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    SUMMARY 

This report relates to an application under s.73 of the Town and Country Planning 
Act 1990 (as amended) for minor material amendments to the outline planning 
permission granted, subject to conditions and a s.106 Agreement, in May 2009 for 
the Lewisham Gateway development.  This approved the principle of a high 
density mixed use development of up to 100,000m2, bounded by the new road 
layout on the site and incorporating development plots of varying sizes including a 
number of tall buildings.  The development approved in 2009 was judged to be 
acceptable in principle and has been implemented.  The matters for consideration 
in determining this current application relate only to the proposed amendments.  
New or materially different effects on the environment from those identified as part 
of the original application will need to be assessed however the principle of 
development is not a matter for reconsideration. 

Other than the detail of the new road layout and diversion of the existing 
Ravensbourne and Quaggy rivers, the scope and scale of the development 
approved in 2009 is defined by a series of parameter plans that specify a number 
of development requirements.  Matters relating to the detailed siting of the 
buildings and other structures, the design of the buildings (including floor areas, 
height and massing) and their external appearance (including materials), and the 
landscaping of all public and other areas are reserved for subsequent approval.   

Documents submitted with the current application include drawings and images 
illustrating how a scheme based on the proposed amendments to the parameter 
plans might look however these are not matters for consideration or determination 
as part of the current application.  Accordingly the Council will have an opportunity 
to consider the detailed design (including landscaping) in due course however in 
assessing the current application consideration has been given to ensuring the 
highest quality design can be delivered within the amended development 
parameters. 

The current application has been prepared in the light of the refusal, in August 
2017, of a previous s.73 application.  Following that refusal the Applicant has 
reviewed the development parameters as well as the content, funding and delivery 
of the scheme.  In addition to amendments to the development parameters to 



 

 

reduce the heights of buildings from those proposed in the previous s.73 
application the Phase 2 proposals now include the provision of business space 
within the development and a mix of housing types offering homes to meet a range 
of income levels and resident’s needs.   

The residential floorspace in Phase 2 comprises PRS (private rented sector) 
housing, affordable housing and co-living accommodation.  PRS is let at market 
rents however it offers a number of benefits over more traditional private lettings 
through single ownership and better management standards.  The Mayor of 
London has identified PRS as delivering higher quality homes and a type of 
housing that can contribute to increasing overall housing supply.  The proposed 
affordable housing, the delivery of which would be supported by public sector 
funding, would be provided at London Living Rents.  These are calculated based 
on local level income levels and house prices at a ward level and set by the GLA.  
The affordable homes amount to approximately 20% of the Phase 2 housing, 12% 
for the development as a whole.  Co-living accommodation provides small scale 
private accommodation with shared communal facilities.  Typically this is in the 
form of a private bedroom plus kitchenette and ensuite bathroom, with shared 
kitchens/dining areas and entertainment space.  Rent, bills, utilities and taxes are 
included in a monthly fee with other services such as wifi, cleaning and laundry 
also normally included.  Based on current information, rental levels for the housing 
in Phase 2 would range from around £1,450 per month for a 1-bedroom PRS flat 
to £879 for a London Living Rent 1-bedroom flat (using Lewisham Central ward 
data) and potentially £630-£730 per month (depending on the size and 
specification) for the co-living accommodation.  Obligations to ensure the delivery 
of the range of housing types including letting and management arrangements 
would be secured through a s.106 Agreement.   

It is understood that the Applicant is in the process of concluding agreements with 
a funder and management company (Delancey/Get Living) to deliver the whole of 
Phase 2 of the development, and have exchanged binding conditional legal 
agreements (subject to planning) with a cinema operator (Empire Cinemas) to take 
up the leisure space in the development.  Subject to approval of reserved matters 
these agreements will facilitate the procurement of Phase 2 of the Gateway 
development as a single construction contract with completion and the opening of 
all pedestrian routes through the site in approximately 3 years from 
commencement of construction work. 

1.0 INTRODUCTION 

Lewisham Gateway 

1.1 Lewisham Gateway is one five strategic sites in the Council’s adopted Core 
Strategy and development of the Gateway site has long been identified as key to 
the success and wider regeneration of Lewisham town centre.  In the late 1990’s 
the Council together with Transport for London, London Buses and the London 
Development Agency explored proposals to address the problems associated with 
the previous road layout, in particular the roundabout and location of the bus 
layover which were major barriers to pedestrian movement between the public 
transport interchange and town centre.  From this work, and in response to public 
consultation, proposals to address these problems and to create a development 
site that could support a scale and mix of uses appropriate for the site were 
developed.  This vision was set out in the Lewisham Gateway Planning Brief and 



 

 

associated development framework, endorsed and adopted by the Council in 
2002.  

1.2 Given the scale, complexity and cost of the works involved in delivering the vision 
for the site the public sector agencies organised a competition inviting proposals to 
deliver the road and infrastructure works together with a comprehensive scheme 
for the phased development of the site.  From this process Lewisham Gateway 
Developments Limited (LGDL) were selected as the preferred developer in 2004 
and in consultation with the Council and other agencies LGDL then developed the 
masterplan for the Gateway site prior to submitting an outline application in April 
2006.  

1.3 Outline planning permission for the comprehensive development of the Lewisham 
Gateway site was granted, subject to conditions and a s.106 Agreement, in May 
2009 comprising up to 100,000m2 of retail (A1, A2, A3, A4 and A5), offices (B1), 
hotel (C1), residential (C3), education (D1), health (D1) and leisure (D2) 
floorspace with new road layout, parking, servicing, associated infrastructure and 
improvements to the public transport interchange, as well as open space, rivers 
and water features.  The 2009 planning permission established a number of 
development principles, underpinned by a significant re-structuring of the road 
network.   

1.4 The permission allowed for a high density mixed use scheme bounded by the new 
road layout, incorporating a number of development plots including a number of 
tall buildings, the tallest of these being located adjacent to the station and at the 
junction of Molesworth Street and Rennell Street.  The approved development also 
included the provision of open space within the site, including a new area of public 
space at the confluence of the Quaggy and Ravensbourne rivers (referred to as 
‘Confluence Place’) as well as a new square at the southern end of the site 
(referred to as ‘St Stephen’s Square’), and the creation of north-south and east-
west pedestrian routes through the site connecting the station/DLR with the new 
crossing on Rennell Street and the station, DLR and bus stops with Lewisham 
High Street and residential areas to the east.   

1.5 Infrastructure works on the Gateway site including the realignment of the rivers 
started in Spring 2014 and the new road layout was operational from August 2016.  
The bus layover on Thurston Road is also operational.  In parallel with the 
implementation of the highway works, Reserved Matters for Phases 1A and 1B, 
located closest to the station were approved.  The residential accommodation in 
Blocks A1 and A2 are now occupied and a ground floor unit has been let to a 
locally based restaurant business.  Block B1 is now complete other than the 
ground floor space and B2 is under construction and due to be completed in 
December 2018.  Confluence Place is also due to be completed in December this 
year.  Construction of Phase 2 of the development covering the remainder of the 
Gateway site has yet to commence and is the focus of this current application.   

1.6 Implementing the infrastructure works has involved the reconstruction of a major 
junction (whilst keeping the road network open), realigning two rivers, maintaining 
access to the station and keeping bus services operating, and dealing with major 
services and utilities diversions.  This has been a major logistical challenge and 
has taken longer than planned with the project incurring significant additional costs 
to those estimated at the outset.  The development has been supported by public 
sector investment through a combination of the pooling of land holdings at nil cost 



 

 

to the scheme, as well as funding from the Homes and Communities Agency.  In 
January 2018 an application by the Council for a £10m grant under the 
Government’s Housing Infrastructure Fund to facilitate the delivery of Phase 2 of 
the development was approved by Homes England.  Officers are currently working 
with Homes England and the GLA on the detailed arrangements for the release of 
these funds. 

1.7 Since the original application was submitted in 2006, and subsequent grant of 
outline planning permission in 2009, a number of other developments have come 
forward around the town centre that have delivered a mix of residential, retail and 
leisure uses.  Market conditions and potential occupiers of the development on 
which the original scheme was based have also changed and this has informed 
the scope of the current application.  

1.8 The current application proposes changes to the approved Gateway development.  
This includes changes to the mix of uses on the site and to the footprint, height 
and massing of buildings and is supported by a funding and delivery strategy to 
enable the completion of the Council’s overall vision for the comprehensive mixed-
use development of the site in a timely manner.   

Background to the Current Application 

1.9 In September 2016, LGDL submitted an application under s.73 of the Town and 
Country Planning Act 1990 (1990 Act) for minor material amendments to the 2009 
planning permission (ref DC/16/09841).  This proposed amendments to the scale 
and massing of blocks in Phase 2 of the Gateway development together with 
amendments to the floorspace allocated to the approved uses, the omission of 
Block F on the eastern side of Lewisham High Street and omission of the 
approved basement car parking.  This application was reported to the Strategic 
Planning Committee on 21 March 2017 when the application was deferred for a 
number of reasons.  The Applicant submitted additional information and the 
application was reported back to the Strategic Planning Committee on 4 July 2017 
when it was resolved that the application should be refused.  The full reasons for 
refusal were agreed by Strategic Planning Committee at its meeting on 10 August 
2017 and the decision notice was issued on 14 August 2017 specifying the 
following reasons for refusal: 

1. The proposed amendments increase the residential floorspace and dwelling 
numbers through a reduction in the amount of non-residential floorspace on 
the site and without a proportion of on-site affordable housing being 
provided, resulting in a land use mix contrary to the development objectives 
and land use priorities set out in Strategic Site Allocation 6 of the Lewisham 
Core Strategy 2011. 

2. The proposed increase in the height, scale and mass of the development 
will increase overshadowing of the public realm resulting in an unacceptable 
impact on the quality of these public spaces contrary to the urban design 
principles set out in Strategic Site Allocation 6 and Policy 15 of the 
Lewisham Core Strategy 2011 and DM Policy 30 of the Lewisham 
Development Management Local Plan 2014. 

1.10 Following the refusal of the 2016 s.73 application LGDL have undertaken a review 
of the scheme to seek to address the reasons for refusal.  In summary the current 



 

 

application proposes the following amendments to the 2009 planning permission, 
with reference to the 2016 s.73 application to identify how it has changed in the 
light of the refusal of that application. 

 Changes to Height, Massing and Layout of Buildings – changes to the physical 
parameters of all Phase 2 buildings including the footprint of Blocks C (including 
the position of C1, C2), D1, D2 and E, and increasing the height and massing of 
Blocks D1 and D2. 

 Following the refusal of the previous application the proposed maximum height of 
Block D2 has been reduced by 9m (approx. 3 storeys) and C2 by 7m (approx. 2 
storeys) from that proposed in 2016.  Development parameters have also been 
refined to more closely match the indicative scheme to seek to address concerns 
regarding the overshadowing of public spaces. 

Changes to the Amount of Floorspace Allocated to the Approved Uses – the 
principal change is to increase the maximum residential floorspace in the scheme 
through reducing the amount of office and retail floorspace and omitting the 
education floorspace (given that Lewisham Southwark College ‘LeSoCo’ have now 
found alternative accommodation). 

 Following the refusal of the 2016 s.73 application the overall maximum floorspace 
has been reduced from 100,000m2 to 97,545m2.  The current application also 
proposes an element of office space and the inclusion of co-living accommodation 
as an alternative to the hotel space that was approved in 2009. 

 Affordable Housing – the provision of 53 affordable homes at London Living Rent 
levels.  This is supported by £10m from the Government’s Housing Infrastructure 
Fund.  A further 53 affordable homes will be supported by £9.6m in s.106 monies 
from the neighbouring Loampit Vale development that was ring-fenced for the 
delivery of affordable housing in the Borough.  

 The 2016 s.73 application did not provide any affordable housing, although the 
original 2009 s.106 agreement included a review mechanism to capture any uplift 
in values. 

1.11 The scope of the changes is described in more detail below. 

 Current Application For Minor Material Amendments 

1.12 The 2009 planning permission established a number of development principles set 
out in the site-wide masterplan and that remain constant in the current proposals.  
These include the provision of new hard and soft landscaped open space within 
the site; a direct north-south pedestrian route through the site from the station/DLR 
to the new crossing on Rennell Street; and direct east-west routes through the site 
connecting the station/DLR and bus stops with Lewisham High Street and 
residential areas to the east.  The public access areas/routes are secured in the 
original s.106 agreement which also includes a number of other obligations 
relating to the delivery of the scheme and its operation, including the phasing of 
works and provision of affordable housing (including a review mechanism). 

1.13 Phase 2 of the Gateway development comprises all of the land south of the DLR 
station, bounded by the new road layout and incorporating the buildings and public 
realm in this area.  The amendments propose a different built form and land use 



 

 

mix on the site from that granted outline planning permission in 2009, including 
increasing the height and massing of certain buildings on the site, particularly 
blocks D1 and D2.  The application also proposes a slight reduction in the total 
floorspace on the site, from the 100,000m2 granted outline planning permission in 
2009 to 97,535m2.  The current proposal also omits Block F (located on the east 
side of Lewisham High Street) and omits the basement car park.  The application 
does not propose any changes to the approved highway/river works. 

 

Proposed Site Layout/Masterplan 

1.14 The changes in floorspace (gross external area) under the current s.73 application 
comprise: 

Use Class 
Approved 

2009 
Proposed 

2018 

Difference between 
Approved 2009 and 

Proposed 2018  

Residential (C3) 57,000 77,326 +20,366 

Hotel (C1) 3,000 

6,409 +3,409 Hotel (C1) / Co Living (Sui 
Generis)  

- 

Leisure (D2) 5,000 4,194 -806 



 

 

Shops (A1), Financial and 
Professional Services (A2) 

12,000 

7,725 -8,275 Restaurants, cafes (A3) 
and Drinking 
Establishments (A4) 

4,000 

Hot Food Takeaways (A5) 1,000 - -1,000 

Office / Education (B1/D1) 17,500 - -17,500 

Office / Co-Working (B1) - 1,891 +1,891 

Office (B1) / Non-
Residential Institution (D1) 

500 - -500 

TOTAL (gross external 
area) 

100,000 
97,545 

-2,455 

 

1.15 The changes to maximum building heights are set out below.   

 2009 Approved 2018 Proposed 

Blocks Heights* 

A1 77m No change 

A2 47m No change 

B1 47m No change 

B2 70m No change 

 Min.  Max.  Min. Max 

Low Zone 

C 16m 14-20m 8m 18m 

D1 16m 28m 8m 18m 

D2 16m 20m 8m 18m 

E 20m 18m 

Mid Zone 

C1 34m 34m 34m 34m 

C2 34m 47m 34m 42m 

D1 34m 47m 34m 61m 

High Zone 

D2 54m 77m 54m 95m 

 * All heights measured from ground level 

1.16 The proposed changes to the development parameters would permit an increase 
in the maximum height of blocks as well as changes to their footprint and massing 
without increasing the overall floorspace on the site.  This is achieved by 
redistributing the approved floorspace between the different blocks.  This is 
considered in more detail below however Officers have reviewed the principles of 
this approach and are satisfied that the floorspace in the form of development now 
proposed does not exceed the maximum floorspace granted outline planning 
permission in 2009.  If Members are minded to approve the current application the 
detailed design of the buildings and landscaping would be submitted separately as 



 

 

reserved matter(s) for Phase 2 in due course.  These details would need to adhere 
to the relevant parameter plans, development specification, conditions and 
obligations in the s106 Agreement which it is proposed is entered into should the 
current application be approved.   

1.17 The Design and Access Statement submitted with the current application includes 
indicative floorplans and images of the external design of the buildings as well as 
landscaping of the public realm.  These are for illustrative purposes only and are 
not for determination as part of this current application.  However they also show 
refinements to the massing of blocks within the maximum dimensions shown on 
the parameter plans that are considered important to an acceptable scheme 
coming forward at reserved matters stage and these should be secured by 
condition and it is considered that these should be secured by condition.  

2.0 PROPERTY/SITE DESCRIPTION   

2.1 The Gateway site is bounded principally by the Lewisham-Blackheath railway line 
to the north, Lewisham High Street to the east, Rennell Street to the south the 
Lewisham-Ladywell railway line to the west.  The site includes the confluence of 
the Ravensbourne and Quaggy rivers which flow from south to north through the 
site on the western and eastern edge of the site respectively as well as land on 
Thurston Road (which accommodates the relocated bus layover facility). 

2.2 To the north of the Lewisham/Blackheath railway line is a retail superstore (and 
associated parking) and a row of two storey Victorian houses on Silk Mills Path 
and two houses sitting alongside Silk Mills Path known as Sharstead Villas.  
Further to the north are new developments at Conington Road.  To the north east 
the land rises towards Blackheath.  To the east of Lewisham High Street is the St 
Stephen’s Conservation Area, with a row of locally listed five storey Victorian 
properties (predominantly in commercial use but including residential) fronting onto 
Lewisham High Street and the Grade II listed St Stephens Church.  To the south 
of Rennell Street is Lewisham Shopping Centre including Citibank Tower.  

2.3 The current application relates to the entire Gateway site as defined in the 2009 
planning permission however the changes proposed in this current application 
relate only to the Phase 2 land as described above.  The Gateway site as a whole 
is 5.6 hectares.  The site falls within Flood Zone 3a and is within an Air Quality 
Management Area.   

2.4 Since the original proposals for the Gateway site submitted to the Council in 2006 
and the grant of outline planning permission in 2009 there has been significant 
development and change in the surrounding area.  This has changed the physical 
and land use context within which Phase 2 of the Gateway development is being 
progressed.  These changes include: 

 Loampit Vale/Renaissance – high density mixed used development located to 
the west of the railway line.  Planning permission granted in March 2010 for 
approximately 790 homes/apartments, 1,850m2 non-residential floorspace and 
leisure centre. The development consists of eight buildings, ranging in height 
from 5 to 24 storeys. (Ref: DC/09/71246/X) 

 Cornmill Gardens and River Mill Park – soft landscaped open space and 
children’s play area opened in 2007. 



 

 

 Premier Inn Lewisham High Street – 60 room hotel to the north east of the 
Gateway site 

2.5 In addition, there are sites where either prior approval has been given for a change 
of use from office to residential or the Council has resolved to grant planning 
permission but where decision notices have not yet been issued pending 
conclusion of s.106 Agreements: 

 Lewisham House/CitiBank – located to the south of Rennell Street and adjacent 
to the Lewisham Centre, prior approval has been given for the change of use to 
convert the 22 storey tower to residential providing 237 new residential units 
(Ref: DC/15/92471 and DC/17/105087)  

 Lewisham Retail Park, Loampit Vale – application for the comprehensive 
redevelopment to provide approximately 4,000m2 of non-residential floorspace 
and 536 dwellings in buildings ranging from 4-24 storeys in height. Strategic 
Planning Committee (October 2017) resolution to grant planning permission. 
(Ref. DC/16/097629) 

 Carpetright Site, Loampit Vale – application for construction of two buildings of 
16 and 30 storeys comprising 242 dwellings and 960m2 non- residential 
floorspace.  Strategic Planning Committee (February 2018) resolution to grant 
planning permission. (Ref. DC/17/102049) 

2.6 Finally, there are sites where the Council has yet to make a decision on current 
applications: 

 Former Tesco's Car Park, Conington Road – application for three buildings 8, 
14 and 34 storeys, to provide 365 dwellings and 554m2 gross of commercial / 
community / office / leisure space.  Strategic Planning Committee (December 
2017) deferred a decision on the application. (Ref. DC/17/101621) 

3.0 PLANNING HISTORY 

3.1 On 8 May 2009 planning permission was granted subject to conditions and a s.106 
agreement for the comprehensive mixed use redevelopment of the Lewisham 
Gateway Site for up to 100,000 m2 comprising retail (A1, A2, A3, A4 and A5), 
offices (B1), hotel (C1), residential (C3), education/health (D1) and leisure (D2) 
with parking and associated infrastructure, as well as open space and water 
features.  The permission was in outline with all matters reserved other than works 
comprising the realignment of the public highway and diversion of the existing 
Ravensbourne and Quaggy rivers that were approved in detail.   

3.2 The permission allows for: 

 up to 57,000 m2 residential (C3) 

 up to 12,000 m2 shops, financial & professional services (A1 & A2) 

 up to 17,500 m2 offices (B1) / education (D1) 

 up to 5,000 m2 leisure (D2) 

 up to 4,000 m2 restaurants & cafés and drinking establishments (A3 & A4) 

 up to 3,000 m2 hotel (C1) 

 up to 1,000 m2 hot food takeaways (A5) 

 500m2 health (D1) 

 provision of up to 500 car parking spaces 



 

 

 revised road alignment of (part of) Lewisham High Street, Rennell Street, 

Molesworth Street and Loampit Vale and works to Lewisham Road. 

3.3 Condition 9 of the 2009 outline planning permission lists the approved parameter 
plans and Condition 10 sets out the criteria by which applications to vary the 
development parameters will be assessed including environmental effects and the 
scope, scale or changes to other parameters of the approved development. 

3.4 Applications for Reserved Matters for the Phase 1A and 1B buildings were 
approved in May 2013 and September 2014 respectively.  These comprise 
buildings of 25 storeys and 15 storeys providing a total of 362 residential units and 
1089m2 of retail/restaurant/cafe floorspace.  Details of the open space within 
Phase 1 (Confluence Place) have also been approved. 

3.5 In addition, approval has been given for non-material amendments to the original 
planning permission.  These have allowed for the variation to the detailed river 
works and amendments to the highway layout including alterations to crossings, 
the introduction of new cycle advanced stop lines, cycle lanes, modification of 
traffic islands and the widening of Rennell Street, alterations to the Thurston Road 
bus stand internal layout and changes to the length of bus stops.  Approval has 
also been given to amendments to the detailed wording of certain conditions. 

3.6 As set out above, in August 2017 an application for minor material amendments to 
the 2009 planning permission relating to the southern part of the Gateway 
development (Phase 2) was refused for the reasons stated in paragraph 1.9 of this 
report.   

4.0 CURRENT APPLICATION  

 Procedural Matters 

4.1 When planning permission is granted development must take place in accordance 
with the permission and conditions attached to it (and with any associated legal 
agreements).  However, issues may arise after planning permission has been 
granted that require or lead to proposals to modify the approved development.  
Where these modifications are fundamental or substantial, a new planning 
application will generally be required.  Where less substantial changes are 
proposed an application can be made for either a non-material amendment (under 
s.96a of the 1990 Act) or a minor material amendment (under s.73 of the 1990 
Act)  There is no statutory definition of what constitutes a ‘non-material’ or ‘minor 
material’ amendment'.  This will be dependent on the context of the overall 
scheme.  However, Government guidance states that a 'minor material 
amendment' is generally considered to be an amendment where the scale and/or 
nature of the changes result in a development that is not substantially different 
from the one which has been approved.   

4.2 The current application is submitted under s.73 of the 1990 Act.  S73 provides a 
procedure for "minor material amendments" whereby an application may be for 
planning permission for development without complying with the conditions 
attached to an earlier planning permission.  Such an application can, however, 
only relate to conditions.  It gives the local planning authority the ability to amend, 
omit or add conditions as it considers appropriate to the circumstances of the 
application.  Where s.106 obligations have been entered into in connection with 



 

 

the earlier permission these will likely be applied to any s.73 permission, subject to 
any appropriate changes. 

4.3 The effect of approval of an application under s.73 is the grant of a new planning 
permission which leaves the original permission intact and unamended.  Whilst 
under a s.73 application the Council is only able to consider the question of the 
conditions subject to which planning permission should be granted, since the 
result is a new permission the Council is required to consider the application in the 
light of the development plan and material considerations prevailing at the time it 
considers the application, as per the requirements of s.38(6) of the 1990 Act.  The 
Council is not, however, entitled to rewrite the permission and any changes to 
conditions or new conditions must be ones the Council could have imposed on the 
original consent and such conditions cannot fundamentally alter the development 
contained in the original permission.  As referred to above, this issue is to be 
considered by reference to the scheme as a whole.  Officers are satisfied that the 
scope of the changes proposed under the current application and the extent of the 
changes can appropriately be considered as minor material amendments.  

 Amended Development Parameters 

4.4 Other than Parameter Plan 1 (Existing Layout), which shows the application site 
red line boundary and does not change, all other Parameter Plans are to be 
amended to varying degrees.  The changes comprise: 

 Parameter Plan 2 (Proposed Layout: Ground Level) – change to footprints of 
Blocks C, D1, D2, E.  Block F omitted.  The highway layout including location of 
pedestrian crossings reflects the approved/as-built layout.   

 Parameter Plan 3 (Proposed Layout: Basement) – no change to extent of the 
basement but reference to its use for residential parking removed. 

 Parameter Plan 4 (Building Blocks Plan) – change to footprints of Blocks C, D1, 
D2, E.  Block F omitted.   

 Parameter Plan 5 (Public Realm Plan: Ground Level) – change to shape and 
dimensions of open space within site.  Reduction in minimum width between 
Blocks D1 and C (north-south route linking the station and Rennell Street) from 
10m to 6.8m.  Reduction in minimum width between Blocks C and E (St 
Stephen’s Square) from 17.5m to 13.5m.  Minimum distance between Blocks 
D2 and E (adjacent to Rennell Street pedestrian crossing) specified as 8.5m.  
Block D1 (on Molesworth Street) located further from back edge of pavement.  
No change to dimensions of public footpaths around site. 

 Parameter Plan 6 (Open Space Plan: Roof Levels) – no change to extent of 
open space other than to reflect amended Block footprint. 

 Parameter Plan 7 (Vehicular Circulation / Public Transport Plan) – highway 
layout updated to reflect approved/as-built layout including location of 
pedestrian crossings.  Amended Block footprint shown. 

 Parameter Plan 8 (Building Heights Plan) – change to ‘Low Zone’ of Blocks C, 
D1, D2 and E to reduce minimum building height to 8m (from approved 16m) 
and reduce the maximum to 18m (from approved 20m); change to ‘Mid Zone’ of 



 

 

Block C2 to reduce maximum height of to 42m (from approved 47m) and 
increase maximum height of D1 to 61m (from approved 47m); change to ‘High 
Zone’ (Block D2) to increase maximum height to 95m (no change to minimum 
height of 54m). 

4.5 The implications of the proposed changes are considered in detail in Section 8 
below. 

 Supporting Documents  

4.6 In addition to the revised Description of Development (and schedule of uses) and 
revised Parameter Plans that define the scope of the proposed changes, the 
application is supported by: 

 Design and Access Statement– this sets out the rationale for the proposed 
changes to the development parameters and illustrates how these could be 
interpreted in the detailed design of Phase 2 including the public realm.  The 
document includes a Pedestrian Flow Assessment assessing the degree of 
pedestrian crowding at key locations across the site 

 Accessibility Review – a review of on and off-street parking in the vicinity of the 
site and an assessment of demand for and availability of off-site car parking 
spaces arising from the development; an assessment of public transport (bus, 
DLR, mainline) service capacity and the impact of the proposed development 
(cumulatively with other committed schemes in the area) and on public transport 
services. 

