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3 ALTERNATIVES AND DESIGN EVOLUTION
Introduction 
3.1 The EIA Regulations require the ES to report on the main alternatives studied by the Applicant and to 

give an indication of the main reasons for their choice, taking into account the environmental effects. 
This chapter of the ES explores the objectives of the proposed development and describes how the 
development proposals have evolved in response to the environmental and planning context within which 
they are being brought forward. This chapter also addresses a number of scenarios comprising: 

• The Do Nothing Scenario (no redevelopment on-site); 

• Alternative Sites; and 

• Alternative Designs.  

Development Objectives 
3.2 The proposed development aims to realise the comprehensive redevelopment of the application site in 

order to meet the wider development aspirations set out within local and regional policies. As such the 
specific development objectives are to deliver: 

• A development that realises the full potential of the application site; 

• A development that makes a valuable addition to the area and integrates with and locks into the aims 
and aspirations of the Charlton Riverside masterplan; 

• High quality buildings and spaces; 

• An overall mix of residential units that reflect the minimum requirement for 3-bed and larger units 
with the remaining units split equally between 1 and 2-bed units; 

• The maximum number of residential units; 

• 20% 1-bed, 67% 2-bed and 13% 3-bed apartments; 

• Dual aspect apartments and minimise north facing apartments; 

• Maximum daylighting; 

• Apartment sizes that aspire to the minimum overall areas provided in the London Housing Design 
Guide standards of a minimum of 50m2 for 1-bed, 61m2 for 2-bed and 74m2 for 3-bedroom 
apartments; 

• Residential facilities providing a swimming pool, a gym and multi-use space; 

• Public realm and a recreation zone; 

• An affordable housing percentage and mix of units as per the existing planning policy requirement; 

• Efficient construction methods, costs and programme which takes construction phasing into 
consideration; 

• A scheme design and layout that responds to the following site constraints: 

− A gas main on the northern boundary; 

− An electricity sub-station by the western access strip; 

− An access strip on the eastern boundary; and 

− An access strip to Imex House; 

• A landscape strategy that meets the requirements of the masterplan and contributes positively to the 
scheme; 

• A commercially viable phasing strategy; 

• Integration with the site surroundings; 

• A development that responds to the current surrounding context whilst allowing the building and its 
uses to adapt to changes in the area as the masterplan vision is delivered; 

• A development that is accessible to all both internally and externally; and 

• Appropriate landscaped spaces that can be used throughout the day and evening, seven days a week, 
contributing to a safe and secure environment to ensure that the development is inclusive of the 
wider Charlton Riverside area. 

Development Considerations 
3.3 Development considerations for the application site are set out in the following planning policy and 

guidance documents at national, regional and local levels: 

• National Policy Planning Framework (NPPF) (2012); 

• The London Plan (2016); and 

• The Royal Borough of Greenwich Core Strategy with Detailed Policies (2014). 

3.4 In order to evolve the design and meet the development objectives, the Applicant has sought advice 
from a wide range of specialist consultants experienced in developing and delivering schemes of a similar 
nature to the proposed development. 

3.5 The proposed development has been subject to an extensive pre-application exercise with the Greater 
London Authority (GLA), the Royal Borough of Greenwich (the RBG), CABE, statutory consultees, and 
local stakeholders. 

3.6 The involvement of statutory consultees at the pre-application stage has informed the design of the 
proposed development, and changes to the scheme have been included where appropriate. This 
involvement and its effect on the design development and alternative schemes considered have been 
described within section 3.64 onwards within this ES chapter.  

3.7 In addition, a series of specific site issues and associated environmental considerations were identified 
at the outset of the project and through the evolution of the proposals, which are discussed within this 
section.  

Charlton Riverside Masterplan 
3.8 The application site sits within the Charlton Riverside opportunity area (as defined within the London 

Plan) which is subject to the Charlton Riverside Masterplan Supplementary Planning Document (SPD) 
(2012). This masterplan is currently undergoing a review by the RBG, and also forms part of the City in 
the East opportunity area. 

