Kidbrooke Village, Greenwich
Key details
Name

Kidbrooke Village

Location

Royal Borough of Greenwich, London

Number of dwellings

4,763 (1,906 council homes
demolished to make way for the
development)

Date first homes sold

2011 (Phases 1 and 2A completed
2012)

Homes delivered to date

1,325

Percentage of affordable homes

35% planned (incl. 15% social rented).
Developers must pay £15m towards
off-site provision of affordable homes.

Percentage of council housing

None

Average house price

£479,000 (this may rise, as many
affordable homes were built in the
initial stages. Properties are currently
selling for up to £915,000)

Land dedicated to vehicles

21%

Road vehicle trips generated

Phases 3, 5 and 6 (incl. the Village
Centre, Wingfield School and around
half of the residential properties) are
forecast to generate 499 AM peak trips
and 663 PM peak trips.

Parking provision

0.3-0.6 spaces per dwelling for flats;
one space per dwelling for houses.

Walking distance to railway station

5 minutes

Size of site

28.9 ha developable land; 54.7 ha new
and existing Metropolitan Open Land

Housing density

165 dph parcel density

Planning guidance

The London Plan
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Background and context of development
Kidbrooke Village has been developed by the Berkeley Group on the site of the former Ferrier Estate
in Kidbrooke, south-east London, working with the Homes and Communities Agency and the Royal
Borough of Greenwich. The site lies within the slightly larger Kidbrooke Strategic Development
Location, which was identified in the 2013 London Plan as an Area for Intensification. The area has
good existing transport links, in particular Kidbrooke station which is located close to the centre of
the estate, plus regular buses passing through the site.
The Ferrier Estate was a council estate built in the 1970s, primarily composed of 6 storey buildings
and 12 storey corner blocks. In recent years it was felt that the estate had become neglected and was
in bad repair. The demolition of the Ferrier Estate began in 2010 and was completed in 2012. At the
time, the 1906 dwellings demolished represented around 8% of Greenwich’s council housing stock.
The 5277 former residents were offered a ‘right to return’ to the site, however the number of social
rented homes in the new development is considerably lower than the amount that had existed in the
Ferrier Estate. In 2017, Greenwich had 12,826 households on the housing waiting list. 1

The development is composed of seven Phases. These are comprised primarily of apartment blocks
of various styles, as well as a smaller number of houses. The taller blocks are generally located
towards the centre of the site, with lower buildings close to the surrounding residential areas.
Running in a belt through the middle of the site are a set of parks, some of which have been newly
created.
The early phases include higher numbers of affordable homes, to aid the settlement of tenants of the
former Ferrier Estate; 50% of the dwellings completed by October 2016 are affordable. The
affordable dwellings break down into approximately 48% social rental units, 45% intermediate units,
and 7% discounted market sale units. In total, as of January 2015, 1,525 affordable homes were
committed to be delivered, including 738 social rental units; this is in comparison to the 1,906
socially rented council homes of the former Ferrier Estate.
1 London Datastore (2018) https://data.london.gov.uk/dataset/households-local-authority-waitinglist-borough
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Phase Three is situated in the centre of the site, close to Kidbrooke Station, and will contain the new
‘Village Centre,’ due to be completed in 2018. The height of the tallest tower here has been subject
to some debate. Under current plans it will reach 21 storeys, with lower towers surrounding it. There
will be 11,921 sq m of commercial and community space in the new village centre.

Public Realm

The development of Kidbrooke Village involves the creation of 20ha of new parkland and open
space. Cator Park is a new green space created as part of the development. Immediately to the south
of this lies Sutcliffe Park, which has been designated a Local Nature Reserve. The River Quaggy flows
through here, and in 2007 (unrelated to the Kidbrooke Village development) the Environment
Agency restored the floodplain within Sutcliffe park, deculverting the river and creating a lake and a
wetland area designed to flood during high flow events, on what had previously been flat playing
fields. Dragonflies, damselflies, kingfisher, snipe and reed warbler can be seen here.
Berkeley Homes are now working in partnership with London Wildlife Trust to enhance habitats for
biodiversity across Sutcliffe Park and Cator Park, to engage and consult residents to find out what
they would like to see happen, and to improve access between these two parks, which are currently
separated by fences. As part of this, London Wildlife Trust have been running a series of ‘Wild about
Kidbrooke Village’ public events enabling residents to get to know the wildlife that can be found in
their backyard.
3

Public transport, walking and cycling accessibility
Kidbrooke station borders the site, lying close to the centre of Kidbrooke Village. The development
includes the construction of a new station building here, which will have direct street level access
from the new Village Square. This will form part of a ‘hub’ offering improved transport interchange
with regular train, bus and taxi services. The platforms at Kidbrooke were recently lengthened to
allow suburban 12-car operation, and increased patronage of Kidbrooke station is expected as
Kidbrooke Village continues to expand.

