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1.0 Introduction

1.1 Purpose of the document
1.2 The applicant and the architect

1.1 Purpose of the document
This Design and Access Statement has been prepared by SimpsonHaugh and The Project
Partners, with input from others and on behalf of Leopard Guernsey Anchor The proposed description of developments is:
Propco Ltd, in support of the currently submitted planning application for
Demolition of existing buildings and erection of 11 buildings ranging
detailed planning permission at the site known as VIP Trading Estate and the
from 2 to 10 storeys in height for Class C3 residential use, with Class B1
VIP Industrial Estate Anchor and Hope Lane, London SE7 7TE, also referred
employment space and flexible uses comprising Class A1 (Retail), Class A3
to as Charlton Riverside Phase 1. The planning application reference is
(Café/ Restaurant) and Class D1 (Community Use) at ground floor and first
16/4008/F.
floor level, alterations to existing vehicular access and creation of new
This document explains the revised proposals for Charlton Riverside 1 which pedestrian access from Anchor and Hope Lane and the riverside, creation
seek to respond positively to the feedback that has been received to date of new areas of open space and landscaping together with the provision of
since the original proposals were submitted in December 2016, as well as the associated car parking, cycle space, refuse and recycling storage, plant
newly adopted Charlton Riverside SPD. It supersedes the Design and Access and all other associated works.
Statement that was originally submitted in December 2016.
The statement explains the design development process and describes the
proposed development. This document should be read in conjunction with the
application drawings and other material submitted in support of the planning
application.

The proposed development comprises 771 residential units provided within
11 buildings ranging in height from 2 to 10 storeys, including extensive
public and rivate gardens and roof terraces. The buildings are located on
two adjacent sites which are referred to as Plot A (northern plot) and Plot B
(southern plot).Commercial and community spaces are located on the ground
floor ajacent to current access roads and potential future routes. Parking and

The Process
The proposals have been developed with input from a highly experienced and
comprehensive team of specialist consultants with the intention of delivering

plant spaces are located in the basement on plot A and plot B. The buildings
are located on two adjacent plots and are described in the document as:

a unique project which not only maximises the development potential of the PLOT A

Building A -H: Residential

site but also delivers key policy objectives and statutory requirements. Full

Building B and C provide community space on ground floor

details of the project team are listed in Chapter 14 of this document.
The proposed development was subject to an extensive pre-application
exercise with the Greater London Authority, Royal Borough of Greenwich,

Basement: Parking and plant
PLOT B

Building J - N: Residential, commercial at ground floor

CABE, statutory consultees, and local stakeholders and discussions have

Building O: Residential, commercial at ground and first floor

continued during the determination process of the current application.

Plinth: Commercial, cycle parking and plant

The involvement of statutory consultees at all stages of the process has

Basement: Plant and parking

informed the design of the development, and particularly the significant
changes to the scheme.

Proposed Building Key
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1.2 The applicant and the architect
Rockwell
Rockwell acting on behalf of Leopard Guernsey Anchor Propco Ltd.is a
leading mixed use developer working to enhance, grow and build thriving
communities for long term sustainable living.
They put innovative thinking at the heart of what they and their integrated
approach means that great ideas move efficiently and sensitively from vision
to reality. The team has worked on landmark schemes across London and the
UK for over 25 years.
Vision
Irrespective of use, Rockwells attention to design detail, quality and services
aims to create ‘best in class’ developments by creating vibrant environments
with a strong sense of place.
For this project the vision is to apply Rockwell’s

expertise to create a

development which will drive forward and add value to the Charlton Riverside
Area and Greenwich as a whole.
SimpsonHaugh and Partners

Queen’s Park Place, London

SimpsonHaugh and Partners was founded by Ian Simpson and Rachel Haugh
in 1987 and has since compiled an impressive and diverse portfolio of award
winning projects.
The practice originated from a shared belief in the power of high quality
design to lead the regeneration of post-industrial cities and initiate new
contemporary architectural identities. As the practice has grown, these
original values have matured and been reinforced such that they remain the
practice’s guiding principles.
The underlying themes of urban renewal, sustainability and design excellence
unite an otherwise diverse range of building functions and solutions. Similarly,
the completed work demonstrates that the practice’s regeneration objectives
are equally valid whether applied to new buildings or to existing historic
structures.
A recurring challenge of the practice’s work has been the need to
developappropriate forms for emerging typologies. Its innovative solutions for
public galleries, leisure facilities and high density living have both challenged
normative design responses and contributed positive new precedents.
Tariff Street, Manchester

6

DEC 2017

CHARLTON RIVERSIDE - PHASE 1 - REVISED SUBMISSION

Beetham Tower, Manchester

ONE Blackfriars Tower, London

Dollar Bay , London

St John’s Quarter , Manchester

Chambers Wharf, London

Dollar Bay (Wintergarden) , London

CHARLTON RIVERSIDE - PHASE 1 - REVISED SUBMISSION

DEC 2017

7

2.0 Planning Policy

2.1 Planning Policy

2.1 Planning policy
The planning framework for the application site comprises the National The Council’s Core Strategy Proposals Map also identifies the site as being
Planning Policy Framework (NPPF)(2012), London Plan (2016) and Royal within an ‘Area at Risk from Flooding’. There are no other site specific planning
Borough of Greenwich Core Strategy with Detailed Policies (2014).

policy designations.

NPPF

Guidance

The NPPF sets out the Governments planning policies for England and how Alongside the development plan, the Greater London Authority (GLA) and RBG
these are expected to be applied. The NPPF is a material consideration in the have published a range of Supplementary Planning Guidance/ Documents
determination of planning applications. It sets out a presumption in favour (SPG/SPD) which have informed the design proposals. These include:
of sustainable development, underlining that there are social, environmental >>

GLA Housing SPG (2016);

and economic dimensions to this.

>>

GLA Shaping Neighbourhoods: Play and Informal Recreation SPG
(2012);

>>

GLA Sustainable Design and Construction SPG (2014);

>>

The London Plan (2016) provides the overall strategic plan for London, setting

GLA The Control of Dust and Emissions During Construction and
Demolition SPG (2014);

out an integrated economic, environmental, transport and social framework >>

RBG Charlton Riverside Masterplan (2012); and

for the development of London. The site is located within the Charlton Riverside >>
Opportunity Area, which is identified by the London Plan for a minimum of

RBG Planning Obligation Supplementary Planning Document (SPD)
(2015)

1,000 new jobs and 3,500 new homes between 2012 and 2027.

RBG Charlton Riverside Masterplan (2017)

London Plan

RBG Core Strategy
The Development Plan for the Royal Borough of Greenwich (RBG) comprises
the Core Strategy with Detailed Policies (2014). This document provides
spatial policies, development management policies and site allocations to
guide and manage development in the Borough. Policy EA2 of Greenwich’s
Core Strategy allocates the Charlton Riverside masterplan area as a Strategic
Development Location to include:
>>

A new mixed-use urban quarter;

>>

Consolidation of employment to maximise the use of land whilst
maintaining employment levels;

>>

Reduction in the amount of out of town centre retail; and

>>

Increases in both the quantity and quality of open space
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Aerial view
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3.0 Site and Surroundings

3.1 Location
3.2 Transport & connectivity
3.3 Site context
3.4 Land use and existing buildings
3.6 Site history
3.7 Conservation area
3.8 Topography
3.9 Flood plain

3.1 Location
The Site is located in Charlton, south east London, in the Royal Borough of
Greenwich. It is situated adjacent to the junction of Bugsby’s Way and Anchor
and Hope Lane approximately 350m north of Charlton Railway Station and
500 m south west of the Thames Barrier. It is located within the Charlton
Riverside Opportunity Area and Strategic Development Location.
The two adjacent sites referred to as Plot A (northern plot) and Plot B
(southern plot) cover an area of approximately 2.52ha. They are bound to
the west by Anchor and Hope Lane and residential cul de sac developments

CITY
AIRPORT

of Atlas Gardens and Derrick Gardens, and to the south, east and north by
O2
ARENA

commercial / light industrial buildings.
The primary site access is from Anchor and Hope Lane via an existing access
road.
Plot A includes a right of way which is retained and accommodated within the

THAMES
BARRIER

scheme.
Two narrow access routes connect Plot A with the Thames path to the north
and to the west with Anchor and Hope Lane situated between “ Atlas
Gardens” and “ Derrick Gardens”

Site address

ROYAL BOROUGH
OF GREENWICH

MARYON
PARK

VIP Trading Estate and VIP Industrial Estate Anchor and Hope Lane, London
SE7 7TE.

