grassland, scattered trees,
introduced shrubs and small block of woodland at the southern end of the
site with industrial, light industrial, commercial, residential (sub-urban in
character) and recreational areas in its surroundings. Maryon Wilson Park and
Gilbert's Pit located 200m southwest of the site are the only designated sites
identified within 2km. Maryon Park, Gilbert’s Pit and Maryon Wilson Park
SINC, Eastmoor Street Park SINC, Repository Wood and Charlton Cemetery
SINC and River Thames and Tidal Tributaries SINC are some of the closest
non-statutory designated sites identified from the desk-based study.

17.10 Evidence of semi-natural broadleaved woodland is present to the south of the
estate including lime, sycamore with hawthorn and elder common in the
shrub layer. Two areas of tall ruderal vegetation identified in the southern
and north-eastern section of the site which comprise of bramble, butterfly
bush, elder and ivy, herbs such as nettles bristly oxtongue, creeping thistle,
and smooth sow-thistle.
17.11 A badger survey confirmed the likely absence of badgers from the site and
use of holes by foxes. No further recommendations are proposed to these
findings. Furthermore, in line with the PEA and bat emergency/re-entry
surveys carried out within the site and surroundings, the potential of habitats
to support roosting bats was found to be low.
17.12 However, further recommendations are proposed to the applicant.
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17.13 No evidence of suitable habitats for Great Crested Newt (GCN), reptiles,
dormouse, hedgehog and invertebrates were recorded during the site survey
and desk-based study.
17.14 No direct evidence of nesting was recorded. However, evidence of suitable
habitats such as trees, introduced shrub and woodland habitat to support
birds, including house sparrow, black redstart and swift were recorded during
the site survey and desk-based study. No evidence of ornamental planting,
occasional weeds, invasive species, and notable and/or protected plant
species were recorded during the survey.
17.15 Based on the findings of the PEA, the impact of the demolition and
construction works on the designated sites will be limited to dust deposition
but due to the distance from the development site, it is considered as minor
risk. The habitats identified within the site are also considered of poor quality
so their clearance will not have an impact on foraging bats, birds and
protected planting. Landscaping proposals and enhancements will improve
the value of the site for these species.
17.16 A number of mitigation, enhancement and compensation measures are
proposed including Construction Environmental Management Plan to
mitigate any impacts on the parks during demolition and construction, bat
sensitive lighting strategy, presence of an Ecological Clerk of Works (ECoW)
for all works within the vicinity of existing roosts and toolbox talk to all staff,
sensitive demolition around known roosts, artificial lighting for
demolition/construction located away from the sites western boundary with
Maryon Park.
17.17 In addition to the above, timing of site clearance and commencement of
works to be taken outside the breeding bird season or an ecologist’s check
should be undertaken prior to any works commencing to confirm the
presence/absence of nest sites, timing of demolition and construction works
to be outside of the time or season when bats are likely to be using the roost
or during daylight hours, adoption of general good practice biosecurity
measures relating to invasive species during demolition and construction,
staged approach for clearance of relevant shrub vegetation to confirm
presence of mammals and allow them to escape without injury, any
excavations will either be covered at night or fitted with ramps to prevent any
foraging hedgehogs becoming trapped.
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17.18 Other ecological enhancement measures are proposed in the form of artificial
bat and bird boxes on trees and buildings, additional bat roosting
opportunities, biodiverse green roofs with additional features such as log
piles, bare shingle and sandy piles, green walls, wildlife friendly landscaping to
provide foraging resources for notable species, rainwater attenuation,
deadwood to enhance current stag beetle habitat, use of organic pesticide
and considerate landscaping design to increase the foraging and hibernation
opportunities for hedgehog on site, planting and nectar rich species in areas
which considers the ecology of bumblebees, provision of winter berry species
and dense shrubby growth which within birds may construct nests, selection
of flowering, nectar rich herbaceous and fruiting tree/shrub species including
red-barked and common dogwood, dog rose, redcurrant, hawthorn,
blackthorn, geraniums, English lavender, honeysuckle, jasmine, ivy, chives,
Common bistort etc to attract invertebrates, tree planting and any trees
removed will be replaced with trees of high ecological value and any trees
retained will be protected during demolition and construction.
17.19 An Urban Greening Factor Calculation for both North and South schemes has
been provided demonstrating that the Urban Greening Factor of 0.4 will be
achieved.
17.20 A management and maintenance plan for all biodiversity measures has been
also provided. The plan demonstrates long and short-term actions and
responsibilities to ensure that all proposed measures will be monitored and
maintained. Apart from the biodiverse brown roofs that is going to be
monitored by a third party, the developer will be responsible for the
management and maintenance of the biodiversity measures proposed. An
indication of the location of the bird and bat boxes has been provided.
17.21 Whilst the measures are supported, the following measures should be
investigated:
a)

