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Designation Area of Archaeological Priority,  

PTAL 6a,  
Major District Centre,  
Site of Nature Conservation Importance,  
Local Open Space Deficiency,  
Flood Risk Zone 2/3.  

  

Screening The Local Planning Authority (LPA) advised that 
an Environmental Statement (ES) would not be 
required to support a planning application in 
response to a scoping request made under 
Regulation 13 of the Town and Country Planning 
(EIA) Regulations 2011 (as amended) decision 
dated 24.05.2017. 
 
 
 
 
 
 
 
 
 



 

 

 SUMMARY 

 This report sets out officer’s recommendation in regard to the above proposal.   

 The report has been brought before members for a decision as: 

 The decision relates to a development of importance within Lewisham Town Centre; 

 There are 3 or more valid planning objections; and 

 There is 1 or more objection from a recognised residents’ association or community/amenity 
group within their area. 

 INTRODUCTION AND BACKGROUND 

 In July 2017, the Council received an application for full planning permission from DP9 on 
behalf of London Square Development Ltd (the Applicant) for the ‘Demolition of existing 
buildings and erection of a new residential-led mixed use development comprising two 
linked buildings ranging from ground plus 5 to 10 storeys, and ground plus 4 to 15 storeys, 
to provide 153 residential units, and including flexible B1/A1/A3 use and flexible 
B1/A1/A3/D2 use at ground floor, associated landscaping works, vehicular access, and 
other works incidental to the development.’ 

 The submission of this application followed extensive pre-application discussions between 
the Council and the Applicant regarding development opportunities for the site.  

 The original scheme however was considered to have an unduly harmful impact on the 
amenity of neighbouring occupiers in terms of sunlight and daylight reductions along 
Smead Way and Odell Walk due to its excessive bulk. The provision of residential units 
was therefore reduced from 153 to 136 and 740sqm of flexible commercial floorspace. 

 This resulted in a reduction of affordable accommodation from 29% to 20.5%, which had 
been rigorously tested through viability. The scheme proposed 4 Shared ownership units 
and 24 Affordable Rent units capped at the London Affordable Rented Benchmark. 

 The proposal was presented to Committee A on 27 September 2018, where Members 
resolved to refuse the application as it failed to comply with BRE guidelines, whilst the 
massing of the scheme was inappropriate for the site. The application was subsequently 
withdrawn by the applicant on 7 December 2018.   

 In response to the issues raised by Members, a revised scheme was formally submitted 
to the Council on 4 December 2018. The proposal maintained the same number of units 
(136), affordable housing (20.5%) and commercial floorspace, however the siting and 
height of the development had changed. The Planning Statement confirmed the following: 

 Floor to floor heights have been reduced from 3.15m to 3.05m which has resulted in all the 
buildings reducing in height, with the tallest building reduced by 2.025m; 

 The building footprint has moved southwards by 0.75m; 

 Reduction in the parapet walls and set-back of balustrades. 

 In response to the original scheme submitted in December 2018 (that has since been 
amended), the GLA considers that the proposal does not comply with The London Plan. 
This will be addressed later in this report. 

 Viability of the original scheme was undertaken by UrbanDelivery on behalf of the Council, 
and it was concluded that the 20.5% affordable provision was acceptable. 



 

 

 In light of the objections raised by the GLA and the low provision of social housing, the 
applicant was requested by officers to consider providing additional residential units that 
would assist in increasing the affordable provision. Subsequently, the applicant proposes 
to:  

 reduce the employment floorspace by 287sqm to an overall 453sqm;  

 amalgamate the two energy centres;  

 convert a large residential unit to two self-contained flats; 

 convert a Market unit to Shared Ownership. 

 This would enable an increase in the number of residential units to 141 (an uplift of 5), 
providing one additional Social Rent unit, and 6 additional Intermediate units, with the 
overall affordable provision increasing to 25%. (Policy compliant split of 71% Social Rent 
/ 29% Intermediate.) 

 A further viability assessment was undertaken by Boyer on behalf of the LPA, and it was 
concluded that the development could not provide additional housing over the 25%. 

 The amended internal layout would result in only minor external fenestration alterations to 
the proposal at ground level. 

 Officer’s recommendation is that planning permission should be granted, subject to 
obligations which would be secured by way of an agreement made under S106 of the 
Town and Country Planning Act 1990 (and other relevant powers) and conditions which 
are set out in the recommendations section of this report. 

 SITE AND CONTEXT 

Site description and current use 

 The site measures 0.49ha, situated on the south side of Silver Road and is bound to the 
east by the River Ravensbourne, and to the south and west by the Kent to London 
terminals railway line.  

 The site is located on the western edge of Lewisham Town Centre (defined by the 
Lewisham Town Centre Local Plan) and falls within the Lewisham, Catford and New Cross 
Opportunity Area. 

 Presently on site there is a two storey warehouse building and two smaller L-shaped single 
storey buildings. All buildings are currently vacant, with the last lawful use of the site by 
Bike Alert Plc as their headquarters for their storage and distribution of motorcycle parts 
(Use Class B8). Most recently, the site was used on a temporary basis by V22, who used 
the buildings to temporarily house artists and creative industries, although no relevant 
permissions were sought for this use.  



 

 

Site location plan  

Character of area 

 To the west of the site, between it and the railway viaduct is a strip of land owned by 
Network Rail, which houses a small service building. Beyond the immediate borders of the 
site there are a number of established residential developments, most notably the 
Sundermead Estate and residential properties along Odell Walk and Smead Way. Marsala 
Road runs along the western side of the railway tracks. To the east of the railway tracks 
running along the south of the site is 66 Molesworth Street, a six-storey office building 
occupied by Citibank Global Payments.  

 The site lies in close proximity to a number of significant strategic development sites 
principally located along Loampit Vale. The following applications are of relevance: 

 An application for the comprehensive redevelopment of Lewisham Retail Park at Loampit Vale 
(reference DC/16/97629) for the demolition of all buildings on site to facilitate the provision of 
4,343sqm of non-residential floorspace comprising (A1) Shops, (A2) Financial & Professional 
Services, (A3) Restaurants & Cafés, (B1) Business, (D1) Non-Residential Institutions and (D2) 
Assembly & Leisure uses and 536 residential units in buildings ranging from 4 – 24 storeys in 
height with private and communal open spaces, on-site energy centre, car and cycle parking, 
and associated landscaping and public realm works was approved at the 18th October 2017 
Strategic Planning Committee.  

 A planning application was submitted on the Carpetright site on Loampit Vale under reference 
DC/17/102049 for the demolition of existing buildings and construction of two buildings of 16 
and 30 storeys in height comprising 870sqm non-residential floorspace comprising (A1) Shops, 
(A2) Financial & Professional Services, (A3) Restaurants & Cafes, (B1) Business, (D1) Non-
residential Institutions and (D2) Assembly & Leisure uses and 242 residential units with private 
and communal open space, on-site energy centre, cycle parking and associated landscaping 
and public realm works. This application was resolved to grant planning permission at 
committee in February 2018. A revised application (DC/19/110610) for student 
accommodation, with buildings rising to 35 storeys in height has a resolution to grant following 
July Strategic Planning Committee.  