CHARLTON
ATHLETIC F.C.

Grid Reference
Ordnance Survey National Grid Reference 541110E, 178940N

GREENWICH
PARK

SITE AREA

Context-Site
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SPD BOUNDARY
SITE AREA

Context - Charlton Riverside
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3.2 Transport and connectivity
The site sits within a predominantly industrial area located between Woolwich
Road (A206) and the southern bank of the River Thames. The main access to
the site is from Anchor & Hope Lane which runs between Woolwich Road and
Bugsby’s Way. The site consists of two main areas with a strip connecting to
Anchor & Hope Lane to the west and another to the Thames Path to the north.
The site is currently well located in respect of public transport and is in a
good to moderate accessible location with an average PTAL rating of 4 across
the site. Charlton mainline rail station is located approximately 350m south
of the site. Five bus routes are within easy access of the site with bus stops
on Bugsby’s Way, Anchor & Hope Lane and Woolwich Road. There are also
suitable pedestrian and cycle routes in the vicinity of the site which connect
important destinations including National Cycle Network Route 1 which runs
along the Thames Path.
The proposed development is the first phase of Charlton Riversides
transformation into a new urban quarter. It is expected that regeneration will
significantly improve accessibility through enhancements to bus and river
services to support Masterplan proposals.
Please also refer to the Transport Assessment for further detail.

DLR STATION
DLR LINE
CROSS RAIL STATION
CROSS RAIL LINE
UNDERGROUND STATION
JUBILEE LINE
TRAIN STATION
TRAIN LINE
MAIN PARKS

Public transport routes- wider London
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Public transport routes-wider London

Public transport
Charlton Station is located approximately 350m (a 3 to 4 minute walk) south
of the site. Trains serving this station run between London and Kent and
are operated by Southeastern. There are around 8 trains per hour in each
direction during weekday peak times.
The trains serve the London terminals of London Bridge (journey time of
17 minutes), London Waterloo East (26 minutes), London Charing Cross (33
minutes) and Cannon Street (24 minutes).
Interchange opportunities are available at the London terminals for London
Underground services and further rail services. In addition, the passengers
can interchange for DLR services at Lewisham and Greenwich stations, both
have a journey of around 7 minutes from Charlton.
The nearest bus stop to the site is on the northern side of Bugsby’s Way, to
the west of the roundabout with Anchor and Hope Lane (85m from the site
boundary). This bus stop is served by bus routes 472 and 486 travelling south
on Anchor and Hope Lane towards Queen Elizabeth Hospital or Woolwich.
For services in the opposite direction, there are bus stops on the western side
of Anchor and Hope Lane (170m) and on the southern side of Bugsby’s Way
(250m).
Three additional bus routes (161, 177 and 180) are available on Woolwich Road
located to the east of the junction with Anchor and Hope Lane, approximately
330m (a 3 to 4 minute walk) from the site.
In addition to the above services, the Woolwich Road bus stops are served
by night bus N1 which operates between Thamesmead and Central London,
with a frequency of 2 to 3 buses per hour in each direction.

BUS STATION
PROPOSED BUS STATION
WARD BOUNDARIES
RIVER PIERS
FUTURE RIVER PIERS
CROSS RAIL LINE
CROSS RAIL STATION
UNDERGROUND STATION
TRAIN STATION

Public transport routes- Charlton
CHARLTON RIVERSIDE - PHASE 1 - REVISED SUBMISSION
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Pedestrian routes
The most important pedestrian desire lines to a site are considered to be
those which provide access to public transport services, local facilities and
recreation areas. Within the vicinity of the site, public transport services are
located to the south of the site and Greenwich Shopping Park is located to
the west on Bugsby’s Way. The Thames river path is located to the north and
Maryon park is located further afield to the south east.
20min WALK (1800m)

The train station and river path can be reached within 3 to 4 minutes and
Maryon Park and Charlton village centre within a 10 minute walk.
The main access to the site is from Anchor and Hope Lane from the site’s
western edge.
It should be noted that there will be improvements to the pedestrian
environment along Anchor and Hope Lane as part of the proposals, including
improved pedestrian crossing facilities. Further improvements are also
expected in the future as the remainder of the Charlton Riverside Opportunity
Area is redeveloped.

O2
ARENA

15min WALK (1200m)

THAMES
BARRIER

Cycle routes

10min WALK (800m)

The local area is generally flat which helps to make cycling attractive as a
mode of transport. Designated cycle routes are provided within close proximity
of the site, which connects to the wider network across London.

GREENWICH
PENINSULA
ECOLOGY
PARK

The A206 Woolwich Road to the south of the site is a signed cycle route with
marked on-street cycle routes in both directions. The Thames Path is located
to the north of the site and forms part of the National Cycle Network (NCN)
Route 1. This is an off-road route which provides access to North Greenwich
to the northwest and towards Royal Arsenal to the east.

5min WALK (400m)

WOOLWICH
DOCKYARD

These cycle routes can be accessed from Anchor and Hope Lane. These
provide good access to and from local residential areas and other local
facilities. The local routes have adequate street lighting and signage to
various local destinations.

MARYON
PARK

RBG and Sustrans are currently working up the details of the Thames Path
Quiet way scheme which will provide a quieter route to North Greenwich
alongside the River Thames. This can be accessed at the northern end of
Anchor and Hope Lane. Construction of the scheme commenced September
2016 and is expected to be completed prior to occupation of the proposed
development.
In addition, Cycle Superhighway 4 is planned to be implemented between
Woolwich and London Bridge, travelling along Woolwich Road. Phase 3 is
between Greenwich and Woolwich but the delivery dates are not currently
known at this stage.

CHARLTON

ROYAL BOROUGH
OF GREENWICH

CHARLTON
ATHLETIC F.C.

WESTCOMBE
PARK

MAZE
HILL

SITE BOUNDARY
CYCLE ROUTES
TRAIN STATION
GREEN SPACES

Pedestrian and cycle routes
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Highway network
Site access is provided off Anchor and Hope Lane, via a private access road
which can provide for two-way vehicle movements. An adjacent landowner
has a right of access which will be maintained.
Anchor and Hope Lane is a wide, two-way carriageway, with sections of
marked on-street parking on both sides. It meets Bugsby’s Way to the south
at a roundabout and continues south towards a signal controlled junction with
the A206 Woolwich Road.
Bugsby’s Way has two lanes in each direction and provides access to the west
to Greenwich Shopping Park, Millennium Leisure Park, The O2 as well as the
Blackwall Tunnel. The A206 Woolwich Road is aligned approximately eastwest. It provides access to Woolwich to the east and the Greenwich Market to
the west. It also provides an alternative route to the A102 Blackwall Tunnel
Southern Approach.
Car clubs
There are two Car Club vehicles located to the south of Charlton Station,
approximately 550m (a 5 to 7 minute walk) from the site on Sundorne Road.
The next nearest Car Club vehicles are located on Peartree Way (1.1km from
the site, 2 vehicles) and on Fairthorn Road (1.2m from the site, 2 vehicles).
These additional vehicles are operated by Zipcar.

