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1.0 Introduction
1.1

Executive Summary

This Design and Access Statement has been
prepared by Cartwright Pickard Architects on
behalf of Meridian Home Start.
It describes proposals for the comprehensive
re-development of land located at Shepherds
Leas in the Royal Borough of Greenwich.
The proposed development will deliver 70
new affordable homes in a sustainable location
next to Falconwood railway station and local
neighbourhood centre.
The proposal will make efficient use of a
prominent and under-used site and would make
a significant contribution to affordable housing
within the borough.
The building will be "zero-carbon" in operation
entirely through on-site measures (no carbon
offset component is required). The Urban
Greening Factor in the London Plan will be met
and enhancements made to the landscaping,
biodiversity and ecology of the site.
Homes for future residents will be sustainable,
support health and well-being, facilitate a sense
of community and improve active connections to
the wider neighbourhood.
An Area of Special Character will be respected
and enhanced with a building of high
architectural quality. The proposal reconciles
complex site issues with a design led approach,
creating a unique place with a distinctive sense
of identity and will make a positive contribution to
the local area.
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1.2

Meridian Home Start

The applicant is Meridian Home Start Limited
(MHS).
MHS was established by the Royal Borough
of Greenwich (RBG) in 2016 with the purpose
to deliver new affordable homes for rent
for Greenwich residents who would not be
prioritised for social rent homes and cannot
afford to buy or rent in the private sector.
MHS is a not-for-profit Community Benefit
Society, fully independent of the Council.
Any surplus that it generates is recycled into
delivering its objectives,. It also provides RBG
with a vehicle in which to invest Right to Buy
receipts to build new affordable homes.
MHS has its own board with 7 board members
and a Council observer.
MHS was set a target to deliver new properties
on six sites in the borough.

at Farmbank, Carnbrook Road SE3 8AD (35
properties) and Duke Court, Fred Styles House,
SE7 8UJ (37 properties). These are due for
completion this year.
Meridian Home Start is due to commence
development on a further scheme at Vincent
Road, SE18 6RG (47 units proposed).

The Council obtained vacant possession of
the site in 2020 and since then, MHS has been
undertaking a comprehensive design and
technical analysis of the site and an extensive
consultation process. It is now in a position to
submit proposals for Planning Approval.
1.3

The design team

MHS appointed a comprehensive design
and technical team to assist them in the
development of proposals.

Since 2016, MHS has delivered 61 new homes
across two sites to families and Greenwich
residents, and brought 29 street properties back
They have been supported by a team of
into use.
specialist designers and environmental
Two schemes are currently under construction consultants.
Meridian Home Start – Shepherds Leas

Transport

Landscape Design

Structures and Geotechnical

Sustainability and Energy

Arbicultural

Daylight, Sunlight and Rights of Light

Project Management

Environmental Assessments

Community Engagement

Shepherds Leas will be MHS's sixth scheme.

Architects Cartwright Pickard were selected
through design competition and competitive
tender exercise in May 2020.

Cartwright Pickard

Architects
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2.0		
2.1

The site and context

Site location

The application site is located at the extreme
western tip of Falconwood, a leafy suburban
district in southeast London, and lies at a point
of convergence of the A2 dual carriageway and
Bexleyheath railway line.
The site comprises a broadly rectangular plot
situated at the corner of Riefield Road and
Rochester Way, where these two roads form
a junction with Lingfield Crescent and next to
Falconwood railway station.
Riefield Road provides vehicular access into the
site and forms a bridge over the A2 to the south.
Forming the northern boundary of the site and
running in a cutting, is the Bexleyheath railway
line, with national rail services going westbound
to Central London and eastbound towards
Dartford.
The eastern boundary is defined by a row of tall
conifer trees, around 16m high, which screen
the existing buildings from the A2 just beyond. A
brick retaining wall to the dual carriageway forms
the southern corner of the site.

The site borders a Site of Nature Conservation
Importance (NC38) running along the railway
sidings. On the opposite site of the railway
line, Shepherdleas and Oxleas woods are
designated as a Site of Special Scientific Interest
(SSSI) and Local Nature Reserve. The mature
trees surrounding the site are a strong feature
and give a positive character.
The site is isolated from its immediate
surroundings by dual carriageway and railway.
Rochester Way and Riefield Way are both
wide and busy roads as they pass the site and
this further tends to isolate the site from the
wider community. Traffic noise from the A2
is clearly audible on the site and a significant
consideration in any redevelopment proposals.
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The site is adjacent to an extensive area of
Metropolitan Open Land (MOL) which forms
part of the Green Chain running around south
east London. Areas of ancient woodland and
meadow provide a break in the contiguous
built form, provide valuable wildlife habitat and

give Londoners easy and convenient access
to nature. The site is within an Area of Special
Character defined around the MOL, due to its
generally open and green appearance.

Aerial view of the site looking west towards central London
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Existing Site Plan
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2.3

Site boundary and land ownership

The existing buildings on the site are of poor
quality and are in a state of disrepair. They
provide a poor mix of units, inflexible tenures and
Land in the ownership of the applicant is shown have large overlooked external spaces that lack
on Land Registry Title Plan number TGL314538 use and purpose as well as low levels of active
(outlined in blue opposite).
frontage and permeability to the surrounding
streets. The quality of accommodation does
A portion of land within the application area
not meet modern standards and they would be
(outline yellow) is owned by Transport for
impractical to renovate.
London (TfL) as shown on Land Registry Title
Plan number TGL326566.
The buildings were decanted in 2020 and are
The application site measures 0.443 hectares.

The TfL land runs parallel to Rochester Way
and consists of a grassed swale approximately
20m wide and with 4 mature trees. A brick wall
running along Riefield Road extends onto the TfL
land and the corner with Rochester Way.
There is no intention to build on TfL land,
however it will form the setting of the new
development. Landscaping and access
improvements are therefore proposed within the
application to better integrate the development
into its wider context. The applicant will
use reasonable endeavours to deliver this
landscaping but it will be subject to approval
from TfL.
2.4

Existing uses

The existing site comprises a series of two
3-storey residential buildings and associated
outbuildings. The buildings enclose a car park
and grassed area to the rear. The buildings date
back to the 1970's and provide a total of 18, twobedroom dwellings.

Cartwright Pickard

Meridian Home Start – Shepherds Leas

currently occupied by property guardians on a
short term tenancy basis.
The buildings are proposed to be demolished
to allow better use of the land and provide more,
good quality homes for local people in an area
where there is an acute shortage of affordable
housing.
2.5

Existing buildings on the site

Topography and access

The site is largely flat and level. There is currently
a single entry point onto the site for both vehicles
and pedestrians on Riefield Road. From here, an
access road ramps downward into the site.
The railway and dual carriageway adjacent to
the site are both in deep cuttings. The land to the
west and north of the site fall away steeply and
with no access possible from these sides.
Existing Courtyard and car park

There is currently no formal access from
Rochester Way onto the site. Informal pedestrian
routes have been formed across the site, cutting
across the corner and following desire lines
towards the railway station.

5/67

Looking towards the site from the A2

TfL land along Rochester way with an informal pedestrian path towards the railway station

Falconwood Station platform and the site behind

Eltham Park South looking towards the site

Falconwood Field looking towards the site

The A2 dual carriageway with Riefield Road bridge. The brick retaining wall and group of tall laylandii form the site boundary

Cartwright Pickard
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2.6

Local facilities

The site is well provided for local services and
facilities to support residential use.
In the immediate area of the site, around Lingfield
Crescent, there is an area designated as a
"neighbourhood centre" in the Bexley Local
Plan Map, consisting of a parade of shops, food
outlets, The Falcon pub, railway station and bus
stops.
Further afield, but within easy walking distance,
is the main community centre in Falconwood
arranged around The Green. This has a larger
range of shops, cafés, community centres,
churches and other community activities.

Falconwood Station entrance on Lingfield Crescent

The Falcon pub

3.

4.

Parade of shops on Lingfield Crescent

Oxleas Wood

Eltham and Welling town centres are also within
reasonable walking and cycling distance.
The site is within walking distance of local
schools, primary and secondary, and the
University of Greenwich has a campus nearby at
Avery Hill.
2.7

Open spaces

The site enjoys access to a wide network of
outside recreational spaces, including local
parks, play spaces, sports pitches, tennis and
golf courses all within walking and cycling
distance.
The site lies on the Green Chain and
Falconwood is one of the main gateways into
the green network of open spaces and walking
routes. This is one of the key strategic walks
within the capital and gives access to a wide
variety of natural landscapes and habitats.
Cartwright Pickard
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2.8

Environment and ecology

A comprehensive set of environmental surveys
were undertaken at the outset of the project to
better understand the conditions of the site and
identify constraints to residential use. These are
submitted as part of the application and include:
•
•
•
•
•

Air Quality Assessment
Biodiversity and Ecology Report
Daylight and Sunlight Report
Foul sewage and utilities assessment
Preliminary Contaminated Land Risk
Assessment
• Noise Impact Assessment
• Tree Survey
• Transport Assessment

are considered acceptable in regards to future
exposure.

further surveys or mitigation measures were
considered necessary.

2.8.3 Flooding

2.8.5 Trees

The site is located in flood zone 1, an area with
a low probability of ﬂooding, as identified by the
Environment Agency flood map.

A arbicultural survey was undertaken to assess
and categorise trees within and around the site.

The Environmental Agency advises that a ﬂood
risk assessment is not required, as the site is
smaller than 1 hectare and not affected by other
sources of ﬂooding.

There are a total of 6 existing trees in the
application area. 3 large trees running along
Rochester Way are classified as class A,
signifying trees of high quality with an estimated
remaining life expectancy of at least 40 years.
These are to be retained.

2.8.4 Ecology

Below is a summary of some of the key
considerations as they relate to design.

Predicted Annual Mean NO₂ at ground level

2.8.1 Acoustics

2.8.2 Pollution

A Preliminary Ecological Assessment has been
undertaken of the site by a suitably qualified
ecologist in accordance with the Institute of
Ecology and Environmental Management
(IEEM) best practice.
The purpose of the assessment was to
determine the presence of any important
habitats or species which might be impacted by
redevelopment.

Environmental noise surveys were completed
to quantify the levels of noise from the A2,
Rochester Way, Riefield Road and the railway
line.

An Air Quality Assessment indicated that the
annual mean concentration of particulate
matter (PM10 and PM2.5) on the site was within
permitted levels.

A Noise Impact Assessment has identified
elevated external noise levels which exceed
relevant guidelines and the report recommends
new development adopts mitigation measures
in the form of higher specification glazing to
windows and mechanical ventilation instead of
natural ventilation.

Concentrations of nitrogen dioxide (NO₂) above It concludes that the neighbouring areas of
nature conservation value, including Shepherds
38µg/m³ were identified at the south-western
corner of the site at ground and up to 5m above. Leas and Oxleas Woods, will not be impacted
detrimentally by the proposed re-development.

Subject to incorporation of these measures, the
Noise Impact Assessment concludes that there
should be no adverse impact at the proposed
dwellings as a result of existing noise, and the site
is suitable for residential development.
Cartwright Pickard
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There are 3 additional trees in the application
area, these are classified as class B, signifying
trees of moderate quality, which are to be
removed. They are below 9m in height and will
be replaced by a total of 9 new trees as part of
the proposals.
There is also a tall grouping of Laylandii trees,
densely planted in a line running along the
western boundary, approximately 16m high, also
categorised as Grade B. These are overgrown
and shade the site. They are proposed to be
removed and replaced with native planting.

Any new residential uses within this zone will
require mitigation measures in the form of
alternative ventilation and NO₂ filters.

The site itself was considered to be generally of
low value to wildlife in its current condition.

Mature trees surround the site, outside of the
application area. These are predominantly Oak
with some Sycamore, London Plane, Ash and
Silver Birch. Some specimens are up to 25m in
height and Category A; trees of high quality.