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

3.10  The overall aim of the SPD is to create a sustainable mix of residential and business space, with an 
emphasis on high quality living environments. A series of opportunities are set out within the SPD and 
are summarised below: 

• Improved transport links/infrastructure; 
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• Unlock the commercial and leisure opportunities afforded by the site’s close proximity to the river; 

• Strengthen and enhance Charlton’s community; 

• Rationalise land use locations; 

• Create an educational hub which will strengthen the local social infrastructure; 

• Develop a creative community to help drive local regeneration; and 

• Create a green link from the Thames Barrier Park through to Maryon Park. 

3.11  An updated masterplan is currently being prepared by Aecom, but has not yet been published for public 
consultation. Several meetings with the RBG have taken place to ensure the proposals align with the key 
design principles. 

3.12  The masterplan is at an early stage, however the design principles have been agreed and the proposals 
have been tailored to align with its key principles and objectives as follows: 

• Improved transport links/infrastructure; 

• East-West and North-South routes to connect Charlton with the river and adjacent sites with the 
development area; 

• Equal distribution of uses throughout the masterplan area; and 

• Network of public realm and green spaces. 

3.13  Careful consideration has been given to the impact that the proposed development would have  with 
regard to the masterplan proposals. Deliverability, site access and connectivity with the wider masterplan 
have  been studied from the outset to inform the design. 

Site Location 
3.14  The application site is located in Charlton, south-east London, within the RBG. It is situated adjacent to 

the junction of Bugsby’s Way, Anchor and Hope lane approximately 350m north of Charlton Railway 
Station and 500m south-west of the Thames Barrier. 

3.15  The two adjacent sites referred to as Plot A (northern plot) and Plot B (southern plot) cover an area of 
approximately 2.52ha. They are bound to the west by Anchor and Hope Lane and residential cul-de-sac 
developments of Atlas Gardens and Derrick Gardens and to the south, east and north by commercial/light 
industrial buildings. 

3.16  A road network has been designed which will  retain and reuse the existing street infrastructure whilst 
respecting the existing site boundaries where possible. 

3.17  The primary site access from Anchor and Hope Lane will be via  the current access to the site which will 
be enhanced for pedestrians and maintained according to access rights to adjacent plots to the east. 

3.18  Plot A includes a right of way which is retained and accommodated within the scheme. 

3.19  Pedestrian and cycle access routes will connect Plot A with the Thames path to the north and to the west 
with Anchor and Hope lane situated between “Atlas Gardens” and “Derrick Gardens”. 

Site Context 
3.20  In its wider context, the application site lies in an industrial area known as the Charlton Riverside area, 

which currently comprises a number of large and medium sized industrial and distribution buildings 
including the Stone Foundries facility and Ropery Business Park directly to the east of the application 
site. The exceptions are the two small residential cul-de-sac developments of Atlas and Derrick Gardens 
located to the west. 

3.21  Surrounding uses beyond the boundaries of the application site consist mainly of light industrial and 
commercial uses, as well as safeguarded wharf areas along the riverfront. The immediate area around 

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

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

3.23  Beyond this area, the context of the wider location includes the Thames Barrier, the O2 Arena at 
Greenwich Peninsula, the Charlton Athletic Football Stadium, the Charlton Town Centre and a number of 
parks/recreation grounds such as Maryon Park, Maryon Wilson Animal Park and Greenwich Peninsula 
Ecology Park. 

3.24  The River Thames is increasingly becoming an important ‘front’ and public space for London. Charlton 
Riverside provides a rich opportunity to promote and develop the river, its foreshore and banks as a 
public amenity, with walking, cycling and other associated leisure opportunities. 

