Annex (22 pages)
Planning Application 16/4008/F – Rockwell – 771 units off Anchor and Hope Lane SE7
Evidence from Charlton Riverside Masterplan
Summary
The following evidence shows how seriously this application undermines the fundamental purpose
and vision of the Council’s Supplementary Planning Document for the redevelopment of Charlton
Riverside.
The height, massing and design, if approved, will effectively make this masterplan redundant. We
therefore urge the Council to revisit this application in its entirety, as in its current form it seriously
violates the Council’s plans, as expressed both in the SPD, and in its Core Strategy.
We also ask the Council to acknowledge the serious investment it has made in agreeing the SPD
between 2012 to 2017, seeking buy in from the local community, employers and developers,
including two major public consultations. We note that the revised SPD, agreed by the Council
Cabinet on 21 June 2017, already reflects the considered views of developers, and the agreed need
for greater housing density.
The supporting evidence in the plan, to require the Council to ask for a complete re-design is
overwhelming. The evidence presented below is taken entirely from the text of the masterplan.
The extent of this text, supported by the pictorial evidence from the masterplan, shows just how far
the Council’s vision will be effectively destroyed if the application goes through. It shows how far
the Council has deviated from its own plans in ongoing discussions with the developers.
There are three sections:
●
●
●

Masterplan written evidence with Rockwell’s latest responses included p1-8
Masterplan pictures showing the Council’s vision p9-14
Rockwell pictures showing the major difference in vision that still remains p15-22

Ref.
2.1

Page
8

SPD Theme
Vision

Policy (text directly quoted from Council SPD)
Incoming residential development will be characterised by
medium-rise housing and family 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 can
enjoy a varied and attractive selection of leisure, recreation and
social activities.

2.3

12

Lower rise Vision

Low-to-medium rise, high density development, as characterised by
the mansion block form, allows for flexibility of living spaces,
supports shared green spaces and provides high, yet liveable
densities for sustainable, walkable urbanism. Medium rise housing
will allow for meaningful contact between residents and ground
floor level activities and interaction, as well as greater opportunity
for surveillance of common areas. It also accommodates separate
entrances and management regimes for a range of tenures
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A7
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Lower rise Vision
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Lower rise vision
– human scale
need means 6
floor max.

C7

184

Vision – human
scale

12.3

137

Vision

A2

140

Family vision

A3
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Vision – pro
family, anti high
rise 1-2 bed flats

2.3

13

Vision –
low-medium rise
streets and
squares

6.3

60

Vision –
low-medium rise

The significant quantum of family housing proposed for Charlton
Riverside, and the sheer scale of the site (122ha) militates against
a development model predicated on density being achieved with
taller buildings, as a matter of course.
Picture p145 of 4 storey developments in 4 sites – Islington,
Notting Hill Gate, Maida Vale, Lancaster Gate
Human scale argument for 6 storey max: Beyond 25 metres our
ability to perceive facial expressions and appreciate emotion in
others also rapidly diminishes, and this 25 metre distance is
important to the discussion about building heights. This 25 metre
threshold is what is called the ‘social scale’, where people can
engage with the street, other people and events. The Royal Borough
intends that development at Charlton Riverside should foster this
connection and promote interaction at a‘social scale’, therefore, a
low-to-medium rise high density form of development (typically
3-6 storeys) is proposed.
There is an opportunity to create a finergrain of development, with
smaller plot sizes set within a network of streets and thoroughfares
to create a more
human-scale, walkable neighbourhood.
Given the character and composition of nearby developments at
Greenwich Peninsula and Woolwich Arsenal, the Royal Borough is
keen to see a different model of development, one that is focused
more on larger, family dwellings set within a different type of urban
environment. For that reason, the Royal Borough is promoting low
to medium rise, high density development at Charlton Riverside.
Is of a scale that acts as a counterweight to the international
waterfront, high-rise apartment developments that have,
historically, not delivered the right type of housing for families in
London, generally, and the Royal Borough of Greenwich, in
particular. In that context, the Royal Borough’s Vision of Charlton
Riverside as a residentially diverse neighbourhood, with high
proportion of family homes, is a reasonable response to a very
pressing problem.
Typically, developments predicated on the taller buildings model
will cite density targets and viability as the rationale for a housing
mix that is dominated by 1 and 2 bedroom apartments, often with
little in the way of significant, accessible private outdoor space
beyond balconies and roof gardens. These developments,
particularly in prime locations, including waterfront, rarely provide
the types of housing or the associated amenities which would be
attractive to families.
Medium rise, mansion block housing will enable development to
follow the grid alignment of historical routes, and to include a series
of green squares, providing shared public and private space suitable
for children and families. Streets and squares will connect
residential development to its surrounding context. For example,
this was one of the key factors increasing the desirability of Acton
Gardens, Ealing to tenants (HTA consultation event, 2014).
There is a significant precedent for low to medium rise, high density
development in London. Some of the most attractive and desirable
neighbourhoods in places like Kensington, Marylebone and Pimlico
2