SITE BOUNDARY
WARD BOUNDARIES
MAIN
TRANSPORT ROUTES
BLACKWALL TUNNEL

Highway network
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3.3 Site context
In its wider context, the site lies in an industrial area known as the Charlton
Riverside area, which currently comprises a number of large and medium sized
industrial and distribution buildings including the Stone Foundries facilities

1

and Ropery Business Park directly to the east of the site. The exception is the
residential cul de sac developments of Atlas and Derrick Gardens to the west.
Surrounding uses beyond the boundaries of the Site consist mainly of light
industrial and commercial uses, as well as wharf areas along the riverfront.

3

5

The immediate area around the site currently presents an extremely poor
frontage and thoroughfare/walking routes around the site are limited and
unattractive.

8

2

The area is currently undergoing a significant level of change and it is
expected that the nature and uses of adjacent sites and wider urban context
will change as a consequence of the regeneration of the Charlton Riverside

4

Opportunity Area.
Beyond this area, the context of the wider location includes Thames Barrier,

7

6

The Millennium Dome at Greenwich Peninsula, Charlton Athletic Football
Stadium, Charlton Town Centre and a number of parks / recreation grounds
such as Maryon Park, Maryon Wilson Animal Park and Greenwich Peninsula
Ecology Park.

Key:

1 Millennium Dome
2 Angerstein Wharf

1

2

3

4

5

6

7

8

3 Thames Barrier
4 Maryon Park
5 Greenwich Yacht club
6 Charlton Football stadium
7 Delafield Road
8 Greenwich Peninsula Ecology Park

Charlton Riverside
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LARGE SCALE ENTERPRISE
SMALL AND MEDIUM BUSINESSES
RESIDENTIAL
SITE BOUNDARY

Land Use Diagram
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3.4 Land use and existing buildings
The application site currently comprises a number of industrial shed
structures ranging in size with an industrial appearance, surrounded by
hardstanding.
The access road from Anchor and Hope Lane currently serves existing
buildings.
The area surrounding the buildings is currently used for parking and storage.

14

1

2

8

The buildings are of poor appearance and lacking in architectural quality.

7

A row of existing mature trees subject to TPOs are located on the western

5

boundary of Plot B, adjacent to Anchor and Hope Lane.

12

6

3

13

15

9
4

4

11

3

2

1

5

6

7

8

12

11

14

9

13

15
Site photos
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3.5 Site history
The Charlton Riverside area began as an agricultural area by the River
Thames with some development along today’s Woolwich Road and to the east
by Woolwich Town Centre. Over time, industrial uses by the River Thames
emerged and Charlton became established as the employment area present
today.
In the second half of the nineteenth century, Charlton was still largely an
agricultural area with fields covering most of the area. Some residential and
industrial development had begun at this stage, mostly focused towards the
eastern end of the area nearest Woolwich Town Centre and along the presentday Woolwich Road in the area of Charlton railway station.
Three wharves along the River Thames were situated on the northern edge
of the site: Angerstein’s Wharf, Charlton Wharf and Charlton Ballast Wharf.
Some sign of industrial activity began to emerge with the presence of the
telegraph works to the east. A school and instrument factory were located
along Woolwich Road.
Since then, residential development has increased particularly along
Woolwich Road to the west, linking in with Woolwich Town Centre. Terraced
housing was also found along Eastmoor and Westmoor Street , connecting
Woolwich Road to the waterfront. The sand pit seen in 1870 was transformed

Historical mapping 1937

into Maryon Park to support the increasing residential population in the area.
In terms of other land uses, whilst the core of ‘New Charlton’ remained
largely agricultural at this stage, industrial development began to dominate
the riverside with the barge building works, a rope manufactory, timber yard
and silicate paint works all located on the riverside. The telegraph works
along Bowater and Harrington Roads had expanded significantly by this
stage. Over time, industrial land uses populated the agricultural fields seen
in this historical map from 1894, resulting in the industrial dominance which
is seen today.

Historical mapping 1805

24

DEC 2017

CHARLTON RIVERSIDE - PHASE 1 - REVISED SUBMISSION

Historical mapping 1902

3.6 Conservation area
The site is not located within a conservation area.
The nearest area with conservation status is the Charlton Village Conservation
area located about 2km to the south.
There are three safeguarded wharfs located within the wider context of the
site with Angerstein and Murphy wharf to the north west and Riverside wharf
to the north west.

View from Maryon Park

View from Maryon Park 1900

Charlton Riverside

Angerstein Wharf 1980

Charlton House

Charlton Village

Charlton
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3.7 Topography

The level of the site is generally flat and broadly comparable with the level of
the main access road to the site and Atlas Gardens and Derrick Gardens to
the west. However an earthwork slope to the north and retaining wall to the
east of Plot A indicate that the adjacent site to the west is likely to have been
built up.
In broad terms, the level falls from the north east corner of Plot A to the south
east corner of Plot B from 3.80 m AOD to 3.61m AOD. The highest point is at
the end of the river access route at 5.59 AOD.

Topography
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Detailed FRA Map centred on SE7 7TE created 29 March 2016 [Ref: KSL 6999 TM]
3.8 Flood plain
a2.49

2.48

a3.1

The site is located in defended Flood Zone 3 of the River Thames as shown
on the latest Environment Agency Flood Zone Maps. Despite being located
in Flood Zone 3 the site is fully defended against flooding from the River
Thames by the Thames Barrier and linear defences along the river banks.

®

Therefore the site will remain dry and fully functional throughout all tidal and
fluvial events in the Thames
with
return periods of 1000 years and less. There
10,000
Scale 1:
is a residual risk of flooding in the event of a breach in the defences. This
extremely unlikely scenario has been taken into consideration in the layout
and design of the
proposed development. A full Flood Risk Assessment (FRA)
Legend
has been produced as part of the planning submission. All sources of flooding
Main Rivers
are considered. In addition, the FRA includes a detailed surface and foul water
Site
drainage strategy to ensure that runoff from the site is managed sustainably.
TE2100 Model Nodes
!

Flood Map - Defences

!

Jan 1928 Flood Outline

Detailed FRA Map centred on SE7 7TE created 29 March 2016 [Ref: KSL 6999 TM]

Areas Benefitting from Flood Defences
!

!

! !

!!

!!

!!

!!

!!

!

2.48

a2.49

a3.1

Flood Storage Areas
Flood Map - Flood Zone 3
Flood Map - Flood Zone 2

Scale 1: 10,000

®

Legend
Main Rivers
Flood
Site

Map for Planning
(assuming no defences)

TE2100 Model Nodes

Flood Zone 3 shows the area that could be

!

Flood Map
- Defences
affected
by flooding:

!

- from
sea
Jan 1928
Flood the
Outline
!

!

! !

!!

!!

!!

!!

!!

with a 0.5% or greater
chance of occuring each year
Areas Benefitting from Flood Defences
- or from a river with a 1% or greater
Flood Storage
Areas
chance
of occuring each year

!

Flood Map - Flood Zone 3

Flood Zone 2 shows the extent of an extreme
flood from rivers or the sea with up to a 0.1%
chance of occuring each year.