 

 

 Other recently completed developments in Lewisham Town Centre include the Renaissance 
scheme comprising 794 residential units, the Glassmill leisure centre, retail and office space 
in buildings up to 24 storeys high. This development is now complete and occupied.  

 Thurston Point development, comprising retail space and 406 homes in buildings up to 17-
storeys is now complete and occupied. 

Heritage/archaeology 

 The site is not location in or adjacent to a conservation area or close to any Listed Buildings 
or Parks. 

Local environment 

 The site falls within Flood Risk Zone 2/3 and an area of archaeological priority, local open 
space deficiency and is a site of nature conservation importance. The River Ravensbourne 
is a defined Main River. 

Transport 

 The site is located within 400m of the Lewisham DLR and National Rail stations and is 
well serviced by 13 bus routes within 600m serving destinations in central, south-east and 
north-east London. Overall the application site has a PTAL rating of 6a (excellent), where 
on a scale of 1-6, 1 is lowest and 6 is highest.  

 RELEVANT PLANNING HISTORY 

 See section 2 of this report. 

 CURRENT PLANNING APPLICATION 

 PRE-APPLICATION DISCUSSIONS 

 Pre-application discussions started between the Applicant and Council Officers in 
November 2016 and continued up until submission of the original application in July 2017. 
A Planning Performance Agreement (PPA) was entered into between the Council and the 
Applicant to agree appropriate timescales for delivery. 

 Four pre-application meetings, three Design Review Panels and meetings with 
stakeholders including the GLA, Environment Agency, Secured by Design Officer, Flood 
Officer and the Council’s Housing Officers were held prior to submission of the original 
detailed planning application. Details of the meetings and consultation feedback are set 
out in Section 5 Below.  

 Considering the current scheme is largely similar to the original submission, there was no 
requirement to present the case back to the Design Review Panel.  

 THE PROPOSALS 

 The application seeks full planning permission for the demolition of all existing buildings 
on site and construction of an employment and residential-led mixed use scheme 
consisting of three development plots linked at upper floors, separated by new pedestrian 
routes, shared surfaces and interspersed landscaped walkways. In total, the scheme will 
provide 453sqm (GIA) of commercial floorspace and 141 Residential units across three 
cores. 



 

 

 The three buildings would be linked from first floor level, and are separated at ground floor 
to improve access, views and permeability through the site. The development would open 
up access and views to the River Ravensbourne to the east. The building is a broken “S” 
in shape to reflect the unusual shape of the site alongside the curve of the River 
Ravensbourne to the east, with elevation articulations at ground and first floor level. The 
east facing part of the scheme would be residential in character fronting the riverside public 
realm, while the west elevation fronting the railway is proposed to be largely commercial 
in character.  

 The built form is split into four distinct portions. The entrance to the site (north) is proposed 
to comprise five storeys, with a cut out at ground floor and first floor level. The mid-portion 
of the building would have a high point of 9 storeys, and step down to 7 storeys towards 
the north. A further five storey portion links the mid-section with the 16 storey residential 
tower at the south end of the site. 

Commercial 

 In total, the scheme would provide 453sqm (GIA) of commercial floorspace for use as 
office, retail or performance space (Use Classes B1, A1, A3 and D2). 

Housing 

 The scheme proposes to deliver 141 residential units spread over ground to sixteenth 
floor, ranging from one bedroom apartments to three bedroom duplexes and a mixture of 
tenures. The scheme comprises 135 apartments and 6 duplexes. The duplexes are 
located at ground and first floor level on the eastern side of the building and are clearly 
articulated through a ‘corrugated’ façade. All residents would have access to private 
amenity space, landscaped riverside gardens and children’s play space at ground floor 
level.  

 A total of 35 affordable homes are proposed which equates to 25% by unit number, (25% 
by habitable rooms) of the overall provision, an uplift of 4.5% from the original proposal. 
The affordable housing tenure would be split between Social Rent (London Affordable 
Rent) and Intermediate (Shared Ownership), and is set out further in Table 1.  The split 
equates to an affordable split of 71% Social Rent, and 29% Shared Ownership, which is 
a policy compliant split.  

 The Social Rent element is to be located off Core A at the entrance to the site, closest to 
Lewisham’s amenities, furthest from railway noise and with views of the river. The shared 
ownership is located off Core B in the mid-portion of the scheme. There is currently no 
identified Registered Provider proposed.  

 The scheme has been designed to be tenure blind. 22% of the affordable homes would 
be family sized units (3+ bed), equating to 32% of the Social Rented homes. The overall 
provision of family homes across all tenures would be 13.4%. 

 

 

 

 

 

 



 

 

Unit 
Size 

Affordable Rent Shared 
Ownership 

Private 
Market 

Total % 

1 bed 10 6 37 53 37.5 

2 bed 7 4 58 69 48.9 

3 bed 8 0 11 19 13.4 

Total 25 10 106 141 100% 

      

      

 All 
units 

Affordable Private Total  Affordable 
units  

Affordable Shared 
Ownership 

Total 

Units 106 35 141  Units 25 10 35 

% 75.2% 24.8%   % 71.4% 28.6%  

Hab 
rooms 

292 97 389  Hab 
rooms 

73 24 58 

% 75.1% 24.9%   % 75.3% 24.7%  

Table [1]: Tenure Mix 

Amenity Spaces: 

 All units would have a private inset balcony, with larger units benefiting from a corner 
balcony. The scheme also proposes roof terraces and podium gardens, which would be 
accessible to all residents in the development, both affordable and private housing with 
no distinction between access.  

Accessible Housing: 

 All residential units will be designed to achieve M4(2) housing, with 10% of these being 
designed to meet M4(3) standards. In total there would be 13 wheelchair accessible 
apartments.  

Public realm and landscaping: 

 The proposed landscape aims to create a series of lined routes and spaces which are 
legible, active and green, maximising access to the river front and creating new public 
spaces for residents, workers and nearby neighbours. A timber decked terrace will border 
the development creating a level access around the building, creating defensible space 
and amenity for the duplex apartments. 

 The proposal seeks to create a variety of different public and open spaces including an 
Arrival Square, a Mews fronting the commercial units, a Riverside Square, and a 
Workspace Garden. Children’s playspace and playable equipment will be built into 
communal terraces, podiums and squares.  

Materials: 

 The proposed development will comprise brickwork in ‘Mystique’ soldier course with a 
bucket handle mortar at upper floors and bronze metal cladding at ground and first floor 
level. The metal panelling will comprise elements of flat and profiled aluminium cladding.  

Car Parking: 



 

 

 The onsite car parking provision is limited to providing no.8 wheelchair accessible car 
parking spaces. This will be allocated as 3 spaces to the market housing and 5 spaces to 
the affordable housing and will be provided for within the S106. 20% of the car parking 
spaces will be active electric vehicle charging. The remainder of the development will be 
car free. 