streets and
squares

A4

142

are characterised by low to medium-rise mixed use development,
often with a mix of mansion block, townhouse, terraced and mews
housing. This mixed provision can achieve high density, while
creating places which are of a human scale, accessible and
attractive. Development in these locations is predicated on a
pattern of traditional streets, with a clear division between the
public and private realm.

Overall vision
lower rise, local
streets with
houses and front
door access.

Family housing focus: residential development with 3 bedrooms and
above, in a variety of forms (single dwelling house, apartment,
maisonette) with private outdoor space; • Low-medium, rise, high
density development – a form of development that characterises
many European cities, including London, which has large areas of
attractive, successful mixed development up to 6 storeys, typically,
with a range of residential opportunities catering for a variety of
needs; • A network of traditional streets – movement routes with
buildings aligned parallel to the street and their primary frontage
facing onto the public realm to create a clear delineation of public
and private space, a high frequency of front doors opening out onto
the street to create traffic and the opportunity for interaction
among residents and accommodating the full range of travel modes,
but with priority given to the needs of pedestrians
C9
200
Vision There is an opportunity at Charlton Riverside for a development
townscape
model based on the establishment of a network of streets with
development parcels populated by buildings that face onto and
actively engage withthose streets. By doing so, a more human-scale,
walkable neighbourhood could be delivered, one that is not only
attractive and characterful, but also legible and accessible.
Rockwell vision published on Council website 26/2/18 (extracts from Design and Access Statement
document)
Incoming residential development will be characterised by medium-rise housing and family 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 social
activities. Development will be supported by new schools and facilities. Improvements to Charlton
Station and Woolwich Road will help to integrate new development with the rest of Charlton. P35
Context
• Integration with its current surroundings and response to the aims and aspirations of the Charlton
Riverside Masterplan area
• Appearance at both short, mid and long range and relationship to key views within the area and wider
Charlton.
• 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.
Brief:
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• Ensure that the development makes a valuable addition to the area and integrates with and locks into
the aims and aspirations of the Charlton Riverside Masterplan
• 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
• Development on the site must respond to the current surrounding context whilst allowing the
building to adapt to changes in the area as the Masterplan vision is delivered.
Aims and Aspirations:
The site offers an exciting opportunity to deliver an exemplar residential led scheme which will act as a
catalyst for the regeneration of the wider area which includes retail and employment space. (p39)

Built heritage response prepared by environmental consultancy RAMBOLL LTD
Atlas and Derrick Gardens These are early 20th century houses arranged in a ‘U’ shaped layout. They
pre-date the ropeworks and the CREHS links them historically with the development of the riverside
(and particularly notes links with Corys Wharf, and the Anchor and Hope pub). The loss of the existing
buildings on the application site and replacement with the proposed development would not be
significant in respect of the heritage significance of these houses.
Stone Foundries The Stone Foundries comprises a factory shed, historically usedas a foundry, and
adjoining brick buildings, on a site separate from that of the ropeworks. Any historic interest from its
use and the fabric of the buildings would not be significantly affected by change on the application site.
The proposed development would not be significant in respect of its heritage significance.
Clearly, there will be a considerable visual and townscape effect with respect to adjacent buildings,
which is different to any effect on heritage significance. This has been considered through short range
views in the Townscape and Visual Impact Assessment (see views 1, 2, 3 and 6 in particular). In those
cases where CREHS-identified NDHAs would be a notable part of the view, this is noted in the
assessments. Therefore, this potential regulation 22 request should be treated as a clarification and no
further information is required to be provided. (note a limited response here)
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Family Housing