Flood Map - Flood Zone 2

Flood plain

© Environment Agency copyright and / or database rights 2016. All rights reserved. © Crown Copyright and database right. All rights reserved. Environment Agency, 100026380, 2016.
Contact Us: National Customer Contact Centre, PO Box 544, Rotherham, S60 1BY. Tel: 03708 506 506 (Mon-Fri 8-6). Email: enquiries@environment-agency.gov.uk
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4.0 Masterplan - Opportunity Area

4.1 Opportunity Area
4.2 Charlton Riverside SPD
4.3 Riverside developments

4.1 Opportunity area
The site sits within the Charlton Riverside Opportunity Area (as defined
within the London Plan) The Charlton Riverside Masterplan Supplementary
Planning Document (SPD), June 2017 provides guidance to inform proposals
within this area. The site also falls within the City in the East opportunity area.

City in the East
The City in the East plan promotes the development of the east of London as
an integrated part of the capital.
it is estimated that this region has the potential to provide at least 200,000
new homes and 280,000 jobs.
In addition to Charlton Riverside it includes the Opportunity Areas along the
River Thames and the Lee River Valley such as London Bridge, Canada Water,
Deptford Creek/Greenwich Riverside and Isle of Dogs
Charlton Riverside is an Opportunity Area in the London Plan identified for
mixed use development and with significant capacity for jobs and new homes.

City in the East - Numbers
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Charlton Riverside Opportunity Area
The Charlton Riverside Opportunity Area (4) promotes optimising the use of
previously developed land for residential and nonresidential outputs in order
to contribute towards meeting and exceeding the minimum guidelines for
housing (3,500 homes) and employment (1,000 jobs) for the area. It states
that intensification should be promoted in line with existing and proposed
improvements in public transport accessibility.

Charlton Riverside Strategic Development Location
The Charlton Riverside Strategic Development Location (SDL) is allocated by
the core strategy. It is a key regeneration area that provides a significant
opportunity for new high quality riverfront development. The area will be
transformed into an attractive and vibrant mixed use urban quarter providing
3,500 - 5,000 new homes.

City in the East - wider SouthEast

London Plan Charlton Riverside Opportunity area
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4.2 Charlton Riverside SPD 2017
‘The transformational potential of Charlton Riverside was originally identified
in 2008 when it was designated as part of an Opportunity Area by the Mayor of

for

London, and then more clearly defined in the 2011 London Plan.

The Royal Borough of Greenwich (The Royal Borough) prepared and adopted a

The Development
Concept
provides
a high
level
Supplementary
Planning Document
(SPD) for Charlton
Riverside
in April
2012
to provide a strategic planning framework to oversee a major transformation
of the area.
Since 2012, the Royal Borough has adopted its Core Strategy (July 2014) which
sets out its targets of 3,500 to 5,000 new homes at Charlton Riverside, and

has faced increasing pressure from landowners, development interests and
other key stakeholders for further clarity on the future of the area and what
types of development will be allowed in the area.
Since the original application was submitted, the Royal Borough of Greenwich
has published and adopted a ,ore detailed Charlton Riverside SPD. The key
principles are set out below and in the adjacent figures.

Principles

• An additional 4,400 jobs (over and above existing employment)
residents,
• Integration of employment uses into new development
• An additional 5,000 - 7,500 homes (based on a more detailed
assessment of the site’s capacity)

hubs,

• Low to medium rise development
• Transport networks that reflect historic routes
• In future years, in the SIL area, subject to appropriate relocation,
de-designation and new transport infrastructure being provided, some

Key

taller buildings may be permitted to transition into the Millennium

Site boundary

Village routes
and Peninsula
and

Potential development zones

streets with a focus on providing

• Respect for heritage assets, and creative design response to the need
for flood protection.

Necklace of riverside parks

Local green links

Principal movement routes

Thames Path, a new riverside
promenade

Retained as existing
Neighbourhood & local centres

Primary, strategic green links

Schools/community hubs

Secondary, strategic green
links

Local open space

Charlton Riverside SPD June 2017-_page 32_Figure4.1 _Development concept plan
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Figure 4.1: Development Concept Plan

*

Landmark events
Key gateways

e

Figure 4.7 gives direction as to the location of
the main centres (neighbourhood and local)
and their relationship with the surrounding
area. The plan also shows how the schools will
be located, providing secondary provision of
community facilities, in addition to their main
education function.

Waterfront
Destination

Charlton Riverside - a living, working neighbourhood

rsid

Rive

Local
Centre

Charlton Riverside is a significant employment site in the Royal Borough

ute

Ro
est
st-w

of Greenwich. Its rich industrial heritage will shape a series of new

Ea

neighbourhoods, integrating residential development with modern industrial,

Bugsby’s Way

office and creative employment opportunities. Incoming residential

Primary
Centre
d

ich Roa
Woolw

development will be characterised by medium-rise housing and family

Local
Centre

homes. A network of streets and open spaces will reflect the historical pattern
of paths and boundaries, creating a healthy environment that encourages
walking over using a car, where children can play outside and residents and
visitors can enjoy a varied and attractive selection of leisure, recreation and

Key

Figure 4.2: Movement concept

Site boundary

social activities. Development will be supported by new schools and facilities.

Centres

Improvements to Charlton Station and Woolwich Road will help to integrate

Schools

new development with the rest of Charlton.

Development Parcels

Charlton Riverside SPD June 2017-_page 50_Figure 5.4
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Figure 4.7: Proposed
centres andSPD
hubs June 2017-_page 38_Figure 4.7
Charlton
Riverside
Charlton Riverside SPD | June 2017

There will be an emphasis on accessible, multifunctional open space provided in close proximity
to residential development, such that no home
will be more than 5 minutes’ walk from a
substantial open space (i.e., greater than 1 hectare
and equivalent to a local park). In addition, there
will be a finer grain of smaller spaces – pocket
parks, rain gardens, local play areas and civic
spaces within development parcels, providing very
immediate and instantly accessible open space
adjacent to residential development.
It is also anticipated that private open space will
be provided as part of residential development.
Roof terraces and gardens should be considered
to maximise access to usable open space and
minimise impermeable surfaces. The amount and
spatial distribution of each of the different types
of open space will be addressed during preapplication discussions.

Key

A living, working neighbourhood
A significant employment site
Residentially diverse
Economically active
Connected and accessible
Integrated and appropriate for all stages of life
Well designed
Sustainable and resilient, and
Viable and deliverable

Key
Site boundary

D1 class use (education, community)

Mixed A class with some B class uses

A class uses (retail/food & drink/
professional services

Sui generis (mix of fire station,
Thames Barrier and others)

Mixed B class with some A class uses

B class uses (business/industry/storage
& distribution)

Mixed C3 and A class uses

Site boundary

Thames Path
Development parcels with
potential for private/semiprivate open space

Employment Hubs

Mixed C3 and B class uses
C1 class use (hotel)
C3 class use (residential)

Parcels where private open space is less likely to be
delivered, e.g., commercial, employment, schools, etc.

Public open space

School grounds

Mixed C1 Hotel with some A
class uses

Figure 5.3: Proposed
ground floor
uses June 2017-_page 33_Figure 4.2
Charlton
Riverside
SPD

Charlton Riverside SPD | June 2017

Riverside Wharf

49

Figure 8.5: Private and semi-private open space
Charlton
Riverside SPD June 2017-_page 83_Figure 8.5

Charlton Riverside SPD | June 2017
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4.4 Riverside developments

Royal Wharf

Riverside development has been studied within the area between Greenwich
Peninsular , Newham and Woolwich Arsenal.
The development of height on the southern riverbank varies from 6 to 32
storeys and on the northern riverbank between 4 and 16 storeys.