biosolar roofs and permeable paving where possible should be
investigated;
b) consideration of rain gardens;
c) green roofs and walls should be partially or entirely covered with
vegetation and a growing medium, planted over a waterproofing
membrane
17.22 The outline consent (14/0126/O) identified that some B category trees were
to be retained within the scheme, with the majority of these trees towards
the western boundary. Subsequently, the discharge of condition application
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(19/4121/SD) referred to in section 5 (Relevant Planning History) included an
Arboricultural Method Statement that confirmed all existing trees on site
should not be retained as all the existing trees on site are of low quality. The
statement concluded all trees on-site need to be removed.
17.23 It should be noted that Appendix 8 – Landscaping Plan within the submitted
Arboricultural Impact Assessment (October 2020), shows a comprehensive
and varied tree planting strategy within the amended scheme, which
contributes to the high-quality landscaping proposals, and enhancements to
the open areas within the scheme.
17.24 The ecological proposals and tree strategy is supported by officers and is
acceptable in consideration of Policies G5, and G7, of the London Plan (2021),
and Policy OS(f) of the RBG Core Strategy (2014).
18.0

Noise, Air Quality and Land Contamination
Noise

18.1

Paragraph 109 of the NPPF requires that the planning system should
contribute to and enhance the natural and local environment by preventing
both new and existing development from contributing to or being put at
unacceptable risk from, or being adversely affected by unacceptable levels of
soil, air, water or noise pollution or land instability.

18.2

Policy D14 of the London Plan (2021) states in order to reduce, manage, and
mitigate noise, to improve health and quality of life, residential, and other
non-aviation development proposals should manage noise by avoiding
significant adverse noise impacts on health and quality of life, and separating
new noise-sensitive development from major noise sources (such as road,
rail, air transport, and some types of industrial use) through the use of
distance, screening, layout, orientation, uses and materials – in preference to
sole reliance on sound insulation.

18.3

Policy E(a) states that housing or other sensitive uses will not normally be
permitted on sites adjacent to existing problem uses, unless ameliorating
measures can reasonably be taken.

18.4

Policy H5 Housing Design of the Core Strategy expects that an acceptable
level of noise insulation being achieved by means of sensitive design, layout
and in development vulnerable to transportation noise and vibration.
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18.5

This minor-material amendment application includes an Acoustic Report –
Discharge of Planning Conditions 18 and 54, Morris Walk North Estate,
Woolwich (October 2020). No concerns have been raised by the relevant
environmental health officer in terms of the amendments to condition 18. A
concern was raised regarding noise levels on balconies, specifically opposite
the railway, in relation to Condition 53. The applicant responded with a
Technical Memo (4860_002I_1-0_ps) that provided mitigating factors such as
alternative communal private areas that are relatively quiet, which is
considered acceptable against the relevant guidance. Subsequently, the
environmental health officer raised no objections to these details.

18.6

The environmental health officer raises no objection to the amendments
proposed to condition 18 and 53 attached to 14/0126/O.

18.7

Conditions 18 and 53 will therefore be amended to require compliance with
these details.
Air Quality

18.8

In terms of air quality, Part B of Policy SI 1 of the London Plan states:
1. Development proposals should not:
a) lead to further deterioration of existing poor air quality
b) create any new areas that exceed air quality limits, or delay the
date at which compliance will be achieved in areas that are
currently in exceedance of legal limits
c) create unacceptable risk of high levels of exposure to poor air
quality.
2. In order to meet the requirements of Part 1, as a minimum:
a) development proposals must be at least Air Quality Neutral
b) development proposals should use design solutions to prevent or
minimise increased exposure to existing air pollution and make
provision to address local problems of air quality in preference to
post-design or retro-fitted mitigation measures
c) major development proposals must be submitted with an Air
Quality Assessment. Air quality assessments should show how
the development will meet the requirements of B1
d) development proposals in Air Quality Focus Areas or that are
likely to be used by large numbers of people particularly
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vulnerable to poor air quality, such as children or older people
should demonstrate that design measures have been used to
minimise exposure.

18.9

Additionally, Part D of Policy SI 1 confirms 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. The London Plan
(2021) requirements is supported by Policy E(c) of the Core Strategy (2014).