Background NO₂ levels are likely to decrease
at elevated heights due to increased distance
from the road emissions source. Therefore,
predicted concentrations at heights above 5 m

Two nocturnal surveys were carried out; on the
evening of 8th May and the morning of 27th May
2021. From the evidence of these surveys and
the diurnal inspection, the site at Shepherds
Leas was not identified as a bat roost, and no

A tree protection plan has been included in the
arbicultural impact assessment and this will
ensure that trees in the development and around
the development wont be harmed during or
following construction.
10/67

2.9

Falconwood history

Aerial Photograph, 1945

The Green, Falconwood, 1939

Rochester Way dates to Celtic times and was
historically the main route from London to Kent.
Shepherd Leas lies on the route at the crossroads
with Riefield Road

The Falconwood Park Estate was designed and
constructed by housing developers Ideal Homesteads in
the 1930s, at a time when London’s urban area grew faster
than at any point before or since. Falconwood Railway
Station opened on the Bexleyheath line in 1936.

The site as it exists today, is a fragment of land
remaining between road and railway, following the
construction of the A2 between 1963-73.

Cartwright Pickard

Meridian Home Start – Shepherds Leas

The Estate favoured lower density suburban housing,
typically semi-detached, for Londoners seeking a more
“rural” lifestyle and an escape from urban centres.
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2.10 Local built context
Falconwood is a residential area consisting of
low density housing dating from the 1930s.
The built context is in the form of terraces,
detached and semi-detached houses. Heights
are generally 2-storeys and increasing to 3- and
4- storey buildings towards Falconwood railway
station and the application site.
Period house styles are strongly influenced
by the Arts and Crafts movement with gabled
frontages and two-storey bay windows with
angled or half-round sides. Houses are typically
set back from pavements with front gardens and
car parking and with rear gardens.

Braywood Road

Sutherland Avenue

Mabel Court

Riefield Road

Pebledash, brick and hung tile are the main local
materials. Frontages are often half timbered and
with areas of tile-hung walls. Roofs are generally
red clay tiles and chimney stacks.
Finer grain residential development is
interspersed with larger scale buildings,
including local schools and Eltham Grid
Substation to the north of the site.
Mabel Court is a new 4-storey residential
development on Lingfield Crescent,located
around 100m to the east of the application site,
and is a flatted development benefiting from its
proximity to the railway station.

Cartwright Pickard
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3.0		
3.1

Development Objectives

The Client's brief

neighbourhood.

Meridian Home Start is a company set up by the • An exemplar scheme for sustainability during
construction and use and targeting net-zero
Royal Borough of Greenwich. It is a Community
carbon.
Benefit Society with the purpose of providing
high-quality affordable homes for local working
families to rent. Their mission is to help working • To improve the quality of life and
accommodation by creating a building
families who would otherwise find it hard to buy
focused around communal amenity
or rent on the open market.
spaces. This will engender a strong sense of
community and integrate it within the area.
Meridian Home Start's brief to the design team
was to maximise the provision of affordable
homes on the site with an appropriate density
and massing arrived at through a design-led
approach, taking account of the site context,
infrastructure capacity and the impact on local
views and skyline.
The housing brief has been to provide 100%
affordable housing with a mix of unit sizes and
typologies to suit local needs. High quality
design and a focus on low maintenance and
durable materials was a key aim.

• To engage positively with the local area,
spurring regeneration and creating a variety
of new open spaces that enhance the local
amenity and integrate new pedestrian links
with the existing transport network.

• To provide high quality homes that have a
welcoming environment, support health and
well-being, facilitate a sense of community
and incorporate connections to the wider

Cartwright Pickard
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100% affordable
new homes

Sustainable
development &
carbon neutral

High-quality
design

Regeneration of
a prominent and
poorly used site

On-site play spaces
for children

Improving ecology
and biodiversity

Well integrated into
local community

• To respond to the surrounding natural
landscape and the adjacent local areas to
create a place with a distinctive sense of
identity
• To protect the ecology of surrounding areas
and to improve the quality of landscape and
biodiversity on the site.

Sustainable measures to reduce carbon
emissions to a greater degree than Building
Regulation requirements including affordable
• To provide sufficient, good quality open
renewable energy technology was also required.
space on the site for residential amenity
and children’s play based on the anticipated
3.2 Key design aims
population.
In dialogue with the Client and stakeholders,
the further aims for the development have been
developed and are summarised below:

Maximising provision
of affordable housing

• To improve the local character and create an
engaging place to be. The proposal seeks
to address a hostile environment with high
levels of noise from the dual carriageway.
• Creating a place where the residents of all 70
dwellings feel at home

13/67

4.0		
4.1

Consultation

Objectives

As a Community Benefit Society operating
exclusively in Greenwich since 2016, Meridian
Home Start recognises the importance of
consultation and engagement and have strong
local connections.

of local engagement. Therefore, it can be
demonstrated that the applicant has listened
to the views of stakeholders as part of the pre
application process.
4.2

A second event took place in August in the form
of a pop-up exhibition on site. This was attended
by 77 people.

The Royal Borough of Greenwich

Further individual meetings were arranged with
a wide range of local stakeholders, including the
Riefield Road Residents Association, Eltham
North and South Councillors, the Friends of
Oxleas Woodlands, Eltham Society and South
Greenwich Forum.

Meridian Home Start and their design team
met with Planning Officers from RBG on 4
The Applicant implemented a comprehensive
programme of community engagement as soon occasions over an 8-month period. Officers have
offered pre-application advice on design and
as possible over a 4 month period from May to
access matters through an iterative process of
September 2021, exceeding the expectations
consultation and review.
set out within the Localism Act, National
Planning Policy Framework and The Royal
Borough of Greenwich Statement of Community Pre-application meetings were held on:
Involvement 2020.
7 December 2020
The objective of the consultation was to involve 4 March 2021
14 July 2021
as many consutees as possible and to ensure
that local residents, amenity groups and elected 22 September 2021
representatives were made fully aware of the
emerging development proposals and had an
opportunity to provide their feedback. Each
consultee influenced the proposals. As many
consultations were held as soon as possible and
at a sufficently early stage so that the proposals
could be influenced.

Designs were presented at the meetings, with
Planning Officers giving feedback verbally at the
meeting and later summarised in writing.
Leaflet distributed to residents

4.3

Design review panel

At the recommendation of RBG, the emerging
Pre-application consultations were undertaken designs were presented to the Greenwich
with officers at the Royal Borough of Greenwich. design review panel on 12 March 2021.
The applicant has entered into a Planning
The panel, which is operated in partnership with
Performance Agreement with the Council to
ensure a full and thorough pre-planning process The Design Council, provides a review of major
schemes during the planning process. The
was followed. This included presenting to the
Greenwich design review panel and a focussed panel offers independent, impartial advice on the
design of new buildings, landscapes and public
review of sustainability proposals with the
spaces.
Borough's Sustainability Officer.
The planning application that has been
submitted is materially different to the original
proposal and these changes are a direct result
Cartwright Pickard
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A project website was set up. Since it went
live, there have been 1594 visits to the project
website and 3437 page views. 19 people have
used the website to register to receive more
information and a further 6 have used the
website to ask questions. There have been 28
feedback forms filled in via the website

The review lasted for 4 hours and the
design panel provided a summary of their
recommendations by letter.

A newsletter was distributed to 491 properties
around the site. The newsletter provided
information about the proposals, details of the
online exhibition and a feedback form that was
replicated on the project website. Comment
forms were provided to ensure all concerns
were understood and could be addressed. The
applicant continues to respond to inquiries.

Major changes were subsequently developed to
A separate Statement of Community
take account of these discussions.
Involvement with full details of public
consultation and conclusions has been provided
4.4 Public consultation
to support the application.
A public consultation process was held from
May to September 2021 to provide local
residents and stakeholders the opportunity to
discuss the proposal and provide feedback.
A public exhibition was held in June. Due to the
ongoing Covid concerns, this was an online
event.

4.5

Metropolitan Police

In September 2021 we presented the proposals
to Steve Watts, the Designing-out Crime Officer
(DoCO) for the area. His recommendations
have been considered and the proposals have
been developed to respond positively.
14/67

5.0		
5.1

Design evolution

Summary

The design has evolved significantly over a
period of 9 months and in response to feedback
from the Client, the Royal Borough of Greenwich
and the public through the consultation process.
The design has benefited from the process.
This chapter describes the evolution of the
design, which has been summarised in 6
stages, corresponding to specific meetings and
milestones in the design process.

Cartwright Pickard
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Pre-Application 1 - December 2020

Pre-Application 2 - March 2021

Design Review Panel- March 2021

Public Exhibition August 2021

Pre-Application 3 - July 2021

Planning Application- October 2021
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5.2

Pre-Application 1 (December 2020)

Design summary
A building of part 10, part 7 and part 5-stories
with a total of 81 residential flats.
Feedback
At the meeting and subsequently confirmed by
letter, the general approach to site layout, density
and use were acceptable to RBG.
The proposed variation in height was supported
to give interest. A scheme with a lower but more
consistent height was discussed but felt to be
more bulky, less sympathetic in context and
present an overbearing, monolithic mass.

Variation in height reduces the visual bulk of the building and provides greater
vertical emphasis and elegance.

A lower building with the same accommodation would have less variety in
height and appear more horizontal and slab-like.

This drawing must be printed in colour, if this text is not RED the drawing must be reprinted. Drawing Original Size

View from the corner of Riefield Road and Rochester Way
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Notes
Unless indicated, this drawing is for information only an
Do not scale, use figured dimensions only. All dimension
should be printed and read at the original size, as stated
accepts no responsibility for errors that occur as a resu
other size.

H

Cartwright Pickard Architects prepared this drawing us
liability for any loss or degradation of that information he
translation from the original file format to any other file fo
it in any other programme or an earlier version of the pro
Cartwright Pickard Architects accepts no liability for us
the party for whom it was prepared or for purposes oth
prepared.

1

Whist variation in height was preferred, RBG
thought tallest element should be reduced
to 8-stories to fit into its context better, or
alternatively a more refined distribution of mass
sought to justify 10-stories.
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Cartwright Pickard Architects accepts no liability for an
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has been issued by Cartwright Pickard Architects.
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Further refinement was needed in the
A lower building with the same accommodation would have less variety in
Variation in height
reduces
the visual bulk
of thethe
building and provides greater
articulation
of the
façades
and
height and appear more horizontal and slab-like.
vertical emphasis and elegance.
representation of terracotta cladding was
to this primary aspect.
thought to be too glossy and the colour too bold.
The use of gabion stone walls at ground was
The number of single aspect units was raised
supported in principle.
as a significant concern and internal corridor
circulation on a typical floor. An increase in dual
Improvements to pedestrian access onto the
aspect units was strongly recommended and
site from Rochester Way were welcomed,
the potential use of deck access typologies or
as was a direct, visible route to the courtyard
multi-floored units. It was noted that the lack of
garden.
windows to some internal corridors would not
meet the London Housing SPG.
Planning officers raised concerns with the
location of the bicycle storage and plant on
Car parking on the site was supported by RGB
ground level facing Rochester Way. More active and London Pan policies and by the proximity of
elevations at ground level were felt appropriate
the railway station.
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Massing sketches looking at the subdivision of the ten storey corner block into two elements of distinct heights

5.3

Pre-Application 2 (March 2021)

Design summary
Following feedback at the pre-application
meeting in December, significant changes were
made to the design:
• Greater articulation and refinement was
introduced into the 10-storey corner with a
part reduction in height to 9-storeys
• The elevation to Riefield Road was reduced
to 6-storeys and the elevation to Rochester
Way was maintained at 6-storeys.
• The building position was adjusted on site
to increase the size of the courtyard garden
and reduce the area of car parking. A wider
separation to the A2 was introduced.
• Bicycle and bin stores were relocated to face
onto Riefield Road and active frontages were
introduced at ground level facing Rochester
Way
• The building main entrance was relocated to
Cartwright Pickard
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the corner to be more prominent and visible
from all approaches
• Windows were added to internal corridors to
provide natural light and ventilation
• It was proposed to remove the run of tall
Laylandii along the western boundary and
replace with native species. This would
improve sunlight into the courtyard.
• Housing typology and access was
reviewed with the Client, however the strong
preference remained for internal corridor
access to flats and for wheelchair accessible
flats to be concentrated on the ground floor
rather than 2-storey maisonettes.
Feedback
At the meeting and subsequently confirmed
by letter, the majority of the changes were
welcomed by RBG.