 Planning Statement including an Economic Statement – this sets out the 
planning history and policy context for the current application and identifies the 
economic, financial and in-kind outputs of the development. 

 Environmental Statement Addendum – this reports on the likely significant 
environmental effects of the proposed changes and, where relevant, identifies 
appropriate mitigation.   

 Delivery Strategy – this sets out the proposed delivery programme and phasing.  

 Consultation Report – this summarises the pre-application public consultation 
work undertaken by the Applicant team and feedback received from these 
events.  

 Energy and Sustainability Strategy – this updates the energy and sustainability 
strategy for the site in the context of current policy and regulations.  

5.0 Environmental Impact Assessment 

5.1 The original application submitted in 2006 was the subject of an Environmental 
Impact Assessment (EIA) under the Town and Country Planning (Environmental 
Impact Assessment) (England and Wales) Regulations 1999 as amended.  These 
regulations were replaced by the Town and Country Planning (Environmental 
Impact Assessment) Regulations 2011, and subsequently by the Town and 
Country Planning (Environmental Impact Assessment) Regulations 2017 (the 
‘2017 Regulations’).  Whilst certain aspects of the 2009 Regulations under which 
the original application was assessed have changed, the overarching 



 

 

requirements for EIA have not been changed by the 2017 Regulations although 
additional assessment topics have been specified.  There have also been changes 
to consultation timescales. 

5.2 Under the 2017 Regulations certain development projects require EIA.  Projects of 
a type listed in Schedule 1 to the Regulations must be subject to EIA before 
permission can be granted.  The Gateway scheme is not a Schedule 1 project.  
Projects of a type listed in Schedule 2 will require EIA before permission is granted 
if any part of the development is in a sensitive area or certain prescribed 
threshold/criteria are exceeded/met and in either case the proposed development 
is likely to have significant effects on the environment by virtue of factors such as 
its nature, size or location.  Relevant to the current application is Schedule 2 
Category 13 of the 2017 Regulations.  This applies to changes and extensions to 
authorised schemes where the development as changed or extended may have 
significant adverse effects on the environment or the change or extension exceeds 
the relevant thresholds in Schedule 2 to the 2017 Regulations.  

5.3 The current application is EIA development for the purposes of the 2017 
Regulations and accordingly is accompanied by an Environmental Statement 
Addendum Main Report, Technical Appendices and Non-Technical Summary (the 
“ES Addendum”) that assesses the impact of the proposed changes on a range of 
receptors.  The Council must not grant planning permission pursuant to an 
application to which the Regulations apply unless they have first taken the 
environmental information into consideration.  The environmental information 
encompasses the Environmental Statement, any further information’ (i.e. further 
information provided in response to a request under Regulation 25 in order to 
ensure the ES is an ES for the purposes of the Regulations) or ‘any other 
information' (i.e. any other substantive information relating to the ES provided by 
the applicant), any representations made by any body required to be invited to 
make representations, and any representations duly made by any other person 
about the environmental effects of the development.    

5.4 The Council appointed specialist consultants to review the ES Addendum 
including its compliance with the 2017 Regulations.  They have concluded that the 
ES Addendum satisfies the requirements of the 2017 Regulations and that no 
further information is required in that regard.  Certain clarifications were, however, 
requested and provided by the Applicant in February 2018 and have been 
considered in the assessment of the ES. 

5.5 The ES Addendum concludes that appropriate mitigation can be secured by 
condition and/or S106 obligations either as set out in the original 2009 planning 
permission or with minor changes and updating.  The significant environmental 
effects and proposed mitigation are considered further below and Officers agree 
that any required mitigation can be dealt with by condition/obligation.  Given the 
outline nature of the existing planning permission and current s.73 application 
details submitted at Reserved Matters stage will be scrutinised to ensure the 
necessary mitigation identified at this stage is incorporated and delivered.  

6.0 Consultation 

 Pre-application 



 

 

6.1 The Gateway development has been subject to numerous developer and Council 
led consultations sessions over last 10 years.  In autumn 2015, the Applicant 
began pre-application discussions with the Council regarding amendments to the 
approved scheme in respect of Phase 2.  As set out above, a s.73 application was 
submitted in September 2016 for those amendments, which was refused in August 
2017. 

6.2 Since the previous s73 application, the developer held 6 further pre-application 
meetings with Council planning and design officers from October 2017 – January 
2018, when the application was submitted.  

6.3 During the pre-application meetings with Council Officers, the focus on the 
discussions was on the amendments to the building heights and massing, the 
quality of the public realm, affordable housing, transport matters and changes to 
the floorspace allocation.  

6.4 Public-consultation by the Applicant on the proposed amendments took place 
December 2017 and full details have been provided within the submitted 
Consultation Report. 

6.5 Following the distribution of 12,000 flyers to local residents and business, letters to 
local stakeholders and adverts in local media, three days of a public exhibition 
were held (7th, 9th and 14th December 2017), two in Lewisham Shopping Centre 
and one in the Lewisham Methodist Church Hall, with 443 people attending the 
consultation events and a significant number submitting written feedback.  The 
exhibition materials were also available through a consultation website, which 
provided an online survey to receive feedback. 

6.6 The Consultation Report outlines the main areas of concern raised during and in 
response to the consultation exercise, which were; the increase in buildings 
heights, impact daylight / sunlight and wind to surrounding sites and public realm, 
concerns over traffic and congestion, train and DLR capacity, the amount of 
affordable housing, design quality and the mix of commercial/residential uses.  

Application Consultation 

6.7 The s.73 application has been publicised and consulted upon in accordance with 
the requirements of the Town and Country Planning (Development Management 
Procedure) Order 2015 and the Council’s adopted Statement of Community 
Involvement. In addition, the application has been advertised and consulted upon 
in accordance with the requirements of the Town and Country Planning 
(Environmental Impact Assessment) Regulations 2017.  

6.8 The scale of the development falls within applications referable to the GLA under 
the Town and Country Planning (Mayor of London) Order 2008. However because 
the original application was received by the local planning authority before 6 April 
2008 the application does not need to be referred to the GLA (paragraph 1, 
subparagraph (3) of the Order).  

6.9 The extent of the consultation area (See Appendix 1: Consultation Map) is 
consistent with that used for the original 2006 application and the 2016 s73 
application.  Letters were also sent to those who had commented on the previous 
applications, which resulted in approximately 12,000 letters being delivered.  An 
advert was also placed in the Local Press and 10 Public Notices were displayed 



 

 

around the site as well as 10 Site Notice displayed on site on behalf of the 
developer.  The application and associated documents have also been posted on 
the Council’s website in the usual way. 

6.10 Emails providing a link to the application details were sent to the relevant ward 
Councillors.  The following statutory consultees and stakeholders were also 
consulted: 

 Docklands Light Railway   

 Environment Agency   

 Historic England   

 Health and Safety Executive  

 Highways England 

 London Fire & Emergency Authority   

 Metropolitan Police Designing Out Crime Officer (Lewisham)   

 National Grid 

 Network Rail   

 Thames Water   

 Transport for London    
 

6.11 The following local groups were consulted; 

 Ladywell Society 

 Blackheath Society 

 Lewisham Green Party 

 Lewisham Central Residents Association 

 Lewisham Cyclists   

 Quaggy Waterways Action Group   
 

6.12 The following Council services were consulted: 

 Ecological Regeneration  

 Education 

 Emergency Planning 

 Environmental Health 

 Highways   

 Lewisham PCT 
 

Written Responses received from Local Residents and Organisations 

6.13 The application consultation process to date (when the report went to print) has 
resulted in 42 written representations from local residents (28 letters and 1 petition 
in objection to the proposals, 3 neutral comments and 10 letters supporting the 
proposals).   

6.14 Objections received are addressed within the planning considerations section of 
this report.  A summary of comments received is set out below. 

Local Residents 

6.15 Local objections relating to material planning considerations can be summarised 
as follows: 



 

 

Delivery 

 Outline permission was granted in 2009.  Construction did not start until 
2013.  Phase 1 has not delivered any retail;  

 Development will not be finished until 2022. 
 

Construction Impacts 

 Obstruction to pedestrian access between station and town centre due to 
construction;   

 Noise, pollution and poor air quality as a result of construction;  

 Heavy traffic and delays as a result of construction;  

 Cumulative impact from construction of other sites at the same time; 

 The construction of Phase 1 has caused cracks in walls and the decibel 
level of the construction works far exceed legal limits.  We have made the 
developers aware of this but they have done nothing (Officers wrote to the 
objector on the 6/03/2018 to try to facilitate a meeting with the Applicant.  
At the time the report went to print no response had been received).. 

 
Height, Townscape and Views 

 Concern around increased heights and massing;  

 Tower D2 is 23% higher than originally approved;  

 Block D1 is 30% higher than originally planned and very bulky;  

 The maximum massing is still 25% more than the original illustrative 
massing;  

 Concern around wind in the Town Centre caused by tall buildings; 

 Increased overshadowing of Confluence Place; 

 Insufficient Sunlight and Daylight Information; 

 Townscape and Visual Impact Assessment is not sufficiently detailed; 

 Concern surrounding increased overshadowing/loss of daylight/loss of 
privacy to surrounding residents; 

 Increased overcrowding; 

 Tall buildings will be visible from Blackheath and will negatively affect 
special characteristics and views; 

 All buildings in Lewisham should be limited to 25 floors; 

 Towers are out of keeping with the area; and 

 Towers will impact on views from conservation areas. 
 

Public Realm 

 The assertions about overshadowing being at acceptable levels need 
testing, given the small size of the central Confluence Place (smaller than 
the old Quaggy Gardens) and the heights/bulks of the taller blocks; 

 Object to the narrowing of the route between station and town centre, will 
create adverse microclimate at ground level. Narrowness is compounded 
by lack of sightlines beyond the space;  

 Central green space is too small, overshadowed and does not make 
enough of a contribution towards wildlife 
 

Transport 



 

 

 Insufficient transport capacity to accommodate additional residents, 
developments should be delayed until capacity issues have been 
addressed;  

 Object to the loss of underground parking which will put strain on parking in 
surrounding streets;  

 There is no developer contribution to tackling station congestion and 
overcrowding. All infrastructure spending has been for the benefit of 
pedestrians, cyclists, bus users and car drivers, with nothing for rail/DLR 
users. 

 Application does not address how cycling in town centre can be improved 
 

Affordable Housing 

 103 affordable homes will be only 12.9% of 800 across the whole 
development, all publicly funded, short of Lewisham’s target of 50%; 

 Object to taxpayer paying for something developer should provide 

 According to the accounts of Lewisham Gateway Development the income 
statements for 2015 and 2016 (the latest available) show a profit (after tax) 
of £1013000 on cost of £12056000 and a profit of £5682000 (after tax) on 
cost of £44298000, i.e. about 8% and 13%; the argument that affordable 
housing is commercially not viable is not true. 
 

Co-living/co working space 

 Planning permission should be conditional on delivery of co-living and co-
working floorspace;  

 Co-living is an attempt to squeeze more living space out of available space 
and may generate more income per square metre than a single or family 
unit 

 Co-living is not affordable, untested and risky.  Could end up with large 
proportion of development empty 
 

Sustainability  

 Energy and Sustainability assessment fails to declare performance of Heat 
Interface Unit therefore carbon savings to be provided by scheme cannot 
be supported 

 Development should be more sustainable 

 Concern around the peregrine falcon living on the Citibank Tower 
 

Mix of uses 

 Mix is now skewed towards residential use; 

 Mix of uses does not meet the Development Plan.  Gateway is supposed to 
deliver a prime shopping and leisure area.  Object to loss of commercial 
uses from mix;  

 Phase 1 Gateway units are vacant so question contribution commercial 
units will make to scheme;  

 No guarantee that cinema will be delivered;  

 Object to loss of education use. 
 

Social Infrastructure 



 

 

 Impact on social infrastructure such as schools, doctors and hospitals  

Public consultation  

 Developer should be taken to task for bias and misrepresentation. Survey 
only allowed limited choices. 

6.16 Local objections and comments relating to non-material matters can be 
summarised as follows 

 Loss of views. 

6.17 Local support can be summarised as follows: 

 Support the refurbishment of the area and the application  

 Phase 2 will provide important benefits to Lewisham Town Centre. These 
benefits include: over 100 affordable homes for rent, hundreds of jobs for 
local residents, new independent shops, a flexible business hub for start-
ups and a brand-new cinema for the town centre; and 

 Support the proposals so work can begin. 
 

6.18 In addition to the objections from local residents the following objections have 
been received from local groups / societies; 

Blackheath Society  

6.19 The society object to the proposal for the following reasons; 

 despite some improvements on the 2016 S73 application, the two reasons 
for refusing the 2016 s73 application still apply (affordable housing and 
height, scale and mass of the proposal leading to overshadowing of the 
public realm);  

 The application documents do not include sufficient data to compare the 
application to the 2009 scheme;  

 Additional views should be provided so that the impact of the proposals on 
surrounding conservation areas can be understood;  

 Heights of D1 and D2 have been increased but the Society have seen 
nothing to justify the height and massing of these buildings, either in terms 
of public benefit (e.g. access) or quality of design 

 Affordable housing should be increased to at least 15% across the whole 
development 

 The level of residential use should be reduced and level of other uses 
(retail, leisure and business) increased to restore the original vision of the 
scheme as a genuinely mixed development aiming to shape the economic 
future of the town centre;  

 the developer should provide clearer evidence that the quality of 
Confluence Place is exemplary and will provide a real benefit to the local 
community;  

 Lewisham Station is not currently fit for purpose in terms of capacity, 
access and safety and there is no clarity about plans to remedy the 
situation;  



 

 

 A S106 contribution of at least £150,000 to add DLR train capacity, in 
proportion to what Conington and Carpetright are contributing, should be 
required of Gateway 
 

Ladywell Society 

6.20 The society object to the proposal for the following reasons; 

 The slight reductions in the height of buildings D1 and D2 from the previous 
S73 application does not convince the Ladywell Society that these will 
cause anything other than a detrimental effect to the townscape of central 
Lewisham.  Although central Lewisham has been designated an area 
suitable for tall buildings, the Society feels that 20 storeys is high enough 
for this location;  

 The photomontages in the Environmental Statement Addendum Vol 11, 
show how overwhelming the development would be. The revised buildings 
will affect the views from the St. Stephen’s Conservation Area, Brookbank 
Road, Chudleigh Road in Ladywell, the open space of Cornmill Gardens 
and the Local View from Hilly Fields;  

 Affordable housing has now been included but this is only at 11.4% across 
the site and entirely dependent on grants from outside bodies.  Wholly 
inadequate given need in the borough;  

 London Living Rent is unlikely to be achievable by many Lewisham 
Households in need and Social Rent levels would be more suitable.  No 
information on how units will be allocated;  

 No evidence that there is research to support co-living accommodation in 
this location.  Draft London Plan Policy requires co-living to make a cash 
contribution towards C3 affordable housing.  No details have been 
provided;  

 Gateway should provide 2 and 3 bed units in line with Lewisham 
requirements, given prevalence of 1-bed units on other sites;  

 Publically accessible areas should be provided in accordance with Draft 
London Plan but no details are provided.   
 

Lewisham Cyclists 

6.21 The groups objects to the proposal for the following reasons; 

 There are concerns around the safety of the junctions surrounding the site 
and how this creates an inhospitable and unpleasant environment at odds 
with the sense of arrival and place required of this newly regenerated 
entrance to the town;  

 Therefore, the group requests that the committee uses their powers of 
section 106 agreements to require the developer to design, in conjunction 
with TfL, the local authority, and Lewisham Cyclists, improved access for 
people on bicycles and on foot to mitigate the lack of access, and 
encourage more sustainable journeys by bicycle and/or on foot in line with 
the London Mayor’s ‘Healthy Streets for London’ Walking and Cycling 
Strategy and Lewisham's recently published Cycling Strategy.  

 The Council should also use its powers to create an effective cycle hub, 
potentially within one or more of the existing railway arches, to include 



 

 

secure cycle storage, maintenance and repair facilities, and other services 
aimed at encouraging people on bicycles to use this public. 
 

Written Responses received from Statutory Agencies 

Transport for London  

6.22 Subject to provision of further information and clarification (see below), and further 
discussions with Lewisham Council and the applicant for potential mitigation of the 
impact on DLR and for public realm and wayfinding, TfL would not object to the 
proposed variation to the Lewisham Gateway scheme:  

 The proposal will result in a significant reduction in vehicle movements from 
the consented scheme which is welcomed considering existing levels of 
congestion in Lewisham and London.  However there can be expected to 
be an increased number of trips on walking, cycling and the public transport 
networks during both the AM and PM peaks;   

 The Applicant’s Accessibility Review does not provide details of net trip 
generation and only provides limited information for buses and no details 
for DLR or National Rail.  This information should be presented to assist 
with TfL’s ongoing review of capacity in particular on the DLR network;  

 To address existing capacity issues, DLR has a programme to increase 
frequencies through the purchase of additional trains. However, these are 
not programmed to come online until May 2022. In order to address this 
capacity issue, a contribution may be required towards the planned 
capacity enhancements of the DLR (which would be in line with other 
recent applications in Lewisham Town Centre) due to the adverse impacts 
on public transport capacity, to be discussed further with Lewisham Council 
and the applicant; 

 TfL welcomes the intention to remove 500 car parking spaces from the 
consented scheme in order to provide for a car-free development and the 
commitment to exempt for residents from seeking parking permits within 
the local Controlled Parking Zone (CPZ); 

 Up to date cycle parking standards should be applied and 5% of all cycle 
parking spaces must be capable of accommodating oversized cycles;  

 The applicant should set out how demand from blue badge holders could 
be met and accommodated on or in close proximity to the site;  

 It will need to be confirmed that cycling will be allowed through the 
development – this should be allowed to connect to the Toucan crossing on 
Rennell Street and towards cycle parking and storage areas;  

 Travels Plans, Delivery and Servicing Plans and Construction Logistics 
Plans should all be amended in light of the proposed changes to the 
development; 

 TfL broadly welcome the amendments to building lines which increase 
public realm space and proposed planting; 

 Pedestrian and cycle wayfinding was highlighted as a need for phase 1 of 
the scheme but has not been taken forward, and TfL’s preferred system of 
Legible London signage is already in use elsewhere in the Borough of 
Lewisham.  An indicative cost estimate for design and installation is 
£100,000, which we would wish to discuss further with the applicant and 
Lewisham Council;  



 

 

 Pedestrians are informally crossing at the corners of Molesworth Street / 
Rennell Street and Lewisham High Street / Rennell Street, causing 
obstructions to traffic flow. Installing planting or other street furniture, in 
combination with Legible London wayfinding would help to direct 
pedestrians away from junctions and towards formal crossing points. These 
should be implemented before construction starts on phase 2, and allow for 
a future phased introduction of signage through the central retail street; and  

 The earliest phased opening of the Retail Street for pedestrians between 
the Rennell Street crossing and Lewisham station should be examined 
through the phasing of the Construction Logistics Plan. 

 
Following the submission by the applicant of further information relating to trip 
generation and disabled parking, TfL provided a further response: 

 With regard to blue badge/ accessible parking, TfL welcomes the additional 
review undertaken by the applicant over the potential availability of parking 
spaces within 150m of the development. TfL is satisfied that there would be 
sufficient additional capacity to accommodate potential demand for blue 
badge parking arising from the development. TfL also concurs with the 
applicant that demand for blue badge parking is likely to be lower for this 
scheme due to its town centre location in close proximity to local services 
and amenities as well as step free public transport options provided by 
buses, the DLR and National Rail services from Lewisham Station. 

 With regard to the s73 schemes impacts on DLR capacity, the applicant 
has undertaken an assessment indicating that the revised proposals would 
generate an additional 80 - 107 northbound trips on the DLR Lewisham 
Branch during the AM Peak. As previously advised, the Lewisham Branch 
is already operating over planned capacity. Even following the introduction 
of Crossrail services and the construction of the South Quay footbridge on 
the Isle of Dogs, capacity is likely to remains constrained following the 
implementation and build out of schemes with planning permissions along 
the route. As the applicants has advised, the s73 application will create 
additional trips which equate to 0.6% of the planned capacity, further 
worsening capacity constraints and impacting on DLR users who access 
the network north of Lewisham.  As part of the Carpetright application 
(reference DC/17/102049), a s106 contribution of £80,000 was agreed in 
principle to go towards further DLR capacity enhancements associated with 
the generation of an additional 23 northbound trips. Applying a consistent 
approach, TfL consider that an appropriate s106 contribution for the 
Lewisham Gateway s73 application towards DLR capacity enhancements 
is £278,000 in accordance with London Plan policy 6.3. 

 
 

Network Rail  

6.23 Network Rail note that Lewisham Station is one of Network Rail’s top 10 priorities 
for congestion relief in the country and that for safety reasons during peak times 
there is already a risk that station closures may be required.  This will be further 
exacerbated if pedestrian footfall continues to increase and certain mitigation 
measures, including improvements of station facilities and pedestrian flow will be 
required to relieve station congestion and address this safety concern.  Network 
Rail is concerned by the impact that the proposed increase in units on the 
Gateway site will have on Lewisham Station and believe that more focussed 



 

 

improvements will be needed to safely accommodate the additional passenger 
numbers this proposed amendment will create.  To mitigate against the impact of 
the proposed additional units Network Rail seek a contribution of £400,000 from 
the Applicant towards internal station improvement works at Lewisham Station. 

Thames Water 

6.24 No objection subject to conditions. 

Royal Borough of Greenwich 

6.25 The Royal Borough raised objections to the proposals for the following reasons:  

 The submitted details fail to take account of the impacts on the character of 
the surrounding Victorian neighbourhoods resulting from the additional 
height of the development. The Conington Road neighbourhood, within 
Royal Greenwich, is one of these neighbourhoods and is likely to be 
impacted negatively by the scale and height of the development. This is in 
contravention of London Plan Policy 7.4, which requires developments to 
have due regard for the existing character and scale of surrounding 
neighbourhoods and Policy 7.7 which requires tall buildings to have 
particular regard for their potential to severely impact the existing character 
of their surroundings; and 

 The submission fails to provide an assessment of the impacts of the uplift 
in dwelling numbers on the public transport infrastructure that LB Lewisham 
shares with Royal Greenwich, namely the DLR and the Southeastern 
railway lines. 
 

Tower Hamlets Borough Council  

6.26 No comment 

Historic England  

6.27 Subject to the retention of condition 28 (archaeological investigation) attached to 
the original 2009 permission no objection is raised. 

Highways England  

6.28 No objection 

Environment Agency  

6.29 The Environment Agency raise no objection to the application.  They comment: 

 With respect to flood risk, the EA understand that there is no change to 
fluvial flood risk as a result of the amendments to the development 
proposals, which include the decrease in overall floor space.  

 We note that the surface water drainage requirements have altered, 
resulting in higher climate change levels, but, under the Flood & Water 
Management Act 2010, the responsibility for surface water, groundwater 
and ordinary watercourses sits with the lead local flood authority (LLFA): in 
this case, the London Borough of Lewisham. 



 

 

 With respect to groundwater and land contamination, we consider that our 
previously provided advice remains applicable to the overall development 
scheme. 

Responses from Council Departments and Affiliates 

Strategic Housing 

6.30 No comments received. 

Sustainability Manager 

6.31 No comments received. 

Highways and Transportation 

6.32 The removal of the off-street parking spaces within the development will result in 
the car trips associated with the development being redistributed onto public 
transport modes.  

6.33 Based on the BODS data within the accessibility review, the bus network within 
the town centre has capacity to accommodate the additional bus trips redistributed 
into the bus network as a result of the S73 application. 

6.34 The amended development proposal (compared with that already consented) will 
result in the following changes in demand for DLR services. However, It should be 
noted that by the time that Lewisham Gateway Phase 2 is completed and opened 
in 2023, TfL should have increased DLR peak-time capacity by approximately 
25%. As such, additional trips associated with the development should be spread 
over a greater number of services:  

 An additional 35 – 40 incoming trips (southbound) during the AM peak. 
Based on existing capacity (22 incoming services during the AM peak), this 
equates to approximately 1.5 – 2 additional passengers per southbound 
service;  

 An additional 80 – 107 outgoing trips (northbound) during the AM peak. 
Based on existing capacity (23 outgoing services during the AM peak), this 
equates to approximately 3.5 – 5.5 additional passengers per service;  

 An additional 71 – 86 incoming trips (southbound) during the PM peak. 
Based on existing capacity (15 incoming services during the AM 
approximately 5 – 6 additional passengers per service; and  peak), this 
equates to an additional 57 – 64 outgoing trips (northbound) during the PM 
peak. Based on existing capacity (15 outgoing services during the AM 
peak), this equates to approximately 4 additional passengers per service. 
 

6.35 With reference to rail trips, it is concluded that the amended development 
proposal (compared with that already consented) will result in the following 
changes in demand for Rail services:  

 An additional 75 – 103 incoming trips during the AM peak on Rail;  

 An additional 189 – 289 outgoing trips during the AM peak 

 An additional 159 – 177 incoming trips during the PM peak on Rail; and  

 An additional 121 – 130 outgoing trips during the PM peak on Rail.  
 



 

 

 

6.36 There are already a number of planned improvements to the public transport 
network that will help to reduce the impact of these increases, that are being 
pursued outside of the development planning process, which are set out below. 
Network Rail have requested a £400k contribution from the development to help 
progress work on the Lewisham station interchange proposals. TfL has sought a 
contribution towards improvements to the DLR.  

Lewisham Station improvements: 

6.37 The following plans are being developed by Network Rail, TfL, and the train 
operating companies collaboratively with the Council. These plans are being 
developed so that they can be implemented in the short to medium term, without 
compromising future plans for the full station interchange scheme. 

 Improvements to internal station capacity during Control Period 6 (2019-
2024);  

 Improved station access from the area to the north of the station, which will 
help to improve access from the surrounding developments. This has been 
raised directly with all bidders for the south eastern franchise which is due 
for renewal in April 2019 (award announcement due in late 2018).  
 