Silvertown
The developments include :

Royal Wharf Masterplan
Waterside Park
Thomas Road
N1 & No2 Upper Riverside
Waterman Tower
Lighterman Tower

Waterside Park

City Peninsular
Plantinum Peninsular
Greenwich Millennium Village
Warren Royal Arsenal

Woolwich Riverside

34
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Enderby Wharf

32
7 31 31
23
6

16

19
16

7/15 5 5 15

Royal Wharf Masterplan
Phase I Glenn Howells Architects

8

Waterside Park Barratt

20 22 22

Storey
2

22
19 16

10

Nouvel

Warren Royal
Arsenal
Berkely Group
/ Allies &
Morrison

31
8

Greenwich
Millenium
Villlage
Jestico & Whiles

27
8

Plantinum
Peninsular
Bellway

24
12

City Peninsular
Bellway

9

Lighterman
Tower
Knight Dragon
/ CJCT

23

Waterman Tower
Knight Dragon
/ Pilbrow &
Partners

Millenium Dome

50m

No. 1 & No. 2
Upper Riverside
Knight Dragon
/ SOM

CHARLTON RIVERSIDE - LONDON
6 4

B
Thames Road Ballymore

10
Storey

12

20
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5.0 Opportunities and Constraints

5.1 Design objectives and brief
5.2 Constraints

5.1 Design objectives and brief

• Flood Levels - Entrance levels, accommodation

•

The proposals should consider efficient construction methods, costs and
programme

The proposed development aims to respond to the specific constraints and Accessibility

• Consider construction phasing
opportunities associated with the site and deliver a scheme of the highest The following key aspects had to be considered in terms of designing for
quality which is fully integrated into the potential surrounding context.
• The scheme design and layout should respond to the following site
access:
constraints:
A series of key objectives were established at inception stage and these
The development is accessible to all both internally and externally. Provision
objectives have evolved throughout the extensive design development and
>> A gas main on the northern boundary
of appropriate landscaped spaces that can be used throughout the day and
consultation process.
evening, seven days a week, contributing to a safe and secure environment to
>> An electricity sub-station by the western access strip
This section summarises the key objectives that have driven the development ensure that the development is inclusive of the wider Charlton Riverside area
>>An access strip on the eastern boundary
of the design.
Building design and layout must make provision for, and be flexible and
>> An access strip to Imex House
Context
adaptable to the needs of all users.
• The landscape strategy should meet the requirements of the Master Plan
The development must be appropriate to its context in terms of:
Brief
and contribute positively to the scheme
• The proposed use and amount of development on the site.
The brief has been developed and informed by the extensive design evolution
• The proposals should allow for a commercially viable phasing strategy
• Integration with its current surroundings and response to the aims and
and consultation process however a number of objectives have remained
• The proposals should be capable of integrating with the expected
aspirations of the Charlton Riverside Masterplan area
constant throughout this process:
development on the surrounding site

• Establishing an appropriate form of development on the site in townscape

•

To provide development that realises the full potential of the site.

and urban design terms to accommodate the required quantum of

•

Ensure that the development makes a valuable addition to the area and
integrates with and locks into the aims and aspirations of the Charlton

development.

• Delivery of a high quality and inviting streetscape and public realm to
provide improved connections and linkages to the surrounding area.
• Creating a significant green space
• Establishing a sense of place and destination within the wider context.
Site

Creation of high quality buildings and spaces.

The site offers an exciting opportunity to deliver an exemplar residential led

•

The overall mix should reflect a requirement for 3-bed and larger units
with the remaining units but deliver a majority of 1 and 2-bed units

•

Maximise dual aspect apartments and minimise single aspect north
facing apartments

•

Maximum daylighting

•

Apartment sizes to achieve or exceed the minimum overall areas given in
the London Housing Design Guide standards of minimum 50m2 for 1 bed,
61m2 for 2 bed and 74m2 for 3 bedroom apartment

• Daylight- Separation between blocks

•

Ground floor retail and employement space

• Orientation – Maximise natural daylight

•

Public realm and recreation zone

• Wind microclimate – Public and private realm zones

•

Provide affordable housing and mix of units

CHARLTON RIVERSIDE - PHASE 1 - REVISED SUBMISSION

as the Masterplan vision is delivered.

•

needed to be addressed within the design of the development, including:

DEC 2017

whilst allowing the building and it’s uses to adapt to changes in the area

Aims and Aspirations

A series of specific site issues and associated impacts were identified which

38

Development on the site must respond to the current surrounding context

Riverside Masterplan

• Appearance at both short, mid and long range and relationship to key
views within the area and wider Charlton.

•

scheme which will act as a catalyst for the regeneration of the wider area
which includes retail and employment space.
The combination of project brief requirements and the sites strategic location
provide a unique opportunity to create a scheme that will enhance and improve

CHARLTON RIVERSIDE - PHASE 1 - REVISED SUBMISSION
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5.2 Constraints
Analysis of the existing site identified a series of factors and constraints that
had to be taken into account when considering development on the site.The
scheme design and layout should respond to the following site constraints:
Topography
The topography of the area is generally flat however a retaining wall and level
change of approximately 1m to the eastern boundary of the northern plot
has an impact on the integration and connection of the site with the wider
Masterplan.
Flood plain
With the floodplain at 6.20 m AOD the development of the ground floor uses
are restricted. Within the development no bedrooms spaces can be located on
the Ground floor. Basement and associated plant areas need to be considered
carefully.
Existing Trees
Mature trees located to the Western boundary along Anchor and Hope Lane
to be maintained
Acoustics
The Stone Foundry factory facility directly east of the northern site generates
noise impacts and the eastern facade had to be developed to address the
current external environment and mitigate these issues.

CONSTRAINTS
EXISTING
PROTECTED TREES
RETAINING WALL
SITE BOUNDARY
EXISTING TOWNHOUSES
ASSUMED BUILDING LINE
EXISTING BUILDING PLOT B
EXISTING ROAD
NOISY PLANT
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Riverfront level
5,1

4,60

4,58

3,38

3,29

PLOT A

4,00

3,42

3,22
3,33

PLOT B

3,28

2,98

3,21

Constraints plan
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7.0 Design Proposal Overview

7.1 Concept Design
7.2 Access
7.3 Accommodation
7.4 Green space and public realm
7.5 Scale and massing
7.6 Plot A community
7.7 Plot B work space
7.8 Emloyment strategy
7.9 A Place for families
7.10 Masterplan context

7. 1 Revised Concept Design
The proposal aims to provide desirable homes with generous green spaces
and a commercial street edge along Anchor and Hope Lane.

EAST

PRIMARY ROUTE

In order to minimise single aspect north facing homes and to maximise day
lighting, the residential buildings are arranged along the perimeter and
centre of the site and orientated on a north south axis.
The buildings are then broken down into smaller elements to provide
pedestrian routes through the site.

OPTIMAL BLOCK ORIENTATION

Significant and distinct areas of clearly defined landscaped spaces and public
realm are located at ground level.
On plot A the gardens towards the east and play street towards the west are
provided for residents and to encourage use by pedestrians passing through
on their way to the river.

WEST

The semi-private landscaped area on Plot B sits elevated at first level providing
a buffer to the busy Bugsby’s Way and Anchor and Hope Lane.
Extensive commercial space is located within the ground and first floors of
Plot B and forms part of the proposed Neighbourhood Centre adjacent to
Anchor and Hope Lane.
The layout ensures that the site will provide a suitable level of activity, both on
the perimeter of the site and within the central garden areas to engage with
other surrounding sites as they are developed.