3.25  Connecting Charlton with the river through the provision of green spaces is a clear priority. 

3.26  An extension of Maryon Park would form a green connection to a new Barrier Park and a green route 
with an additional cycle lane could provide an east-west route connecting to the new Barrier Park. 
Secondary north-south pedestrian routes connecting public green spaces would create permeability 
throughout the masterplan development. 

Site History 
3.27  The Charlton Riverside area began as an agricultural area by the River Thames with some development 

along today’s Woolwich Road and to the east by Woolwich town centre. Over time, industrial uses by the 
River Thames emerged and Charlton became established as the employment area present today. 

3.28  Charlton, in the second half of the nineteenth century, was still largely an agricultural area with fields 
covering most of the area. Some residential and industrial development had begun at this stage, mostly 
focused towards the eastern end of the area nearest Woolwich town centre and along the present day 
Woolwich Road in the area of Charlton railway station. 

3.29  Three wharves along the River Thames were situated on the northern edge of the site, Angerstein’s 
Wharf, Charlton Wharf and Charlton Ballast Wharf with some sign of industrial activity beginning to 
emerge with the presence of the telegraph works to the east. In addition, a school and instrument factory 
can be found along Woolwich Road. 

3.30  Residential development has increased particularly along Woolwich Road to the west, linking in with 
Woolwich town centre. Terraced housing is also found along Eastmoor and Westmoor Street, connecting 
Woolwich Road to the waterfront. The sand pit seen on the OS map in 1870 was transformed into Maryon 
Park to support the increasing residential population in the area. 

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

Constraints 
3.32  Analysis of the existing site identified a series of factors and constraints that had to be taken into account 

when considering development on the application site. The scheme design and layout should respond to 
the following site constraints. 
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Topography 
3.33  The level of the application site is generally flat and broadly comparable with the level of the main access 

road to the application site and Atlas Gardens and Derrick Gardens to the west. However an earthwork 
slope to the north and retaining wall to the east of Plot A indicates that the adjacent site to the east is 
likely to have been built up. 

3.34  In broad terms the level falls from the north-east corner of Plot A to the south-east corner of Plot B from 
3.80 m AOD to 3.61m AOD. The highest point is at the end of the river access route at 5.59 AOD. 

3.35  The adjacent eastern plot is generally flat and located at levels 4.60 AOD. 

Flood Plain 
3.36  The application site is located in Flood Zone 3 of the River Thames as shown on the latest Environment 

Agency Flood Zone Maps. The application site is fully defended against flooding from the River Thames 
by the Thames Barrier and linear defences along the river banks. 

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

Gas Main 
3.38  The gas main is located to western boundary and an access area has to be maintained. 

Access Rights 
3.39  Access rights to the Imex House and Ropery Business Park have to be maintained. 

Existing Trees 
3.40  Mature trees located to the Western boundary along Anchor and Hope Lane are to be maintained. 

Acoustics 
3.41  The Stone Foundries facility, located directly to the east of Plot A, generates noise impacts and the 

eastern façade had to be developed to address the current external environment and mitigate these 
issues. 

Environmental Influences 
Wind Microclimate 
3.42  A desk based wind design review was undertaken early in the design process to highlight key areas 

which could be windy, and provide advice on areas which would be most suitable for public realm seating 
and play space areas. The landscaping proposals took on board the results of the review and entrance 
locations were reviewed and relocated to facades of buildings which were identified to be more sheltered 
from the wind. 

3.43  A wind tunnel test was undertaken once the massing of the scheme had been fixed, and areas were 
identified which required mitigation in order to be suitable for their intended use. These included some 
public realm locations and entrance locations. The design team reviewed and updated the proposals, 
which included recessing an entrance, increasing the balustrade heights on balconies and editing the 
landscaping scheme to include additional soft landscaping measures and redistributing seating areas. 
These amendments were tested within an interactive mitigation workshop.  