The Masterplan called for bus services 178 and B16, which previously served the Ferrier Estate on a
circuitous route, to be switched to a more direct route through the middle of the site along
Kidbrooke Park Road. While resulting in faster journey times, this would reduce the number of stops
within the estate, increasing the distance to the nearest stop for some residents of both the
development itself and neighbouring residential areas. When construction works meant the previous
bus route along Tudway Road became no longer passable, protests from residents of the
neighbouring Brooklands Park Estate led to the construction of a new turning circle that allowed
service B16 to be returned to part of its previous route, though the 178 now follows Kidbrooke Park
Road. The plan is now for the B16 to continue to serve the eastern and western parts of the site in
future. New bus stops located next to pedestrian crossing facilities are promised in the masterplan,
with shelters and seating. The possibility of a future segregated bus rapid transit route was
mentioned but not further developed.
Unlike most new developments, not all residences come with parking provided. There is one parking
space per house but less than this for the flats; 0.6 spaces per flat were proposed for Phases 1, 2, 2A
and 4, and 0.3-0.4 spaces each for the 2900 flats in Phases 3, 5 and 6. This is lower than the 0.6
spaces per dwelling for flats on the previous Ferrier estate. The new flats do not automatically come
with parking provided, but residents must rent a parking space if they want one. According to the
sustainability statement, cycle provision in Phases 1, 2, 2A and 4 is 0.5 spaces per studio/1 bed
dwelling, 1 space per 2/3 bed dwelling and 2 spaces per 4+ bed dwelling.
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Destination

Company

Central
London
Eltham
town centre
Lewisham
town centre
Greenwich
town centre

Southeastern
railway
TfL
Southeastern
railway
TfL

Route
numbers

B16

286

Weekday
daytime
frequency
Every 10
mins
Every 15
mins
Every 10
mins
Every 8-11
mins

Weekday
evening
frequency
Every 15
mins
Every 20
mins
Every 15
mins
Every 15
mins

Saturday
frequency

Sunday
frequency

Travel
time

Every 15
mins
Every 15
mins
Every 15
mins
Every 9-12
mins

Every 30
mins
Every 20
mins
Every 30
mins
Every 15
mins

25 mins
16 mins
7 mins
28 mins
(incl. 8
min
walk)

Location of
bus/train
stop
Kidbrooke
station
Various
within site
Kidbrooke
station
Kidbrooke
Way (8
mins walk)

Last
return
time
00.26
00.12
00.44
00.30

The Kidbrooke Masterplan envisages ‘green fingers’ running across the site, emanating from the
central Hub, allowing direst walking and cycling routes. Where appropriate the principle of shared
surfaces will be adopted, alongside a well-defined street hierarchy with improved connectivity and
low speed limits.
Pedestrian routes around the Ferrier Estate involved subways underneath Kidbrooke Park Road to
connect the two halves of the estate with each other and with adjoining neighbourhoods. To
improve pedestrian and cyclist accessibility across the site, the level of the land adjacent to
Kidbrooke Park Road has been lifted to allow surface level crossings. Road widening is also taking
place to allow these crossings to be installed without causing congestion on the road, which is a TfL
red route.
The travel plan promises large numbers of cycle parking spaces will be provided at the properties
themselves, as well as on-street, with at least one space provided per property. At street level there
will be 96 cycle parking spaces in Phase 3 (the village centre), 30 in Phase 5 and 68 in Phase 6. As yet,
few on-street cycle measures are visible.

Local Facilities

When complete, the Village Centre in Phase 3 will have 5,229 sq m of retail space, including a 2,802
sq m supermarket, 1,456 sq m for Use Class A1, and 971 sq m for Use Classes A2-5. There will also be
a 100 bed hotel, 5,495 sq m for community purposes, including a PCT centre, and 983 residential
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units. This will be serviced by 491 residential parking spaces, 95 parking spaces for commercial
purposes and the rail station, and 1,226 cycle spaces.
To provide facilities for residents while the Village Centre is under construction, a ‘temporary village
centre’ has been installed. This includes a Sainsbury’s Local, village shop, café, doctor’s surgery,
dentists, pharmacy and information centre. The existing youth centre has also been refurbished to
act as a community hub.
Type of
facility

Convenience
store

Café /
restaurant
Drinking
establishment
High street
shops

Supermarket

Nursery
Primary
school

Secondary
school

Park

Playground
Playing fields

Tennis courts
Leisure centre
Swimming
pool
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Plans and current state
of progress within
development

Sainsbury’s Local and
village shop in
‘temporary village
centre’
Cafe in ‘temporary village
centre’
The Village Centre
planned for 2018 will
include a bar
There will be 11,921 sq m
of commercial and
community space in the
new village centre
Sainsbury’s Local in
‘temporary village
centre’
Within Wingfield School
Existing Wingfield School
within site will have new
building due to open in
Sept 2017
The recently rebuilt
Thomas Tallis School is
just outside the site
(within Kidbrooke
Strategic Development
Location)
35ha Cator Park and
Sutcliffe Park within
development
Built 2013 close to village
centre
Athletics track in Sutcliffe
Park; astroturf pitch at
OneSpace
At David Lloyd private
gym on site
David Lloyd private gym
on site
At David Lloyd private
gym on site

Built
yet
within
site?