Cycle Parking: 

 The proposed development will provide a total of 264 cycle parking spaces, which will be 
distributed as follows: 

 Residential 256 internal spaces, which includes 12 short stay 

 Commercial – 8 long stay spaces and 12 short stay  

 CONSULTATION 

 PRE-APPLICATION CONSULTATION 

 The Applicant held two public consultation exhibitions at the pre-application stage. The 
first exhibition was held at the Ecclesia Church Hall on 7 and 1 December 2016 and 
attracted 12 people. The second was held on 10 and 11 February 2017 at the Glass Mill 
Leisure Centre and attracted approximately 70 attendees. Attendees at the exhibitions 
included ward councillors, onsite occupiers, representatives from local businesses and 
residents on neighbouring streets. 

 The applicant also met with Vicky Foxcroft MP to give a private presentation prior to the 
original submission in 2017. Full details are included within the submitted Statement of 
Community Involvement. 

 APPLICATION PUBLICITY 

 Site notices were displayed on 12 December 2018, and a press notice was published the 
same day.  

 Letters were sent to residents and business in the surrounding area and the relevant ward 
Councillors on 11 December 2018. Local stakeholders The Ladywell Society, Lewisham 
Cyclists and Lewisham Deptford Constituency GC were also consulted. 

 Objections 

 At the time of writing of this report a total of 102 representations have been received. 

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

 

Material planning consideration Paragraphs where addressed 

Environmental – contaminated land, 
intrusive, wind tunnel effect, increase in air 
pollution as a result of increased traffic 
and congestion; Noise, pollution, traffic 
and disturbance from construction and 
related vehicular movements. Impact on 

Contamination – 441 

Wind – 459 

Transport – 285 

Noise - 165 



 

 

health and well-being from high rise 
developments.  

Affordable Housing: not enough proposed 115 

Scale and massing – too big when 
considered against the scale of 
neighbouring residential properties along 
Odell Walk, Smead Way and Marsala 
Road; proposal will not help the housing 
crisis; too dense and should be low-rise 
social housing like Cornmill Gardens; 
overdevelopment of the site and intrusive 

220-257 

Minimal changes from last proposal 354 

Tall building – overbearing on small scale 
neighbouring properties; inappropriate for 
this part of Lewisham, setting a precedent 
for future developments; this site falls 
within the sensitive area and is not 
suitable for a tall building; should be five 
storeys maximum; Skyline – unacceptable 
impact on the London skyline and views 
from residential properties 

237-248 

Design – poor quality 249-257 

Amenity – overlooking and privacy of 
gardens along Odell Walk; will affect right 
to quiet enjoyment of the gardens along 
Odell Walk; overshadowing and impact on 
sunlight and daylight to existing properties; 
lack of amenities, including green space, 
increase in litter  

Privacy – 328 

Sunlight/ daylight – 334-366 

Riverside – dead-end cycle path/ walkway 
is not making the river publicly accessible 
and does not meet the Council’s 
aspirations in the River Ravensbourne 
Corridor Improvement Plan 

223 

Traffic – increased congestion in an area 
of heavy traffic: impact on already 
oversubscribed transport infrastructure; 
increase in cyclists 

285 

Trees and landscape: Silver Road has no 
planting or tree; also loss of existing trees 
and planting on site; impact on local and 
rare wildlife; overshadowing the river, 
affecting biodiversity 

427-433 

Flooding – proximity to the River 
Ravensbourne will increase risk of 
flooding; no flood storage areas 

396-415 

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

 Developers are building for greed not need – money making; 

 Loss of views from surrounding properties; 



 

 

 Procedure – consultation responses required during school holidays; 

 Too many developments being constructed concurrently; 

 Paint the railway bridge on Ellerdale Road and re-landscape Silver Road; 

 Current fly tipping due to the eviction of the creative industries and artists; 

 Anti–social behaviour from older school children, lingering around the site; 

 Land not suitable for development due to subsidence; 

 The questions asked by developers during public consultation were weighted in their 
favour; 

 Build more council housing. 

 The Ladywell Society: 

 Despite the reduction in height, the development remains too high and would 
overpower the houses in Odell Walk and other low rise residential buildings in 
Smead Way, Pine Tree Way etc; 

 The tower would be another unwelcome addition to the skyline, but the lower 
building appears to be more acceptable; 

 It is of concern that the quantity of “affordable” housing has been reduced from the 
original 29% of the units to 20.5%. Lewisham borough needs more affordable 
housing, not less; 

 The proposed materials for the main entrance and for balcony walls are out of 
keeping with materials used in the adjacent buildings and the development itself.   

Lewisham Deptford Constituency GC 

 No representations received. 

Lewisham Cyclists 

 No representations received 

 LOCAL MEETING 

 Given the level of local interest in the proposals, all objectors were invited to a public walk-
in session, which took place on 5 February 2019 at the Ladywell Centre, Ladywell Road, 
SE13 between 5.30pm and 8.30pm. In the event, 18 residents attended the session. The 
key points raised at the meeting included:  

 Design led approach is welcomed but the development is too high; 

 High-rise development is unacceptable in a sensitive area, this will allow encroachment and 
extension from the Gateway; 

 Loss of sunlight, which does not meet legal requirements; 

 Loss of privacy/ overlooking; 

 Light pollution; 

 Concerns about impact on local infrastructure, schools and GP’s; 

 Impacts on transport infrastructure and parking demand in the local area; 

 Lack of affordable housing provision. 



 

 

 INTERNAL AND EXTERNAL CONSULTATION 

 The following internal consultees were notified on 11 December 2018: 

 Lead Local Flood Authority (LLFA) 

No representations received. 

 Ecological Regeneration 

Raised no objection to the proposed development subject to conditions and informatives. 

 Environmental Health 

Requests the submission of a remediation strategy by condition. 

 Urban Design 

Raise no objections to the proposal. 

 Planning Policy 

Raise no objections to the proposal. 

 Highways 

The Councils Highways team raised no objection to the scheme in principle, subject to the 
securing of the following S106 planning obligations and conditions. 

 Environmental Health Air Quality Assessment 

The Council has an existing air quality-monitoring network, which allows for verification 
and validation of air quality prediction models. 

In order to meet the construction management responsibilities, the Environmental 
Protection Team have made a request for a financial contribution of £15,000 costs towards 
these expenses. The costs are based on £100 per residential unit and £100 per 100m2 
non-residential floor space, and will be secured within the S106. 

 Sustainability Manager 

No representations were received.  

 STATUTORY CONSULTATION 

 The following Statutory Consultees were notified on 11 December 2018: 

 Transport for London Surface 

TfL have no objections to the principle of the development, subject to appropriate 
conditions. 

 Network Rail 

No representations were received. 

 



 

 

 Historic England (Greater London Archaeological Advisory Service) 

The GLAAS raise no objection to the proposed development. 

 Environment Agency 

The Environment Agency have raised no objections, subject to appropriate planning 
conditions and S106 obligation. 