Design principles:

MINIMISE SINGLE ASPECT
NORTH-FACING HOMES

MAIN ROAD

ROUTES AND RHYTHM

CORNER
ELEMENT

PUBLIC REALM

• North-south orientation of buildings with east-west outlook
• Creating an active street edge
• Permeability at ground level
• Creating distinctive garden spaces and play areas at ground level and on

PUBLIC
GARDEN

PUBLIC
GARDEN

roof levels
• Pedestrian routes through the site

PLAY STREET

• Connection to the river
• Commercial street edge along Anchor and Hope Lane
• Gateway building within neighbourhood centre

PRIVATE GARDENS

ACTIVE FRONTAGE

GATEWAY BUILDING

• Creating a destination
• Minimise north facing single aspect homes
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GARDENS AND GREEN SPACE

WORKING EATING SHOPPING

EAST WEST ROUTE

PLOT A

PLOT B

PEDESTRIA

N ROUTE

RIVER ACCESS

ACTIVE FRO
NTAGE

STATION ACCESS
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7.2 Access
General road and service access
Both plots are accessed from Anchor and Hope Lane via an existing road
which will form part of the east - west link proposed in the Masterplan SPD
2017.

Future Road
Road Access
Service Access
Car Park Access

Building lines have been pulled back from the site boundaries to allow for
sufficient distance between built form within the site and neighbouring plots
and to allow for new routes within the site boundaries. This includes new
access routes along the southern and eastern boundaries of both plots.
Service access for buildings D/EF/G and H and access to Imex house is
provided via a restricted access controlled road. Restricted service access on
plot B is routed along the eastern and southern boundary.
Future connection with masterplan
The routes along the eastern boundary have been developed to facilitate
future connections to the major east - west and north- south links as the
surrounding area is developed.
Parking
Basement car parking on plot A is accessed via the extension of the existing
access road from Anchor and Hope Lane and basment parking on plot B via
the service road along the eastern boundary.
Concierge and Drop off
Drop off points are located for plot B along the existing access road from
Anchor and Hope Lane in close proximity to the main concierge for the Vehicle access
development and on the eastern boundary for plot A. The main concierge for
the development is located on plot B .
Entrances

Community facilities
Residential
Commercial

The building entrances are located to the perimeter of the sites along current
and future roads. Buildings D,EF,G and H are accessed via a private road
within the site.

A

B

D

G

7.3 Accommodation

C

E

F

H

The proposed development comprises 771 residential units provided within
11 buildings ranging in height from 2 to 10 storeys, including extensive public
realm area, private gardens and roof terraces.

J

Accommodation ground floor
DEC 2017
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K
M

The buildings are located on two adjacent sites which are referred to as Plot
A (northern plot) and Plot B (southern plot).

72

Residential

Accommodation upper floor

N

L

O

Plot A residential blocks
Buildings A,B,C,D and EF provide a mix of 2/3/4 bedroom duplex apartments
with private amenity space on the ground floor and a mix of 1/2/3 bedroom
apartments and studios on the upper floors. All apartments are provided with
loggias or balconies.
Buildings B and C also provide space for a crèche and community space on
ground and first floor.
The buildings to the western boundary G and H provide 2 storey 3 bedroom
townhouses with private gardens at ground level and a variety of 1/2/3
bedroom apartments and studios on the upper floors . All are provided with
either a private balcony, loggia space or private roof terrace.
Plot A basement Level
The basement level on Plot A accommodates parking, cycle parking, refuse
stores and local plant space and takes up approximately half of the site.
The half basement creates a transition between the current levels of the
application site and the approximately 1m higher adjacent site to the east.
Plot B ground Level
The ground level includes commercial space around the perimeter providing
space for office, retail and restaurant uses together with significant areas of
public realm. Bike storage and plant space is located within the centre of the
plinth. Within building O the commercial space extends over ground and first
floor.
Plot B residential blocks
Residential accommodation is located above level 1 with a residents garden
located in the courtyard on top of the 1 storey plinth. A variety of 1/2/3 bedroom
apartments and studios are provided on the upper floors . All are provided
with either a private winter garden, loggia space, balcony or private amenity
space on level 1 adjacent to the residents garden.
Plot B basement Level
The basement level on Plot B accommodates parking provision, refuse stores
and the energy centre for the development. It takes up approximately two
thirds of the site .

Building layouts across the development are described in more detail in
Chapter 11 of this document.

Play street CGI
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7.4 Green space and public realm
The site layout includes significant and distinct areas of clearly defined
landscaped spaces at ground level of Plot A. The garden landscape is
provided for residents of the development and also encourages use by
the surrounding developments or pedestrians passing through on their
way to the river.
The landscaped areas on plot A are clearly defined and provide an open
play street between the buildings towards the western boundary and
residents gardens on towards the western boundary.
The semi-private landscaped area on Plot B sits elevated on the first
floor providing a buffer to the busy Bugsby’s Way and Anchor and Hope
Lane. The garden space provides a more private area for residents
which is accessed via the residential cores.
In the long term, and in response to the anticipated future context, the
street facing edges of plot B are intended for public use. Public realm
areas provide space for visitors and employees and extend around the
base of building O.

Family garden
Eco walk
Play street
River walk
Residential garden
Public realm

There are two main pedestrian routes crossing the sites delivering the
first of a network of green spaces within the wider Masterplan area. The
primary south-north route runs from the tree lined edge of Anchor and
Hope Lane, along the landscaped areas within plot A and connects the Residents gardens and public realm
site with the river. The other major route runs from Anchor and Hope
Lane between Atlas and Derrick Gardens to the eastern boundary of
the site.
The layout ensures that the site will provide a suitable level of activity,
both on the perimeter of the site and within the central gardens as
other surrounding sites are developed.
Further shared amenity spaces and private roof terraces are provided
on the roofs of buildings A,B,C,G,H, K and L and are designed for
residents.

Pedestrian routes
74
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Communal Amenity
Private Terrace
Private Garden

Primary pedestrian
routes
Secondary
pedestrian routes

Amenity space

Residents gardens CGI
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7.5 Height and massing
Massing principles plot A
The buildings on Plot A are formally arranged along the eastern and western
site perimeter and along the north - south axis in the centre of the site creating
distinctive open green spaces.
The buildings predominantly step up in height from the western boundary
perimeter towards the east. The buildings are further articulated and vary in

CREATING A PLAYSTREET

height along their north - south axis.
The terraced and more grounded building to the western boundary has been
developed with the consultant team to maximise day lighting and steps in
height from the adjacent townhouses towards the centre of the site. A variety
of external spaces and layouts have been provided within this building. A gap
in the overall form allows for a new pedestrian access route and connects the
site with Anchor and Hope Lane.

MASSING RESPECTS
EXISTING BUILDINGS
MAXIMISING THEIR
SUNLIGHT

The buildings along the central spine step in height with the lowest point in

ACCENTUATED STEPPING
CONTRIBUTES TO A VARIED
ELEVATION

the centre of the composition.
The buildings towards the eastern boundary are stepped in height and the
massing is further articulated with smaller projecting elements breaking up
the form .
The buildings are recessed on ground floor and step back at roof level.
The ends of the buildings return to create distinctive outdoor spaces and
residents gardens. The massing also allows for extensive private amenity
spaces and shared roof terraces.

Massing principles plot B
The buildings on Plot B are arranged around a courtyard and sit on top of a
1 storey plinth with exception of the gateway building location towards the
south western corner of the site.
The freestanding distinctive building to the south western boundary of plot B
responds to the close location to Charlton train station and acts as a gateway
for the overall development.
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SMALLER SHELTERED
RESIDENTIAL GARDENS

FREE-STANDING
GATEWAY BUILDING
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The composition allows for a generous public realm at ground level which is
sheltered from the busy Anchor and Hope Lane. The gateway does not exceed
10 storeys in accordance with the SPD.
The corner element towards the north eastern boundary steps down in height
to create a transition between plot B and A and the adjacent residential
development of Atlas Gardens .
The individual building elements add further articulation to the overall
composition. Gaps between the buildings, the stepped roofs and the folded
elevations of the buildings break down the overall scale of the development
and reinforce the sense of movement.
Collectively the buildings are expressed as a cohesive sculptural grouping
and across all the buildings care has been taken to conceal ‘roof top’ plant
and lift overruns within building envelopes to maintain integrity of form and
ensure that clean lines are maintained across the skyline.