RGB Planning Officers advised that whilst some
concern remained in terms of the maximum
height, the proposed massing was considered
generally acceptable and could be appropriate
subject to the highest quality architecture and
methods to reduce its perceived bulk. The
proposed subdivision of the ten storey corner
block into two elements of distinct heights was
effective in alleviating the massing and providing
a more slender profile viewed from Lingfield
Crescent.

facade material selection, the design team
were encouraged to consider more variety
in materials and pattern and a stronger
architectural definition to the top of the building.
The wrap around 'hoods' were felt to add to the
visual bulk of the building.
The activation of the ground floor frontage to
Rochester Way was supported, although the
revised placement of bicycle and bin stores
made the frontage to Riefield Road much less
appealing.

RGB recommended that the height did not
increase beyond 10 stories as a maximum.

The applicant was encouraged to consider dual
aspect through units or the potential addition of
The reduction to 6-storeys on RIefield Road was community uses at ground.
supported and it was further recommended that
The proportion of single aspect flats at 45%
the Rochester Way elevation was reduced a
was still felt to be too high and the numbers of
further storey to 5-storeys.
flat accessed from a single corridor contrary to
London Plan policy.
Concerns remained on the terracotta
17/67

5.4

Design review panel (March 2021)

Design summary
Residential units at
the ground floor creating active frontage
on Rochester Way
Pedestrian link to Rochester Way. Subject to
agreement with TfL

Enlarged
Landscape
Garden

Entrance relocated
on the corner of the
building.
Overgrown Laylandii
trees removed and
new border planting

Cycle store and plant moved
with direct access from Car
Park
Ground floor plan March 2021

Cartwright Pickard

The scheme was presented to the Greenwich
design review panel to gain independent expert
guidance and to comment on some of the
previous points of debate between RBG and the The DRP shared the concerns of RGB with the
design team, specifically:
positioning of the bicycle and bin stores and the
negative impact this had on the ground floor
• height and massing
elevations to Riefield Road.
• facade materials and colours
• housing quality
Greater visibility and ease of access to
• sustainability
stairs would help encourage use and social
opportunities. The DRP also felt the internal
The design presented was effectively the same corridors were too long.
design discussed at the pre-application meeting
with RGB earlier in the month with a building of
The applicant was encouraged to locate
part 10, part 9 and part 6 stories.
larger family units at ground, as through units
or maisonettes with external front doors to
Feedback
the street elevations and direct access to the
courtyard gardens at the rear.
At the meeting and in their written summation,
the DRP supported the design teams objectives The amount of single aspect units was too high
and values, but encouraged a more robust
and should be reduced to align with the new
response to issues of health and well-being,
London Plan.
fostering a sense of community and improving
connections to the wider neighbourhood.
A clear consensus on facade materials was
The approach to the site layout was supported
and it was recommended that an internal
community space be considered within the
development.

Increased separation to
dual carriageway

Meridian Home Start – Shepherds Leas

External substation within
landscaped Car Park

impact of noise from the roads. This should
be done with a corresponding reduction in the
height along Riefield Road, to relate better to
neighbouring buildings and improve sunlight
penetration into the courtyard. Further massing
studies were encouraged.

The principle of providing a taller built form at
the corner of the site was supported and the
proposed heights and density were considered
appropriate. The DRP felt the corner could
increase above 10-stories, as this could improve
the quality of the residential accommodation
in terms of views, dual aspect and reduced

not reached, but it was felt that a visually softer
treatment than the strong blue colour proposed
and stronger references to natural landscape
should be considered.
The DRP felt the scheme should target net-zero
carbon and there should be a thorough analysis
of noise, dust and air quality to understand the
buildings habitability and setting the building
back from noise sources to reduce their impact.
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5.5

Public exhibition (August 2021)

Design summary
Significant changes were made to the design
in response to recommendations made by the
Design Review Panel:
• The height of the corner was increased from
part 10-, part 9-storeys to 11-storeys
• The Riefield Road elevation was reduced
from 6- to 5-storeys
• The Rochester Way elevation was
unchanged at 6-storeys
• The total number of dwellings increased from
81 to 83 flats
• A direct, diagonal route at ground level was
introduced to strengthen ease of access and
visibility to the courtyard garden for residents.
• The internal stairs were made more
prominent and welcoming at ground,
encouraging their use instead of lifts.
• The amount of active frontage was increased
at ground level to Riefield Road
• The bicycle parking was split into 2 stores
with one store accessed from the secure
courtyard garden , giving children the option
to store and use bikes safely.
• The length of internal corridors was reduced
• Dual aspect flats were increased.
• The colour of the terracotta was changed
from blue to a more green tone to reference
the local natural landscape.
• Discussions were held with the client
on providing a community space within
the building for residents. However the
associated management issues and
additional service charges were a major
concern.

Cartwright Pickard
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Feedback
Concerns raised by local people focussed on
the following key issues:
• the appropriate height of the building
• the impacts on local views
• fitting in with local development and
character
• the impact on local ecology and protected
nature conservation areas nearby
• car parking, deliveries and impact on local
roads
The primary issue was the height of the corner
element and this was almost universally felt
to be too high at 11-storeys. At 11-storeys the
building might be visible from the cafe on Oxleas
meadow, a much valued local view point.

View from the corner of Riefield Road and Rochester Way
James Pickard and Charles Dymond
Cartwright Pickard Architects

Flats at ground
with private outside
terraces

Queries were raised as to why the façades didn’t
more closely resemble other buildings in the
area. Feedback on the cladding materials were
mixed, with some preferring more traditional
materials.
The impact on local ecology and protected
conservation areas was a common concern,
and potential impacts on flora, fauna and bats.

Footpath to
station

Residents
Garden and
Playspace

Entrance

7 on-site car parking spaces was felt to be too
few, with local residents concerned with the
increase in parking and congestion on local
streets. There was scepticism as to how parking
controls would be enforced.
The degree of affordability of the new homes
was also challenged, with some feeling that
Meridian Home Start's allocation of properties
and eligibility requirements were too loosely
defined.

Bike stands
for visitors

Bike
Store

Bike
Store
Refuse &
recycling
Plant
Car parking
& deliveries
Secure gate for
maintenance
access only

Substation

New trees to
Riefield Road

Ground floor plan August 2021
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5.6

Pre-Application 3 (July 2021)

Design summary
Following the public exhibition a number of
significant changes were made to the design to
respond to the concerns which had been raised:
• a reduction in height of the corner from
11-stories to 9-storeys
• options were reviewed for Rochester Way
elevation at 5- and 6-storeys
• the Riefield Road elevation was unchanged
at 5-storeys
• the total number of dwellings decreased from
83 to 70 flats
• an increase in dual aspect flats to 66%
• introduction of through units at ground level
with dual aspect and external front doors
In addition, further work on the facade materials
and detail were discussed:
• More terracotta was introduced into building
end elevations in place of metal cladding
• More vertical emphasis throughoutelevations composed of vertical terracotta
planes with edges framed in aluminium
• Scalloped indented pattern to terracotta
and with stretcher bond joints. Picking up on
natural forms
• Terracotta between windows at 90 degrees
to give a weave pattern
• Windows emphasised with reveal linings and
chamfered to improve overall proportions,
views and daylight internally
• More differentiation to the top floor to give
a bottom/ middle/ top composition to the
elevations
• Introduction of laser cut perforated metal to
balconies and top floor to add pattern and
Cartwright Pickard
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Façade study discussed at the meeting

Revised. lower massing discussed at the meeting

transparency
• Removal of cladding ‘hoops’ and a recess
introduced into higher corner element
• Ground floor elevations developed with
through units and front doors

there be a variation in height between the two
wings, having assessed the views analysis, it was
recommended that both wings be limited to fivestoreys so that it is not as visible above the tree
canopy.

Feedback

The developments in the facade design were
welcomed as "significant improvements". Some
further consideration of the western elevation of
the 9-storey block was recommended.

The revised design was presented to RGB on
14 July 2021 and written feedback received by
email on 30 July 2021.
Revisions to massing and height were
welcomed and felt to have responded
meaningfully to concerns raised previously
by RBG and members of the public during
consultations.
At 9- and 5-storeys the building was broadly
acceptable. Of the two options presented
regarding the block facing Rochester Way; a
six-storey block and a five-storey block; whilst
at previous meetings RBG recommended that

The introduction of through units at ground was
fully supported and the increase in dual aspect
flats noted. The proposal had clearly taken on
comments from DRP and previous advice letters
in seeking to maximise views through the foyer
into the internal courtyard, with thoughtfully
positioned refuse and cycle stores.
RGB reiterated their belief that the scheme
should be promoted as car-free due to the good
levels of access to public transport.

Sketch Ground floor plan showing through units
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6.0		
6.1

Development proposals

Description of development

Demolition of the existing three-storey residential
buildings and redevelopment of the site to
provide 70 residential units (100% affordable)
(Use Class C3) in a single building ranging in
height from 5 to 9 storeys, with associated bluebadge parking and soft landscaping.
6.2

Use and amount

70 affordable units are proposed, all offered
as discount market rent (DMR), with 21 onebedroom, two-person flats, 31 two-bedroom,
four-person flats, 17 three-bedroom, five-person
flats and 1 four-bedroom, six- person flat.
This equates to 30%, 44%, 24 and 1% for one-,
two-, three- and four-bedroom flats respectively.
The scheme will provide 100% affordable
housing, offered as 100% discount market
rent (DMR), seeking to achieve a blended
rent level of 65% of market value. The threeand four- bedroom units tend to be offered at
approximately 55% of market value with the
one and two bedroom units offered above the
65% level, but remaining within the definition of
affordable rent.
90% of dwellings will be designed as accessible
and adaptable M4(2) and 10% will be designed
as wheelchair user dwellings M4(3). Wheelchair
user dwellings will be provided in a range of sizes
and including larger 3- and 4-bedroom flats.
The proposed unit mix is well balanced and will
provide dwelling sizes and typologies to meet a
wide range of local needs.

Proposed Site Layout
Cartwright Pickard
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100m

100m
95m

6.3

Density

95m
90m

The proposed residential density on the site is
160 u/ha based on 70 dwellings and a site area
of 0.443 hectares.

90m
85m
Existing Tree T19

85m
80m

Site Boundary
Site Boundary

Building layout

80m
75m

A single building is proposed on the site
configured in an ‘L’ shape, expressing its main
frontage to Rochester Way facing Falconwood
railway station and its secondary frontage to
Riefield Road to the south. Both frontages
are set back from the roads by approximately
20 metres allowing space at ground level for
landscaping improvements and on-site car
parking for wheelchair users.
1

1

Resident's Garden

72m
75m
71m

Resident's Garden

70m
69m
72m
68m
71m
67m
70m
66m
69m
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Existing Tree T20

Rochester
Way

Rochester
Way

SECTION_AA
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100m

1100

The building form is efficient with a single vertical
circulation core located mid-plan and supports
the delivery of high quality affordable housing.

1100

6.4

Existing Tree T19
Existing Tree T20

100m

The layout reinforces the existing street pattern,
with the main frontages following the street
edges. An open space is retained to the rear of
the site for a communal garden and amenity
space which will define a communal and social
focus for residents.

95m

95m
90m

Existing Tree T22

90m

Existing Tree T22

85m
80m

The layout responds effectively to environmental
considerations from first principles. Primary
façades are orientated at 90 degrees to noise
sources of the dual carriageway and railway and
are well set back. This has a significant benefit in
reducing incident noise on residential façades.
6.5

Site access
2

The existing vehicular access point on Riefield
Cartwright Pickard
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A2 dual
carriageway

Existing boundary
vegetation

Native boundary
planting

Existing boundary
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Native boundary
planting
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Building scale and heights shown in context with surrounding woodland
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Road will be retained, although moved slightly
to allow for the necessary turning path for larger
vehicles, such as refuse collection vehicles and
pantechnicons.
A separate pedestrian access point onto the
site is located along Riefield Road. Additional
pedestrian access points site will be provided
from Rochester Way, running across the TfL land
and subject to their agreement. This will give
residents a more direct path to the railway station
and town centre and improve the integration of
the site into the local area.
The main entrance into the new building is
located strategically at the corner of the building,
under the taller corner block. This is the most
visible and convenient position and is close to
the disabled car parking locations. A diagonal
route from the main entrance provides visibility
and access into the courtyard garden at the rear
of the site.
6.6

Height and massing

The appropriate massing and height for the
building has been subject of much discussion
and review over an 8-month period. A number of
alternative massing arrangements and heights
have been tested, ranging between 5- and
11-storeys.