Closest
example

Estimated time to reach nearest example
outside development
Walking

Cycling

Driving

Public
transport

The Old Tiger’s
Head, Lee
Green
Kidbrooke
Parade

21 mins

6 mins

5 mins

6 mins bus
178

10 mins

3 mins

4 mins

3 mins bus
178

Thomas Tallis
School

7 mins

2 mins

1 min

n/a

Eltham Leisure
Centre
Charlton Lido

41 mins

13 mins

9 mins

27 mins

9 mins

5 mins

16 mins bus
B16
9 mins bus
178

Yes

Yes
No

No

Yes

Yes
Yes

Border
of site

Yes

Yes
Yes

Yes
Yes
Yes

Wildlife area

Sutcliffe Park within the
site is a Local Nature
Reserve
OneSpace Community
Hub (refurbished
previous youth centre)
OneSpace Community
Hub

Yes

Doctor’s surgery in
temporary village centre
No plans known

Yes

Library

No plans known

No

Co-working
space

There are no plans for coworking office space

No

Community
Centre
Daytime /
evening
classes
Medical
facilities
Post office

Yes

Yes

No

Kidbrooke
Parade post
office
Blackheath
Library

10 mins

3 mins

4 mins

3 mins bus
178

25 mins

7 mins

5 mins

Woolwich

61 mins

17 mins

12 mins

Eltham
Library 16
mins
20 mins bus
178

Developer contributions
These include payments towards bus and cycle improvements and off-site affordable housing.
Contributions already received (as of 22/03/2017):
Name of contribution

Purpose of contribution

Date received

Amount received

Financial Contribution

To be used in accordance with 3rd Schedule, Part
1 (4.1 to 4.11) "Use of Contributions"

27/03/2012

£7,651,660.50

Bus Layover space at Henley
Cross

Towards improvements to the existing bus
layover space at Henley Cross

03/02/2016

£120,000.00

Employment & Skills

Contribution for the purposes of the Council's
GLLaB employment and skills initiative

27/02/2012 &
22/05/2015

£588,000.00

Monitoring Implementation
& Compliance Costs

Contribution towards costs of monitoring
compliance with the terms of the Deed.

8 payments:
9/11/2009 –
12/12/2014

£434,883.00

Further contributions due (as of 22/03/2017):
Name of contribution

Purpose of contribution

Date or other conditions under which
payment is expected

Amount
expected

Bus Capacity
Enhancement
Payment
Additional
contributions

Bus Capacity Enhancement Payment

Prior to the occupation of more than
1,900 dwellings

£3,000,000.00

To be used in accordance with 3rd
Schedule, Part 1 (4.1 to 4.11) "Use of
Contributions"
To be used in accordance with 3rd
Schedule, Part 1 (4.1 to 4.11) "Use of

On practical completion of every 100
dwellings excluding the first 1,300
dwellings
£280k on practical completion of every
100 dwellings, excluding the first 4,000

£19,770,750.00

Further contribution
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£2,170,500.00

Contributions"
Off-site affordable
housing contribution

Delivery of off-site affordable
housing rental units

Cycling Improvement
Contribution

Towards improving cycling facilities in
the immediate vicinity of Phase 3, 5
and 6.
Towards facilitating the extension of
cycle routes and improving cycling
facilities by TfL
Contribution for the purposes of the
Council's GLLaB employment and
skills initiative
Contribution towards costs of
monitoring compliance with the
terms of the Deed.

TfL Cycling
Improvement
Contribution
Employment & Skills

Monitoring
Implementation &
Compliance Costs

dwellings + £210,500 upon practical
completion of the 4,763rd dwelling
£5m: Prior to the occupation of 3,799
dwellings, £5m: Prior to the occupation
of 4,299 dwellings, £5m: Prior to the
occupation of 4,699 dwellings
Prior to occupation of the 4,001st
dwelling

£15,000,000.00

£75,000.00

Prior to occupation of the 4,001st
dwelling

£75,000.00

On the commencement of each 100th
dwelling

£869,000.00

7 payments of £54,200 due annually

£433,600.00

Summary
As an inner London urban regeneration scheme, Kidbrooke Village feels very different to most of the
places we have visited. The housing density, at 165 dph, is much higher than in urban extensions or
new towns. Residents here are not automatically expected to use a car as their main form of
transport, and not all of the flats come with parking spaces. There is good public transport access,
including a rail station within the site, which is receiving a new station building. There is also a good
amount of green-space in the parks bordering the new flats. The developers are working together
with London Wildlife Trust to improve these spaces for wildlife and local residents. There is even a
temporary village centre, to provide shops and services for residents while waiting for the permanent
facilities to be built.
The main drawback is that these homes were not built on a site that was lying empty and unused.
Kidbrooke Village is the result of the demolition of the council estate that previously stood on this
land. The new homes include some social housing and affordable housing, but overall there will be a
net loss of more than 1,100 socially rented homes. Given the high cost of living in London, and the
long waiting list for social housing in Greenwich, this could exacerbate housing problems for many
people.
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