Planning Board

Agenda: Item 5

28 June 2021 6 July 2021

Reference No: 20/1924/F

Applicant: Eastmoor Street 81 LLP c/o Aitch Group
Agent:
BPTW
Site Address:
Land at Nos. 6, 61-81 and Coopers
Yard, Eastmoor Street and Nos. 6 & 10
Westmoor Street, Charlton, London,
SE7 8LX

Ward: Woolwich Riverside
Application Type:
Full Planning

1. Recommendation

1.1

A. That full planning permission be GRANTED for
Demolition of existing structures and erection of buildings between 6 and 9
storeys in height comprising residential units, flexible employment floorspace
and flexible retail and community uses with associated landscaping and new
public realm, access and infrastructure works, refuse and recycling storage,
car parking and cycle parking and associated development subject to:

1.2

(i)

referral of the application to the Mayor of London as required under
the terms of the Town and Country Planning (Mayor of London) Order
2008

(ii)

the conditions (Appendix 2) to be detailed in the notice of
determination

(iii)

the prior completion of an agreement under Section 106 of the Town
and Country Planning Act 1990 containing the planning obligations
summarised in the heads of terms set out in this report (Section 28)

B. To authorise the Assistant Director (Planning & Building Control) to:
(i)

make any minor changes to the detailed wording of the recommended
conditions as set out in this report (Appendix 2), where the Assistant
Director (Planning & Building Control) considers it appropriate, before
issuing the decision notice
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2.

(ii)

finalise the detailed terms of the planning obligations pursuant to
Section 106 of the Town and Country Planning Act 1990, as set out in
this report (Section 28)

(iii)

consider, in the event that the Section 106 Agreement has not been
completed within three (3) months of the date of the Planning Board
resolution whether consent should be refused on the grounds that the
agreement has not been completed within the appropriate timescale,
and that the proposals are unacceptable in the absence of the
recommended planning obligations; and if the Assistant Director
(Planning & Building Control) considers it appropriate, to determine the
application with reasons for refusal which will include the following: In
the absence of a legal agreement to secure Affordable Housing, financial
and non-financial contributions including for Employment, Skills and
Training, Highways (including Charlton Riverside Transport
Infrastructure Contribution and TfL Bus Tariff) Off-Site Open Space
and Carbon Offsetting, the development fails to maximise the delivery
of affordable housing and fails to mitigate its impact on local services,
amenities and infrastructure contrary to London Plan policies H4, E11,
T1, S4, SI2, and DF1 policies H3, E1, EA(c), IM1, IM4, IM(a), IM(b) of
the Royal Greenwich Local Plan: Core Strategy with Detailed Policies
(Adopted July 2014), the Charlton Riverside SPD (adopted June 2017)
and the Planning Obligations (s106) Guidance SPD (adopted July 2015).

Executive Summary

2.1

The application seeks full planning permission for the demolition of the
existing structures and erection of buildings between 6 and 9 storeys in height
comprising 188 residential units, 631 sqm B1/B8 flexible employment
floorspace and 510 sqm flexible retail and community uses with associated
landscaping and new public realm, access and infrastructure works, refuse and
recycling storage, car parking and cycle parking and associated development.

2.2

The proposed redevelopment of the site would result in the loss of floorspace
currently or recently used for employment purposes however the
introduction of mixed use on the site is considered acceptable in principle by
virtue of the fact that Charlton Riverside is designated a Strategic
Development Area in the Core Strategy and as an Opportunity Area in the
London Plan.

2.3

The proposals would introduce residential development into an area which is
currently poorly served by public transport however this would be mitigated
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by the proposed transport improvements for the area contributions towards
which would be secured through S106 contributions and infrastructure levy.
2.4

The proposed development would provide five purpose built, commercial
spaces for flexible employment use and a further three units for flexible retail
/community use. It is considered that the proposed new floorspace would
support an overall increase in employment compared with the existing uses
on the site.

2.5

The submitted viability appraisal indicates that the proposed scheme would be
in deficit. Nonetheless it is proposed to provide 30% affordable housing.
Following an independent review of the financial appraisal it is considered that
this represents the maximum reasonable amount of affordable housing that
could be provided. The scheme would provide 16.5% three-bedroom units
however within the social rented tenure 25% of the units would be family
sized. Overall the proposed mix is considered to be acceptable.

2.6

Whilst the proposed building heights would exceed those recommended in
the Charlton Riverside SPD the scheme is considered to be predominantly
mid-rise in scale. The southern block is characterised by a six-storey parapet
with a seventh storey set back from the edge. The nine-storey element within
the northern block has been carefully placed to function as a marker for the
local centre identified in the SPD. Overall, the architectural design and
detailing is considered to be of a high standard.

2.7

The proposed scheme would introduce two new areas of public realm linking
Eastmoor Street and Westmoor Street, and providing new pedestrian routes
to the adjacent park. The layout of the scheme has also been designed to
facilitate the provision of the proposed East West Route and land within the
site would be transferred to the Council for this purpose.

2.8

Notwithstanding the acceptability of the building in urban design terms it is
acknowledged that the introduction of additional building height of the scale
proposed adjacent to the Thames Barrier and Bowater Road Conservation
Area would result in a low level of less than substantial harm to due to the
conservation area due to the impact on its setting. However, this harm is
considered to be outweighed by the public benefits of the development.

2.9

Overall, it is considered that the proposal would provide a high-quality
development that would be broadly aligned with the objectives of the SPD.
The proposal would provide new retail and community spaces within the area
identified as a local centre and would contribute to the emerging network of
streets and open spaces envisaged by the SPD, including the proposed new
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East West Route. The predominantly mid-rise scale of the proposed buildings
and high-quality architecture are considered to respond well to the site's
context. Subject to appropriate conditions and S106 clauses, the proposed
development is considered acceptable and is recommended for approval as
set out in Section 1.
2.10

Detailed below is a summary of the application:
The Site Site Area (m²)
Local Plan Allocation
Heritage Assets

Tree Preservation Order
Flood Risk Zone

5,900
Strategic Development Location
Adjacent to Thames Barrier and
Bowater Road Conservation Area
Affects setting of Grade II listed building
37 Bowater Road
N/A
3

Proposed Building
Building height (metres)

Northern Block max
height: 34.75
Southern Block max
height:
25.375
6-9
16,404.5

No. of storeys
Floor area (m²)
Housing
Density

Dwelling Mix

Affordable Housing /
Tenure Split

Dwellings per Hectare

318

Habitable Rooms per
Hectare (HRH)
Studio (no. / %)
1-bed (no. / %)
2-bed (no. / %)
3-bed (no. / %)
Overall Affordable
Housing (no. / %)
Private (no. / %)
Social Rent (no. / %)
Intermediate / Shared
Ownership (no. / %)

822
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10 (5.3%)
53 (28.1%)
94 (50%)
31 (16.5%)
56 (30% by unit / 34%
by habitable rooms)
132 (70%)
40 (71.4% of affordable)
10 (28.6% of affordable)

Housing Standards

Complies with
Technical Housing
Standards – Nationally
Described Space
Standard and London
Plan standards?

Non-Residential Uses
Existing Use(s)
Existing use (Classes) /
Operator

Proposed Use(s)

m²
Proposed use(s)
(Classes) / Operator
m²
Proposed use(s)
(Classes) / Operator

Employment

Transportation
Car Parking

Cycle Parking

Public Transport

m²
Total Non-Residential
Floorspace
Existing Number of
Jobs
Proposed number of
jobs

No. existing car
parking spaces
No. Proposed Car
Parking Spaces
Proposed Parking Ratio
No. Proposed Cycle
Parking
Complies with policy
PTAL Rating

Sustainability / Energy
BREEAM Rating

Yes

Castings, Vehicle
Repairs, Car Breakers /
Scrap Metal Dealers
(B2, B8 / Sui Generis)
2,328
Retail / cafe /
community space (A1A5, D1)
510
Workshops / maker
spaces / ancillary offices
(B1, B8)
631
1,141.4 (excluding
ancillary floorspace)
30
48

0
14 (Blue Badge)
0.07 spaces per unit
396 long-stay and 39
short-stay
Yes
2

Very Good
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Renewable Energy Source

PV and Air Source
Heat Pumps
52%

Carbon Emission Reduction
Public Consultation
Number in Support
Number of objections
Main issues raised

34
28
•
•
•
•
•
•
•
•

Deviation from Charlton
Riverside SPD
Building heights
Density
Standard of accommodation
Daylight and sunlight within units
Open space provision
Proportion of affordable housing
Proportion of family housing

See Section 6.5 for full details of issues
raised
2.11 The report details all relevant national, regional and local policy implications
of the scheme, including supplementary planning guidance.
2.12 The application is considered acceptable and is recommended for approval,
subject to satisfactory completion of a Legal Agreement and conditions set
out in the report.
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Site Plan

3.

Site and Surroundings

3.1

The site is located to the north of Woolwich Road and to the south of the
River Thames. The site comprises approximated 5,900m² of land which
includes Nos. 6 and 10 Westmoor Street, 61 - 81 Eastmoor Street and a
parcel of land known as Coopers Yard, Eastmooor Street. These parcels form
a rectangular plot of land which is bounded by Mirfield Street to the north,
Eastmoor Street to the east and Westmoor Street to the west. The southern
boundary adjoins a site known as Evelyn House at 5 - 31 Eastmoor Street
which is the subject of planning application 20/2186/F.

3.2

The area where the site is located is generally industrial in nature and nearby
uses to the north, south and west include warehouses, scrap yards and
recycling sites. To the north east of the site is a former public house which is
now used as a veterinary surgery with a residential flat above. To the east of
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the site is an area of open space and to the east of that is the Royal
Greenwich Trust School and Windrush Primary School.
3.3

The site is occupied by a number of industrial sheds, portacabins and
containers with areas of open storage. Uses on this site (some of which
remain in operation) include vehicle repairs / MoT testing, car breakers /
scrapyard and a metal foundry.

3.4

The site lies adjacent to the Thames Barrier and Bowater Road Conservation
Area, the boundary of which adjoins the eastern boundary of the site.
Number 37 Bowater Road located to the north east of the site is a Grade II
listed building. There are also a number of locally listed buildings in the vicinity
of the site which include the Barrier Animal Clinic (former Lads of the Village
PH), the former Victoria PH and the Windrush Primary School.

3.5

The Gilbert’s Pit (Charlton) Site of Special Scientific Interest (SSSI), the
Maryon Wilson Park and Gilbert’s Pit Local Nature Reserve (LNR) are
located to the south of Woolwich Road. These sites also fall within areas
designated as Sites of Importance for Nature Conservation (SINC) in the
Royal Greenwich Local Plan Core Strategy with Detailed Policies 2014. The
open space located immediately to the east of the site is designated as
Metropolitan Open Land and an SINC (nc28).

3.6

There are no trees within the site however there are seven trees located on
the pavements which adjoin the site, in Westmoor Street and Mirfield Street.

3.7

The site lies within Flood Zone 3.

3.8

The site has a PTAL rating of 2 however it is an aspiration of the Charlton
Riverside SPD to improve the PTAL of the area.

4. Relevant Planning History
61- 81 Eastmoor Street
4.1

80/0476 - Planning permission was granted on 1 September 1980 for a
change of use to warehousing.

4.2

Between 1980 and 1985 planning permission was granted for the retention of
temporary buildings and the erection of boundary walls / fencing under
various applications: 80/0704; 81/0122; 81/0574; 85/0360 and 85/0361.
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Coopers Yard Eastmoor Street
4.3

04/1052/CE - A certificate of lawfulness was granted on 2 June 2004 in
respect of an existing use for the receiving of end of life vehicles, de-polluting,
breaking, storage and recycling.
6 Westmoor Street

4.4

85/0248 - Planning permission was granted on 28 May 1985 for the installation
of a 40' weighbridge and the alteration of a boundary wall to facilitate access.
Adjacent Site
Belmont Beds 11-31 Eastmoor Street

4.5

5.
5.1

On 20 October 1998 planning permission was granted for the construction of
a car park and cross over. (Reference 98/1381/F
Proposals
The current application seeks full planning permission for the following:
Demolition of existing structures and erection of buildings between 6 and 9 storeys
in height comprising residential units, flexible employment floorspace and retail and
community uses with associated landscaping and new public realm, access and
infrastructure works, refuse and recycling storage, car parking and cycle parking and
associated development.

5.2

The proposed development would have a with a maximum total height of
36mAOD (including roof access level areas) and would provide 188
residential units with 631 m² B1/B8 flexible employment floorspace and 510
m² flexible retail and community uses (Use Classes A1- A5 and D1).

5.3

The proposed development would comprise two blocks separated by a linear
area of open space linking Eastmoor Street and Westmoor Street. A new
access road is also proposed to the south of the development between the
application site and the adjacent Evelyn House site.

5.4

Following revisions to the scheme the northern block would rise to a
maximum of nine storeys in height at the corner of Mirfield Street and
Westmoor Street whilst the remainder of the block would be seven storeys
in height with the upper storey set back from the edge of the six-storey
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parapet. The southern block would comprise seven storeys in total with the
upper storey set back form the edge of the parapet.
5.5

The northern block would provide three commercial units at ground floor
level which would be either dual or triple aspect with frontages on Mirfield
Street, Eastmoor Street and Westmoor Street and the new green link. Cycle
storage and refuse storage would also be provided at ground floor level.

5.6

The southern block would provide five commercial units at ground floor level.
Four of the units would have a frontage onto either Eastmoor Street or
Westmoor Street with secondary frontages on the proposed green link /
southern access road. The fifth unit would have a single frontage adjoining the
green link.

5.7

Car parking would be provided in the central part of the ground floor with an
access off Westmoor Street. Cycle storage, refuse storage, plant and a
concierge area would also be provided within the ground floor of this block.

5.8

The residential units at first floor and above would be accessed by two cores
in each block. There would be a mix of units accessed via internal corridors
and deck access units.

5.9

Communal amenity space and play space would be provided within the green
link together as well as the first-floor podium of the southern block and
external spaces at sixth floor level in both blocks and ninth floor level in the
northern block.

5.10 The proposed building would have a predominantly brick finish comprising
three complementary tones of black, grey and light-coloured bricks. The
commercial storey would be composed of grey brickwork with green and
blue glazed brick to accentuate the residential and commercial entrances.
Dark metal panels would also be used, together with black window frames
and balcony enclosures. Recent amendments have introduced bronze
coloured metal cladding to the set-back upper storeys and metal balcony
enclosures.
6.
6.1

Consultation
The application since being submitted in July 2020 has been subject of three
rounds of public consultation, comprising a press notice, site notices and 135
letters, sent to individual occupiers in the vicinity of the application site. This
also included consultation with statutory bodies and local amenity groups.
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6.2

Statutory Consultees

6.2.1 A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Representati
on and date
received
Crime
Prevention
Officer

London Fire
&
Emergency
Planning
Authority
SGN

EDF
Thames
Water

Summary of
Comments

Officers comments

Highlighted the
incidences of crime
reported in the
local area.
Recommended
ongoing
engagement with
Crime Prevention
Officers and
application of a
condition to
ensure that the
development
achieved Secured
by Design
Accreditation.
No response
received

Issues relating to
community safety are
assessed in Section 23
of this report.
A condition in relation
to Secured by Design
has been included (See
Appendix 2)

Fire safety is discussed
in Section 24 and
compliance with a Fire
Statement will be
secured by condition.
Recommended use An informative is
included advising the
of the online
applicant of this.
search facility in
relation to gas
pipelines and other
utilities
infrastructure.
No response
received
No objection in
These conditions have
relation to foul
been included in the
water
recommendation (refer
infrastructure
to Appendix 2).
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capacity.
Recommended a
condition in
relation to surface
water capacity.
Identified that
upgrades will be
needed to water
supply to serve
more than 99
dwellings. A
condition is
recommended in
relation to water
supply upgrades.
Noted that surface
water discharges
are high and need
to be reduced to
Greenfield rates or
close enough i.e.
3l/s

Network Rail

Informatives were
also recommended
in relation to a
range of matters.
No objection to
the proposals but
notes that the rail
network is
projected to
become congested
if it does not
receive funded
enhancement.
Would welcome
continued
engagement with
the Royal Borough
of Greenwich to
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Issues relating to
transport and
infrastructure
contributions are
assessed in Section 25
of this report.

Transport
for London

mitigate the
cumulative impact
of new
developments in
the area.
Initial comments
raised concern /
requested
clarification in
relation to the
following:
The need for an
updated Active
Travel Zone
Assessment;
Further
information in
relation to trip
generation;
The need for a
comprehensive
approach to
Westmoor Street;
Design of
proposed cycle
parking;
Proposed loading
bay on the East
West route /
clarification on
servicing
Recommended
that a Delivery and
Servicing Plan and
Construction
Logistics Plan and
full Travel Plan be
secured by
condition.
Contributions
towards pedestrian
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Transport matters are
assessed in Section 19.
Relevant conditions
and S106 clauses are
included in the
recommendation.

/cycling
improvements; and
the payment of the
TfL Bus Tariff were
also requested.
In summary:
Significant
improvements are
required in the
site’s accessibility
by means of
sustainable and
active travel to
support the
proposed quantum
of development
and achieve the
Mayor’s strategic
mode shift target;
A significant
contribution
towards delivery of
bus service
improvements is
required; and
Further
engagement with
TfL and the Local
Planning Authority
is required on
relationship of the
development to
the alignment of
the OA east-west
route and the
closure of
Eastmoor Street to
vehicles
Further comments
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received following
submission of
amended plans /
additional
information:
East-West route
It is understood
that the proposed
alignment for the
east-west route at
this site has been
agreed with RBG.
At this time, TfL
are satisfied that
the alignment will
be able to safely
and efficiently
accommodate bus
services.
Cycle Parking
A number of
changes to the
cycle parking
stores has been
made to address
comments raised
by TfL. It is
understood that
the quantum of
cycle parking at
this site is 396
long-stay and 39
short-stay, which is
in line with the
minimum
standards identified
within Policy T5 of
the London Plan.
Cycle parking
provision is largely
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in accordance with
London Cycle
Design Standards
(LCDS), which is
welcomed.
Public Transport
Contributions
As identified in
TfL’s initial
comments, all
developments that
come forward
within the OA will
be expected to pay
the bus tariff to
deliver the
necessary bus
service
enhancements to
improve the OA's
accessibility and
support the
quantum of
development
coming forward. It
is therefore
welcomed that the
applicant has
agreed to this
tariff.
Car Parking
14 disabled person
parking spaces are
proposed, which
equates to 7 per
cent of dwellings
having access to a
disabled person
parking space from
the outset. Taking
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into consideration
that average blue
badge uptake in
the Royal Borough
of Greenwich is
less than three per
cent, there is a
concern that the
over provision of
disabled persons
parking could lead
to their misuse. In
light of this, we
would encourage
only three per cent
of residential
dwellings being
provided from the
outset. The space
identified for the
other ‘four per
cent’ should be an
alternative use i.e.
planting, hobbies
workshop etc.
converting into
additional disabled
person parking
spaces as and
when demand
arises. This should
be detailed within
the Parking Design
and Management
Plan (PDMP),
which should be
secured through
condition. Should
additional demand
beyond the seven
per cent provided
on site is required,
consideration
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should be given to
the conversion of
existing on-street
parking spaces,
such as those
located south on
Eastmoor Street.
Should there be no
reduction in the
quantum of
disabled person
parking, then detail
on the
management of
these spaces
should be provided
within the Parking
Design and
Management Plan
(PDMP). A
condition should
also be attached
which states that
these spaces will
not be converted
to general parking
at any time during A revised plan will be
the lifetime of the requested to address
development.
this matter and an
update on this will be
One car club space
provided in an
is to be provided,
Addendum to this
which should have
report.
active electric
vehicle charging
provision.
Delivery and
Servicing
A delivery and
servicing bay is
proposed on
Westmoor Street.
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The applicant has
provided swept
path analysis which
demonstrates that
all vehicle sizes
anticipated to use
this bay can be
safely
accommodated
without
encroachment
onto Westmoor
Street.
The Council
should note that
the width of
Westmoor Street
in this location is
6m. As identified in
the Charlton
Riverside SPD, it is
not anticipated
that buses will
travel down this
section of
Westmoor Street.
However, until the
long-term bus
strategy for this
OA has been
implemented,
buses will need to
utilise this section
of Westmoor
Street on a
temporary basis.
Improvements to
the width of
Westmoor Street
may be required,
as such this should
be highlighted to
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any development
sites that come
forward on the
western side
On another note,
it is noted that the
one of the plans
provided by the
applicant identifies
a pedestrian
crossing facility on
the east-west
route.
There has been no
agreement on the
location of
pedestrian crossing
facilities on the
east-west route.
Until such
discussions
between TfL and
Greenwich have
taken place, TfL
are unable to
confirm that the
pedestrian crossing
facility identified
on the plan
previously
referenced is
appropriately
located. It is
therefore
recommended that
a condition is
attached to this
permission which
addresses this
matter. This will
enable sufficient
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time for TfL and
Greenwich to
discuss this matter
further.
London City
Airport

Greater
London
Authority

Proposals do not
conflict with
London City
Airport’s
current
safeguarding
criteria.
Recommended
conditions in
relation to cranes
and bird
management to
protect aviation
safety.
Principle of
development:
The
redevelopment of
a brownfield site
within an
Opportunity Area
is supported in
principle; however,
the site lies within
an active industrial
area and is poorly
connected. As
such any
redevelopment of
the site that
includes provision
of residential units,
should ensure that
the existing and
emerging context
and aspirations of
the area are
considered in the
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Conditions are
included in the
recommendation

Noted. The schemes'
relationship with
existing uses is
considered in Section
17.

Affordable housing

design and layout.
Affordable
Housing:
It is proposed to
provide 35%
affordable housing,
of which 73%
would comprise
London Affordable
Rent and 27% of
Shared Ownership.
The proposal does
not meet the Fast
Track threshold
for industrial land,
as set out in Policy
H5 of the Intend
to Publish London
Plan. The applicant
should seek to
increase the level
of affordable
housing on the site
in compliance with
Policy H5 and
Policy 3.8 of the
Intend to Publish
Plan and London
Plan respectively.
The applicant
should
demonstrate that
the potential for
grant funding has
been explored to
ensure the
maximum
reasonable of
affordable housing
is delivered;
Employment:
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provision is assessed in
Section 12.

The quality of the
proposed employment
space and measures
taken in respect of the
relocation of existing
uses is assessed in
Section 9.

The proposals
would provide
1,801 sq.m. of
flexible commercial
and
retail/community
uses. The scheme
results in a loss of
industrial
floorspace overall,
which is replaced
by 1,291 sq.m of
flexible office and
industrial
floorspace. To
confirm the
quantum of
genuinely industrial
floorspace on the
site, and to ensure
it is suitably
designed and
secured, the
industrial uses
should be explicitly
set out. The
applicant should
also explore
whether any of the
existing businesses
can be retained on
the site, including
the existing
castings use;
Urban Design:
The layout is
broadly supported;
however,
continued
engagement is
required with the
TfL on the
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The proposed siting of
the development
would accommodate
the alignment of the
proposed East West
route. See Section 19.

The height and massing
of the proposed
buildings are assessed
in Section 13.

Noted. The impacts
upon heritage assets
are assessed in Section
14.

proposed eastwest road
alignment. The
proposed height
and massing are
within the
maximum
parameters set out
in the SPD for the
Charlton Riverside
area;
Heritage:
Less than
substantial harm to
the adjacent
conservation area
and nearby
heritage assets
could potentially
be outweighed by Transport matters are
the public benefits assessed in Section 19.
of the
development.
Environment
A communal heat
network should be
considered and
proposed. The
FRA does not give
appropriate regard
to pluvial residual
flood risks and the
need for resilience
measures. The
surface water
drainage strategy
does not give
appropriate regard
to the drainage
hierarchy and
greenfield runoff
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rate. The
development
These comments are
should increase the noted.
UGF to achieve a
target score of 0.4.
Transport:
In addition to
continued
engagement of the
east-west link
road, the applicant
should engage with
the Council and
TfL and on the
future proposals
for Eastmoor
Street. The
proposals should
provide 3%
wheelchair
accessible car
parking but is
otherwise car-free.
Provision of cycle
parking is below
that set out in the
Intend to Publish
London Plan. A
Travel Plan and
Construction and
Logistics Plan
should be provided
and secured.
Further comments
following
submission of
amendments:
The reduction in
commercial
floorspace is noted
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– this will need to
be set out in the
context of the
Stage 1 report
where the
applicant was
asked to confirm
the existing
quantum and
breakdown of
industrial
floorspace on site.
In addition, please
confirm the
breakdown of the
different types of
employment
floorspace being
proposed.
From a strategic
perspective, the
site has potential
to be further
optimised for
increased housing
capacity given its
location on the
edge of the park
and being
prominent on the
SPD’s primary
east/west link.
That being said,
changes to heights
are minimal and
the taller (9
storey) element is
maintained to help
denote the
junction along the
SPD’s east / west
link.
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The saw tooth
roof line to the
southern block did
appear a little top
heavy - the
proposed
brickwork relief to
the setback
7thfloor is more
successful and
refined.
The addition of
third core to
southern block is
welcomed and
provides efficient
core to unit ratios.
Tweaks to internal
layouts to address
the Council’s
daylight / sunlight
and privacy
concerns are
welcomed.
The visuals suggest
a well-considered
approach to the
architecture and
building forms and
use of high quality
materials/detailing
is strongly
supported.
Environment
Agency

Initial comments
requested further
information
regarding the
proposals to
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The Environment
Agency's concerns
regarding access to
Eastmoor Street are
noted. The proposals

pedestrianise
Eastmoor Street /
the means of
controlling access
and raised concern
that this could
impede required
access to the
Thames Barrier
site.
Further comments
received state that
the Environment
Agency is very
supportive of
improving the
street environment
in this area at same
time as maintaining
24-hour access to
the Thames
Barrier site and
notes that the
requirement for
access is set out in
the Charlton
Riverside SPD.
Following further
discussions, the
Environment
Agency notes that
the works to
Eastmoor Street
do not form part
of this current
planning
application and fall
outside the red
line boundary. The
creation of
improved public
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for Eastmoor Street do
not fall within the
application site and will
be progressed
separately, in
consultation with the
Environment Agency.

realm along
Eastmoor Street is
an aspiration in the
Charlton Riverside
SPD and the
development
submitted under
this application has
been designed to
reflect this and will
contribute toward
improvement
works to East
Street via a S106
agreement.
The Environment
Agency is keen to
continue to work
in partnership with
RBG to discuss the
proposals for
Eastmoor Street
which will deliver
improved public
realm at same time
as maintain existing
access to the
Thames Barrier
site.
No objection is
raised to the
proposed
development
subject to
conditions in
relation to flood
risk and
groundwater
protection. It has
been confirmed
that the breach
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These conditions have
been included in the
recommendation.

Historic
England

Greater
London
Archaeologic
al Advisory
Service

Port of
London
Authority

level is 6.128m
AOD and that
finished floor levels
of 6.400mAOD as
proposed will be
acceptable.
On the basis of the
information
available to date
does not wish to
offer any
comments.
Suggests that the
Council seeks the
views of its
specialist
conservation
advisers, as
relevant.
Concludes that
there is an ongoing
archaeological
potential
associated with
this site and that
the development
could cause harm
to archaeological
remains. However,
the significance of
the asset and scale
of harm to it is
such that the effect
can be managed
using a planning
condition.
No objection in
principle.
Requested further
information as to
why the site has
not been
considered feasible
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Impacts upon heritage
assets are discussed in
Section 14.

Impacts upon heritage
assets are discussed in
Section 14 and a
condition in relation to
an archaeological
investigation is
included in the
recommendation.

Issues in relation to
noise and the
relationship with the
safeguarded wharves
are discussed in
Section 17.

for freight
transport by
water.

Noise related
conditions and S106
clauses have been
agreed with the
Recommended
applicant and are
that as part of the included in the
detailed
recommendation. Any
Construction
further comments
Logistics Plan,
from the PLA or wharf
Safeguarded Wharf operators will be
operators are
reported in an
contacted with
Addendum to this
regard to the use
report.
of the River
Thames through
the supply chain as
part of the
construction and
demolition phases
of the
development.
Stated that this
should be included
as a condition.
Clarification is
sought as to
whether the
acoustic report has
taken account of
the impacts of
noise from
Safeguarded
Wharves.
Currently there is
a risk that as the
taller parts of the
development will
have an
unscreened view
of Murphy’s /
Angerstein
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NHS London
Healthy
Urban
Developmen
t Unit

Wharves they will
be exposed to
greater levels of
low frequency
noise. It must be
demonstrated that
the development
has been designed
to minimise the
potential for
conflicts of use and
disturbance in line
with the Agent of
Change Principle.
The NHS London
Healthy Urban
Development
Unit’s HUDU
Planning
Obligations Model
has been used to
calculate the cost
of the providing
the additional
capacity required
to mitigate the
impact of the
proposed
development. The
Publication London
Plan chapter 11
states that
boroughs should
use the HUDU
Model to calculate
developer
contributions.
Given the site is
within the
Charlton Riverside
Opportunity Area
- an industrial area
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Impacts upon
infrastructure are
assessed in Section 25
however it is
considered that the
scale of development
does not justify a
separate contribution
to healthcare in
addition to CIL.

with no existing
social
infrastructure it is
likely that a higher
proportion than
usually will be new
to this part of the
borough, and quite
likely the borough.
When the
Charlton Health
facility set out in
the Council’s Site
Allocation
Document and
emerging Local
Plan is developed it
should be assumed
that residents will
seek to register
with the practice
based at the new
centre. However,
if the development
completes prior to
the new facility
being provided
then additional
capacity will be
required at existing
facilities which are
already operating
beyond relevant
benchmarks.
Additionally, the
growth over the
next few years in
the northern part
of Greenwich
borough before
the scheme will be
complete will place
additional pressure
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on GP practices.