6.38 Service improvements: 

 During 2018 completion of track, signalling and major bridges work around 
London Bridge station, will improve journey-time reliability.  Southeastern 
services to and from Cannon Street have resumed calling at London 
Bridge.  Crossrail will open in December 2018, providing some relief to the 
network;  

 By 2022, new DLR trains will increase capacity from Lewisham by 2,295 
passengers in the peak hour, a 23% increase. There is also a currently 
unfunded proposal to provide an additional 7.5 trains per hour from 
Lewisham by 2025, moving an additional 4,005 passengers, a 64% 
increase;  

 By the mid 2020s Brockley Interchange is planned which will allow access 
to the Overground Network from Lewisham at Brockley. There is also a 
proposed increase in capacity by 3,360 additional passengers per hour on 
the overground, a 50% increase;  

 By 2029, the initial phase of the Bakerloo Line Extension is planned to 
open, serving Lewisham, and providing capacity for 22,870 additional 
passengers per hour. 
 

6.39 The Council will be undertaking study work during 2018 to examine the cumulative 
impact of planned development across the borough on the rail and road networks. 
This will help to establish what impact the planned improvements to the rail 
network will have, and whether there is a need for any further improvements to 
help mitigate their impact. This work will inform the preparation of a new Local 
Plan, Rail Vision, and Local Implementation Plan.  

6.40 The Council’s Local Implementation Plan will set out the borough’s plans for 
improving transport over the short, medium and long term. It will set out proposals 
for how to encourage modal shift in the borough and achieve the Mayor of 



 

 

London’s target of 80% of journeys being made by walking, cycling and public 
transport by 2041. In working towards this target, it will be important to consider 
how to encourage shorter journeys to be made by walking and cycling, which will 
help to ease pressure on the public transport and road networks. Alongside the 
preparation of the Local Implementation Plan, the council will also be developing a 
Road Safety Plan which will set out how the Council intends to achieve the Mayor 
of London’s vision for zero fatalities and serious injuries on London’s Roads by 
2041, and a traffic reduction strategy to help achieve the Mayor’s vision for a 10-
15% reduction in traffic by 2041. 

Parking 

6.41 The parking survey data suggests there is capacity on-street within 150m of the 
site to accommodate the disabled parking demand generated by the S73 
application, but given the cumulative impact within the town centre a contribution 
is required towards reviewing the existing on-street disabled parking provision 
within the Lewisham CPZ, 

6.42 As the S73 application removes the off-street parking provision within the site 
(except for 4 disabled spaces), details of a car club strategy for the site is 
required. So, occasional car use is available to residents as an older native to car 
ownership. 

6.43 The Accessibility Review only considers the servicing impacts of the S73 
application in terms of the impact of the additional servicing trips on the highway, it 
doesn't provide details of how the additional servicing trips will be managed. 
Further details are required in relation to how the delivery and servicing impacts of 
the S73 application will be managed. 

6.44 Lewisham Highways raise no objection to the proposed amendments and car free 
development, subject to securing a financial contribution through a planning 
obligation to assess extending the times of the existing times of the CPZ on 
adjacent streets to reduce the impact on residents parking within the area. 

Environmental Health  

6.45 Raised no objection, subject to the conditions attached to the 2009 consent being 
retained and the inclusion of new conditions.  

Local Meeting 

6.46 Given the level of interest following the initial consultation to the application, a 
Local Meeting was held in accordance with the Council’s adopted Statement of 
Community Involvement in the form of a drop in session.  The Local Meeting was 
held on Wednesday 28th February 2018, with 16 local residents noting their 
attendance on the attendance list, however Officers estimated that there were 
between 20-25 local residents in attendance. 

6.47 Notes from the drop in session can be found in Appendix 2. 

Lewisham Design Panel 

6.48 The previous s.73 application was presented to the Design Panel on three 
occasions.  The current application proposes minor changes to the massing of 



 

 

buildings to that previously presented to the Design Panel however the overall 
design philosophy is maintained whilst reducing the maximum height of the 
proposed development.  In the circumstances it was considered that a further 
review by the Design Panel was not necessary at this stage.  They would be 
consulted on any Reserved Matters application. 

7.0 Policy Context 

Introduction 

7.1 Section 70(2) of the Town and Country Planning Act 1990 (as amended) states 
that in considering and determining applications for planning permission the local 
planning authority must have regard to:-  

(a) the provisions of the development plan, so far as material to the 
application, 

(b) any local finance considerations, so far as material to the application, and 

(c) any other material considerations. 

A local finance consideration means: 

(a) a grant or other financial assistance that has been, or will or could be, 
provided to a relevant authority by a Minister of the Crown, or 

(b) sums that a relevant authority has received, or will or could receive, in 
payment of Community Infrastructure Levy (CIL) 

7.2  In this case the Gateway project has received public funding.  In addition the 
s.106 Agreement includes financial provisions and the scheme is liable for CIL. 

7.3 Section 38(6) of the Planning and Compulsory Purchase Act (2004) states that ‘if 
regard is to be had to the development plan for the purpose of any determination 
to be made under the planning Acts the determination must be made in 
accordance with the plan unless material considerations indicate otherwise’.  The 
development plan for Lewisham comprises the Core Strategy and Policies Map 
(2011), the Site Allocations Local Plan (2013), the Development Management 
Local Plan (2014), the Lewisham Town Centre Local Plan (2014), and the London 
Plan (2016).  When considering whether development proposals accord with the 
development plan, it is necessary to consider the question with regard to the 
development plan as a whole. 

7.4 In the case of s.73 applications, these should be determined in accordance with 
s.38(6) of the Planning and Compulsory Purchase Act 2004.  Annex A to the 
section of the National Planning Policy Guidance on s.73 application provides that 
in making decisions, as well as considering the changes being proposed, local 
planning authorities should focus their attention on national or local policies or 
other material considerations that may have changed significantly since the 
original grant of permission.  The policies below are relevant to the changes being 
sought by way of this s73 application.  

National Planning Policy Framework 

7.5 The NPPF was published on 27 March 2012 and is a material consideration in the 
determination of planning applications.  It contains at paragraph 14, a 
‘presumption in favour of sustainable development’.  Annex 1 of the NPPF 



 

 

provides guidance on implementation of the NPPF.  In summary this states 
(paragraph 211) that policies in the development plan should not be considered 
out of date just because they were adopted prior to the publication of the NPPF.  
At paragraphs 214 and 215 guidance is given on the weight to be given to policies 
in the development plan.  As the NPPF is now more than 12 months old 
paragraph 215 comes into effect.  This states in part that ‘…due weight should be 
given to relevant policies in existing plans according to their degree of consistency 
with this framework (the closer the policies in the plan to the policies in the 
Framework, the greater the weight that may be given)’. 

7.6 Officers have reviewed the Core Strategy for consistency with the NPPF and 
consider there is no issue of significant conflict.  As such, full weight can be given 
to these policies in the decision making process in accordance with paragraphs 
211, and 215 of the NPPF. 

7.7 National Planning Practice Guidance (NPPG) 

7.8 On 6 March 2014 the Department for Communities and Local Government (DCLG) 
launched the NPPG web-based resource.  This was accompanied by a Written 
Ministerial Statement that includes a list of the previous Planning Practice 
Guidance documents cancelled when the NPPG was launched. The purpose of 
NPPG is to provide further practical guidance on that set out in the NPPF.  

London Plan Consolidated With Alterations Since 2011 (March 2016) 

7.9 The London Plan was updated on 14 March 2016 to incorporate the Housing 
Standards and Parking Standards Minor Alterations to the London Plan (2015).  
The new, draft London Plan was published by the Mayor of London for public 
consultation on 29 November 2017 (until 2 March 2018).  However, given the very 
early stage in this process, this document has very limited weight as a material 
consideration when determining planning applications, does not warrant a 
departure from the existing policies of the development plan in this instance and is 
therefore not referred to further in this report.   

7.10 The London Plan (2016) policies of particular relevance to this application are:   

Policy 1.1 Delivering the strategic vision and objectives for London 
Policy 2.3 Growth areas and coordination corridors 
Policy 2.9 Inner London 
Policy 2.13 Opportunity areas and intensification areas 
Policy 2.14 Areas for regeneration 
Policy 2.15 Town centres 
Policy 2.18 Green infrastructure: the network of open and green spaces 
Policy 3.1 Ensuring equal life chances for all 
Policy 3.2 Improving health and addressing health inequalities 
Policy 3.3 Increasing housing supply 
Policy 3.4 Optimising housing potential 
Policy 3.5 Quality and design of housing developments 
Policy 3.6 Children and young people’s play and informal recreation facilities 
Policy 3.7 Large residential developments 
Policy 3.8 Housing choice 
Policy 3.9 Mixed and balanced communities 
Policy 3.10 Definition of affordable housing 



 

 

Policy 3.11 Affordable housing targets 
Policy 3.12 Negotiating affordable housing on individual private residential and 
mixed use schemes 

Policy 3.13 Affordable housing thresholds 
Policy 3.18 Education facilities 
Policy 4.1 Developing London’s economy 
Policy 4.2 Offices 
Policy 4.6 Support for and enhancement of arts, culture, sport and entertainment 
provision 

Policy 4.7 Retail and town centre development 
Policy 4.8 Supporting a successful and diverse retail sector 
Policy 4.12 Improving opportunities for all 
Policy 5.1 Climate change mitigation 
Policy 5.2 Minimising carbon dioxide emissions 
Policy 5.3 Sustainable design and construction 
Policy 5.5 Decentralised energy networks 
Policy 5.6 Decentralised energy in development proposals 
Policy 5.7 Renewable energy 
Policy 5.9 Overheating and cooling  
Policy 5.10 Urban greening 
Policy 5.11 Green roofs and development site environs 
Policy 5.12 Flood risk management 
Policy 5.13 Sustainable drainage 
Policy 5.14 Water quality and wastewater Infrastructure 
Policy 5.15 Water use and supplies 
Policy 5.18 Construction, excavation and demolition waste 
Policy 5.21 Contaminated land 
Policy 6.1 Strategic approach 
Policy 6.2 Providing public transport capacity and safeguarding land for transport 
Policy 6.3 Assessing effects of development on transport capacity 
Policy 6.4 Enhancing London’s transport connectivity 
Policy 6.7 Better streets and surface transport 
Policy 6.9 Cycling 
Policy 6.10 Walking 
Policy 6.11 Smoothing traffic flow and tackling congestion 
Policy 6.12 Road network capacity 
Policy 6.13 Parking 
Policy 7.1 Building London’s neighbourhoods and communities 
Policy 7.2 An inclusive environment 
Policy 7.3 Designing out crime 
Policy 7.4 Local character 
Policy 7.5 Public realm 
Policy 7.6 Architecture 
Policy 7.7 Location and design of tall and large buildings 
Policy 7.8 Heritage assets and archaeology 
Policy 7.14 Improving air quality 
Policy 7.18 Protecting local open space and addressing local deficiency 
Policy 7.19 Biodiversity and access to nature 
Policy 7.30 London’s canals and other rivers and waterspaces 
Policy 8.1 Implementation 
Policy 8.2 Planning obligations 
Policy 8.3 Community infrastructure levy 
 



 

 

London Plan Supplementary Planning Guidance (SPG) 

7.11 The London Plan SPG’s relevant to this application are:   

 Cultural and Night-Time Economy (November 2017) 

 Affordable Housing & Viability (August 2017) 

 Housing SPG (March 2016) 

 Social Infrastructure SPG (May 2015) 

 Accessible London: Achieving an Inclusive Environment SPG (October 2014) 

 Town Centres SPG (July 2014) Character and Context SPG (June 2014) 

 London Planning Statement SPG (May 2014) 

 Sustainable Design and Construction SPG (April 2014) 

 Shaping Neighbourhoods: Play and Informal Recreation SPG (September 
2012 

 Planning for Equality and Diversity in London (2007) 

London Plan Best Practice Guidance 

7.12 The London Plan Best Practice Guidance’s relevant to this application are:   

 Control of dust and emissions from construction and demolition (2006) 

 Health Issues in Planning (2007) 

Core Strategy 

7.13 The Core Strategy was adopted by the Council at its meeting on 29 June 2011. 
The following lists strategic objectives, spatial policies and cross cutting policies 
from the Lewisham Core Strategy of particular relevance to this application:  

Spatial Policy 1 Lewisham Spatial Strategy 
Spatial Policy 2 Regeneration and Growth Areas 
Core Strategy Policy 1 Housing provision, mix and affordability 
Core Strategy Policy 6 Retail hierarchy and location of retail development 
Core Strategy Policy 7 Climate change and adapting to the effects 
Core Strategy Policy 8 Sustainable design and construction and energy efficiency 
Core Strategy Policy 9 Improving local air quality 
Core Strategy Policy 10 Managing and reducing the risk of flooding 
Core Strategy Policy 11 River and waterways network 
Core Strategy Policy 12 Open space and environmental assets 
Core Strategy Policy 14 Sustainable movement and transport 
Core Strategy Policy 15 High quality design for Lewisham 
Core Strategy Policy 16 Conservation areas, heritage assets and the historic 
environment 

Core Strategy Policy 17 The protected vistas, the London panorama and local 
views, landmarks and panoramas 

Core Strategy Policy 18 The location and design of tall buildings 
Core Strategy Policy 19 Provision and maintenance of community and 
recreational facilities 

Core Strategy Policy 21   Planning obligations 
Strategic Site Allocation 1 Requirements for strategic site allocations 
Strategic Site Allocation 6 Lewisham Gateway 
 
Development Management Local Plan 

http://www.london.gov.uk/thelondonplan/guides/spg/spg_07.jsp
http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_04.jsp
http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_02.jsp


 

 

7.14 The Development Management Local Plan was adopted by the Council at its 
meeting on 26 November 2014. The following lists the relevant strategic objectives, 
spatial policies and cross cutting policies from the Development Management 
Local Plan of particular relevance to this application: 

DM Policy 1 Presumption in favour of sustainable development 
DM Policy 7 Affordable rented housing 
DM Policy 12 Hotels 
DM Policy 13 Location of main town centre uses 
DM Policy 17 Restaurants and cafés (A3 uses) and drinking establishments (A4 
uses) 

DM Policy 18 Hot food take-away shops (A5 uses) 
DM Policy 20 Public houses 
DM Policy 22 Sustainable design and construction 
DM Policy 23 Air quality 
DM Policy 24 Biodiversity, living roofs and artificial playing pitches 
DM Policy 25 Landscaping and trees 
DM Policy 26 Noise and vibration 
DM Policy 27 Lighting 
DM Policy 29 Car parking 
DM Policy 30 Urban design and local character 
DM Policy 35 Public realm 
DM Policy 36 New development, changes of use and alterations affecting 
designated heritage assets and their setting: conservation areas, listed buildings, 
schedule of ancient monuments and registered parks and gardens 

DM Policy 40 Public conveniences 
DM Policy 41 Innovative community facility provision 
DM Policy 43 Art, culture and entertainment facilities 
 

 Lewisham Town Centre Local Plan 
 
7.15 The Council adopted the Lewisham Town Centre Local Plan (LTCLP) on the 26th 

February 2014.  The following policies are considered of particular relevance to 
this application:  
Policy LTCP0 Presumption in favour of sustainable development 
Policy LTCP1 Plan boundaries 
Policy LTC2 Town centre boundary 
Policy LTC8 Lewisham Central Policy Area 
Policy LTC9 Growing the local economy 
Policy LTC10 Mixed use 
Policy LTC11 Employment uses 
Policy LTC14 Town centre vitality and viability 
Policy LTC16 Retail areas 
Policy LTC17 Evening economy uses 
Policy LTC18 Public realm 
Policy LTC19 Tall buildings 
Policy LTC20 Public and shopper parking spaces 
Policy LTC21 Sustainable transport 
Policy LTC22 Social infrastructure 
Policy LTC23 Heritage assets 
Policy LTC24 Carbon dioxide emission reduction 
Policy LTC25 Adapting to climate change 
Policy LTC26 Implementation 



 

 

Policy LTC27 Monitoring 
 

Planning Obligations Supplementary Planning Document (February 2015) 

7.16 This document sets out guidance and standards relating to the provision of 
affordable housing within the Borough and provides detailed guidance on the 
likely type and quantum of financial obligations necessary to mitigate the impacts 
of different types of development. 

8.0 Planning Considerations 

Introduction 

8.1 This application is seeking approval for minor material amendments to the 
development granted outline planning permission in 2009.  The current application 
proposes a small reduction in the total floorspace of the development (from 
100,000m2 to 97,545m2) together with changes to the quantum of floorspace 
associated with each approved land use and to the layout, massing and height of 
buildings on the site.  The changes are considered in further detail below.    

8.2 As noted above (Section 4) there is no statutory definition of what constitutes a 
‘minor material amendment’. NPPG states however that “it is likely to include any 
amendment where its scale and/or nature results in a development which is not 
substantially different from the one which has been approved”.  The issue is one 
of fact and degree.  Taking into account the scale of development granted 
planning permission in 2009, as well as the manner in which the development was 
defined through the parameter plans, Officers consider that the scale and nature 
of the amendments would not result in a substantially different development from 
that already approved and so the changes are appropriately dealt with by way of a 
s. 73 application.   

8.3 NPPG also notes that where an application under s.73 is granted, the effect is the 
issue of a new planning permission, sitting alongside the original permission, 
which remains intact and un-amended.  A decision notice describing the new 
permission should be issued, setting out all of the conditions related to it.  If the 
original permission was subject to a planning obligation then this may need to be 
the subject of a Deed of Variation.  The matter of conditions and planning 
obligations are considered in further detail below. 

8.4 By virtue of the fact that an application under s.73 seeks to amend an approved 
scheme, the development itself will have been judged to be acceptable in principle 
at an earlier date.  Accordingly, and as referred to above, Government advice in 
the NPPG on s.73 applications is that when making decisions, as well as 
considering the changes being proposed, local planning authorities should focus 
their attention on national or local policies or other material considerations that 
may have changed significantly since the original grant of permission.  To the 
extent that the changes may give rise to new or materially different effects on the 
environment from those assessed as part of the original application, these have 
been assessed and reported in the ES Addendum in accordance with the EIA 
Regulations. 

Considerations 



 

 

8.5 The main issues to be considered in respect of this application are: 

a) Quantum and mix of uses including Affordable Housing 

b) Layout, Scale and Massing 

c) Tall Buildings 

d) Townscape and Impacts on Heritage Assets 

e) Transport, Access and Movement  

f) Sustainability 

8.6 In accordance with Government guidance the determination of this current 
application considers the proposals in the light of any substantive changes to 
national or local policies or other material considerations since the original grant of 
permission as well as the changes sought themselves. 

Quantum and Mix of Uses including Affordable Housing 

8.7 The current application proposes a minor reduction in total floorspace in the 
development from the approved 100,000m2 to 97,545m2.  This reflects 
refinement of the Phase 2 proposals to more closely reflect the emerging designs 
and also a reduction in the maximum building height compared to that proposed in 
the 2016 s.73 application.  Subject to the scheme delivering the strategic land use 
objective of a mixed-use development the principle of this slight reduction in 
overall floorspace is supported. 

8.8 The application also proposes changes to the floorspace allocated to different 
uses in the development: 

 increasing the maximum residential (C3) floorspace from 57,000m2 to 
77,326m2 

 increasing the maximum hotel (C1) floorspace from 3,000m2 to 6,409m2 with 
the option of this space being used for co-living residential accommodation 
(Sui Generis) 

 reducing the maximum retail (A1/A2/A3/A4) floorspace from 16,000m2 to 
7,725m2 and omitting the hot food takeaway floorspace (A5) 

 reducing the maximum leisure (D2) floorspace from 5,000m2 to 4,194m2 

 reallocating the 18,000m2 of floorspace allocated to a mix of office (B1) / 
education / health (D1) floorspace to other uses including 1,891m2 as 
office/co-working space (B1) 

8.9 The original planning permission for development of the Gateway site was in 
outline and approved an overall quantum of development and mix of uses based 
on a series of parameter plans.  The documents submitted in support of the 
original and current application include an Illustrative scheme that identifies the 
likely location of uses across the site and massing of the development.  These are 
not for determination as part of this current application however refinements to the 
blocks within the maximum dimensions shown on the parameter plans are 
considered important to an acceptable scheme coming forward at reserved 
matters stage and these should be secured by condition.  The details will be 
resolved through Reserved Matters applications. 



 

 

Increase in Residential Floorspace and Dwelling Numbers 

8.10 The precise number of dwellings that will come forward across the Gateway site 
as a whole will be dependent on the dwelling mix approved as Reserved Matters 
for Phase 2.  However, for the purposes of assessment the ES Addendum and the 
viability appraisal submitted with the current s.73 application are based on a total 
of around 1,000 dwellings across the Gateway site.  This comprises 362 dwellings 
that have already been approved in Phases 1A and 1B with Phase 2 comprising 
527 dwellings and the co-living accommodation:  

• 421 as Private Rented Sale (PRS) (216 x 1B, 40 x 2 bed 3 person, 211 x 2 
bed 4 person, 2 x 3 bed 4 person, 1 x 3 bed 5 person, 4 x 3 bed 6 person)  

• 106 dwellings (54 x 1 bed and 26 x 2 bed 3 person, 26 x 2 bed 4 person) as 
affordable homes at London Living Rent levels 

• 114 dwellings as ‘co-living’ accommodation providing 56 single person 
studios and 58 single person cluster flats 

8.11 The provision of affordable housing within the development is supported by public 
funding through a combination of Housing Infrastructure Fund (bid approved by 
the Government on 1 February 2018) and the allocation of s.106 affordable 
housing review mechanism funding secured on another site (approved by Mayor 
and Cabinet on 28 February 2018).  This is considered further below. 

8.12 Strategic Site Allocation 6 in the Core Strategy requires the comprehensive, 
phased mixed use development of the Gateway site.  The policy also identifies a 
mix and quantum of uses the Gateway development will deliver.  These are 
identified as priorities rather than fixed or absolute requirements and include the 
provision of up to 800 dwellings on the site.  Subject to ensuring a range of uses 
that will support the delivery of the overall policy objective, there is flexibility in 
terms of the precise mix and quantum of uses in the Gateway development. 

8.13 The current s.73 application proposes around 889 new homes (Use Class C3) 
plus an additional 114 residential units as co-living accommodation (Sui Generis).  
In total the number of new dwellings represents around a 10% increase in Class 
C3 dwellings over that approved in 2009 (800 to 889), and with the co-living space 
a 25% increase in residential accommodation (800 to 1,000).  The principle of 
providing new homes to address a general housing need is supported in 
Government policy, in policies in the London Plan (Policy 2.13 and 3.3) and 
Lewisham’s Core Strategy and housing targets have increased significantly since 
the original Gateway application was determined.  Spatial Policy 1 of the Core 
Strategy states that between 2009/10 and 2025/26 provision will be made for an 
additional 18,165 net new dwellings.  This is above the borough target set out in 
the London Plan (2016) however Policy 3.3 states that boroughs should identify 
and seek to enable additional development capacity to be brought forward to 
supplement these targets, in particular the potential to realise brownfield housing 
capacity.  This includes increasing housing provision through town centre renewal 
projects (especially centres with good public transport accessibility), in 
Opportunity Areas and through mixed use redevelopment of sites particularly 
those with good transport accessibility.   

8.14 The London Plan notes that Opportunity Areas are the capital’s most significant 
locations in terms of the development capacity to accommodate new housing as 



 

 

well as other uses.  The London Plan identifies two Opportunity Areas in 
Lewisham, the Deptford Creek/Greenwich Riverside Opportunity Area and the 
Lewisham/Catford/New Cross Opportunity Area.  Core Strategy Spatial Policy 2 
notes that the majority of the borough’s new housing (as well as retail and 
employment uses) will be focused within these areas including through the 
intensification of land uses in town centres.  The Lewisham Gateway site lies 
within the Lewisham/Catford/New Cross Opportunity Area and is a highly 
sustainable location, immediately adjacent to the mainline and DLR station, well 
served by buses and close to shops and schools.  In the circumstances the 
principle of additional housing on the Gateway site is considered to be in 
accordance with relevant development plan policies.   

8.15 Strategic Site Allocation 6 states that the provision of up to 800 dwellings on the 
site is subject to an acceptable site layout, scale and massing.  The proposed 
revised scale and massing of the buildings is considered elsewhere in this report 
however Officers consider that the Illustrative scheme included in the Design and 
Access Statement and assessed in the ES Addendum demonstrates that issues 
of site layout, scale and massing can be achieved.   

8.16 In terms of dwelling mix the original 2009 outline planning permission approved 
ranges for studios, 1, 2 and 3-bedroom dwellings, with the majority being one and 
two bedroom homes.  Whilst the Phase 2 mix will need to be agreed through the 
Reserved Matters application, the indicative mix set out in the ES Addendum and 
viability appraisal is within the ranges set out in the 2009 planning permission: 

Dwelling Type Range Indicative 
Phase 2 Mix* 

Studio  0% - 10% 56   (9%) 

1 Bedroom  30% - 65% 301 (47%) 

2 Bedroom 30% - 55% 277 (43%) 

3 Bedroom 0% - 5% 7   (1%) 

 * 1 Bedroom includes single co-living cluster flats 

8.17 If delivered on this basis the scheme as a whole would provide: 

Dwelling Type Range Indicative Mix 

Studio  0% - 10% 74   (7%) 

1 Bedroom  30% - 65% 481 (48%) 

2 Bedroom 30% - 55% 433 (43%) 

3 Bedroom 0% - 5% 15   (1%) 

 

8.18 Although the site will provide very limited family housing it is considered that given 
its town centre location and as a site bounded by major roads and rail 
infrastructure this mix is acceptable, and that there are more appropriate locations 
for the provision of family accommodation elsewhere in the borough.  This 
approach is consistent with the London Plan which notes that while there is 
usually scope to provide a mix of dwelling types in different locations, higher 
density provision for smaller households should be focused on areas with good 



 

 

public transport accessibility and that lower density development is generally most 
appropriate for family housing.   

8.19 The current application proposes that all homes in Phase 2 are privately rented 
(PRS, sometimes referred to as Build to Rent), rather than for sale.  The provision 
of PRS homes is supported by the Mayor of London as a type of housing that can 
contribute to increasing overall housing supply.  PRS is a market product with 
rents set at full market rates however the PRS operating model includes a 
management service for the whole building.  The Mayor of London’s Affordable 
Housing and Viability SPG (2017) identifies a number of benefits of PRS housing 
over other parts of the private rented sector in ensuring a commitment to and 
investment in place making through single ownership and in providing better 
management standards and higher quality homes.  The Mayor’s SPG however 
also identifies a number of ownership and operating requirements for 
developments to be categorised as PRS.  This includes provisions such as no 
upfront fees for new tenants, minimum tenancy periods, rent certainty and clarity 
over future increases, and on-site management.  To ensure new PRS homes are 
secured for the rental market for a minimum (15 year) period the SPG requires 
that these homes are secured through a covenant in a Section 106 agreement.  
During this 15-year period, the private rented homes must be retained in single 
ownership and individual homes cannot be sold.  Any disposal to private sale 
would trigger a ‘clawback’ review that may result in a payment to Council.  Subject 
to appropriate ownership and operating provisions being secured through a s.106 
Agreement the principle of PRS homes is considered acceptable. 