 Historic England – Areas of Archaeological Priority 

No representations were received. 

 Thames Water 

No objections, subject to an appropriate condition 

 Natural England 

No response. 

 Metropolitan Police Designing Out Crime officer 

Raised no objection to the application, subject to development achieving Secured by 
Design accreditation by condition. 

 

Lewisham Design Review Panel (LDRP) 

 Considering the design and appearance of the current scheme is similar to the withdrawn 
planning application, it was not necessary to present the proposal back to the LDRP. The 
Panel previously considered emerging proposals on three separate occasions during the 
pre-application stage (28th September 2016, 17th January 2017, 29th March 2017). The 
comments of the Panel following its last review of the scheme at the pre-application stage 
can be summarised as follows: 

LDRP Summary Officer Comment 

The Panel were of the view that the scheme had in 
general progressed well since the January 2017 
review, and that the simplified form and architectural 
treatment was working well. In particular the latest 
iteration of the project was closer to the elegance of 
the original (first review) concept and the slab like 
quality which had emerged at second review, had 
been largely eliminated. 

Noted. The architectural treatment 
will be discussed further within the 
Planning Considerations section.  

At earlier review, the Panel felt that the justification for 
scale and height of the proposals was not wholly clear 
in the scheme’s current form. The new structures will 
be considerably taller than the surrounding buildings 
typically two to six storeys and therefore the rationale 
for its setting and positive contribution to the 
surrounding townscape needs to be clearly 
articulated. The Panel debated LBL’s concerns on 
scale and height, and whilst the buildings proposed 
were considerably taller than those around and that 
the site was not designated for tall buildings, the 

Noted. The full planning application 
has been submitted with a 
supporting Heritage, Townscape 
Visual Impact Assessment to justify 
the height and scale of the 
proposed development. This will be 
addressed further in the planning 
considerations section of this report.  



 

 

careful townscape analysis, the study models and the 
distant view studies and the high quality CGIs showed 
that the site and its context could accommodate 
buildings of the size and high quality envisaged. 

As noted at earlier review, employment space on the 
site is clearly an important planning policy, and 
demand for the project’s commercial spaces needs to 
be properly market tested. Given the somewhat 
remote nature of the site from a commercial 
perspective, plans must be put in place to ensure that 
the spaces are viable and occupied. In particular, 
some concern was expressed over the viability of the 
most southerly of the commercial units located in the 
acute angle of the site formed by the two railway lines 
at their crossover. Various alternate uses were 
suggested including artists studios or theatre/events 
space. Further work is needed by the applicant team 
to put forward convincing viable proposals for this 
space. 

An Employment Land Report has 
been prepared in support of the 
planning application, and assessed 
within the Planning Considerations. 

Further work is needed in the Panel’s view to 
communicate the distinction between residential and 
commercial spaces, in particular the clarity of means 
of access for the visitor to ensure that the commercial 
and residential spaces can both operate successfully 
independent from one another. 

The proposal has incorporated 
signage and materiality to 
distinguish the two elements of the 
scheme. This is discussed further in 
the Planning Considerations 
section.  

At earlier review, the Panel remarked that the deck 
width to separate private amenity space from the 
communal deck was too narrow, comprising the 
privacy of the ground level duplex occupants. Further 
work is also needed to resolve the division between 
private amenity space and the public realm on the 
riverside, including further investigation into the 
section and the 

It is considered that sufficient 
progress has been made on the 
defensible space. The walkways 
have been set at the lowest level 
above the flood plain. The depth of 
defensible space is circa 1.75m and 
is typical for new London 
developments. A fairly low footfall 
along these walkways is also 
expected.  

The Panel supported LBL officers’ view with regard to 
defining a strategy and delivery mechanism with EA 
to develop the naturalisation of the River 
Ravensbourne. 

This is discussed further within the 
Planning Considerations, however 
due to the constraints of the site, full 
naturalisation of the River 
Ravensbourne has not been 
proposed within this application. 

Table 2: Lewisham Design Review Comments 

 

Greater London Authority:  

 The application is one of potential strategic importance under Category 1A, 1B, and 1C of 
the Town and Country Planning (Mayor of London) Order 2008. The application is 
therefore required to be notified to the Mayor of London.  

 The GLA provided its Stage 1 response letter on the proposals on 11th February 2019, 
which states the Mayor considers that the application does not comply with the London 
Plan for the following reasons: 



 

 

 Following amendments to the scheme the GLA have removed objection on housing 
grounds, as the scheme now provides 25% affordable housing. The design of the 
scheme is supported.  

 Principle of development: The site is non-designated industrial land, is located within the 
Lewisham Town Centre and is not allocated within local policy for redevelopment. Whilst the 
principle of residential intensification of a town centre site is supported, the loss of non-
designated industrial floorspace has not been adequately justified. 

 Industrial land: The draft London Plan seeks to protect non-designated industrial land and 
specifically designates Lewisham as a borough that should ‘retain’ its industrial capacity. The 
proposed development results in the loss of non-designated industrial floorspace. Whilst the 
lawful use of the site is Class B8 warehousing, it is acknowledged that access constraints may 
limit the continued use of the site for warehouses; however, the site was last occupied by studio 
and workspace providers (albeit without formal planning permission), which indicates demand 
exists for light industrial /studio uses on the town-centre site. The applicant has not sufficiently 
justified the loss of industrial floorspace in this location, as required by part D of draft London 
Plan Policy E7, and must explore opportunities to guarantee re-provision of industrial capacity 
on the site. 

 Housing: An objection was originally raised toward the 20.5% provision of affordable housing 
for the following reasons: 

The proposed affordable offer fails to meet the 50% threshold level for schemes on industrial 
land that result in a net loss of industrial floorspace. The applicant must explore all opportunities 
to increase the affordable housing offer, including ascertaining whether grant funding is 
available. Further information is also required on the proposed weekly social rent levels and 
on the shared ownership income thresholds.   

 Design: The applicant engaged positively in the pre-application process and the design is 
fundamentally unchanged since the scheme considered by the Mayor in October 2017; 
however, amendments have been made to the building’s footprint, internal floor-to-ceiling 
heights and parapet heights to limit overshadowing onto surrounding residential uses, in 
recognition of Lewisham Committee’s reasons for refusal for the previous scheme. 

 Energy: The following are required: overheating and cooling information; further investigation 
of passive design and energy efficiency measures for the commercial elements; and details of 
the CO2 emissions offset payment. 

 Transport: Design changes, contributions and conditions should be secured to ensure the 
promotion of active and sustainable travel, in line with Good Growth and Healthy Streets 
principles. A CPZ permit free obligation and the Travel Plan should be secured within the s106. 
Further information is required on the design and layout of cycle parking and Blue Badge 
parking must be reviewed. 

 POLICY CONTEXT 

 LEGISLATION 

 Planning applications are required to be determined in accordance with the statutory 
development plan unless material considerations indicate otherwise (S38(6) Planning and 
Compulsory Purchase Act 2004 and S70 Town & Country Planning Act 1990).  