Natural
England

London
Borough of
Newham
South
Eastern
Railways
Operators of
Angerstein,
Murphy's and
Riverside
Wharves

A developer
contribution is
requested which
would be used to
increase health
infrastructure
capacity to meet
the needs of the
new residents,
through the
provision of the
new health and
wellbeing centre,
or if the
development
completes in
advance of this
then the expansion
of existing facilities.
No comments to
make on the
application.
Recommends the
use of standing
advice or the
Council's own
ecology service for
the assessment of
impacts on
protected species.
No response
received

Impacts upon ecology
are discussed in
Section 20.

-

No response
received

-

The Operators of
Angerstein,
Murphy’s and
Riverside Wharves
object to this

Issues relating to noise
impacts and the agent
of change principle are
assessed in Section 17.
See also response to
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application on the
grounds that the
proposals have the
potential to
introduce noise
sensitive uses,
which have not
been fully assessed
in respect of the
potential impacts.
Specifically, low
frequency noise
from dredger
operations at
Angerstein and
Murphy’s wharves.
As such, the
proposals could
prejudice the
future of these
wharves contrary
to policy
requirement at all
levels (National,
London and Local)
and in both
adopted and
emerging plan
documents.

6.3

the PLA's comments
above.

Council Departments

6.3.1 A summary of the consultation responses received along with the officer
comments are set out in table below:
Details of
Representation
and date
received
Conservation
Officer

Summary of
Comments

Officers comments

The building heights
within the conservation

Issues relating to the
impact of the proposals
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area are predominantly
3-5 storeys and their
overall style is
functional, distinctive
industrial aesthetic with
brick clad or expressed
structures. The
characteristic materials
of the conservation area
are brick, steel and
reinforced concrete
with iron/steel detailing.
The area has a
continued employment
land use and it supports
a vibrant and established
manufacturing and
creative industries hub.
Whilst the architectural
quality may be varied
there is a consistent
roof line at the Thames
Barrier and Bow Water
Road Conservation
Area, and it is
particularly vulnerable
to change, and thus
careful attention should
be paid when
considering any new
developments within its
setting.
Having assessed the
contextual setting any
height reduction on the
northern block will
improve ‘heritage
concerns’ in terms of
visible impact to the
setting of the
conservation area.
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upon heritage assets are
assessed in Section 14 of
this report including
further detailed points
from the Conservation
Officer's comments and
descriptions of the
relevant heritage assets.

The applicant is required
to submit a heritage
impact assessment on
the setting of the Grade
II listed building at 37
Bow Water Road.
Materiality will be a key
consideration, the facing
materials should reﬂect
and complement the
adjacent conservation
area.
Comments in response
to the revised proposals
submitted in May 2021:
The reduction of height
of the southern block by
one storey (creating 6
plus a set-back roof
storey) is welcomed
revision.
The reduction of the
northern block by one
storey (from 10 to 9
storeys) is also
considered to reduce
the impact to the setting
of the Thames Barrier
and Bow Water Road
Conservation Area,
although it remains as
the tallest element of
this development
proposal.
Whilst the overall scale
and massing of the
development may be
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taller than the existing
development pattern
and height (in particular,
where the southern
block has a moderate
impact pact on setting of
a the nearby local
heritage and the
northern is the closest
to impact on the setting
of the Conservation
Area), the revised design
and materiality
addresses the
surrounding context,
both from an
architectural and
townscape perspective.
The revised scheme
makes architectural
reference to the nearby
local/heritage assets.
Whilst the scheme may
not address local
building height, subject
to materiality it can
create a positive balance
between the old and
new. Having considered
the revised proposal,
and given the context,
the impact’ is assessed
on the basis of setting,
and in this instance, it is
‘less than substantial’.
However, the
Development
Management Officer
must be satisfied with
the justification of the
proposed development
in relation to setting
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impact and public
benefits.
To reiterate, having
assessed the revised
scheme in respect of the
height, design and
materiality and due to
the impact of the
proposal being ‘less than
substantial’ in terms of
impact on local heritage
and setting of the
Thames Barrier and
Bow Water Road
Conservation Area, it is
considered that the
development proposal
can be recommended
for approval subject to
all facing materials being
conditioned for approval
prior to commencement
of works.

Urban Design

In relation to the impact
upon the setting of the
listed building at 37
Bowater Road the
Conservation Officer
considers that due to
the low level buildings
currently on the site,
the proposals will have a
visual impact upon the
setting. However, given
the distance, separation
and presence of other
buildings this impact is
not considered to result
in harm to the setting
this listed building.
It is acknowledged that
The design of the scheme
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Manager

the scheme exceeds the
indicative heights for
this site in the SPD.
However, its mid-rise
parapet is considered to
be acceptably well
integrated within the
existing and emerging
surrounding context,
within an identified local
centre in the SPD.
The proposed
architecture is
considered of good
quality, with an
expressive palette of
high quality materials.
In balance, the scheme is
considered acceptable in
strictly design terms,
subject to the feedback
from the Council’s
Heritage Officer on its
potential impact on the
Thames Barrier and the
historic townscape,
Bowater Road
Conservation area and
the locally listed, former
Lads of the Village PH.
A comprehensive
condition should be
included to ensure that
detailed technical
section drawings (scale
1:5, 1:10 and 1:20) are
submitted for all type
walls, roofs and outdoor
spaces.
These should show all
joints between different
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is assessed in Section 13
and the Urban Design
Manager's detailed
comments on key aspects
of the design are included
in this section.

materials and
components, including
walls, roofs, doors,
windows, sills, balconies,
soffits and balustrades,
any external ramps,
steps, pavements,
boundary walls, gates,
and fences.
They should also include
all the proposed
sections of the
landscaped areas of the
scheme, clearly showing
how the interface
between soft and hard
surface would work, the
rainwater drainage
strategy and associated
technical solutions, and
the interface between
different pavements, the
street, and the designed
buildings.
No visible water pipes
or gutters are
acceptable, which were
not included in the
submitted drawings for
this planning application.
No visible plant are
acceptable, whose
outline was not included
in the submitted plans
and elevations for this
planning application.
Full brick is the
proposed material for all
indicated brickwork. No
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brick-slip system would
be acceptable, as of
manifest lower quality
and it was not raised-up
and discussed as an
option at this
negotiation.
Alternative options
should be presented and
discussed with the
Council about the metal
cladding and balustrades
of the scheme, which
should respect their
intended substantial
character and rich
detailing in the current
proposals.
Aluminium is the agreed
material for all windows.
All doors should be of
the highest quality, with
no difference between
private and affordable
uses.
Visually, the scheme
should be tenure blind,
with no differences in
terms of material quality
between the different
tenures.
Material samples for all
appearing materials
should be provided,
including walls, roofs,
windows and doors, sills
and lintels, balconies,
balustrades, visible
pipes, grids and louvers,
ITEM NO: 5

outdoor pavements,
stairs, gates, boundary
walls and fences.

Tree Officer

Street Tree
Officer

Mock-up panels of type
elevation bays should be
agreed with the Council.
No comments to make
but recommended that
the Street Tree Officer
be consulted.
Confirmed the CAVAT
values of the trees to be
removed:
T10 - £3,291
T11 -£1,963
T12 -£10,796
T13 - £2,698
T14 -£1,349
T15 - £2,698
T16 - £14,362

Building Control No response received
Transport &
Raised concerns
Highways
regarding the location of
the proposed loading
bay on the East West
route.
Following the
submission of revised
proposals showing
servicing from
Westmoor Street,
stated that while the
proposed servicing is
not ideal, it is accepted
that it offers a possible
solution to enable the
east-west route to be
formed.
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Impacts on trees are
addressed in Section 21.
See Street Tree Officer
comments below.
Impacts on trees are
assessed in Section 21.
A s106 contribution is
sought in respect of the
provision of replacement
trees.

Strategic transport
matters have been
considered in TfL's
comments above.
Transport issues are
assessed in Section 19 and
Section 25 in relation to
strategic transport
infrastructure. Conditions
and S106 clauses are
recommended in line with
the Transport Officer's
advice.

Sustainability

Advised that any grant
of planning permission
should be subject to a
legal agreement
concerning highway
works including; Traffic
Orders, detailed access
design, etc. Standard
SPD planning
requirements and
contributions would
apply regarding cycle
training, cycle facility
improvements, public
realm improvements,
car club etc. A separate
s38 agreement will be
required for adoption.
Whilst the principles of
the proposed energy
strategy are supported
and generally in line with
London Plan policies SI2,
SI3 and SI4, further
information regarding
energy and carbon
reduction, energy
efficiency measures,
overheating, the site
wide heat network,
connection to offsite
heat network and
renewable energy is
required.
There are therefore
areas of improvement
and measures that the
applicant should
consider for the
development and a
number of conditions
and Head of Terms are
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Sustainability matters area
assess in Section 20 and
the relevant conditions
and S106 clauses are
included in the
recommendation.

proposed to ascertain
that the applicant will
commit to investigate
them before and during
the construction of the
development.
Any carbon shortfall will
be addressed through a
carbon offsetting
contribution paid to the
Council’s Carbon
Offsetting Fund.
Pollution - Noise Requested further
information regarding
assessment of noise
from commercial
activities.
Additional information
in relation noise from
dredgers has been
assessed and internal
levels appear to be
adequate subject to
implementation of
upgraded ventilation.
A condition will be
needed to address the
impact of low frequency
noise upon future
occupants.
Internal areas can
potentially be mitigated
by correct specification
glazing; however,
external amenity areas
will need to be
thoroughly considered
and mitigated
appropriately.
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Noise impacts are
assessed in Section 17 and
conditions in relation to
noise compliance criteria
and noise testing are
included in the
recommendation. See also
the response to the PLA's
comments above.

Pollution - Air
Quality

Initial comments noted
that clarification was
required in relation to a
number of points
relating to the
applicant's Air Quality
Assessment and noted
that the assessment
remains incomplete.
If the LPA is minded to
grant planning
permission, then
following standard
conditions are pertinent:
- Air quality impact
assessment
- Construction
Environmental
Management Plan
- Demolition
management plan
- Non-road Mobile
Machinery
It is not clear whether
any CHP plant will be
utilised in the
development. If so, then
standard condition
related to this need be
imposed.
Following the
submission of additional
information the
Pollution Officer has
confirmed that the air
quality assessment is fit
for purpose.
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Air quality is assessed in
Section 17. Conditions are
recommended to secure
the implementation of the
mitigation measures set
out in the report together
with standard conditions
in relation to Demolition
and Construction
Management and Nonroad Mobile Machinery.

Pollution Contamination

In view of the intended
use of this site it is
essential to characterise,
and risk assess this site
in detail. Recommends
that the standard
conditions in relation to
land contamination are
applied.

Land contamination is
assessed in Section 18 of
this report. Standard
conditions are included in
the recommendation.

An asbestos survey is
also recommended.
Recommended that the
The Environment Agency
Environment Agency are
has been consulted - see
also consulted in
comments above.
relation to controlled
waters, piling and other
matters within their
remit.
Waste Services

Community
Safety
Parks & Open
Spaces

Requested revisions to
the layout to
accommodate bulky
waste and asked for
clarification about
distances between the
collection points and
loading bay on
Westmoor Street.
Following the
submission of revised
details confirmed that
the proposals are
acceptable.
No comments received
Considers that Barrier
Park and Marion Park
would not be suitable
for play facilities and
that off-site play space
should be provided
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Notwithstanding this a
condition is recommended
to secure full details of the
refuse storage, recycling
facilities and refuse
collection arrangements
and their implementation.

Children's play provision is
assessed in Section 15. A
S106 clause is
recommended to secure
an off-site contribution.

within any suitable new
open space that is being
developed as part of the
overall Charlton
Riverside Masterplan.
Licensing
Housing
Strategy &
Partnerships

No comments received
Comments received in
relation to original
proposal:
The proposed tenure is
in accordance with
policy and the housing
mix is welcomed.

Housing mix and
affordable housing are
assessed in Sections 11
and 12.

Noted that 10%
wheelchair unit
provision will be
required.
Also advised on the
standards to be met in
respect of the housing
units, provision for
access to the public
realm, car parking for
wheelchair units and
management / service
charges.
Housing
Occupational
Therapists

Initially raised concerns Accessible housing is
about a number of areas assessed in Section 15 and
of non-compliance.
conditions relating to the
provision of wheelchair
Following the
accessible / wheelchair
submission of additional adaptable units and
information has no
accessibility arrangements
further comments on
are included in the
the proposed unit
recommendation.
layouts subject to
conditions.
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However concerns
remain regarding the
proposed number of
parking bays and the
distance from the
accessible dwellings.
Also stated that the
preference would be for
dedicated disabled
parking bays for each of
the social rented
wheelchair units, to
meet the demand and
need of applicants on
the Housing Register.
Education

The development is
Impacts upon
likely to contribute to
infrastructure are assessed
the demand for school
in Section 25.
places in the north of
the borough, where we
anticipate an increasing
pressure in future years.
Recommends that this is
taken into account
regarding consideration
of any CIL/s106
agreements.

Greenwich Early No comments received Years
Public Health
Identified a number of
areas where the scheme
could be enhanced from
a public health
perspective in relation
to the following:
The proportion of dual
aspect homes has been
Proportion of dual
aspect units and family
maximised through the
design and 80% of units
sized housing;
Clarification on
are dual aspect. Dwelling
ITEM NO: 5

affordable housing and
accessible units;

mix and affordable housing
are assessed in Sections
11 and 12.

Access to GPs,
healthcare and schools;

Impacts on infrastructure
are assessed in Section 25.

Transport, in particular
cycling and walking;

An acceptable level of
provision has been made
for cycle parking and S106
contributions are sought in
relation to local highway
improvements.

The borough's diverse
demographic should be
reflected in the
commercial and
community space;

The uses of the proposed
retail and community units
are not known at this
stage.

A commitment to
discouraging fast-food
and encouraging healthy
and affordable food
would be welcomed;

A condition is
recommended to restrict
the use of the retail units
so as to preclude hot food
takeaways, due to the
site's proximity to schools.

A more detailed plan for
the proposed
community floorspaces
should be provided and
measures in relation to
consultation with
community groups /
subsidised rents;

A condition is
recommended to secure a
Community Development
Plan and Community Use
Plan.

Heritage and culture
should be reflected in
the design of the
amenity spaces;

These points may be
addressed through the
submission of detailed
landscaping proposals.

Communal planting /
food growing is
recommended.
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Positive aspects include
the provision of
employment space,
ecological
enhancements, green
space between buildings
and links to the park,
energy efficiency and
reduced emissions.
DoSS Elderly /
Adults
Community
Engagement &
Environment
Flood Risk
Consultant

Sport & Leisure
Business
Engagement
Manager
6.4

No comments received

-

No comments received

-

No objection subject to Flood risk and drainage
a condition in respect of issues are assessed in
surface water drainage. detail in Section 22.
Confirmed that the
revisions to the scheme
haven’t introduced any
fundamental changes in
respect of flood risk
mitigation and surface
water drainage.
No comments received
No comments received

A condition in relation to
surface water is included
in the recommendation.

-

Amenity Groups

6.4.1 A summary of the consultation responses received from Amenity Groups,
along with the officer comments are set out in table below:
Details of
Representation
and date
received
Greenwich
Conservation

Summary of
Comments

Officers comments

No response received

-
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Group
The Charlton
Society

The SPD calls for highdensity, low-to-medium
height buildings: 3-6
storeys, except in
special cases, for
instance along the
riverside, where up to
10 storeys would be
acceptable.
Almost all the buildings
shown for the Eastmoor
site are well over the
upper limit of 6 storeys,
while the others are 10
storeys or not much
less, even though
nowhere near the river.
The Charlton Society
appreciates the care
taken in selecting
materials and details,
attempts to create
uplifting public spaces
and intentions to
respect local features
and adjacent buildings
but the disregard of key
SPD guidelines leaves
no alternative but to
object to this planning
application.
Since the deviation from
the SPD is so large, it
would be a waste of
time commenting on
any other features of
the design that would
normally have merited
such comment.
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Building heights are
assessed in Section 13.

It is highly disappointing
and disturbing to be
asked to consider these
proposals after the
negative comments
made by the Inspector
and the Secretary of
State regarding similar
deviations proposed by
the rejected Rockwell
design.

It is necessary to consider
each application on its
merits. Whilst certain
elements of the scheme
exceed the indicative
heights of the masterplan
there are significant
differences between the
current proposals and the
Rockwell application. (VIP
Industrial Estate
Reference: 16/4008/F)

Comments on revised
proposal:
The objection still
stands, the reductions in
building height
notwithstanding.
Charlton Central Objections are raised in
Residents
relation to the
Association
following:
1. Height & Density
The Aitch Group seem
to have made some
modifications to their
initial plans however
they do not conform to
the requirements set
out in RBG Charlton
Riverside Masterplan
SPD.

Revisions to the height and
massing have been made
since the original
submission. Building
heights are assessed in
Section 13.

The height of the
development goes up to
10 storeys whereas the
SPD states 3-4 storeys
for this site.
The proposal for 202
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The number of units has

units on this site is
overly dense - above
the figure stated in the
masterplan, of 150 -200
units.

been reduced to 188.
Density is assessed in
Section 10.

2. Daylight/Sunlight
7.5% of living areas do
not meet the minimum
ADF requirement.

Daylight and sunlight levels
in the proposed units are
assessed in Section 16.

Many of the units do
not meet the standards
of sunlight set out by
the BRE. Only 54% (299
of 552) of windows
relevant for BRE
sunlight assessment
meet the minimum
recommendation for
winter sunlight and
71.5% (394 of 552) of
windows for total
sunlight.

It should be noted that the
reductions in the height of
the buildings and
alterations to the design
and layout have resulted in
improvements to daylight
and sunlight levels
compared with the original
submission.

While the developers
state that this is broadly
comparable to schemes
of a similar typology
across London, they are
not exactly providing
good quality living
accommodation.
They seem to be saying
that because of
balconies etc the living
areas will not meet BRE
standards. This really is
just poor housing.
3, Size of Residential
Units
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Unit sizes are detailed in
the Schedule of

There is no information
on the size of the
residential units.

Accommodation.

There is guidance which The quality of residential
states that
accommodation is
accommodation should assessed in Section 16.
meet a minimum of
39sm for a 1
bed/1person unit and
61sm for a 2 bed/3
person unit.
If developers are saying
they are providing good
quality residences they
should be above this
minimum.
4. Charlton desperately
needs good quality
accommodation for a
diverse range of people,
not more of the
Greenwich Peninsular
type housing, which
lacks of any sense of
community.

Derrick & Atlas
Gardens
Residents
Association

The scheme is different in
scale and character to
those at Greenwich
Peninsular. The scheme
includes retail and
community units which
will assist in providing local
facilities for residents. The
scheme would also
provide publicly accessible
open space which would
facilitate social interaction.

DAGRA are genuinely
in favour of new
employment and
residential development
on the Charlton
Riverside. However, it
should have higher and
more exacting standards
than this proposal.
The height massing and
density of this proposal
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Revisions to the height and
massing have been made

is extreme. The
Charlton Riverside
Masterplan clearly states
that in general buildings
should be 2, 4 and 6
storeys with the
occasional 10 storeys
high on about 9 sites
only. Even accounting
for a lot of leeway,
proposing 6, 8 ,8, 10
and 10 is completely
ignoring the weightbearing guidance of the
Masterplan.

since the original
submission. Building
heights are assessed in
Section 13.

The density is so high
that this scheme would
mean the final number
of dwellings would far
exceed the Masterplan
density of 5,000 - 7,500.

Density is assessed in
Section 10.

By overbuilding here
and taking more than
their quota does that
mean that all the other
developers like Hyde
and Komoto have to
build a lot less densely
to compensate for Aitch
taking so much more?
That is not joined up
planning. The first plan
to be adopted is
important as it sets the
standard and bar for the
rest of the sites. At the
moment it looks greedy.
The “neo brutalist”
architecture is not on a
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The design of the buildings
is assessed in Section 13.

human scale. It is dehumanising and with it’s
height creates not a
sense of place or
community but serious
alienation. This could be
successfully balanced, if
like the brutalism of the
Barbican development
in the City of London,
there was a contrasting
and compensatory
amount of space and
light. However, there is
not nearly a sufficient
balance here of high
density and massing
with space and light.
The play and leisure
facilities shown in the
CGIS are being falsely
offered. There is not
space in the plan for the
kind of leisure activities
depicted.

The residents cannot be
expected to tolerate
noise and unrealistic
“communal play” areas
so close to them. It is
invasive and therefore
the plan is antisocial.

The provision of outdoor
amenity and play space is
assessed in Section 16.
The proposed level of
provision is considered
acceptable noting that
total amount of play space
exceeds the minimum
requirement.

The play spaces at ground
floor level do not adjoin
any residential units, only
commercial spaces. On
the upper levels it is
considered that sufficient
buffering can be provided
through landscaping to
protect the privacy of
The leisure amenity and residents where units
space between buildings adjoin amenity spaces.
is too dark and too
small. It is not fit for
The daylight and sunlight
purpose and a less mean report has demonstrated
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space can easily be
created on this site.
Residents here deserve
more than the
superficial amenity
offered in terms of play
facilities, light and space
in their immediate
residential and work
surroundings.
The Royal Borough of
Greenwich is on track
to meet its housing
target. Therefore as a
borough we do not
have to be held to
ransom by what one
developer is offering in
terms of social or
affordable housing. It is
far better to get the
right kind of housing in
neighbourhoods as
opposed to just getting
a lot of badly planned
housing.
The most obvious
reasons for objecting to
this scheme are that it is
a) not compliant or in
line with a lot of the
important statements of
the Mayor of London, in
his rejection of the
Rockwell VIP scheme.
b) it is not in line with
the statements of the
Secretary of State who
said that the Masterplan
should be given much
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that levels of sunlight to
the amenity areas area
acceptable.

Greenwich
Association of
Disabled People
Charlton
Together

more weight in local
planning and that
buildings should take
into consideration a
more “human scale.” or
c) the Inspector’s
report after the VIP
Estate Hearing of 2019.
No comments received

-

Welcomes the
regeneration of New
Charlton/ Charlton
Riverside in accordance
with the Masterplan.
That the masterplan has
stood the test of a
recent public inquiry is a
tribute to many, not
least all being those who
produced the
masterplan which needs
to be upheld.

The proposal is
considered to be broadly
compliant with the
objectives of the SPD.

Objects to the current
proposal as it fails to
respect the masterplan
in terms of heights and
density.

An assessment of the
proposed buildings heights
is set out in Section 13.
Density is assessed in
Section 10.

There is little regard for
heritage or sense of
place. The proposals
remain inconsistent with
the masterplan and the
vision for defined
neighbourhoods.

An assessment of the
scheme's design approach
and how it responds to
the local context is
provided in Section 13.

There is no evident
recognition of the
changing times in which
we find ourselves and

The proposed residential
accommodation complies
with current standards and
is considered acceptable.
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the many questions
about how we will live
and work in a post
COVID world. Any
plans for Charlton
Riverside need to
reflect new thinking on
home working, high rise
development,
community living and
green spaces.
We continue to be
faced with plans for
dormitories that could
be anywhere. It is
incumbent on us all to
remember Charlton
Riverside is an
opportunity area and
that this is to be an
opportunity to create a
sustainable community,
not merely an
opportunity for
property developers to
cash in.

A further detailed
document was
subsequently submitted
which outlines Charlton
Together's objection.
They raise concerns in
relation to the following
matters:
The vision for Charlton
Riverside;
Lack of compliance with
the SPD;
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The various points raised
are noted and the issues
raised have been
considered in the
assessment in the relevant
consideration sections of
the report.

Building heights,
including objection to
use of the term 'setback storeys'
Density and associated
issues, including daylight
and sunlight standards
and internal design / fire
safety;
Affordable Housing,
including affordability of
Affordable Rent,
proportion of family
sized housing;
Fostering community
and essential
infrastructure, including
the lack of landscape
and technical
infrastructure that is
needed to support a
neighbourhood and the
need for a
comprehensive plan to
provide infrastructure;
Public Realm, green
Infrastructure and
landscape design,
including inadequate
amount of public open
space, the need for coordinated tree planting
and green roofs, quality
of outdoor spaces and
insufficient space for
children's play and
nuisance to residents of
flats adjoining open
spaces;
Employment, including
reduction in space since
original submission, type
of commercial and retail
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space / occupiers and
lack of detail on how
proposal relates to local
hub, employment
figures not updated to
reflect revised
proposals;
Noise - share concerns
of PLA regarding noise
assessment and
mitigation;
Design, including lack of
consideration of
context, lack of frontage
features / design of
residential entrances,
external finishes which
do not reflect the SPD's
intentions, poor internal
design of units;
Heritage and Place
making, including impact
on Thames Barrier and
Bowater Road
Conservation Area and
listed building at 37
Bowater Road,
application is
unimaginative in
respecting the heritage
of the area, suggests
changes that include
local, cultural and
heritage themes;
Sustainability, including
changes to
environmental and
health parameters as a
result of the pandemic,
increased flood risk
when Thames Barrier
becomes redundant /
needs replacing,
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insufficient detail or
calculations for the
sustainable drainage
system;
Viability, including lack
of up to date viability
report and that TfL /
RBG infrastructure
costs should have been
foreseen and factored in
to the appraisal.
Greenwich
Planning
Alliance

Considers that the
development is too tall
and too bulky in this
location.
There have been many
design improvements
during the evolution of
the scheme but they
have not overcome this
basic shortcoming of
the proposal.
The proposed building
heights completely flout
the guidelines in the
Charlton Riverside SPD
which specify 3-6
storeys except in special
circumstance, e.g. on
the river front. These
guidelines were upheld
by the Planning
Inspector and the
Secretary of State in the
recent decision on the
Rockwell appeal.
The DRP recommended
lowering the height
across the scheme to
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Issues relating to building
heights and design are
assessed in Section 13.

improve the quality of
light to homes and
spaces and to ensure
that the scheme both
on its own and
alongside adjacent and
future schemes creates
the character that is
envisaged for Charlton.
They suggested
introducing greater
variety to break up the
mass and create light in
certain places across the
scheme, stepping the
height down from the
north-west corner
towards the east to
address the scale of the
park, lowering the
southern building so
that the height responds
appropriately to the
adjacent Optivo site and
undertaking shadow
studies to understand
the impact of
overshadowing on
green link and park.
The advice of officers as
regards height and
volume have been
largely ignored.
The density of
residential development
proposed
(341units/hectare) is far
in excess of the range
set out in the SPD (151200 u/ha) and is not
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The density of the scheme
has been reduced through
amendments to the
scheme. Density is
assessed in Section 10
however it should be
noted that the London

justified by special
“design” features such
as good infrastructure
and social facilities as
claimed.

Plan now advocates a
design based approach to
density rather than
recommended density
levels.

There is a blatant threat
that affordable housing
provision would be cut
if the proposed density
was not allowed. In
other developments
along Greenwich’s river
frontage densities have
been lower and 35%
affordable housing
achieved. The council
should not allow itself
to be browbeaten.

In considering the
proposed level of
affordable housing it is
necessary to have regard
to the viability of the
scheme and in this
instance, it has
demonstrated that the
scheme would be in
deficit.

The height of the block
along Eastmoor Street is
accented unnecessarily
by the sawtooth
“parapet” which has
been added to it. It
should be removed.

This feature has been
removed and this part of
the development has been
reduced in height by one
storey.

Parts of the upper
storeys are also given
unwelcome emphasis by
the proposal to use
black brick for some
surfaces. This can only
add to a sense of overshadowing at street
level.
The height and bulk of
the building will have an
adverse impact on
Moore Park/Thames
Barrier Park to the east
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Further changes have been
made to the proposed
materials. These are
discussed in Section 13.

The height of building has
been reduced since the
original submission and
this is considered to
improve the relationship

and will loom large in a
number of views
including from Maryon
Park and elevated areas
further south.

with the adjacent park.

The heritage, townscape Impacts upon heritage
and landscape impact
assets are assessed in
assessment states that
Section 14.
some losses of views
“will only be perceptible
in winter” – which is
half the year.
That document
purports to
demonstrate that the
large new complex of
buildings would be
benefit the heritage
assets nearby because at
present they are
surrounded by shabby
industrial buildings and
vacant premised and
sites. On this logic any
development or tidying
up would be a heritage
benefit.
The relevant question is
whether the proposals
enhance the setting and
views of the heritage
assets or help to
conserve them.
Buildings of up to 10
storeys which do not
take account of the
nationally and locally
listed buildings, which
block or impinge on a
number of views of
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The scheme has been
amended and the
maximum height is now 9
storeys with further
reductions in height to the
southern block.

them and jar with the
character of the nearby
conservation areas have
a negative impact.
The provision of 35%
affordable housing is
welcomed but the
proportion of family
housing (which we
consider to be 3
bedrooms or more) is
inadequate at just under
20%.

Affordable housing is
assessed in Section 12. It
should be noted that the
percentage of affordable
housing has been since
been reduced to 30%.
The mix of unit sizes is
considered in Section 11.

In summary the
proposal is considered
to be overdevelopment
and in breach of the
Charlton Riverside SPD.
It is essential that at this
early stage in the
development of
Charlton Riverside a
precedent is not
created for flouting the
SPD which other
developers would
exploit.

6.5

Each scheme is considered
on its own merits and the
extent to which the
proposal is in accordance
with the SPD is assessed in
the determination of each
application.