Permeability
Careful consideration has been given to the impact that the proposed scheme
has with regard to sunlight and daylight access and shadowing both within
the site itself and through to the surrounding area.
The buildings have been moved off the boundary lines to provide for
sufficient distances between the proposed development and potential future
developments.
The layout of the blocks has been developed to provide sufficient space
between the buildings and to ensure that the northern aspect of the buildings
are afforded sufficient outlook and daylight.
The boundary and central blocks on plot A have been broken down with gaps,
introduced to afford views both into and out of the central green spaces.
This creates a strong visual and physical connection with the immediate
surrounding context.
All internal layouts have been developed to address privacy issues associated
with block separation and to mitigate overlooking issues and maintain a
sense of privacy.

Ecowalk and entrance into plot A
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Townhouse gardens buildings G&H
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Neighbouring Atlas and Derrick Gardens

>>

Careful consideration has been given to the design of the buildings
neighbouring Atlas and Derrick Gardens.

>>

The following main design principles for the immediate adjacent
development have been established :

>>

Terraced building to provide privacy and buffer

>>

Maintain minimum distance between buildings of 20m

>>

Townhouses on ground floor with back to back private gardens to
maximise privacy of the existing townhouse gardens and assist in
creatin of a community

>>

>>

A

B

20 m

Variation in height within the blocks G between 2 and 6 stories and a
set back on the uppermost floor have been introduced to respond to
neighbouring residential properties.

Derrick Gardens

24 m

20 m

A
B

Modulation of building form and local reaction to 3 storeys to maximise
day lighting

30 m

Atlas Gardens

30 m

Townscape
The architectural composition takes account of the impact of the buildings at
both local level and within the context of the wider area and also takes into
account both the current and emerging future context. A detailed analysis is
discussed in the Townscape and Visual Impact Assessment section of the EA. Site plan

24

Derrick Gardens

20 m

6
5
5

Atlas Gardens

6

3

20 m

4
5

6

4
Derrick Gardens

Aerial view from north west
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Atlas Gardens

Aerial view from south west

5

Verified view 2 Atlas Gardens

Verified view 3 Derrick Gardens

Elevation A

Section B
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CRECHE

TO THE RIVER

7.6 Plot A community

COMMUNITY
CENTRE
FUTURE
ROAD
CONNECTION

The ground floor on plot A is predominantly residential with the provision of
a community centre and a crèche located adjacent to the residents gardens.
The two storey townhouses are located to the western part of the site providing
generous private gardens which create a back to back terrace with the existing
Derrick and Atlas Gardens.
All other homes on ground floor are arranged over two floors with generous
outdoor amenity space at ground level.
Between the terrace located on the western boundary and

the central

RESIDENTS
GARDENS

buildings a play street is proposed providing green space for the residents
and play space for children.
Generous gardens for residents are located to the Eastern part of the site.
The composition of buildings, combination of outdoor green and play spaces

PLAYSTREET

and ground floor accommodation has been carefully thought through and

ECOWALK

fosters the creation of a community and provides a secure development .

The landscaped areas and play provision is further described in chapter 10.

PLOT A

TOWNHOUSES
Ground floor plan plot A

PLOT B
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DUPLEX APARTMENTS

Residnets gardens - creche CGI
CHARLTON RIVERSIDE - PHASE 1 - REVISED SUBMISSION

DEC 2017

83

7.7 Plot B ground floor work space
As part of the proposed Neighbourhood centre within the Charlton Riverside
SPD, 35,000 sqft of commercial space is proposed for the ground floor of Plot
B with the intention of creating a workspace hub for local third sector and

RESIDENTS
COURTYARD GARDEN
LEVEL1

start up companies.
The delivery of high quality commercial spaces will create an active street
edge and a desirable public realm for residents of the wider masterplan.
Whilst this space has flexible use class to assisst with future take -up, the
applicant can commit to a high percentage of workspace with RBG.

Active frontages
Considerable care has been taken to establish linkages and physical and
visual permeability across the site and to maximise the area of internal and

FREESTANDING GATEWAY
BUILDING

external space to which the public have access. The quality of the ground
floor environment is seen as crucial to the success of the scheme and the
proposed flexible business / retail / leisure uses provision is considered a

PUBLIC REALM

vital part of the use mix within the site, contributing to the ‘sense of place’,
creating activity and reflecting the sites strategic location within the Charlton
Riverside opportunity area.

PODIUM CONTAINING WORK
& RETAIL SPACES

BOULEVARD
ACTIVATED PUBLIC
REALM
ACTIVE FRONTAGE

Massing sketch plot B

PLOT A

PLOT B
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Flexible retail/ commercial space
The proposed scheme will deliver a contemporary, well lit and high quality
commercial hub. The space has been designed to include a large open plan
floor plate that can be subdivided to accommodate multiple small tenants.

Gateway building
The standalone gateway building creates a marker visible from the
station and an entrance to the site and public realm.
Residents Garden level 1
The residents gardens are located on level 1 above the plinth and
provide a separation from the ground floor public realm and shelter
form the busy Anchor and Hope Lane.

Ground floor plan plot B

First floor plan plot B
CHARLTON RIVERSIDE - PHASE 1 - REVISED SUBMISSION
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7.8 Employment strategy
Rockwell’s vision is to design and deliver high quality workspace hubs across
the Phase 1 and Phase 2 landholdings that will provide spaces for local third
sector and start up organisations.
In order to deliver this strategy, Rockwell have engaged with The ‘Ethical
Property Company’, who are the leading provider of third sector commercial
space in the UK.
Ethical Property Company opened a commercial hub in Vauxhall in 2015
that provides flexible space for third sector tenants including ‘Malaria No
More UK’.‘The Police Foundation’ and ‘Advising London’ propose to operate a
similar space in Charlton.
Rockwell are also engaging with The Greenwich Enterprise Board, to either
manage the space and sublet it to local businesses or in an advisory role to
ensure the type of space required in RBG is delivered.
Rockwell are also willing to engage with local educational groups such as
Ravensbourne College and the Greenwich Trust School to nurture education
employer relationships.
Rockwell propose to engage students in a series of projects during and after
construction to foster links between the private sector and higher education.
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Public realm CGI
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Residential courtyard garden CGI
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Gateway building CGI
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7.9 Place for families
One of the main drivers for the design concept was to create a place for
families and a neighbourhood in which to live with children.
The communities we choose to live in as we raise children are arguably the
most important, as they tend to be some of the places in which we live the
longest.
For a great place to raise kids we are looking to create a diverse community
with walkable connections to the wider Charlton area and larger populations
of other kids to play with. Also important are the quality of local school and
health care systems, and the opportunities for fun and recreation.
A series of key character areas make up the landscape concept which each
contribute to a unique sense of identity and help establish a new sense of
place .
The development offers a selection of two, three and four bedroom homes
with generous private amenity space which are perfect for families.
Open areas in which to play feature within the centre of the plot and play
provision has been woven into the landscape proposals from the ground floor
up to the roof gardens and terraces.
Green pedestrian routes connect to the closely located river side walk and
recreation zones of Barrier Park and Maryon Park.
An active ground floor frontage with shops, eateries, crèche and community
centre within close proximity makes the development attractive for families
and the wider community.
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Roof terraces CGI

Play street CGI
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7.10 Masterplan Context
The Charlton Riverside SPD (adopted in June 2017) seeks to unlock Charlton’s
development potential to help support the regeneration of the surrounding
areas by offering new homes, (including affordable housing), new workspaces,
new/enhanced transport links and high quality open spaces.
The SPD calls for the delivery of up to 7,500 new homes.
In alignment with the Charlton Riverside SPD the proposed plans seek to
bring a range of new assets to the area and include the following ambitions:

•

High quality new homes

•

New workspaces

•

Contribute to the new neighburhood centre with restaurants, cafes, shops,

UTE

T RO
S
E
W
-

EAST

creche and community centre and a new public realm
•

Extensive private and public green spaces

•

A place for families

•

Develop an employment hub and creative community to help drive local

PHASE 2

regeneration
•

New pedestrian links to the River Thames and the wider masterplan area

•

Deliver 20% of the proposed East-west Route in Phase 1 and another

PHASE 1

20% in Phase 2 .
•

ROCKWELL OWNED LAND

Improve transport links and infrastructure including new buses delivered
through s.106 contributions

•

COMMERCIAL CENTRE

Act as a catalyst for the regeneration of the Charlton Riverside area

LOCAL CENTRE
NEIGHBOURHOOD CENTRE

Rockwell are continuing to invest in the Charlton Riverside masterplan area
in order to consolidate landholdings, a strategy that aims to deliver key parts

RIVER ACCESS

of the masterplan.
PEDESTRIAN ROUTES

Indicative access roads Connections with wider Masterplan area

EAST WEST ROUTE
CHARLTON STATION
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Future road and connection with masterplan

The plan shows the intended future scenario providing the east -west link
including cycle and potential bus ways and new south - north routes which
provide secondary links and a connection to the river.
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8.0 Design Considerations

8.1 Windtunnel assessment
8.2 Rights of light /Daylighting
8.3 Townscape

8.1 Windtunnel assessment
The objective of this study was to determine the ground, balcony and podium
level wind environment within and around the proposed development.
Three configurations were tested in the wind tunnel on a 1:300model:
•

Baseline (conditions prior to construction);

•

Proposed Development with existing surrounding buildings; and

•

Proposed Development with existing surrounding buildings, with

landscaping.
Measurements were taken at up to 215 locations for 36 directions at 10-degree
intervals. These covered ground level locations along the building facades
and at corners, within open amenity spaces and terrace locations and on
pedestrian routes within and around the Site.
The Baseline scenario is acceptable for sitting to leisure walking use. This
range of conditions is typical of a predominantly mid-high rise urban area
such as London, with sheltered conditions in areas of medium and low-rise
buildings.
The Proposed Charlton Riverside Development with existing surrounding
buildings scenario is acceptable for sitting to business walking use. Although
many of the locations had suitable wind conditions for the intended use, some
locations had adverse wind conditions which required mitigation. Following a
mitigation workshop an iterative method of wind tunnel testing was carried
out in order to develop mitigating design features which are now incorporated
into the final design.
Amendments to the design included the following:
•

Solid sided balconies included on the upper floors of the South and

West elevations to Buildings K and L.
•

Increased planting height up to 1500mm along commercial edge on

the corner of the East-West access road and Anchor and Hope Lane.
•

No seating areas to be placed at ground level on the corner of buildings

N and O.
With these mitigation steps conditions throughout the site are suitable for
the proposed use. For further details see the Microclimate Assessment
submitted.
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2.4m deep (from
façade), 1.5m tall
shrub

Mitigation requirement to landscaping on NW corner of Plot B.
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8.2 Daylighting assessment
Daylight, Sunlight and overshadowing have been a key consideration
throughout the design evolution. The massing of the proposed buildings
responds to its neighbours by stepping back where necessary. The subsequent
effects have been quantified by reference to the standards set out in the BRE
guidance and are detailed in the daylight and sunlight chapter of the ES.
Daylight and sunlight within the proposed scheme has also been considered
with design measures taken to provide sufficient amenity for future residents.
This is the case within the proposed residential units and amenity spaces
within the site.
The massing of buildings G and H on Plot A has been designed in order to
maximise daylighting for the neighbouring plot and the form is modified to
respond to the required permeability and orientation of the sun.
The layout of the blocks has been developed to provide sufficient space
between the buildings and to ensure that the northern aspect of the buildings
is afforded sufficient outlook and daylight.
A detailed daylight and sunlight assessment is included within the
Environmental Impact Assessment that accompanies this application.
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8.3 Townscape
Summary of Townscape, Visual and Built Heritage Impact assessment

no significant effect on the townscape character area of Charlton Village, There are no designated heritage assets (e.g. conservation areas and listed

A Townscape, Visual and Heritage Built Impact Assessment (TVBHIA) forms which is located in an elevated position approximately 1km from the Site.

buildings), or locally listed buildings, located on the Site or near it. There would

part of the Environmental Statement accompanying the planning application. In respect of heritage assets, a number of buildings and structures on the be no significant visibility of the Proposed Development in views of most of the
The TVBHIA assesses the existing situation on and around the Site, and then Site have been identified as non-designated heritages assets in an evidence heritage assets identified in the wider area around the Site. Where visible in
considers the effect of the Proposed Development in a selection of short, base document produced for the Royal Borough of Greenwich (the Charlton views towards heritage assets in the wider area, the Proposed Development
medium and long range views, its effect in respect of local and wider townscape Riverside Employment and Heritage Study). These buildings and structures would appear in the middle distance or the distance as a distinct background
(considered as townscape character areas), and its effect on heritage assets. are fragments of a former ropeworks on the Site which are no longer in their element, separate from the immediate and local contexts in which the heritage
assets are experienced, and with no effect on their heritage significance.
A summary of the TVBHIA’s conclusions is presented below.
historic use and have undergone alteration over many decades. Their former
In long range views from the northern side of the River Thames and Greenwich ropeworks use is no longer legible. Their original context within the overall The TVBHIA concludes that the Proposed Development would represent a
Peninsula, the Proposed Development would be seen in the distance as a new ropeworks site, now split up into different sites, is unrecognisable from visual new form of development for Charlton Riverside, an area which is earmarked
form of development for its area, coherent and of a high architectural quality. inspection.

in planning policy for comprehensive regeneration over the coming decades;

It would be a relatively minor addition where visible in most long range views While the TVBHIA assesses the loss of these buildings and structures as an as what is likely to be one of the first developments in this wider area, the
Proposed Development would set a high standard for future developments
from other directions.
adverse effect, the heritage significance of these buildings and structures
to match, and would enhance a range of views and the character of the local
In medium range views from the south and west, the tallest building, Building is very low, and the scale of the loss would be limited in its importance. The
and wider townscape.
O, would act as a distinctive marker for the regeneration of the Site. Buildings public benefits of the Proposed Development would substantially outweigh
A, B and C would be particularly visible in medium range views from the east, the loss.
and the manner in which they would appear to be composed of ‘inner’ and
‘outer’ elements would provide them with a visually interesting form in such
views.
In shorter range views, Buildings A, B and C and Building MN would define the
eastern and western edges of the Site respectively, and their inset windows
and balconies would provide their elevations with depth and articulation. The
lower scale and relatively simple brick facades of Buildings G and H would
relate well to the existing housing on Atlas Gardens and Derrick Gardens.
While there would be a contrast in scale and form between the Proposed
Development as a whole and Atlas Gardens and Derrick Gardens, this would
not be overwhelming, and the high quality of the Proposed Development’s
architecture would enhance the context in which these houses are located.
The high quality architecture and public realm of the Proposed Development
would enhance the Charlton Riverside townscape character area, located to
the north of Woolwich Road, within which the Site is located. The Proposed
Development would form a distinct and high quality background element of
townscape when seen from residential Charlton, the townscape character
area located south of Woolwich Road. The Proposed Development would have
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VP1

VP2
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VP9
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VP5

VP6

VP7

VP8
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VP1
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VP21
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