The variation in height is effective in breaking
down the visible mass of the building into a series
of smaller elements, and creating a graduated
stepping-up in height from the surrounding lowrise built context to the high point at the corner.
The proposed heights have also been
considered in relation to the surrounding natural
context and the area of special character. The
surrounding woodland tree canopy extends to
around 25m in height. At 5 storeys, the wings of
the building will be 17.5m high. This is well below
the tree line and the building will be effectively
screened.
The 9-storey corner will be 30m in height and will
extend above the surrounding tree canopy by
5m or equivalent to two-stories. This is a modest
increase and will not significantly impact longer
views or skylines. The colour of the façades have
been chosen to reflect the canopy of trees and
blend in, as far as possible with the surrounding
area.
The corner is slender in form and is further
subdivided into two elements providing a more
slender profile viewed from Lingfield Crescent.

The site marks the crossroads of Rochester
Way with Riefield Road and Lingfield Crescent.
A taller built form at the corner is appropriate
as it is prominent in the local townscape, visible
from a number of approaches, from the A2
The need to maximise affordable homes on a
and railway. The corner element effectively
site with excellent infrastructure capacity has
frames the vista along Lingfield Crescent from
been balanced with the need to fit into the local the main community centre in Falconwood.
natural and built context in a positive way.
A taller element in this position is appropriate
in townscape terms to act as a local marker,
A building of varied height is sought with 5-storey reinforcing the neighbourhood centre, railway
elements forming the two wings of the building
station and bus interchange.
and increasing to 9-storeys at the corner.
Cartwright Pickard
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The building massing responds to the view along Lingfield Crescent
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The height at the corner is optimised, sufficiently
tall to create an effective marker in the local
townscape and at the same time respecting
distant views from surrounding Metropolitan
Open Land and from the high point at Oxleas
Meadows. Impact on the surrounding
Metropolitan Open Land has been minimised.
The massing allows the efficient use of land,
providing an increase in housing density whilst
at the same time maintaining a significant
amount of open space at ground for landscaping
improvements, amenity and play space. Over
50% of the site area will landscaped, planted
with new trees and improvements made
in ecology and biodiversity. The proposed
massing supports more and better quality green
space on the site, complimenting the open and
natural character of the surrounding MOL. An
urban greening factor of 0.4 accords with the
London Plan.
The building is well set back from street edges,
reducing its visible impact, and with wide
landscaped zones in front to help soften and
blend the building into its wider setting. The
set back is beneficial both for occupants and
neighbouring residents.

21 March					0900H

21 March					1200H

21 March					1600H

21 June					

21 June					

21 June					

0900H

1200H

1600H

The height and massing will support the
provision of high quality homes, with improved
views, increases in the percentage of dual
aspect units, high levels of internal daylight and
reducing the impact of road noise.
The height and massing are supported by
proposals of high architectural merit using
quality materials. Views from short, mid and
long range have been carefully considered
in relation to the Area of Special Character
planning designation which protects local views
Cartwright Pickard
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21 December					0900H

21 December					1200H

21 December					1600H

Shadow diagrams of the proposed development through daily and yearly cycles
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and skyline. A Landscape and Visual Impact
Assessment has been provided to support the
application.
6.7

private terraces.

Active frontages
118m2

At ground floor level, the introduction of
residential units provides an active and engaging
appearance along the main street elevations.
Direct entrances to the flats at ground have been
incorporated to further reinforce the residential
nature of the proposal and reinforce links
towards Falconwood Station.
6.8

The garden will be designed to support an
appropriate balance of informal social activity
and play opportunities for various age groups
and to meet the changing and diverse needs of
different occupiers and including residents with
disabilities.
640m2

Applying the London Plan recommendation for
10 m2 of playspace per child would require an
area of 660sqm within the site. The courtyard
garden is sized to provide this amount of space
and in a suitable, secure and overlooked location.

Response to noise

The proposed building layout mitigates the
impact of noise within homes. Building frontages
are well set back from roads on all sides and
the impact of noise will decrease with height.
Windows to bedrooms and livings rooms are
orientated away from noise sources.
Noise mapping has been undertaken (refer
to Noise Impact Assessment) and minimum
glazing specifications set for all windows.
Mechanical ventilation will be provided for all
dwellings and this will provide good levels of
background ventilation without the need to
open windows or fit trickle vents. Mechanical
cooling will also be provided to flats during hot
weather which will also reduce the need to open
windows. TM59 analysis is provided with the
application and demonstrates that the risk of
overheating is low.
Longer term, it is hoped that the ban on new
petrol and diesel cars in the UK from 2030, will
Cartwright Pickard
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Sun and solar studies show that the courtyard
garden will have good levels of sunlight and
comfortably pass the BRE overshadowing to
gardens and open spaces test (refer to Daylight
and Sunlight Report). West facing, the garden will
be in full sunlight in the afternoon and evenings.
This will encourage use by children after school
and adults after work and especially during
summer months.

Artists impression of the courtyard garden

Courtyard Garden areas

bring sustained improvements in noise and air
quality across the site.

NO₂ filters within the mechanical ventilation
system. These filter the air and will effectively
remove contaminants.

6.9

2 of the 4 affected flats are ground floor units
which will benefit from dual aspect. The rear
aspects of these flats, looking over the courtyard 6.11 Orientation, aspect and daylight
garden, have acceptable air quality.
The orientation of the proposed building is
approximately 45 degrees to north. The principle
elevation of flats are therefore orientated either
6.10 Communal amenity
NE, SE, SW or NW and with direct sunlight
A communal outside amenity space is intended at some point in the day, morning or evening,
to form the social focus of the development.
depending on location.

Response to air quality

The air quality survey showed that air quality
is generally acceptable on the site, with the
exception of the southeast corner where
elevated levels of nitrogen dioxide (NO₂) were
detected up to 5m above ground level.

All flats within the proposals will be fitted with
mechanical ventilation systems and these will
include air filters to remove particulate dust and
other air-borne particles and debris. The use of The courtyard garden is easily accessed from
MVHR filters will improve the internal air quality of all dwellings with a direct access from the
homes.
residential entrance lobby, stairs and lifts and
clear sight-lines from the main entrance.
The small number of flats affected by elevated
levels of nitrogen dioxide on ground and first
The garden is overlooked by residential flats
floors (approximately 4 in total) will be fitted with and directly accessed by ground floor flats with

The provision of dual aspect dwellings has been
maximised in the design in accordance with
Policy D6 of the London Plan. The majority of
flats (66%) will be dual aspect, including all 3and 4-bed dwellings.
Single aspect dwellings are in the minority and
25/67

all smaller 1- and 2-bed flats. TM59 analysis has
been undertaken to demonstrate that single
aspect dwellings have adequate ventilation and
avoid overheating.

Daylight and sunlight assessments have
been expanded to cover surrounding areas of
woodland and concluded that the proposed
development sufficiently safeguards the
daylight and sunlight amenity to these areas.

Internal daylight modelling demonstrates that
100% of habitable rooms will have high internal
daylight levels which meet or exceed BRE
recommendations for Average Daylight Factor
(ADF).
In the professional opinion of the daylight
assessors, the proposed development
represents good site layout design and will
provide the development’s future occupiers with
adequate levels of natural light.

6.13 Modular Construction
From the project outset, the ability to construct
the building using prefabricated, modular units
has been factored in as an option and as an
alternative to traditional construction.
Example of a completed bio-solar green roof

All roofs will be designed as "bio-solar",
combining solar panels with green roofs.
All flats have large window areas and will
Daylight and rain can penetrate beneath the
enjoy good views over the surrounding areas,
solar panels ensuring good vegetation cover
especially on upper levels. Wide separation
distances to neighbouring buildings and building over the full roof area. The solar arrays create
several different micro-climates thus increasing
set backs from public pavements preserves a
the biodiversity potential across the site.
good level of privacy for residents.
6.12 Impact on Ecology
The ecology of the site is currently considered
to be of low value to wildlife (refer to Preliminary
Ecological Appraisal Report).
The proposals aim to significantly improve
ecology with a net biodiversity gain to the site
targeted through comprehensive landscaping
and habitat improvements.
New trees and a wide variety of planting will
be introduced over a large proportion of the
site. Landscape proposals seek to weave the
surrounding green infrastructure into the site,
through enhanced habitat provision and creating
opportunities for doorstep exploration
Cartwright Pickard
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Modular construction has the potential to
support the project objectives for good quality
and affordable housing. Modular is a more

Clip-on
balconies

sustainable form of construction, with less
material waste in factory conditions compared
to those on-site.
Modular manufacturers have been involved in
the design process, and have offered advice on
layouts and key construction details. They have
confirmed that the design would be suitable for a
modular construction approach.
Subject to planning approval, it is intended to
undertake competitive tenders to build for both
traditional and modular. A decision will be taken
by Meridian Home Start on the most beneficial
approach at the appropriate time. The design
retains the flexibility to adopt either method.

Standard
prefabricated
modules
3.6 x 7.6m

Core
modules

Corner
modules

Other opportunities for habitat enhancement
(bat boxes, bird boxes and stag beetle habitat)
will be provided as recommended within the
ecology report.
The London Plan requires all major
developments to include urban greening as a
fundamental element of site and building design.
The site will meet the requirements of Policy G5
with an Urban Greening Factor of 0.4 achieved.
The impact of the development on adjacent
sites of nature conservation value have been
assessed by a trained ecologist and concluded
that none will be impacted detrimentally by the
proposed redevelopment.
Modular construction diagram

First floor
RC slab on
columns
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7.0		

Facade materials

The material selection at Shepherds Leas has
been guided by the need to provide attractive
and durable façades which will blend into their
context and for materials which are sustainable
with low embodied energy.
Brick, render and tile are the predominant
materials in the local area.
Brick is a relatively heavy material and has high
embodied energy. It requires heavier structures
and foundations for structural support and is
less suitable for use with modular construction
methods.
Render is a lightweight material but was felt to
be unsuitable for a building of this scale and
prominence. As a modern material, insulated
render is relatively low cost and inconsistent with
aspirations for a building of high architectural
quality and durability.
Clay wall tiles have local precedent and their
modern equivalent, in the form of terracotta
cladding, is a high quality, durable and
sustainable cladding material .
Terracotta is a natural and sustainable material,
made from clay, shaped and fired in a kiln.
The result is a highly durable, maintenance
free and virtually indestructible material. It is
non-combustible and conforms to the latest
regulations for residential buildings over 18m.

material. This will be specified with a green
coloured glaze and simple scalloped profile.
The terracotta will be complemented by powder
coated aluminium cladding panels in a bronze
colour.
Metalwork will be used for detailing around
windows, balconies and copings. In some
locations, metal will be perforated with a pattern
to add further interest and transparency into
the façades. Aluminium cladding will be made
from solid aluminium (not composite) and noncombustible.
The base of the building is finished with gabion
walls to provide a solid base, grounding the
massing. The gabions will be filled with locally
sourced kentish ragstone and will provide a
growing surface for climbing plants.
The three materials have been selected to
complement each other and to give a high
quality, contemporary appearance. It is a palette
of robust materials and crisp modern detail.
The colour palette of green and brown has
been chosen to blend within its woodland
surroundings, picking up on the colour of the
surrounding trees. It will give a contemporary
and attractive appearance to the building.