Local Residents and Businesses

6.5.1 A summary of the consultation responses received from Amenity Groups,
along with the officer comments are set out in table below:
Summary of Comments
Concerns that residents will
object to nearby business on
grounds of noise and early / late
vehicle movements
Concerns about access to

Officers comments
Issues relating to the relationship with
surrounding uses are assessed in
Section 17 of this report.
Construction traffic on Westmoor
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business premise during
construction phase

Street will be considered as part of a
Construction Logistics Plan which is to
be secured by condition (Refer to
Appendix 2 for the full wording).
Existing tenant concerned about A letter was subsequently received
need to vacate industrial unit on which explains the assistance which has
the site and difficulty in finding
been given by the applicant in finding
alternative premises nearby
alternative premises and which
expresses support for application.
Application does not respect
It is considered that the proposed
either the letter or the spirit of
development meets many objectives of
the Charlton Riverside
the SPD and overall is considered to be
Masterplan
in broad compliance with this
document.
Proposal does not respect the
There are significant differences
Secretary of States decision on
between the current scheme and the
the Rockwell development which Rockwell application.
upheld the aims of the
masterplan
If the Rockwell application was
refused then on similar grounds
this one should be as well

The scheme is going against the
direction of government policy
which is to support well
designed neighbourhoods

The design of the proposed
development has been assessed and is
considered acceptable.

If a strong message is put out by The proposed development is
the Planning Board and planning considered to be broadly compliant
with the SPD.
officers then it is likely that
developers will eventually
comply with the Masterplan
Vision for Charlton Riverside is
of a mixed development
incorporating both employment
and residential with a rich mix of
different housing types - this
proposal offers only highly
dense, high rise units
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Application at
Halsbrook Road / Highbrook
Road / Rochester Way,
Kidbrooke cited as an example
of a more suitable form of
development
Development should not set a
precedent for flouting the SPD

Proposal exceeds the height set
out in the Masterplan
Despite modifications the
development is still too high and
too bulky for this location
Building heights exceed the
heights for natural surveillance
and interaction
Density exceeds that set out in
the Masterplan
If proposed level of density were
replicated across the whole of
the Charlton Riverside Area it
would result in an unacceptable
number of units
Applicant expects other
developers to build much less
densely as a result of applying for
more than their share of the
8,000 units set out in the
London Plan
Proposal does not address the
requirement to respond to the
riparian landscape context and
history of the locality
Does not acknowledge maritime
and historical legacy

It should be noted that the site at
Kidbrooke is not within an Opportunity
Area. In addition, there are constraints
within Charlton Riverside with regard
to flood breach levels which would
preclude the provision of two and three
storey houses.
Each scheme is considered on its own
merits and the extent to which the
proposal is in accordance with the SPD
is assessed in the determination of each
application.
An assessment in relation to the height
of the proposed buildings is set out in
Section 13.

An assessment in relation to the density
of the development is set out in Section
10. As noted in this assessment the
London Plan no longer includes
recommended density levels and
advocates a design related approach.
Each scheme will be assessed on its own
merits in terms of the acceptability of its
proposed density, having regard to the
design-led approach set out in London
Plan policy D3.
Further refinements to the detailing of
the scheme have been made to
incorporate metal components and
features to reflect the historic industrial
character of the area.
At the ground floor level, the colours of
the glazed brickwork have been chosen
to express the site's relationship with
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the surrounding natural landscape.
The proposed build is
unattractive and unimaginative
Living areas within the
development do not meet BRE
daylight standards
Windows do not meet total
sunlight and winter sunlight
standards
Balconies do not meet BRE
standards
The issues of sunlight and
balconies are two different
issues and should not be
conflated
Improvements to daylight and
sunlight should have been made
from the outset
Applicant's statement that it is
not appropriate to strictly apply
the BRE guidance is questioned

An assessment of the design approach is
provided in Section 13.
Internal daylight standards are assessed
in Section 16.

External landscapes between
buildings will be cold, windy and
dark for 6 months of the year
Proposed streets will become
wind tunnels with insufficient
sunlight
Little outdoor space is provided
for residents

Sun lighting to external spaces is
assessed in Section 16. It has been
demonstrated that the proposed
external amenity spaces would receive
very good levels of sunlight.

39m² is far too small for one
person to live in

An assessment in relation daylight and
sunlight levels within the development is
set out in Section 16.
The benefits of both balconies and good
levels of sunlight to residential amenity
are acknowledged. However, the
requirement to provide external
amenity space in the form of projecting
or recessed balconies in many cases
impacts upon the ability to meet
daylight and sunlight targets and it is
therefore necessary to accept a
compromise between the two
objectives.

An assessment in relation amenity space
and children's play space within the
development is set out in Section 16. As
noted in this section the amount of
children's play space is well in excess of
the minimum amount required by the
London Plan policy.
This standard is included in the
Nationally Described Space Standards
and the London Housing SPG. In this
case one-bedroom, one-person (studio
units) account for only 5.3% of the
scheme and all of these are within the
private tenure.

ITEM NO: 5

Concerns about effects on
health and mental well-being
from living in small and cramped
conditions
In a post-Covid world spaces
should support comfortable
living
Proposal fails to anticipate the
lives of people, post-pandemic

The proposals are considered to
provide an acceptable standard of living
accommodation when assessed against
current standards.

Good quality residences should
be a standard that every resident
of Greenwich can expect
Charlton desperately needs
good quality accommodation for
a diverse range of people
It is unclear whether the
minimum size standards have
been met

The proposals have been assessed
against the relevant standards and it is
considered that an acceptable standard
of accommodation would be provided.

Proposal does not respect the
area as an employment hub
Shopping/commercial space and
community facilities are limited
to ground floor space

The submitted layouts and
accommodation schedule have been
reviewed and it is confirmed that the
relevant space standards have been met.
The proposed units are considered to
provide an acceptable standard of
accommodation in compliance with the
relevant standards.
The quality of the proposed
employment spaces is assessed in detail
in Section 9 including analysis of likely
employment densities and the proposed
employment provision is considered to
be acceptable.
The proposed replacement employment
space is considered to be of an
acceptable standard and has been
designed to meet the needs of small and
medium sized businesses.

Application lacks innovation and

The scheme has been designed to make
the best use of the available space on
site noting the constraints relating to
flood risk and therefore commercial
rather than residential uses have been
located at ground floor level.
The scheme includes a range of

Units must exceed minimum
standard to be considered as
'quality' development
Employment provision lacks
detail and innovation
Claims about employment are
not credible
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any kind of environmental vision

Proposal provides a low level of
family accommodation
Proposal provides insufficient
diversity of housing stock houses with gardens are needed
to support growing families and
communities
Proposed level of affordable as
set out in the Viability
Assessment needs to be more
clearly stated
Proposed level of affordable
housing is unacceptable, falling
short of the 50% suggested by
the GLA
The projected affordability is
unlikely to be affordable to local
people
Proposal fails to properly plan
for additional community
infrastructure

This area could be a flood plain
and therefore is vulnerable
Flood Risk risk likely to increase
due to the Thames Barrier being
redundant and requiring
replacement during lifetime of
development
There are insufficient
opportunities for community
development. Development on a
human scale is needed to
promote human interaction
Welcomes the development of
the Riverside but only if
development is of high quality
and fosters development of a

sustainability measures and the applicant
is committed to connecting to a districtwide heat network.
An assessment of the dwelling mix is
provided in Section 11.
As set out in Section13 it not feasible to
provide two / three storey houses in
this location due to constraints posed
by flood levels.
A detailed assessment of the proposed
affordable housing offer, including
viability matters is provided in Section
12.

Contributions towards the relevant
infrastructure required to support the
development will be secured through a
S106 agreement details of which are
provided in Section 25.
An assessment in relation to flood risk
is included in Section 22.

The scheme provides spaces which are
suitable for community uses as well as
publicly accessible open space. A
condition is recommended requiring the
submission and approval of a
Community Development Plan. S106
clauses are recommended to secure
contributions towards infrastructure to
support the development.
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stable, flourishing community
Proposals will perpetuate the
view that modern architecture is
solely for the profit of
developers and the perpetuation
of dormitory areas lacking in
beauty, soul and community
cohesion
Overall the development is
focused on private profit and has
paid little regard to the qualities
needed with the public and
community infrastructure
necessary to make a sustainable
community in the future
Concern about lack of detail
throughout the application
Concerns about exclusion of
information / insufficient
information on certain issues e.g.
Flood Risk and Surface Water
Drainage
At over 100 documents it a huge
burden for communities to make
informed comments
All the data for the
environmental and health impact
reports precede the pandemic the baseline health of the
community has changed
Microscopic dust particles can
carry live Coronavirus and be
transmitters of the disease
construction and demolition
therefore carry new risks to
building workers and nearby
residents.
The development is piecemeal,
and the developers benefit from
advantages to this approach.
Each developer should be
required to conform to the SPD

The level of detail provided is
considered sufficient to determine the
application.

The large number of technical
documents submitted is necessary in
order to enable the proper assessment
of the application.
There are no current policy
requirements to consider the effects of
the pandemic as part of the planning
process.
The Pollution Officer has advised that
further evidence of this would need to
be provided to support this claim.

It is noted that planning applications for
different sites have come forward
independently and each one will be
assessed on its merits. However, the
Council is seeking to implement
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and collaborate in a forum
convened and chaired by the
Council with community
representatives present

comprehensive approach to
infrastructure delivery through the
collection of an infrastructure levy.

The Council will also require
developers to enter into Collaboration
Agreements and Infrastructure
Agreements to facilitate a co-ordinated
approach to infrastructure delivery.
There are some excellent
The development would provide a 52%
mitigation measures proposed by reduction in carbon emissions beyond
Aitch but in the main e.g. on the the Building Regulations requirement. A
objectives for carbon neutral
carbon offset contribution will be
development these are not
secured as part of the S106 agreement
quantified for the value of their
once discussions regarding the
contribution to mitigation. Aitch proposed connection to an off-site
should be required to do this.
energy centre have been concluded.
The Council has a long term
objective of closing Eastmoor
Street to vehicles, other than
emergency vehicles, leaving a
route for pedestrians and cyclists
and a widening of the park area.
So there should be no vehicle
entrance or exit from the site to
Eastmoor Street nor any
expectation that any part of
Eastmoor Street will remain
open or available for parking.
The ground floor plans should
be modified accordingly and a
contribution should be required
from the developer towards this
long term objective.
Support
The proposals would provide
the regeneration of a redundant
industrial site in line with the
Council’s aspirations for the
Charlton Riverside area.
• 202 much needed new homes.
• 35% affordable housing, which

The objectives for Eastmoor Street as
set out in the SPD are acknowledged
however continued access is required
to serve businesses at the southern end
of Eastmoor Street in the short term. A
scheme will be developed in respect of
public realm improvements and
enhancement of the adjacent park the
northern end of Eastmoor Street and a
S106 contribution is sought towards
these improvements.

These comments are noted.
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includes homes suitable for
families.
• 1,801m² of flexible
employment, retail and
community uses.
The proposals would provide a
sustainable development, with
garden areas, play space, cycling
provisions, improvements to the
roads and pavements, and a
better relationship with the
adjoining park.
The proposals would contribute
to the local economy by
providing up to new jobs both in
the construction phase and
operational phase of the project.
The site is in urgent need of
regeneration and if delivered this
site would provide many
residential and commercial
opportunities.
This is an ideal location for new
homes.
As someone living in the local
area, I support the plans because
they include:
• The regeneration of a
redundant industrial site in line
with the Council’s aspirations for
the Charlton Riverside area.
• 202 much needed new homes.
• 35% affordable housing, which
includes homes suitable for
families.
• 1,801m² of flexible
employment, retail and
community uses.
• Providing a sustainable
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development, with garden areas,
play space, cycling provisions,
improvements to the roads and
pavements, and a better
relationship with the adjoining
park.
• Contribution to the local
economy by providing up to new
jobs both in the construction
phase and operational phase of
the project.
The site is in urgent need of
regeneration and if delivered this
site would provide many
residential and commercial
opportunities. This is an ideal
location for new homes, and I
support the planning application.
The Royal Greenwich Trust
School supports the proposed
development on the basis that if
the plans are approved by the
council, a proportion of the
developer contributions to go to
the school to fund some of its
developmental projects.

It has not been identified that there is a
need for S106 contributions in respect
of education in addition to CIL. Should
the developer wish to make a donation
to the school that would be separate
from the planning process.

The school has drawn up a list of This is noted and such initiatives are
mutually beneficial projects that supported.
the school and Aitch Group
could undertake as community
partners.
More homes / affordable homes
are needed and more homes for
families / older people

These comments are noted.

7. Planning Context
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7.1

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

National Planning Policy Framework (NPPF – 2019)
National Planning Practice Guidance (NPPG)
Planning (Listed Buildings and Conservation Areas) Act (1990)
Technical Housing Standards – Nationally Described Space
Standard (Department for Communities and Local Government
– March 2015)
• The London Plan March 2021 - For full details of relevant policies
refer to Appendix 3.
• The Royal Greenwich Local Plan: Core Strategy with Detailed
Policies (“Core Strategy” – 2014) - Full details of relevant policies
refer to Appendix 3.
• For full details of relevant SPD / Documents refer to Appendix 3.

8.
8.1

Material Planning Considerations
This section of the report provides an analysis of the specific aspects of the
proposed development and the principal issues that need to be considered in
the determination of the planning application (Ref: 20/1924/F):
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Principle of Development
Density
Residential Mix
Affordable Housing
Design Quality and Townscape
Impact upon Heritage Assets
Quality of Living Environment for Future Occupants
Impact upon Residential Amenity
Noise and Air Quality
Contaminated Lane
Transport and Access
Sustainability and Energy
Trees. Landscaping and Ecology
Flood Risk
Security and Community Safety
Fire Safety
Infrastructure to Support Development in Charlton Riverside
Mayoral CIL
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• RBG CIL
• Legal Agreement
• Implications for Disadvantaged Groups
9.

Principle of Development
Location for Growth and Principle of Mixed-use Development

9.1

The NPPF sets out the Government’s plan for growth within planning policy.
It seeks to ensure that the Green Belt is protected, and urban sprawl is
prevented. Paragraph 117 of the NPPF states that:
“Planning policies and decisions should promote an effective use of land in meeting
the need for homes and other uses, while safeguarding and improving the
environment and ensuring safe and healthy living conditions. Strategic policies should
set out a clear strategy for accommodating objectively assessed needs, in a way that
makes as much use as possible of previously-developed or ‘brownfield’ land.”

9.2

London Plan policy GG2 (Making the best use of land) seeks to create
successful sustainable mixed-use places that make the best use of land. The
policy states that those involved in planning and development must enable the
development of brownfield land, particularly in Opportunity Areas, on surplus
public sector land, and sites within and on the edge of town centres, as well as
utilising small sites. Sites which are well-connected by existing or planned
public transport should be prioritised and a design–led approach should be
applied to determine the optimum development capacity of sites.

9.3

The site lies within the Charlton Riverside Opportunity Area. Paragraph 2.1.1
of the London Plan states that Opportunity Areas are identified as significant
locations with development capacity to accommodate new housing,
commercial development and infrastructure (of all types), linked to existing or
potential improvements in public transport connectivity and capacity. The
indicative capacity for the Charlton Riverside Opportunity areas is 8,000 new
homes and 1,000 jobs. Charlton Riverside is also designated as a Strategic
Development Location in the Core Strategy and is a key part of the spatial
strategy for the borough as referenced in policy EA2.

9.4

London Plan policy SD1 (Opportunity Areas) sets out requirements for
development proposals within Opportunity Areas which include, supporting
development which creates employment opportunities and housing choice for
Londoners, planning for and providing necessary social infrastructure to
sustain growth and create mixed and inclusive communities, recognising the
role of heritage in place-making, including ambitious transport mode share
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targets and supporting wider regeneration whilst ensuring that development
proposals integrate into the surrounding areas.
9.5

The Mayor’s Housing SPG (Paragraph 7.5.7) states that optimising housing
potential in Opportunity Areas is considered to be a strategic priority. The
potential to deliver new homes and jobs to contribute to the London Plan’s
overall strategic housing and economic requirements should be an important
consideration.

9.6

London Plan policy GG4 (Delivering the homes Londoners need) states that
To create a housing market that works better for all Londoners, those
involved in planning and development must ensure that more homes are
delivered, support the delivery of the strategic target of 50 per cent of all new
homes being genuinely affordable and create mixed and inclusive communities,
with good quality homes that meet high standards of design and provide for
identified needs.

9.7

Table 4.1 of the London Plan sets out the 10-year housing targets for each
London Borough and London Plan policy H1(Increasing housing supply) sets
out the steps which boroughs should take to ensure that these targets are
delivered. The 10-year housing target for the Royal Borough of Greenwich is
28,240 new dwellings (2019/20 to 2028/29). Policy H1 of the Core Strategy
sets a housing target of 38,925 net additional dwellings over the 15-year
period 2013 - 2028 (an average of 2,595 per year).

9.8

Policy EA2 sets out the land use aspirations for the Charlton Riverside
Strategic Development Location which include the creation of a new mixeduse urban quarter.

9.9

The Charlton Riverside SPD 2017 provides guidance on the regeneration and
redevelopment of the area. This document sets out the following vision for
the area:
“Charlton Riverside - a living, working neighbourhood
Charlton Riverside is a significant employment site in the Royal Borough of
Greenwich. Its rich industrial heritage will shape a series of new neighbourhoods,
integrating residential development with modern industrial, office and creative
employment opportunities. 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
ITEM NO: 5

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.”
9.10 The Site Allocations Preferred Approach 2019 is also a material consideration.
The site is located within proposed allocation CR2: Charlton Riverside
Central - Land between Anchor & Hope Lane, Woolwich Road and Eastmoor
Street. The proposed allocation would permit mixed use development
including flexible B1 workspace/studios/light industrial, residential, education,
healthcare, community facilities, ancillary retail/leisure uses, public open space
and new east-west road with bus rapid transit provision.
9.11 The principle of redevelopment of the Charlton Riverside Area for mixed use
development is accepted through the Core Strategy designation as a Strategic
Development Area and the London Plan Opportunity Area designation. The
emerging Site Allocations would also allocate the area for mixed use
development. Furthermore, London Plan (2021) policy E7 (Industrial
intensification, co-location and substitution) permits mixed use development
on non-designated industrial sites where these have been allocated for
residential or mixed-use development in a local Development Plan document
and where industrial, storage or distribution floorspace is re-provided as part
of the mixed-use intensification.
9.12 Having regard to the above-mentioned current and emerging Development
Plan documents the redevelopment of the site for mixed use development is
considered acceptable in principle.
Replacement / Intensification of Employment Floorspace
9.13 London Plan policy E7 (Industrial intensification, co-location and substitution)
(Part A) states that development proposals should be proactive and
encourage the intensification of business uses in Use Classes B1c, B2 and B8
occupying all categories of industrial land through the introduction of small
units, development of multi-storey schemes, addition of basements and the
more efficient use of land through higher plot ratios having regard to
operational yard space requirements (including servicing) and mitigating
impacts on the transport network where necessary.
9.14 Part B of the above policy seeks to ensure that the industrial and related
activities on-site and in surrounding parts of the SIL, LSIS or Non-Designated
Industrial Site are not compromised in terms of their continued efficient
function, access, service arrangements and days/hours of operation, that the
intensified industrial, storage and distribution uses are completed in advance
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of any residential component being occupied and appropriate design
mitigation is provided in any residential element.
9.15

Core Strategy policy EA(a) states:
“The Royal Borough seeks to maximise the contribution to employment in Royal
Greenwich from sites in existing or previous employment use. Non employment
uses will only be permitted on vacant employment sites where it can be
demonstrated that:
The site is environmentally or physically unsuitable for any employment generating
use; Marketing on fair price and terms for at least two years indicates there is no
realistic prospect of any form of employment arising; or Employment is only viable
within a mixed-use scheme”

9.16

Paragraph 4.2.30 of the Core Strategy states that this policy does not apply
to sites within Charlton Riverside and Greenwich Peninsula West Strategic
Development Locations as these areas are undergoing significant change in
line with their respective masterplan SPDs.

9.17 Core Strategy policy EA2 in relation to the Charlton Riverside Strategic
Development Location states that “employment will be consolidated to
maximise the use of land whilst maintaining employment levels in the
waterfront area.”
9.18 Core Strategy policy EA(a) states:
“The Royal Borough seeks to maximise the contribution to employment in Royal
Greenwich from sites in existing or previous employment use. Non employment uses
will only be permitted on vacant employment sites where it can be demonstrated that:
i.
The site is environmentally or physically unsuitable for any employment
generating use;
ii.
Marketing on fair price and terms for at least two years indicates there is no
realistic prospect of any form of employment arising; or
iii.
Employment is only viable within a mixed-use scheme”
9.20 Paragraph 4.2.30 of the Core Strategy states that this policy does not apply to
sites within Charlton Riverside and Greenwich Peninsula West Strategic
Development Locations as these areas are undergoing significant change in
line with their respective masterplan SPDs.
9.21 Core Strategy policy EA1 states that the Royal Borough supports the
expansion of existing businesses and increased employment opportunities.
The policy refers specifically to the development of a new urban quarter at
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Charlton Riverside along with the planned intensification of existing
employment land.
9.22 Core Strategy policy EA2 in relation to the Charlton Riverside Strategic
Development Location states that “employment will be consolidated to
maximise the use of land whilst maintaining employment levels in the
waterfront area.”
9.23 Paragraph 4.2.5 of the Core Strategy states that:
“...The redevelopment of Charlton Riverside and Greenwich Peninsula West will see
a reduction in employment land and changing employment use. The employment
land that is retained will be intensified and there will be no net loss of employment
across Royal Greenwich.”
9.24

Section 5.4 of the SPD states that new development will be expected to
maintain or re-provide equivalent employment floorspace within B1 and B2
Use Classes and significantly increase job densities within B Use Classes. The
SPD also states that proposals will also be considered against the following
criteria:
•
•
•
•
•

•
•

Proximity of incompatible uses to the existing and proposed use;
The potential reuse of buildings of value for employment;
Re-location strategies showing how existing businesses can be suitably
accommodated;
Viability appraisal demonstrating suitability of maintaining or re-providing
industrial or employment uses within the location;
Marketing strategies for two immediately preceding years showing
attempts to market the property for employment uses; and the
establishment of standard planning conditions requiring the disposal of the
commercial element prior to the release of the [residential] element of a
scheme;
Other overriding factors potentially inhibiting the continuation of
employment use, and
Proof that relocating businesses can afford the new rents in their new
locations.

9.25 Having regard to paragraph 4.2.30 of the Core Strategy and London Plan
policy E7 it is not considered necessary to market the site for alternative
employment uses as the principle of mixed-use development has been
established in this location.
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9.26 The existing buildings comprises 2,354m² (GIA) of floorspace and which are
currently / last occupied by six separate businesses as follows:
•
•
•
•
•
•

MOT, car repairs, car spares (now vacant);
Car servicing and repairs (now vacant);
Car breakers / scrapyard;
Scrap metal dealer;
Commercial vehicle maintenance, parts and repairs;
Metal castings foundry.

9.27 The planning application form indicates that 30 people (FTE) are currently
employed by the existing businesses on the site.
9.28 It is proposed to provide 631m² of flexible B1/ B8 floorspace and 510m² of
floorspace for flexible retail / community use.
9.29 The Housing and Communities Agency Employment Densities Guide (3rd
Edition, 2015) provides employment density calculations (the average
floorspace (in m²) per full-time equivalent (FTE) member of staff) for a range
of use classes. These figures can be used to estimate the potential number of
jobs to be generated by the proposed amount of employment floorspace.
9.30 The 2015 edition of the HCA Guide introduced a more detailed analysis of
employment densities within Class B1 under the heading of 'Mixed B Class
Small Business Workspace', which reflects recent trends in the utilisation of
employment floorspace. The table below sets out estimated number of jobs
which could potentially be generated by the proposed amount of flexible
employment floorspace using the Small Business Workspace employment
densities:
Table 1 Estimated Job Densities Mixed B Class - Small Business Workspace
Workspace Type

Estimated Number of
Jobs

Incubator B1(a), B1(b)

11 - 21

Maker Spaces B1c, B2, B8

16 - 42

Studio

16 - 32
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Co-Working B1a

42 - 63

Managed Workspace B1a, b, c

13 - 53

Total Estimated Jobs Range

11 - 63

Average

37

9.31 The table below sets out the estimated numbers of jobs for the proposed
flexible retail / community floorspace, noting that the HCA Guide does not
include employment density figures for Class A5 or D1uses:
Table 2 Estimated Job Densities: Retail and Community Uses
Use
Class

Description of Use

Estimated Number of
Jobs

A1 - A4

Shops, restaurants and cafes, drinking 20 - 27
establishments

D1

Non-residential institutions

No guidance available

Total Estimated Jobs Range

20 - 27

Average

24

9.32 The level of employment generated by the proposed replacement floorspace
will depend upon the future use of the proposed commercial units. As noted
from the figures above there is a wide range of variation in employment yields
from different uses within Class B1 and in different types of workspace.
9.33 The applicant has provided further analysis based on the likely end users of
the proposed floorspace. This uses an employment density of 15m² per FTE
for the retail / community uses based on the fact that retail, restaurant and
cafe uses were the most likely operators. In relation to the proposed flexible
employment space the calculation has been based on the 'Maker Spaces'
category of the Mixed B1 Use Class. The employment density range for this
use is 15 - 40m² per FTE and the assessment uses a blended figure of 30m²
taking into account the potential variation in the mix of administrative and
manual staff. Using these inputs, the potential number of jobs has been
calculated as follows:
Use Class Employment

Floorspace (m²) Jobs (FTE)
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Densities
(m²/FTE)
A1 - A5, D1 15

510*80% = 408
(NIA)

27

B1/B8
Flexible

631 (GIA)

21

30

Total

48

9.34 The level of employment generated by the proposed replacement floorspace
will depend upon the future use of the proposed commercial units which are
not confirmed at this stage, and as noted above, there is a wide range of
variation in employment yields from different uses. However, based on the
above analysis it is likely that the proposed employment floorspace would
support an increase in the number of jobs on site when compared with the
existing uses. This is considered acceptable.
Relocation of Existing Businesses
9.35 In view of the nature of the current businesses, as detailed above, it is
considered that it would be difficult to accommodate the current occupiers
within the proposed new employment floorspace. Two of the buildings on the
site have already been vacated and the applicant has stated that they have
been assisting existing businesses to relocate from the site. The existing
premises are currently leased on a rolling one-month basis or have leases
expiring before April 2021 however the applicant has indicated that there is
flexibility with regard to the date by which businesses need to vacate the site.
In the case of one business, the applicant has offered a unit in one of their
other land holdings in Belvedere and the occupier is also considering Council
owned industrial units in Charlton Riverside. In addition, a Relocation Strategy
is proposed.
9.36 The Relocation Strategy states that the following measures will be taken by
the applicant to assist with the relocation of existing businesses:
• A subsidised and bespoke agency package to assist existing tenants/
businesses with finding suitable alternative premises (a grant of £1,500
per business per relocation has been suggested);
• An electronic liaison service to link existing tenants with active
commercial agents in the immediate area;
• Continued communication to all tenants of suitable instructions for
available units within the wider area;
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• The offer of professional advice and assistance in negotiating terms on
new premises;
• The recommendation of reputable local solicitors.
9.37 It is recognised that the planned redevelopment of the area is likely to result
in the displacement of some existing businesses and it is noted that the
proposed modern commercial spaces proposed are unlikely to be suitable for
heavy industry or uses such as car repairs. It is acknowledged that the
applicant is seeking to assist the existing occupiers in their relocation, and it is
considered that the submitted Relocation Strategy will assist with this. It is
recommended that the measures included in the Relocation Strategy are
secured through a S106 agreement (Refer to heads of terms in Section 28).
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Proposed Flexible Employment Floorspace
9.38 London Plan 2021 policy E2 (Providing suitable business space) part B states
that “development of B Use Class business uses should ensure that the space is fit
for purpose having regard to the type and use of the space.”
9.39 The SPD states that existing creative industries will be retained, and
development proposals will be required to show whether additional suitable
space might be provided for creative industries within the development.
Managed workspace and accommodation suitable for start-up enterprises and
SMEs will be actively pursued in any development proposals. Developers will
be required to provide detailed plans for the development, marketing and
management of the commercial element of mixed-use schemes as part of the
planning application process.
9.40 The report entitled “Vacant Ground Floors in New Mixed-Use Development'
(Maccreanor Lavington, Gort Scott, Graham Harrington, Deloitte Real Estate
2016) which was commissioned by the GLA, reviewed the factors which lead
to difficulty in letting new commercial units in mixed use schemes. The report
includes a checklist for new workspaces which aims to maximise the
possibility of new units being let. This includes the following points in relation
to unit design:
• Units should be a sensible, rational shape that is flexible and easy to occupy.
• Units should not be compromised by columns and/or risers, or excessive level
changes.
• The locations of residential lobbies, bin or bicycle storage, meter cupboards etc.
should not compromise the unit shape or street frontage, or continuity of street
frontage.
• The space should be easily accessible and visible from the street. Avoid retail
units that require steps and ramps to enter. Provide space for signage on the
façade.
• The unit should have a reasonable depth to accommodate ‘back-of-house’
functions, as well as public facing activity – 15m is a good rule of thumb for high
street retail.
• The unit should have an adequate floor to ceiling height – 3.3m is a rough
minimum.
• The unit should be weathertight and be partially fitted-out such as with toilets,
kitchenettes, heating and M&E services to make it commercially attractive to
potential occupiers, before residential units are first occupied
• The units should have provision for ventilation, flues, and noise attenuation for
restaurant / café uses. These should de designed into the residential riser spaces
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• There should be provision for servicing, waste storage, and noise attenuation to
allow for operation while minimising disturbance to any housing to the rear and
above.
• The servicing and parking arrangements should be acceptable to a wide range of
businesses and potential occupiers.
9.41 The proposed flexible employment spaces range in size from 99m² to 141m²
and flexible retail and commercial units 123 - 205m². All of the units have a
rationally shaped layout, free of internal obstructions and all on one level.
9.42 All units would contain a good proportion of street frontage and some units
have more than one street frontage. All units would be easily visible from the
street with level access.
9.43 The proposed units are considered to be of sufficient depth with most
exceeding 15m in at least one dimension and all units would have a floor to
ceiling height of 4.5m.
9.44 The submitted information states that commercial units will be fitted out to
an enhanced shell and core specification. This includes facades, glazing, doors,
louvres and a screed floor with capped services and 3 phase amp and all
necessary ducting and emergency lighting. The applicant has also stated that
some of the units would be fitted out to a higher specification for marketing
purposes and that the need to fit out units to this standard will be reviewed
through the marketing process and subject to occupier requirements.
9.45 The applicant has confirmed that provision will be made for extract and
ventilation equipment in the risers within the buildings and further details will
be secured by condition.
9.46 Dedicated refuse stores and cycle stores are proposed for the commercial
units. It is considered that satisfactory servicing arrangements can be
accommodated on site and further details of these will be secured by
condition.
9.47 In summary, the proposed commercial units are considered to be well
designed with features that would make them attractive to a range of
occupiers. A condition is recommended to ensure that the proposed units are
provided to a specified minimum standard prior to the occupation of the
residential units (Refer to Appendix 2).
9.48 The Employment and Relocation Strategy provides details of the proposed
approach to the marketing of the commercial units. This will include the
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production of print based and online advertising material, the use of social
media, marketing events and focussed contact with local business
stakeholders. Contact will be made with businesses in the town centre and
local industrial and business estates in the wider area and sub region in
particular those in substandard accommodation who can be offered better
terms and conditions in new, better quality accommodation.
9.49 The Employment and Relocation Strategy states that the target market will be
small scale businesses such as sole traders, startups and SME businesses. A
defined approach to offering rent free/initial low rent periods will be agreed
to make the scheme as attractive as possible to potential occupiers. It is
considered that such initiatives would assist in ensuring the successful
marketing of the units. It is recommended that a detailed marketing strategy
which includes these measures is secured by condition (Refer to Appendix 2).
9.50 The application was submitted prior to the changes to the Use Classes Order
which were introduced in September 2020 and therefore it is appropriate to
assess the proposed uses in the context of the Use Classes in force at the
time of the application. However, it is necessary to consider the potential
future uses which could be carried out under the new Use Classes. The
proposed uses within Classes B1 and B8 are considered acceptable however it
is considered necessary to restrict the use of the proposed flexible
employment units by condition in order to ensure that they provide
floorspace for employment generating uses, rather than retail, or other uses
included within the new Use Class E. The use of these units will therefore be
restricted to the following:
•
•
•
•

Offices to carry out any operational or administrative functions;
Research and development of products or processes;
Industrial processes;
Storage and distribution.