6.1
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Family Housing

2.3
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Family Housing

6.1

59

Family Housing

6.2
9.5

59
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Family Housing

12.3

137

Family Housing

Charlton Riverside is considered by the Royal Borough as an ideal
location for the delivery of significant numbers of family housing.
The housing delivered at Charlton Riverside will focus on the delivery
of family housing and a significant proportion of affordable housing
in keeping with the targets set out in the Core Strategy and the
London Plan.
Medium-rise Family Housing Residential development at Charlton
Riverside will include at least 50% family housing (3+ bedrooms), in
line with the provisions of the Core Strategy (Policy H2).
The Royal Borough is committed to a minimum of 50% of units built
being provided for family housing. This is evidenced in policy H2 of
the Core Strategy (2014)
Family dwellings might be individual houses (typically town houses
over three floors), maisonettes or duplexes and larger apartments.
These might be delivered in combination, with groupings of town
houses or maisonettes with apartments above. Smaller apartments
will
also comprise part of the mix.
(Text appears twice in masterplan)
The new neighbourhood will have a sizeable component of family
housing, which means three bed dwellings and above.
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3.2

20

Tenure mix

6.2

59

Affordable
Housing

3.2

20

Affordable
Housing

Policy H2 of the Core Strategy 2014:  A mix of housing types and
sizes will be required on all developments including conversions and
should contain a mix of 3, 4 and 4+ units. The focus on family
housing at Charlton Riverside, reflects the provisions of Policy H2.,
The Royal Borough also requires 35% affordable housing, and
subject to the test of viability. Affordable housing will be split as
follows: 70% affordable rent and 30% intermediate tenure.
Policy H3 of the Core Strategy 2014 Developments of ten or more
homes or residential sites of 0.5 hectares or more will be required to
provide at least 35% affordable housing.

Rockwell Affordable Housing statement published on Council website 26/2/18:
We have run sensitivity analysis which applies different variants of this topmost level sales value growth
over the intended development programme and different scenarios for build cost outturn.
In addition we have analysed iterations of schemes incorporating affordable housing and concluded
that if forecasted sales values of £700.35 per sq ft (15% growth) are adopted, in line with Experian
forecasts, a scheme can viably include 25% affordable housing, with costs remaining level.
We have also considered the profit outcome in the event of the Savills forecast reflecting 7% annual
growth. Growth of 7% would equate to a sales value of £651 per sq ft which falls broadly in line with
the increase of 7.50% in sales in the table below (£654.67 per sq ft). This demonstrates that with 7%
sales growth the scheme would achieve a profit on GDV of 12.86% which does not reach the
benchmark profit rate of 18%, and is unviable.
Our analysis shows that if sales growth of 15% (a rate of £700.35 per sq ft) is achieved across the whole
scheme, and build costs remain level, the benchmark return on GDV of 18% could be achieved on a
scheme incorporating 25% affordable housing.
We note that there are alternative forecasts for the London market and in light of the range of build
cost and sales value scenarios, there is clearly a very significant risk attached to this outturn.
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2

Density

2.1

8

Density

2.2

9

Density

3.3

28

Density

9.5

98

Density

Core Strategy (July 2014) which sets out its targets of 3,500 to 5,000
new homes at Charlton Riverside.
An additional 5,000 - 7,500 homes (based on a more detailed
assessment of the site’s capacity); 50% family housing and 35%
affordable housing.
The aim is to achieve high-density development at a human scale,
creating a strong sense of place. This can be achieved through
medium rise, rather than tower blocks. Paris and Madrid are
characterised by mid-rise development and yet achieve almost
double the density of London’s densest boroughs. Examples in
London include Edgeware Green, (81 homes/ha) and Kensington and
Chelsea (122 homes/ha) and St John’s Hill, Wandsworth (231
homes/ha)
The site is currently not well served by public transport. It is served,
primarily, by limited bus services. This reduces the potential for very
high-density development.
Residential density will be calculated with reference to the London
Plan Density Matrix, bearing in mind that Charlton Riverside is not a
central location and that PTAL is, typically, between 2 and 4 across
much of the site.
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Height and
family housing