There are a wide variety textures and profiles
available in terracotta which add depth and
interest to façades. It can also have surface
glazes applied to add colour and reflect light.
At Shepherds Leas, it is proposed to use
terracotta cladding as the primary facade
Cartwright Pickard
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Samples of glazed terracotta cladding showing a range of colours, shapes and finishes available
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4.

g n i n a e lc e d a c a f y s aE –
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Detailed facade studies for Shepherds Leas and the proposed materials
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Recent examples of completed buildings with terracotta
cladding, illustrating the quality of material
Above left
Above right
Bottom left
Bottom right

Mapleton Crescent, London
Streatham and Clapham High School
Vita, Leeds
Bollo Lane, London

Cartwright Pickard
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8.0		
8.1

Appearance and views

Elevational composition

The elevations have been developed to provide
a strong hierarchy, order and rhythm that
responds to the internal accommodation and
articulates key parts of the street scape.
Elevations have a clear tripartite division
between base /middle /top:
Base
• Gabion wall facade creates a solid base to
the building.
• Active frontages with front doors facing the
street.
• Climbing plants to be encouraged to grow
and soften the building edges.
Middle
• Vertical terracotta planes framed in bronze
aluminium.
• A profiled, indented pattern to terracotta
with stretcher bond joints and rotated below
windows creating a weave pattern.
• Window openings emphasised with bronze
aluminium framing.
• Laser cut perforated bronze metal balconies
adds transparency to the balconies .
Top
• Laser cut perforated metal top panels
differentiate the top floors and provides
transparency and lightness to the interface
with the sky.

and provides a slender profile viewed from
Lingfield Crescent.
Windows are emphasised with angled reveals,
which exaggerate the size of windows and
express the wall thickness, providing shadow
and depth in the façades.
The residential main entrance at the corner of
the building is expressed with glazed curtain
walling. This will distinguish the entrance clearly
and allows a line of sight into the building and
through to the courtyard garden beyond.
A contemporary style reflects the values of the
2020s and features that are valued by residents
today, large windows, spacious interiors and
natural daylight.
Cantilevered balconies are a prominent feature
and add further depth and animation to the
façades.
8.2

Rochester Way elevation

Key views

A comprehensive set of Accurate Visual
Representations (AVRs) have been undertaken
of views from all around the site at short, mid and
long range.
These were independently provided to a strict
methodology and accurately represent the
proposal in its context. A selection of these are
shown on the following pages.

A consistent vertical emphasis is achieved
through a combination of massing, composition
and materials.

A Landscape and Visual Impact Assessment
is also submitted with the application and
considers the impact of the development on the
The subdivision of the 9-storey corner block into local views and skyline, using a full set of AVRs.
two elements provides variation in the massing
Cartwright Pickard
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Riefield Road elevation
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View 1: 		

A2 looking west
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View 2: 		

Corner of Rochester Way and Riefield Road
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View 3:		

Riefield Road looking west
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View 4: 		
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Riefield Road looking north-east
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View 5:		

Outside Falconwood Railway Station
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View 6: 		
Cartwright Pickard

Proposed Courtyard Garden
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View 7:		

View from Falconwood Field with Eltham Grid Substation
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View 8: 		
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Eltham Park South with the proposed building barely perceptible behind woodland
Meridian Home Start – Shepherds Leas

40/67

View 9:		

Eltham Cemetery
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View 10: 		
Cartwright Pickard

View from the cafe in Oxleas Meadow with the proposed building barely perceptible behind woodland
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9.0		

Estimated yield from a development of 70 units
Accommodation schedule
Located in Outer London with a PTAL of 3-4

Yield

Amount
A total of 70 residential dwellings are proposed
arranged across 9-storeys
Mix
The residential accommodation provides a
range of 1 -, 2-, 3- and 4-bedroom apartments.
Tenure
All dwellings are affordable tenure
Typologies
The majority of dwellings (91.5%) are flats with
access from shared internal corridors.
There are six ground floor flats (8.5%) which are
through units with their own external front doors
and front and back elevations.
Wheelchair Accessible Homes
10% of homes are designed to comply with Part
M4(3) of the building Regulations and suitable
for residents in wheelchairs.
Aspect
66% of homes have dual aspect
34% of homes have single aspect
Gross External Area (GEA)
7,305 sqm
Gross Internal Area (GIA)
6,718 sqm
Net Internal Area (NIA)
5,150 sqm
Yield
Based on the GLA Population Yield Calculator
the estimated yield is 176 people and 66 children
under 18.
Cartwright Pickard
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Estimated yield from a development of 70 units
Located in Outer London with a PTAL of 3-4
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Single Aspect

Dual Aspect

1

10.0		

The London Plan Policy D9

The London Plan Policy D9 sets out guidance for practices) are adequate. It is considered that
tall buildings in London.
there is a comparatively strong local foundation
upon which to promote enhancements in health
The definition of a tall building is determined at
and well-being of the population through the
a local level, depending on the characteristics
delivery of new development.
of the surrounding area. Such definitions should
not include developments of less than 6 storeys Part C:1) Visual impacts
or 18 metres measured from the external ground
floor level. The proposal at Shepherds Leas
a) the views of buildings from different
consists of varied height from 5-stories to a
distances:
maximum of 9-stories and up to 30m in height
from ground level. It is therefore assumed to be a i.
long-range views – these require
tall building in planning terms.
attention to be paid to the design of the top
of the building. It should make a positive
Policy D9: Part C sets out multiple criteria for tall contribution to the existing and emerging
buildings. This chapter of the Design and Access skyline and not adversely affect local or
Statement considers each in turn in relation to
strategic views
the Shepherds Leas and assesses compliance
with the visual, functional, environmental and
ii.
mid-range views from the
cumulative requirements.
surrounding neighbourhood – particular
attention should be paid to the form and
The London Plan acknowledges the positive
proportions of the building. It should
impacts tall buildings can have:
make a positive contribution to the
local townscape in terms of legibility,
Tall buildings can form part of a plan-led
proportions and materiality
approach to facilitating regeneration
opportunities and managing future
iii.
immediate views from the
growth, contributing to new homes and
surrounding streets – attention should
economic growth, particularly in order
be paid to the base of the building. It
to make optimal use of the capacity of
should have a direct relationship with
sites which are well-connected by public
the street, maintaining the pedestrian
transport and have good access to
scale, character and vitality of the street.
services and amenities.
Where the edges of the site are adjacent
to buildings of significantly lower height
Shepherd Leas is within 70m of a railway
or parks and other open spaces there
station with regular services to central London.
should be an appropriate transition in
It has good access to services and amenities
scale between the tall building and its
in Falconwood and the local area. A Health
surrounding context to protect amenity or
Impact Assessment has been undertaken
privacy.
and it concludes that local provision of primary
healthcare facilities (GP surgeries and dental
As part of the design development process, a
Cartwright Pickard
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digital model was produced to assess the impact
of the scheme in a variety of long, mid-range
and immediate views. Particular focus has been
placed on views from Metropolitan Open Land
and the café at Oxleas Meadows to ensure that
the proposals do not harm the setting of the Area
of Special Character. A total of 16 viewpoints
have been assessed through Accurate Visual
Representations (AVRs) of the proposals in
context.
Long Range Views:
There are no formally designated local or
strategic views in the vicinity of the site. The
site borders the Green Chain and lies within a
designated Area of Special Character due to
its proximity to metropolitan open land. The
Greenwich Local Plan requires skylines and
distant views both to and from the Areas of
Special Character to be protected.
The height of the building has been developed
such that it is concealed from long-range views
behind woodland tree canopies. Verified views
from Eltham Park South, Eltham Park North
demonstrate that the building is either fully
concealed or barely perceptible from these
locations.

and colours will tend to blend within the natural
setting. The top of the building is differentiated
in design and consists of vertical planes of
material which break up the mass of the building.
Perforated aluminium panels are intended
to add a degree of transparency to the top
of the building and soften the transition with
sky. Measures to break up the massing of the
tower, to make it appear as two more slender,
interconnected elements, were introduced
through discussions with planning officers and
were supported
Mid-Range Views
Policy D9 sets out that any tall building should
have regard to the top, middle and base of the
design, which should read as three distinct
elements. In broad terms; the top of the building
should make a positive contribution to the
existing and emerging skyline without affecting
local or strategic views; the middle of the building
should reflect the proportions and materiality
of the local townscape and promote legibility;
whilst the base of the building should have a
direct relationship with the street, maintaining
an appropriate pedestrian scale, character and
vitality.

In this regard, the proposal has made significant
The Landscape and Visual Impact Assessment improvements as a consequence of the
considers each viewpoint individually and
consultation process, especially to the detailed
considers that the development proposals
architecture of the top and middle, with the base
have either a neutral visual impact or minor
already well defined by reason of its increased
adverse impact reflecting a very minor or barely floor to ceiling height and gabion wall.
perceptible change in the overall view from a
The proposed middle of the façade would have
small section of the Green Chain Walk and does a clear vertical emphasis, however, would retain
not significantly detract from the openness and human scale using horizontal terracotta banding
special character of the wider area.
(in line with the windows), whilst the top of the
building utilises a darker material, providing
The design of the building, façade materials
a clear silhouette. It is further recognised, in
44/67

response to comments, that the proposal works impact of the development, including on the
well from 360 degrees, and addresses each
nearby Metropolitan Open Land and other
view in a consistent way.
surrounding designated areas, are minimal and
at an acceptable level.
Immediate Views
b) whether part of a group or stand-alone,
Alterations to the ground floor layout, including
tall buildings should reinforce the spatial
the entrance foyer have further been improved hierarchy of the local and wider context
to provide a more opening and welcome
and aid legibility and wayfinding
environment, and the proposal has taken on
comments from Design Review Panel and
Tall buildings can help people navigate through
previous advice letters in seeking to maximise
the city by providing reference points and
views through the foyer into the internal
emphasising the hierarchy of a place such as
courtyard, with thoughtfully positioned refuse
its main centres of activity, and important street
and cycle stores.
junctions and transport interchanges.
Shepherds Leas lies at an intersection of
The building is set back from roads by around
local roads, at a neighbourhood centre with
20m on all sides. Landscape proposals seek to commercial outlets, shops, and a pub and
extend and weave the green infrastructure of the opposite the local railway station and bus
surrounding Metropolitan Open Land (including interchange.
Oxleas and Shepherdleas Woods)
into the site, through enhanced habitat provision It also marks an access point into the Green
and creating opportunities for doorstep
Chain from the railway network. This can aid
exploration. The landscape design proposes a
legibility and wayfinding in the networks of
balance of public realm frontage, maintaining a
walking routes from the site.
green edge to Riefield Road and Rochester Way
and landscape garden space as a setting to
A tall building in this location is appropriate due
the residential development. The proposals
to the local context and reflects planning policy
will consider the use of natural materials and
guidance.
elements to complement the existing character
of the wider landscape setting with a target to
c) architectural quality and materials
increase biodiversity gain across the site.
should be of an exemplary standard
to ensure that the appearance and
Furthermore, although some minor adverse
architectural integrity of the building is
visual impacts, with a limited number of
maintained through its lifespan
moderate adverse visual impacts, are identified
from the height of the proposed development
High quality, attractive and durable materials
within short range views within the Landscape
have been proposed for the external façades.
and Visual Impact Assessment, prepared
The principal material is terracotta, which has
by HED. However, these are not considered
been used widely in construction and has proved
significant, and the overall landscape visual
to be a highly durable material which maintains
Cartwright Pickard
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its appearance with minimal maintenance.
Examples of previous projects using terracotta
are shown in the Design and Access Statement.
The terracotta will have a profiled face to create
pattern and shadow across the elevation,
combined with a surface glaze to add colour and
depth.

appreciate it

Architecturally, the building design is of an
exemplary standard and will provide high quality
affordable housing and a sustainable ‘net zero’
energy strategy.

The building is clad in terracotta, it is well set back
and screened by trees. There is no significant
risk of any adverse glare to road users, railways,
or pedestrians.

d) proposals should take account of,
and avoid harm to, the significance
of London’s heritage assets and their
settings. Proposals resulting in harm will
require clear and convincing justification,
demonstrating that alternatives have been
explored and that there are clear public
benefits that outweigh that harm. The
buildings should positively contribute to
the character of the area

h) buildings should be designed to
minimise light pollution from internal and
external lighting

Part C: 1 – ‘e’ is not applicable to this application

f) buildings near the River Thames,
particularly in the Thames Policy Area,
should protect and enhance the open
quality of the river and the riverside public
At ground level, stone walling in gabions provides realm, including views, and not contribute
to a canyon effect along the river
a grounding to the building, texture and a
medium for climbing plants. Metalwork on the
Part C: 1 – ‘f’ is not applicable to this application
building, to windows, balconies and parapets,
will powder coated to a coordinated colour
g) buildings should not cause adverse
for consistency. Areas of perforations will add
reflected glare
transparency and lightness.