Proposed Flexible Retail and Community Floorspace
9.51 London Plan policy E9 (Retail, markets and hot food takeaways) supports the
provision of a successful, competitive and diverse retail sector, which
promotes sustainable access to goods and services for all Londoners. Core
Strategy TC1 states that town centres are the preferred location for major
retail, leisure, cultural, office and other uses that attract and serve the public.
Policy TC6 states that the Royal Borough will support retail developments in
district centres that are of an appropriate scale to serve the population of
their catchment area, without harming the vitality and viability of other
centres particularly Woolwich and policy TC7 states that the Council will
ITEM NO: 5

support the enhancement of local centres and neighbourhood parades, and
encourage retail and services that are appropriately scaled to serve the needs
of their local catchment. Policy TC(c) states that the Major, district and local
centres and neighbourhood parades are the preferred location for hot food
take-away establishments including drive through restaurants (Use Class A5)
and sets out the circumstances in which these uses will be acceptable.
9.52 Paragraph 89 of the NPPF States that 'when assessing applications for retail and
leisure development outside town centres, which are not in accordance with an upto-date plan, local planning authorities should require an impact assessment if the
development is over a proportionate, locally set floorspace threshold (if there is no
locally set threshold, the default threshold is 2,500m2 of gross floorspace).' As
there is no locally defined threshold in the Core Strategy the default
threshold is 2,500m² of floorspace.
9.53 The site lies outside any of the preferred locations for retail identified in the
Core Strategy however the amount of retail proposed is below the NFFP
threshold where a retail impact assessment. The Charlton Riverside SPD
refers to the creation of local and neighbourhood centres Furthermore, the
emerging Site Allocation CR2 includes 'provision of small-scale
retail/café/service/leisure uses at identified nodes of activity and limited to
scale appropriate to serve the day-today needs of residents.' It is therefore
considered that an element of small scale retail is acceptable in principle and
in view of the importance of this in providing services to meet the needs of
the new community to be created in this area the proposed level of retail
floorspace proposed is considered acceptable (noting also that the units are
proposed as flexible retail / community floorspace and could provide a more
diverse offer than just A1 shops). Further considerations are set out below in
relation to the range of uses to be permitted in the flexible retail / community
units.
9.54 At this stage it is not known which (if any) of the proposed units would be
used for food and drink uses however it is necessary to ensure that
satisfactory provision could be made for the provision of ventilation and
extract equipment required for such uses without detriment to the
appearance of the building or amenity of residential occupiers. It is noted that
London Plan policy E9 (Retail, markets and hot food takeaways) states that
development proposals containing A5 hot food takeaway uses should not be
permitted where these are within 400 metres walking distance from the
entrances and exits of an existing or proposed primary or secondary school.
Given the proximity of the proposed retail units to the northern entrance of
the Royal Greenwich Trust School which lies approximately 50m to the east
of the site, it is considered that hot food takeaway uses would not be
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appropriate in this location. It is therefore proposed to restrict this use by
condition.
9.55 The exact routing of mechanical services within the building has not been
detailed at this stage however the applicant has confirmed that risers will be
included which could accommodate the necessary ducting for extract and
ventilation equipment for food and drink uses. Vents will also be provided on
the facade of the commercial units with ducting within the ceiling of the units.
It is recommended that a two-stage condition is applied requiring the
submission of a strategy for the provision future ventilation prior to the
commencement of the development to ensure that adequate space / risers
are designed into the building from the outset with full details of any
proposed extract and ventilation equipment to be submitted for approval
prior to the commencement of any food and drink uses.
9.56 Policy CH1 supports the development of new and improved community
facilities where there are identified local needs and where the development is
in line with the Royal Borough’s strategy for the provision of services and the
Infrastructure Delivery Plan. The policy also requires the provision of a
Community Development Strategy for developments over 50 dwellings to
encourage the successful integration of tenures in new developments.
9.57 The proposed flexible retail and community use floorspace would allow for
uses such as healthcare facilities or nurseries however no specific end users
have been identified at this stage. The units have been designed to be flexible
and could therefore attract a variety of different users. The provision of
community facilities to support the new residential population in the area is
supported, in line with the aspirations of the Charlton Riverside SPD.
9.58 It is noted that the application proposed flexible retail and community uses
under Classes A1- 5 and D1 of the Use Classes Order that was in force at the
time of the application. However, is necessary to consider the potential future
uses which could be carried out under the new Use Classes noting that retail
(formerly A1) and uses such as healthcare facilities (formerly Class D1)
together with indoor sports facilities, are now included in the new Class E. It
should also be noted that that drinking establishments and hot food takeaways
(formerly Class A4 and A5) are now Sui Generis. It is considered appropriate
to restrict the use of the flexible retail and community units to the following:

•
•
•

Display or retail sale of goods, other than hot food
Sale of food and drink for consumption (mostly) on the premises
Provision of:
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•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Financial services
Professional services (other than health or medical services), or
Other appropriate services in a commercial, business or service locality
Public houses, wine bars, or drinking establishments
Drinking establishments with expanded food provision
Indoor sport, recreation or fitness (not involving motorised vehicles or
firearms
Provision of medical or health services (except the use of premises attached
to the residence of the consultant or practitioner)
Creche, day nursery or day centre (not including a residential use)
Offices to carry out any operational or administrative functions,
Research and development of products or processes
Industrial processes
Halls or meeting places for the principal use of the local community
Provision of education
Display of works of art (otherwise than for sale or hire)
Museums
Public libraries or public reading rooms

9.59 Whilst Class E also includes places of worship it is considered appropriate to
include a condition precluding this use in order to limit the impacts upon
traffic generation and parking as well as residential amenity (refer to Appendix
2).
9.60 It is recommended that conditions are imposed in relation to the hours of
operation for commercial and community uses, soundproofing between the
ground floor units and residential units and acoustic mitigation for the flexible
retail and community units to prevent noise nuisance to neighbouring
occupiers. In accordance with Core Strategy policy CH1 a condition is
recommended requiring the submission and approval of a Community
Development Strategy.
10.

Density

10.1 Paragraph 4.1.39 of the Core Strategy states that ‘when considering proposals
for housing developments, the Council will give priority to securing a highquality environment for residents and making the best sustainable use of land,
having regard to the location of the site, to the individual characteristics of the
site and the character of the surrounding area. The Council will utilise London
Plan Policy 3.4 to guide rates for housing density in applying local context to
the settings defined in the London Plan’.

ITEM NO: 5

10.2 Policy 3.4 of the London Plan 2016 set out the indicative density range for
sites within an 'Urban' area with a PTAL of 2-3 as 200 - 450 habitable rooms
per hectare and 45 -170 units per hectare. However, Policy 3.4 of the London
Plan 2016 has been superseded and the 2021 London Plan does not include
recommended density ranges.
10.3 Policy D3 (Optimising site capacity through the design-led approach) sets out
design criteria against which developments are to be assessed to ensure that
proposals provide the most appropriate form of development that responds
to a site’s context and capacity for growth, and existing and planned
supporting infrastructure capacity, as set out in policy D2.
10.4 Policy D2 Infrastructure requirements for sustainable densities is also relevant.
This states that:
“The density of development proposals should:
1) consider, and be linked to, the provision of future planned levels of infrastructure
rather than existing levels
2) be proportionate to the site’s connectivity and accessibility by walking, cycling, and
public transport to jobs and services (including both PTAL and access to local
services).”
10.5 The Charlton Riverside SPD (page63) envisages a net density of 146 dwellings
per hectare across the SPD area, based on the SPD layout. The SPD also
shows and indicative layout for the application site of 151- 200 units per
hectare.
10.6 The density of the proposed development, based on a site area of 0.59ha,
would be 318 dwellings per ha or 882 habitable rooms per ha. When adjusted
to reflect the mixed-use development on the site the density would be 329.82
units per hectare or 915.79 habitable rooms per hectare (based on a
reduction in the site area of 3.35% resulting in revised site area of 0.57ha and
522 habitable rooms).
10.7 Whilst the proposed development would exceed the recommended density
levels set out in the current London Plan and in the Charlton Riverside SPD it
is acknowledged that density is one of a number of factors to be considered in
the assessment of an application. As noted above the London Plan does not
include recommended density levels and instead adopts a design-led approach
which also has regard to future planned levels of infrastructure.
10.8 The design criteria set out in Part B of policy D3 include consideration of the
form and layout, experience, and quality and character of the development.
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These aspects of the proposed development are assessed in detail in Section
13 of this report however it is considered that the proposal constitutes an
acceptable form of development, having regard to the site's context, noting
that the height of the buildings have been reduced since the original
submission resulting in a commensurate reduction in density. The proposal
would also provide a good standard of residential accommodation and
amenity for future occupants. It should also be noted that the comments
received from the GLA in relation to the revised proposals state that the site
has potential to be further optimised for increased housing capacity given its
location on the edge of the park and being prominent on the SPD’s primary
east/west link.
10.9 The application site has a PTAL of 2 however this is likely to be improved
through the implementation of planned infrastructure improvements for the
Charlton Riverside area. These include the provision of a new East West
Route through Charlton Riverside, as well as an interim bus service to serve
developments in the early phase of the redevelopment of the area. In addition,
a range of other infrastructure improvements are planned to meet the needs
of new development in the area, as set out in Section 25. Infrastructure
provision and transport improvements are assessed in detail in Sections 25
and 19 respectively and contributions towards the infrastructure necessary to
serve the development will be secured through a S106 agreement.
10.10 Having regard to the above considerations the proposed level of development
on the site is considered to be in accordance with London Plan policies D2
and D3 and is therefore considered acceptable.
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11.

Residential Mix

11.1 London Plan policy H10 (Housing size mix) states that schemes should
generally consist of a range of unit sizes and sets out the matters which
decision makers should have regard to in assessing the appropriateness of the
proposed dwelling mix in development schemes. These include robust local
evidence of need where available, the requirement to deliver mixed and
inclusive neighbourhoods, the need to deliver a range of unit types at different
price points across London, the range of tenures in the scheme, the nature
and location of the site, the aim to optimise housing potential on site and the
role of one and two bed units in freeing up family housing.
11.2 Policy H2 of the Core Strategy requires a mix of housing types and sizes in all
developments which should contain a proportion of 3, 4 and 4+ bedroom
units. The exact mix on each site will vary according to the location of the
development and the character of the surrounding area and will be affected by
factors such as inter alia: the level of accessibility to public transport or where
there is a poor external environment.
11.3 Section 6.1 of the SPD states that “...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...”
11.4 The proposed development would provide the following housing mix:

Unit type / size
Studios
1-bed
2-bed
3-bed
Total

Total (%)
10 (5.3%)
53 (28.1%)
94 (50%)
31 (16.5%)
188

11.5 The proposed scheme would provide a range of unit sizes and 16.5% would
comprise three-bedroom units. The applicant has provided the following
explanation for the proposed dwelling mix:
“The proposed development provides 31no. family sized units when considering only
3-Bed+, i.e. 16.5% out of 188 units, or 73no. family sized units when including
2B4P units, i.e. 38.8%, which we consider represents a good proportion of total
proposed units. The number of such family sized homes has been maximised taking
into account the latest design revision. Increasing this figure further will affect the
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total number of homes which can be delivered, and it should be noted that
proportionally larger homes generate a lower revenue, which would in turn have a
significant detrimental impact on the viability and deliverability of the scheme and
level of Affordable Housing. Furthermore, the provision of the family sized homes
has been focused within the affordable element of the scheme.
Further reduction in height and changes to the design of the development have
reduced residential floorspace. The residential mix is a product of optimising this
space for new homes.”
11.6 The effects of increasing the number of family sized units upon the viability of
the scheme and potential level of affordable housing are noted, as well as the
fact that the overall number of units within the scheme has been reduced in
response to concerns about the height and massing of the development. It is
also noted that family units would comprise 25% of the proposed social
rented units and that there is a greater need for family sized units within this
tenure. Taking these factors into account the proposed mix of units is
considered acceptable.
12.

Affordable Housing

12.1 London Plan policy (H4 Delivering affordable housing) sets a strategic target
for 50 per cent of all new homes delivered across London to be genuinely
affordable.
12.2 London Plan policy (H5 Threshold approach to applications) sets out the
threshold levels of affordable housing to be provided in residential
developments as a minimum of 35 per cent; or 50 per cent for public sector
land where there is no portfolio agreement with the Mayor; or 50 per cent
for Strategic Industrial Locations, Locally Significant Industrial Sites and NonDesignated Industrial Sites appropriate for residential uses in accordance with
Policy E7 (Industrial intensification, co-location and substitution) where the
scheme would result in a net loss of industrial capacity.
12.3 Proposals which do not meet the threshold (and other relevant requirements
of the Fast Track approach) will need to be supported by a viability
assessment and will be subject to both early stage and late stage reviews.
12.4 Policy H3 of the Core Strategy requires a minimum of 35% affordable housing.
The precise percentage, distribution and type will be determined by the
particular circumstances and characteristics of the site and of the
development, including financial viability. The affordable housing that is
provided should be provided as 70% social / affordable rented and 30%
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intermediate housing.
12.5 The scheme as originally submitted comprised 202 residential units with
35.4% affordable housing. As a result of the first round of revisions the
number of units was reduced to 192 but the affordable housing offer remained
the same. The scheme has been revised again in order to reduce the height of
the proposed buildings. This has resulted in a further reduction in the number
of units to 188. At the time when these amendments were submitted it was
proposed to reduce the affordable housing offer to 26.6% however the
applicant has since reconsidered this and submitted a further amendment to
the affordable housing offer on 24 May 2021. It is now proposed to 30%
affordable housing with a mix of 71.4% affordable rented and 28.6% shared
ownership.
12.6 The applicant's viability assessment in respect of the original proposal for 202
units concluded that the scheme would result in a deficit of ££21,991,332.
when compared to a Benchmark Land Value of £5,802,000. The viability
assessment was reviewed by an external assessor (BPS) whose appraisal
included some adjustments to the Benchmark Land Value, Existing Land Use
Value, Gross Development Value and developer's profit. The BPS appraisal
showed a reduced deficit of £18,081,284. The GLA's Viability Team also
reviewed the original viability appraisal and questioned some of the inputs.
They also stated that the availability of grant should be fully explored
alongside the planning application process, so the affordable housing offer is
reflective of availability.
12.7 An addendum to this appraisal dated 26 November was submitted in respect
of the reduction in the number of units to 198. In this revised appraisal the
applicant adopted the inputs recommended by BPS and which resulted in a
revised deficit of £16,528,548. BPS reviewed the revised appraisal and
commented that a marginal reduction in build costs would have been
expected to reflect the reduced proportion of commercial space however this
was not considered to be significant. The conclusions of the BPS review
confirmed that they agreed with the findings of the applicant's appraisal, that
at the level of affordable housing proposed, the scheme is unviable in planning
terms.
12.8

A further addendum dated 26 April 2021 was submitted in respect of the
proposed further amendments to the scheme which resulted in a reduction in
the number of units to 188. This appraisal concluded that the deficit of the
revised scheme has increased as a result of the revisions to £17,010,890 and
that the Affordable Housing offered therefore exceeds to maximum viable
amount.
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12.9 In reviewing the April 2021 appraisal BPS noted the comments made as part
of the GLA's review and made the following adjustments:
• Reduction of the commercial yield for the GDV from 6.50% to 6.00%
• Reduction of the finance rate from 7.00% to 6.50% 4.2
12.10 Taking these adjustments into account BPS concluded that the revised scheme
shows a deficit of -£16,147,877, which is less than shown in the applicant's
assessment but remains substantial. BPS therefore agreed with the overall
findings of the assessment, that at the level of affordable housing proposed,
the scheme is unviable in planning terms.
12.11 As set out above, it is now proposed to provide 30% affordable housing. A
revised appraisal has been submitted and this has been reviewed by BPS. The
BPS review concludes that “as detailed in Redloft’s report, the revised scheme
shows a deficit of -£15,832,652, which remains substantial. Our scenario
analysis, also in Appendix 1 demonstrates that even with significant movement
on build costs and revenues, the scheme remains in deficit. We are therefore
in agreement with their overall findings that at the level of affordable housing
proposed, the scheme is unviable in planning terms”. No further comments
have been received from the GLA at this stage however if any further
comments are received they will be reported in an Addendum to this report.
12.12 The tenure mix of the affordable units would be 71.4% London Affordable
Rent and 28.6% Intermediate, which would exceed the above requirement for
rented housing and is therefore considered acceptable.
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12.13 The breakdown of unit sizes within the affordable tenures is set out below:
Unit Type /
Size
Studio
1-bed
2-bed
3-bed
Total %

Social Rented

Intermediate

Total

0
0
30
10
40 (71.4%)

1
1
12
2
16 (28.6%)

1
1
42
12
56 (100%)

12.14 As noted above, 25% of the social rented units would be three-bedroom
units. This is welcomed as there is a particular demand for family sized units
within this tenure.
12.15 Overall, the proposed level and mix of affordable housing is considered to be
the maximum reasonable amount of affordable housing that could be
delivered at the site and is considered acceptable, subject to a S106 clause to
secure an early stage and late stage review.
13.

Design and Townscape

13.1 Section 12 of the National Planning Policy Framework sets out the
Government's objectives for achieving well-designed places. Paragraph 124
states that the creation of high-quality buildings and places is fundamental to
what the planning and development process should achieve.
13.2 London Plan policy D3 (Optimising site capacity through the design-led
approach) states that all development must make the best use of land by
following a design-led approach that optimises the capacity of sites, including
site allocations. Optimising site capacity means ensuring that development is
of the most appropriate form and land use for the site. The design-led
approach requires consideration of design options to determine the most
appropriate form of development that responds to a site’s context and
capacity for growth, and existing and planned supporting infrastructure
capacity. It goes on to state that higher density developments should generally
be promoted in locations that are well connected to jobs, services,
infrastructure and amenities by public transport, walking and cycling. The
policy also sets out detailed requirements in relation to design that
development proposals should meet under the headings of Form and layout,
Experience and Quality and Character.
13.3 London Plan policy D4 (Delivering good design) sets out requirements in
relation to design scrutiny, including requirements for design reviews and
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seeks to ensure that design quality is carried through to the completion of the
development.
13.4 Core Strategy Policy DH1 requires all developments to be of a high-quality
design and to demonstrate that they positively contribute to the improvement
of the built and natural environment. The policy sets out requirements for
development which include providing a positive relationship between
proposed and existing urban context and promoting local distinctiveness.
13.5 The Charlton Riverside Masterplan SPD contains guidance on the design of
development within the masterplan area. The SPD defines seven distinct
character areas within the Charlton Riverside Area.
13.6 The site lies within the Woolwich Road Village East area which is
characterised as follows (together with the Woolwich Road Village West
character area):
These character areas have a large residential component, with a rich mix of
complementary uses, such as schools and community facilities, interspersed with
significant commercial activity at ground and lower floors on key routes and
frontages. There will be a greater proportion of houses within the residential mix and
a focus on family provision in these areas. The public realm, including the mix of
street types and the design and management of public space, will create a more
intimate, village feel. Each of the Village character areas will look south, as well as
north, making connections with existing residential areas via a re-designed Woolwich
Road. These character areas are important interfaces between the new and the
existing neighbourhoods of Charlton”.
13.7 The SPD (p61) states that “typically building heights will vary between 3 and 6
storey s(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 of
the SPD (p60) provides guidance on typical maximum heights and in the case
of the application site the maximum heights are shown as 3 to 4 storeys.
Urban Design Manager's Comments
13.8 The scheme has been reviewed in detail by the Council's Urban Design
Manager whose assessment is summarised below.
Layout
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13.9 The Urban Design Manager notes that the urban design strategy for the site
builds on some key drivers established by the Charlton Riverside SPD. The
two proposed buildings are arranged to optimise permeability across the site
from east to west, creating two pedestrian-friendly links to the park Together,
these two links are considered as effectively addressing the SPD’s spatial
strategy, which envisages a new pedestrian route from the park to Charlton
Railway Station. The northern link would have a more marked pedestrian,
soft-landscaped and domestic character and provide communal accesses to
residential blocks, ground-floor commercial uses, public and communal
amenity and play areas. The southern link would have a more marked urban,
hard-surfaced character. While providing access to bin stores and plant rooms
this route would still provide a desirable active frontage and open space at the
interface with the neighbouring Evelyn House site, with two generous
commercial units at the junctions with Eastmoor Street and Westmoor
Street. Its position would be aligned with the indicative green route in the
SPD.
13.10 With regard to the relationship with Mirfield Street the Urban Design
Manager does not object to the position of the northern building in relation
to the street as the proposed pavement at its front is generous enough and
proportionated to the proposed heights of this building. It is noted that the
scheme is designed in line with the SPD vision of enlarging Moore Park, with
Eastmoor Street as a flexible space potentially adaptable to a pedestrian route.
13.11 Regarding the internal layout of the scheme, the Urban Design Manager
considers that ground-floor uses are designed in a way to activate as much as
possible the surrounding streets and links across the site. Commercial
activities, community uses and communal entrances to the blocks’ cores are
thoughtfully distributed facing the surrounding streets and the northern
green-link.
13.12 Following the feedback received at the first Design Review Panel, the access
to the enclosed car-parking on the southern block has been repositioned on
Westmoor Street, from the original arrangement on the southern link across
the site. This is considered beneficial to the intended pedestrian character of
the southern pathway, accessible to service and emergency vehicles only and
does not compromise the active frontage on Westmoor Street.
13.13 On the upper floors, a mix of double loaded corridors and galleries creates a
high percentage of dual aspect units. All flats are in conformity to the Housing
Technical Standards and GLA guidance. Any excessive overlooking from the
galleries into the internal space of units is acceptably mitigated by designing
voids as buffers in front of bedrooms and positioning kitchens on that side
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whenever possible. The Urban Design Manager notes that some concern was
raised at the negotiation stage on the proposed balconies on the northern
sides of the blocks, particularly these facing the northern green link, which
would get limited access to sunlight. Overall it is considered that these
weaknesses of the scheme should be weighed against any identified public
benefits provided by the scheme.
Massing and Form
13.14 The Urban Design Manager has commented that scheme has the difficult task
of responding to a varied and transforming context, including other
development sites, currently occupied by industrial uses, historic fabric and
Moore Park. The Charlton Riverside SPD includes the site in one of the
identified local centres and indicates maximum heights within four storeys for
the site and up to five-six storeys for the whole character area.
13.15 The proposal takes on this challenge by designing a mid-rise, six-storey
parapet across two buildings and a nine storey point element at the junction
of Westmoor Street and Mirfield Street. Each building is designed as a
composition of adjoining blocks, with additional height positioned strategically
to address the different characters of the surrounding streets and create
expressive variations across the site.
13.16 On the southern building, a seven-storey block is proposed on Eastmoor
Street, to take fully advantage of the views on the park. The overall elevation
appears as well integrated within the local views from the park, as shown in
the submitted Addendum to the Design & Access Statement. The top storey
is set-back from the main parapet by two metres approximately and reads as
subservient to the main part of the building and well-integrated within its
overall form. The set-back seventh storey on Westmoor Street is considered
as having a very limited and acceptable visual impact on this side of the
development and does not compromise its intended mid-rise scale.
13.17 The form of the northern building has been broken down into a six storey
element, with a limited seventh storey element significantly set-back from the
main parapet of the building, and a nine storey corner block at the junction of
Mirfield Street and Westmoor Street, acting as the legible marker of the local
centre identified in the SPD at the junction of the main East-West route and
the area surrounding the park. This taller element would also act as a wayfinder and mark the entrance to the green link and the park approaching from
Penhall Road, within the SPD’s overall strategy of a green route to Charlton
Railway Station.
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13.18 To the east, while the proposed six storey parapet significantly exceeds the
two-storey height of the locally listed, former Lads of the Village PH, it reads
as acceptably integrated in the background of this heritage asset on the
provided CGI views at page 5 of the Addendum and Views 3 and 4 in the
Heritage Townscape & Visual Impact Assessment (THVIA), distant enough to
not over-dominate it. The screen of trees bordering Moore Park would
partially conceal the southern block of the scheme, further mitigating its
impact on the former pub and assisting in expressing the six-storey corner
block as a gentle marker at the junction of Mirfield Street and Eastmoor
Street. A seventh storey is proposed above the main parapet of the building,
nevertheless it is set back enough from the eastern and northern elevation to
not add significantly to the perceived bulk of the scheme on local views.
13.19 The Urban Design Manager considers that strictly in urban design terms, the
scheme is does not create a negative visual impact on views from the
neighbouring Thames Barrier and Bowater Road Conservation Area. Its bulk
is effectively broken down into distinct elements, which avoids it reading as a
monolithic building. On the long views from the northern Thames Barrier
cycleway and park within the conservation area (Views 1 and 2 in the THVIA),
the scheme would sit comfortably and create an expressive roofscape in the
background of the rich vegetation in the park.
13.20 It is acknowledged that the Charlton Riverside SPD indicates a maximum
height of 4 storeys for the site, within the Woolwich Road East character
area. However, it is noted that the indicative maximum heights in this
character area go up to six storeys, on Woolwich Road. While the scheme
exceeds the indicative maximum height in the SPD for this site, nevertheless
its main parapet is considered suitable for the intended mid-rise, residential
character of Woolwich Road East character area and beneficial to establish a
prevalent height around five-six storeys on the central area of Charlton
Riverside, contextually with other emerging schemes in its surrounding,
including Evelyn House to its immediate south and the Stone Foundries site,
200 metres away, to the west of the site.
13.21 The Urban Design Manager states that overall, it must be acknowledged the
proposed massing exceeds the SPD’s indicative heights for the site however,
the proposed massing and architecture have been designed in a thoughtful
way and appear as acceptably well integrated within the context of Moore
Park and the identified local centre in the SPD. On balance, no objection is
raised in strictly massing terms and a decision on its acceptability should be
taken in balance with its architectural quality and the Council’s heritage
officer’s feedback on the relationship of the scheme with the heritage assets in
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the area, including the neighbouring, locally listed, former Lads of the Village
PH.
Architecture
13.22 The Urban Design Manager considers the scheme to be of good architectural
quality. The distinct elements of the two buildings create an expressive overall
composition, organically with the rich pattern of windows, doors, balconies,
loggias and winter gardens. Materials are thoughtfully applied to expresses the
distinct elements and features of the scheme. An expressive mix of brick
colours and finishes is creatively used to further highlight the distinct elements
of the scheme. Glazed bricks are proposed for the ground floor elevation.
Lighter and darker brickwork are alternated on the tallest nine storey
element to accentuate the intended vertical feel of its elements.
13.23 The proposed metal balustrades of balconies and metal cladding on the setback top floors and part of the nine-storey block are creatively detailed with
vertical fins and expression lines, which donate the whole scheme with a
distinctive, expressive character, nevertheless well integrated with the
architecture of other emerging schemes in the area, including Evelyn House to
the south.
13.24 The final version of the design incorporates metal components and features,
detailed in a way to create a subtle relationship with the historic industrial
character of the area. These features also assist in creating an expressive
relationship with other emerging schemes in the site proximity (including
Evelyn House) and a coherent frontage of buildings inviting into the area from
Woolwich Road, acting as "important interfaces between the new and the existing
neighbourhoods of Charlton", as stated in the SPD for this and the neighbouring
Woolwich Road West character areas.
13.25 The generous height of the ground floor elevation contributes positively to its
active frontage and celebrates the entrances to the residential uses and
commercial activities. It is also acknowledged that the ground floor elevation
would be the part of the building more directly experienced by the public
walking on Eastmoor and Westmoor Street. At this level, glazed brickwork
with carefully chosen, green tonalities, has been incorporated in the proposals
from the outset of the design process, to create a further expressive
relationship with the surrounding natural landscape.
13.26 The Urban Design Manager's comments are noted and have informed the
conclusions in relation to design matters below.
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Tall Buildings Assessment
13.27 It is considered necessary to assess the proposals against the relevant
development plan policies in relation to tall buildings, as the height of the
development is larger than the threshold size set for the referral of planning
application to the Mayor and the proposed building is taller than surrounding
buildings in the immediate vicinity.
13.28 London Plan policy D9 (Tall buildings) states that based on local context,
Development Plans should define what is considered a tall building for specific
localities, the height of which will vary between and within different parts of
London but should not be less than 6 storeys or 18 metres measured from
ground to the floor level of the uppermost storey. The policy sets out
detailed criteria for the assessment of the visual, functional, environmental and
cumulative impacts of tall buildings.
13.29 Core Strategy policy DH2 lists the areas of the borough where tall buildings
may be appropriate, including Charlton Riverside. Paragraph 4.4.16 of the
Core Strategy defines tall buildings as “... any building, including all types of
structures such as masts, pylons, chimneys etc, which is noticeably taller than
its surroundings, has a significant impact on the skyline or is larger than the
threshold size set for the referral of planning application to the Mayor.” It
goes on to state that “...importantly, what is considered tall in one area would
not necessarily be considered tall in another.' It is considered that the
proposed development would fall within the definition of a tall building and
therefore it is necessary to assess the proposal against the detailed criteria in
London Plan policy D9.
13.30 An assessment against the criteria of London Plan policy D9 is provided
below:
Visual Impacts
13.31 The proposal does not fall within the extent of any of the Strategic Views
identified in the London Plan or any of the Local Views included in the Core
Strategy. The Heritage, Townscape and Visual Appraisal has assessed the
impact upon a range of views including those within the immediate vicinity of
the site and wider area, including a view from Barrier Park on the northern
side of the River Thames. Having assessed the proposals in the context of the
existing townscape it is not considered that the proposals would result in any
adverse townscape impacts in any of these views.
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13.32 It is considered that the scheme's six storey parapet will assist in creating a
coherent urban form within the local area and the placement of the taller,
nine storey elements at a prominent junction would create a focal point which
would aid way finding.
13.33 As set out above, the proposed architectural quality and materials are
considered to be of a high standard. Further details of materials will be
secured by condition to ensure the quality of the materials in the completed
building.
13.34 Impacts upon heritage assets are considered in more detail in Section 14. The
site does not directly adjoin the River Thames and it is considered that the
proposals would not result in significant impacts upon riverside views.
13.35 It is not considered that the proposed development is likely to give rise to a
significant degree of solar glare as the buildings do not include large areas of
glazing on the facades.
13.36 It is considered that the scale of the development is not such to give rise to a
significant degree of light pollution from internal lighting. As set out in the
submitted BREEAM statement, measures will be included to reduce light
pollution from external lighting. Further details of the proposed external
lighting scheme will be sought by condition.
Functional Impacts
13.37 The safety of occupants in relation to internal and external design, including
construction detailing, materials and emergency exit routes will be ensured
through compliance with the Building Regulations. In addition to this a Fire
Statement has been submitted and this is considered in further detail in
Section 24.
13.38 The proposed scheme includes provision for a concierge service to assist in
the management of the site. Servicing arrangements are considered in more
detail in Section 19 and a detailed Servicing and Delivery Plan will be secured
by condition.
13.39 In view of the scale of the development it is not considered that the proposed
buildings would give rise to any significant issues regarding overcrowding of
access routes or the surrounding area at peak times.
13.40 Having regard to the detailed assessment of the proposals in relation to
density and transport, taking account of the planned improvements to
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transport infrastructure it is considered that the capacity of the area and its
transport network is capable of accommodating the proposed quantum of
development.
13.41 The design of the proposed buildings has been informed by the need to reprovide employment uses on site and appropriate consideration has been
given to the design of the proposed commercial units to ensure that they
meet the needs of commercial occupiers.
13.42 The tallest part of the development would be nine storeys (35.3m) and it is
considered unlikely that this would give rise to interference with navigation or
telecommunication systems. No objection has been raised by London City
Airport.
Environmental Impacts
13.43 The levels of daylight and sunlight within the scheme are considered to be
satisfactory and no adverse impacts to neighbouring properties or the
adjacent open space have been identified. In view of the scale of the
development an assessment of impacts upon wind or air movements around
the buildings was not considered necessary. It is considered that noise impacts
arising from building services equipment can be dealt with satisfactorily by
condition.
Cumulative Impacts
13.44 The proposed development has been considered in the context of emerging
developments in the area and the principles of the Charlton Riverside SPD.
Whilst the height of the proposed buildings does not strictly comply with the
indicative heights in the SPD careful consideration has been given to the
creation of a coherent parapet height and the placement of the tallest element
of the scheme so as provide a focal point in the local area. It is considered
that this approach, when applied to emerging developments will provide a
consistent design approach across the area.