8.20 The current application includes the provision of 106 affordable homes, funded 
through a combination of the Government’s Housing Infrastructure Fund and the 
allocation of Council s.106 receipts arising from financial appraisal reviews on 
another scheme in the borough.  This represents approximately 20% of the Phase 
2 dwellings (excluding the co-living accommodation) and 12% of the Gateway 
development as a whole.  The Applicant is proposing that rather than being 
allocated to specific buildings or cores, the affordable homes would be distributed 
or ‘pepperpotted’ throughout Phase 2 (other than in the co-living block).  The units 
would be managed by the operator of the PRS 

8.21 It is proposed that the affordable housing would be let at London Living Rents.  
The Mayor of London’s Affordable Housing and Viability SPG states that this type 
of affordable housing is aimed at middle-income households, with rent levels at 
around two-thirds of the median market rent.  The GLA has calculated ward-level 
rent caps based on one-third of median gross household income for the local 
borough.  The cap varies from the borough median by up to 20 per cent in line 
with house prices within the ward.  The caps have further variation based on the 
number of bedrooms within the home.  The GLA also sets out eligibility criteria for 
London Living Rent accommodation including a London-wide maximum 
household income of £60,000.  This is significantly above the average for 
Lewisham and therefore for 1-bed flats it is proposed that a lower threshold is 
adopted.   

8.22 The median household income in Lewisham is £38,000 and for Lewisham Central 
ward 2018/19 London Living Rents (inclusive of service charges) are set at £879 
per month for a 1-bed flat and £976 for a 2-bed flat.  This compares with rents in 
similarly located privately rented flats in PRS schemes of around £1,450 per 
month for a 1-bed flat and £1,675-£1,800 per month for a 2-bed flat.  The public 



 

 

sector funding being provided to support the delivery of Phase 2 of the 
development will, in effect, cover the difference in rent between London Living 
Rent levels and PRS.   

8.23 Subject to appropriate mechanisms to ensure the initial delivery and provision in 
perpetuity of the affordable homes, secured through the s.106 agreement, this 
approach is considered acceptable.  Scheme viability and the ability of the 
development to provide additional affordable homes are considered in more detail 
in Section 9 of this report. 

8.24 The current application also includes the provision of ‘co-living’ accommodation as 
part of the residential mix, and as an alternative to an hotel use.  Co-living is a 
relatively new form of housing aimed at providing small scale private 
accommodation with shared communal facilities.  Typically, this is in the form of a 
private bedroom plus kitchenette and ensuite bathroom, with shared 
kitchens/dining areas and entertainment space.  Given the communal facilities the 
individual private rooms are smaller than a 1-bedroom flat, typically around 25m2 
compared to 50m2.  For people living in this type of accommodation rent, bills, 
utilities and taxes are included in a monthly fee with other services such as wifi, 
cleaning and laundry also normally included.  The buildings are managed with a 
concierge-type service.  Whilst co-living accommodation is not recognised as a 
defined type of ‘affordable housing’, the Applicant has indicated a monthly cost for 
an individual of around £630-£730 per month depending on the size and 
specification of the accommodation.  There are currently few comparable 
schemes however the student accommodation at Chapter Lewisham on Thurston 
Road is broadly similar in terms of offering shared accommodation of varying 
specifications.  Rents there range from £780-£1,200 per month.  This compares 
with £1,450 per month for a 1-bedroom PRS flat and £879 for a 1-bedroom 
London Living Rent flat. 

8.25 The inclusion of co-living accommodation provides an alternative type of living 
space and environment that could be more attractive and better suited than 
traditional rented flat share accommodation for certain groups such as young 
people.  Whilst the pricing of this type of accommodation is not being fixed at this 
stage given the range of services included in the monthly rental charge it 
potentially offers a less expensive option in terms of total outgoings than 
traditional rented accommodation.  Evidence from other schemes in London 
indicates that there is demand for co-living accommodation and including an 
element within the Gateway development will widen the mix of residential 
accommodation available in the town centre.  The Gateway site is considered to 
be an appropriate location for this type of accommodation and subject to controls 
through the s.106 agreement on items such as marketing prioritising local people 
and minimum (3 month) lease terms to prevent very short term lettings this aspect 
of the proposals is considered acceptable.  

Impacts of Increased Number of Dwellings  

8.26 The current application proposes an increase in the residential floorspace and 
number of dwellings on the Gateway site.  Based on the potential maximum 
number of dwellings, including the co-living units, the ES Addendum estimates a 
total population of 1,530 including 45 children (aged 0-18 years).  This will result in 
increased demand for public services when compared with the approved scheme, 
including demand for healthcare, school places and transport.  Policy LTC22 of 



 

 

the Lewisham Town Centre Local Plan sets out the approach to social 
infrastructure provision within the town centre, with Applicants being required to 
contribute towards the cost of new facilities that the growth of the centre is 
expected to require.   

8.27 In respect of healthcare the Local Plan identifies that over the plan period 
population growth across the town centre as a whole is expected to generate the 
need for the equivalent of three additional GP services as well three additional 
dentists.  The expectation is that the additional demand for GP services will be 
accommodated through the expansion of existing surgeries that border the town 
centre and that increased demand for dentist services will be accommodated 
within existing non-residential floorspace in the centre.  In respect of the Gateway 
development the ES Addendum notes that the Lewisham Clinical Commissioning 
Group (CCG) do not have plans for provision of additional surgery space within 
the Gateway development and therefore any additional demand as a result of the 
s.73 application proposals will need to be met by existing or expanded facilities in 
the local area.  Council officers are working with the CCG to identify locations for 
expansion and are also part of the One Public Estate programme which is looking 
to redesign and transform the way that the health care services are delivered 
throughout the Borough. 

8.28 In terms of demand for health services the London Healthy Urban Development 
Unit (HUDU) recommended standard is 1 GP per 1,800 patients.  Based on the 
forecast number of people who will live in the completed Gateway development 
the demand for GP services is equivalent to approximately one additional GP.  
There are four GP surgeries within 800m of the Gateway site with an average list 
size of around 1,445 patients per GP.  This indicates that there is currently some 
capacity in the local area to take on new patients.     

8.29 In terms of the funding of new or expanded services the Council’s Regulation 123 
List (of infrastructure that will or may be funded in whole or part by CIL) includes 
public health care facilities.  The current application is CIL liable and therefore a 
contribution is due from the development, which together with contributions from 
other developments (and subject to the CIL Regulations) could be directed 
towards supporting local health care facilities.  On this basis it is considered that 
mitigation exists to address increased demand for health services. 

8.30 In terms of demand for school places, based on the GLA child yield methodology 
(2012) the ES Addendum estimates that for the Gateway development as a whole 
there would be 55 children living on the site, of which 16 would be primary school 
age and 7 would be secondary school age.  The remainder would be under 5 or 
16 -18 years old.  The ES Addendum identifies surplus places in Primary schools 
within 1 mile of the Lewisham Gateway site and in Secondary schools within 3 
miles of the site, and in excess of the estimated demand for places arising from 
the additional dwellings on the Gateway site.  Accordingly the increase in the total 
number of dwellings on the Gateway site and demand for school places can be 
accommodated within existing schools in the local area.   

8.31 The implications in terms of demand for public transport services are considered 
below. 

Hotel Floorspace 



 

 

8.32 The development approved in 2009 included floorspace for a hotel.  London Plan 
Policy 4.5 seeks to expand hotel accommodation across London located in town 
centres and opportunity areas where there is good public transport access to 
central London and international and national transport termini.  A hotel on the 
Gateway site would also be in accordance with Strategic Site Allocation 6.  
Development Management Local Plan Policy 12 encourages the provision of 
hotels in appropriate locations, with a preference given to those in highly 
accessible sections of town centres in close proximity to train stations or other 
locations where there is good public transport access.  Overall it is considered that 
the proposal to increase the floorspace for hotel use is in accordance with the 
development plan and will provide a range of both full and part time employment 
opportunities.  This change is considered acceptable. 

8.33 As noted above, the application proposes that the floorspace previously allocated 
to a hotel use could instead be used to provide co-living space and the financial 
appraisal has been undertaken on this basis.  Whilst the final mix of uses on the 
site will be determined through the Reserved Matters application, allowing for 
flexibility between a hotel and co-living accommodation at this stage is considered 
acceptable.  Were a hotel use to be proposed it would be appropriate to re-run the 
viability appraisal to establish if this generated a higher return than co-living 
accommodation. 

Office Floorspace 

8.34 The increase in residential floorspace in the scheme is achieved through utilising 
floorspace approved for other uses under the 2009 outline permission, principally 
the office (B1) and education/health (D1) floorspace.  The current application 
proposes the omission of the 17,500m2 permitted for office or education/health 
use and its reassignment for use for residential purposes.  The application does 
however propose that 1,891m2 of B1 space would be built and operated as co-
working space.  This would be aimed at start-up and small businesses and is a 
model that has been successfully delivered on other sites including Dek in 
Catford, Ladywell and Deptford.  The inclusion of this B1 space is supported. 

8.35 In proposing the reduction in the amount of floorspace allocated to office and 
education/health use the Applicant cites a change in market demand and the 
development context over the 10+ years since the original scheme was first 
submitted.  In terms of the education floorspace, at the time of the original 
application in 2006 there was the prospect that Lewisham College might take 
space within the development.  For various reasons this did not occur and the 
College has been accommodated elsewhere.  No alternative education user has 
since been identified and it is therefore proposed omit this use from the 
development with the approved floorspace being utilised for residential purposes.   

8.36 In terms of the proposed reduction in office floorspace, research referenced in the 
application documents indicates that town centres outside Central London and 
away from Crossrail, such as Lewisham, are likely to face increasingly challenging 
office markets in the future.  Lewisham is not a prime London office location and 
has experienced a loss of office floorspace in the town centre, principally through 
the conversion to residential under permitted development rights.  There is limited 
demand for large areas of office space particularly at the scale originally 
envisaged by the 2006 planning application.  In the absence of a pre-let for the 
office floorspace, it is considered unrealistic to expect a significant amount of 



 

 

office floorspace to be developed on a speculative basis.  In the circumstances, 
requiring this level of space to be retained in the scheme would, at a minimum, 
stall progress on delivering Phase 2 and could potentially jeopardise the delivery 
of the scheme as a whole including the mix of other town centre uses.   

8.37 There is however, potential demand for small-scale business space and the 
current application proposes an element of B1 space as part of the mix of uses on 
the site.  The Council’s Local Employment Land Study (2015) confirms that the 
office market in LB Lewisham is almost entirely supplying the demands of small to 
medium sized companies. Most of these companies are linked to the local market, 
for example, solicitors firms, recruitment firms, local financial advisors and brokers 
and public and voluntary sector and education linked companies.  The Council 
wishes to encourage new employment by generating development in flexible 
premises, capable of accommodating a wide variety of businesses that can take 
advantage of the proximity to central London’s markets.  

8.38 As such the Council’s Economic Regeneration team have identified Lewisham as 
home to a fast-growing creative & digital economy, with its recent development 
focused around four distinct locations: Deptford / New Cross, Lewisham town 
centre, Forest Hill and Brockley. In particular, the current provision of CDI skills 
and business support within Lewisham is good, especially with the recently 
established DEKs at Catford and Ladywell providing sector-specific support to the 
CDI sector.  The Council has undertaken studies into Creative and Digital 
Industries and developed the Lewisham Creative and Digital Industries Spatial 
Guidance, which identifies five key typologies relevant to creative and digital 
activity in the borough. 

1. Small office space  
2. Large office space  

(a) Managed workspace  
(b) Incubator / accelerator / co-working  

3. Creative studio  
4. Small industrial / warehouse space  
5. ‘Live-work’  

 
8.39 The Applicant has engaged with the Coucnil’s Economic Development team who 

have indentified Gateway as an opportunity to deliver flexible managed 
workspace for emerging companies and entrepreneurs and also to potentially 
meet the identified need for slightly better established small companies that are 
looking for ‘moving on’ space having established themselves but outgrown the 
Dek facilities.   

8.40 Whilst the details of the co-working space will be refined through reserved matters 
phase if permission is granted, the applicant has commiteed to delivering the Co-
working space fitted out as a minimum to shell and core, to include ‘shop’ and 
window fronts, toilets to include showers, kitchen facilities and cycle storage.  
Officers recommend that a Management and Marketing Plan providing details of 
rental levels and leasing terms should be secured through the s106 agreement to 
be agreed in consultation with LBL’s Economic Development Team.   This will 
ensure that the space is truly affordable and attractive to local SMEs wishing to 
benefit from the town centre location of the site. In light of this it is considered that 
the development would continue to make a valuable contribution to the 



 

 

establishment of Lewisham as an office localtion, despite the change to the type 
and quantum of office floorspace that would be delivered. 

8.41 Officers have considered this amendment in light of the Strategic Site Allocation 
policy that sought to provide up to 8,000m2 of office (B1) floorspace.  The strategic 
objective for the Gateway site is for the comprehensive redevelopment of the site 
for mixed-use purposes.  Although the current application proposes that the office 
space is significantly reduced from that approved in 2009 it is considered that a 
mix of non-residential uses that will benefit the wider town centre can still be 
secured and that the type of office space will be more suited to local requirements.  
This includes the proposed D2 floorspace, to be occupied by a cinema, which 
together with a range of retail and restaurant space would achieve the land use 
objectives for the Gateway site and support the Council’s aspiration to develop the 
night-time economy within the town centre.  Accordingly, the reduction in B1 
floorspace is considered acceptable. 

Leisure Floorspace 

8.42 The current proposals include a slight reduction in leisure (D2) floorspace.  Policy 
LTC22 in the Lewisham Town Centre Local Plan notes that the Council is 
supportive of the provision of flexible community spaces along with a range of 
leisure and entertainment uses in Lewisham town centre and that the Council will 
be supportive of proposals for a cinema in the town centre.  A site at the northern 
end of the centre is considered to be an appropriate location and the inclusion of 
space to accommodate a cinema in the Gateway development is supported. 

8.43 Currently the borough has no major cinemas and the application documents note 
that including a cinema in the development will be a crucial element in attracting 
footfall, extending the viable operating hours of the town centre and supporting 
restaurants.  The financial appraisal submitted in support of the application 
includes costs and values associated with providing a cinema within the 
development and the Illustrative scheme in the Design and Access Statement 
shows how a cinema could be accommodated within the amended layout of Block 
C.  

8.44 The provision of a cinema is an important objective for the town centre and is 
supported by policy.  Incorporating a cinema on the Gateway site has been a 
long-term aspiration and the Applicant has advised that they have agreed terms 
with a cinema operator.  Officers recommend that should Members be minded to 
approve the current application a condition is included linking the s.73 
amendments to the mix of uses proposed for the site.  Subject to a mechanism to 
secure the delivery of the cinema the change in leisure floorspace is considered 
acceptable.   

Retail Floorspace 

8.45 The proposed reduction in retail (A1/A2/A3/A4) floorspace from 16,000m2 to 
7,725m2 is accounted for primarily by accommodating the retail units in single 
floor units rather than the original strategy for the retail to be over two floors.  
Whilst this does result in a reduction in retail floorspace on the site the Illustrative 
scheme maintains the main retail spine linking the existing town centre and the 
station ensuring that the development contributes to the overall retail mix in the 



 

 

wider town centre.  In this context the reduction in retail floorspace is considered 
acceptable. 

Conclusion on Amendments to Development Mix 

8.46 It is considered that the revised mix and quantum of uses proposed in the current 
application will deliver a development appropriate for the town centre and this 
highly sustainable site.  Strategic Site Allocation 6 in the Core Strategy identifies 
land use and floorspace priorities, rather than fixed or absolute requirements, and 
it is considered that the amended mix and quantum is in general accordance with 
these priorities and policies set out in the London Plan and Town Centre Local 
Plan.  The impact of the proposed changes on social infrastructure has been 
assessed and it is considered that there is existing capacity to accommodate the 
increased population.  If appropriate, CIL payments due form the Gateway site 
could be directed to supporting the expansion of existing services. 

Layout, Scale and Massing 

8.47 The original masterplan and development framework for the Gateway site was 
prepared 15 years ago and in response to the opportunities and constraints of the 
site at that time.  Notwithstanding the passage of time the fundamental principles 
that informed the original masterplan remain valid.  These include the 
reorganisation and rationalisation of the former road layout to improve 
connections between the station and the town centre, and to provide a legible and 
efficient development site to deliver a mix of uses and public spaces.   

8.48 Since the masterplan was first prepared there have been a number of significant 
developments in the surrounding area that have changed the physical and land 
use context within which the Gateway development is being progressed.  In 
addition market demand for a range of uses, on which the original land use mix 
was based and on which the masterplan was developed, has changed.  As a 
consequence the scheme has been reappraised by the Applicant to respond to 
this new context and to ensure its relevance and resilience in the future.  As well 
as reviewing the land use mix, considered above, the Applicant has reviewed the 
layout and massing of the buildings on the site.   

8.49 The principal changes to the layout, scale and massing of the site are shown on 
Parameter Plans 2, 4, 5 and 8.  Of the other Parameter Plans, Parameter Plan 1 
is the Existing Layout (as at 2009) and does not change; Parameter Plan 3 is the 
Proposed Basement Level (no change to extent but omission of residential 
parking); 6 relates to roof level Open Space which does not change other than to 
reflect the changes footprint of the buildings; and 7 is the Vehicular 
Circulation/Public Transport Plan which does not change other than to reflect the 
approved/as implemented road layout and incorporate the new building footprints. 

8.50 The s.73 ES Addendum (January 2018) has considered significant environmental 
effects of the proposed changes to the layout, scale and massing of the buildings 
including the quality of the open spaces on the site.  Given the site-specific and 
wider development impacts in terms of townscape and visual effects and micro-
climate (wind environment and daylight and sunlight) these are considered 
separately below.  Separate consideration is also given below to the impact of the 
proposed amendments on designated and undesignated heritage assets in the 
vicinity of the site.  



 

 

1. Changes to the maximum building height and to the massing and orientation of 
buildings in Block C.   

8.51 Block C as approved in 2009 comprised a lower zone 16-20m in height (14m 
adjacent to Confluence Place) and two mid-rise buildings set back from the 
northern and southern edges of the block with a maximum height of 34m and 47m 
respectively.  The current application proposes re-positioning the two mid-rise 
buildings to the northern and southern edges of the Block, with the maximum 
height of Building C1 (adjacent to Confluence Place) maintained at 34m but the 
maximum height of C2 (adjacent to St Stephen’s Square) reduced from 47m to 
42m.  The maximum height of the podium building between Buildings C1 and C2 
is reduced from 20m to 18m.   

8.52 Allowing for a greater floor to ceiling height at ground floor level for 
retail/restaurant use (or hotel lobby or communal uses for the co-living 
accommodation which has been proposed for Building C1) the revised building 
height parameters would allow for around 9 floors of residential above the ground 
floor at the northern end of Block C and 12 floors at the southern end. The 
Illustrative scheme shown in the Design and Access Statement further refines the 
building heights, with Buildings C1 and C2 reducing in height by 4m 
(approximately 1 storey) from east to west. 

8.53 Although Building C1 has been positioned closer towards Confluence Place than 
on the approved parameter plans, its ‘cranked’ form provides more generous 
spaces at its eastern and western end adjacent to Confluence Place.  A similar 
building footprint is proposed for Building C2 at the southern end of Block C 
adjacent to St Stephen’s Square.  Combined with a reconfiguration of Block E to 
the south, the minimum dimension of St Stephen’s Square (between Blocks C and 
E) could be reduced to 13.5m (from the approved 17.5m) to at its narrowest point.  
The footprint of Block C however ensures that the space widens out and the 
distance between Blocks C and E will be greater under the current application 
than the approved scheme where the north-south/east-west pedestrian routes 
through the site meet.  It is considered that with the proposed changes St 
Stephen’s Square remains an important public space which can perform a number 
of functions a generous east-west pedestrian route and for orientation within the 
site, as a potential venue for outdoor activities and an opportunity for a ‘spill out’ 
area from the adjacent buildings. 

8.54 The proposed changes to the building parameters are considered to deliver a 
layout and massing that provides variety in the final built form.  By amending the 
building footprints (beyond that permitted under the approved limits of deviation) 
the current proposals shorten the building frontage along the western edge of 
Block C (adjacent to the main north-south route through the site) and widen the 
areas of open space at either end of the route to Confluence Place and St 
Stephen’s Square.  The refinement shown in the Illustrative scheme, in particular 
the cranked, stepped form of Building C1 and C2 is considered important in 
reducing the apparent mass of the building.  These changes are considered to be 
positive moves, and as shown in the Illustrative scheme can deliver an acceptable 
built form.  This will be secured by condition. 

2. Changes to the maximum building footprint, height and massing of buildings in 
Block D1  



 

 

8.55 The changes comprise an increase in the maximum building height from 47m to 
61m above ground level.  This increase could accommodate around 5 additional 
floors of residential accommodation.  The maximum height parameter for the 
lower zone, adjacent to Molesworth Street and the north-south pedestrian route is 
reduced from 28m to 18m.  

8.56 Whilst the submitted Parameters Plans propose a maximum height for Block D1 of 
61m above ground level across the entire Block, in the Illustrative scheme shown 
in the Design and Access Statement, Block D1 comprises 4 linked buildings rising 
from 52m at the northern end of the Block closest to the DLR station 
(approximately 16 floors of residential above the ground floor space) to 61m at its 
southern end (approximately 19 floors of residential above ground and first floor 
space).  By comparison the completed buildings A1 and A2 to the north (east of 
the DLR station) are 47m (15 storeys) and 77m (25 storeys) in height. 

8.57 The stepped approach shown on the Illustrative scheme introduces important 
variety to the built form and reduces the potentially monolithic appearance of a 
single building of consistent height along this section of Molesworth Street.  This 
variety is accentuated in the proposed building orientation shown on the 
Parameter Plans and reflected in the Illustrative scheme, introducing an 
inflection/deflection of the building along its length.  Whilst this application is 
concerned only with the development parameters rather than the precise layout of 
the proposed buildings, the stepped form of the buildings shown in the Illustrative 
scheme is considered important in mitigating the height and mass of the buildings 
that are now proposed.  In addition, stepping down the height of the building from 
south to north improves the relationship with the Phase 1 buildings to the north 
and to Confluence Place.  It is proposed to secure this by condition. 

8.58 At ground level, Block D1 has been set back further from Molesworth Street 
allowing for a more generous area between the new bus stops and the building.  
This is welcomed and would improve conditions for pedestrians waiting for buses 
as well as those passing through this area to/from the station.  Parameter Plan 8 
proposes a 5m horizontal ‘limit of deviation’ that would allow the building line to 
move within this zone and produce a different form of building.  Given the likely 
high number of pedestrians along this western edge of the site alighting from and 
getting on buses it is considered appropriate that the minimum distances shown 
on the Illustrative Plan are fixed at this stage and again, it is proposed to secure 
this by condition.   

8.59 Subject to the final form of the building shown on parameter Plan 8 (and stepped 
in the form illustrated in the Design and Access Statement) it is considered that 
the amendments to the footprint, height and massing of Block D1 are acceptable. 

3. Changes to the maximum building height and massing of Block D2.   

8.60 The principal changes comprise an increase in the maximum building height from 
77m to 95m above ground level (approximately 103m AOD) and an increase in 
the horizontal dimensions of the Block.  The increase in height could 
accommodate around 6 additional floors of residential accommodation to the 
approved scheme.  The building dimensions could accommodate 8 flats per floor.  
Parameter Plan 8 also proposes a 5m horizontal ‘limit of deviation’ that would 
allow the building line to move within this zone although this is constrained by the 
proximity of adjacent buildings and the site boundary.  If built to the maximum 



 

 

height defined on the Parameter Plan 8, Block D2 would be similar in height to the 
tallest building on the Carpetright site (105.3m AOD) that the Strategic Planning 
Committee resolved to grant planning permission for at is meeting in February 
2018.   

8.61 Whilst the submitted Parameters Plans propose a single maximum height for 
Block D2 of 95m above ground level, the Illustrative scheme shown in the Design 
and Access Statement has Block D2 broken down into 4 elements and with a 
stepped roof profile.  This design approach reduces the potentially monolithic 
appearance of a building of this height and also provides a distinctive built form.   

8.62 As noted above, this application is concerned only with the development 
parameters rather than the precise form or detailing of the proposed buildings 
however it is considered fundamental to an acceptable design coming forward at 
Reserved Matters stage that the principles set out in the Design and Access 
Statement regarding the form of the building are referenced and secured under 
this current application.  The acceptability of the proposed changes to Block D2 is 
considered further below in the context of relevant policy and guidance on tall 
buildings, townscape and heritage assets. 

4. Changes to the maximum building height and footprint of Block E. 

8.63 The principal changes comprise an extension of the building footprint to the west 
(towards Block D2). The minimum distance between Blocks E and D2 is specified 
(8.5m) to maintain a clear area for pedestrians waiting to cross Rennell Street.  A 
reduction in the distance between Blocks E and C (from 17.5m to 13.5m) will 
reduce the dimensions of St Stephen’s Square however it is considered that in 
light of the overall increase in public open space across the site, it remains an 
appropriately scaled public space and maintains a relationship with St Stephen’s 
Church on the opposite side of Lewisham High Street.  On this basis the changes 
are considered acceptable. 

5. Omission of Block F 

8.64 Building F was to be located on the east side of Lewisham High Street, at the 
northern end of the River Quaggy where it turns west under Lewisham High 
Street.  Detailed planning permission was granted for a three storey building that 
was to be used as a café.  The Applicant has indicated that due to underground 
obstructions and the alignment of service runs it is not feasible to build Block F.  
This building is therefore omitted from the application, with the floorspace being 
accommodated on the main development site. 

8.65 The omission of this building is acceptable in principle and would allow 
landscaping in its place, to be delivered by the Applicant and secured through a 
planning condition. 

Tall Buildings 

8.66 Core Strategy Policy 18 relates to the location and design of tall buildings and 
identifies Lewisham Town Centre as an appropriate location for tall buildings.  The 
policy also states that tall buildings will be considered inappropriate where they 
would cause harm to the identified qualities of the local character, heritage assets, 
landscape and open space features of amongst other designations the World 
Heritage Site of Maritime Greenwich including its setting and Buffer Zone, the 



 

 

setting of the World Heritage Site, and the World Heritage Site Buffer Zone; 
conservation areas and their settings, and local views and landmarks.  Tall 
buildings will need to be of the highest design quality.  Policy LTC19 (Tall 
buildings) in the Local Plan notes that Applicants will need to comply with Core 
Strategy Policy 18 and then satisfy the specific requirements of Policy LTC19.  
The policy states that tall buildings in the town centre must be in the most 
sustainable town centre locations with access to transport, shops and services; 
increase the amount of local amenity space and improve its quality in order to 
accommodate tall buildings; add positively to the existing and emerging overall 
Lewisham town centre skyline through sensitive and high quality design providing 
positive landmarks from all angles of view; be part of a varied size, scale and 
height of development; and be sensitive to the surrounding environment. 