 Planning (Listed Buildings and Conservation Areas) Act 1990: S.66/S.72 gives the LPA 
special duties in respect of heritage assets. 



 

 

 MATERIAL CONSIDERATIONS 

 A material consideration is anything that, if taken into account, creates the real possibility 
that a decision-maker would reach a different conclusion to that which they would reach if 
they did not take it into account.  

 Whether or not a consideration is a relevant material consideration is a question of law for 
the courts. Decision-makers are under a duty to have regard to all applicable policy as a 
material consideration. 

 The weight given to a relevant material consideration is a matter of planning judgement. 
Matters of planning judgement are within the exclusive province of the LPA. This report 
sets out the weight Officers have given relevant material considerations in making their 
recommendation to Members. Members, as the decision-makers, are free to use their 
planning judgement to attribute their own weight, subject to the test of reasonableness. 

 NATIONAL POLICY & GUIDANCE 

 National Planning Policy Framework 2019 (NPPF)  

 National Planning Policy Guidance 

 DEVELOPMENT PLAN 

 The Development Plan comprises:  

 London Plan Consolidated With Alterations Since 2011 (March 2016) (LPP) 

 Draft London Plan: The Mayor of London published a draft London Plan on 29 November 2017 
and minor modifications were published on 13 August. The Examination in Public commenced 
on 15 January 2019 and concluded on 22 May 2019. During the EiP the Mayor tabled further 
changes to certain policies. This document now has some weight as a material consideration 
when determining planning applications. 

 Core Strategy (June 2011) (CSP) 

 Development Management Local Plan (November 2014) (DMP) 

 Site Allocations Local Plan (June 2013) 

 Lewisham Town Centre Local Plan (2014)  

 SUPPLEMENTARY PLANNING GUIDANCE 

 Lewisham SPG/SPD:  

 Planning Obligations Supplementary Planning Document (February 2015) 

 London Plan SPG/SPD: 

 Planning for Equality and Diversity in London (October 2007) 

 London View Management Framework (March 2012) 

 Play and Informal Recreation (September 2012) 

 Sustainable Design and Construction  (April 2014) 

 The control of dust and emissions during construction and demolition (July 2014) 

 Accessible London: Achieving an Inclusive Environment (October 2014) 

 Housing (March 2016) 



 

 

 Crossrail Funding (March 2016) 

 Homes for Londoners: Affordable Housing & Viability (August 2017) 

 PLANNING CONSIDERATIONS 

 The main issues are: 

 Principle of Development 

 Layout, Scale and Design 

 Housing – Mix and Tenure 

 Standard of Accommodation 

 Impact on Neighbouring Properties 

 Heritage, Townscape and Visual Impacts 

 Transport Impact 

 Sustainability and Energy 

 Ecology and Landscaping 

 Flood risk 

 Waste 

 Planning Obligations  

 PRINCIPLE OF DEVELOPMENT 

General policy 

 The National Planning Policy Framework (NPPF) at Paragraph 11 states that there is a 
presumption in favour of sustainable development and that proposals should be approved 
without delay so long as they accord with the development plan 

Policy 

 There is strong policy support for development in Lewisham Town Centre in general and 
for the redevelopment of the application site. London Plan Policy 2.13 identifies the 
Lewisham, Catford and New Cross Opportunity Area, which includes the site, and Annex 
2 provides an indicative employment capacity for the Area of 6,000 and a minimum 
number of homes of 8,000 up to 2031.   

 London Plan Policy 2.15 identifies Lewisham as a Major Town Centre which should be a 
focus of new development, ensuring retail and residential development makes a positive 
contribution to the vitality and viability of the Centre. London Plan Policy 4.7 seeks to focus 
retail, commercial, culture and leisure floorspace in town centres, Policy 4.8 encourages 
additional comparison goods retailing in Major centres and Policy 4.9 calls on boroughs to 
consider using conditions/seek contributions to promote the retail offer, attractiveness and 
competitiveness of centres. 

 Lewisham’s Core Strategy Spatial Policy 1 identifies the site as being within a 
Regeneration and Growth Area and Spatial Policy 2 seeks to focus growth in these Areas, 
including wanting to grow Lewisham Town Centre into a Metropolitan Town Centre which 
accommodates up to 40,000sqm additional retail space, 4,300sqm leisure space and 
1,550 additional homes up to 2016 and a further 1,000 additional homes by 2026. Core 
Strategy Policy 6 designates Lewisham as a Major Town Centre, seeks to focus retail, 



 

 

leisure and cultural uses in town centres and commits to designating ‘primary’ and 
secondary frontages. 

 The Lewisham Town Centre Local Plan (LTCLP) seeks to support and manage growth in 
the Town Centre. Policy LTC 1 identifies the application site as falling within an ‘edge of 
centre’ location as the crow flies. Lewisham’s Development Management Local Plan DM 
Policy 11 seeks to retain employment uses on sites in residential areas, and will look 
favourably on a scheme that delivers a mix of uses including residential providing the 
appropriate level of amenity and suitability for the site.  

Discussion 

 The application site is not identified within Fig 4.3 of the LTCLP as potential to deliver a 
mixed-use development but this does not preclude the site from being able to deliver a 
high quality, sustainable mixed-use development and the application will be assessed on 
its merits. The redevelopment of the site has previously been through detailed discussions 
at pre-application stage, and no objections are raised in principle to a mixed use scheme 
in this location.  

 Whilst the site is not allocated within the local plan for redevelopment, it is a brownfield, 
windfall site located within a predominantly residential area and benefits from a high PTAL 
rating. Policy H1 of the draft London Plan encourages development on other appropriate 
windfall sites that have not been identified in Development Plans.   

 The site is constrained being bordered by two London-Kent railways along the south-east 
and south-west and the River Ravensbourne to the north-east. The site is previously 
developed brownfield land and the current building is currently unoccupied and is therefore 
suitable for redevelopment. Following the completion of the Sundermead Estate in the late 
C20th, the existing Axion House warehouse/storage unit is now an irregular feature of the 
area as industrial related industries and warehousing have moved elsewhere inside or 
outside of the borough. Moreover, the narrow roads of the Sundermead Estate are no 
longer suitable for extensive HGV usage, and therefore alternative uses should be 
considered. 

Summary 

 The proposed residential-led mixed-use development and range of non-residential uses 
generally accord with the key relevant development plan policies outlined above and is, in 
principle, an appropriate use of this highly accessible site. The proposed uses are 
discussed in more detail below. 

 HOUSING 

 This section covers: (i) the contribution to housing supply, including density; (ii) the 
dwelling size mix; (iii) the standard of accommodation; and (iv) total affordable housing 
proposed and its tenure split. 

 Contribution to housing supply 

Policy 

 National and regional policy promotes the most efficient use of land.  

 The NPPF states that housing applications should be considered in the context of the 
presumption in favour of sustainable development. The NPPF sets out the need to deliver 
a wide choice of high quality homes, widen opportunities for home ownership and create 
sustainable, inclusive and mixed communities.  