Feedback from Design Review Panel
13.45 Development proposals for this site were considered by the Greenwich
Design Review Panel at the pre-application stage on 28th February and 1st
May 2020.
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13.46 The scheme presented at the first review comprised a similar footprint to the
current scheme with building heights of six, eight and ten storeys with ten
storey elements at the junction of Mirfield Street and Westmoor Street and
adjacent to the park. The comments of the Design Review Panel following the
first review are summarised below:
•

Further work is required to ensure the proposal optimise the
opportunities on each site boundary and building frontage; adding another
green link to the south of the site; demonstrating alternative design for
Eastmoor street, providing alternative access arrangements on
Westmoor Street; enhancing the quality of landscape design on the green
link; and addressing the strategic transport challenges on Mirfield Street.

•

Recommended that the project team develop a stronger native and
identity built on recent and ancient heritage; propose a solution to
Eastmoor Street which resolves the concerns of stakeholders; provide
quality family units and usable space and amenity space; contribute to
variety in height across Charlton Riverside, optimise available space on
the ground floor and consider a different housing typology.

13.47 The scheme presented at the second review proposed building heights of
seven, eight, nine and ten storeys with the tallest element at the junction of
Mirfield Street and Westmoor Street and a nine storey block adjacent to the
park. The comments received following the second design review are
summarised below:
•

Recognise the positive progress made both in the design of the scheme
itself and in critical elements relating to its wider masterplan context
since the previous review, which support an improved scheme overall
but maintains some concerns which should be resolved before the
submission of a planning application.

•

This is not a scheme that can be designed in isolation and its
relationship to the wider context and a coherent, integrated design
approach is crucial, particularly in relation to the streetscape and
landscape, the height and massing, and the character of the architecture.

•

Remain concerned that the proposed height and massing is too high for
its context and does not deliver on the aspiration set out in the SPD
for Charlton Riverside. Recommend lowering the height across the
scheme to improve the quality of light to homes and spaces and to
ensure that the scheme both on its own and alongside adjacent and
future schemes creates the character that is envisaged for Charlton.
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•

Welcome the significant progress made on landscape and streetscape
but believe a holistic approach to this across the emerging
developments is required to ensure this space works as part of a
cohesive neighbourhood, and further clarity is required on the function
and quality of spaces, particularly the green link.

•

Welcome the addition of gallery access, which increases the proportion
of dual aspect and the quality of accommodation, and the introduction
of duplex flats, which creates a greater diversity of housing types. The
current Covid-19 pandemic and the climate crisis raise the critical
importance of well-designed homes, and the need for resilient housing
stock to ensure that our homes are able to respond to the inevitable
change to how we will use them in the future.

13.48 It is noted that the feedback received following the second review was
generally positive, recognising the improvements made to the scheme
following the first review. Further amendments have since been made to the
scheme, particularly in relation to height and internal layout, including
revisions made following the submission of the application. It is considered
that the scheme has responded positively to Design Review Panel's input and
that this has helped to deliver an improved quality of design overall.
Visual Relationship with Metropolitan Open Land
13.49 The adjacent park in Eastmoor Street is designated as Metropolitan Open
Plan. Core Strategy policy OS(a) Development in Metropolitan Open Land
states that:
Special consideration will be given to development proposals on land fringing,
abutting or otherwise having a visual relationship with MOL where development
could be detrimental to its visual amenity, character or use. Possibilities for opening
up visual links and green corridors or creating new access points into or between
open land area will be pursued.
13.50 Whilst the proposal would introduce new development adjacent to an area of
MOL, the proposed scale of development is considered acceptable in the
context of its surroundings and, as set out in Section 16 it has been
demonstrated that there would be no adverse overshadowing impact to this
open space. The proposed replacement of the existing buildings / structures
and open storage uses on the site is considered to result in a positive
enhancement to the area adjacent to the MOL. Furthermore, the proposal
would introduce two new access routes, including a green link between
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Eastmoor Street and Westmoor Street which would open up new views
towards the open space. Overall the scheme's interface with the adjacent area
of MOL is considered to be acceptable.
Conclusions on Design and Townscape
13.51 The height of the proposed buildings within the scheme would exceed the
maximum height range set out in the Charlton Riverside SPD. However, the
heights set out in Figure 6.2 of the SPD are intended to provide 'guidance on
typical maximum heights to inform design thinking' and it is considered that
there is scope for flexibility dependent upon the circumstances of each site.
13.52 It should be noted that, due to the flood breach levels in this area, two to
three storey house types, as referred to in the guidance for the Woolwich
Road Village East character area would not be feasible as it would not be
possible to raise the sleeping accommodation above the breach level.
Furthermore, the inclusion of commercial floorspace, as required by Core
Strategy and London Plan policies and to meet the employment objectives of
the SPD, also necessitates the provision of a generous ground floor storey
which impacts on the overall height of the building and also has implications
for the amount of residential floorspace required to deliver a viable scheme.
13.53 The scheme is characterised a six-storey main parapet and which is
considered appropriate to the intended mid-rise character of this part of
Charlton Riverside. Element which rise to seven storeys are set back from the
edge of the parapet so as to reduce their visual impact from street level. The
nine-storey element has been carefully placed at a prominent junction in a
location identified as a local hub in the SPD. It is considered that this would
act as a marker, contributing to the legibility of the townscape. The bulk of
the taller section is broken down into distinct elements which assists in
avoiding a monolithic appearance to the block. Overall it is considered that
the massing and design has been carefully considered ensuring that the
building would integrate well with the surrounding context.
13.54 It is considered that the design has evolved in a positive manner in response
to the feedback received from the Design Review Panel and to the advice
provided by the Urban Design Manager, both at the pre-application stage and
subsequent to submission of the application. This has resulted in a high quality
of design and architecture.
13.55 Overall the proposed development is considered acceptable in design and
townscape terms and meets the requirements of the relevant development
plan policies. In accordance with the urban Design Officer's advice a
ITEM NO: 5

comprehensive condition is recommended to secure details of all materials
and features in order to ensure that the design quality is carried through to
the construction stage. The impacts of the proposed development upon the
adjacent conservation area and locally listed building are assessed below.

14.

Impact on Heritage Assets

14.1 Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act
1990 places a statutory duty on Local Planning Authorities (LPAs) to pay
special regard to the desirability of preserving the special architectural and
historic interest of listed buildings and their settings. Section 72 of the same
Act requires LPAs to pay special attention to the desirability or preserving or
enhancing the character and appearance of conservation areas.
14.2 Paragraph 8(c) of the NPPF identifies the protection and enhancement of the
historic environment amongst the overarching environmental objectives
necessary for the delivery of sustainable development
14.3 Paragraph 193 of the NPPF states that great weight should be given to the
conservation of the historic environment and the more important the asset,
the greater that weight should be. Paragraph 194 confirms that the
significance of a designated heritage asset can be harmed by development
within its setting.
14.4 Paragraph 196 states that where a development proposal will lead to less than
substantial harm to the significance of a designated heritage asset, this harm
should be weighed against the public benefits of the proposal, including where
appropriate, securing its optimum viable use. Any harm to significance must
therefore be clearly and convincingly justified and outweighed by the delivery
of public benefits if it is to be in accordance with Paragraphs 193-196 of the
NPPF. In the case of harm to non-designated heritage assets in accordance
with paragraph 197 a balanced judgement will be required having regard to
the scale of any harm of loss and the significance of the heritage asset.
14.5 London Plan policy HC1 Heritage conservation and growth (Part C) states
that:
“Development proposals affecting heritage assets, and their settings, should conserve
their significance, by being sympathetic to the assets’ significance and appreciation
within their surroundings. The cumulative impacts of incremental change from
development on heritage assets and their settings should also be actively managed.
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Development proposals should avoid harm and identify enhancement opportunities
by integrating heritage considerations early on in the design process.”
14.6 Core Strategy Policy DH3 states that the Royal Borough of Greenwich will
protect and enhance the heritage assets and settings of Royal Greenwich,
preserving or enhancing the character or appearance of the conservation
areas, applying a presumption in favour of the preservation of statutorily listed
buildings and their settings.
14.7 Core Strategy Policy DH(h) states that development on sites in the vicinity of
a conservation area and which would have a visual effect on its character or
appearance, should respect the setting of that area.
14.8 Core Strategy Policy DH(i) states that proposals for development which
would detract from the setting and proportions of a listed building or group
will be resisted and policy DH(j) requires substantial weight to be given to
protecting and conserving particular characteristics that account for the
designation of locally listed buildings.
14.9 The site is adjacent to the Thames Barrier and Bowater Road Conservation
Area. There are no listed buildings on the site or adjacent to it however the
Grade II Listed, former Siemens Cable Factory at 37 Bowater Road is situated
to the north and has a visual relationship with the site in certain views. The
locally listed, former Lads of the Village PH lies approximately 20 metres to
the east of the site in Eastmoor Place.
14.10 The Conservation Officer notes that the Thames Barrier & Bowater Road
Conservation Area represents a rare surviving legacy of London’s once
extensive Victorian riverside industries and it celebrates engineering
innovation and excellence. The conservation area has a distinctive industrial
character and unique sense of place due to intensive land use for
manufacturing by the Royal Navy and Siemens Brothers, an early multinational
telecommunications company. The significance of the Conservation Area is
derived from association with C19th and C20th British engineering: naval
steamship, submarine cable and flood defence engineering of national and
international magnitude and the River Thames played a crucial part to the
area’s historic development and distinctive identity.
14.11 There are two principal clusters of industrial heritage, comprising the former
Siemens Brothers works and former Royal Dockyard Steam Factory. The
conservation area also includes the southern part of the Thames Barrier, the
second largest flood defence barrier in the world and one of London’s most
striking and famous landmarks.
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14.12 The building heights within the conservation area are predominantly three to
five storeys and their overall style is a functional, distinctive industrial
aesthetic with brick clad or expressed structures. The characteristic materials
of the conservation area are brick, steel and reinforced concrete with
iron/steel detailing. The area has a continued employment land use and it
supports a vibrant and established manufacturing and creative industries hub.
14.13 The distinctive character of the conservation area and sense of place is
derived from its interrelationships of varied building types and the prominent
and imposing cluster of the industrial architecture is visible from Woolwich
Road.
14.14 The Conservation Officer notes that whilst the architectural quality may be
varied there is a consistent roof line within the conservation area, and it is
particularly vulnerable to change.
14.15 The applicant submitted a Heritage, Townscape and Visual Appraisal in the
support of the original proposals as submitted in July 2020. Following the
amendments submitted in November 2020 and in response to comments
made by the Conservation Officer the applicant submitted a Briefing Note
dated 24 November 2020. A revised version of the Heritage, Townscape and
Visual Appraisal was submitted in January 2021 which included updated views
to reflect the amendments to the scheme.
14.16 The applicant's Heritage, Townscape and Visual Appraisal (as amended)
describes the significance of the heritage assets in the vicinity of the site and
assess the impacts of the proposed development upon each of these. The
assessment relates to the following heritage assets:
•
•
•
•
•
•
•
•

Thames Barrier and Bowater Road Conservation Area;
Charlton Riverside Conservation Area;
Former Siemens Cable Factory, 37 Bowater Road (Grade II);
Group: Royal Dockyard: Former Smithery, Erecting Shop and Brass
Foundry, Former Police Station, Chimney to Steam Factory (all Grade
II);
34 Bowater Road (locally listed)
32 Hardens Manor Way ‘Barrier Animal Care Clinic’ (Former ‘Lads of
the Village’ public house) (locally listed);
757 Woolwich Road ‘The Victoria’ Public House (locally listed);
Group: 775 Woolwich Road ‘Windrush Primary School’ and 704
Woolwich Road ‘White Horse’ Public House (both locally listed);
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• Group: 825 & 831 Woolwich Road: Flats 1-12 ‘Howick Mansions’ and
‘The Lord Howick’ Public House (both locally listed.
Thames Barrier and Bowater Road Conservation Area
14.17 The assessment notes that the development would change the Conservation
Area's immediate visual setting at the western boundary to Thames Barrier
Park through the regeneration of a poor-quality collection of industrial
buildings with a mixed-use scheme with commercial units at ground level and
apartments above. It states that there would be no views of the
development from Bowater Road, the river frontage or Herrington Road. It
goes on to state that the proposed buildings have been carefully designed,
with a varied massing that steps down to the frontage with the park and
where visible, the proposal would improve the aesthetic quality of the Site,
enhancing this part of the Conservation Area’s setting.
14.18 The applicant's assessment states that the development would not alter or
detract from the perception of landmarks within the Conservation Area, such
as 37 Bowater Road (c26m AOD), the Steam Factory Chimney (55m) and the
Thames Barrier Control Building (c35m AOD) due to the lower scale of the
parapet of the buildings adjacent to the park, the setting back of taller
elements, screening role of trees within Barrier Park and the considerable
separation of the site from the landmark elements within the Conservation
Area. The assessment concludes that the proposal would not screen any
important views towards heritage assets within the Conservation Area and
would help to frame views north towards the Thames Barrier along Eastmoor
Street. Overall, the proposal would enhance the setting of the Thames Barrier
and Bowater Road Conservation Area and would preserve its significance.
Charlton Riverside Conservation Area
14.19 The assessment states that there would be no visibility or very limited
visibility of the proposed development from the Conservation Area and due
to the distance, the proposed development would have no material effect on
setting of the Conservation Area and would preserve its significance.

Former Siemens Cable Factory at 37 Bowater Road (Grade II)
14.20 The assessment states that the Eastmoor Street frontage of the proposed
development would share some limited inter-visibility with 37 Bowater Road
in winter. Due to intervening buildings and vegetation this would be restricted
to areas in front of its southern and western elevations. Although taller than
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the present industrial estate buildings that it replaces, the parapet of the
Eastmoor Street frontage of the proposed development would be lower in
scale than the former Siemens Works factories. Its visibility would be limited
by the distance from the site and the topography of the area which rises up
from the Site towards the River Thames and Bowater Road. It is argued that
the proposal would not affect existing opportunities to appreciate 37 Bowater
Road, which is predominantly seen from Barrier Park, Bowater Road and
Faraday Way and the proposal would not compete with the historic landmark
status of 37 Bowater Road and the ability to understand and appreciate the
historic and architectural significance of the listed building. The assessment
concludes that overall, due to the improved and consistent architectural
quality the proposed scheme introduces at the site, it would enhance the
setting of 37 Bowater Road and would preserve its significance.
Listed buildings at the Royal Dockyard
14.21 The assessment states that the proposed development would be substantially
or entirely screened in the visual settings of the listed buildings at the Royal
Dockyard by intervening development along Woolwich Road. The
assessment concludes that overall the proposed scheme would have a
negligible effect on the setting of listed buildings at the Royal Dockyard and
would preserve their significance.
34 Bowater Road (locally listed)
14.22 The assessment notes that as the result of screening from intervening
development and vegetation, only the upper storeys of the proposed
development may be visible in the setting of 34 Bowater Road, from its
western façade. The assessment concludes that the proposal would have a
negligible effect on the setting of 34 Bowater Road and would preserve its
significance.
32 Hardens Manor Way (Former ‘Lads of the Village’ public house) (locally listed)
14.23 The assessment acknowledges that the proposed development would be
visible in the immediate visual setting to the rear of 32 Hardens Manor Way,
where it would replace the existing degraded garages/warehouses with taller
modern buildings. It goes on to state that s shown by Views 3 and 4 of the
visual appraisal, the scale and massing of the proposed development can be
accommodated in the setting of the former pub and together with the
proposed simple architectural detailing at its north-eastern corner, would
ensure that it relates well to the former public house and does not dominate
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its setting. The proposal would not interrupt the visual relationship between
the former pub and surrounding pockets of historic development, as these are
located to the north and east. Nor would it affect the former pub’s status as a
local landmark, as this is appreciated from the south and east where the pub’s
main facade faces out onto Eastmoor Place. It is argued that as shown by
Views 3 and 4, the proposed development would create a consistent and highquality backdrop to the former pub which overall would enhance the
aesthetic quality of its setting. The assessment concludes that the proposal
would preserve the significance of the locally listed building.
757 Woolwich Road and The Victoria Public House (locally listed)
14.24 The assessment acknowledges that the proposed scheme would change the
setting to the north of the former Victoria pub through the introduction of a
taller modern building. However, it goes on to state that the consistent
design, material palette and associated high quality landscaping would ensure
that the change would be positive. It is argued that the proposal would not
affect the former Victoria pub’s status as a local landmark and the assessment
concludes that due to the improved architectural quality and landscaping the
proposed scheme would enhance the setting of ‘The Victoria’ Public House
and would preserve its significance.
775 Woolwich Road ‘Windrush Primary School’ and 704 Woolwich Road
‘White Horse’ Public House (locally listed)
14.25 The assessment notes that the eastern elevation of the proposed
development would be partially visible from these locally listed buildings on
Woolwich Road, where it would introduce taller residential-led buildings into
their wider setting. It is argued that the scale of the development is broadly
comparable to the Windrush Primary School and due to the distance and
intervening park would not affect the landmark status of this distinctive
building. Where visible the development would considerably improve the
aesthetic quality of the Site, enhancing this part of the locally listed buildings’
setting. The assessment concludes that proposed scheme would preserve the
these two locally listed buildings.
825 & 831 Woolwich Road, Flats 1-12 ‘Howick Mansions’ and ‘The Lord
Howick’ Public House (locally listed)
14.26 The assessment concludes that as a result of the distance the proposal would
have no material effect on the setting of these buildings and would preserve
their significance.
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14.27 The applicant's heritage assessment concludes that, overall, the proposed
scheme would result in positive effects on the settings of the surrounding
heritage assets and where the proposals would form a new element in the
visual settings of heritage assets, the design and materials would ensure that it
would respond to the historic and emerging character of the surrounding
area.
14.28 Having reviewed this assessment its findings are broadly accepted in relation
to the impacts upon the Charlton Riverside Conservation Area, the listed
buildings at the Royal Dockyard and 37 Bowater Road, the locally listed
building at 34 Bowater Road and the groups of locally listed buildings in
Woolwich Road. The Conservation Officer's comments in relation to the
impact on the setting of 37 Bowater Road are also noted. It is considered that
the proposals would have limited impacts upon these heritage assets and that
their significance would be preserved. As such it is not considered that the
proposed development would result in harm to these heritage assets.
However, more detailed consideration is required in relation to the impacts
upon the Thames Barrier and Bowater Road Conservation Area and the
locally listed building at 32 Hardens Manorway (Former Lads of the Village
Public House), which lies in the immediate vicinity of the site.
14.29 In relation to the development proposed in the revised scheme submitted in
November 2020 the Conservation Officer stated that the proposed
development will be highly visible in the context of local heritage from Views
3 and 4 (Eastfield Place and Westfield Street). The Conservation Officer also
expressed concern about the development when seen in View 5 (Thames
Barrier Park South) from which the development was considered to have the
most impact. It was stated that the proposed development, if permitted,
would irreversibly change the skyline of the local context and given the
current low-level industrial buildings, the proposed development, in particular
the two additional roof storeys, would over dominate the skyline.
14.30 The Conservation Officer concluded that, whilst a degree of flexibility can be
applied, given that the site sits within the setting of a Conservation Area, the
proposed development adds dominance and contrasting height difference
(when compared to the existing and established development pattern) in
particular, in Views 3, 4 and 5. When viewed in the context of the nearby
local heritage, the proposed development appears to be imposing and
dominant. It was considered that the scheme as seen in View 5 would have
the most significant visual impact upon the local townscape character.

ITEM NO: 5

14.31 The Conservation Officer has considered the amendments submitted in May
2021and considers that the reduction of height of the southern block by one
storey (creating 6 plus a set-back roof storey) is a welcome revision.
14.32 The Conservation Officer states that the reduction of the northern block by
one storey (from 10 to 9 storeys) is also considered to reduce the impact to
the setting of the Thames Barrier and Bow Water Road Conservation Area,
although it remains as the tallest element of this development proposal. She
goes on to state that whilst the overall scale and massing of the development
may be taller than the existing development pattern and height (in particular,
where the southern block has a moderate impact pact on setting of a the
nearby local heritage and the northern is the closest to impact on the setting
of the Conservation Area) the revised design and materiality address the
surrounding context, both from an architectural and townscape perspective.
The revised scheme makes architectural reference to the nearby
local/heritage assets. She states that whilst the scheme does not address local
building height, subject to materiality, it can create a positive balance between
the old and new. Having considered the revised proposal, and given the
context, the impact is assessed on the basis of setting and in this instance, it is
‘less than substantial’. The Conservation Officer states however that the case
officer must be satisfied with the justification of the proposed development in
relation to setting impact’ and public benefits. In conclusion, the Conservation
Officer considers that the development proposal can be recommended for
approval subject to all facing materials being conditioned for approval prior to
the commencement of works.
.

14.33 The Conservation Officer's concerns about the height of the development in
Views 3 and 4 are noted. Whilst it is acknowledged that the proposed
development would increase the height of the built form compared with the
low-level industrial buildings currently on the site this is not in itself
considered unacceptable and the overall improvement to the appearance of
the site compared with its current condition must also be considered. The
tallest element of the scheme would be located furthest away from the locally
listed building and it is not considered that the scale of the seven-storey
element would overwhelm the locally listed pub in these views, noting that
the upper storey is set back from the edge of the six-storey parapet. Whilst it
is accepted that the introduction of additional height in this location would
impact upon the setting of the conservation area this impact is considered to
be minor in nature.
14.34 With regard to the impacts as seen in View 5 it is noted that the scheme has
been further revised through the reduction in the height of the part of the
building facing the park by one storey and the Conservation Officer
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acknowledges that this is a welcome amendment. This section of the building
has been lowered to seven storeys in total, with the uppermost storey set
back from the edge of the parapet. The overall scale would therefore be
comparable with that of the proposed building on the adjacent site (the
subject of application 20/2186/F). Whilst the proposed building would still
increase the height of buildings at the edge of the conservation area this
impact is considered to be minor in nature. Overall it is considered the
development would result in a low level of less than substantial harm to the
Conservation Area, and the locally listed buildings within it, arising from the
impact upon its setting.
14.35 With regard to archaeology London Plan policy HC1 Heritage conservation
and growth (part D) states that:
“Development proposals should identify assets of archaeological significance and use
this information to avoid harm or minimise it through design and appropriate
mitigation. Where applicable, development should make provision for the protection
of significant archaeological assets and landscapes. The protection of undesignated
heritage assets of archaeological interest equivalent to a scheduled monument
should be given equivalent weight to designated heritage assets.”
14.36 The site lies within the Greenwich Peninsula and Foreshore Area of High
Archaeological Potential. The application is accompanied by a desk based
archaeological assessment which states that this Area of High Archaeological
potential is associated with Prehistoric and Medieval archaeological remains
and Post-Medieval industrial activity.
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14.37 The report concludes that overall, the application site is considered to have a
high potential for archaeological preservation of organic and
paleoenvironmental remains and a low archaeological potential for artefactual
evidence of human occupation for all other periods. The report states that
the redevelopment proposals are considered unlikely to have a significant or
widespread negative archaeological impact but acknowledges that further
archaeological investigation in the form of a programme of geoarchaeological
investigation is likely to be required.
14.38 GLAAS have reviewed the submitted assessment and have concluded that
there is an ongoing archaeological potential associated with this site. GLAAS
also consider that the proposed development could cause harm to the
archaeological remains. However, it is considered that the impact upon the
remains may be managed through a pre-commencement condition. The
condition would secure a Written Scheme of Investigation and the
implementation of the investigation together with a programme for postinvestigation assessment and subsequent analysis, publication, dissemination
and deposition of resulting material. This condition is included in the
recommendation (See Appendix 2).
14.39 The low level of less than substantial harm to the Thames Barrier and
Bowater Road Conservation Area and the locally listed buildings within it, as
identified above, will be balanced against the benefits of the development,
noting that considerable importance and weight should be attached to this
harm in reaching a conclusion as to the acceptability of the proposals. Further
assessment in relation to this is included in Section 30.
15.