There are no Conservation Areas or listed
buildings in the vicinity of the site.
Part C: 1 – ‘d’ is therefore not applicable to this
application

e) buildings in the setting of a World
Heritage Site must preserve, and not
harm, the Outstanding Universal Value of
the World Heritage Site, and the ability to

Due to the nature of residential accommodation
proposed, there is no significant risk of light
pollution resulting from the interiors of homes.
The external lighting strategy will be discrete and
limited to the building approaches and private
amenity areas. The specification of light fittings
will be energy efficient and designed to minimise
glare and light pollution.
The site is well separated from adjacent homes
and will not negatively impact the amenity
of nearby residents. It should be noted that
the whole area around Shepherds Leas is
illuminated at night, with light spillage from
multiple sources, including the A2, local roads,
the railway station, nearby residential and
45/67

commercial areas.

Part C:2) Functional impacts
a) the internal and external design,
including construction detailing, the
building’s materials and its emergency
exit routes must ensure the safety of all
occupants

access is provided at ground level to the
courtyard garden.

c) entrances, access routes, and ground
floor uses should be designed and placed
to allow for peak time use and to ensure
there is no unacceptable overcrowding or
isolation in the surrounding areas

With the creation of generous outside amenity
The proposed internal arrangements for the
spaces for resident’s use, the scheme positively
building have been developed in consultation
promotes health and well-being and adopts
with BB7 fire engineers to enable emergency
street design best practice. This includes
escape for occupants of the building in
accessible pedestrian routes, creation of
accordance with relevant building regulations
incidental play spaces, provision of spaces
and standards. Policy D5 of the London Plan has to rest, shade and shelter and soft planting
also been considered for escape of disabled
to improve visual amenity and encourage
residents.
biodiversity.
In line with Part B of the building regulations, the
external walls of the building will be constructed
from non-combustible materials including
terracotta cladding and inert insulation.

Entrances and receptions are generously
sized and designed to be accessible with level
thresholds and sufficient space to circulate
easily.

b) buildings should be serviced,
maintained and managed in a manner that
will preserve their safety and quality, and
not cause disturbance or inconvenience
to surrounding public realm. Servicing,
maintenance and building management
arrangements should be considered at the
start of the design process.

d) it must be demonstrated that the
capacity of the area and its transport
network is capable of accommodating
the quantum of development in terms of
access to facilities, services, walking and
cycling networks, and public transport for
people living or working in the building

As part of the planning submission, a Transport
Servicing, maintenance and management
Assessment was undertaken to ensure that
of the building have been fully considered in
any impacts on the capacity of the transport
the design proposal. Off-street car parking
network at a local and strategic levels were fully
and a delivery bay have been incorporated on
evaluated. The TA demonstrates that there will
the site for servicing purposes. Plant rooms,
be a minimal and insignificant impact on the
substation have been located to facilitate access adjoining highway and that the vehicle trips
for maintenance. All windows are designed to
generated by the development will likely fall
be cleaned from the inside and maintenance
within daily/weekly fluctuations in vehicle flows
Cartwright Pickard
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on Riefield Road and the adjoining streets.
Due consideration has been given to the
capacity of existing and future networks and
a car-free development has been proposed,
with a small number of disabled car parking
spaces provided on site. Sustainable transport
is encouraged through the provision of resident
and visitor cycle parking facilities. An Active
Travel Plan will encourage residents to use the
extensive network of walking and cycle routes in
the local area.

f) jobs, services, facilities and economic
activity that will be provided by the
development and the regeneration
potential this might provide should
inform the design so it maximises the
benefits these could bring to the area, and
maximises the role of the development as
a catalyst for further change in the area

• The development of new homes will provide
an increase in Council Tax revenue helping
support local Council services.

g) buildings, including their construction,
should not interfere with aviation,
navigation or telecommunication, and
should avoid a significant detrimental
effect on solar energy generation on
adjoining buildings
The maximum building height of 30m will not
have any adverse impact on aviation navigation
or telecommunications. The building is located at
a low point in the local topography and is below
the height of Shooters Hill.
There are no buildings in the immediate vicinity
or solar energy generation which would be
shadowed by the proposal. The daylight
and sunlight assessment concludes that the
proposed development sufficiently safeguards
the daylight and sunlight amenity of the
neighbouring properties and of the surrounding
woodland areas.

The construction of 70 new homes will provide
opportunities for local employment as well
as increased revenue locally for materials,
services and goods. In addition, as part of the
development, provision of a financial contribution Part C:3) environmental impact
to the Council to support local infrastructure
projects will be made.
a) wind, daylight, sunlight penetration
and temperature conditions around the
Further positive economic impacts of the
building(s) and neighbourhood must be
Proposed Development resulting from the
carefully considered and not compromise
occupation of new homes and related increase comfort and the enjoyment of open
in local population are noted as follows;
spaces, including water spaces, around
the building
• The construction of 70 new homes will
increase the population resulting in local
The arrangement of building, the built form and
benefits through the demand for goods and the detailed design of the façades have been
services;
developed with the comfort and enjoyment of
• The increase in local population will also help the open space around the building in mind.
support local facilities and businesses;
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In support of the application, a wind micro
climate assessment was undertaken by
Architectural Aerodynamics Ltd. The findings of
this assessment indicated that wind conditions
are expected to be suitable for planned
pedestrian and resident uses within the site and
surrounding area.
Daylight and sunlight analysis has been
undertaken by Rights of Light Consulting
Ltd. and includes an assessment of sunlight
penetration in open spaces around the building.
The results show that 92% or more of the
area of the proposed courtyard garden will
receive at least two hours of sunlight on 21
March. This is significantly better than the BRE
recommendation which states that at least 50%
of any garden or amenity area should receive
at least two hours of sunlight on 21 March. The
proposed development therefore passes the
BRE overshadowing to gardens and open
spaces test.

c) noise created by air movements around the
building(s), servicing machinery, or building
uses, should not detract from the comfort and
enjoyment of open spaces around the building

development.

An acoustic planning report was produced
by Ensafe. The report notes that mechanical
services will be designed so that noise emission
from the plant does not impact on the comfort
and enjoyment of open spaces around the
building.

Public access

Servicing machinery is contained within a
ground floor plant room and some small
mechanical units to be located on the roof of
the new development. The plant room will be
suitably well insulated and low noise equipment
used. In addition, louvres, vents, and exhausts
(unless acoustically treated) do not face
towards any near noise sensitive façades. In
addition, to prevent the transmission of structure
borne noise through the building, mechanical
equipment will be mounted on anti-vibration
mounts.

Part C: 4 is therefore not applicable to this
application

D Free to enter publicly-accessible areas
should be incorporated into tall buildings
where appropriate, particularly more
prominent tall buildings where they
should normally be located at the top of
the building to afford wider views across
London.
Given the residential nature of the building it
is not considered appropriate for them to be
publicly accessible for reasons of security,
privacy, and amenity.

The report further concludes that the proposed
development sufficiently safeguards the daylight
and sunlight amenity of the neighbouring
Part C: 4) Cumulative impacts
properties and of the surrounding woodland
areas.
a) the cumulative visual, functional and
environmental impacts of proposed,
b) air movement affected by the building(s) consented and planned tall buildings
should support the effective dispersion of in an area must be considered when
pollutants, but not adversely affect street- assessing tall building proposals and
level conditions
when developing plans for an area.
Mitigation measures should be identified
The air movement affected by the buildings will and designed into the building as integral
not adversely affect or impact on the dispersion features from the outset to avoid retroof pollutants. The findings of the wind micro
fitting.
climate assessment demonstrate that wind
levels at ground floor are in accordance with the There are no proposed developments within
anticipated use of these spaces.
the study area that would create a cumulative
impact in association with this proposed
Cartwright Pickard
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11.0		

Housing quality

Flat layouts conform to the requirements of
Policy D6 in terms of specific minimum room
The proposed development has been designed areas and widths. Ceiling heights are 2.5m for
to ensure that new homes will be delivered to the at least 75% of the gross internal area of each
dwelling.
highest quality.
11.1

Overview

This chapter describes how new homes comply 11.3 Storage
with relevant national and local guidelines
Built-in storage is provided to each flat and
including:
exceeds the minimum requirements, e.g.:
• London Plan 2021 Policy D6 Housing Quality 			
Storage
and Standards,
1-bed 2-person		
1.5 sqm		
• 2016 SPG Housing Design Standards
2-bed 4-person		
2 sqm			
3-bed
5-person		
2.5 sqm		
• DCLG Technical Housing Standards.
4-bed 6-person		
3 sqm
• National Design Guide
Flat plans are provided with the submission to
demonstrate detailed compliance and more
general considerations are summarised below.
11.2

Flat sizes and layouts

11.4 Private amenity
All flats above ground level will have private
balconies accessed from living rooms.

A wide range of flat types and sizes are provided Balconies are sized according to the flats they
and above minimum sizes set out in the London serve with a minimum of 5m2 of private outdoor
space provided for 1-2 person dwellings and an
Plan i.e.:
extra 1m2 provided for each additional occupant.
			
London Plan
Min Proposed
Balconies will have a minimum depth of 1.5m.
1-bed 2-person		
2-bed 4-person		
3-bed 5-person		
4-bed 6-person		

50 sqm		
70 sqm		
86 sqm		
99 sqm		

50sqm		
74 sqm		
88 sqm
125 sqm

1- and 2-bed flats have open plan layouts with a
shared living, kitchen and dining area.
3- and 4- bed flats have living rooms separate to
kitchen diners to provide a range of living spaces.
1-bed flats have a single bathroom whilst larger
2-, 3- and 4-bed flats have an additional en
suite shower room connecting to the master
bedroom.
Cartwright Pickard
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Ground floor flats are provided with private
terraces which overlook the amenity garden
to the rear of the development. Terraces are
typically larger and are provided with natural
plant screening borders to separate them from
communal amenity spaces.
11.5 Shared circulation
Ground floor flats are directly accessed from
outside. This activates the facade of the
proposals.

Study of interior accommodation at Shepherds Leas with views over woodland

Flats above ground are accessed from a main
entrance located prominently at the corner of
the building and from shared internal circulation
corridors.

11.6 Fire safety
The development has been designed to comply
with the latest fire guidance and updated
Building Regulations.

A single core is located in the corner of the
building provided with two lifts and a single stair. A qualified Fire Consultant has been appointed
Its position at the centre of the plan is convenient to advise the design team and they have
provided a separate Fire Statement to support
and reduces travel distances to individual flats.
the application. The main fire safety provisions
From first to fourth floor there are a total of 12 flats are:
at each level, reducing to four flats from fifth to
• The building will be fully sprinklered
eighth floor. This provides an average of 8 flats
• The building will be fire compartmented and
per core.
with a fire resistance of 60 minutes to all
elements of structure
Shared corridors are 1.5m wide and have
• The evacuation strategy is based on stay in
windows to provide natural daylight, views and
place; where only the affected flat will go into
ventilation.
evacuation
• The facades will be constructed from non48/67
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• A fire fighting shaft, incorporating fire fighting
stairs and lift, will provide access to all floors.
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levels 1-4 and by automatic opening windows
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11.7

Cycle parking

Long-stay cycle parking is provided to meet the
requirements of the London Plan 2021 with the
following allocation:
- 1.5 cycle spaces for 1-bedroom flats
- 2 cycle spaces for all other flats
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parking racks and Sheffield hoops. Some wider
spaces are provided for non-standard cycles
such as tricycles, cargo bicycles and bicycles
with trailers. Facility for electric charging points
will be provided for e-bikes.
External step-free access into the cycle store is
located to the south to the carpark on Riefield
Road and with a second access point to the
north, with the potential for children to play on
bikes in the safety of the courtyard garden.
2 additional short-stay Sheffield stands are
located outside for parking of up to 4 cycles
by the building main entrance. This will provide
cycle parking conveniently located for visitors.

A secure, internal cycle store is provided at
ground floor with a total of 131 long stay cycle
spaces equipped with a mix of double stacking
Cartwright Pickard
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12.0		 Sustainability

12.1

Summary

The proposals target a 101% reduction in
regulated C02 emissions compared to Building
Regulations, entirely through on-site measures.
No carbon offset component is proposed.
What is Net-Zero?
Net zero carbon is when the amount of carbon
dioxide emissions released on an annual
basis is zero or negative. The UK government
has set a target for all new buildings to be Net
Zero by 2030.