18.10 The application was supported by an Air Quality Assessment (prepared by
Atmospheric Solutions – 13th January 2021). This assessment reviewed the
data and assumptions of the air quality assessment prepared in 2014 as part
of the outline permission (14/0126/O). The notable change in the 7 years
between the assessments is in the background air quality. Air quality has
improved significantly, with the nearest NO2 monitoring point previously
recording pollutant levels above the air quality objectives now measuring
levels below the objectives. As such, the proposed development is considered
suitable for the development type proposed, and no operational mitigation is
required.
18.11 The environmental health officer raises no objection to the submitted details
covering air quality details subject to appropriate conditions air quality
mitigation, NRMM, Air Quality Neutral Assessment, boiler emissions.
Land Contamination
18.12 Policy E(e) of the Core Strategy require a preliminary site investigation for
developments confirming the presence of contamination and any appropriate
remediation measures are applicable to ensure the site can be occupied
safety without any adverse impacts.
18.13 Based on the submission of details on the Planning System, primarily REC Ltd
(March 2020) & specifically Pell Frischmann Reports, October 2020 – the site
has identified several contamination issues which have been characterised in
the reports and in principle would concur with the overall recommendations
made in the report’s findings.
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18.14 Primarily requirements pertaining to a Remediation Strategy and Materials
Management Plan, incorporating the points mentioned in the submitted
report is required, which would include an options appraisal of the risks
identified and the measures required to mitigate the risks. The Strategy
should highlight suitable control measures and a verification plan for the
management and reuse of material. In addition, a watching brief should be
incorporated by the Client during the excavation and construction to identify
any areas of unidentified contamination and potential UXO, during the
construction works. It is also considered prudent to provide a watching brief
during sub surface demolition activities that include slab removal, and UST’s.
A Remediation Implementation and Verification Plan will be required prior
commencement of any works.
18.15 In view of the above the standard land conditions should be adhered to. The
first 2 parts of the standard condition have been complied with by virtue of
the various geo-environmental assessment reports (Geotechnical Design
Report – March 2020, Foundation and Slab Coring Investigation, Petrographic
Examination of Concrete) thus far submitted by REC Ltd & Pell Frischmann.
19.0

Flood Risk

19.1

Policy E2 of the Core Strategy states that new developments should apply the
sequential and exceptions tests as detailed in the NPPF and the Council’s
Strategic Risk Assessment be used to inform development and reduce flood
risk in the Borough. Policy E3 states that 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.

19.2

Policy SI 12 London Plan (2021) states 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.

19.3

In terms of flood risk, the site lies within Flood Zone 1 and a very low risk of
surface water flooding. Therefore, based on details provided within the Flood
Risk Assessment (Pell Frischmann – April 2021) the site benefits from a low
risk from flooding. However, there is a risk of groundwater flooding due to a
major chalk aquifer underlying the borough being classified as a groundwater
emergence zone.
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19.4

The Local Lead Flood Authority (LLFA), Royal Borough of Greenwich Council,
has confirmed no objection to the details submitted, and confirm condition
46 attached to the outline permission (14/1026/O) should be updated
relative to the documents submitted and condition 51 should remain
unchanged. They did outline that condition 47 was no longer applicable as the
applicant has satisfactorily demonstrated that the finished floor level for
ground floor residential units would be above the predicted breach flood
level. In order to ensure compliance condition 47 will be updated to require
compliance with the updated flood risk assessment.

20.0

Refuse

20.1

Part E of Policy D6 within the London Plan (2021) states, housing should be
designed with adequate and easily accessible storage space that supports the
separate collection of dry recyclables (for at least card, paper, mixed plastics,
metals, glass) and food waste as well as residual waste.

20.2

Policy H5 of the Core Strategy states that the Council should expect from new
residential development adequate provision for waste recycling (xi). Part ii. of
Policy H5 requires that the design of the development is consistent with
Policy DH1, and within DH1, all developments are required to demonstrate
on-site waste management including evidence of waste reduction, use of
recycled materials and dedicated recyclable waste storage space.

20.3

The RBG New Developments: Guidance Notes for the storage and collection
of waste and recycling materials (May 2018) sets out the Council’s
requirements for its waste and collection services, and should be used by
applicants when considering the waste strategy for a proposed scheme within
the Borough.

20.4

The submission is supported by a Transport Statement (Pell Frischmann –
October 2020) details within this includes an outline refuse collection
strategy. Refuse collection for houses will be undertaken from the frontage of
each property. A communal refuse store is provided for each block of flats
with access from an adjacent roadway. Swept path analysis has been
undertaken for a standard RBG refuse truck in order to demonstrate that the
proposed site layout can accommodate access and egress for these vehicles
on the site in a forward gear. Following clarifications over the location of
dropped kerbs no objections were raised.
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20.5

Notwithstanding the above, it should also be noted that the waste officer has
confirmed that condition 10 attached to the consented OPP should not be
amended, as the proposed amended wording stating that all details are
provided within the Design and Access Statement is not correct. As such, the
waste officer considers further detail needs to be provided regarding the
management of the bins at the collection point now proposed.