Quality of Living Environment for Future Residents
Space Standards

15.1 London Plan policy D6 (Housing quality and standards) requires that housing
developments meet the minimum space standards and also sets out a range of
other requirements in relation to residential quality. Core Strategy Policy H5
seeks to ensure an adequate standard of accommodation to ensure
satisfactory levels of residential amenity and quality of life for future occupiers.
15.2 The following table shows how this size of unit compares with the
requirements of the Technical Housing Standards – Nationally Described
Space Standards (2015) standards:

Flat Type

Nationally
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Proposed

One Bedroom, one
person
One Bedroom, two
people
Two-bedroom, three
people
Two-bedroom, four
people
Three-bedroom, four
people

Described
Space
Standard

units (m²)

37m²

37 - 38.5m²

50m²

50.2 - 65.6m²

61m²

61.2 - 77.2m²

70m²

70 - 79.1m²

74m²

74.9 - 82.8

15.3 All of the proposed units either meet or exceed the minimum space
standards.
15.4 The London Housing SPG states that a minimum ceiling height of 2.5 metres
for at least 75% of the gross internal area is strongly encouraged. The
submitted sections sufficient space between floor levels for this requirement
to be met.
15.5 The proposed layout indicates that each no more than 8 units on each floor
would be served by a single core and this is therefore in accordance with
Standard 12 of the London Housing SPG.
Aspect
15.6 Policy H5 of the Core Strategy includes a presumption against single aspect
north facing units and a presumption in favour of dual aspect units where
possible. The Mayor of London's Housing SPG states that developments
should minimise the number of single aspect dwellings. For the purposes of
the London Housing SPG ‘north facing’ is defined as an orientation less than
45 degrees either side of due north. It also states that single aspect dwellings
that are north facing, exposed to significant noise levels or containing three or
more bedrooms should be avoided.
15.7 Eighty percent of the units would be dual aspect including all of the threebedroom units. There would be no north facing single aspect units. This is
considered to be a satisfactory level of compliance.
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Privacy
15.8 Within the proposed scheme there would be a minimum distance of 15m
between windows in the north and south blocks on either side of the green
link, at the narrowest point (eastern end of the green link). However,
separation distances would increase to 30m and 18m respectively across the
central and eastern parts of the green link. In the southern block, distances of
23.5m would be achieved between the east / west facing units across the
central courtyard.
15.9 A number of revisions have been made in order to improve privacy within the
development and to minimise overlooking between units and views into
private spaces from communal areas as detailed in the Design and Access
Statement Addendum dated November 2020 These include the provision of
opaque glazing to some windows, the installation of louvre screens to balcony
enclosures and the provision of planters to provide separation between
access walkways and windows to habitable rooms. Overall it is considered
that the proposed layouts would provide an acceptable level of privacy for
future occupants A condition is recommended to ensure that the proposed
privacy measures are implemented prior to the first occupation of the
development and maintained thereafter.
Daylight, Sunlight and Overshadowing
15.10 The application is accompanied by a daylight and sunlight assessment report
which provides an analysis of the daylight and sunlight within the proposed
development with the surrounding baseline conditions as existing and with the
emerging development on the adjacent Evelyn House site assumed to be built.
A second scenario has also been considered which comprises an analysis of
the daylight and sunlight within the proposed development with the
surrounding conditions comprising a hypothetical future massing and the
emerging development on the adjacent Evelyn House site assumed to be built.
15.11 The submitted report assesses the daylight and sunlight levels within the
development as originally submitted. The report was reviewed by an
independent assessor (Delva Patman Redler) appointed by the Council and,
following the submission of further information, the methodology used in the
applicant's report was considered to be generally sound.
15.12 In relation to internal daylight levels the applicant's report concludes that
92.5% of rooms tested meet the recommended ADF level. The independent
assessor queried the number of rooms that had been tested stating that 582
rooms were included in the report and based on the combined level of
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compliance for the two blocks the independent assessment indicates that
5430 out of 582 rooms tested would meet the relevant standard resulting in
an overall level of compliance of 92.8% across the scheme.
15.13 The independent assessor provided the following comments in relation to
daylight:
North Block
A total of 279 rooms have been tested in the North Block. The existing baseline
scenario demonstrates that 272 rooms (97%) would comply with the recommended
guidelines for ADF and 265 rooms (95%) would comply with the recommended
guidelines for NSL.
The 14 rooms that fall below the guidelines in one or both of the assessments are all
bedrooms, located on the 1st to 4th floors. There are 7 bedrooms that experience
both ADF and NSL transgressions and these are located on the 1st and 2nd floors of
the southern internal elevation where access of light is restricted by the covered
access decks. These rooms achieve ADF values of between 0.26% and 0.86% and
NSL values between 35.98% and 68.30%. The remaining 7 rooms that experience
solely NSL failures are also predominantly south facing and achieve NSL values
between 36.36% and 79.94%.
South Block
A total of 303 rooms have been tested in the South Block. The existing baseline
scenario demonstrates that 268 rooms (88%) would comply with the recommended
guidelines for ADF and 259 rooms (85%) would comply with the recommended
guidelines for NSL. All rooms on the 7th floor would comply with the recommended
guidelines for both ADF and NSL, with rooms on the 1st to 6th floors experiencing
transgressions.
Of the 54 rooms that fall below the guidelines in one or both of the assessments, 37
are bedrooms, 9 are kitchens, 6 are LKDs and 2 are LDs. The ADF & NSL values
achieved within these rooms are detailed below:
Bedrooms - 0.00% to 0.98% ADF (1% target) - 23.87% to 66.67% NSL (80%
target)
Kitchens - 0.27% to 1.22% ADF (2% target) - 18.86% to 65.46 NSL (80% target)
LKDs - 1.15% to 1.41% ADF (2% target) - 38.85% to 57.80% NSL (80% target)
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LDs - N/A (all rooms pass ADF) - 78.69% to 79.77% NSL (80% target
It is apparent that there are some very low levels of daylight achieved to a number
of bedrooms and kitchens. These rooms all face onto the internal courtyard and are
set back behind the covered access decks which restrict the access of daylight. It is
important to note that these units are dual aspect and so the rooms facing the
opposite direction do achieve higher levels of daylight. The majority of the new units
will receive good levels of daylight and where rooms do comply a lot of these are well
above the guidelines.
The majority of rooms that do not meet the guidelines are bedrooms which have a
naturally lower expectation of daylight. There are some instances of very low levels
of daylight however these rooms are all set back behind the covered access decks
which although restrict the access of daylight are an inherent part of the design. In
these situations, the units are dual aspect, with the rooms facing the opposite
direction achieving higher levels of daylight. The committee will need to decide
whether the balance is considered acceptable.
15.14 Having reviewed the submitted report and the independent assessor's advice
the impacts of the covered access decks upon daylight levels are
acknowledged and it is considered that the benefits of this design feature in
facilitating the provision of dual aspect units should also be considered. As
noted in the above comments units which experience low levels of daylight to
some rooms as a result of the access decks will benefit from good daylight
levels to other rooms and as such the overall quality of the living space within
these units is considered acceptable.
15.15 In relation to sunlight the independent assessor has provided the following
comments:
As detailed above, only rooms with a southerly aspect have been assessed for APSH.
The majority of the south facing rooms are bedrooms and whilst many do not meet
the guidelines this is considered less important as bedrooms have a naturally lower
expectation of sunlight. I have therefore focused on the results for the LDs and
LKDS within each block.
North Block
A total of 153 rooms have been tested for sunlight (9 LDs, 43 LKDs and 101
bedrooms).
8 of the 9 LDs would fall below the recommended guidelines with all rooms
achieving 10% annual sunlight, although the winter target of 5% would be met.
These rooms are all located at the centre of the western elevation on the 1st to 8 th
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floors and are set back behind a recessed balcony. It is the overhanging balcony of
the floor above that is restricting the access of sunlight which is why the 9th floor LD
would comply.
5 of the 43 LKDs would fall below the recommended guidelines for annual sunlight,
with 2 of these also falling below for winter sunlight. These rooms are dual aspect
and are located on the 1st to 5th floors on the south east corner of Core A, to the
west of the block.
South Block
A total of 168 rooms have been tested for sunlight (31 LDs, 29 LKDs and 108
bedrooms).
23 of the 31 LDs would fall below the recommended guidelines for APSH, with 9
falling below in both annual and winter sunlight, 13 falling below in annual sunlight
and 1 falling below in winter sunlight. 5 of the 29 LKDs would fall below the
recommended guidelines for annual sunlight. All rooms have sunlight restricted by
recessed or overhanging balconies. This is the main reason for the higher levels of
winter sun compliance, as balconies naturally inhibit higher level summer sun but
allow lower level winter sunlight to penetrate rooms.
Overall, whilst the majority of south facing LDs and LKDs would benefit from good
levels of winter sunlight, the lower annual figures should be balanced with the private
amenity of the balconies, which would themselves be well sunlit.
15.16 Following the submission of further information by the applicant confirming
that only the south facing rooms had been tested, the assessor noted that
“although it would be useful to understand the compliance rate for north
facing rooms too, I can accept that these would unlikely meet the guidelines. It
should however be made clear to committee that only south facing rooms
have been tested.”
15.17 In relation to the assessment of the scheme as originally submitted the
independent assessor made the following conclusions:
“The daylight provision to the new units within the North Block is considered to be
very good. The level of compliance is slightly lower within the South Block, with some
instances of rooms experiencing very low levels of daylight owing to the inherent
design of the covered access decks. In these situations, the units are dual aspect,
with the rooms facing the opposite direction achieving higher levels of daylight. The
majority of rooms that do not meet the guidelines are bedrooms which have a
naturally lower expectation of daylight. The committee will need to decide whether
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the balance is considered acceptable. The sunlight provision to the new units
demonstrates that whilst the majority of south facing LDs and LKDs would benefit
from good levels of winter sunlight, the lower annual figures should be balanced with
the private amenity of the balconies, which would themselves be well sunlit.
15.18 In relation to the overshadowing of open spaces within the proposed
development the independent assessor has reviewed the applicant's
assessment and has commented as follows:
“The analysis demonstrates that both the green link (Penhall Gardens) and the first
floor courtyard would fully comply with the recommended guidelines and receive at
least 2 hours of sunlight to at least 50% of their area on 21st March. The
recommended 2 hours of sunlight would be received to 52.27% of the area of
Penhall Gardens and 96.20% of the area of the first floor courtyard.
Overall, the sunlight availability to the proposed amenity areas is considered very
good.”
15.19 It is noted that the above assessment focuses on the primary assessment but
the assessor notes that the hypothetical future massing is helpful in
recognising any potential future impacts as there continues to be a number of
emerging developments in the vicinity. It is noted that the analysis generally
demonstrates that there would be an increased number of transgressions in
daylight, sunlight and overshadowing within the scheme but the actual impacts
of these would not be known until proposals for surrounding schemes come
forward. These impact of future developments upon the development at the
application site would be assessed when determining future applications on
nearby sites.
15.20 Revisions to the scheme were submitted in November 2020. These included
the reduction in the tallest part of the northern block from ten to nine
storeys and a reduction by one storey across the remainder of this block. The
height of the southern block was also reduced by removing the previously
proposed mezzanine level and saw tooth roof element to the upper floor
facing the park was replaced with a flat roof.
15.21 A letter was submitted which detailed the changes to the massing and the
impacts of these changes on the daylight and sunlight levels within the scheme.
Although no further technical assessment was undertaken the applicant's
consultant considers that the reductions in the height of the buildings would
result in improved levels of daylight and sunlight within the scheme. The
independent assessor has considered this letter and agrees that that the
reductions in height to both blocks would improve the daylight and sunlight to
ITEM NO: 5

those rooms where the changes are visible, in particular those facing into the
courtyards. It should however be stressed that the exact improvements in
daylight and sunlight levels have not been quantified.
15.22 In conjunction with the changes to the massing amendments were made to
the layout of certain units to improve levels of daylight. These amendments
include increasing the width of living spaces to allow a greater area of the
habitable space to benefit from direct daylight and in some cases changing the
configuration so that the kitchens receive direct daylight. Window sizes have
also been increased in a number of units in order to maximise daylight and
sunlight access. These changes relate to units within the nine-storey element,
the deck access units within the northern block and units facing into the
courtyard of the northern block.
15.23 The independent assessor has reviewed these changes and confirmed that
these changes were likely to have improved the daylight and sunlight levels to
the rooms affected but asked for confirmation as to whether these rooms
have been assessed again and whether the changes would affect the
compliance rates. Additional comments provided by the applicant's consultant
state that “the changes to window size and position are likely to improve the
daylight and sunlight to the rooms they give light to albeit the overall compliance rate
is not expected to change materially. On this basis these rooms with updated
fenestration have not been assessed again.” In response to this the independent
assessor confirmed that they were happy with this response and had no
further comments to make.
15.24 Further revisions to the massing of the proposed development were made in
May 2021 which reduced the eastern section of the southern block by one
storey This reduction in height may have resulted in further improvements to
daylight and sunlight levels in some units although these has not been
quantified.
15.25 Having regard to the submitted daylight and sunlight assessment and the
advice provided by the independent assessor it is considered that overall the
proposed scheme would provide satisfactory levels of daylight and sunlight to
the proposed residential units.
Private Amenity Space
15.26 Policy H5 of the Core Strategy states that in flats a good-sized balcony, a
terrace or enclosed communal gardens should be provided, and family housing
should normally have direct access to a private garden. Standard 26 of the
Mayor of London's SPG states that a minimum of 5m² of private outdoor
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space should be provided for 1-2 person dwellings and an extra 1m² should be
provided for each additional occupant. Standard 27 states that the minimum
depth and width for all balconies and other private external spaces should be
1500mm.
15.27 The submitted schedule of accommodation indicates that all units either meet
or exceed the minimum recommended size for private amenity spaces.
Children's Play Space
15.28 London Plan policy S4 (Informal play and recreation) requires development
proposals to incorporate good-quality, accessible play provision for all ages
and states that at least 10m²of play space should be provided per child. The
policy states that such play space should provide a stimulating environment; be
accessed safely from the street by children and young people independently,
form an integral part of the surrounding neighbourhood, incorporates trees
and/or other forms of greenery, is overlooked to enable passive surveillance
and is not segregated by tenure. The policy also states that development
proposals should incorporate accessible routes for children and young people
to existing play provision, schools and youth centres, within the local area,
that enable them to play and move around their local neighbourhood safely
and independently
15.29 The Mayor’s Shaping Neighbourhoods: Children and Young People’s Play and
Informal Recreation SPG recommends 10m² of play space per child. The GLA
divide the requirements of children’s play space into three categories. Space
for the under 5s, described as doorstep play and generally considered as part
of the plot; space for ages 5 -11 and children 12 plus. The table below shows
the proposed amounts of play space for each age category compared with the
standard:

Age Group

Required Playspace (m2)

Under 5 years
5 - 11 years
12 years +
Total

363
262
147
771

Proposed Playspace
(m2)
587
547
1,134

15.30 The proposed scheme would provide a total of 1,134m² of play space within
the site, distributed as follows:
• Ground Floor Green Link: 547m² (Ages 5-12 and 12+)
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• First Floor Podium: 269m² (Ages 0-5)
• Sixth Floor: 150m² (Ages 0-5)
• Ninth Floor: 168m² (Ages 0-5)
15.31 The applicant has confirmed that the proposed playspace within the
development will be accessible to residents of all tenures. The proposed
playspace provision is considered to be acceptable subject to a condition
requiring the submission of further details with regard to the design and
layout of the playspaces and proposed play equipment.
Accessible Housing
15.32 Policy H5 of the Core Strategy requires 10% of the dwellings be built to
full wheelchair standards, or be easily adaptable for users who are wheelchair
users. London Plan policy D7 (Accessible housing) requires that 90% of units
meet Building Regulations requirement M4 (2) ‘accessible and adaptable
dwellings’ and 10% of new housing must meet Building Regulations
requirement M4 (3) ‘wheelchair user dwellings’, i.e. is designed to be
wheelchair accessible, or easily adaptable for residents who are wheelchair
users.
15.33 The proposal would provide a total of 20 wheelchair accessible / adaptable
units which equates to 10.6% of the total number of units. Five of these units
would be social rented units and would be fully fitted as wheelchair accessible
units from the outset.
15.34 Amendments have been made to the internal layouts of the proposed
wheelchair units in response to the Occupational Therapist's comments. The
Occupational Therapist considers that most of the previously identified issues
have been addressed and the remaining points can be addressed at the
approval of details stage. Conditions are recommended to ensure that the
requisite number of wheelchair accessible and adaptable units are provided,
and detailed plans will need to be submitted at this stage.
15.35 London Plan 2021 policy T6.1 (Residential parking) states that:
“...Residential development proposals delivering ten or more units must, as a
minimum:
1) ensure that for three per cent of dwellings, at least one designated disabled
persons parking bay per dwelling is available from the outset
2) demonstrate as part of the Parking Design and Management Plan, how an
additional seven per cent of dwellings could be provided with one designated
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disabled persons parking space per dwelling in future upon request as soon as
existing provision is insufficient. This should be secured at the planning stage.”
15.36 In this case 14 accessible parking spaces are proposed which equates to 7 per
cent of dwellings having access to a disabled person parking space from the
outset. This therefore more than double the level of provision required from
the outset. Comments received from TfL note that that average blue badge
uptake in the Royal Borough of Greenwich is less than three per cent and TfL
has raised concern that the over provision of disabled persons parking could
lead to their misuse of parking spaces provided within the site.
15.37 The proposed level of provision would allow the provision of a parking space
for each of the fully fitted wheelchair units as recommended by the
Occupational Therapist. Whilst the proposal would not provide a parking
space for all of the wheelchair adaptable units, in light of the London Plan
policy it is not considered reasonable to request the provision of further
spaces from the outset. It is noted that there is the potential to provide
additional spaces within the service area in the southern part of the site and
that the provision of such spaces could be managed through the submission of
a Parking Design and Management Plan. Subject to a condition to secure this
the proposed level of provision is considered acceptable.
15.38 The Occupational Therapist has raised concerns regarding the location of the
proposed parking spaces relative to the location of the accessible / adaptable
units. Five fully fitted wheelchair accessible units would be provided in Core
within the northern block whilst the remaining 15 wheelchair adaptable units
would be provided in Cores C and D in the southern block. The proposed
car parking is located within the ground floor of the southern block (C and
D). Whilst occupants of the accessible units in cores C and D would have
access to parking spaces in the same building occupants of Core A would
need to cross the green link to access the parking spaces in the southern
block. The distance between the blocks being approximately 22 metres.
15.39 London Plan policy T6.1 part H (6) states that all disabled persons' parking
bays associated with residential development should be located to minimise
the distance between disabled persons parking bays and the dwelling or the
relevant block entrance or lift core, and the route should be preferably level
or where this is not possible, should be gently sloping (1:60-1:20) on a suitable
firm ground surface. Whilst the location of the spaces to serve Core A is not
ideal it is noted that level access would be provided between the two blocks
and overall this is considered to be acceptable.
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16.

Impact upon Residential Amenity

16.1 Core Strategy Policy DH(b) states when determining applications for new
developments, extensions or renovations of buildings, the Royal Borough will
only permit an application where it can be demonstrated that the proposed
development does not cause an unacceptable loss of amenity to adjacent
occupiers by reducing the amount of daylight, sunlight or privacy they enjoy
or result in an unneighbourly sense of enclosure.
16.2 There is one residential property within the immediate vicinity of the site at
32 Harderns Manorway. This is a flat located on the upper floors of the
building which was formerly the Lads of the Village PH, the ground floor of
which is now used as a veterinary surgery.
16.3 The windows in the flat and the closest part of its first-floor roof terrace
would be located approximately 30m from the boundary of the application
site. This being the case it is not considered that the proposed development
would affect the privacy of occupants of the flat.
16.4 In view of the distance between the application site and the neighbouring
residential unit and the siting of the proposed buildings relative to the existing
one it is not considered that the proposed development would have a
significant effect upon the outlook from the flat nor result in any undue sense
of enclosure.
16.5 The submitted Daylight and Sunlight Assessment did not include any specific
assessment of the impacts upon the flat at 32 Hardens Manorway however
following the independent assessor sought further clarification in relation to
this. The applicant's daylight and sunlight consultant provided a response, the
main points of which are summarised below:
•

Windows on the east and south elevations face away or are at an oblique
angle to the development and are therefore considered to be unaffected by
the development.

•

The relevant windows on the western elevation are located on the first and
second floor, meaning they have a higher level of amenity access compared to
ground floor windows due to their elevation. In addition, the windows enjoy a
relatively clear aspect.

•

The north east corner of the Proposed Development is heavily chamfered
which should serve to further respect the amenity to 32 Harderns Manorway.
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•

It is considered overall that whilst the Proposed Development will be visible
from the property, adverse effects are not anticipated and further
investigation is not required.

16.6 The independent assessor has considered this response and agrees that this
property is unlikely to be adversely affected.
16.7 The impact of the proposed development upon the amenity of future
occupants of the proposed development to the south of the site (Evelyn
House - Application Reference 20/2186/F) is also a material consideration.
16.8 The windows in the two developments would be separated by a new access
road with a minimum distance of 18m between windows. Some of the units in
each scheme would have balconies facing towards the adjacent development.
In the case of the current application the balconies would be approximately
2m in depth and those of the adjacent development would be approximately
1.5m in depth. This means that the minimum separation distance between the
balconies would be approximately 14.5m. Overall it is considered that the
proposed layouts would provide an acceptable level of privacy for future
occupants of both developments.
16.9 The daylight and sunlight report submitted with the application on the
adjacent site includes consideration of the impact of the adjacent
development. This is referred to in the report as the 'future baseline'
scenario. The independent assessor's report in relation to daylight levels for
the adjacent development notes:
The future baseline scenario demonstrates that 192 rooms (90%) would meet the
recommended target values. As well as the 15 LKDs that fall below in the existing
baseline scenario (which perform no worse in this scenario) 6 additional rooms to
the north of the building would also fail to meet their target values. These rooms
face directly towards the neighbouring site and include 4 bedrooms (2 on the first
floor and 1 on each of the second and third floors) and 2 KDs on the first floor. The
bedrooms would achieve ADF values of between 0.6% and 0.9% and both KDs
would fall short of the target value of 2% and achieve an ADF of 1.8%. These results
are not unreasonable, and as bedrooms are generally occupied at night time the
results could be considered acceptable.
16.10 The above assessment was carried out prior to the subsequent reductions in
the massing of the current application and the revisions to the scheme are
likely to result in a reduced impact upon the adjacent scheme compared with
the original submission.
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16.11 In view of the above assessment it is considered that acceptable levels of
daylight would be provided in the adjacent development with the currently
proposed development in place.
16.12 In relation to the overshadowing impact of the proposed development upon
the adjacent park to the east of the site, it has been demonstrated that this
area would continue to receive at least two hours of direct sunlight on 21st
March over its entire area in both scenarios. The independent assessor has
commented that the proposed scheme therefore has a negligible impact on
overshadowing to neighbouring amenity spaces.
17.

Noise and Air Quality
Noise

17.1

London Plan policy D14 seeks to reduce, manage and mitigate noise to
improve health and quality of life. The policy states that residential
development proposals should manage noise by a range of measures which
include reflecting the Agent of Change principle as set out in Policy D13,
mitigating and minimising the existing and potential adverse impacts of noise
on, from, within, as a result of, or in the vicinity of new development without
placing unreasonable restrictions on existing noise-generating uses and
improving and enhancing the acoustic environment and promoting
appropriate soundscapes (including Quiet Areas and spaces of relative
tranquillity). The policy advocates separating new noise-sensitive development
from major noise sources through the use of distance, screening, layout,
orientation, uses and materials – in preference to sole reliance on sound
insulation and states that where it is not possible to achieve separation of
noise-sensitive development and noise sources without undue impact on
other sustainable development objectives, then any potential adverse effects
should be controlled and mitigated through applying good acoustic design
principles.

17.2 London Plan policy E7 states that proposals for industrial intensification and
co-location of industrial and residential uses must ensure that existing
industrial sites are not compromised in terms of their continued efficient
function, access, service arrangements and days/hours of operation. The
policy requires design mitigation to be included with particular regard to
safety and security; the layout, orientation, access, servicing and delivery
arrangements of the uses in order to minimise conflict; design quality, public
realm, visual impact and amenity for residents; agent of change principles;
vibration and noise; air quality, including dust, odour and emissions and
potential contamination.
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17.3 London Plan policy D13 in relation to the 'agent of change principle' places
the responsibility for mitigating impacts from existing noise and other
nuisance-generating activities or uses on the proposed new noise-sensitive
development. The policy states that developments should be designed to
ensure that established noise and other nuisance-generating uses remain
viable and can continue or grow without unreasonable restrictions being
placed on them. It also states that Boroughs should not normally permit
development proposals that have not clearly demonstrated how noise and
other nuisances will be mitigated and managed.
17.4 London Plan policy SI15 (Water transport) states that development proposals
adjacent to or opposite safeguarded wharves (including vacant wharves)
should be designed to minimise the potential for conflicts of use and
disturbance, in line with the Agent of Change principle.
17.5 Core Strategy Policy H5 states that new residential development will be
expected to achieve a high quality of housing design and an integrated
environment. The Royal Borough will take into account the key relationships
between the character of the area, site location and housing densities and
expect the following:
“iii) An acceptable level of noise insulation being achieved by means of sensitive
design, layout and in developments vulnerable to transportation noise and vibration.”
17.6 Core Strategy Policy DH1 also requires the provision of satisfactory noise
insulation.
17.7 The area around the site is characterised by various industrial and commercial
uses. These include skip hire companies, recycling operations and vehicle
repair workshops all of which involve noise generating processes and vehicle
movements. Whilst it is recognised that the long-term proposals for the area
as set out in the Charlton Riverside SPD will change the character of the area
to one of mixed use it is necessary to consider the implications of introducing
residential development alongside existing commercial uses in the interim
period.
17.8 In addition, the site lies within an area which is likely to be affected by noise
and air pollution arising from the safeguarded wharves along the River
Thames, specifically Angerstein, Murphy’s and Riverside Wharves. These
wharves have protected status conferred by a safeguarding direction and are
expected to remain in situ in the long term. It is therefore necessary to
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ensure that the redevelopment of the site for mixed use does not prejudice
the continued operation of these wharves.
17.9 Objections were received from the Port of London Authority and
representatives of the wharf operators in relation to the potential for
complaints from future occupants of the residential units regarding noise from
the wharves.
17.10 In line with the approach taken on other schemes in the vicinity of
safeguarded wharves officers recommend that conditions are imposed to
address potential noise impacts upon future occupants of the development in
order to minimise the likelihood of complaints. The proposed conditions set
specific noise criteria for habitable rooms during the daytime and night time
and set a low frequency noise limit within any habitable room at all times.
Noise limits for external spaces within the development are also included. A
condition requiring the submission, approval and implementation of a scheme
of noise testing is also included to ensure that the relevant noise criteria are
met. It is noted that additional mitigation may be required in order to meet
the relevant noise criteria, particularly in relation to acoustic conditions in
external amenity areas (for example acoustic screening to balconies). Details
of such mitigation would need to be submitted for approval in order to
discharge the condition.
17.11 In addition, a condition is recommended to secure an Operational
Management Plan to ensure that the approved noise mitigation measures are
properly installed and maintained / repaired in the event of failure throughout
the lifetime of the development and to secure details of the operational
management measures to be adopted by occupiers of the commercial units
within the development to avoid noise and disturbance impacts of loading and
servicing. A S106 clause is recommended requiring the applicant to provide a
copy of an Environmental Amenity Policy Statement to all new occupants of
the residential units (providing information in relation to existing noise and
other nuisance-generating activities and details of the mitigation measures in
place) together with the payment of a noise monitoring contribution.
17.12 It is considered that the conditions and S106 clauses outlined above would
address the requirements of the London Plan in relation to the agent of
change principle.
Air Quality
17.13 London Plan policy SI1 (Improving air quality) Part 1 states that:
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“Development proposals should not:
a) lead to further deterioration of existing poor air quality
b) create any new areas that exceed air quality limits, or delay the date at which
compliance will be achieved in areas that are currently in exceedance of legal limits
c) create unacceptable risk of high levels of exposure to poor air quality.”
17.14 Part 2 of the policy sets out requirements to ensure that development
proposals meet the above objectives including the requirement for
developments to be Air Quality Neutral.
17.15 Core Strategy policy E(c) states that development proposals with the
potential to result in any significant impact on air quality will be resisted unless
measures to minimise the impact of air pollutants are included.
17.16 The whole of the Borough is designated as an Air Quality Management Area.
At present the application site is subject to air pollution from both road traffic
and industrial sources.
17.17 An Air Quality Report has been submitted which details the assessment of air
quality impacts of the proposed development during both the construction
and operational phases. The report identifies that there is the potential for
dust and PM10 impacts during the construction phase however a range of
mitigation measures are proposed and with these measures in place the
report states that these impacts will be not significant. The report notes that
the traffic generation associated with the development is below the relevant
criteria and therefore, the impact of the development on local air quality is
considered to be not significant. The impact of local air quality on future
residents of the development has been assessed and it is considered that air
quality for future residents will be good, without mitigation. Overall, the
report concludes that there are no air quality constraints to the proposed
development.
17.18 The Pollution Officer has reviewed the submitted report and, following the
receipt of further information in relation to the assessment, has confirmed
that the report is fit for purpose. A condition is recommended to ensure that
that the mitigation measures outlined in the report are implemented.
Conditions are also recommended in relation to submission and approval of
Demolition and Construction Management Plan and non-road mobile
machinery. It was confirmed that the air source heat pumps would be used
rather than CHP and therefore there is no requirement for conditions in
respect of air quality impacts related to on-site energy generation.
18.