8.67 Lewisham’s Tall Buildings Study (2012 Update) notes that tall buildings located 
within the Town Centre could potentially compromise the setting of conservation 
areas, particularly to the east of the Gateway site, and must be located and 
designed sensitively, respecting the setting of the listed building and not harm the 
conservation area.  Development of tall buildings in the town centre would need to 
take into account the quality and management of the public realm for pedestrian 
and vehicular movement alike.  The Study also notes buildings such as St 
Stephen’s Church and the Lewisham Clock Tower provide a sense of place and 
history.  Other landmarks in Lewisham are important as a method of way-finding 
such as the Citibank building, and add a sense of place to the centre. All are 
important to consider when deciding where to locate tall buildings.  The Study 
does not however provide guidance on maximum building heights (storeys or 
height Above Ordnance Datum).   

8.68 In terms of the location of tall buildings the Study notes that tall and bulky 
buildings forms including Citibank Tower already exist in Lewisham and therefore 
new tall building developments will not be an unfamiliar urban form in the local 
context.  In terms of the sensitivity of the town centre for tall buildings the Study 
identifies the eastern part of the Gateway site as ‘sensitive’ (given its adjacency 
with the conservation area and listed Church) with the western and southern side 
of the site (adjacent to Molesworth Street) as being ‘appropriate’.  Given the 
existing baseline and the lower sensitivity of the western edge of the site, the 
principle of locating additional height of buildings along Molesworth Street is 
considered acceptable. 

Micro-climatic Impacts (Wind and Sunlight/Daylight/Overshadowing) 

8.69 The changes to the layout, scale and massing of buildings on the site have been 
modelled based on the maximum parameters and assessed in the ES Addendum.  
Of particular relevance are the micro-climatic effects (wind, daylight and sunlight 
and overshadowing) and objection has been made by a number of consultees to 
the overshadowing of public spaces within the Gateway site.   

8.70 In respect of micro-climatic effects the ES Addendum identifies the likely need for 
mitigation measures to ameliorate potentially adverse wind conditions arising from 
the heights of the proposed buildings.  In the worst-case condition (taken to be 
during the winter) potentially adverse impacts arise around Block D2 as well as 
between Blocks D1 and D2, in places along the western and northern edge of D1 
and the southern edge of Block E.  In all but two locations, one of which is close to 
the Rennell Street crossing where conditions are assessed as slightly worse, the 



 

 

conditions are assessed as suitable for general pedestrian walking through the 
site.  The wind tunnel tests were conducted based on the maximum development 
parameters and on ‘buildings’ with a solid mass and no articulation or design 
features.  It thus represents a worse case scenario that will be modified and 
refined as the detailed design, including the location of building entrances, is 
developed.  It is considered that impacts are of a scale that can be adequately 
addressed and mitigated through the process of design development through the 
building architecture and/or in landscaping within the open spaces.  It is 
appropriate that the design is re-tested at Reserved Matters stage to demonstrate 
that an acceptable pedestrian environment has been achieved.  A condition 
requiring this information was imposed as part of the original 2009 planning 
permission and will be imposed on any s.73 permission. 

8.71 The ES Addendum has assessed the impact of the amended building heights on 
daylight and sunlight received by adjoining properties and overshadowing within 
the development and on developments adjoining the Gateway site.  Given the 
change in the baseline situation since outline permission was granted in 2009, 
new buildings on sites in the vicinity have been included in the current 
assessment.  It is relevant to note that the approved Gateway development also 
forms part of the baseline and that in approving the Gateway application in 2009 it 
was acknowledged and accepted by the Council that the development would give 
rise to impacts beyond the site boundary as well as within the site.  

8.72 In terms of impacts arising from a development, BRE guidance (Site Layout 
Planning for Daylight and Sunlight: A guide to Good Practice 2011) sets out a 
number of measures for assessing daylight and sunlight.  The BRE guidance is 
written for suburban settings rather than high density urban locations.  Accordingly 
whilst it provides a useful, objective measure of changes in daylight and sunlight 
experienced within and around a site, when using the BRE guidelines the Mayor 
of London’s Housing SPG makes clear that an appropriate degree of flexibility 
needs to be applied.  Specifically the guidelines should be applied sensitively to 
higher density development, especially in Opportunity Areas, town centres, large 
sites and accessible locations.  In such locations the use of alternative targets to 
account for local circumstances, the need to optimise housing capacity, and scope 
for the character and form of an area to change over time should be taken into 
consideration. 

8.73 The development parameters approved under the 2009 planning permission for 
the Lewisham Gateway development resulted in a loss of daylight and sunlight to 
buildings on adjoining sites including properties to the north, northeast and east in 
Silk Mills Path, Granville Park, Lewisham High Street and Cressingham Road.  
The conditions experienced by properties on Silk Mills Path will not change as a 
consequence of the proposed changes to the development parameters and 
daylight to existing residential windows of other buildings surrounding the 
Gateway site are within the limits recommended by the BRE and considered to 
achieve good levels of light.  Sunlight to these buildings is also within BRE 
guidelines.  In respect of overshadowing of rear gardens of properties adjoining 
the Gateway site, those on Lewisham High Street and south side of Cressingham 
Road are unaffected.  The results for the rear gardens on the north side of 
Cressingham Road show a small reduction in sunlight as a result of the proposed 
development in the worst case condition although at the times of the year when 
the gardens are most likely to be used the sunlight availability is in line with the 
BRE guidance.  It is relevant to note that these gardens have large mature trees 



 

 

within them that cast a shadow.  In the circumstances a slight reduction in sunlight 
as a consequence of the proposed s.73 amendments is considered acceptable. 

8.74 In terms of impacts within the Gateway site, the impact of the Phase 2 buildings 
on daylight and sunlight to the existing Lewisham Gateway Phase 1 buildings 
varies from negligible to minor, with only one living room receiving a major 
adverse effect.  Each of the living rooms with windows on the south elevation of 
Block B1 that will experience a minor or major loss of sunlight will nonetheless 
meet the BRE’s recommendations for daylight.  Overall the magnitude of adverse 
impact is considered low and given the urban context and high density nature of 
the development approved in 2009 the resulting situation is considered 
acceptable.   

8.75 In respect of open space within the Gateway development, in particular 
Confluence Place and St Stephen’s Square, BRE Guidance sets out two 
measures for amenity areas to appear adequately sunlit throughout the year.  The 
first is that at least half of the amenity space receives at least two hours of sunlight 
on 21st March; the second whether the amenity space experiences at least 80% 
of the daylighting achieved in the baseline condition on 21st March.  In this case 
the baseline is the approved 2009 Gateway site layout, building heights and 
massing.  The assessment shows that neither Confluence Place nor St Stephen’s 
Square pass the first test in either the 2009 approved development or the current 
proposed amendments.  Under the second test however whilst there is a marginal 
reduction in sunlight to St Stephen’s Square with the amended scheme compared 
with the approved it still passes the test, and in the case of Confluence Place 
there is a very slight improvement in conditions with the current proposals.  In the 
circumstances it is considered that the proposed amendments will result in 
acceptable levels of sunlight to the open space within the site.  

Townscape Impacts  

8.76 The ES Addendum includes an assessment of the townscape and visual impact of 
the revised development parameters based on the viewpoints used in the original 
ES.  It is considered that these viewpoints remain valid covering long and short 
distance views, views from elevated locations looking down onto the site as well 
as from within conservation areas.  Given that the application site already has 
planning permission the massing and building heights shown in the approved 
parameter plans forms part of the baseline for the current assessment.  The 
baseline also incorporates the significant changes to the townscape context over 
the last 10 years such as the developments along Loampit Vale.  The townscape 
and visual impact assessment is based on a simple massing model with the 
height and massing of the proposed development represented in the photo-
montages by a series of blocks extending to the maximum proposed dimensions 
and without any design or other refinement to the elevations.   

8.77 The most noticeable effects are the increased height of Building D2, and to a 
lesser extent D1 and the Blackheath Society, Ladywell Society and a number of 
local residents have objected to the proposed changes to the height and massing 
of the blocks and their impact in views from a number of locations, including from 
within conservation areas.  

8.78 In middle distance views such as from the south at Hither Green (opposite 
Ryecroft Road) and Ladywell (along the railway line) the additional height and 



 

 

massing of the Gateway buildings, and of Block D2 in particular, is clearly evident.  
Given the distance of these viewpoints from the Gateway site as well as 
intervening buildings the impact on these views is considered to be low.  When 
viewed from the west from Brookbank Road (junction with Embleton Road) as well 
as closer views such as Cornmill Gardens and longer distance views such as Hilly 
Fields the current baseline includes both the approved 2009 Gateway 
development as well as the other developments around the town centre notably 
the buildings along Loampit Vale.  In this context whilst the increased height of 
Block D1 and in particular D2 is evident, given the cluster of existing taller 
buildings in those views and the scale of development approved under the original 
Gateway planning permission it is considered that the impact of the proposed 
changes on these views is of low to medium significance.   

Impact on Heritage Assets 

8.79 The NPPF (paragraph 129) makes clear that local planning authorities should 
identify and assess the particular significance of any heritage asset that may be 
affected by a proposal (including by development affecting the setting of a 
heritage asset) and take this assessment into account when considering the 
impact of a proposal on a heritage asset, to avoid or minimise conflict between the 
heritage asset’s conservation and any aspect of the proposal.  It gives guidance 
on the approach when considering the impact of proposals on heritage assets.  
Paragraph 132 of the NPPF states that when considering the impact of a 
proposed development on the significance of a designated heritage asset, great 
weight should be given the asset’s conservation.  The more important the asset, 
the greater the weight should be.  Further, significance can be harmed or lost 
through alteration or destruction of the heritage asset or development within its 
setting.   

8.80 The proposals the subject of the current application do not involve the loss of any 
heritage assets.  The Gateway site is, however, visible from within a number of 
designated conservation areas that are adjacent or close to the site: St Stephen’s 
Conservation Area, Belmont Conservation Area and the extensive Blackheath 
Conservation Area that includes the Maritime Greenwich World Heritage Site 
buffer zone and adjoins the World Heritage Site itself.  The World Heritage Site is 
a heritage asset of the highest significance.  The Grade II listed St Stephen’s 
Church located to the east of Lewisham High Street is of lesser (statutory) 
significance but is nonetheless an important heritage asset and is located within 
the St Stephen’s Conservation Area.  The Clock Tower to the south is listed 
Grade II.  Victorian properties fronting Lewisham High Street are locally listed and 
constitute undesignated heritage assets.   

8.81 London Plan Policy 7.8 states that developments that could affect the setting of 
heritage assets should be developed with a scale and design sympathetic to the 
heritage assets.  Core Strategy Policy 16, and Development Management Local 
Plan Policies 36 and 37 require designated and non-designated heritage assets 
and conservation areas and their settings to be protected, preserved and/or 
enhanced through new development and changes of use.  Paragraph 134 of the 
NPPF advises that where a development will lead to less than substantial harm to 
the significance of a designated heritage asset, this harm should be weighed 
against the public benefits of the proposal, including securing its optimum viable 
use.  Paragraph 135 of the NPPF requires that ‘the effect of an application on the 
significance of a non-designated heritage asset should be taken into account in 



 

 

determining the application.  In weighing applications that affect directly or 
indirectly non-designated heritage assets, a balanced judgement will be required 
having regard to the scale of any harm or loss and the significance of the heritage 
asset’. 

8.82 Section 66 Planning (Listed Buildings and Conservation Areas) Act 1990 (Listed 
Buildings Act 1990) imposes a statutory duty on local planning authorities when 
considering whether to grant planning permission for development which affects a 
listed building or its setting.  In such cases, the local planning authority must have 
special regard to the desirability of preserving the building or its setting or any 
features of special architectural or historic interest which it possesses.  
‘Preserving’ in the context of the statutory duty means doing no harm.  There is, in 
effect, a strong statutory presumption against granting planning permission for 
development which would cause harm to the settings of listed buildings.   

8.83 S.72 of the Listed Buildings Act 1990 provides that in the exercise of specified 
functions with respect to land or buildings in a conservation area (including under 
the planning acts), special attention shall be paid to the desirability of preserving 
or enhancing the character or appearance of the conservation area.  Whilst the 
proposed development is not within a conservation area, conservation areas are 
designated heritage assets and it is material to consider the impact of the 
development on such areas.   

8.84 Views of or from an asset will play an important part in assessing the extent and 
importance of the setting of the heritage asset.  The way in which an asset is 
experienced in its setting is also influenced by other environmental factors such as 
noise, dust and vibration from other land uses in the vicinity, and by our 
understanding of the historic relationship between places.  St Stephen’s Church 
and the St Stephen’s Conservation Area lie to the east of Lewisham High Street, 
separated from the Gateway site by a busy road system.  In respect of the 
experience of the conservation area, of relevance is the proximity of the busy road 
network and town centre.  The conservation area is partially screened by trees 
along the eastern boundary of the River Quaggy, although existing buildings such 
as the Police Station, Citibank and the Lewisham Centre are visible from within it.  
Views are therefore already of large scale, modern buildings and of a generally 
poor architectural quality.  The approved Gateway development itself also forms 
part of the new baseline for assessing the impact of the proposed changes on the 
heritage assets.  The residential streets to the east of the Gateway site are 
generally perpendicular to it and as a result tend to look into the conservation area 
rather than away from it.  In respect of St Stephen’s Church it forms part of the 
street scene along the eastern side of Lewisham High Street with its setting 
provided by a terrace of houses to the north that face towards it and the flank wall 
of the terrace of properties fronting onto the Quaggy/Lewisham High Street as well 
as the Police Station to the south.  

8.85 In short distance views from the east the built form approved in 2009 terminates 
views towards the west.  In these views the proposed changes to building height 
and massing, including the re-positioning of the mid-height Buildings C1 and C2 
towards the northern and southern edges of this Block, will clearly be evident. 
Block C will be viewed against the backdrop of taller buildings already approved in 
Phase 1 to the north and Block D1 to the west.  The impact of the proposed 
reduction in height of Block C2 (from 47m to 42m) is offset by the repositioning of 
this Block to the south.  The increase in the height of Block D2 (from 77m to a 



 

 

maximum 95m) would be clearly noticeable in views from the east although the 
overall composition of new large scale buildings providing a backdrop to St 
Stephen’s Church and in views from the conservation area will be as approved in 
2009 (see further above regarding impact on the conservation area).  The height 
of Block E is slightly lower than as approved (18m compared with 20m as 
approved) as is Block C2 (42m from approved 47m).  Although the position of 
Block C1 has been moved south, the distance between Block C and the church is 
approximately 45m, with the road and river between, and with the proposed 
reduction in height it is considered that the amended parameters for this Block will 
not harm the setting of the church. Whilst Blocks D1 and D2 are increasing in 
height, given their positioning on the site and distance from the listed building it is 
not considered that they will have a harmful impact on the setting of the church. 

8.86 One of the features of the church is its gable end that faces onto the Gateway site.  
Views of the church or its setting from the west would not be affected by the 
proposed development, with the siting of a square within the Gateway 
development improving views of and appreciation of the church.  Therefore, whilst 
the Gateway site is in the vicinity of St Stephens Church it is not immediately 
adjacent to it.  Given the buffer of the river Quaggy and Lewisham High Street as 
well as the context of the development already approved on the Gateway site the 
impact of the proposed amendments is considered to be limited.  Accordingly it is 
considered that the setting of St Stephen’s conservation area and listed church 
will be preserved.   

8.87 In the view from the listed Clock Tower to the south, given intervening buildings 
and the location of the buildings on the Gateway site where greater height is 
proposed the change from the approved scheme is marginal and the proposed 
amendments will preserve the setting of this heritage asset.  In short distance 
views from the west (Cornmill Gardens) the buildings will be seen in the context of 
the new tall buildings on Loampit Vale and Phase 1 of the Gateway development 
to the north as well as Citibank Tower to the south.  The additional height of 
Blocks D1, and D2 in particular, will be evident in these views compared to the 
approved building heights however with the increased scale of buildings in the 
vicinity including the Loampit Vale development this change is considered to be 
acceptable.  

8.88 In medium distance views from within Blackheath Conservation Area from the 
north east such as from Lewisham Hill (viewpoint north of junction with Eliot Hill) 
as well as longer distance views from Blackheath (junction of A2 and Prince of 
Wales Road) existing buildings in the town centre such as Citibank Tower as well 
as Phase 1 of the Gateway development already break the tree line.  In this 
context the proposed increase in height of Block D1 is less evident however with 
the proposed increase in height Block D2 will be more clearly visible.  Whilst views 
from the north east include views from within the World Heritage Site Buffer Zone 
the proposed changes do not materially impinge on the appreciation of or 
experience of the key features of the World Heritage Site itself which are focussed 
to the north around the Royal Naval College and the panoramic views across 
Greenwich and London experienced from the Woolf Monument.  It is considered 
that the setting of this heritage asset will be preserved.   

8.89 Similar consideration has been given to the desirability of preserving or enhancing 
the character or appearance of local conservation areas.  Whilst the development 
itself is not in a conservation area, it is adjacent to the St Stephen’s Conservation 



 

 

Area (considered above) and will be visible from a number of other conservation 
areas.  In the light of the development already approved on the Gateway site, and 
taking account of the location and special characteristics of those conservation 
areas, it is considered that their character will be preserved should the 
amendments proposed under the current application be approved.  In the case of 
the Belmont Hill Conservation Area and Blackheath Conservation Area, Officers 
consider that whilst the views out of these conservation areas will change, given 
the distances from the site it is considered that the amendments would not be 
harmful to or impact negatively on the significance or special characteristics of the 
designated areas. 

8.90 In respect of policy DM37 and undesignated heritage assets, the terrace of 
Victorian houses on the eastern side of the Quaggy are locally listed.  These are 
separated from the Gateway site by the river and road and are also partially 
screened by a row of trees.  The amendments proposed to Block C under the 
current application will result in a slight change to the outlook from these buildings 
however their setting and the context in which they are viewed will be preserved. 

8.91 Overall, having considered the proposed amendments against the Development 
Management Plan policies Officers are satisfied that subject to a condition 
regarding the limitations of the proposed parameters to the illustrative scheme that 
the amendments are not contrary to the adopted policy or harmful to the setting of 
the designated or undesignated heritage assets concerned and their setting will 
be preserved.  

8.92 It is relevant to note that the impact of the development as proposed in this current 
application has been assessed based on the maximum parameters and simple 
massing blocks i.e. without mitigation by way of refinement to the height and form 
of the buildings or through architectural treatment.  The Design and Access 
Statement includes an illustrative scheme that introduces variety to the massing 
blocks including changes in the height of the buildings making up each of the 
Blocks.  In addition, articulation of the building forms and indicative architectural 
treatments are included that demonstrates the final form of the buildings can be of 
the highest design quality.  

8.93 Whilst the final design and appearance of the blocks is not a matter for 
consideration in the current application the detailed design of the buildings will 
form part of the mitigation of the overall impacts. Officers, having given due 
consideration to proposed amendments to the height and massing of the phase 2 
blocks, from both a design and environmental perspective consider it necessary to 
condition this approval notwithstanding the parameter plans. It is recommended 
by Officers that a condition be attached to the permission to secure the variation in 
heights, massing and articulation as demonstrated in the illustrative scheme within 
the Design and Access Statement. It is considered that these can be achieved at 
Reserved Matters stage and it is appropriate that reference is made to the design 
principles set out in the Design and Access Statement as a point of reference for 
the detailed design.  This would be secured by condition. 

Transport, Access and Movement 

8.94 The 2009 planning permission for the Lewisham Gateway development included 
57,000m2 of residential floorspace, which equated to approximately 800 homes 
and with up to 500 car parking spaces for residents.  The current application 



 

 

proposes increasing the residential floorspace to 77,326m2 but omitting the 
basement car park.  This increase in residential floorspace, together with the 
proposed co-living accommodation would amount to a total of around 1,000 
homes on the site.  Based on an indicative housing mix the ES Addendum 
estimates a total of around 1,500 people living on the site.  

Parking Provision 

8.95 The 2009 planning permission included provision of up to 500 car parking spaces 
however Phase 1 of the development is car free, with no on site car parking.  
Phase 2 also seeks to be car free.  The London Plan states that all developments 
in areas of good public transport accessibility should aim for significantly less than 
1 parking space per unit and Core Strategy Policy 14 (Sustainable Movement and 
Transport) states that there will be a managed and restrained approach to car 
parking provision to contribute to the objectives of traffic reduction while protecting 
the operational needs of major public facilities, essential economic development 
and the needs of people with disabilities.  Given the high PTAL rating of the 
Gateway site with direct pedestrian access from the site to a number of modes of 
public transport and shops and community services in close proximity the 
provision of a car free development is considered acceptable in principle subject 
to there being appropriate public transport capacity either available or planned.  
Public transport capacity is considered further below. 

8.96 Although the principle of a car-free development is supported, Officers and TfL 
have raised concerns regarding parking provision for Blue Badge holders.  Phase 
1 of the Gateway development is car-free with temporary parking provision to be 
made for Blue Badge holders should there be demand.  To date however none of 
the residents in Phase 1 have requested a parking space and as a consequence 
there is currently no provision on site.  The London Plan and GLA Supplementary 
Planning Guidance ‘Accessible London’ states that adequate parking spaces for 
disabled people must be provided, preferably on-site.  The Applicant has 
proposed 4 parking spaces on site for Blue Badge holders and in the Accessibility 
Review they have identified other off-site provision that could be available.  
Following advice from TfL this assessment has been reviewed and further 
information provided regarding on and off site provision.  TfL concurs with the 
applicant that demand for blue badge parking is likely to be lower for this scheme 
due to its town centre location in close proximity to local services and amenities as 
well as step free public transport options provided by buses, the DLR and National 
Rail services from Lewisham Station.  In the light of the updated assessment TfL 
have confirmed they are satisfied that there would be sufficient additional capacity 
to accommodate potential demand for Blue Badge parking arising from the 
development.  The details of on site provision will be addressed at Reserved 
Matters stage with a commitment to provide at least 4 spaces on site to be 
secured by condition.  

Pedestrian Movement 

8.97 The current application does not propose any amendments to the new road 
layout, however amendments proposed to the building footprints as part of the 
current application would alter the position of the buildings relative to the public 
realm/pavements around the western and southern edges of the site.  The most 
significant change is along Molesworth Street where the new bus stops are 
located.  The proposed changes would position Block D1 further from the back 



 

 

edge of the pavement along Molesworth Street allowing a more generous space 
along this busy edge of the site.  This change also allows for a more generous 
space for the entrances to the residential units within this block as well as the 
opportunity for additional landscaping.  Within the site the changes to the 
footprints of Blocks C and D1 would result in a reduction in the minimum width 
along the main north-south route through the site, although other changes to the 
footprint of these blocks reduces the overall length of these blocks where they 
face onto the route. 

8.98 During construction of Phase 2 pedestrians will need to continue to walk around 
the site hoardings, which have been in place for some time, and using the existing 
road crossings.  Whilst this is unfortunate, Officers consider that there are clear 
benefits from delivering the construction in a single phase and thereby reducing 
the build programme from 5+ years to 3.  This, in part, is achievable because of 
the inclusion of PRS and the greater certainty around end occupiers of spaces 
such as the cinema at this stage.  Analysis of pedestrian movement through and 
around the completed development shows that although the application proposes 
the dimensions of some pedestrian routes are reduced, all assessed locations are 
within acceptable levels of the TFL's Pedestrian Comfort levels (PCL) and similar 
to the approved scheme.  On a scale from A+ to E, with A+ being the highest and 
A+ to C+ being TFL’s recommended minimum comfort level for transport 
interchange areas, all locations achieve scores of A- or above.  Potential pinch 
points, such as along Molesworth Street, have been eased by setting Block D1 
further east and this change is supported. 

Public Transport Capacity 

8.99 A number of consultees including residents groups and individuals have raised 
concerns that the increase in dwelling numbers and residents on the site will 
exacerbate existing capacity issues on the DLR and mainline services.  Core 
Strategy Policy 14 states that the Council will work with TfL, Network Rail and 
other partners to ensure the delivery of necessary transport infrastructure, as well 
as working with adjoining boroughs to address the cumulative impact of 
development by improving the environment for all, including pedestrians, cyclists 
and public transport users.  Part of that transport infrastructure is the proposed 
extension of the Bakerloo Line from Elephant and Castle, through to Lewisham 
and potentially beyond with the existing TfL bus layover site (within the Gateway 
application boundary) identified as the location of a Bakerloo Line extension 
station box.  The project is included in the Mayor’s draft Transport Strategy (June 
2017) and subject to funding is planned to be delivered between 2020 and 2030.  
The extension of the Bakerloo line, identified as a major transport scheme in the 
London Plan, is strongly supported by the Council and Officers have been liaising 
with TfL, GLA and Network Rail as well as relevant landowners to ensure 
sufficient land is safeguarded to enable the project to be implemented.   

8.100 The Council is also working with TfL, GLA, Network Rail and South-Eastern Trains 
to identify a cost-effective programme of incremental enhancements to existing 
public transport services including improvements to the environment at Lewisham 
Station to reduce congestion and potentially provide new western and northern 
accesses to improve the station catchment.  Network Rail has requested a 
financial contribution of £400,000 towards the costs of internal Lewisham Station 
improvement works to mitigate station congestion.  TfL has reviewed the current 
and planned capacity of the DLR network and this indicates that the Lewisham 



 

 

branch between Bank and Stratford is now operating over capacity, meaning that 
in some instances users are unable to board trains during the morning peak.  It 
also finds that additional demand from this and other planned development would 
place further strain on the DLR network and extend capacity constraints further 
along the network during the morning peak.  To help address this issue TfL is 
proposing to buy additional rolling stock which is due to come in to service in May 
2022.  In line with other sites in the local area TfL has requested that the Applicant 
makes a financial contribution of £278,000 towards DLR capacity enhancements.   