 

 

 The NPPF encourages the efficient use of land subject to several criteria set out in para 
122. Para 123 applies where there is an existing or anticipated shortage of land for 
meeting identified housing needs and strongly encourages the optimal use of the potential 
of each site.  

 LPPs 3.3 and 3.4 seek to increase housing supply and to optimise housing output within 
the density ranges set out in the sustainable residential quality (SRQ) matrix.  

 Emerging DLPPs H1, H2 and D6 support the most efficient use of land and development 
at the optimum density. Defining optimum is particular to each site and is the result of the 
design-led approach. Consideration should be given to: (i) the site context; (ii) its 
connectivity and accessibility by walking and cycling and existing and planned public 
transport (including PTAL); and (iii) the capacity of surrounding infrastructure.  

 The current London Plan sets an annual target of 1,385 new homes until 2025. The 
emerging draft London Plan, if unchanged, would increase this to 2,117.  

 CSP SP1 expects higher density in Lewisham. CSP15 supports ‘central’ density levels in 
Lewisham Major Town Centre. 

 CSP 15 (High quality design for Lewisham) seeks to ensure a high quality of development 
in Lewisham, including residential schemes and that densities should be those as set out 
in the London Plan.     

Discussion 

 The proposal is for 141 new dwellings, and the site measures 0.49 hectares. Not taking 
account of the proposed non-residential floorspace to allow comparison with nearby 
approved schemes, this results in a density of 287 dwellings per hectare (dph), which sits 
comfortably within the indicative density range of 140-405 units (or 650-1100 habitable 
rooms) per hectare for a Central location.  

 A number of recent applications have been approved in the locality at considerably higher 
densities than that which is proposed, including 52-54 Thurston Road (544 dph) Lewisham 
Gateway (484 dph), Retail Park (478dph), Renaissance (464 dph), and Thurston Point 
(393 dph).  

 The Sundermead Estate is an example of a late C20th development, which is low-rise and 
low-density. Lewisham has undergone significant change in the last ten years as a result 
of substantial regeneration and increasing housing targets, amongst other development 
pressures.  

 In October 2017 the London Mayor increased the Boroughs housing targets to deliver 
2,117 units per annum over the next ten years, which is an increase of 732 of the existing 
target of 1,385. The provision of 141 dwellings in this case would make a valuable 
contribution to meeting this target, and as such, officers consider the development 
proposes an acceptable density. Table 3 below sets out the measures of density criteria 
required by emerging DLPP D6 for all sites with new residential units. 

 

 

 

 

 



 

 

Table [3]: Measures of Density 

Criteria Value 
Criteria/Site 
Area (0.49ha) 

Units (W) 141 287 

Habitable rooms (X) 389 793 

Bedrooms (Y) 248 506 

Bedspaces (Z) 470 959 

 

 The proposal would use the land efficiently and optimise density. This is a planning merit 
to which very significant weight is given by officers. 141 units amounting to 11% of the 
boroughs current annual target of 1385 units, and 6.7% on the uplift draft London plan 
2117 annual target.  

 Affordable housing 

Percentage of affordable housing 

Policy 

 The NPPF expects LPAs to specify the type of affordable housing required (para 62).  

 LPP 3.10 defines affordable housing. LPP 3.12 states the maximum reasonable amount 
of affordable housing should be sought, having regard to several criteria in the policy.  

 CSP1 and DMP7 reflect the above, with an expectation of 50% affordable housing, subject 
to viability. 

 Recent supplements to affordable housing policy are set out in the Affordable Housing 
and Viability SPG (AHV) which introduced the ‘threshold approach’ to viability. Proposals 
will not need to be supported by viability information where they: (i) deliver at least 35% 
affordable housing on-site without public subsidy; (ii) are consistent with the relevant 
tenure split; and (iii) have sought to increase the level about 35% by accessing grant (GLA, 
2017, p17). There are several conditions where proposals may not benefit from this ‘Fast 
Track Route’. 

 The emerging draft London Plan intends to set the threshold approach as policy. DLPP 
H5 sets a strategic target of 50% for affordable homes. Draft policy H6 seeks to increase 
the threshold for the Fast Track Route to 50% for public sector land and designated and 
non-designated industrial and employment land as set out in draft policy E7.  

Affordable housing tenure split and dwelling size mix 

Policy 

 The tenure split and dwelling size mix of affordable housing is prescriptive. LPP 3.9 
promotes mixed and balanced communities. LPP 3.11 sets a tenure split of (i) 60% Social 
or Affordable Rent and (ii) 40% intermediate housing. The AVH differs with (i) 30% low 
cost rented homes – Social Rent or London Affordable Rent; (ii) 30% intermediate 
products – London Living Rent or London Shared Ownership; and (iii) the final 40% to be 
determined by the LPA based on identified need, with an expectation that will focus on 
Social Rent/London Affordable Rent (pp24-25). DLPP H7 would adopt this more recent 
tenure split. 



 

 

 CSP1 expects 70% to be Social Rent and 30% intermediate housing. This is consistent 
with the AHV and DLPP H7. The Lewisham Planning Obligations SPD (2015) allows for 
some flexibility to reflect site context (para 3.1.52). 

 CSP1 also expects 42% of the affordable housing offer to be family dwellings (3+ 
bedrooms). DMP7 gives priority to providing family dwellings in the rented housing. The 
Lewisham Planning Obligations SPD (2015) states 16% of any intermediate housing is 
family-sized (para 3.1.47) with the remainder as socially rented. It also sets affordability 
thresholds for intermediate housing (para 3.1.64 and table 3.1). 

Review mechanisms 

Policy 

 The AHV sets out when affordable housing review mechanisms should be secured (pp43-
46). Fast-track schemes will be subject to an ‘Early Stage Viability Review’ (ESVR) if an 
agreed level of progress on implementation is not made within two years of permission 
being granted, or as agreed with the LPA. Viability tested schemes will be subject to the 
ESVR and a ‘Late Stage Viability Review’ (LSVR); this is triggered at the point at which 
75% of units are sold or let. Longer term phased schemes may also require a mid-term 
review. 

Discussion 

 The proposed development would provide 141 new dwellings of which 35 would be 
affordable, amounting to 25% by unit, and 25% by habitable rooms. The proposed tenure 
mix would be 71% Social Rent (London Affordable Rent) and 29% Intermediate (Shared 
Ownership) - the proposed dwelling mix is set out in Table 4 below: 

Table [4]: Tenure Mix by Dwelling Size* 

 1 Bed 2 Bed 3 Bed Total 

Private 37 (70%) 58 (84%) 11 (58%) 106 (75%) 

Social Rent 10 (19%) 7 (10%) 8 (42%) 25 (18%) 

Shared Ownership 6 (11%) 4 (6%) 0  10 (7%) 

Total 53 (38%) 69 (49%) 19 (13%) 141 

 *Percentages shown in ( ) 

 The affordable rent units have a separate core, which is required by Registered Providers 
(RP) in order to effectively manage and control the service provision and charges to 
ensure they remain genuinely affordable.  