Contaminated Land
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18.1 Policy E(e) of the Core Strategy seeks to avoid the health and safety hazards
associated with contaminated land by requiring preliminary site investigations
to be submitted prior to determining an application and through the
imposition of conditions to secure remediation.
18.2 A preliminary assessment has been submitted which identifies that there is a
moderate to high risk of contamination arising from previous uses of the site.
The report recommends that an intrusive investigation is undertaken as well
as an asbestos survey and further assessment to address the potential for
unexploded ordnance.
18.3 The submitted report has been reviewed by the Pollution team. It is
considered that contamination on site can be dealt with satisfactorily subject
to conditions requiring further assessment, details of mitigation and
verification. These conditions are included in the recommendation, as well as
a standard condition in requiring an unexploded ordnance survey.
18.4 The Environment Agency has also recommended conditions to address the
risk of pollution to ground water including restrictions on piling and
infiltration of surface water.
19.

Transport and Access

19.1 Section 9 of the NPPF sets out objectives for promoting sustainable transport.
Paragraph 103 states that significant development should be focused on
locations which are or can be made sustainable, through limiting the need to
travel and offering a genuine choice of transport modes.
19.2 NFFP Paragraph 108 states that development proposals should ensure that
appropriate opportunities to promote sustainable transport modes can be –
or have been – taken up, safe and suitable access to the site can be achieved
for all users and any significant impacts from the development on the
transport network or on highway safety, can be cost effectively mitigated to
an acceptable degree.
19.3 NPPF Paragraph 110 sets out a number of requirements for development
proposals including giving priority to pedestrian and cycle movements,
addressing the needs of people with disabilities and reduced mobility, creating
places that are safe, attractive and secure, allow for the efficient delivery of
goods and access by service and delivery vehicles and be designed for the
charging of low emission vehicles. Paragraph 111 includes a requirement in
relation to the submission of Travel Plans.
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19.4 London Plan policy T1 (Strategic approach to transport) states that
development proposals should facilitate the delivery of the Mayor’s strategic
target of 80 per cent of all trips in London to be made by foot, cycle or public
transport by 2041. It also states that all development should make the most
effective use of land, reflecting its connectivity and accessibility by existing and
future public transport, walking and cycling routes, and ensure that any
impacts on London’s transport networks and supporting infrastructure are
mitigated.
19.5 London Plan policy T2 (Healthy streets) states that development proposals
should deliver patterns of land use that facilitate residents making shorter,
regular trips by walking or cycling. The policy also sets requirements for
development proposals in relation to meeting the Healthy Streets objectives,
reducing the dominance of vehicles and connecting to local walking and
cycling networks and public transport.
19.6 Core Strategy policy IM4 in relation to sustainable travel states that all
development in Royal Greenwich should contribute to improved accessibility
and safety and reduce the use of the private car and the need to travel.
19.7 Core Strategy policy IM(a) when planning transport provision for major
developments and extensive sites where comprehensive development can
take place, developers should have regard to the road hierarchy, the inclusion
of speed management, incorporating appropriate traffic calming measures and
encouraging residential roads to be designed as shared spaces.
Transport Infrastructure to Support Development in Charlton
Riverside
19.8 The Charlton Riverside Masterplan SPD (p66) sets out the proposed
movement strategy for the area which is based on the historic network of
paths and boundaries. It assumes a moderate increase in public transport
(mainly bus services) and promotes walking and cycling.
19.9 The SPD (p69) states that a core requirement of the development concept is
the delivery of a new east-west route extending from the junction of Bugsby's
Way an Anchor and Hope Lane to the junction of Warspite Road and
Woolwich Road. This would provide a primary movement corridor for public
transport with access restricted to local journeys and access, public transport,
cyclists and emergency vehicles. The SPD states that the precise alignment of
the East-West Route will be established as part of the implementation of the
SPD.
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19.10 A further route (Riverside Route) is proposed which would link Anchor and
Hope Lane and Westmoor Street, via Herringham Road. This would facilitate
the extension of existing bus services.
19.11 The provision of the East-West Route and Riverside Route are considered
necessary to address the transport requirement associated with the
redevelopment of the area and will require substantial investment. A S106
clause is recommended to secure a contribution towards these new routes.
Further details of this are provided in Section 25 of this report.
19.12 In recognition of this requirement the site layout has been designed to
accommodate the new East West route in line with design guidance from TfL
regarding suitable carriageway and footway widths. Land within the applicant's
ownership is required to facilitate the provision of the new route and this will
need to be secured through a S106 agreement and adopted as public highway.
19.13 As set out at page 70 of the SPD the development concept for Charlton
Riverside is predicated on the creation of a network of streets and public
spaces that support non-vehicular movement with a higher degree of
connectivity and which is safe, direct and convenient.
19.14 The SPD (p84) also envisages that the existing sequence of open spaces
leading from Woolwich Road to the Thames Barrier will be conjoined and
expanded to create a new district park and the accompanying illustration
shows Eastmoor Street closed to traffic and incorporated into the new park.
However, the Site Allocations Preferred Approach states that:
“The Environment Agency (EA) requires 24 hour access to the Thames Barrier, via
Eastmoor Street. Developments adjoining Eastmoor Street will be expected to
contribute to enhancements to this street that supports it to function as primarily a
pedestrian/cycle route, capable of 24 hour use. Access to Thames Barrier will remain
via Eastmoor Street, and the barrier must remain secure and fully accessible to
operational staff during demolition and construction of development as well as post
occupation.”
19.15 In light of the SPD it is the Council's aspiration to close the section of
Eastmoor Street along the site frontage to through traffic and create a more
pedestrian focussed environment. This would involve changes to the road
layout, the removal of on-street parking and the provision of additional soft
landscaping to expand the existing open space.
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19.16 The application drawings provide an indicative layout showing the closure of a
section of Eastmoor Street and associated widening of the park alongside the
proposed development, noting that the area subject to the proposed
improvements works lies outside the application boundary. A scheme for the
implementation of these works has not yet been drawn up and further
consultation with the Environment Agency will be required at the design stage
to ensure that their access needs can be adequately met. A financial
contribution towards the proposed improvement works would be secured
through the S106 agreement.
Public Transport
19.17 London Plan policy T3 (Transport capacity, connectivity and safeguarding) Part
E states that:
“Development proposals should support capacity, connectivity and other
improvements to the bus network and ensure it can operate efficiently to, from and
within developments, giving priority to buses and supporting infrastructure as
needed.”
19.18 The nearest railway station to the site is Charlton which is located
approximately 1 km walking distance to the south west of the site while
access to London Underground or Docklands Light Railway services is some
considerable distance away. In addition, there are four bus stops on
Woolwich Road. While the distance to the station would normally be
considered outside the normal walking distance, it is considered possible that
some residents may still use it. Overall, the site therefore has poor access to
public transport with a PTAL of 2. In view of the proposed increase in the
number of people expected to use public transport the Transport Officer
recommends that a financial contribution is secured towards public transport
improvements or to highway works in the vicinity of the site.
19.19 As set out in Section 25 Transport for London has introduced a Bus Tariff in
to fund enhancements to bus services in Charlton Riverside in order support
the planned level of development in the area. A contribution of £2,812.50 per
unit is sought towards improvements to the bus network over a five-year
initial period (a total of £188,437.50). This will be secured through a S106
clause.
Walking and Cycling
19.20 The proposed development would have frontages on Westmoor Street,
Mirfield Street and Eastmoor Street. A new green link is proposed within the
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northern part of the site. This would provide a new pedestrian route between
Westmoor Street and Eastmoor Street. This would comprise footways along
the northern and southern edges of the link with areas of open space / play
space in the central area. Access to the residential cores within the northern
block would be provided from Mirfield Street and from the new green link.
Access to the residential cores within the southern block would be from the
green link and from Westmoor Street.
19.21 It is also proposed to provide a new link to the south of the site would
provide a new access for pedestrians and cycles as well as vehicles. Footways
of 2m in width would be provided along the southern edge of the building
together with trees, low level planting and loading bays. Indicative proposals
show that this arrangement would be mirrored on the adjacent site to form
new access with a total width of 18m. The proposed new link would provide
a new area of public realm and would improve pedestrian permeability and
access to the park in Eastmoor Street.
19.22 Details have been submitted which demonstrate how this link would function
in the event that the site was developed independently of the adjacent site
and in conjunction with the adjacent development. Overall the proposed new
route is considered to be a positive feature of the scheme.
19.23 As noted by the Transport Officer, it is considered that the local area does
not currently provide an attractive walking environment and footways around
the site are in a poor condition. Improvements to the footways and
carriageway in Westmoor Street (which would also provide improved
conditions for cyclists) are proposed as part of scheme of highways works
designed to provide improved access for buses and the cost of these works
will be covered by the infrastructure contribution. (See Section 25).
Car Parking and Measures to Reduce Car Dependency
19.24 London Plan policy T6 states that car parking should be restricted in line with
levels of existing and future public transport accessibility and connectivity. It
goes on to state that car-free development should be the starting point for all
development proposals in places that are (or are planned to be) wellconnected by public transport, with developments elsewhere designed to
provide the minimum necessary parking (‘car-lite’). The policy makes
reference to maximum parking standards but also requires that appropriate
provision is made for Blue Badge parking.
19.25 Core Strategy policy IM(c) states that developments supported by a high level
of public transport accessibility and within Controlled Parking Zones should
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be car free and that development in areas of on-street parking stress should
be ‘car-capped.’
19.26 Car parking within the development would be limited to the provision of 14
Blue Badge spaces within the ground floor of the development which would
be accessed via Westmoor Street. The development would therefore be
largely car free and therefore in accordance with the London Plan policy.
19.27 The Transport Officer has commented that while there is still some
availability in the area, there is heavy demand for parking near the site. Parking
on street is therefore considered to be at a premium during the day and
additional demand will exacerbate existing problems for businesses and
visitors. In the event that this development occurs, it will have to sit within an
established industrial area which has historically enjoyed unrestricted on
street parking. Given the nature of the area it is believed that there is already
a heavy demand for parking on street in the vicinity. A parking survey of local
roads was unable to be carried out given Covid restrictions, but a survey
undertaken of another site nearby previously indicated that there was
opportunity for some additional parking. Measures will be therefore be
required to prevent parking in the surrounding streets.
19.28 The area is not currently subject to a Controlled Parking Zone (CPZ).
However, it is proposed to introduce a new CPZ to manage the parking
impacts of this developments and others in the vicinity as part of the planned
highways works in Charlton Riverside. The cost of this would be covered by
the infrastructure levy. Section 106 clauses will also be required to restrict
access to parking permits by residents of the development.
19.29 It is proposed to provide 14 disable persons parking spaces which equates to
7 per cent of units having access to a parking space from the outset. As set
out in paragraph (in relation to accessible housing) this level of provision is
considered to be acceptable. In accordance with the advice provided by TfL
a condition is recommended to secure details of the management of the
proposed parking spaces and measures to prevent their misuse, through a
Parking Design and Management Plan. A condition is also recommended to
ensure that the proposed parking spaces are retained as disabled persons bays
rather than general parking, for the lifetime of the development.
19.30 The Transport Officer has reviewed the proposed car park layout and has
commented that vehicles should be able to enter and leave the site in a
forward gear and there is sufficient space provided to manoeuvre in to the
parking spaces.
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19.31 London Plan policy 6.1 states that all residential car parking spaces must
provide infrastructure for electric or Ultra-Low Emission vehicles. It requires
that at least 20 per cent of spaces should have active charging facilities, with
passive provision for all remaining spaces. A condition is recommended to
ensure the provision of charging facilities as part of a Car Parking Design and
Management Plan.
19.32 In order to support the proposed car capped development, it is proposed to
secure access to a car club. The provision of free car club memberships for
residents of the development for a five-year period, together with an on-site
car cub bay would be secured through a S106 agreement.
19.33 A draft Travel Plan has been submitted. A condition is recommended to
secure a detailed Travel Plan to support a modal shift towards, walking,
cycling and public transport. A S106 clause is also recommended to secure
monitoring of the Travel Plan.
Cycle Parking
19.34 London Plan policy T5 states that development proposals should help remove
barriers to cycling and create a healthy environment in which people choose
to cycle. The policy requires compliance with the minimum standards and the
guidance contained in the London Cycling Design Standards. It also states that
development proposals should demonstrate how cycle parking facilities will
cater for larger cycles, including adapted cycles for disabled people.
19.35 Core Strategy policy IM(c) Requires the provision of cycle parking in
accordance with London Plan standards. Amended proposals were submitted
following discussions with TfL and it is proposed to provide 396 long-stay and
39 short-stay cycle spaces. These spaces are to be provided through a
combination of Sheffield stands and two-tier stands. The quantum and type of
provision is considered acceptable. Further details of the design of the cycle
parking will be secured by condition.
Impact on the Road Network
19.36 London Plan policy T4 (Assessing and mitigating transport impacts) states that
development proposals should reflect and be integrated with current and
planned transport access, capacity and connectivity. The policy also states that
development proposals should not increase road danger.
19.37 The Transport Officer notes that site has adequate access to the principal
road network being approximately 300 metres from Woolwich Road, which
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is a Strategic Road. Woolwich Road is a heavily trafficked classified road
(A206) and bus route.
19.38 The submitted Transport Statement states that given the low level of parking
there would be few vehicle movements in the morning weekday and evening
peaks. The Transport Officer considers that such a low level of vehicular
movements could be accommodated on the highway network. The trip
generation/attraction for the proposed development utilises comparable sites
from the TRICS database. It is estimated that the proposed development
would generate approximately 160 trips during the AM and PM peaks. As
noted above S106 contributions are sought in respect of public transport
improvements in order to meet the demands of the development.
19.39 The Transport Officer has reviewed the personal injury accident data for the
vicinity of the site but has not raised any concerns in relation to road safety.
Overall it is considered that the impacts upon the road network would be
acceptable.
Deliveries and Servicing
19.40 London Plan policy T7 states that development proposals should facilitate
safe, clean, and efficient deliveries and servicing, and that provision of
adequate space for servicing, storage and deliveries should be made off-street,
with on-street loading bays only used where this is not possible.
19.41 The plans as originally submitted indicated the provision of a loading bay
within the highway forming part of the new East West link. However, this was
considered unsuitable as it would cause obstruction within an area designated
for bus access. Following discussions with the Council's Transport Officer and
TfL revised plans have been submitted and it is proposed that servicing would
take place from either the new link to the south of the site or from a new
loading bay to be provided in Westmoor Street. The southern link would
facilitate collections from the refuse stores in the southern block and the
servicing of the commercial units which have a frontage onto the link.
19.42 Whilst the provision of an on-street loading bay is not considered ideal it is
acknowledged that this would be the only feasible solution given the need to
keep the new East West route clear of obstructions and the aspirations for
the public realm improvements in Eastmoor Street. A swept path analysis has
been provided which demonstrates that all vehicle sizes anticipated to use this
bay can be safely accommodated without encroachment onto Westmoor
Street.
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19.43 A further revised plan showing amendments to the refuse stores in the
northern block has been submitted in response to comments received from
Waste Services. This plan is currently being reviewed and any further
comments will be reported in an addendum to this report. Notwithstanding
this, a condition is recommended to secure full details of the refuse storage
and collection arrangements. A Delivery and Servicing Plan will also be
secured by condition

Construction
19.44 London Plan policy T7 states that development plans and development
proposals should facilitate sustainable freight movement by rail, waterways
and road. It goes on to state that Construction Logistics Plans will be required
and should be developed in accordance with Transport for London guidance
and in a way, which reflects the scale and complexities of developments.
19.45 It is recommended that a condition to secure a Construction Logistics Plan is
included in the recommendation.
Conclusions in Relation to Transport
19.46 Having regard to the above assessment and subject to appropriate conditions
and S106 clauses it is considered that all of the relevant policy requirements in
relation to transport have been met.
20.

Sustainability and Energy

20.1 The National Planning Policy Framework states that Local Planning
Authorities should support developments which promote renewable and low
carbon energy.
20.2

London Plan policy SI 2 Minimising greenhouse gas emissions states that
major development should be zero carbon. Major development should be
net zero-carbon. This means reducing greenhouse gas emissions in operation
and minimising both annual and peak energy demand in accordance with the
following energy hierarchy:
1)
2)
3)

be lean: use less energy and manage demand during operation
be clean: exploit local energy resources (such as secondary heat) and
supply energy efficiently and cleanly
be green: maximise opportunities for renewable energy by producing,
storing and using renewable energy on-site
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4)

be seen: monitor, verify and report on energy performance.

20.3 A minimum on-site reduction of at least 35 per cent beyond Building
Regulations is required for major development. Residential development
should achieve 10 per cent, and non-residential development should achieve
15 per cent through energy efficiency measures. Where it is clearly
demonstrated that the zero-carbon target cannot be fully achieved on-site,
any shortfall should be provided, in agreement with the borough, either
through a cash in lieu contribution to the borough’s carbon offset fund, or offsite, provided that an alternative proposal is identified, and delivery is certain.
20.4 The above policy also requires development proposals which are referable to
the Mayor to calculate whole lifecycle carbon emissions through a nationally
recognised Whole Life-Cycle Carbon Assessment and demonstrate actions
taken to reduce life-cycle carbon emissions.
20.5 London Plan policy SI 4 (Managing heat risk) states that major development
proposals should demonstrate through an energy strategy how they will
reduce the potential for internal overheating and reliance on air conditioning
systems. Policy SI 5 Water infrastructure requires development proposals to
minimise the use of mains water.
20.6 Core Strategy Policy E1 states that carbon emissions will be reduced in
accordance with the Mayor’s energy hierarchy. In addition, Core Strategy
policy DH1 includes a number of requirements in relation to energy and
sustainability. These include the requirement to maximise energy
conservation, through effective layout, orientation, use of appropriate
materials, detailing and landscape design; demonstrate water efficiency and
demand management measures; ensure building materials are responsibly
sourced and minimise environmental impact and the requirement for nonresidential buildings in major developments to achieve a BREEAM rating of
'Excellent.'
Energy Hierarchy
20.7 The Be Lean requirement will be met by a range of energy efficiency
measures. These include improved fabric specification and air permeability,
double glazing with g values of 0.4 for all windows in the residential
component and 0.35 for the non-residential element. Energy efficient lighting
with appropriate controls and sensors will be used for the non-residential
units. Natural and mechanical ventilation with heat recovery will be used in
both residential and non-residential units with smart metering systems for the
non-residential units.
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20.8 In relation to the Be Clean requirement it is acknowledged that the closest
existing heat network to the site area is the Greenwich Peninsula DHN which
is 1.5km away which makes connection unfeasible. Due to the decarbonisation
of the grid, the change in the carbon emission factors and the size of the
scheme, CHP has been discounted. However, the applicant proposes to cooperate with Hyde Housing, the developer of the nearby scheme which is the
subject of planning application 19/3456/F (Herringham Quarter) in order to
connect with the energy centre proposed at that site.
20.9

An interim energy strategy is proposed in the form of gas communal heating
system to serve the residential component. This will be future proofed to
allow connection to energy centre at the Herringham Quarter or another
local heat network. It should be noted that the Council is investigating the
feasibility of a heat network which could potentially serve the Charlton
Riverside Area. Should connection to a local heat network is not feasible, a
strategy for decarbonising the onsite energy centre will be developed. The
commercial units will be provided with space heating, hot water and cooling
through a separate individual system. This approach is considered acceptable
however, evidence of communication with the developer or heat network
operator should be provided and a requirement in respect of this is included
in the recommended conditions.

20.10 The Be Green requirement will be met through a solar PV system to serve
the residential units and Air Source Heat Pumps to provide heating and
cooling for the non-residential component. These were found to be the most
feasible solutions for the site following the investigation of a range of
renewable energy options. A roof plan showing the location of the PVs and
demonstration that the PV has been maximised has been provided as part of
the revised energy strategy. The PV area has been increased to 73kWp from
60kWp which was proposed in the previous version. A condition is
recommended to secure further details of the PV installation and Air Source
Heat Pumps will be secured by condition.
Overheating and Cooling
20.11 A number of passive design measures have been considered for single aspect
dwellings and those with a primary aspect facing either west or south to
reduce the risk of overheating. These include best practice insulation levels to
all heating and hot water pipework, external shading in the form of balconies
and internal blinds.
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20.12 In response to the Sustainability’s comments relating to maximisation of
compliance with the CIBSE TM59 criteria under the more extreme weather
scenarios, the recommended window opening angle has been increased to 30
degrees to increase passive ventilation rates and a revised overheating
assessment was submitted (dated January 2021). Further details of measures
to minimise overheating, including an assessment of overheating in residential
corridors and an assessment in respect of the non-residential units will be
secured by condition.
Cumulative Carbon Savings
20.13 For both residential and non-residential units, the combination of the
proposed measures predict a site wide reduction in regulated CO2 emissions
of 52% (equal to 112 tCO2/year) beyond the compliant Part L 2013 base case.
20.14 As part of the interim energy strategy, the following carbon savings are
proposed for the different components:
a. Total Residential: 25.84%, equal to 52.41 tCO2 per year, over the
compliant Part L 2013 base case (SAP10 carbon emission factors)
b. Total Non-Residential: 53%, equal to 9.52 tCO2 per year, over the
compliant Part L 2013 base case (SAP10 carbon emission factors)
c. Site Wide: 28.1%, equal to 60.94 tCO2 per year, over the compliant Part L
2013 base case (SAP10 carbon emission factors)
2.15 The applicant has stated that if connection to the neighbouring energy centre
or another local energy network does not materialise, a strategy for
decarbonising the onsite energy centre will be developed. This is noted and
this requirement will be included in a condition.
2.16 The submitted energy strategy demonstrates that the development as a whole
does not meet The London Plan’s “zero carbon” requirement. The site wide
annual carbon shortfall of 105.03 tonnes CO2 will need to be addressed
through a cash-in-lieu contribution to the Council’s Carbon Offset Fund. This
requirement will be secured in the legal agreement.
Sustainable Design and Construction
20.17 It is proposed to incorporate a range of sustainability measures within the
development. These include water efficient appliances, water meters and submetering, water leak detection system, registration with the Considerate
Constructors Scheme, reduction of noise and air pollution during
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construction, minimisation of construction traffic and designing external
lighting reduce light pollution.
20.18 With regard to the non-residential units, a BREEAM pre-assessment has been
carried out for the shell units, using BREEAM 2018 New Construction
Scheme. This indicates that the scheme would achieve the BREEAM Very
Good rating for the non-residential spaces. It is noted that the scheme would
achieve a BREEAM score of 67.58% which is higher than the BREEAM Very
Good threshold of 55% and close to Excellent threshold of 70%. Whilst it is
acknowledged that some of the BREEAM credits are not available to shell only
developments, this score is not in line with RBG Core Strategy policy E1
which requires a BREEAM Excellent score as a minimum. The applicant was
therefore asked to demonstrate whether additional credits could be achieved.
Supplementary information was submitted in relation to sustainability
measures relating to ecology, surface water, climate change resilience,
embodied carbon and energy and the Sustainability Offices considers that the
credits have been maximised and no further environmental improvement can
be achieved. A condition is recommended to ensure that the development
achieves a high Very Good rating.
20.19 Conditions are also recommended to secure compliance with the BRE Green
Guide and water efficiency standards.
20.20 A Life Cycle Carbon Assessment (LCCA) has been submitted in line with the
guidance outlined in the GLA's Whole Life-Cycle Carbon Assessments
guidance document. Whilst the WLC emissions for the proposed building
have been demonstrated to be lower than the GLA WLC benchmarks and
aspirational benchmarks, the applicant has provided a number of actions to
reduce whole life-cycle carbon emissions and emission reductions including
the following:
a. consideration of concrete mix with higher 55% recycled cement
replacement content;
b. investigation of recycled aggregates and demolition waste in new on-site
concrete;
c. minimisation of the volume of concrete within the building, by ensuring a
highly efficient structural design is conducted;
d. use of more standardised materials that requires little to no maintenance
over its life and can often be reclaimed at the end of the building’s life;
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e. selection of low embodied carbon materials use of local suppliers where
possible to reduce transportation emissions;
g. a comprehensive maintenance and repair schedule will be developed to
ensure longetivity of materials;
h. energy strategy following the Mayor’s Energy Hierarchy;
i. water efficient appliances and fittings;
j. consideration of demolition and deconstruction of the development at the
design stage.
20.21 The Sustainability Officer has stated that clarification and further information
is required in relation to a number of aspects of the assessment, including in
relation to the use of refrigerants and information relation to maintenance
and repair at the post construction stage. It is considered that these matters
can be satisfactorily addressed through a condition.
20.22 Whilst the principles of the proposed energy strategy are supported and
generally in line with London Plan policies SI2, SI3 and SI4, further information
regarding energy and carbon reduction, energy efficiency measures,
overheating, the site wide heat network, connection to offsite heat network
and renewable energy is required. A number of conditions and S106 clauses
are therefore recommended.
21.

Trees, Landscaping and Ecology

21.1 London Plan policy G7 (Trees and woodlands) part C states that development
proposals should ensure that, wherever possible, existing trees of value are
retained. It goes on to state that if planning permission is granted that
necessitates the removal of trees there should be adequate replacement
based on the existing value of the benefits of the trees removed and that the
planting of additional trees should generally be included in new developments
– particularly large-canopied species which provide a wider range of benefits
because of the larger surface area of their canopy.
21.2 Core Strategy policy OS(f) states that development decisions will be based on
the requirement to protect trees and their root systems from damage as a
result of the development both during and after building operations and to
achieve an appropriate replacement of trees taking account of size, coverage
and species where it is agreed that existing trees can be felled.
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21.3 There are no trees within the site however there are seven trees located on
the pavements which adjoin the site, in Westmoor Street and Mirfield Street,
and further trees within the open space to the east of the site. None of the
trees in the vicinity of the site are protected by Tree Preservation Orders
however the trees within the open space to the east of the site are benefit
from protection as they are located within a conservation area.
21.4 A tree survey of the site and its surroundings has been undertaken. In addition
to the seven trees which immediately abut the site, the survey assessed two
trees to the south of the site on the eastern side of Eastmoor Street (adjacent
to the proposed Evelyn House development which is the subject of application
20/2186/F), together with trees on the opposite side or Westmoor Street and
one tree to the north of Mirfield Street. A number of trees within the open
space to the east of the site were also assessed.
21.5 The submitted report identifies that none of the trees in the vicinity of the
site are of any particular merit, with most having some sort of defect. The
report notes that there is a London plan tree located at the corner of Mirfield
Street and Eastmoor Street that is of some merit but is not an exceptional
specimen. In relation to the trees within the adjacent open space and the
report notes that these trees, mostly poplars, have reached a stage of
development where they should be removed to enable replacements to be
planted. Overall the report concludes that “in general, the quality of the trees
that directly abut the site are not of sufficient quality to constrain the
development. If these trees need to be lost to achieve the scheme, they can
be offset by a suitable scheme of new tree planting”.
21.6 In addition to the trees proposed as part of the landscaping proposals within
the site it is considered appropriate to secure the replacement of the street
trees that would be removed in order to facilitate the development. This is
considered necessary to compensate for the loss of public benefit of these
trees and any replacement planting should be considered separately from any
proposed new planting within the application site.
21.7 London Plan policy G5 (Urban greening) states that major development
proposals should contribute to the greening of London by including urban
greening as a fundamental element of site and building design, and by
incorporating measures such as high-quality landscaping (including trees),
green roofs, green walls and nature-based sustainable drainage. The policy
requires boroughs to develop an Urban Greening Factor (UGF) to identify the
appropriate amount of urban greening required in new developments. In the
interim a target score of 0.4 for developments that are predominately
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residential, and a target score of 0.3 for predominately commercial
development (excluding B2 and B8 uses) should be used.
21.8 London Plan policy D8 (Public realm) seeks to encourage the creation of new
public realm through development proposals where appropriate and set outs
detailed criteria relation to the design and function of public realm in new
developments.
21.9 Policies DH1 and OS(f) of the Core Strategy seek a high standard of
landscaping in all development, taking into account ecological and
environmental factors, the maintenance and enhancement of tree coverage
and suitable arrangements for parking and access.
21.10 The application is accompanied by a Landscaping Strategy which sets out the
landscaping proposals across the site. This includes details of the proposed
areas of new public realm as well as the communal amenity areas for use by
residents of the development.
21.11 One of the key proposals is the creation of a new pedestrian route linking
Eastmoor Street and Westmoor Street. This green link would occupy the
space between the northern and southern blocks and would comprise hard
surfaced pathways together with areas of soft landscaping. A residents' garden
and play space would be created within the central area, delineated by hedge
planting and trees. Two smaller areas of soft landscaped areas with seating
would be provided at each end of the green link.
21.12 On the northern frontage of the development, adjoining Mirfield Street, a
generous footway would be created using land within the application site
adjacent to the highway. This area would be hard surfaced with tree planting
and would provide a buffer between proposed ground floor commercial units
and the new East West route.
21.13 The proposed building line on Westmoor Street is set back form the edge of
the existing pavement so as to enable the provision of a wider pavement.
Tree planting within the pavement is also proposed along this edge of the site.
21.14 In Eastmoor Street the proposed building line abuts the back edge of the
existing pavement. Indicative landscaping proposals are shown, outside of the
application site boundary, which reflect the aspirations of the SPD with regard
to the pedestrianisation of Eastmoor Street and enhancements to the adjacent
park.
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21.15 To the south of the southern block a vehicular route is proposed which
would provide an interface with the adjacent scheme at Evelyn House. This
area would be hard surfaced but would include incorporate seating and tree
planting.
21.16 A communal amenity area is proposed on the podium of the southern block.
This would comprise a children's play area, artificial lawn and patio style
seating areas complemented by ornamental planting beds and trees. Roof top
amenity areas are also proposed at the sixth and ninth floor levels. The
landscape Strategy states that 'the podium deck, terraces and roof garden
spaces will share a common design language, building on the industrial heritage
theme and response picked up in the ground floor landscape. Fixtures and
detailing will also have an industrial theme but combined in a contemporary
manner'.
21.17 The proposed landscaping strategy is considered acceptable in principle
however further details of the proposed surfacing materials and other
features together with planting specifications will be required. These will be
secured by condition (Refer to Appendix 2).
21.18 The Urban Greening Factor (UGF) has been calculated to be 0.3358 however
this is lower than the target 0.4 for developments that are predominately
residential. The Sustainability Officer has recommended that the following
measures should be considered to increase the UGF:
•
•
•
•

Standard tree planted in natural soils min 25m3 soil volume for ground
floor
The inclusion of green walls (none currently included);
Integration of rain gardens;
Expansion of the intensive green roof coverage.