8.101 The Applicant has also assessed the likely increase in demand for public transport 
services arising from the proposed amendments to the approved 2009 
development.  As the Gateway development is a committed and part constructed 
scheme, and therefore the impact on public transport services will have been 
factored into growth forecasts, this assessment has been undertaken based on 
the net increase in the number of homes on the site from that approved in 2009 as 
well as the impact of the modal shift that would arise from the proposal that the 
Gateway development is now car-free.  Their assessment identifies sufficient 
capacity on local bus services but an increase (from 2009) of +6.5% and + 4.1% 
on the DLR in the morning and evening peak hour respectively and an equivalent 
+28.9% and + 25.3% increase on mainline rail services.   

8.102 These increases are the net change i.e. between demand from the 2009 
approved development and the proposed amendments rather than absolute 
increases.  Based on this assessment the Applicant has proposed a financial 
contribution of £100,000 towards public transport capacity enhancements.  It is 
evident that the basis for the calculation of an appropriate level of contribution 
adopted by the Applicant is different from that used by TfL and Network Rail.  
Officers consider that this should be calculated on a pro rata basis, based on the 
net increase in dwellings proposed under the current s.73 application.  Officers 
are continuing discussions with the Applicant, TfL and Network Rail to agree the 
appropriate contribution and an update will be provided to Members at Committee.  
The agreed contribution would be secured by way of a planning obligation. 

8.103 Subject to the considerations above regarding financial contributions to public 
transport capacity enhancements and parking for Blue Badge holders, the 
omission of the basement parking is supported. 

Sustainability and Climate Change Resilience 

8.104 The Energy and Sustainability Strategy seeks to achieve a ‘zero carbon’ 
development for the residential element, equivalent to a 100% reduction in 
regulated CO2 emissions of compared to a Part L1A 2013 baseline in accordance 
with requirements set out in Policy 5.2 of the London Plan.  For non-residential 
areas the target is a 35% reduction over Part L2A 2013.  In terms of measures to 
achieve these targets, for residential areas 31% of the reduction is expected to be 
met through on-site measures, with the balance to be achieved via an offset 
payment in line with the adopted London Plan policy.  Water consumption in the 
development will be minimised by the specification of highly efficient water 
installations to limit water consumption in apartments to 105 litres per person per 
day (reflecting GLA Guidance).  This will be secured by condition.  

8.105 For non-residential areas, 20% of the reduction is expected to be met from on-site 
measures, with the remaining achieved via an offset payment.  The carbon offset 



 

 

cost for both residential and commercial uses has been estimated to amount to 
around £1m.  This has been factored into the viability appraisal.  .   As required by 
Policy 8 of the Core Strategy, the commercial elements of the development will 
achieve BREEAM ‘Excellent’.  Officer’s recommend that this is secured by 
condition.  Commercial areas will target a 40% reduction in water consumption 
compared to the BREEAM New Construction 2014 ‘baseline’ consumption level 
by implementation of water efficient fittings such as low flow showers and taps, 
dual flush WCs, and water efficient white goods. 

Other Considerations 

Flood Risk 

8.106 As part of the previous s.73 application the Environment Agency (EA) were 
consulted on and approved the assessment process and flood mitigation 
measures to work to and be included within the development.  The ES Addendum 
concludes that the current proposals are not considered to be at significant flood 
risk and will not result in an increase in high flood risk elsewhere.  Finished floor 
levels have been set based upon the prior consultation with the EA who have 
confirmed they have no objections to the proposal on flood risk grounds.   

Air Quality 

8.107 The proposed omission of the basement parking will reduce vehicle movements 
associated with the development and remove traffic from this busy section of the 
road network.  The 2018 ES Addendum estimates this will result in a net reduction 
in vehicle movements associated with the development of 180 and 199 trips 
during the AM and PM peak periods respectively.  In terms of air quality the 2018 
ES Addendum identifies that in the baseline condition in 2017 and 2022 (without 
development) annual mean PM10 and PM2.5 concentrations at identified receptor 
locations will be consistently below the respective annual mean air quality 
objectives.  Annual mean NO2 concentrations, however, are expected to be 
above the objective at ten receptors in 2017 and whilst levels are forecast to 
reduce by 2022, two exceedances are still predicted.  In terms of short term air 
quality objectives for NO2 and PM10, the predicted annual mean NO2 
concentrations are less than 60μg.m-3 and therefore in accordance with Defra 
guidance it may be assumed that exceedance of the 1-hour mean objective is 
unlikely.  This excludes one receptor (on Lee High Road to the south east of the 
Gateway site), where a slight exceedance of this threshold is predicted in the 
2017 baseline.  With the Gateway development, the predicted NO2, PM10 and 
PM2.5 concentrations in 2022 indicate that pollutant concentrations at existing 
receptor locations will be below the respective annual mean air quality objectives 
other than for two receptors (Lee High Road and the ground floor of Block B2 at 
the junction of Lewisham High Street and Station Road), where the objective for 
NO2 will be exceeded.  With regard to short term air quality objectives for NO2 
and PM10 the predicted annual mean NO2 concentrations are less than 60μg.m-
3, and therefore in accordance with Defra guidance it may be assumed that 
exceedances of the 1-hour mean objective are unlikely.  No exceedances were of 
the 24-hour PM10 short term objective predicted. 

8.108 Within the Gateway development the predicted NO2, PM10 and PM2.5 
concentrations indicate that pollutant concentrations at the proposed residential 
level on the site (i.e. first floor and above) will be below the respective air quality 



 

 

objectives in 2022.  Whilst exceedances of the annual mean objective for NO2 are 
predicted at the façades of Blocks C, D2 and E on the ground floor, the 40μg.m-3 
threshold is not exceeded anywhere across the Lewisham Gateway Phase 2 Site 
at first floor level.  In terms of short term air quality objectives for NO2 and PM10 
at the residential level within the development, the predicted annual mean NO2 
concentrations are less than 60μg.m-3 and no exceedance of the 24-hour PM10 
short term objective are predicted.   

8.109 The ES concludes that there are no significant changes in terms of air quality as a 
result of the S73 scheme when compared to the original ES and no new or 
different significant impacts are predicted.  No additional cumulative effects on air 
quality are anticipated as a result of additional committed development combined 
with the current application proposals, although the Council’s Air Quality Officer 
has recommended a condition preventing the ground and first floors of the 
development being occupied for residential purposes. 

Noise 

8.110 In terms of noise levels experienced within the site, the predicted road traffic noise 
levels vary on each elevation of the blocks depending on the distance from the 
nearest roads and whether the elevation is shielded by the surrounding blocks.  
With partially open windows a high impact would be registered for some spaces 
where mitigation will be required.  Servicing of the site will remain as assessed in 
the original 2009 approved development and the omission of the basement car 
park will reduce residents’ vehicle trips to and from the site from that assessed 
with the original application.  The ES Addendum predicts a Low and Moderate 
impact arising from service vehicles, with the change in noise level being closer to 
the Low impact criteria indicating a minor significance of effect. 

8.111 Mitigation from daytime external noise sources to meet the internal noise targets 
provided within relevant guidance will require sound insulation on the elevations of 
each block that faces towards the surrounding road network. To meet the internal 
noise targets windows will need to be closed and so acoustically treated 
ventilation will need to be provided to habitable rooms.  Due to the high noise 
levels, it is considered that a mechanical ventilation system may be required for 
some habitable rooms and the scheme of glazing and ventilation will need to be 
considered at detailed design stage.  The ES Addendum recommends that where 
mechanical ventilation is proposed, windows should be openable such that the 
choice between meeting the internal noise levels and additional natural ventilation 
is with the occupants.  When the internal layouts are known at detailed design 
stage, detailed noise break-in calculations will need to be undertaken to establish 
minimum specifications however an example of acoustic glazing that would meet 
the internal noise targets demonstrates that suitable internal noise levels can be 
achieved.  This would be secured by condition.   

Ecology 

8.112 As a cleared construction site for the last 5 years the site has not provided any 
habitats to be used by any fauna and as a consequence the biodiversity value of 
the site is negligible.  The 2009 approved developed incorporates a number of 
measures to increase biodiversity at Confluence Place including the planting of 
native trees species and plants which would complement those natural habitats 
which are proposed along both Ravensbourne and Quaggy River’s.  These 



 

 

features are retained in the current application and as a consequence no new or 
different significant environmental effects are predicted compared to those 
previously identified in the Original ES Addendum. 

9.0 Delivery and Viability 

9.1 The Council’s strategy for Lewisham Gateway set out in the Planning Brief for the 
site and adopted in 2002 was “to bring forward a major high quality, high profile, 
mixed-use development incorporating retail, residential, commercial and leisure 
uses in Lewisham Town Centre. This new environment will integrate a 
transformed public transport interchange with the existing town centre”.  This 
overall vision remains valid however delivering the project has been complex and 
costly with the logistical challenge of undertaking the development whilst keeping 
open a busy road network and access to the station and DLR, as well as the need 
to accommodate additional infrastructure and services diversions works during the 
process.  This has resulted in an extended programme to complete the 
development that has in part informed the delivery strategy for Phase 2 which 
seeks to reduce the construction programme from that previously programmed 
and secure the completion of the development within 3 years.   

9.2 The Delivery Strategy submitted with the current application indicates a 
construction programme of around 3 years to complete the buildings and to open 
all the pedestrian routes through the site.  This work will impact on local residents, 
including those living in Phase 1 of the development.  A condition was included in 
the original planning permission requiring a Code of Construction Practice and 
Construction Method Statement to be approved by the Council prior to the 
commencement of construction for each phase of work to minimise the 
environmental effects of construction.  These documents have been approved for 
Phase 1A and Phase 1B and details will need to be submitted prior to construction 
of Phase 2.  Further controls are secured through other planning conditions and 
through legal obligations included in the s.106 agreement and it is recommended 
that these are retained should Members be minded to approve the current 
application. 

9.3 As noted above, since the original outline planning permission for the Gateway 
site was granted there have been changes to market conditions in terms of 
demand for the office and education space approved in 2009, as well as changes 
in demand and supply of new housing in the area.  These changes mean that a 
revised mix of land uses, including the type of housing, is now proposed that could 
assist in the timely delivery of a range of town centre uses and completion of the 
wider public realm improvements set out in the original development framework 
for the site.   

9.4 The strategy now proposed by the Applicant is to secure a funder and 
management company who would deliver the project as a single build contract 
and take overall responsibility for the long-term management of the housing, 
commercial space, the co-living accommodation and the affordable housing 
included in this phase.  Central to this strategy is that all of the housing in Phase 2 
would be privately rented (PRS).  By involving a funder who would acquire the 
development as a long-term investment the progress of delivering Phase 2 would 
not be dependent on the progress of the sale of flats or groups of flats to 
individual purchasers.  Whilst the economic outlook is uncertain the Delivery 
Strategy offers the prospect of bringing forward the completion of the development 



 

 

that will provide a range of uses appropriate for the town centre, with a single 
management company responsible for the residential and commercial space.  
Subject to appropriate controls regarding the details of the housing proposal 
(discussed further below) the principle of securing this through developing the 
housing in Phase 2 as PRS is considered acceptable.  

9.5 Delivery of Phase 2 is summarised below.  

 

9.6 In line with guidance set out in the Council's Planning Obligations SPD a financial 
appraisal has been submitted with the current application.  This reflects the 
proposed changes and incorporates the outturn costs in respect of the 
infrastructure and highway works as well as construction costs and values for 
Phase 2.  In order to assess the overall viability of the proposed development and 
to assess the impact of the changes on the level of return to the developer the 
Council commissioned Urban Delivery to undertake a development appraisal of 
the current application proposals.  The Urban Delivery report provides their 
opinion on the key appraisal inputs such as construction costs, residential values, 
and rents and yields for the commercial space.  Land purchase costs are nil.  
Commentary is also provided on typical finance rates, marketing and other 
development costs as well as typical rates of return for the developer.  A copy of 
Urban Delivery’s report is attached to this report at Annex 2.  The principal 
elements are summarised below.  

9.7 In terms of the proposed PRS housing, comparable rental values in schemes in 
the local area have been reviewed including those in Phase 1 of the Gateway 
development and at Thurston Point.  Based on the indicative mix of flats sizes a 
blended rate of £324/m2 and yield of 4% to calculate the overall development 
value of the floorspace has been adopted in the appraisal.  In terms of the co-
living accommodation there are relatively few schemes in London however the 
student accommodation on Thurston Road provides a local comparable as well as 



 

 

two schemes elsewhere in London.  A blended rental level  of £520/m2 and yield 
of 4% has been used in the appraisal.  For the proposed affordable homes these 
would be provided at London Living Rent levels.  These are published by the GLA 
for each Council ward to reflect local circumstances and for Lewisham Central the 
rent is set at £879 per month for a 1-bed flat and £976 for a 2-bed flat.  These 
rents are inclusive of service charges. 

9.8 In respect of revenue from the commercial elements of the development (retail, 
cinema, gym and business space) consideration has been given to rents and 
yields achieved in new developments in the vicinity of the Gateway site.  Based on 
the evidence available for retail transactions, the proposed retail accommodation 
is considered likely to achieve rental values in the order of £334/m2.  Depending 
on the eventual occupiers and covenant the retail space is considered likely to 
achieve an investment yield of 6.25% to 6.75%, with 6.75% adopted in the 
appraisal.  Comparable evidence for a cinema is limited however a new multi-
screen cinema could achieve a rental value equivalent to £193 to £215/m2 and an 
investment yield of between 5.75% and 6.50% with £205/m2 and a yield of 6.0% 
used in the appraisal.  The commercial/co-working space assumes a rent of 
£344/m2 and a yield of 5.25%.  For the gym, a rent of £205/m2 and an investment 
yield of between 6.75% have been adopted.  The appraisal also takes account of 
typical incentives such as rent-free periods for the commercial space.  The current 
application allows for a hotel as an alternative for the co-living space however this 
is considered to deliver a lower return and so the higher value co-living scheme 
has been used in the appraisal.  In February 2018 the Council was awarded £10m 
under the Government’s Housing Infrastructure Fund programme to support the 
delivery of the Lewisham Gateway development.  This has been included in the 
appraisal.   

9.9 Development costs include construction of the Phase 2 buildings and phase 
specific infrastructure items as well as an apportionment of site wide infrastructure 
costs relevant to the delivery of the Gateway project as a whole.  In order to check 
the construction cost assumptions Trident Building Consultancy have reviewed 
the Applicant’s cost summary and analysed the broad inputs that make up the 
total construction costs.  Trident recommend that for the purpose of this viability 
assessment the main construction cost should be in the order of £188,685,000 net 
of cost contingencies and cost inflation up to the mid-point of the construction 
programme.  Allowing for inflation would increase the overall cost to circa 
£191,515,000.  This reflects an average build cost of circa £3,105/m2 and 
considered to sit within an acceptable cost range.  Other costs identified by the 
Applicant such as contingencies, fees, marketing, and finance are generally 
considered to be reasonable.  A combined Lewisham and London mayoral CIL 
contribution of £233,250 has been applied to the appraisal.    

9.10 The review concludes that whilst the developer return is below 15%, with the HIF 
investment and s.106 funding the scheme is able to support the inclusion of 
around 106 affordable homes.  The revised funding and delivery strategy also 
enables the construction programme to be reduced to around 3 years.  Given the 
level of public sector funding in the scheme it is appropriate that measures are put 
in place to ensure that any changes to the residential mix are subject to Council 
review.  For example, should all or part of the PRS housing be disposed for 
private sale within the covenant period then the scheme should be subject to a 
financial review with a clawback provision.  The Mayor of London’s Affordable 
Housing and Viability SPG notes the particular economics of the PRS sector and 



 

 

sets out a number of conditions to control the letting and management of PRS 
homes and recommends any PRS scheme is subject to a clawback provision to 
ensure there is no financial incentive to dispose of the properties out of the PRS 
sector during the 15-year covenant period.  These provisions would be secured 
through the s.106 Agreement. 

9.11 London Living Rent is intended to be a route to home ownership and Providers 
are expected to actively support tenants into home ownership and offer tenants 
the right to buy their London Living Rent home on a shared ownership basis 
during their tenancy.  This would take these homes out of affordable housing and 
therefore a mechanism is proposed to ensure these flats remain as affordable 
homes at the equivalent of the relevant London Living Rent level in perpetuity.  
This would be secured through the s.106 Agreement. 

9.12 The redevelopment of the Gateway site was promoted by the public sector land 
owners to secure significant changes to the local road layout to address major 
severance issues and provide a development plot that could enable a 
comprehensive scheme to come forward that would deliver a mixed-use 
development appropriate for its town centre location.  Given the substantial 
infrastructure costs of the scheme the development has been partially supported 
by public funds in the form of loans and this has been supplemented by additional 
funding under the HIF programme.   

9.13 Subject to agreeing details such as the timing of the opening of public routes 
through the site and delivery of the new open space it is considered that the 
proposed construction strategy is acceptable and will deliver the completed 
development in a reasonable timescale. 

10.0 Other Considerations 

Consideration of Objections  

10.1 The objections received cover a range of topics with the focus being on i) the 
increased height and massing of buildings in Phase 2 and the of the impact on 
heritage assets including on listed buildings and from conservation areas; ii) the 
impact of the increased residential floorspace on public transport services and 
addressing existing capacity issues; iii) the provision of affordable housing.  These 
issues have been addressed elsewhere in the report and do not change the 
conclusions reached regarding the acceptability of the proposed amendments.  
Whilst other concerns have been raised a number of these relate to the principle 
of development which was approved in 2009 with the grant of outline planning 
permission and which is not a material consideration in the determination of this 
current application.  Concern regarding the design of the buildings as well as 
concerns regarding privacy and overlooking are also not matters for determination 
in respect of the current application and will be addressed at Reserved Matters 
stage. 

Planning obligations and Community Infrastructure Levy 

10.2 The original 2009 outline planning permission was the subject of a s.106 
agreement with minor changes through subsequent Deeds of Variation.  The 
original s.106 includes obligations in respect of the following items 

• Affordable housing, including a review mechanism 



 

 

• Lifetime Homes and wheelchair housing (including parking)  
• Construction management  
• Highway works  
• Bus layover  
• Open space works  
• River alteration works  
• Local employment  
• Public access and triggers for access  
• Open space maintenance  
• Mechanism for delivery of a mixed use scheme  
• Public art CCTV  
• Travel Plan  
• Design and Access Panel  
• Renewable energy  
• Site servicing and management  
• Contribution to s.106 monitoring costs  
• CPZ Consultation contribution  
• Financial contribution to town centre projects (works to the River Quaggy; a 

Waterlink Way fund; air quality monitoring; training for employment, Town 
Centre Manager) 

 
10.3 Officers have reviewed the overall scope of the obligations in the original s.106 

and conclude that, in the most part, they remain relevant and meet the legal tests 
as set out in Regulation 122 of the Community Infrastructure Levy Regulations 
(April 2010).  That is to say that they are considered to be necessary to make the 
development acceptable in planning terms, directly related to the development 
and fairly and reasonably related in scale and kind to the development) and 
should be carried forward to the new planning permission by way of a further 
s.106 Agreement.   

10.4 Given the policy changes since 2009 it is appropriate that obligations such as in 
respect of affordable housing are updated to reflect current policy targets.  In 
addition there are a number of specific provisions relating to the housing and 
business space in Phase 2 of the development that need to be secured through 
the s.106 agreement.  These include: 

  PRS 

• Management Plan that secures the requirements for PRS set out in the 
London Plan Affordable Housing and Viability SPG.  Units to: 
- be held its constituent homes as Build to Rent under a covenant for at 

least 15 years;  

- be all self-contained and let separately;  

- operate under unified ownership and management; 

- offered longer tenancies (three years or more) to all tenants, with break 

clauses that allow the tenant to end the tenancy with a month’s notice 

any time after the first six months; 

- offer rent certainty for the period of the tenancy, the basis of which 

should be made clear to the tenant before a tenancy agreement is 

signed, including any annual increases which should always be formula-

linked; 



 

 

- include on-site management, which offers systems for prompt resolution 

of issues and daily on-site presence; 

- be operated by providers who have a complaints procedure in place and 

are a member of a recognised ombudsman scheme; and 

- not be subject to up-front fees of any kind to tenants or prospective 

tenants, other than deposits and rent-in-advance. 
 

• Clawback provision sercuring a payment to the Council towards Affordable 
Houisng if any units are to be sold out of the Private Rented Sector within 
the covenant period.  

 

   Affordable Housing, including a Review Mechanism 

• A minimum of 106 affordable units to be provided and let at London Living 
Rent levels (including any service charge) in perpetuity and pepperpotted 
throughout Phase 2 of the development.  Council agreement required 
should the units be sold or rented privately after this point in time with a 
clause to enable the clawback of the public subsidy, plus interest; 
 

• Marketing Strategy for the LLR Units that ensures priority will be given to 
residents who live and work in the LB Lewisham;  

 
• Clause requiring applicant to apply to the GLA for funding to uplift their AH 

offer prior to the commencement of development; 
 

• Review mechanisms to secure additional Affordable Housing Contribution 
where developer returns meet or exceed an agreed level in accordance with 
the London Plan Affordable Housing and Viability SPG to include:  
- Early review at Reserved Matters Stage;  

- Late review at 75% of units being occupied;  

- Review if co-living use converts to hotel a hotel use;  
 

   Commercial Floorspace  

• All commercial floorspace to be completed to shell and core (including 
shopfronts) and the provision of internal flues for any units with a potential 
A3 use;  

• A clause preventing a change of use under permitted development rights to 
residential C3. 
 

 Co-working Floorspace 
 

• Co-working floorspace to be fitted out to shell and core plus shopfronts and 
bathrooms (including showers) and kitchenettes and cycle storage; 

• Provision of a Management and Marketing Plan (rent levels, T&C including 
contract lengths, notice periods etc) for the space to be agreed in 
consultation with LBLs Economic Development Team;  
 

 Co-Living Floorspace 
 



 

 

• Marketing Strategy to that ensures priority will be given to residents who live 
and work in the LB Lewisham; 
 

 Public access and triggers for access  
 

• Appropriate agreement to ensure that the Cinema use, Co-working Use, 
Affordable Units, Public Open Space and Routes through the site are 
delivered by dates agreeable to the Council;  
 

 Transport Contributions 
 

• Contributions towards DLR and Lewisham Station to ensure that the 
transport impacts of the development are appropriately mitigated. 

 
10.5 Other minor changes to the agreement to reflect the current proposals and the 

development to date are also required.  Should Members be minded to approve 
the current application, where obligations have been complied with or are not 
relevant to Phase 2 it is proposed that these are amended or removed in the 
s.106 to be attached to the current application.  

11.0 Local Finance Considerations 

11.1 Under Section 70(2) of the Town and Country Planning Act 1990 (as amended), a 
local finance consideration means: 

(a) a grant or other financial assistance that has been, or will or could be, provided 
to a relevant authority by a Minister of the Crown; or 

(b) sums that a relevant authority has received, or will or could receive, in 
payment of Community Infrastructure Levy (CIL). 

11.2 The weight to be attached to a local finance consideration remains a matter for the 
decision maker. 

11.3 As an application under s.73 of the Town and Country Planning Act 1990 given 
the change to the land use mix and increase in the number of residential units as 
a consequence of the changes the Mayor of London's CIL and Lewisham 
Borough’s CIL are payable in this case.  

12.0 Equalities Considerations 

12.1 Section 149 of the Equality Act 2010 (“the Act”) imposes a duty that the Council 
must, in the exercise of its functions, have due regard to:- 

a) eliminate discrimination, harassment, victimisation and any other conduct 

that is prohibited by or under the Act; 

b) advance equality of opportunity between persons who share a relevant 

protected characteristic and those who do not; 

c) foster good relations between persons who share a relevant protected 

characteristic and persons who do not share it. 

12.2 The protected characteristics under the Act are:  age, disability, gender 
reassignment, pregnancy and maternity, race, religion or belief, sex and sexual 
orientation. 



 

 

12.3 The duty is a “have regard duty” and the weight to attach to it is a matter for the 
decision maker bearing in mind the issues of relevance and proportionality. 
Officers have had regard to the Equality Act and conclude that subject to the 
provision of Blue Badge parking spaces either on site or available within close 
proximity to the site there would be no adverse impacts upon equality as a result 
of the proposed development. 

12.4 With effect from 1 October 2015, the standards for wheelchair accessible housing 
are covered by Part M of the Building Regulations and new residential 
development is no longer required to meet the Lifetime Homes Criteria at planning 
stage. Whilst the s106 agreement for the 2009 approval included obligations 
relating to Lifetime Homes and Wheelchair Housing, the Council now deals with 
this matter through condition.    

12.5 Part M is divided into three categories; M4(1) ‘visitable dwellings’, M4(2) 
‘accessible and adaptable dwellings’ and M4(3) ‘wheelchair user dwellings’. Policy 
3.8 of the London Plan required that 90% of new build homes in London should 
meet M4(2) with the remaining 10% meeting M4(3). This means that 100 per cent 
of new build homes should be accessible. 

12.6 Officers therefore recommend a condition requiring the applicant to provide a 
schedule and details at Reserved Matters Stage, confirming the location of the 
10% M4(3) units and confirming that the remaining 90% of units will be built to 
M4(2) standard. 

13.0 Conclusion 

13.1 For the reasons set out in this report the proposed amendments are considered to 
be minor material.  Specifically whilst the land use mix and the layout, massing of 
buildings and building heights within Phase 2 of the development would be 
amended there is no proposed increase in the overall floorspace of the 
development granted planning permission.   

13.2 The proposed amendments have been subject to consultation, in accordance with 
the EIA Regulations and Lewisham’s approach to consultation including a Local 
Meeting.  The application has been considered in the light of policies set out in the 
development plan and other material considerations. 

13.3 On balance Officers consider that with mitigation the impact of the proposed 
changes on adjoining properties and those within the development are 
acceptable.  Objections raised to the proposed changes have been considered in 
the report.  They are not considered to give grounds for not approving the 
proposed changes.  Accordingly the proposals are considered acceptable and are 
recommended for approval. 

14.0 RECOMMENDATIONS 

14.1 The recommendations to the Committee are set out below. 

RECOMMENDATION (A) 

14.2 Authorise officers to enter into a further agreement under s.106 of the 1990 Act to 
ensure the obligations in the existing agreement (as summarised in para. 1.2 



 

 

above) together with such additions or amendments as are considered 
appropriate by the Head of Planning are applied to the new permission. 

RECOMMENDATION (B) 

14.3 If planning permission is not granted within 12 months from the date of a 
resolution to grant permission by this Committee, instruct the Head of Planning to 
report back on progress so that it can give further consideration to issues relating 
to the deliverability of the proposed development. 

RECOMMENDATION (C)  

14.4 Subject to completion of a satisfactory legal agreement, authorise the Head of 
Planning to GRANT PERMISSION subject to conditions including those set out 
below, and such amendments as the Head of Planning considers appropriate to 
ensure the acceptable implementation of the development. 