Acoustics 
3.44  Noise sources were identified within the acoustic survey at the eastern boundary of Plot A and western 

boundary of Plot B. The facades at these locations were reviewed, and in response to the existing noise 
levels, apartment amenity spaces are provided with winter gardens to provide the required noise 
reduction and whole house ventilation ids proposed for the apartments along these facades. 

Daylighting Assessment 
3.45  Careful consideration has been given to the impact that the proposed development has with regard to 

sunlight and daylight access and shadowing both within the application site itself and through to the 
surrounding area. 

3.46  The layout of the blocks has been developed to provide sufficient space between the buildings and to 
ensure that the northern aspect of the buildings are afforded sufficient outlook and daylight. 

3.47  The massing of the proposed buildings respond to its neighbours by stepping back where necessary.  
The massing of building BWS and BWN has been designed in order to maximise daylighting for the 
neighbouring plots and the shape and layout have been devised to take account of the orientation of the 
sun and to deliver the  required permeability. A series of massing related exercises were undertaken 
throughout the evolution of the scheme to ensure that daylight and sunlight levels to existing adjacent 
residential receptors were maintained as high as possible, whilst acknowledging that in order to 
redevelop the application site, reductions in daylight and sunlight to these receptors were unavoidable.  

3.48  A detailed Daylight, Sunlight, Overshadowing and Solar Glare assessment is included within Chapter 11 
of this ES. 

Townscape Assessment 
3.49  The Peter Stewart Consultancy, a specialist in townscape and heritage assessments has been actively 

engaged with the design team throughout the evolution of the scheme to ensure that overall, the 
proposed development provides benefits to the local townscape.  

3.50   A Townscape, Heritage and Visual Impact Assessment (THVIA) is located within ES Volume 2.  

Air Quality 
3.51  The design preference was to include the CHP flue on one of the lower buildings in Plot B, as this would 

reduce the amount of pipework required. However, due to air quality considerations, the flue has been 
located at the tallest point of the proposed development, on Building B3.  

Healthcare requirements 
3.52  Through the socio-economics assessment it was determined that there is a deficiency of GPs within the 

local area. As the proposed development is introducing a new residential population into the area, the 
scheme has been amended to provide areas within the proposals which could house a healthcare facility.  

Drainage strategy 
3.53  The Suds strategy helped inform the development of the landscape design by outlining suitable locations 

for surface water attenuation. The concept of Suds has always been an integral part of the design 
although changes in location, scale and technique have occurred over the life cycle of the scheme. 

3.54  The current proposals have been developed in accordance with the guidance and recommendations 
provided by the engineers, and remain an important part of the landscape scheme. 

3.55  Further details will need to be developed post planning to ensure the Suds infrastructure is best utilised 
and seamlessly integrated into the landscape. 
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Play space requirements 
3.56  The play space provision requirements are always an important driver for the development of the 

landscape proposals. Creating safe, inviting spaces for children and families has been a core principle of 
the scheme since the beginning. 

3.57  As a design team we have carefully considered where to best place play areas for the range of target 
age groups. These locations have changed as the building massing has evolved and input from the 
environmental assessments has become available. The current proposals locate play space within close 
proximity to block cores, away from vehicular routes and in sheltered areas of the scheme. Feedback 
received from planning officers and local residents has also informed the development of the play spaces, 
in terms of the type of provision required, particular facilities and equipment people would like to see, 
and where certain areas are positioned within the development. 

3.58  As the quantum of play space has changed through the project life cycle, the design has changed to 
accommodate the varying requirements. 

Ecological assessment 
3.59  Information received form the ecological assessments has greatly informed the development of the 

landscape proposals. By understanding what local biodiversity there is in the area we have been able to 
establish what enhancement measures can be adopted. 

3.60  The landscape scheme has evolved and adapted to support (and enhance) local bio-diversity through 
changes to the soft landscape palette, by incorporating specific habitats for birds and various 
invertebrates, and by establishing particular maintenance operations to ensure continued success. The 
whole landscape scheme stems from ecological principles relating to connectivity, increased biodiversity, 
and careful landscape management. 