2.1
2.2.2
12.3
2.3

8
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135
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Height
Height

3.3
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Height

3.3
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Height

6.3

61

Height and
design

6.3

62

Height and
design

6.3

62

Height and
design

6.3

62

Height

9.5

102

Height

9.2

92

Height - conflict
with retail area

Height

There is an emerging consensus that it is not appropriate for family
housing to be delivered in taller buildings. One of the principal
reasons for this is children’s safe access to outdoor space and adults’
ability to monitor that space.
Low to medium rise development (3-6 storeys)
Housing will be provided at a human scale (typically varying between
3 to 6 storeys) See illustration of whole site on p136.
There may be opportunities for taller buildings (up to 10 storeys)
closer to the proposed district centre and along major routes. The
height of the buildings should relate to the width of the street.
There are important views into and across Charlton Riverside from
both the north and the south, and these have been important
considerations in framing the masterplan proposals. These views
will need to be addressed by detailed development proposals.
Taller buildings, where they do exist, tend to be older buildings and
not more than 4-6 storeys. The prevailing pattern of building
heights, tends to be industrial/commercial buildings of 1-3 storeys.
Typically, building heights will vary between 3 and 6storeys
(although there is scope of buildings up to 10 storeys in certain
locations), with the detailed consideration at design proposal and
planning stages to ascertain what is appropriate for a specific
location. Figure 6.2, opposite, provides guidance on typical
maximum heights,to inform design thinking. See p61 for visual.
Variations in height within and between individual development
blocks will help to give character to development,break up individual
massing and allow light penetration into the interior of blocks. There
will be locations where some taller buildings might be considered
appropriate, such as the neighbourhood core focused on the lower
section of Anchor and Hope Lane, between the junctions with
Bugsby’s Way in the north and Woolwich Road in the south.
Taller buildings should relate, both in terms of height and
massing, but also in architectural treatment, to the adjacent
development, be it new or existing
It should be noted that a notional maximum building height in any
given location does not mean that all buildings in that location
should seek to achieve that height.
Housing typologies are of 3-6 storey units. p102 shows examples of
3-6 storey housing blocks.
A new neighbourhood centre, focusedon the southern section of
Anchor and Hope Lane would be the principal location for retail
provision, with a mix of comparison and convenience shopping p93
shows 5 storey shopping centre on Anchor and Hope lane.

Rockwell’s latest position on height and massing – from planning application letter dated 19/2/18:
In summary, the latest revisions to the scheme have reduced the scale of the residential building closest
to the existing residential properties on Atlas and Derrick Gardens by two stories to ensure that there
would not be an overbearing relationship.
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The 20 apartments have been relocated to three other residential buildings. The design changes have
also addressed some potential overlooking and privacy issues between the new apartments. The
changes are described as follows:
• Reduction in height of Building H adjacent to Atlas Gardens by two storeys to ensure a maximum
height of three storeys with a fourth storey set-back
• Increase in height to Buildings C, E and F by one storey
• Amendments to the window locations to address potential overlooking
• Amendments to balcony locations on Building C
• Privacy screens for Buildings A and J.
6.6 Daylight, Sunlight, Overshadowing & Solar Glare
Although the proposed amendments may slightly alter the daylight, sunlight and overshadowing
assessment within the December 2017 ES, this change is not considered likely to propose a significant
effect. Further testing will be provided at a later stage of the application process in order to determine
the full implication, if any, of the February 2018 amended proposed development, on the application
site and surrounding sensitive receptors. (this may be an adverse change – to be tested)
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Height and
infrastructuret
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Height and
infrastructure