 The scheme would generate 42% affordable family sized (3 bed) units in the Social Rent 
provision. This is welcomed by officers and would make a valuable contribution towards 
the Boroughs affordable rented housing stock.  

 Core Strategy Policy 1 however requires that the overall affordable housing provision 
should include a mix of 42% as 3 bedroom units. The 3 bedroom provision in this case 
would be only 22%. 

 The revised scheme would however also provide six good sized affordable 2 bedroom, 4 
person units, and it is acknowledged that the draft London Plan Policy H12 refers to ‘many 
families’ residing in two-bedroom units. Therefore, together with the 3 bed units this would 
equate to a provision of 40% affordable family accommodation, which officer’s consider is 
acceptable.   



 

 

 The provision of 1 bed units has increased as a consequence of the amendment to the 
proposal to provide a larger number of affordable units. The revised scheme would offer 
a policy compliant tenure split of 71%/ 29%. 

 The overall uplift of affordable provision would rise from 20.5% to 25%, and this has been 
further reviewed by an independent consultant (Boyer) on behalf of the Council.  

 The development has been designed so that it is tenure blind; this is welcomed by the 
Council. The affordable rented units would be located in Core A, between ground floor and 
level 4 on the northern-most side of the site. The ground floor units will have their own 
separate entrances, acting like traditional dwellings facing a street.  

 The shared ownership units would be located on levels 1-2 on the south side of Core B. 
The entrance to the Shared Ownership units runs off Core B, which can be accessed from 
either the east or western side of the building. The proposed Shared Ownership offer is 
considered to be acceptable by officers.  

 The applicants have proposed an annual income threshold of £90,000 for the Shared 
Ownership eligibility, reflecting the GLA’s income thresholds as set out in the draft London 
Plan. However, this is not an accurate reflection of Lewisham’s annual income thresholds, 
which are significantly lower: 

 One bedroom - £36,795 

 Two bedrooms - £42,663 

 Three bedrooms – £59,810 

 This has previously been raised with the Applicant, who advised that the value generated 
by applying the GLA’s income thresholds is one of the ways they are able to underpin the 
affordable housing offer. On the basis of securing genuinely affordable rented 
accommodation, this is accepted on this case.  

 As already noted the 50% figure is a starting point for negotiations and is subject to 
viability. In line with guidance set out in the Council's Planning Obligations SPD the 
Applicant submitted a Financial Viability Appraisal Report (FVA) (May 2018), prepared by 
DS2 (APPENDIX 2). 

 The first application as originally submitted (156 units) proposed 44 affordable units (30 
Affordable rent and 14 Shared Ownership) which amounted to 28.7% affordable housing 
by units or 29.4% by habitable room. The original scheme was deemed unacceptable by 
officers due to the bulk and height of the middle section of the scheme, appearing overly 
dominant to the low-rise housing along Odell Walk and Smead Way and would lead to an 
unduly harmful impact on the amenity of the neighbouring local residents.  

 Accordingly, the scheme was revised to provide 136 residential units and subsequently 
the viability was retested by UrbanDelivery at the request of officers in summer 2018, and 
again in February 2019, both reaching the same conclusion that the scheme offered the 
maximum quantum of affordable housing – 20.5%. 

 The scheme has been further amended to propose the current 141 residential units, which 
translates to a gain of 4.5% or 7 additional affordable units (35 affordable units comprised 
of 25 Social Rent (London Affordable Rent), and 10 Shared Ownership units), which 
amounts to 25% by unit.   

 The Council commissioned Boyer to undertake a development appraisal of the revised 
scheme. The original UrbanDelivery report in November 2017 challenged a number of 
assumptions (including Benchmark Land Value, build costs, CIL payments). These 
challenges remained valid in the revised viability review.  



 

 

 Boyer have again challenged the Benchmark Land Value - based on the evidence 
supplied, they have reservations that the site would achieve the value if restricted to its 
current use, and the potential for residential development is disregarded. Boyer have 
undertaken their own assessment and in their view, the Existing Use Value is in the order 
of £2,200,000, and have also applied a 30% developer premium (as is typical), resulting 
in a Benchmark Land Value of £2,860,000.  

 The Boyer review report concludes that the proposal continues to provide the maximum 
amount of affordable housing which is viable and cannot support a further improved offer. 
A copy of Boyer’s Viability Review report has been included in full in Appendix 2 of this 
report.  

 Officers have agreed the revised assumptions and findings within the Boyer review report 
(June 2019) with the applicant. Boyer’s opinion is that based on a Benchmark Land Value 
of 2,860,000, updated development costs and provision of 25% affordable housing, the 
scheme would generate a profit of £4,405,000, which reflects a return of 7.2% based on 
Gross Development Value. In order to achieve a target developer return of 16% profit, the 
scheme would generate a deficit of £5,362,000. This is based upon the GLA threshold of 
an annual income of £90,000 for the Intermediate units. 

 If a Lewisham threshold of £59,810, is applied this would reduce the overall average value 
from £403 psf to £366 psf which would result in approximately £250,000 being taken off 
from the profit amount, and would reduce the profit on GDV from 7.2% to c.6.8% which 
would reduce the viability of the scheme. On this basis, the GLA thresholds are 
acceptable. 

Summary 

 Taking account of guidance in the Mayor of London’s Affordable Housing and Viability 
SPG, officers recommend that s106 obligations require the proposed level of affordable 
housing is subject to review. The precise terms of the review will be negotiated with the 
Applicant. However, these should secure both an Early Stage Viability Review and a Late 
Stage Viability Review as per the Affordable Housing and Viability SPG. 

Dwelling Size 

Policy 

 National and regional policy avoids specifying prescriptive dwelling size mixes for market 
and intermediate homes.  

 NPPF para 61 expects planning policies to reflect the need for housing size, type and 
tenure (including affordable housing) for different groups in the community.  

 LPP 3.8 states Londoners should have a genuine choice of homes, including differing 
sizes and types. Emerging DLPP H12 sets out that an appropriate mix of unit sizes should 
be informed by several criteria set out in the policy. 

 CSP 1 echoes the above with several other criteria however expects the provision of family 
housing (3+ bedrooms) in major developments.  

 Determining an appropriate mix of dwelling sizes for a site depend on several criteria in 
CSP 1, relating to: (i) the site’s character and context; (ii) previous or existing use of the 
site; (iii) access to amenity space for family dwellings; (iv) likely parking demand; (v) local 
housing mix and population density; and (vi) social and other infrastructure availability and 
requirements. 

 



 

 

Discussion 

 The proposed development comprises 141 self-contained residential units and the table 
below provides a breakdown of the proposed accommodation: 

Table [5]: Dwelling Size Mix* 

 1 Bed 2 Bed 3 Bed Total 

No.  53 69 19 141 

% 38% 49% 13% 100% 

 The proposed mix of unit sizes is considered to be acceptable and in accordance with 
local policy and would deliver a suitable range of unit sizes to meet the local market 
demand. The provision of family sized affordable units in the scheme, amounting to 40% 
of the overall affordable tenure would be acceptable. 