21.0

Maryon Park Pedestrian Railway Bridge

21.1

It is noted that the original outline planning application for the Morris Walk
Schemes secured a financial contribution of £250,000 towards accessibility
improvements to the existing pedestrian footbridge which connects the two
sites to the east. However, following discussions with Network Rail it has
been confirmed that, due to site constraints, it would not be possible to
implement such improvements.

21.2

Given the above, it has been agreed with the applicant that a scheme of
improved lighting serving the immediate area is to be implemented instead,
with a financial contribution of £50,000 towards the installation of this and a
further £12,500 for maintenance thereafter.

22.0

Updated Conditions

22.1

As set out in the description of the development, the applicant is seeking
amendments to the wording of various conditions. These, along with Officer’s
comments on the acceptability of the proposed changes, are set out in
Appendix 4 of this report. New conditions have also been set out by Officers
where these were considered to be appropriate.

23.0

Community Infrastructure Levy (CIL)
Mayoral CIL

23.1

The Mayor has introduced a London-wide Community Infrastructure Levy
(CIL) to help implement the London Plan, particularly policies 6.5 and 8.3. The
Mayoral CIL formally came into effect on 1st April 2012, and it will be paid on
commencement of most new development in Greater London that was
granted planning permission on or after that date. The Mayor's CIL will
contribute towards the funding of Crossrail.

23.2

The current application is liable to this requirement.
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RBG CIL
23.3

The Royal Borough adopted its Local Community Infrastructure Levy (CIL)
charging schedule, infrastructure (Regulation 123) list, instalments policy and
exceptional circumstances relief policy on the 25th March 2015 and came into
effect in Royal Greenwich on the 6th April 2015.

23.4

The current application is liable to this requirement for the additional floor
area created beyond that of the 14/0126/O permission.

24.0

Legal Agreement

24.1

The proposed development has already been the subject of an overarching
legal agreement, as part of the previous consent (Ref: 14/0126/O), this legal
agreement was attached to the first phase of the One Woolwich sites at the
Connaught Estate (14/0086/O), with the most recent agreed deed of variation
being attached to 21/0501/i106, dated 01/04/2021. The obligations secured
in this legal agreement are as follows:
• Financial Contributions amounting to £7.874million towards, but not
limited to, GLLaB, Air Quality, Woolwich Crossrail Station, Transport
Infrastructure, Community Facilities, Education, Healthcare, Waste
Facilities, Sports and Leisure, and Emergency Services
• 35% Affordable Housing Average across all sites within the One
Woolwich Schemes
• Traffic calming measures, Travel Plans, Parking Restrictions Outside of
the Site (Future CPZ extension)
• Provision of equipped playspace
• Provision of Waste Bins

24.2

As a consequence of the amendments proposed, and due to required updates
of the S106, the following amendments are proposed to the latest
consolidated deed:
Plans and References
• Parameter plans and reference numbers will need to be updated as per
the MA applications – 20/3440/MA and 20/3444/MA.
Affordable Housing
• Update the marketing requirements / income bands relating to the
shared ownership units.
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• Amend affordable housing viability review to exclude demolition.
• Update the rent levels for the affordable rented accommodation to
London Affordable Rent
Accessibility
• Amendment to Para 1.6, Part 2, Third Schedule (Design of Affordable
Housing) to amend reference of lifetime home standards to Approved
M Regs specifically for Morris Walk South.
Sustainability
• A carbon off-setting payment of £244,680.10, in order to mitigate
against the shortfall in on-site CO2 reduction across both Morris Walk
North and Morris Walk South sites.
• The development shall be constructed to connect to a Qualifying Heat
Network through single connection point.
• Monitoring Agreement of renewable / low carbon energy
• GLA ‘Be Seen’ Energy Monitoring
• Preparation and submission of a comprehensive Heating Supply
Options Study ‘HSOS’.
Child Play Space
• Off-site financial contribution across both the Morris Walk North and
South sites of £150,000 for child play space within the vicinity of the
site for 12+ that includes new provision, or to maintain, or upgrade
existing provision.
Other Obligations
• Payment of legal costs;
• Payment of Additional S106 monitoring costs;
• £62,500 contribution to improve lighting serving the pedestrian
footbridge over the railway line;
• Removal of existing financial obligation for accessibility improvements
to pedestrian footbridge over the railway line; and
• Obligation to require the developer to inform future occupiers that if a
CPZ is created in future in the surrounding RBG streets, they will not be
eligible to apply for parking permits.
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25.0

Conclusion

25.1

In conclusion, the proposed alterations to the reconfiguration of the layout
and design of the scheme from the OPP and all the changes to the approved
parameter plans are considered to be acceptable in accordance with the
local, regional, and national planning policy. Changes to the conditions, as set
out in the description of development are also considered acceptable. It is
therefore recommended that the minor material amendment application be
approved, subject to the attached planning conditions (Appendix 2), and a
Deed of Variation to the Section 106 legal agreement.
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