2.1

8

Infrastructure

11.4

128

Infrastructure –
East-West route
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192

Infrastructure –
downgrading
Woolwich road

9.9

100

3.2

22

Design concept –
street squares
Design –
maritime
heritage

Charlton Riverside is not a designated town centre, nor does it have
a major transport interchange or high levels of PTAL. While this SPD
envisages improvements to public transport provision and enhanced
pedestrian connections across the site, it is not considered likely that
there will be a step-change in the levels of public transport, be it rail
or bus, which would drastically improve the PTAL at Charlton
Riverside.
The density levels which might be considered appropriate for an
urban, non-town centre site, with low or medium PTAL and context
of low rise residential development, where such context
exists, would suggest that low-to-medium rise, high density
development is appropriate at Charlton Riverside.
Development will be supported by new schools and facilities.
Improvements to Charlton Station and Woolwich Road will help to
integrate new development with the rest of Charlton.
It is essential that the east-west route is planned and delivered early
in the overall development programme. More detailed
consideration of funding and delivery will be undertaken as part of a
separate SPD-wide delivery study. (East west route goes right by
north end of Rockwell development –see map p127)
There are also opportunities to downgrade Woolwich Road to
reduce the amount of traffic it carries and therefore reduce
pollutants, and new residential development will be separated from
the safeguarded wharves by means of buffers provided by new
workspace.
Residential development parcels – low to medium rise squares
enclosing semi-public land. p100 for visual.
Policy DH(k) of the Core Strategy 2014 The Royal Borough will
seek a high quality of design respecting the special character of the
River Thames including developing and enhancing the areas links
with the river and contributing to the completion of a continuous
public riverside footpath and cycle way.
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2.2.5 11

Design

10.5

120

Design – pitched
roofing

9.9

101

Design Townhouses

2.3

13

Views

3.2

20

Views

9.13

108

Views and Vistas

Design and layout of new development, including building heights, is
appropriate to the topography and neighbourhood character of the
area. High quality design, build, materials and finish will characterise
built development at Charlton Riverside.
A variety of technologies are available and appropriate for Charlton
Riverside (photo voltaic panels, solar hot water panels, biomass used
in district heating, wind power, ground and air source heat pumps).
Developers will be required to demonstrate how they propose to
integrate these technologies into the built fabric of new and existing
buildings
Following on from the Royal Borough’s objective to deliver 50%
family homes at Charlton Riverside, it is clear that a significant
proportion of any new housing built will be in the form of individual
family houses. Individual family homes should take the form of
three storey town houses, typically providing a minimum of three
bedrooms. There is scope for additional storeys above, to
accommodate apartments, in some instances, although this will
require careful consideration to meet access and design standards.
p101 – shows Council preferred 3-4 storey townhouses
Buildings will be oriented perpendicular to the river, where possible,
to maximise views towards and across the river, and to create
natural routes from the interior to the river front. This will also
protect the views from the north of the river to Maryon Park and
Shooters Hill.
Policy DH(g) of the Core Strategy 2014 Planning permission will
only be given for development which will not have a materially
adverse effect on the overall perspective and essential quality of the
view identified as Thameside panorama from the Thames Barrier
open space.
There is considerable opportunity to create long and
middle-distance views into, across and out of Charlton Riverside,
and development proposals must show how these are captured,
framed and protected. This approach is in line with the provisions of
Core Strategy Policy DH1, which identifies
the importance of
design proposals respecting existing townscapes, local landmarks,
views and skylines and includes reference to topography, landscape
setting, ridges and natural features.