14.5 Upon the completion of a satisfactory Section 106 in relation to the matters set out 
above, authorise the Head of Planning to Grant Permission subject to the 
following conditions: 

 

1. Time Limit of Permission 

a) The development of the Highway Infrastructure Works, Bus Layover Works, 
River Alteration Works and Building Block F, as approved under this 
permission, must be begun not later than the expiration of 10 years 
beginning with the date of the grant of this planning permission;  

b) Applications for approval of Reserved Matters in respect of any Phase must 
be made not later than the expiration of 10 years beginning with the date of 
the grant of this planning permission and the development of such Phase 
must be begun not later than the expiration of 2 years from the final 
approval of the Reserved Matters in respect of that Phase or, in the case of 
approval on different dates, the final approval of the last such matter to be 
approved.  

 Reason: To comply with Section 92 of the Town and Country Planning Act 
1990. A longer period for submission of Reserved Matters than that 
specified in the said section is considered appropriate because of the scale 
and timescale of the development. 

 

Reserved Matters/Details 

2. No Phase of the development shall be commenced until layouts, 
plans/sections, elevations and other supporting material detailing:  

(i) siting of the buildings and other structures;  

(ii) design of the buildings (including floor areas, height and massing);  



 

 

(iii) external appearance (including samples of the materials and finishes 
to be used for all external surfaces and including but not limited to roofs, 
elevation treatment, glazing);  

(iv) landscaping of all public and other areas.  

in each case relevant to that Phase have been submitted to and approved 
in writing by the local planning authority, save that this Condition shall not 
require the submission of details in relation to matters already approved 
under this permission as referred to in conditions 4, 5 and 6. Unless 
otherwise agreed in writing by the local planning authority, the development 
shall in all aspects be carried out in accordance with the details approved 
under this Condition 2. 

 Reason: In order that the local planning authority is satisfied that the details 
of the proposed development are in accordance with the Development 
Specification and in general accordance with the Design Strategy and the 
Design Framework and in the interests of amenity and privacy of adjoining 
properties in accordance with DM Policy 32 Housing design, layout and 
space standards of the Development Management Local Plan (November 
2014). 

 

3. Save for the Infrastructure Phase, no Phase of the development shall be 
commenced until details of the following matters in respect of that Phase 
have been submitted to and approved in writing by the local planning 
authority: 

(i) on-site vehicle servicing and parking; 

(ii) internal footpath layout, including all surface treatments; 

(iii) hard and soft landscaping and planting; 

(iv) site boundary treatments; 

(v) foul and surface water drainage, including on site and off site 
connections/improvements; 

 Within 3 months of the commencement of the development of the 
Infrastructure 

 Phase, the respective details for that phase shall be submitted to and 
approved in writing by the local planning authority.  

 The development shall be carried out in accordance with the approved 
details, unless otherwise agreed in writing by the local planning authority. 

 Reason: In order that the local planning authority is satisfied with the details 
of the proposed development. 

 

 



 

 

4. The Highway Infrastructure Works and River Alteration Works shall be in 
accordance with the scheme shown in drawings 13902/200/10/01P10, 
02P3, 03P3, 04P3 & 05P3 and 13902/270/001P7, 002P6, 003P8, 004P5, 
005P5, 008P2 and AL3491-2.1-P122 rev02 approved under this 
permission, unless otherwise agreed in writing by the local planning 
authority in consultation with the Environment Agency. 

 Reason: To ensure the satisfactory implementation of the planning 
permission. 

 

5. The means of access to the site shall be in accordance with the details 
shown on drawing 13902/200/10/01P10 approved under this permission. 

 Reason: To ensure the satisfactory implementation of the planning 
permission. 

 

6. Prior to the commencement of Phase 2, a scheme for the landscape works 
within and treatment of the surroundings of the land to the east of 
Lewisham High Street (Block F) shall be submitted to and approved in 
writing by the local planning authority. Such a scheme shall include (where 
appropriate to the Phase in question): 

a) the position and spread of all existing trees to be retained and/or 
removed; 

b) new tree and shrub planting including species, plant sizes and 
planting densities; 

c) means of planting, staking and tying of trees, including tree guards; 

d) areas of hard landscape works including paving and details, including 
samples, of proposed materials; 

e) details of the treatment of the external boundary of the site; 

f) details of how the proposed landscaping scheme will contribute to 
wildlife habitat; 

g) where the Phase encompasses rivers, planting with particular focus 
on the entrance and exit of culverts and the river buffer zones; 

h) timescales for implementation; and  

i) a management plan for future maintenance of landscaped areas. 

 The landscape works for each Phase shall be completed in accordance 
with the approved details including the timescales approved under para (h) 
of this condition. 

 



 

 

 Reason:  To ensure a satisfactory development that enhances the visual 
amenity of the locality and to comply with Policy 15 High quality design for 
Lewisham of the Core Strategy (June 2011) and DM Policy 25 Landscaping 
and trees and DM Policy 30 Urban design and local character Development 
Management Local Plan (November 2014). 

 

7. No development other than demolition shall not be commenced and no 
Reserved Matters applications shall be submitted until a Design Framework 
for the site has been submitted to and approved in writing by the local 
planning authority. All Reserved Matters applications shall be in general 
accordance with the approved Design Framework, unless otherwise agreed 
in writing by the local planning authority.  

 Reason: In order that the local planning authority is satisfied with the details 
of the proposed development. 

 

8. a) No construction of any building within the development shall be 
commenced until an Access Strategy for any non-residential floorspace 
(including any co-living space) providing details of access arrangements for 
people with disabilities has submitted been agreed in writing (in 
consultation with the Council’s Building Control Team); 

b) All residential units shall meet the requirements of M4(2) Accessible 
and adaptable standard of the Approved Document M of the Building 
Regulations (2015) and 10% of the units shall meet the requirements of 
M4(3)(2)(a) Wheelchair user (adaptable) standard of the Approved 
Document M of the Building Regulations (2015).   

c) No works shall commence on any phase of development until plans 
and a schedule detailing all residential units within that phase and their 
required standard of the Approved Document M of the Building Regulations 
(2015) in accordance with (b) has been submitted to and approved in 
writing by the local planning authority.    

d) No development shall commence above ground floor level on any 
phase of development until written confirmation from the appointed building 
control body has been submitted to and approved in writing by the local 
planning authority to demonstrate compliance with part (c) for that phase. 

e) The development shall be carried out in accordance with the details 
approved and retained into perpetuity. 

 Reason: To ensure that there is adequate access to all parts of the 
development for people with disabilities and to ensure that there is an 
adequate supply of wheelchair accessible housing in the Borough in 
accordance with Policy 1 Housing provision, mix and affordability and 
Policy 15 High quality design for Lewisham of the Core Strategy (June 
2011) and DM Policy 32 Housing design, layout and space standards of the 
Development Management Local Plan (November 2014). 



 

 

 

Scheme Parameters 

9. Subject to condition 10 and unless otherwise agreed in writing by the local 
planning authority, the development shall be carried out in accordance with 
the Parameter Plans (AA5575-2001, 2002, 2003, 2004, 2005, 2006, 2007, 
2008 (November 2017)) and all Reserved Matters applications shall accord 
with the Parameter Plans.  

 Reason: In order to ensure that the development is carried out satisfactorily 
and accords with the parameters which have been subject to 
Environmental Impact Assessment. 

 

10. No request for approval of any deviation from the Parameter Plans shall be 
made under condition 9 unless it is demonstrated that the deviation: (a) Is 
not likely to give rise to any new or different significant environmental 
effects, compared with the development approved under this planning 
permission and as assessed in the Environmental Statement; or (b) Will not 
have the effect of changing the scope, scale or other parameters of the 
development set out in the Development Specification.  

 Reason: In order to ensure that the development is carried out satisfactorily 
and accords with the parameters which have been subject to 
Environmental Impact Assessment. 

 

11. The detailed design of Blocks C, D1, D2 and E including their height, 
massing and form (and the variation in heights, massing and articulation) 
shall be in general accordance with the Illustrative Scheme proposed in 
Figures 5.34, 5.35, 5.36, 5.37, 5.43, 5.44, 5.48, 5.49 and 5.50 of the 
Design and Access Statement January 2018. 

 Reason:  To ensure a high design quality in compliance with Policy 15 High 
quality design for Lewisham of the Core Strategy (June 2011) and 
Development Management Local Plan (November 2014) DM Policy 30 
Urban design and local character. 

 

Phasing 

12. No Reserved Matters application shall be submitted until details of the 
phasing of the development have been submitted to and approved in 
writing by the local planning authority. The development shall be carried out 
in accordance with the approved phasing, unless otherwise agreed in 
writing by the local planning authority.  

 Reason: The local planning authority need to be satisfied that development 
of the site is undertaken in a coherent and comprehensive manner and that 



 

 

the development takes place within a reasonable timescale, for the benefit 
of future occupiers and other residents of the area. 

 

Land Uses 

13. The total built floorspace for the development shall not exceed 97,545 
square metres (Gross External Area) and the maximum permitted 
floorspace for each use granted by this permission shall be (all figures 
Gross External Area):  

a) up to 77,326m² residential (C3)  

b) up to 7,725 m² shops, financial & professional services (A1, A2, A3 & 
A4)  

c) up to 4,194 m² leisure (D2)  

d) up to 6,409m² hotel (C1)/co-living (sui generis)  

e) up to 1,891m² co-working (B1) 

 Reason: The development of the site has been the subject of an 
Environmental Impact Assessment which has been taken into account by 
the local planning authority in determining the application and any alteration 
to the scheme content may have an impact which has not been assessed 
by that process. 

 

Restrictions on Use 

14. Not more than 2,000m² (Gross External Area) shall be provided for Class 
A2 purposes, unless otherwise agreed in writing by the local planning 
authority.  

 Reason:  In order to ensure the development contributes to improving the 
vitality and viability of the town centre as a major retail centre. 

 

15. At least 4,000m² (Gross External Area) of the Class D2 floorspace shall be 
used as a cinema.  

 Reason:  In order to ensure the development contributes to improving the 
vitality and viability of the town centre. 

 

Residential Amenity 

16. Save in respect of the floorspace within any building which is used for the 
Bus Facilities Office, no part of the Class D1, D2, A1, A2, A3, A4, A5 or B1 
floorspace provided within the development shall be open for customer 



 

 

business between the hours of 24.00 and 07.00, unless otherwise agreed 
in writing by the local planning authority.  

 Reason:  In order to safeguard the amenities of adjoining occupants at 
unsociable periods and to comply with Paragraph 120 of the National 
Planning Policy Framework and DM Policy 26 Noise and Vibration, DM 
Policy 32 Housing design, layout and space standards, DM Policy 17 
Restaurants and cafes (A3 uses), and drinking establishments (A4 uses), 
of the Development Management Local Plan (November 2014) 

 

17. The Bus Facilities Office shall not open for customer business until the 
opening hours for such Bus Facilities Office have been agreed in writing by 
the local planning authority. Thereafter, the Bus Facilities Office shall not 
open for customer business outside the agreed opening hours, unless 
otherwise agreed in writing by the local planning authority.  

 Reason: To ensure that the proposed development does not prejudice the 
enjoyment of their properties by residents within the development and 
neighbouring occupiers and to comply with Paragraph 120 of the National 
Planning Policy Framework and DM Policy 26 Noise and Vibration of the 
Development Management Local Plan (November 2014) 

 

18. Details of the design of the basement areas (including normal and 
emergency access/egress to/from them) within each Phase, shall be 
submitted to and approved in writing by the local planning authority prior to 
the commencement of development within that Phase. Such details shall 
include ventilation of the basement areas, including the location of outlets 
and measures to attenuate noise and limit other airborne pollution to 
nearby sensitive receptors, particularly residents, to acceptable levels. The 
basement areas shall be constructed in accordance with the approved 
details and each basement area shall, unless otherwise agreed in writing 
by the local planning authority, be completed prior to occupation of the 
building of which it forms part.  

 Reason: To safeguard users and the amenities of occupiers of properties 
within the vicinity of the basement area and to comply with Paragraph 120 
of the National Planning Policy Framework and DM Policy 26 Noise and 
Vibration of the Development Management Local Plan (November 2014) 

 

19. The noise emitted from all fixed plant and premises shall be controlled to a 
level of 40dB LAeq, 1hr during the daytime (0700-2300) and 35 dB LAeq, 
5min during the night-time (2300-0700) at 3.5m from the facade of the 
nearest noise sensitive residential dwelling. Within 12 months of the 
commencement of the development of Phase 1A (Building A (comprising 
A1 and A2) and Confluence Place) a scheme (Accompanied by a technical 
assessment prepared by a suitably qualified acoustic engineer, e.g. 
Member of the Institute of Acoustics) identifying how the noise limits are to 
be achieved and subsequently maintained for that Phase shall be 



 

 

submitted to and approved in writing by the local planning authority. No 
subsequent Phase of the development shall be commenced until a scheme 
(accompanied by a technical assessment prepared by a suitably qualified 
acoustic engineer, e.g. Member of the Institute of Acoustics) identifying 
how the noise limits are to be achieved and subsequently maintained for 
that Phase have been submitted to and approved in writing by the local 
planning authority. No Phase of the development shall be occupied until the 
approved mitigation measures for that Phase have been carried out. 
Thereafter the mitigation measures for that Phase shall be maintained in 
accordance with the approved scheme, unless otherwise agreed in writing 
by the local planning authority. 

 Reason:  To safeguard the amenities of residents and other occupiers in 
and around the site and to comply with DM Policy 26 Noise and vibration of 
the Development Management Local Plan (November 2014) and to ensure 
any impacts arising from the proposed development (and any measures 
required to mitigate those impacts) are consistent with those identified in 
the Environmental Statement accompanying the application. 

 

20. a) The building shall be designed so as to provide sound insulation 
against external noise and vibration, to achieve levels not exceeding 30dB 
LAeq (night) and 45dB LAmax (measured with F time weighting) for 
bedrooms, 35dB LAeq (day) for other habitable rooms, with window shut 
and other means of ventilation provided. External amenity areas shall be 
designed to achieve levels not exceeding 55 dB LAeq (day) and the 
evaluation of human exposure to vibration within the building shall not 
exceed the Vibration dose values criteria ‘Low probability of adverse 
comment’ as defined BS6472. 

b) No Phase of the development shall be commenced until details of a 
sound insulation scheme complying with paragraph (a) of this condition 
have been submitted to an approved in writing by the local planning 
authority. 

c) The development shall not be occupied until the sound insulation 
scheme approved pursuant to paragraph (b) has been implemented in its 
entirety. Thereafter, the sound insulation scheme shall be maintained in 
perpetuity in accordance with the approved details.   

 Reason:  To safeguard the amenities of residents and other occupiers in 
and around the site and to comply with DM Policy 26 Noise and vibration of 
the Development Management Local Plan (November 2014) and to ensure 
any impacts arising from the proposed development (and any measures 
required to mitigate those impacts) are consistent with those identified in 
the Environmental Statement accompanying the application. 

 

Residential Amenity Space 

21. No Phase of the development shall be commenced until details of the 
configuration and extent of the provision of communal and/or private 



 

 

residential amenity space, including the provision of children’s play space, 
within that Phase have been submitted to and approved in writing by the 
local planning authority. Such details shall also include a timetable for 
provision of such communal and/or private residential amenity space and 
children’s play space by reference to levels of occupation of buildings 
within the Phase in question and unless otherwise agreed in writing by the 
local planning authority, the level of occupation as identified in the 
approved timetable shall not be exceeded until the communal and/or 
private residential amenity space associated with such building has been 
completed in accordance with the approved details.  

 Reason:  In order that the local planning authority may be satisfied as to 
the amenity space provision in the scheme and to comply with Policy 3.6 
Children and young people’s play and informal recreation of the London 
Plan (2016), Policy 15 High quality design for Lewisham of the Core 
Strategy (June 2011) and DM Policy 32 Housing Design, layout and space 
standards of the Development Management Local Plan (November 2014) 

 

Lighting 

22. Within 6 months of commencement of development of Phase 1 (Buildings 
A1 and A2, and Confluence Place) full details of lighting and external 
illumination for that Phase shall be submitted to and approved in writing by 
the local planning authority. The details will accord with the principles set 
out in the Lewisham Gateway – Phase 1 Stage D Lighting Design (DOC-
121012-LEWISHAM GATEWAY-LIGHTING Design-01 Revision P4 March 
2013). For all subsequent Phases details shall be submitted to and 
approved in writing by the local planning authority prior to commencement 
of development of that Phase. Lighting design will comply with the current 
and relevant CIBSE guides and BS codes. The details shall be 
accompanied by a programme for installation of the lighting and external 
illumination by reference to the occupation of buildings within the relevant 
Phase and unless otherwise agreed in writing by the local planning 
authority, the level of occupation of any building as identified in the 
approved timetable shall not be exceeded until all relevant lighting and 
external illumination (or the relevant part of it) associated with such building 
has been installed in accordance with the approved details. 

 Reason:  In order that the local planning authority may be satisfied that the 
lighting is installed and maintained in a manner which will minimise 
possible light pollution to the night sky and neighbouring properties and to 
comply with DM Policy 27 Lighting of the Development Management Local 
Plan (November 2014). 

 

Microclimate 

23. The development shall be designed using the Lawson Criteria for Distress 
and Comfort as a guide to the appropriate minimum level of amenity that 
needs to be achieved and this shall be reflected in all Reserved Matters 
applications.  



 

 

 

 Reason:  In order to ensure a suitable environment for visitors and 
residents and to accord with Core Strategy Policy 18 The location and 
design of tall buildings of the Core Strategy (June 2011) and to ensure that 
any environmental impacts of the development do not exceed those 
assessed and taken into account by the local planning authority when 
determining the planning application. 

 

24. All applications for Reserved Matters for any Phase shall be accompanied 
by details (for approval) of the measures to achieve appropriate minimum 
levels of amenity within that Phase based on updated wind tunnel testing, 
the site as a whole and other locations referred to in the Environmental 
Statement, in accordance with Condition 23. No part of the Phase shall be 
occupied until the approved measures have been carried out in relation to 
that Phase in accordance with the approved details. Thereafter, the 
approved measures shall be maintained in accordance with the approved 
details, unless otherwise agreed in writing by the local planning authority.  

 Reason:  In order to ensure a suitable environment for visitors and 
residents and to accord with Core Strategy Policy 18 The location and 
design of tall buildings of the Core Strategy (June 2011) and to ensure that 
any environmental impacts of the development do not exceed those 
assessed and taken into account by the local planning authority when 
determining the planning application. 

 

Movement 

25. The site shall not be serviced other than by 10m rigid vehicles or smaller, 
and no 10m rigid vehicles shall service the development or any part of it 
between 0700 to 1000 hours and 1600 to 1900 hours, Monday to Friday, 
unless otherwise agreed in writing by the local planning authority.  

 Reason: In order to ensure satisfactory vehicle management and to comply 
with Policy 14 Sustainable movement and transport of the Core Strategy 
(June 2011), and Policy 6.3 Assessing effects of development on transport 
capacity of the London Plan (2015). 

 

26. The detailed layout of all buildings at ground level shall be modelled and 
designed to ensure that a reasonably acceptable walking space is achieved 
throughout the site based on an assessment of GEHL levels of pedestrian 
flow and all Reserved Matters applications shall be accompanied by a 
statement demonstrating how the design accords with these requirements 
and that pavement width does not prejudice safe pedestrian flow.  

 Reason:  In order to ensure the safety and comfort of pedestrians and to 
accord with Core Strategy Policy 18 The location and design of tall 
buildings of the Core Strategy (June 2011). 



 

 

 

27. No Phase of the development shall be commenced until details of the 
provision for cycle parking for residents, visitors and people working within 
that Phase, including the numbers, type of cycle stands and their location 
for buildings within that Phase have been submitted to and approved in 
writing by the local planning authority. The cycle parking and cycle stands 
shall be provided in accordance with the approved details prior to 
occupation of the relevant building and shall be permanently retained for 
such purposes, unless otherwise agreed in writing by the local planning 
authority.  

 Reason:  In order to ensure that an adequate provision is made for cycle 
users in accordance with the strategy submitted by the applicant and to 
ensure adequate provision for cycle parking and to comply with Policy 14: 
Sustainable movement and transport of the Core Strategy (2011). 

 

Archaeology and Cultural Heritage 

28. Prior to commencement (including demolition) of any Phase of the 
development (including infrastructure works), the developer shall submit to 
the local planning authority for approval a strategy to afford access at all 
reasonable times to the site of that Phase by archaeologist(s) nominated by 
the local planning authority and allow them to observe the excavations and 
record items of interest and finds. The strategy shall be implemented and 
complied with as approved.  

 Reason:  In order to safeguard the archaeological assets of the site and to 
comply with Policy 16 Conservation areas, heritage assets and the historic 
environment of the Core Strategy (June 2011), DM Policy 37 Non 
designated heritage assets including locally listed buildings, areas of 
special local character and areas of archaeological interest of the 
Development Management Local Plan (November 2014) and Policy 7.8 of 
the London Plan (July 2011). 

 

Ecology 

29. No Phase of the development shall be commenced until details (including 
location, design, dimensions, materials and timescales for completion) of 
green and brown roofs for that Phase have been submitted to and 
approved in writing by the local planning authority. The green and brown 
roofs required by this Condition shall be completed in accordance with the 
approved details and within the approved timescales.  

 Reason:  To ensure that the development is carried out in accordance with 
mitigation measures identified in the Environmental Statement and comply 
with Policies 5.10 Urban greening, 5.11 Green roofs and development site 
environs, 5.12 Flood risk management, 5.13 Sustainable Drainage and 
7.19 Biodiversity and access to nature conservation in the London Plan 
(2015), Policy 10 managing and reducing flood risk and Policy 12 Open 



 

 

space and environmental assets of the Core Strategy (June 2011), and DM 
Policy 24 Biodiversity, living roofs and artificial playing pitches of the 
Development Management Local Plan (November 2014). 

 

Landscape 

30. Prior to the commencement of each Phase (excluding demolition works 
and the Infrastructure Phase) a scheme for the landscape works within and 
treatment of the surroundings of that Phase (including both public and 
private areas of open space and, as appropriate, incorporating any noise 
impact mitigation measures) shall be submitted to and approved in writing 
by the local planning authority. Such a scheme shall include (where 
appropriate to the Phase in question): 

a) the position and spread of all existing trees to be retained and/or 
removed; 

b)  new tree and shrub planting including species, plant sizes and 
planting densities; 

c) means of planting, staking and tying of trees, including tree guards;  

d)  areas of hard landscape works including paving and details, including 
samples, of proposed materials; 

e) details of the treatment of the external boundary of the site; 

f) details of how the proposed landscaping scheme will contribute to 
wildlife habitat; 

g) where the Phase encompasses rivers, planting with particular focus 
on the entrance and exit of culverts and the river buffer zones; 

h) timescales for implementation; and 

i) a management plan for future maintenance of landscaped areas. 

 Within 3 months of the commencement of the development of the 
Infrastructure 

 Phase, the respective details for that phase shall be submitted to and 
approved in writing by the local planning authority. 

 The landscape works for each Phase shall be completed in accordance 
with the approved details including the timescales approved under para (h) 
of this condition.  

 Reason: To ensure a satisfactory development that enhances the visual 
amenity of the locality and to comply with Policies 5.12 Flood risk 
management and 5.13 Sustainable Drainage in the London Plan (2015), 
Policy 15 High quality design for Lewisham of the Core Strategy (June 
2011) and Development Management Local Plan (November 2014) Policy 



 

 

25 Landscaping and trees, and DM Policy 30 Urban design and local 
character. 

 

31. Any trees, shrubs, plants or grassed areas which are removed or damaged, 
or which die or become diseased within 5 years following the date of 
planting shall be replaced within the next planting season with planting of 
similar species and size. Unless otherwise agreed in writing by the local 
planning authority, all landscaping shall be maintained.  

 Reason:  To ensure a satisfactory appearance and setting for the proposed 
development and to ensure that it enhances the visual amenity of the area 
and to comply with Policy 15 High quality design for Lewisham of the Core 
Strategy (June 2011) and Development Management Local Plan 
(November 2014) Policy 25 Landscaping and trees, and DM Policy 30 
Urban design and local character. 

 

Construction: Code of Construction Practice 

32. The development (including demolition) shall not be commenced until a 
Code of Construction Practice and a Construction Method Statement 
(CCP&CMS) for the entire site and details specific to each Phase have 
been submitted to and approved in writing by the local planning authority. 
The CCP&CMS shall include arrangements obliging the applicant, or 
developer and their respective contractors to use all reasonable 
endeavours to minimise disturbances including, but not limited to noise, 
vibration, dust and smoke emanating from the site including from 
construction vehicles. The details submitted for Phase II shall be in strict 
accordance with the construction mitigation measures set out the 
Environmental Statement Addendum (January 2018).   The development 
shall be carried out in accordance with the approved CCP&CMS and 
details for that phase, unless otherwise agreed in writing by the local 
planning authority.  

 Reason: In order that the local planning authority may be satisfied that the 
demolition and construction process is carried out in a manner which will 
minimise possible noise, disturbance and pollution to neighbouring 
properties and to comply with Policy 5.3 Sustainable design and 
construction, Policy 6.3 Assessing effects of development on transport 
capacity and Policy 7.14 Improving air quality of the London Plan (2015). 

 

33. No Phase of the development shall be commenced until defined access 
routes to the site for all vehicular modes relating to the demolition and 
construction for that Phase of the development (including delivery of 
materials/removal of waste) have been submitted to and approved in 
writing by local planning authority for that part of the development. Such 
details shall be implemented in accordance with the approved details 
unless otherwise agreed in writing with the local planning authority.  



 

 

 Reason:  In order to ensure satisfactory vehicle management and to 
comply with Policy 14 Sustainable movement and transport of the Core 
Strategy (June 2011), and Policy 5.3 Sustainable design and construction, 
Policy 6.3 Assessing effects of development on transport capacity and 
Policy 7.14 Improving air quality of the London Plan (2015). 

 

34. No Phase of the development (including demolition) shall be commenced 
until details of the Air Pollution Risk Assessment (APRA) for the entire site 
and details specific to the relevant Phase of the development have been 
submitted to and approved in writing by the local planning authority. The 
APRA shall include arrangements obliging the applicant, or developer and 
their respective contractors to implement the monitoring and control 
measures that correspond to the risk rating for the site for that Phase. The 
APRA shall be carried out in accordance with the London Best Practice 
Guide: The Control of Dust and Emissions from Construction and 
Demolition (published in November 2006).  

 Reason:  To limit the detrimental effect of demolition and construction 
works on adjoining residential occupiers by reason of air pollution 

 

Hydrology and Water Resources 

35. The proposed measures set out in the Flood Risk Assessment submitted 
with the application for any Phase shall be implemented in full prior to 
commencement of the relevant Phase of the development.  