Building Fabric
• Passivhaus principles with 33% improvements
on Part L insulation targets
• Low carbon construction and whole lift
cost operation
• Maximise thermal performance of
the envelope
• Minimise uncontrolled heat gain
• Minimise excess heat loss
• Reduce reliance on heating and cooling

Materials
• Little or no repair, maintenance or replacement
Definition
• Aluminium with high recycled content
A highly energy efficient building that is fully
powered from on-site and / or off-site renewable • 100% recyclable terracotta cladding
energy sources and offsets.
Renewable energy sources
• Air Source Heat Pumps with option to switch
The proposals seek to make the fullest
to Ground Source Heat Pumps
contribution to minimising carbon dioxide
• Photovoltaics on roof
emissions (London Plan Policy 5.1) in
accordance with the following energy hierarchy: • Biodiverse brown roof
Be lean:
Be clean:
Be green:
Be seen:
		

Whole life carbon diagram

Clip-on
balconies

Standard
prefabricated
modules
3.6 x 7.6m

Core
modules

Corner
modules

use less energy
supply energy efficiently
use renewable energy
monitoring of energy demand
and carbon emissions

Comfort
• Openable windows for purge ventilation
• Good internal air quality and daylight
• Simple controls for heating and ventilation
• Mechanical Ventilation with Heat
The energy strategy has been developed to
Recovery (MVHR)
provide flexibility in the design, procurement and • Extracts stale air and supplies fresh clean air
operation of the building including:
• Heat pumps deliver ‘free’ cooling in summer by
• Layout has been designed to provide the
using the flats as a heat source for domestic
option of utilising Modern Methods of
hot water generation instead of using
Construction
the outside air
• Option to select Air Source or Ground Source • Centralised hot water system
Heat Pumps at procurement stage
• Internal layouts provide flexibility and
• Future connection to District Heat Network
adaptability for changing needs
Modular construction diagram
Cartwright Pickard
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First floor
RC slab on
columns
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13.0		
13.1

Accessibility statement

Summary

The Development meets the guidance of
Approved Document M, Volumes 1 and 2.

The Access Statement describes the access
provisions using a journey around Shepherds
Leas as follows:

13.3 Summary of access provisions

•
•
•
•
•
•
•

The key access provisions for Shepherds Leas
include:

Arrival at the site
Approaches to the buildings
Entrance ways
Horizontal and vertical circulation
Access to facilities
Typical residential layouts
Emergency evacuation strategy

The proposals for Shepherds Leas demonstrate
that a good level of inclusive design will be
achieved by the finished scheme.

• Provision of 63 dwellings (90%) designed to
be accessible and adaptable to meet building
regulation M4(2);
Step-free external and internal routes, lifts, stairs,
WCs and other access features are highlighted • Provision of 7 dwellings (10%) designed to be
wheelchair user dwellings to meet building
on access overlays throughout the Access
regulation M4(3);
Statement.
• Incorporation of the principles for inclusive
design wherever possible.
The Access Statement describes how
• 7 on-site disabled parking bays and an
the scheme has been progressed with
accessible drop off point
consideration of the principles of inclusive design
including residents, visitors, staff and the wider • Accessible cycle parking provided in the
cycle store for residents;
community.
• Step-free access to all parts of the
The report considers the requirements of all
buildings,including balconies, terraces,
users, including:
gardens and communal indoor facilities;
• Accessible outdoor communal amenity
• People with mobility impairments
spaces for residents;
• People with visual impairments
• Access to a second lift for all residents of
• People with cognitive impairments
wheelchair accessible homes at upper levels.
• Deaf people
13.4 Arrival at the site
• Older people
• Small children
Public transport
13.2 Access aims
Shepherds Leas site has a Public Transport
Level (PTAL) of 3.
Shepherds Leas is designed to be as inclusive
as possible so that it can be comfortably and
independently used by residents, visitors and the Rail services
wider community.
Shepherds Leas is located around 70m to
Cartwright Pickard
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Ground Floor Plan

1-bed wheelchair dwellings
3-bed wheelchair dwellings
4-bed wheelchair dwellings

First to Fourth Floor Plan

1-bed wheelchair dwellings

Distribution and mix of wheelchair adaptable dwellings within the development
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Falconwood railway station, operated by
13.5 Vehicle access
Southeastern with services between Dartford
and London Victoria/London Cannon Street/
Car parking
London Charring Cross, around 4 times per hour
A total of 7 disabled parking bays are proposed
in each direction.
to be provided on site in a communal parking
area accessed off Riefield Road. Parking bays
There is currently no step-free access to the
are sized 2.4 x 4.8m and with an additional
train platforms at Falconwood. Access to all
platforms is via steps from an over-bridge. There minimum clear access zone of 1200mm to both
sides.
is a degree of step-free access to platforms at
nearby Welling and Eltham Stations on the same
The parking bays are level, located within a short
line.
distance of the main entrance and with a suitable
ground surface.
The existing route from the site to the station
has level gradients and an uncontrolled crossing
2 electric vehicle charging points will be provided
point over Rochester Way.
for electric cars and with capacity for additional
charging points to be added at a later date as
Buses
demand increases.
There are a number of bus stops in the vicinity of
Drop-off point
the site and railway station providing access to
bus services in the local area.
A delivery bay and setting down bays for taxis is
All London buses (except two ‘heritage’ routes) provided immediately in front of the building main
entrance.
are accessible buses that ‘kneel’ to minimise
height differences between the bus floor and
pavement, and have ramps and space inside for
13.6 Cycles and mobility scooters
wheelchair and pushchair users.
However, not all disabled people can use them
and therefore setting down bays for taxis and
private cars are also provided on site.

Internal storage for cycles is provided on the
ground floor of the proposed development.
Access to cycle parking will be step-free.

Of the 131 cycle parking provided, 75% will be
provided in double stacking racks and 25%
of spaces in free-standing Sheffield hoops.
The pedestrian footways surrounding the site
are sufficiently wide, well-lit, and in a good state 5% accessible cycle parking required in the
of repair. Pedestrian crossing facilities in the form London Plan will be provided with wider bays to
of dropped-kerbs with tactile paving and central accommodate larger, adapted cycles or bicycles
used by disabled cyclists.
refuges are provided on Rochester Way and
Riefield Road, both opposite to the site.
Electrical provision will be provided to allow for
Footways
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the charging of e-bikes.
13.7 Access provisions in the public realm
Provisions to ensure the comfort of all
pedestrians using the public realm are to
include:
• Clear visual links to the entrances to the
buildings
• A legible layout for visitors
• Any street furniture, paving and landscape
features such as trees will not create barriers
or hazards for people with impaired vision
• Suitable non-slip, even, level walking
surfaces. Cobbled surfaces are generally too
uneven to provide good access; and
• Suitable tonal contrast between any structure
that might protrude into the public area (such
as columns) and the background against
which it is seen
13.8 Pedestrian access routes
Accessible outdoor routes will be provided
from public pavements on Riefield Road and
Rochester Way to main entrances. Footways will
be level, with cross falls of 1:60-1:80 for drainage
purposes.
There will be a level landing area of at least
1500mm by 1500mm outside all entrances into
the building.
13.9 Communal entrance
The main entrance into Shepherd Leas is
located at the corner of the building, in a
location which is prominent and visible from
all approaches and from disabled car parking
spaces.

The main entrance doors have a minimum
clear opening width of 850mm, meeting the
requirements of AD M.
All entrances will be covered and the thresholds
will be level.
Further details will be subject to detail design and
will comply with Part M (Volume 1) standards,
including entry systems such as video or audio
entry systems, pass card systems and similar will
be designed and located to be used by visitors
and residents. Building users should be able to
activate such a system with a closed fist and with
minimal force.
13.10 Private entrances
There are 6 flats at ground floor with direct
access from the outside. These will comply
with the requirements of Part M4(3) with a stepfree approach route with a minimum width of
1200mm and a suitable ground surface.
Entrance doors will have a minimum clear
opening width of 850mm and nibs to the doors
edges and a 1500mm clear turning circle in front
of the door when closed in accordance with Part
M, Diagram 3.3.
13.11 Shared circulation
Residential accommodation above ground is
organised around a central core comprising the
vertical circulation stairs and lifts.
Communal corridors will be 1500mm or wider,
allowing sufficient space for wheelchair users
to easily manoeuvre, and to pass in opposite
directions. Crossing corridor doors have been
designed out to assist ease of movement.
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There will be a 1500mm x 1500mm clear turning
space outside each wheelchair accessible, or
easily adaptable, dwelling as a minimum.
Doors in communal routes will have a clear
opening width of 850mm through a single leaf
door, or one leaf of a double leaf door, unless
power operated or held open; and will have
300mm clear space to the leading edge on the
pull side of the doors and 200mm clear space in
the push side.
Internal lobbies on communal routes will be sized
to comply with Part M Volume 2 Diagram 10 such
that they are usable by wheelchair users.

Key
External wheelchair accessible route
Internal wheelchair accessible route
Residential accessible entrance
Private dwelling accessible entrance
Stairs
Step
Passenger lift
Passenger lift / fire-fighting lift
Bicycle parking
Bicycle access
Delivery / Loading
Waste storage

13.12 Lifts
Standards 15 and 16 of London Plan Housing
SPG (March 2016) requires that all dwellings
entered at the seventh floor (eighth storey) and
above should be served by at least two lifts; and
it is desirable that every wheelchair user dwelling
is served by more than one lift. Part M Category 2
and 3 require a step-free access to all dwellings.
In accordance with all above, the dwellings in the
Development will have access to lifts as follows:
• two lifts serving all levels with residential
accommodation from ground to eighth floor;
• One car lift will be for 13 or more people, with
a minimum internal car size of 1100mm x
1400mm (the minimum dimensions for AD
Part M).
• One car lift will be for 17 people, with a
minimum internal car size of 1200mm x
2100mm suitable for transportation of larger
items of furniture and for accommodating
trolley beds.
Cartwright Pickard
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Ground Floor Accessibility Plan
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• All lift doorways will provide a minimum clear
opening width of 800 mm and there will be a
clear landing of at least 1500mm x 1500mm in
front of all lift entrances.
• Lift car controls and further details will be
designed in later stage according AD Part M
and the guidance of BS 8300 where relevant.

Key
External wheelchair accessible route
Internal wheelchair accessible route
Residential accessible entrance
Private dwelling accessible entrance
Stairs
Step

13.13 Stairs

Passenger lift

Each building core will have a set of stairs that
serve all floors with residential units.
All stairs will be designed to meet the
requirements of Part K for ‘general access stair’,
and will be detailed at a later stage, including
dimensions that suit ambulant disabled people,
tonal contrast to aid people with impaired sight,
and handrails extended 300mm beyond the top
and bottom riser.

Passenger lift / fire-fighting lift
Bicycle parking
Bicycle access
Delivery / Loading
Waste storage

13.14 Refuse stores
A refuse store is located at ground floor level and
is directly accessed off the residential entrance
by means of a lobby with 2 sets of doors that
have a minimum clear opening width of 850mm.
The routes from the dwellings to the refuse store
will be step-free and will be accessible to all
residents including wheelchair users.
The horizontal distance between any dwelling
and its refuse collection point will be less than
30m to ensure compliance with Part H of the
Building Regulations.
13.15 Outdoor residential amenities
There is a good amount of communal outdoor
spaces for residents, The communal outdoors
North
spaces will provide a range of accessible seating
Cartwright Pickard
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First to fourth Floor Accessibility Plan
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opportunities.

Key
External wheelchair accessible route

13.16 Roof access
All flat roofs will be used for PV panels and
biodiverse roofs. They are not accessible
by residents and access will be provided for
maintenance access only.

Internal wheelchair accessible route
Residential accessible entrance
Private dwelling accessible entrance
Stairs
Step

13.17 Emergency escape

Passenger lift

Normal provisions for residential buildings will
apply to the development whereby only the
residents of an affected unit will evacuate. Others
are protected as the dwellings themselves
function as safe refuges.

Passenger lift / fire-fighting lift
Bicycle parking
Bicycle access
Delivery / Loading
Waste storage

The fire strategy for Shepherds Leas will take
precedence over this section. The strategy
will include best practice procedures for the
evacuation of disabled people from all parts of
the building and with reference to London Plan
requirements. .