Rockwell response to RBG Comments on Master Plan Road Infrastructure date 19/1/18:
RBG have requested that it should be demonstrated that the East-West route through between the two
plots (a 20m road corridor) can be delivered at a later stage when the wider Charlton Riverside
masterplan is implemented. Response: The development proposals for the site have always been
cognisant of the wider Charlton Riverside Masterplan and have been developed around a general
framework of highway infrastructure. As neither RBG nor their appointed masterplan team have
prepared a sufficiently detailed drawing the applicant has prepared such a plan to enable the
preparation of development schemes on their plots. TPP Drawing Numbered 30821/AC/217 indicates
the provision of a 20m highway corridor in the vicinity of the application site. (The Council needs
urgently to confirm its own plans rather than sign off those of the developer)
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DESIGN PRINCIPLES - p61

From p61 of SPD
Figure 6.2 provides guidance on typical maximum heights, to inform design thinking. It should be
noted that a notional maximum building height in any given location does not mean that all buildings
in that location should seek to achieve that height. Variations in height within and between
individual development blocks will help to give character to development, break up individual
massing and allow light penetration into the interior of blocks.

CCRA notes: The use of pitched roofing in these designs should be noted, and that the modern
mid-rise apartment block suggests a 4-5 storey norm.
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DESIGN PRINCIPLES – P100

Residential Development Parcels:
Typically, development blocks that comprise residential or residential led, mixed-use development
will take the form of perimeter blocks with buildings aligned parallel to the street, resulting in a
relatively high degree of continuity of frontage and enclosure of the street. This arrangement is best
suited to managing the tensions between public and private space.

CCRA notes: This suggests a town square model in accord with the overall vision, with a 5-6 storey
maximum throughout.
10

DESIGN PRINCIPLES – P101

9.2 Residential Building Typologies: All residential proposals should have reference to the London
Housing Design Guide (GLA, 2010) and Housing Supplementary Planning Guidance (GLA, 2016).
Typically, residential development will take the form of townhouses, apartments and maisonettes, in
single and dual aspect form. Townhouses: Following on from the Royal Borough’s objective to
deliver 50% family homes at Charlton Riverside, it is clear that a significant proportion of any new
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housing built will be in the form of individual family houses. Individual family homes should take the
form of three storey town houses, typically providing a minimum of three bedrooms.
CCRA notes: Again the lower height is evident, and the use of pitched roofing in the suggested
designs. There is good space between between blocks, allowing for trees and on street parking.
DESIGN AND DENSITY PRINCIPLES – p145

A.7 Low-to-Medium Rise High Density Development:  The significant quantum of family housing
proposed for Charlton Riverside, and the sheer scale of the site (122ha) militates against a
development model predicated on density being achieved with taller buildings, as a matter of
course.
CCRA notes: the SPD also comments on the relatively poor public transport, and a statement from
TfL that it is unlikely to be improved soon – meaning lower density for this site.
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HEIGHT – HUMAN SCALE OF DEVELOPMENT – P146

CCRA Notes: This extract provides a convincing argument, based on research and experience, for a
ceiling of six storeys across the site. The 10 storey exception has been included only in the
non-residential and riverside areas at five locations.
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HEIGHT – p60

Scale, Massing and Density: The surrounding context, such as proximity to existing residential
development, needs to be considered; Existing topography and views into and across the site from
the north and south also merit consideration.
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CCRA Notes: There are five specific areas in black where up to 10 storeys are permitted. The rest are
a maximum of 6 storeys. It will be noted that there are no plans for heights over 5 storeys within
100m of Atlas and Derrick Gardens.

OVERVIEW – P136

CCRA notes: this shows quite clearly the heights proposed across the site are in the range of 3-6
storeys. Atlas and Derrick Gardens can be seen to the top right of the drawing, with new greenery,
and generally much lower rise buildings all around.
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ROCKWELL’S REVISED PLANS AS PUBLISHED ON COUNCIL WEBSITE 26/2/18

REVISED ELEVATION MODEL (FROM DAYLIGHT PLAN)

16

Revised Plans showing that BOTH large blocks behind Derrick and Atlas are now 10 floors each
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Revised elevations published 26/2/18
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Revised elevations published 26/2/18
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‘High-Rise’ townscape vision, and aerial view, published 26/2/18
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Rockwell project brief re height and massing – showing much lower levels and wider spacing than
now submitted
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From Design and Access Statement p122

From Design and Access Statement p92
Note ‘neighbourhood centre’ red ellipse - and impact of the tower (orange shade) on this plan.
Note ‘phase 2’ land also owned by Rockwell to east of site shaded in blue.
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