 Reason:  In order to ensure that appropriate flood attenuation measures 
are implemented including the incorporation of Sustainable Urban Drainage 
measures as set out in the Environmental Statement in full and to 
safeguard occupiers of the site and surrounding areas. 

 

36. Details of finished floor levels for all buildings within each Phase shall be 
submitted to and approved in writing by the local planning authority before 
development within that Phase commences. Each Phase shall be carried 
out in accordance with the approved details.   

 Reason:  To reduce the risk of flooding to property in accordance with 
Policy 5.12 Flood risk management in the London Plan (2016) and Policy 
10 managing and reducing flood risk (June 2011). 

 

37. Details of all ground levels and crest levels adjacent to the rivers within the 
site shall be submitted to and approved in writing by the local planning 
authority before the development is commenced.  



 

 

 Reason:  To reduce the risk of flooding in accordance with Policy 5.12 
Flood risk management in the London Plan (2016) and Policy 10 managing 
and reducing flood risk (June 2011). 

 

38. Prior to commencement of the development, a detailed scheme for the 
maintenance and renewal of the river bed and banks, including the 
enhancement of the riverside, (and culverts and newly formed channels) as 
stated within the Environmental Statement and associated drawings, shall 
be submitted to and approved in writing by the local planning authority. The 
scheme will include the design, method of construction, dimensions and 
materials and measures for the control of pollution and of invasive plant 
species. The scheme shall be implemented as approved.  

 Reason:  To protect and enhance the ecological value of the Rivers 
Ravensbourne and Quaggy and to ensure adequate construction method 
statements are submitted and suitable long term maintenance agreements 
put in place in accordance with DM Policy 24 Biodiversity, living roofs and 
artificial playing pitches of the Development Management Local Plan 
(November 2014) and Policy 7.19 Biodiversity and access to nature of the 
London Plan (2016). 

 

39. Prior to commencement of development, a detailed scheme for the 
monitoring (both pre and post development and including timescales for 
such monitoring and the submission of results to the local planning 
authority) of ecological enhancements within the river channels shall be 
submitted to and approved by the local planning authority. The scheme 
shall be implemented as approved and all monitoring results shall be 
submitted to the local planning authority in writing in accordance with the 
approved timescales.  

 Reason:  To quantify the ecological outcomes of the proposed scheme, 
monitor the ecology of the existing and restored river habitats in the 
proposed development and to assess any changes from the existing 
situation and the success of the proposed environmental enhancements to 
the river channels in  accordance with DM Policy 24 Biodiversity, living 
roofs and artificial playing pitches of the Development Management Local 
Plan (November 2014) and Policy 7.19 Biodiversity and access to nature of 
the London Plan (2016). 

 

40. There shall be no light spill into the watercourses and the adjacent river 
corridor habitat. To achieve this and to comply with sustainability, all 
external artificial lighting shall be directional and focused with cowlings to 
external light sources in close proximity to the river corridor.  

 Reason:  External artificial lighting disrupts the natural diurnal rhythms of a 
range of wildlife using/inhabiting the river and its corridor habitat and in 
accordance with DM Policy 24 Biodiversity, living roofs and artificial playing 



 

 

pitches of the Development Management Local Plan (November 2014) and 
Policy 7.19 Biodiversity and access to nature of the London Plan (2016). 

 

41. The development shall not be commenced until details of surface water 
source control measures for the development have been submitted to and 
approved in writing by the local planning authority. The development shall 
be implemented in accordance with the approved details, unless otherwise 
agreed in writing with the local planning authority.  

 Reason:  To prevent the increased risk of flooding and to improve water 
quality in accordance with Policies 5.12 Flood risk management and 5.13 
Sustainable drainage in the London Plan (July 2011) and  Objective 6: 
Flood risk reduction and water management and Core Strategy Policy 
10:Managing and reducing the risk of flooding (2011). 

 

Site Contamination 

 

42. No Phase of the development (including demolition) shall be commenced 
until each of the following have occurred: (i) an on-site investigation has 
been carried out to survey and assess the extent and effect (on-site and 
possible migration) of potential contamination for that Phase; and (ii) a 
report comprising the results of that site investigation and 
recommendations for treatment of any contamination (whether by remedial 
works or not) for that Phase and the development as a whole has been 
submitted to and approved in writing by the local planning authority.  

 Reason:  To ensure that the local planning authority may be satisfied that 
potential site contamination is identified and remedied in view of the 
historical use(s) of the site, which may have included industrial processes 
and to comply with DM Policy 28 Contaminated Land of the Development 
Management Local Plan (November 2014). 

 

43. If during the carrying out of any works at the site contamination is 
encountered which has not previously been identified (“the new 
contamination”), then Condition 42 shall apply to the new contamination 
and no further development shall take place until the requirements of 
Condition 42 have been complied with in relation to the new contamination.  

 Reason:  To ensure that the local planning authority may be satisfied that 
potential site contamination is identified and remedied in view of the 
historical use(s) of the site, which may have included industrial processes 
and to comply with DM Policy 28 Contaminated Land of the Development 
Management Local Plan (November 2014). 

 



 

 

44. No Phase of the development shall be occupied until: (i) all measures or 
treatments for any Phase identified in the report approved under Condition 
42 have been implemented for that Phase; and (ii) a report (“closure 
report”) for that Phase has been submitted to and approved in writing by 
the local planning authority. The closure report shall include details of both 
the remediation (including waste materials removed from the site; an audit 
trail demonstrating that all imported or reused soil material conforms to 
current soil quality requirements, as approved by the local planning 
authority) and any post-remediation sampling, that has been carried out.  

 Reason: To ensure that the local planning authority may be satisfied that 
potential site contamination is identified and remedied in view of the 
historical use(s) of the site, which may have included industrial processes 
and to comply with DM Policy 28 Contaminated Land of the Development 
Management Local Plan (November 2014). 

 

Waste 

45. The development shall not be commenced until details of a site-wide Waste 
Strategy (including, without limitation, long term objectives, management 
responsibilities and measures for each Phase or part thereof) have been 
submitted to and approved in writing by the local planning authority. All 
measures for each Phase of the development shall be implemented in strict 
accordance with the approved Waste Strategy. Unless otherwise agreed in 
writing by the local planning authority, no Phase of the development shall 
be commenced until the approved measures for any previous Phase have 
been completed. In the case of the final Phase of development, the 
approved measures shall be implemented within 12 months of completion 
of that Phase, unless otherwise agreed in writing by the local planning 
authority.  

 Reason:  To minimise and manage the production of waste during the 
operation of the development. 

 

46. a) Reserved Matters applications in respect of the design of each Phase 
of the development or part thereof shall be accompanied by an 
Independent Sustainability Assessment for that Phase in accordance with 
the Building Research Establishment guidelines for Pre-Assessments. The 
Reserved Matters applications shall be accompanied by specifications and 
drawings to demonstrate how the residential units within the development 
are to achieve at least an indicative Code for Sustainable Homes Level 4 
rating, a BREEAM ‘Excellent’ rating for offices or BREEAM equivalent 
relevant to the building typology in accordance with the Pre-Assessment.  

 b) Prior to the construction of the superstructure for any residential unit 
or retail/café/restaurant unit in any building the subject of the first Reserved 
Matters application a Design Stage Assessment of those buildings by an 
Independent Sustainability Assessment, and prepared in accordance with 
the Building Research Establishment guidelines, shall be submitted to the 
Local Planning Authority to demonstrate that the approved design at 



 

 

Reserved Matters stage will achieve at least an indicative Code for 
Sustainable Homes Level 4 rating, a BREEAM ‘Excellent’ rating for offices 
or BREEAM equivalent relevant to the building typology. For all other 
buildings a Design Stage Assessment of each building shall be submitted 
prior to commencement of development of that building. 

 Reason: To provide an independent assessment of the standards of 
sustainable development to be achieved by the scheme and to 
demonstrate that the specified standards can be achieved in accordance 
with the approved Reserved Matters. 

 

47. A “Post-Construction Review” completed in accordance with BRE 
guidelines for each commercial unit and any other part of the development 
which has been  completed and is ready for occupation shall be submitted 
to the local planning authority to ensure a BREEAM ‘Excellent’ rating within 
3 months of first occupation of that unit or part of the development. 

 Reason: To ensure enforceability of conditions and obligations by verifying 
the standards and measures achieved on-site. 

 

48. a) Within 12 months of the commencement of the development the 
scope of a pedestrian movement survey (including geographic coverage, 
timing, assessment and reporting method and reviews) shall be submitted 
to and approved in writing by the local planning authority. 

b) The survey shall be carried out in accordance with the agreed scope 
(including the specified timeframe) and the results submitted to the Local 
Planning Authority within 1 month of its completion. 

c) In the event that the results, in the opinion of the local planning 
authority, are materially different from those presented previously, the 
applicant shall identify measures reasonably and practicably within the 
applicant’s control to achieve the results previously accepted by the local 
planning authority provided that such measures do not materially alter the 
highway works hereby approved. Details of the measures shall be 
submitted to and approved in writing by the local planning authority and 
shall specify the timescale for their delivery. The works shall be carried out 
in full accordance with the details as approved. 

 Reason: In order that the local planning authority may be satisfied as to the 
operation of the crossing and to comply with Policy 14 Sustainable 
movement and transport of the Core Strategy (June 2011). 

 

49. The development shall be carried out strictly in accordance with the 
application plans, drawings and documents hereby approved and as 
detailed below: 

 



 

 

 13902/200/10/01 Rev P10; Environmental Impact assessment Technical 
Note no. 042/01; Highway Layout Design Refinement Technical note no. 
030b; Pedestrian Strategy Summary Technical Note no. 029a; Rennell 
Street Central Crossing Technical Note no. 032; PBA response Notes to 
SKM comments dated 22 January 2014, 27 January 2014 and 10 February 
2014; Pedestrian Comfort Assessment: Crossing Comfort; Pedestrian Flow 
Comparison and Pedestrian Flow Comparison PPMM. 

 Reason: To ensure that the development is carried out in accordance with 
the approved documents, plans and drawings submitted with the 
application and is acceptable to the local planning authority. 

 

50. The development shall be carried out strictly in accordance with the 
application plans, drawings and documents hereby approved and as 
detailed below: 

 13902/270/003 P9 which replaces 13902/270/003 P5 

 Reason: To ensure that the development is carried out in accordance with 
the approved documents, plans and drawings submitted with the 
application and is acceptable to the local planning authority. 

 

51. The residential units hereby approved shall achieve the following energy 
efficiency and water efficiency standards: 

 a) Energy efficiency - a 31% improvement in the Dwelling Emission Rate 
over the Target Emission Rate as defined in Part L of the 2013 Building 
Regulations (as amended) 

 b) Water efficiency - The sanitary fittings within each residential dwelling 
shall include low water use WCs, shower taps, baths and (where installed 
by the developer) white goods to comply with an average household water 
consumption of less than 105 litres/person/day. 

 Reserved Matters applications in respect of the design of each Phase of 
the development or part thereof, shall be accompanied by a Sustainability 
Assessment that confirms compliance with (a) and (b) above. 

 Reason: To comply with Policies 5.1 Climate change and mitigation, 5.2 
Minimising carbon dioxide emissions, 5.3 Sustainable design and 
construction, 5.7 Renewable energy, 5.15 Water use and supplies in the 
London Plan (2015) and Core Strategy Policy 7 Climate change and 
adapting to the effects, Core Strategy Policy 8 Sustainable design and 
construction and energy efficiency (2011). 

 

52. Details of flood risk protection measures, including finished floor levels, 
internal and external safety features and finished floor levels for all blocks 



 

 

within Phase 2 shall be submitted as part of the Reserved Matters 
application for the relevant block. 

 Reason:  To minimise the risk of flooding. 

 

53. A Basement Impact Assessment shall be submitted to and approved in 
writing by the Local Planning Authority prior to commencement of the 
development. 

Reason:  To minimise the risk of flooding and prevent unacceptable impact to 
underground water resources. 

 

54. a) Prior to the occupation of any building hereby approved, a Flood and 
Evacuation Plan (to include details of safe access and egress) shall be 
submitted to and  approved in writing by the local planning Authority.  This 
shall include confirmation that the development has been signed up to the 
Ravensbourne Catchment Flood Alert area services. 

 b) The development shall be occupied in strict accordance with the 
approved details.   

 Reason:  To minimise the risk of flooding. 

 

55. The design conditions detailed in technical note Technical Note: Flood 
Resistance and Resilience (Ref: LEW-BWB-EWE-XX-RP-EN-0001_TN1, 
dated March 2017) should be incorporated in full prior to occupation of 
each building. 

 Reason:  To minimise the risk of flooding. 

 

56. Details of blue badge parking to be provided as part of phase 2 shall be 
submitted as part of the first Reserved Matters application relating to this 
phase. 

 Reason:  To ensure a satisfactory level of accessible parking is provided 
and to comply with Policy DM29 Car Parking in the adopted Development 
Management Local Plan (November 2014). 

 

57. Details of the landscaping proposed for land previously designated for 
block F are to be provided as part of phase 2 shall be submitted as part of 
the first Reserved Matters application relating to this phase. 

 



 

 

 Reason:  To ensure a satisfactory development that enhances the visual 
amenity of the locality and to comply with Policy DM30 3 Urban Design and 
local character in the adopted Development Management Local Plan 
(November 2014). 

 

58. Development should not be commenced until: Impact studies of the 
existing water supply infrastructure have been submitted to, and approved 
in writing by, the local planning authority (in consultation with Thames 
Water). The studies should determine the magnitude of any new additional 
capacity required in the system and a suitable connection point. 

 Reason: To ensure that the water supply infrastructure has sufficient 
capacity to cope with the/this additional demand. 

 

59. No piling shall take place for any Phase of Development until a piling 
method statement (detailing the depth and type of piling to be undertaken 
and the methodology by which such piling will be carried out, including 
measures to prevent and minimise the potential for damage to subsurface 
water infrastructure, and the programme for the works) has been submitted 
to and approved in writing by the local planning authority in consultation 
with Thames Water for that Phase. Any piling must be undertaken in 
accordance with the terms of the approved piling method statement.  

 Reason: The proposed works will be in close proximity to underground 
water utility infrastructure. Piling has the potential to impact on local 
underground water utility infrastructure. 

 

60. Applications for approval of Reserved Matters in respect of Phase II shall 
be accompanied by an updated Air Quality Neutral Assessment (for 
approval) that includes details of the plant proposed for the energy centre. 
No development shall commence until the approved measures have been 
carried out in relation to that Phase in accordance with the approved 
details. Thereafter, the approved measures shall be maintained in 
accordance with the approved details, unless otherwise agreed in writing 
by the local planning authority. 

 Reason: To ensure that the impact on air quality is within the parameters 
set out in the Environmental Statement Addendum (January 2018) and to 
improve air quality in the interest of safeguarding the health of the local 
population and to protect the amenities of adjoining premises in 
accordance with Policy 7.14 Improving air quality of the London Plan 
(2015), Policy 7 Climate change and adapting to the effects and Policy 9 
Improving local air quality. 

 



 

 

61. a) Prior to installation of the relevant part of the development, full details 
of the emissions from the energy centre using a dispersion model shall be 
submitted to and approved in writing by the local planning authority.   

 b) The energy centre shall be constructed in accordance with the 
approved details prior to occupation of the development and shall 
thereafter be permanently maintained in accordance with the approved 
specification. 

 Reason: To ensure that the impact on air quality is within the parameters 
set out in the Environmental Statement Addendum (January 2018) and to 
improve air quality in the interest of safeguarding the health of the local 
population and to protect the amenities of adjoining premises in 
accordance with Policy 7.14 Improving air quality of the London Plan 
(2015), Policy 7 Climate change and adapting to the effects and Policy 9 
Improving local air quality of the Core Strategy (June 2011) and to comply 
with Development Management Local Plan (November 2014) DM Policy 23 
Air quality. 

 

62. Prior to the commencement of development, the applicant shall submit 
details to the Local Planning Authority of the total number of HGV 
movements to and from the site per day during the construction phase.  If 
confirmed to be greater than 25 movements per day, a quantitative air 
quality assessment of the construction phase shall also be submitted, 
alongside details of any mitigation measures necessary to ensure that the 
impacts of the development remain within the parameters set out in the 
Environmental Assessment.   The details and any assessment and 
mitigation measures shall be approved in writing prior to the 
commencement of any works on Phase II.  The works shall be carried out 
strictly in accordance with the approved details and mitigation measures.  

 Reason:  To limit the detrimental effect of demolition and construction 
works on adjoining residential occupiers by reason of air pollution and to 
ensure that the impacts of the development are consistent with those 
identified in the Environmental Statement Addendum (January 2018) 
accompanying the application. 

 

63. The ground and first floor of any building within Phase II will not be 
occupied for residential purposes. 

 Reason: To ensure that a satisfactory standard of living accommodation 
can be provided with regards to air quality and in accordance with DM 
Policy 23 Air Quality of the Development Management Local Plan.    

 

64. a) Prior to installation of the relevant part of the development full details 
of the abatement technology utilised to minimise emissions to air from the 
CHP system have been submitted to and approved in writing by the local 
planning authority. 



 

 

 b) The CHP and associated abatement shall be installed in accordance 
with the approved details prior to occupation of the development and shall 
thereafter be permanently maintained in accordance with the approved 
specification. 

 Reason: To improve air quality in the interest of safeguarding the health of 
the local population and to protect the amenities of adjoining premises in 
accordance with Policy 7.14 Improving air quality of the London Plan 
(2015), Policy 7 Climate change and adapting to the effects and Policy 9 
Improving local air quality of the Core Strategy (June 2011) and to comply 
with Development Management Local Plan (November 2014) DM Policy 23 
Air quality. 
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APPENDIX 2: NOTES OF LOCAL MEETING 

 

Lewisham Gateway Drop In Session Notes (28/02/2018) 

A drop in session took place on the 28/02/2018 at the Lewisham Methodist 
Church Hall between the hours of 7.00pm and 9.30pm. Council Officers were 
present and took notes on the comments being made/questions being asked 
of the Applicant Team relating to the following topics:  

Affordable Housing:  

C: We should be building Council Homes on Council Land. 

Q: Why is the Developer entitled to make 20% profit before they have to provide 
affordable housing?  I have looked into the accounts of the company and it 
says that they made 18% profit and that this scheme was a major contributor 
to that profit.   

A: The developer is entitled to make a 20% profit before they provide affordable 
housing.  

C: This is ridiculous.  No other industry expects a 20% return on an investment.     

A: The London Plan makes provisions for this. 

C: The Council rejected the previous application on the grounds of affordable 
housing.  The application only proposes 20% - not enough.  And this is to be 
provided from our/taxpayers money. 

A: The costs of delivering infrastructure changes – the changes to the road layout 
have proved much higher than originally thought.  It is not viable to deliver any 
affordable housing so the developer has sought other forms of funding.  The 
HIF funding is from Central Government and is intended to ensure that sites 
like this one do not gets stalled as a result of infrastructure costs.  The s106 
money is money from Loampit Vale. At Loampit Vale the development 
originally provided some on site affordable housing but the s106 included a 
review mechanism that required the viability of the scheme to be reviewed 
once the development was occupied.  The uplift in values meant that the 
scheme could deliver a £9.6M contribution that was ring-fenced to be spent on 
the provision of affordable housing in the borough.  The Council consider that 
it is appropriate to use this money to increase the provision of affordable 
housing at this site. 

Q: I have looked into the figures and have tried to reconstruct the economics.  
There is insufficient information because the viability assessment is 
confidential. 

A: The viability assessment is being reviewed for the Council independently and 
that report will be publically available. 

Q: It appears that all the affordable housing is publically funded, £200, 000 per 
unit and the developer pays nothing. 



 

 

A: This is not the case, the developer will cover the cost of building the units.  You 
could not build the units for £200,000. The £200,000 will be used to the cover 
the difference between the units being sold for market sale and the units being 
let at London Living Rent levels into perpetuity.  

C: the application documents do not make it clear that the developer is making 
any contribution, glad that this has been qualified. 

Q: the 2006 application included a review mechanism, will the current application 
secure the same. 

A: this will still be part of the s106 agreement for the current application.  

C: This approach to creating housing is not helping to solve the housing crisis but 
actually adding to it.  

C: There should be an aspiration for 50% of the housing units to be truly 
affordable. 

Highways/Transport 

Station Road provides a poor quality of space, there is a queue of buses and taxis 
outside of the station, the air quality is poor from idling engines and it takes a 
taxi 10-15 mins to get to the station.  Buses trying to get through Station Road 
from Greenwich are delaying journeys for local residents now that they are 
routed past the station.   

A: The developer wanted to omit this access road to the station but the 
Council/TfL insisted on this route.  The east/west pedestrian route and 
confluence place will provide a better route to the station.  This is to be opened 
at the end of 2018. 

C: The crossing on Rennell Street does not provide long enough for those with 
impaired mobility to cross and the refuge half way across does not feel 
protected. 

A: the layout originally proposed 2 crossings over Rennell Street but these were 
omitted at the request of TfL. The current application does not provide an 
opportunity to change this. 

Height:  

C: The CGIs are not honest as they do not represent the full height of the bigger 
blocks.  

A: There are a full series of views in the Environmental Statement that show the 
site from all angles in near and far views. 

C: The buildings are too high. 

Design:  

Q: Not much detail about design.  Is this an outline application? 



 

 

A: The application is a s73 application to amend the original outline application 
approved in 2009.  Details of the appearance of the buildings and matters 
such as materials and landscaping will form part of the reserved matters 
applications which will be submitted later if this application is approved. 

C: The design of Phase 1 is poor, it is a soulless carbuncle.  The Council should 
be using the land to provide Council Housing  

C: Prefer the indicative design of Phase 2, block D has texture.  All units should 
have big balconies. Some people like that busy buzz that will happen on the 
ground floor. 

C: Escape stairs should be external as this is safer in the event of a fire. 

Mix of Uses:  

C: The development needs to make a bold statement in terms of providing 
something cultural or trendy that will attract people.  Something needs to be 
done about Lewisham Market – it is so tatty, perhaps it needs a cover?  Street 
Feast at the model market attracts people to come into Lewisham – this is the 
type of thing we need.   

A: It is hoped that the introduction of the cinema will create a better night time 
economy and attract a variety of occupiers. 

C: The original mix included the college which would have brought a 
different/unique element.  

C: The mix is skewed towards residential.  Policy requirement is for mixed use 
development that extends the shopping centre. 

A: The development will provide a mix of uses that include residential, retail, 
cinema (leisure), co-living and co-working space in Block E.  The developer 
spent a year trying to get Lewisham Library to move to block E but in the end 
there was insufficient funding to achieve this.  There will be a series of cultural 
events in the public spaces across the site to attract people.  

C: This would be a good location for the library as the current library is on the 
fringe of the town centre. Especially as the function of a library is changing as 
it is used more of a local hub now to access local service. 

A: This was investigated but it was too expensive to move the library.   

C: There should have been more focus on revitalising the existing buildings in the 
area and promote a more organic approach to planning and development e.g. 
Franks Car Park in Peckham 

Co-Living:  

Q: The new London Plan requires a contribution towards affordable housing from 
Co-Living Accommodation. 

A: The London Plan is only at draft stage and therefore only carries limited weight 
so we wouldn’t look to secure a contribution on the basis of this policy.  The 
viability assessment carried out by the developer includes an assessment of 



 

 

the co-living and concludes that it is not possible to make a contribution 
towards affordable housing    

Q: It is not clear from the draft policy (Policy H18) whether any contribution would 
be spent off site so you could end up with a situation where an affordable 
housing contribution is made in relation to this development but spent 
elsewhere. 

A: The London Affordable Housing and Viability SPG strongly encourages 
affordable housing to be provided on site so perhaps there is a conflict in the 
drafting of the policy.  This will be ironed out through the consultation process 
on the draft London Plan.  

Q: Is there a demonstrable need for this type of accommodation in this location 
that you have researched? 

A:  There is definitely a need nationally for this kind of accommodation.  Find that 
this type of accommodation appeals to young professionals.  There is a strong 
social element provided the use is properly managed.  The units provided are 
smaller and provide shared spaces so the monthly cost of the units is less. 

C: It is unfair to expect people to live in a co living environment. It is basically 
student accommodation and will not work. 

Cinema:  

Q: Is there still a possibility of the development delivering a cinema? 

A: Yes, building C will deliver the cinema.  The developer have signed legal 
documents with a cinema operator today (28/2/2018) 

C: Along with the cinema there is another private gym.  It was felt that the area 
does not need another gym. 

Public Realm:  

Q: Will there be easy access for people through the development?  

A: Yes, there is a central spine route that will lead people between the train station 
and the town centre.  There will be a natural flow between the two. 

C: Would like to have seen St Stephen’s Place made bigger 

 A: The public realm will be managed in terms of its maintenance and there will be 
a series of pop up events and seating to encourage people to linger. 

Q: What about the size of the public open space – have looked through the 
application documents and it does not give a figure for the amount of open 
space.  

A: The applicant are populating a table that compares the 2009 approved 
scheme, the 2016 refused scheme and the current application and provides 
comparisons in terms of floorspace and areas proposed. 



 

 

 C: The original open space on the site Quaggy Park was not of a very high quality 
but it was bigger and not overlooked.  It is not about the quantity of the open 
space but its quality.   

C: The proposed park appears to be smaller than first expected.  

C: There should be more of an emphasis on protecting and attracting wildlife. 

C: Would like to see a focus on promoting the rivers that run through the site as a 
public space. Similar to what has been achieved with the Catford Green.  

C: Have concerns about overshadowing from Block C and that the units fronting 
Confluence place will be overshadowed – especially if these are cafes. 

C: The overshadowing diagrams in the ES are not as clear in the 2016 
application, even if you blow them up you cannot read them. 

C: The wind around the corners of the buildings in Phase 1 is bad, concerned that 
the application will make this worse. 

A: Mitigation measures will be put in place. 

Cycling 

C: The new road layout is not safe for cyclists. 

A: The application does not provide an opportunity to revisit the layout. 

Q: There was talk in the 2016 application about providing a Cycling Hub.  This 
should provide secure parking for those using the station and perhaps a 
servicing shop/coffee shop.  They did this in Hull for the Festival of Culture.   

Q: The Lewisham Town Centre Local Plan requires the provision of an east/west 
route through the town centre.  What is the point of having a policy if it does 
not get provided?  

C: Was unable to understand why there are very little provisions for cyclists 

C: If residents are discouraged to have cars again why was there little focus on 
cycle routes. The developers of Lewisham Gateway are doing very little to 
promote cycling.  
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