Do-Nothing Alternative 
3.61  The ‘do nothing’ alternative refers to the option of leaving the application site in its current state. This 

option would be undesirable and inappropriate for a number of reasons including: 

a. The site is located within the Charlton Riverside Opportunity Area which is identified by the London 
Plan for significant residential growth (including a minimum 3,500 homes).  

b. Redevelopment of the application site is required to unlock access to adjacent development sites 
within the Opportunity Area.  

c. It would represent a lost opportunity to open up the site for greater public accessibility and significant 
improvements to the public realm.  

3.62  Consequently, the ‘do nothing’ scenario was rejected by the Applicant.  

Alternative Sites 
3.63  The Applicant purchased the application site having regard to its location within an area identified for 

significant redevelopment and growth. The site is highly accessible and available for delivery. No other 
sites were considered by the Applicant.  

Alternative Designs 
3.64  The following sub-sections of this chapter describe the design evolution processes undertaken by the 

Applicant’s design team. 

Design Process 
3.65  The design development of the scheme has been a complex process and a variety of options have been 

generated to analyse key issues associated with the application site and its surroundings and the scale, 

massing and permeability of the proposed development and its relationship to both the current 
surrounding context and the long term context associated with delivery of the Charlton Riverside 
Masterplan. 

3.66  A wide range of specialist consultants provided input into the evolving scheme and detailed consultation 
with other stakeholders also served to inform the design process and assist the team in arriving at an 
appropriate solution. 

3.67  All design iterations were assessed by the design team from a number of differing aspects, from both an 
aesthetic point of view and the ability to match the project brief. 

3.68  The proposal is the result of a considerable iterative process of analysis, design, dialogue, refinement 
and consultation.  

Stakeholder Engagement 
3.69  At all stages throughout the design development process the Applicant and design team sought to 

undertake early consultation and looked to integrate the ideas and aspirations of key stakeholders to 
ensure that a positive design response to the application site was developed. 

3.70  The design for the proposed development evolved through extensive consultation with the RBG and the 
GLA and a wide range of other stakeholders were also consulted including CABE. 

3.71  The GLA and the RBG, as the planning authorities, were consulted with in relation to a range of design 
and planning issues throughout the evolution of the design. These pre-application consultations have 
had a positive effect on the design development process and have established an agreement in principle 
that the application site is an appropriate location for the proposed mix of uses and quantum of 
accommodation. 

3.72  In total six pre-application meetings and two meetings with the masterplanning team have been held 
with the RBG, four meetings with the GLA, one meeting with CABE, one meeting with the RBG council 
leaders, one meeting with Transport for London (TfL) and one meeting with the Metropolitan Police. 

3.73  Throughout the design development process options were assessed against criteria arising from the 
consultation process and ongoing site analysis with input from the specialist consultant team. 

Design Evolution Overview 
3.74  Various design options were considered during 2015/2016 that related to the residential-led 

development on the application site. These options were discussed with the RBG and the GLA, and a 
number of concerns were raised in relation to the proposed scale of development, its relationship to the 
wider masterplan area, the quantum of residential accommodation and associated issues relating to 
residential amenity, employment areas, servicing strategy access, parking provision and sunlight and 
daylight. Public consultation events were also a key process for gaining stakeholder feedback. 

3.75  Early proposals for the application site focused on generating a variety of design ideas and options that 
would deliver the required density of accommodation to secure redevelopment of the application site. 

3.76  Design evolution during this period was developed within the context of the approved Charlton Riverside 
SPD (2012). 

3.77  A number of potential block forms and layouts were examined, prior to discussion with key stakeholders, 
and the development of these initial options allowed the Applicant and design team to formulate a shared 
understanding of the key design issues, opportunities and constraints associated with the application 
site. 