Fifth to Eighth Floor Accessibility Plan
North
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Further details will be detailed at the appropriate
stage of design development.
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of the development from ground to fourth floors.
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143.0		

Designing-out crime report

Key features include:
• Secure and prominent communal residential
entrance with door entry and access
control system
• Security rated specification to all
residential ground floor easily accessible
windows and doors
• Enhanced security rated glazing to reception
• Enhanced security rated doors to main
entrance, cycle and refuse room
• Access control to each floor
• Subdivision of cycle stores with no more than
70 cycles in each store
• Fob access control to refuse store, cycle
store and stairs
• Secure residential front door sets on all floors
• Rear and side boundary fences above 2.4m
• Secure residential garden and playspace
• Lighting to entrances and dusk until dawn
lighting to private terraces/balconies
• External and internal CCTV cameras
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The proposals for the building were reviewed
and discussed with 'Designing out Crime Officer'
during consultation on September 2021 and
suggestions incorporated into the design.
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The design of the building seeks to minimise
the risk of crime within the building and the
surrounding areas by implementing 'Designing
Out Crime' features, increasing natural
surveillance and overlooking of the surrounding
streets. Reference has been made to the
requirements of Secured by Design Homes
Guide 2019 (Version 2) Section 2 .

G
D

G
G
D

G
G

G

G
D

G
G

Secure cycle parking

G

G
D

G

Residents Garden
and Playspace

G

G

G

Plant
St

AV

AV
ED

Cycle
Store
G

G

G

C

Entrance
ED

C

ED

G

ED

EG

Refuse
Store

Drop-off
point

G
ev

G

G
G

Security gate

D

C

D

ED

ED

C

ev

Car Park

Substation

C

Ground Floor Security Features
Cartwright Pickard

Meridian Home Start – Shepherds Leas

58/67

15.0		
15.1

Refuse and recycling statement

Overview

The Statement describes provisions for refuse
and recycling within the proposed development
at Shepherd Leas.
• Provisions within the flat
• Location of residential bin storage
• Number of residential units using each bin
store
• The number and types of containers
proposed
• Details of any commercial units within the
development and their associated waste
storage (location and container quantities)
• Details of how the stores are accessed
by residents and RBG waste collection
operatives
• RBG waste collection vehicle access and
safe movement around the development
• Management Facilities

(Chapter 5.16).
15.2 Local refuse collection types

Waste and recycling containers will be provided
RBG collects waste from households in three
in kitchens and with 3 containers for separation
primary waste and recycling streams through its of food waste, mixed dry recycling and nonborough-wide “Green, Blue, Black” service.
recycling.
Green – Organic waste recycling
The council collects food and garden waste
mixed together in a single green-topped bin.
This collection includes cooked and uncooked
food, left overs, grass-cuttings and leaves and
green garden waste.

Cartwright Pickard

Meridian Home Start – Shepherds Leas

The total capacity of refuse storage within flats
will vary depending on the size of the flat, with
larger units having increased capacity.

Blue – Mixed dry recycling
The Council collects the following materials for
recycling; paper, cardboard, glass bottles and
jars, plastic bottles, cans and tins, cartons (such
as tetra paks). These materials are collected
mixed together in a blue-topped bin, with no
requirement for material segregation.

The strategy has been developed with reference Black – Residual waste
to the following documents:
The Council collects anything that cannot be
recycled in the blue or green top bins as residual
• The London Plan 2021
waste in a black topped bin. This waste is not
• 'Guidance Notes for the Storage and
recycled and instead sent for treatment and
Collection of Waste and Recycling Materials' energy recovery at an Energy from Waste facility.
by the Royal Borough of Greenwich
• BS 5906:2005 Waste management in
Waste Electrical and Electronic Equipment
buildings
(WEEE) and Textiles
• BS 8300:2009 Design of buildings and their The Council offers two additional recycling
approaches to meet the needs of disabled
services. These are for WEEE, which includes
people.
small hand-held electrical items such as hair
The development at Shepherds Leas will
support RBG in their commitment to working
towards meeting the Mayor of London’s target
of 50% of local authority collected waste being
recycled or composted by 2020, aspiring to
60% by 2031 as set out in the London Plan

15.3 Provision within the flat

dryers and radios. The other is Textiles, which
includes clothes and shoes.
Bulky waste
The Council collects bulky waste (unwanted
white goods, furniture, etc) for reuse through its
bulky waste collection service.

15.5 Number of residential units using each
bin store
A total of 70 residential units will use the bin store.
15.6 The number and types of containers
proposed
'Guidance Notes for the storage and collection
of waste and recycling materials' by the Royal
Borough of Greenwich recommends that for
developments of 65-72 properties the following
numbers and types of refuse containers should
be used:
9 x 1100L Blue bins
9 x 1100L Black bins
1 x 500L Green bin
1 x 1100L WEEE Recycling
1 x1100L Textiles recycling
Total provision 21 bins
These are shown in the refuse store and an open
space, measuring 3.1m by 2.6m, provided for
residents to leave bulky waste.

Example of a kitchen pull out bin unit with 3 containers
for recycling

15.4 Location of residential bin storage

15.7 Details of any commercial units within
the development and their associated waste
storage (location and container quantities)
There are no commercial units within the
development.

Communal gardens will be maintained by
A single shared residential refuse store is
external contractors and they will be responsible
located on the ground floor in an central location to remove garden waste independently from the
convenient for access by residents and the local site and arrange for its disposal.
collection service.
59/67

15.8 Details of how the stores are accessed Vehicle tracking has been undertaken to
demonstrate adequate space for refuse vehicles
by residents and RBG waste collection
to enter, turn and leave the site facing forwards.
operatives
Refer to the Delivery and Servicing Plan for
The residential refuse strategy requires individual further details.
residents to take their refuse from their flat to the
15.10 Management facilities
refuse store, using lifts or stairs as necessary.
The refuse store is conveniently accessed by
The store will be fitted with wash down and
residents from the main entrance hall, via a lobby drainage facilities.
and set of doors.
Natural ventilation will be provided at high and
Their are 6 flats located on the ground floor with low level.
independent access and residents will need to
transport their refuse externally to the refuse
store via the entrance hall. For the majority of
residents however, access is fully internal.

Key
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Refuse store
Refuse collection route

Horizontal travel distances in all cases are below
30m as recommended by BS 5906:2005

Refuse vehicle

The refuse store is accessed by RBG waste
collection operatives from an external door
leading to an external parking area. Only refuse
operatives will be able to use the external door.
15.9 RBG waste collection vehicle
access and safe movement around the
development

Refuse collection strategy

Lobby
North

Store

RBG Waste collection vehicles will access the
site from Riefield Road into a parking area with
tarmac surface.

Entrance Hall
Refuse Store

The vehicle will manoeuvre to the vicinity of
the refuse store door. Dragging distances are
within 15m from the access point with a step
free surface in accordance with Chapter 8 of
Greenwich Council’s Waste Guidance Notes
North (May 2018).

Key
Refuse store location
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Bulky Waste
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16.0		
16.1

Management strategies

Post and deliveries
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16.4 Landscape access and maintenance
A secure gate and external access route is
provided for maintenance of the courtyard
garden from the car park area.

Mailbox lockers are provided internally within
the entrance lobby to receive letters and small
deliveries. A store room is accessed from
the entrance lobby for safe storage of larger
deliveries, such as items of furniture.

An electrical substation is located externally to
the building in an enclosure within the car park.
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A delivery bay is located from Riefield Road,
within the on-site carpark, in close proximity
to the residential entrance. Couriers and Royal
Mail will be able to park their vehicles for short
periods in order to make deliveries.
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16.5 Electrical substation
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The substation will be designed to the standards
of the electricity provider and with 24/7 access.
An area for plant removal is allowed.

The feasibility for 'smart' lockers will be reviewed
in the next design stage, where deliveries can be 16.6 Internal cleaning facilities
left securely and text messages automatically
sent to residents. There is flexibility in the design A cupboard is provided on every floor for
landlords use. This can be used for the storage of
for the use of these systems.
cleaning equipment and spare parts.
16.2 Facade access and maintenance
16.7 Plant access and maintenance
The requirement for facade access has
been minimised with the use of durable, low
maintenance materials. Windows are designed
to be cleaned internally, with reversible
mechanisms. Reaching distances to clean fixed
glazing is within recommended dimensions.
Infrequent maintenance of façades can be
undertaken either by mobile platforms from the
ground, or by the use of abseiling from the roof
levels.

Centralised plant is located at ground level, in a
dedicated plant room, and at roof level.
The plant room has a demountable louvre area
for ventilation and for periodic replacement of
equipment from the outside. An internal door
allows access for routine maintenance and
inspection.
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Roof mounted plant is accessed from a hatch
from the level below with a drop down stair.

16.3 Roof access and maintenance

Every flat in the development has a service/
utility cupboard for MVHR equipment and
Maintenance access to roofs on level 5 is
NOx filters where applicable. Door access
provided from external doors into common
from the corridor allow filters to be changed by
corridors. The uppermost roof on level 10 is
accessed by a maintenance hatch from the floor the building management without disturbing
residents.
below.
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17.0		

Typical floor plans

The entrance is located on the corner of the
building with a visual link through to the residents
courtyard garden. The lifts are located centrally
providing vertical circulation throughout the
building. In addition, a glazed wall to the stair core
promotes the use of the stairs for residents.
The ground floor residential accommodation
comprises of x6 dwellings (mix of 1,3 &
4-bedroom apartments) accessed from both
Rochester Way and Riefield Road. All dwellings
are dual aspect with separate front doors and
private terraces with access to the secure
garden.
A communal refuse room at ground floor is
accessed internally from the entrance via a
lobby. Two separate cycles stores are accessed
externally; one from a door to the Riefield
Road elevation and the second from a door to
the courtyard. This second store would allow
children’s bikes to be stored and used safely in
the garden, as recommended by the Design
Review Panel.

Private
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Private
Terrace

Private
Terrace

Private Terrace

Private
Terrace

Private Terrace
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Cycle Store
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Refuse Room

Circulation
Cycle store
Plant & refuse room
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Ground floor plan
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The residential layouts on first to fourth floors
provides x12 dwellings (mix of 1- , 2- and
3-bedroom apartments) accessed from a
corridor from the circulation core. The corridor
is provided with an external window for natural
daylight, ventilation and views.
The layout seeks to maximise the level of
daylight within the dwellings, 50% of flats from
first to fourth floors are dual aspect. All dwellings
have access to a private balcony. Smoke shafts
are located at both ends of the circulation
corridor, with an openable window for purge
ventilation.
Apartment layouts have been developed to both
typical construction and modular manufacturing
dimensions.

Key

Corridor
1-Bedroom home
2-Bedroom home
3-Bedroom home
Circulation

North

Cartwright Pickard

Meridian Home Start – Shepherds Leas

First to fourth floor plan
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The massing on the fifth floor steps back to
provide x4 dwellings (mix of 1- and 2-bedroom
apartments) and x2 level roof areas accessed
from a single circulation core.
The layout seeks to maximise the level of
daylight within the dwellings, 100% of flats from
fifth to eighth floors are dual aspect. All dwellings
have access to a private balcony.
Residents will not have access onto the roofs
at fifth floor level. Maintenance access only is
provided from doors to the ends of common
corridors. The roofs will be 'bio-solar' with a
green roof and solar PV's which contribute to the
net-zero carbon energy strategy.
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Fifth floor plan
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Sixth to eighth floors are a continuation of the
stepped back massing at level 5, providing x4
dwellings (mix of 1- and 2 -bedroom apartments).
The layout seeks to maximise the level of
daylight within the dwellings, 100% of flats from
fifth to eighth floors are dual aspect. All dwellings
have access to a private balcony.

Level 5 Roof
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Sixth to eighth floor plan
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The roof level is accessed by a roof access
hatch with extendible ladder, located within the
common corridor. The roof level accommodated
roof mounted plant, including air source heat
pumps and bio-diverse photovoltaic.
A roof light will provide daylight into the main
stairs below.

Level 5 Roof

Biodiverse PV Roof

Lift overrun

Level 5 Roof

North
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Roof plan
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