21.19 The recommended condition in relation to an ecological landscape
management plan will seek details of measures to ensure that the scheme
meets or exceeds the recommended UGF.
21.20 Core Strategy policy OS4 states that Royal Greenwich's rich biodiversity and
geodiversity will be protected, restored and enhanced, including the priority
habitats and species identified in the Greenwich Biodiversity Action Plan.
21.21 Policy OS (f) seeks to ensure that biodiversity features, including protected
species are taken into consideration in development proposals. The policy
also seeks to secure the retention of trees and the enhancement of features
which contribute to biodiversity.
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21.22 A preliminary ecological assessment of the site has been carried out. With
regard to protected species, the survey found negligible potential for the
roosting of bats and due to the lack of any suitable habitat on site the site is
not constrained by any other protected species. No further surveys were
recommended. The survey did however identify that there was potential for
use of the existing buildings on the site by nesting birds and therefore
demolition should be undertaken outside of the nesting season or with the
supervision of an ecologist.
21.23 The report states that a net increase in biodiversity value is considered to be
achievable on this site. A range of enhancements are recommended for the
site including the use of green roofs, the use of native tree planting and the
inclusion of shrubs which produce flowers / berries in the landscaping scheme.
Other measures include the installation of bird and bat boxes and a bee post.
A condition is recommended to secure these enhancement measures.
21.24 The submitted report concludes that there would be no direct impacts arising
from the proposed development upon any sites which benefit from a
statutory designation.
21.25 The open space to the east of the site is designated as a Site of Importance
for Nature Conservation 28 (Sites of Borough Importance Grade II). It is
described as follows in Table 14 (page 131) of the Core Strategy:
NC28

Eastmoor Street Park

Recently created park with a range of habitats.
Diverse grassland, small pond and native
shrubs and trees.

21.26 Paragraph 4.5.38 of the Core Strategy states that where development is
proposed on sites adjacent to protected SINCs, applicants must demonstrate
that habitats will not be adversely affected.
21.27 The ecological assessment has considered the impact on this non-statutory
designation. The report states that recreational pressure is predicted to
increase as a result of this development, however it notes that this park is
situated within the highly urbanised Borough of Greenwich and currently
experiences high volumes of pedestrian traffic. The report concludes that the
effects of the development upon this site will be negligible when considered
with the current capacity of the park.
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21.28 In conclusion, it is considered that the impacts of the proposed development
in relation to trees and ecology can be satisfactorily managed through
conditions and S106 clauses.
22.

Flood Risk

22.1 The National Planning Policy Framework aims to ensure that flood risk is
taken into consideration at all stages in the planning process steering
development toward low risk areas.
22.2 London Plan policy SI12 states that development proposals should ensure that
flood risk is minimised and mitigated, and that residual risk is addressed.
22.3 Policy E2 of the Core Strategy states that the Council’s Strategic Flood Risk
Assessment will be used to inform development and reduce flood risk in the
Borough.
22.4 The site is located within Flood Zone 3 but is protected by the Thames Tidal
defences however there is a residual risk of flooding in the event of a breach
of flood defences.
22.5 In accordance with the above advice it is necessary to apply the sequential
test to ascertain the availability of suitable sites in areas of lower flood risk
before considering development within Flood Zone 3. The area where the
site is located has been identified as a Strategic Location for Growth in the
Core Strategy and as such priority may be given to these over other potential
locations for development in the borough. As such it is considered that the
sequential test has been met.
22.6 Residential development is classified as ‘More Vulnerable’ development and
where this is proposed within Flood Zone 3 it is necessary to demonstrate
the proposal meets the exception test. In order to pass this test, it must be
demonstrated that the development provides wider sustainability benefits to
the community which would outweigh the flood risk associated with the
development and that the development will remain safe over its lifetime
without increasing flood risk elsewhere
22.7 In this case the site is located in an area identified for increased growth and
would bring about the re-use of brownfield land as part of a comprehensive
regeneration strategy and would contribute towards meeting local housing
needs. These benefits are considered to outweigh the flood risk and therefore
the first part of the exception test is considered to be met. The safety of the
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development and impact upon flood risk elsewhere are considered in more
detail below.
22.8 Policy E3 states that within those areas protected by flood defences but with
a high residual risk classification should implement risk reduction measures
with the primary aim of reducing risk to life.
22.9 The Charlton Riverside SPD provides general advice with regard to flood risk
to be applied within the Charlton Riverside Masterplan area. This
recommends that no habitable rooms should be provided at ground floor
level; slab levels should be raised to provide ground floors with an element of
free board relative to flood levels; accommodation within basements or semibasements should be avoided and refuge spaces and safe means of escape
from dwellings in a flood event should be provided.
22.10 The proposed development would provide no residential accommodation at
ground floor level and all residential units would have a minimum finished
floor level of 6.400AOD.
22.11 The Environment Agency has been consulted and has raised no objection in
relation to flood risk providing the development is implemented in
accordance with the submitted Flood Risk Assessment. The Environment
Agency has confirmed that the worst-case breach level is 6.128m AOD and
that the proposed finished floor level of 6.400m AOD for the residential
accommodation is acceptable. A condition is recommended to secure this
minimum finished floor level together with flood resistant and resilience
measures. An evacuation plan will also be secured by condition .
22.12 London Plan policy SI 13 (Sustainable drainage) states that development
proposals should aim to achieve greenfield run-off rates and ensure that
surface water run-off is managed as close to its source as possible. There
should also be a preference for green over grey features and the policy sets
out a drainage hierarchy which lists surface water management options in
order of preference.
22.13 Core Strategy policy DH1 states that developments should demonstrate
measures that reduce surface water flood risk and landscape the environment
in a way that provides for permeable surfaces.
22.14 The submitted Flood Risk Assessment states that due to the underlying
geology it will not be possible to discharge surface water by infiltration. The
surface water drainage strategy for the site includes the use of green roofs,
attenuation tanks and permeable paving with a geo-cellular sub-base together
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with discharge to the public sewer. The report proposes a discharge rate of I
of 2.5 l/s which is considered to be the lowest practical discharge rate that
can be achieved without risking blockages.
22.15 Initial comments from the Council's Flood Risk Consultant requested further
information and in response to these comments an addendum to the Flood
Risk Assessment and Surface Water Drainage Addendum was submitted. The
Flood Risk Consultant has reviewed this document and raises no objection to
the proposals, subject to a condition requiring the submission and approval of
the detailed design for the surface water drainage scheme. This condition is
included in the recommendation at Appendix 2.
22.16 Having regard to the above assessment it is considered that, subject to
conditions, the proposed development would be in accordance with the
relevant policies in relation to flood risk and surface water drainage.
23.

Community Safety

23.1 London Plan policy (D11 Safety, security and resilience to emergency) Part C
states that development should include measures to design out crime that – in
proportion to the risk – deter terrorism, assist in the detection of terrorist
activity and help mitigate its effects. The policy states that these measures
should be considered at the start of the design process to ensure they are
inclusive and aesthetically integrated into the development and the wider area.
23.2 Core Strategy policy DH1 requires proposals to demonstrate that the
development contributes to a safe and secure environment for users and the
public. Policy CH1 states that developments should consider community
safety and aim to discourage crime and ensure that publicly accessible spaces
and buildings such as streets, parks and public squares are well maintained and
provide opportunities for natural surveillance.
23.4 The Design and Access Statement sets out the measures that have been
included to address the safety and security of residents. These include
designing the ground floor layout to maximise passive surveillance, particularly
through the provision of active frontages. Residential lobbies will be well lit
and incorporate video all access. Fob entry systems will be used to control
access to the residential cores car park and cycle stores. The Design out
Crime Officer has reviewed the proposals and notes that the submitted
details have referenced general Secure by Design principles. A condition is
recommended to ensure that the completed scheme achieves Secure by
Design accreditation.
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24.

Fire Safety

24.1 London Plan Policy (D12 Fire safety) states that all development proposals
must achieve the highest standards of fire safety. The policy requires that a
Fire Statement, which is an independent fire strategy, produced by a third
party, suitably qualified assessor, is submitted with all major development
proposals. Policy D5 (Inclusive design) requires that in all developments
where lifts are installed, as a minimum at least one lift per core (or more
subject to capacity assessments) should be a suitably sized fire evacuation lift
suitable to be used to evacuate people who require level access from the
building.
24.2 A Fire Statement was submitted in support of the application. This has been
amended to reflect the recent amendments to the scheme and the revised
document is currently being assessed. An update on this will be provided in
an Addendum to this report however a condition requiring the submission of
a satisfactory Fire Statement is included in the recommendation.
25.

Infrastructure to Support Development in Charlton Riverside

25.1 London Plan policy DF1 (Delivery of the Plan and Planning Obligations) (Part
A) states that development proposals should provide the infrastructure and
meet the other relevant policy requirements necessary to ensure that they
are sustainable and to support delivery of the Plan.
25.2 London Plan policy D2 (Infrastructure requirements for sustainable densities)
states that density of development proposals should consider, and be linked
to, the provision of future planned levels of infrastructure rather than existing
levels and be proportionate to the site’s connectivity and accessibility by
walking, cycling, and public transport to jobs and services (including both
PTAL and access to local services). The policy goes on to state that where
there is currently insufficient capacity of existing infrastructure to support
proposed densities (including the impact of cumulative development),
boroughs should work with applicants and infrastructure providers to ensure
that sufficient capacity will exist at the appropriate time.
25.3 The Charlton Riverside SPD includes details of the infrastructure required to
support the planned development in Charlton Riverside. The SPD identifies
that Phase 1 of the Masterplan (which includes the Westminster Industrial
Estate, all of the land between Barrier Park and Anchor and Hope Lane and
the parcel to the west of Anchor and Hope Lane and south of Bugsby's Way)
will be delivered in the period to 2031. It is envisaged that a total of 2,000
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homes and 6,950 jobs will be delivered during this period. The table at page
129 of the SPD sets out the infrastructure requirements for Phase 1.
25.4 In addition, the SPD refers to the creation of a new route (the Riverside
Route) looping around the central parts of the site, adding another layer to
the primary movement network and giving access to development parcels
adjacent to the River Thames. The Riverside Route is shown in Figure 4.2
(p33) of the SPD. This route is also indicated as a proposed new bus route in
figure 7.3 (p69) of the SPD.
25.5 The Site Allocations Preferred Approach (p30) sets out the site requirements
for the proposed allocation CR2 Charlton Riverside Central. This includes
'substantial public transport improvements, including provision of a new eastwest road capable of accommodating Bus Rapid Transit (BRT), introduction of
new north-south connections and enhancements to Woolwich Road'. This
document also states (p34) that 'the primary movement network should
extend Herringham Road to connect through to Anchor & Hope Lane; this
will continue to be the main route for HGV traffic accessing the Riverside
Wharf via Westmoor Street...'
25.6 A summary of the main infrastructure requirements as identified by the SPD
and Site Allocations Preferred Approach is set out below:
Table 3: Charlton Riverside Infrastructure Requirements
Transport
• Delivery of a new East-West route connecting Bugsby’s Way with
Warspite Road
• Delivery of a new Riverside Route (connecting Anchor and Hope
Lane and Woolwich Road via Herringham Road and Westmoor
Street)
• Improvements to Woolwich Road
• Improvements to the southern end of Anchor and Hope Lane
Education
A new 8-form entry secondary school (potentially a ‘Through
School’ for ages 3-18)
5) One / two 2-form entry primary schools
6) 10 nursery / pre-school facilities
ii.
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Health
2. A major polyclinic (up to
2,000 m²m², subject to
detailed service modelling and
space planning), potentially to
provide:
- 8 GPs
- 8 dentists
- support staff
3. Contributions to hospital
places, mental health care
provision, nursing home and
extra care
Open Space
• Enhanced public realm (Bowater Road and surrounding streets)
• 600m improved Thames Path (almost 1 ha of land)
• 11ha of new or improved open space, including the creation of
Charlton Riverside Park
Other Infrastructure
• Flood defence improvements
25.7 As set out above, it has been identified that significant transport infrastructure
improvements will be required to support the scale of new development
envisaged by the SPD. A key element of this will be the delivery of a new East
West Route to facilitate improved access for buses. As set out at paragraph
25.4 the Council also proposes to upgrade Westmoor Street and Herringham
Road and to create a new link between Herringham Road and Anchor and
Hope Lane (the Riverside Route). The Council has drawn up a comprehensive
scheme for the East West Route and Riverside Route in conjunction with TfL.
Although funding has not yet been secured, it is the Council's aspiration to
carry out the works and it is considered that there is a reasonable prospect of
the scheme being delivered. It is considered that these works are required to
facilitate the delivery of the objectives contained in the SPD, which is a
material consideration to which significant weight should be attached. It is also
considered that securing the delivery of the highway works outlined above
would meet the objectives of London Plan policies D1 and D2.
25.8 The Council intends to fund the infrastructure works described above via a
loan and would seek to recoup the costs through developer contributions.
The contribution would need to be reasonably related to the development in
scale and kind. Based on costings for the proposed works a contribution of
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£3,000 per residential unit is considered appropriate. It is considered that all
schemes within the Charlton Riverside Opportunity Area should pay this levy
as each scheme contributes to the introduction of residential uses to the area
and occupants of all schemes will benefit from these improvements.
25.9 Without the site wide infrastructure detailed above the scheme developments
would come forward in a piecemeal fashion resulting in isolated sites with
poor public transport connections. The payment of this contribution is
essential in respect of the council’s ability to secure borrowing to pay for the
infrastructure and without this public sector intervention this infrastructure
would not be delivered. The infrastructure contribution therefore enables a
more comprehensive redevelopment of the area underpinned by enabling
infrastructure thus securing more successful place making.
25.10 Two mechanisms have been considered for the delivery of the proposed
highways works. The first option would be a Grampian style condition stating
that no development shall be occupied until such a time as the works had
been completed. However, it is considered that this option is likely to stymie
development as the development which is the subject of the current
application is likely to be completed some time in advance of the potential for
the new routes to be brought forward, which also requires the co-ordination
of a number of land interests outside of the applicant's control.
25.11 A second option, which is proposed and understood to be acceptable to the
applicant, would be to secure a commitment (as a S106 obligation) from the
applicant to make a commuted sum contribution (as set out in paragraph 25.8
above) and to transfer land within the site prior to the implementation of the
development. Whilst there is a risk that this approach would enable the
occupation of the development without the certainty that the new routes
would be delivered it would assist in expediting development.
25.12 The proposed transport infrastructure is required to meet the strategic
planning objectives identified in the SPD, emerging Site Allocations and
London Plan policies. However, it is not considered reasonable to delay
occupation until the East West route has been completed. Given the relatively
small scale of the scheme it is not considered that the implementation of this
scheme in advance of the delivery of the new routes would prejudice the
overall delivery of this infrastructure. Given the specific circumstances which
pertain to the current application it is considered acceptable to secure the
payment of the contribution through a S106 clause.
25.13 This commitment is considered to constitute a reason for the grant of
planning permission for the purposes of Regulation 122 of the Community
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Infrastructure Levy Regulations 2010 being necessary to make the
development acceptable in planning terms. The contribution is to be spent
on the provision of the SPD identified highway infrastructure and the level of
contribution is being set so as to be sufficiently related in scale and kind to the
proposed development. The purposes of the contribution are not otherwise
secured through CIL payments.
25.14 The Council's proposed delivery solution for this infrastructure envisages a
series of commercial arrangements with this and all other relevant landowner
developers to facilitate the Council's ability to secure financing and delivery of
the SPD transport infrastructure. Such arrangements will be in addition and
separate to the contribution and will take the form of commercial
agreements with the Council and landowners. Such arrangements do not
form part of this planning determination. It is relevant however to indicate
the means by which the Council presently expects that the SPD transport
infrastructure will be delivered (in support of its recommendation of a
contribution ) in lieu of the direct or procured physical delivery of this
infrastructure by the applicant.
25.15 In addition to the proposed physical transport infrastructure to be funded
through the above-mentioned contribution , local bus services will need to be
expanded to meet additional demand arising from new residents of the area.
Transport for London has therefore introduced a Bus Tariff of £2812.50 per
unit. This would cover the costs of enhancing bus services for an initial 5-year
period and thereafter TfL would cover the full costs. It is considered that this
levy is necessary to ensure the provision of essential public transport services
to meet the needs of new developments across the Charlton Riverside area
and as such this approach is considered to be in accordance with London Plan
policies D1 and D2. It is considered that occupants of the application site are
likely to benefit from access to an improved range of bus services.
25.16 The Council is in the process of identifying sites for the proposed new
schools which are required to meet the demand for school places generated
by new development. It is envisaged that nurseries will be accommodated
within community floorspace to be provided in new developments, where
appropriate. Education is one of items funded by CIL and in this instance the
scale of development is not considered to be such to justify an additional S106
payments towards school places.
25.17 Healthcare is also funded through CIL. It is noted that the CCG has requested
a financial contribution towards healthcare in order to provide increased
capacity in existing GP surgeries pending the provision of a new health facility
in later in the implementation of the Masterplan. However, in view of the
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scale of the proposal, it is not considered that the impacts of the development
would be such to justify a financial contribution in addition to CIL
(notwithstanding the fact that the current affordable housing scheme would
be exempt from CIL). As such officers are not satisfied that such a
contribution is necessary to make the development acceptable in planning
terms.
25.18 With regard to open space, it is envisaged that a large proportion of this will
be provided as an integral part of development schemes coming forward in
the area. The creation of 'Charlton Riverside Park' referred to in the SPD
would include amendments to Eastmoor Street to provide an improved
environment for pedestrians and expand the existing adjacent area of open
space and contributions will be sought from developments in the immediate
vicinity of this amenity. This is discussed in more detail in Section 19. In
accordance with London Plan policy S4 and supporting paragraph 5.4.6, where
site specific provision is required for play space which cannot be provided on
site, S106 contributions will be collected and used to fund the provision the
upgrading and expansion of open space and play facilities in the area. In this
case all of the required play space would be provided on site and therefore no
off-site contribution is required.
25.19 A summary of the contributions towards infrastructure that are required to
mitigate the impacts of the proposed development is set out in Section 28.
26.

Community Infrastructure Levy (CIL)

26.1 The Mayor has introduced a London-wide Community Infrastructure Levy
(CIL) to help implement the London Plan and Crossrail. Community
Infrastructure Levy 2 (MCIL2) was introduced in April 2019. The rate for
Greenwich is £25 per square metre.
26.2 The current application is liable to this requirement.
27.

RBG CIL

27.1 The Royal Borough adopted its Local Community Infrastructure Levy (CIL)
charging schedule, infrastructure (Regulation 123) list, instalments policy and
exceptional circumstances relief policy on the 25th March 2015 and came into
effect in Royal Greenwich on the 6th April 2015.
27.2 The current application is liable to this requirement.
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28.

Legal Agreement

28.1 The development of the site will require a Legal Agreement. The following
Heads of Terms are proposed:

Affordable Housing
• Provision of 56 affordable housing units (16 x Shared Ownership and
40 x Social Rented (London Affordable Rent) with the following mix:

Unit
Type /
Size
Studio
1-bed
2-bed
3-bed
Total (no.)

Social
Rente
d
0
0
30
10
40

Shared
Owners
hip
1
1
12
2
16

Total
(no.)
1
1
42
12
56

• Retention as affordable housing for the lifetime of the development
(except in the case of staircasing of Shared Ownership units);
•

Submission of an affordable housing marketing plan for the Shared
Ownership units (with units to be marketed for sale exclusively to
Eligible Purchasers who are Local Residents within the initial period);

• Submission of a Lettings Plan in respect of the London Affordable Rent
units;
• London Affordable Rented units to let at GLA benchmark rent level;
• A commitment to keep service charges for London Affordable Rent
tenants to a minimum;
•

Restriction on the occupation of the market housing units until the
Affordable Housing Units have been constructed and made ready for
Occupation;

•

Rent levels for Shared Ownership Units in accordance with GLA levels;

•

Agreement of percentage of equity share for Shared Ownership Units;
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• Eligibility criteria for Shared Ownership units (targeting applicants who
meet the lower RBG income band of £71,000 for 1 and 2 bed
properties and £88,000 for 3 bed properties);
• Early stage review mechanism - triggered if the development has not
commenced within two years, with all relevant ‘pre-commencement’
conditions having been discharged;
• Late stage review mechanism - triggered following occupation of 75% of
the market units;
• Reviews to be undertaken in accordance with the formulae set out in
Mayor's Affordable Housing and Viability SPG and the independent
reviewer to be paid at the developer’s expense.

Transport
•

Payment of Charlton Riverside Road Infrastructure Charge (up to a
maximum of £3,000 per unit) towards funding the East West route,
Riverside Route (Herringham Road link / North South loop) and necessary
improvements to Westmoor Street to facilitate public transport access
(including pedestrian and cycle improvements in Westmoor Street) and
the introduction of a new Controlled Parking Zone £564,000;

•

TfL Bus Tariff to fund new extended bus service into Charlton Riverside
)£2,812.50 per unit) £528,750;

•

Contribution towards cycle training £3,760

• S278 agreement to cover closure of access points / relaying pavements
around the perimeter of the site;
• Adoption of land within the site under a S38 agreement;
•

Contribution towards Improvements to public realm in Eastmoor Street
and adjacent park (subject to an agreed period for implementation of
works) £40,000;

• Clause / Traffic Orders to restrict access to parking permits for future
occupants (except Blue Badge holders);
• Provision of car club (bay to be provided on site);
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• Payment of car club membership for future occupants for 5 years;
•

Payment of Travel Plan Monitoring cost £720;

•

Payment of cost of replacement street trees £37,157;

• Clause to secure public access through the site (northern green link and
southern link);

Employment and Training
• Commitment and participation towards GLLaB and business support;
•

GLLaB contribution: Residential - £188,000; Commercial - £11,410;

• Approval and implementation of a Business Relocation Strategy to assist
with the relocation of the existing business occupiers.

Environment
•

Carbon offset contribution - requirement to calculate the carbon offset
amount prior to occupation and payment of the relevant amount;

•

Future connection of off site district heating network - development to be
constructed to connect to a Qualifying Heating Network;

•

Renewable / low carbon monitoring - Developer to enter into monitoring
agreement, install automatic meter reading device and submit monitoring
reports;

•

GLA Be Seen monitoring - Requirement to submit evidence of registration
on GLA’s ‘Be Seen’ portal.

Other Obligations
•

Submission and approval of an Environmental Amenity Policy
Statement in respect of noise and other nuisance generating activities;
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•

Payment of a Noise Monitoring Contribution £15,000;

• Environmental Health and Waste Management Clauses;
• Undertaking to participate in Considerate Constructors scheme;
• Payment of legal costs;
• Payment of S106 monitoring costs - amount to be confirmed.

29.

Implications for Disadvantaged Groups

29.1 The implications for disadvantaged groups identified below are an integral part
of the consideration of the development and community benefits as set out in
the report:
•
•
•
•

Provision of new housing;
Provision of affordable housing;
Provision of accessible housing units;
Job creation at the construction stage and through the provision of new
commercial units;
• Provision of units to facilitate local shopping and community uses;
• Provision of new areas of public realm / new links from Westmoor
Street to Eastmoor Street Park
30.

Conclusion and Planning Balance

30.1 In accordance with Section 38(6) of the Planning and Compulsory Purchase
Act 2004 planning applications must be determined in accordance the
development plan unless material considerations indicate otherwise. It is
considered that the proposal is generally compliant with relevant policies,
(noting the minor exceptions noted below )subject to the imposition of
conditions and S106 clauses to mitigate the impacts of the development.
30.2 The proposals would introduce residential development into an area which is
currently poorly served by public transport however this would be mitigated
by the proposed transport improvements for the area contributions towards
which would be secured through S106 contributions and infrastructure levy.
30.3 It is noted that the scheme has not demonstrated how the future provision of
disabled persons parking spaces would be achieved, however noting the likely
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level of uptake for such spaces and the fact that the scheme would provide
over-provide in terms of the number of spaces required at the outset the
proposed level of provision is considered acceptable. The distance between
the disabled persons parking spaces and some of the wheelchair units is not
ideal but level access is provided between the relevant building and the
parking spaces and on balance this arrangement is considered acceptable. In
terms of daylight and sunlight access within the residential units there are
some instances where habitable rooms would fall short of the recommended
standards however it has been demonstrated that in many cases this is due to
the presence of balconies and it is considered that the benefits of these
features in providing external amenity space should be balanced against any
reductions in daylight and sunlight amenity. Overall it is considered that the
proposed accommodation would provide an acceptable standard of amenity
for future occupants.
30.4 The height of the proposed building exceeds the maximum recommended
height for this site set out in the Charlton Riverside SPD and the range of
heights (three to six storeys) identified as acceptable across the Charlton
Riverside Area. However, as set out in Section 13 the building's mid-rise
parapet is considered to be acceptably well integrated within the existing and
emerging surrounding context and the nine-storey corner block at the
junction of Mirfield Street and Westmoor Street would act as the legible
marker of the local centre identified in the SPD. The proposed architecture is
considered of good quality, with an expressive palette of high-quality
materials. For these reasons it is considered that the proposed buildings are
acceptable in urban design terms and that building heights in excess of those
recommended in the SPD can be supported on this occasion.
30.5 A low level of less than substantial harm has been identified to the character
and appearance of the Thames Barrier and Bowater Road Conservation Area
and to the adjacent non-designated heritage asset, the former Lads of the
Village PH contributes to the character of this conservation area. This is the
residual harm that would remain taking into account the mitigating effects of
the design and architectural approach.

30.6

Paragraph 193 of the NPPF states:
“When considering the impact of a proposed development on the significance
of a designated heritage asset, great weight should be given to the asset’s
conservation (and the more important the asset, the greater the weight
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should be). This is irrespective of whether any potential harm amounts to
substantial harm, total loss or less than substantial harm to its significance.”
30.7 Paragraph 196 of the NPPF requires that where a proposal will lead to less
than substantial harm to the significance of a designated heritage asset, this
harm should be weighed against the public benefits of the proposal.
30.8 Paragraph 197 of the NPPF requires that the significance of non-designated
heritage assets should be taken into account and that in weighing applications
that directly or indirectly affect non-designated heritage asset a balanced
judgement is therefore required having regard to the scale of any harm or loss
and the significance of the heritage asset.
30.9 In balancing the identified harm to heritage assets against the public benefits of
the proposal considerable importance and weight should be attached to this
harm.
30.10 The proposed development would provide 188 new residential units which
would assist in meeting the borough's housing target. The scheme would
provide 30% affordable housing with a tenure mix which meets the Core
Strategy requirement. The scheme would also provide 20 wheelchair
accessible / adaptable units, five of which would be provided as fully fitted
wheelchair accessible units from the outset. These are considered to be
public benefits to which a moderate degree of weight can be attached.
30.11 The proposed development would provide five modern commercial units
designed for light industrial / storage and distribution use with a total
floorspace of 631m2. These would assist in supporting local businesses and job
creation in the local area and are considered to be a public benefit of
moderate weight.
30.12 It is proposed to provide three units for retail or community use which would
also support local businesses and assist in job creation. In addition, these
would provide spaces to accommodate valuable local shopping facilities and
community uses to support residents of this development and the emerging
wider community. These are considered to be a public benefit of moderate
weight.
30.13 The proposed development would also provide two new areas of public
realm. The northern green link would provide publicly accessible play space as
well as a new pedestrian link between Westmoor Street and Eastmoor Street
and the adjacent park. The southern link would also provide a new route
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providing increased connectivity to the adjacent park. These are considered
to be public benefits of significant weight.
30.14 The proposed development would also assist in delivering the proposed new
East West route through the provision of land to form the carriageway within
the north east corner of the site, as well as the formation of a generous area
of public realm along the northern site boundary which would be adopted by
the Council. Again, these are considered to be public benefits of significant
weight.
30.15 Overall the identified public benefits of the scheme are considered to
outweigh the low level of less than substantial harm to the character and
appearance of the conservation area. These benefits are also considered to
outweigh the harm to the non-designated heritage assets (locally listed
buildings) in the vicinity of the site. It is therefore concluded that there is clear
and convincing justification for the harm to these heritage assets.
30.16 Accordingly, it is recommended that permission be granted for application
reference 20/1924/F, in line with Section 1 of this report.
Background Papers:
Application documents application 20/1924/F/F
Consultation responses
Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act
1990
National Planning Policy Framework (2019)
Planning Practice Guidance
Technical Housing Standards – Nationally Described Space Standard (2015)
The London Plan (2021)
Royal Greenwich Local Plan: Core Strategy with Detailed Policies (2014)
Supplementary Planning Documents and Guidance - See Appendix 3
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Report Author: Jillian Holford - Principal Planning Officer (Major Developments)
Tel No. 020 8942 4322
Email: jillian.holford@royalgreenwich.gov.uk
Reporting to: Victoria Geoghegan - Assistant Director Planning and Building Control
- Directorate of Regeneration, Enterprise and Skills
Tel No. 020 8921 4296
Email: victoria.geoghegan@royalgreenwich.gov.uk
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