3.78  Key principles: 

• A rich variety of residential typologies, together with a characterful mix of public spaces, well informed 
by view and orientation. 

• A ‘structured informality’ to enhance future connections to the evolving Charlton Riverside quarter. 
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• A green place - maximising opportunities for private and shared garden spaces. 

• A place where people want to live. 

• An urban design strategy with a clear hierarchy in terms of massing and height, and relationship to 
existing and future urban context, routes and spaces 

• High quality, residential-led development. 

• An exemplar and a catalyst for the development of the wider Masterplan. 

• A density that responds to the site’s urban location, suitable to establish the initial phase of this 
important new place. 

• Creation of streets. 

3.79  Whilst the evolution of the proposed development took place continuously up until this point, for ease, 
the alternative designs have been summarised into 2 key design stages as follows:  

Phase 1: September 2015 – April 2016 

3.80  A diagrammatic layout was established to create a framework for the detailed development of key routes 
and spaces, and to inform key urban design principles. The layout of the built form responds to the 
existing context, particularly the adjacent housing, and creates frontages to the key public spaces. The 
building heights respond to the existing contextual 2-storey houses by stepping up from 4 storeys in the 
east of the application site, adjacent to the existing townhouses, up to 26 storeys to the west. The 
disposition of building heights maximised sunlight penetration to key public spaces. Existing and future 
routes were considered to allow flexibility for connection to future masterplan phases. 

3.81  A rich variety of garden spaces at ground level and at building roof levels were proposed , comprising 
green pedestrian streets, pocket squares, small green courtyard spaces, urban SUDS, river walkway, 
and landscaped edge conditions to Anchor and Hope Lane. The diversity of character and typology of 
gardens, streets and squares intended to create spaces at a human scale that reflect the wider 
masterplan principles and objectives to establish a safe environment for people to live, work and play 
and inspire and educate the new local community. 

Phase 2: May 2016 - November 2016 

3.82  Following the considerable period of time spent on design development, revision, and consideration of 
alternatives, and based on the feedback received from key stakeholders during the evolution of the 
various design proposals a new approach and concept was established which took into account the 
adjacent existing and future development, whilst following the key design development objectives. These 
include: 

3.83  Key Principles : 

• A rich variety of residential typologies and characterful mix of public spaces, informed by view and 
orientation. 

• A ‘structured informality’ with the potential for future connections to the evolving Charlton Riverside 
masterplan area. 

• A green place – maximising opportunities. 

• A place people want to live in. 

• Clear hierarchy in terms of massing and height, and relationship to existing and future context and 
routes. 

• High quality, residential-led. 

• An exemplar for development of the wider masterplan area. 

• A density that responds to the site’s urban location, suitable to establish the initial phase of this 
important new place. 

3.84  Initial proposals were based on a series of streets running on a north-south orientation to allow sunlight 
to pass through. 

3.85  Building heights ranged from 4 to 26 storeys, lowest at the west near existing homes and rising to the 
east furthest away from these. However, there were concerns that the tall buildings to the east of the 
site may compromise future neighbouring development sites. 

3.86  There was also the need to see more activity at ground level. 

3.87  The second iteration increased the amount of public space and routes through the application site, aiming 
to better integrate it into the existing and future neighbourhood. 

3.88  It also saw the introduction of a nursery and a range of active ground floor uses, including business 
space. As well as a focus on family homes and the inclusion of town houses. 

3.89  Building heights were redistributed to lower buildings at the edges of the site, locating the tall buildings 
in the centre of the scheme. 

3.90  Further along the design process, building heights were reduced in the centre of the scheme and 
redistributed to one landmark building at the south of the application site. A pedestrian route cutting 
east-west through the site was also added to increase permeability and access to the park area. 

3.91  The final design proposals devised during the Phase 2 process form the basis of the development 
proposals which are the subject of this ES. 
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