 Residential Quality 

General Policy 

 NPPF para 127 sets an expectation that new development will be designed to create 
places that amongst other things have a ‘high standard’ of amenity for existing and future 
users. This is reflected in relevant policies of the London Plan (LPP 3.5), the Core Strategy 
(CS P15), the Local Plan (DMP 32) and associated guidance (Housing SPD 2017, GLA; 
Residential Standards SPD 2012, LBL). 

 The main components of residential quality are: (i) space standards; (ii) outlook and 
privacy; (iii) overheating; (iv) daylight and sunlight; (v) noise and disturbance; (vi) 
accessibility and inclusivity; and (vii) children’s play space.  

Internal space standards 

Policy 

 LPP 3.5 seeks to achieve housing development with the highest quality internally and 
externally in relation to their context. Minimum space standards are set out in Table 3.3 of 
the London Plan. 

Discussion 

 All proposed homes meet the minimum space standards and would be provided with 
dedicated storage areas, which meet the minimum requirements. The proposed plans 
have also been annotated with essential furniture which demonstrates that all units could 
comfortably accommodate the necessary furniture and circulation spaces. Internal floor to 
ceiling heights would be a minimum of 2.5 metres, which meets London Plan 
requirements. It is considered that adequate internal living spaces would be provided for 
the future occupiers. 

Outlook, Privacy & Overheating 

Policy 

 DMP 32(1)(b) expects new developments to provide a ‘satisfactory level’ of privacy, 
outlook and natural lighting for its future residents.  

 Both the Mayor’s Housing SPG and DMP 32 details specific considerations in relation to 
outlook and daylight and sunlight. The Housing SPG states that developments should 



 

 

avoid single aspect dwellings that are north facing, exposed to noise levels above which 
significant adverse effects on health and quality of life occur, or contain three or more 
bedrooms. LPPs 5.3 and 5.9 seek to avoid internal overheating, which can be worsened 
by single aspect units which cannot generate a through-flow of air.  

Discussion 

 The concertina shape design of the building results in a scheme which has very little 
opportunity for overlooking between the units. Where balconies are adjacent to one 
another, details of the privacy screening will be secured by condition. 

 The proportion of single aspect units in the submitted scheme is 38%, which is relatively 
high but not uncommon for a development within the dense urban context of London. Of 
the 25 affordable rented units, 87% of the two and three bedroom units are dual aspect. 
All three-bedroom units in the scheme are dual aspect. 

 The application is supported by a Sunlight and Daylight Assessment, which is discussed 
in further detail below. Officers’ acknowledge that the orientation and shape of the land 
parcel is challenging but consider that the proposal provides an adequate standard of 
accommodation with respect to maximising the proportion of dual aspect units. The 
scheme would result in two single aspect north facing units, and whilst this is undesirable, 
the units would exceed the minimum ADF thresholds and as such, officers are satisfied 
that the number of single aspect north facing units is acceptable within this urban context. 

 The GLA had requested the submission of overheating and cooling information; and 
further investigation of passive design and energy efficiency measures for the commercial 
units. Details were sent by the applicants to the GLA in June, however officers required 
further information, and at the time of writing this report, the outstanding matters had not 
been resolved. For this reason, it is therefore appropriate to require the information by 
condition.  

Daylight and Sunlight 

Policy 

 DMP 32(1)(b) expects new developments to provide a ‘satisfactory level’ of privacy, 
outlook and natural lighting for its future residents.  

 Daylight and sunlight is generally measured against the Building Research Establishment 
(BRE) standards. This is not formal planning guidance and should be applied flexibly 
according to context. The BRE standards set out below are not a mandatory planning 
threshold. 

 In new dwellings, the BRE minimum recommended average daylight factor (ADF) is 1 % 
for bedrooms, 1.5% for living rooms and 2 % for kitchens. 

Discussion 

 The supporting Sunlight and Daylight Assessment sets out the proposed developments 
potential effects for the application site in terms of daylight, sunlight and overshadowing 
effects. The impact of the proposed development on the surrounding area will be assessed 
within the section Impacts on Neighbouring Amenity.  

 The London Plan Housing SPG recognises the potential difficulties of fully complying with 
British Research Establishment (BRE) guidelines and calls for standards to be applied 
flexibly given the London Plan’s strategic approach to optimise housing output (Policy 3.4) 
and the need to accommodate additional housing supply in locations with good 
accessibility which are suitable for higher density development. Overall, Officers are 
satisfied that considering the urban setting of the proposed development and the need to 



 

 

optimise development potential the proposed development would receive an acceptable 
level of direct sunlight.  

 Sunlight received in the proposed amenity areas within the proposed development shows 
that all three of the ground floor amenity areas would exceed the minimum thresholds, 
with the children’s play area in the south east corner receiving 99.8% sunlight on 21st 
March. The proposals are therefore acceptable in terms of sunlight on the ground. 

 All habitable rooms from ground floor to floor 6 have been assessed for internal daylight. 
The internal daylight assessment shows that 92% (251 out of 274) of the habitable rooms 
meet the related ADF standards. All rooms above the 6th floor meet standards which 
results in 94% (358 out of 381) of all habitable rooms meeting ADF standards. Of the 23 
rooms which are below the 2% guidance, 22 are open plan living/kitchen/dining rooms 
which exceed 1.5% ADF and just 1 bedroom would fall just short (0.9%) of the 1% ADF 
Standard. 

 Overall, Officers consider that a development of this scale would inevitably result in some 
dwellings not achieving the recommended internal daylight and sunlight levels but overall 
the proposal achieves a very good level of residential amenity.  

Noise & Disturbance 

Policy 

 The NPPF at para 170 states decisions should among other things prevent new and 
existing development from contributing to, being put at unacceptable risk from, or being 
adversely affected by, unacceptable levels of noise pollution. Development should help to 
improve local environmental conditions. Para 180 states decisions should mitigate and 
reduce to a minimum potential adverse impacts resulting from noise from new 
development and avoid noise giving rise to significant adverse impacts on health and the 
quality of life.  

 Planning controls the effect of noise from external sources on residential uses and noise 
transmission between different uses. The relevant standard is BS: 8233:2014. This states 
the internal noise levels within living rooms must not exceed 35dB(A) during the daytime 
(0700-2300) and 30 dB(A) in bedrooms during the night –time (2300-0700). 

 With respect to external areas, BS 8233:2014 recommends that external noise level does 
not exceed 50dB LAeq,T with an upper guideline of value of 55dB LAeq,T 

 The NPPG states LPAs should consider noise when new developments may create 
additional noise and when new developments would be sensitive to the prevailing acoustic 
environment and in doing so consider:  

 whether or not a significant adverse effect is occurring or likely to occur;  

 whether or not an adverse effect is occurring or likely to occur; and  

 whether or not a good standard of amenity can be achieved  

 The objectives of the NPPF and NPPG are reflected in LPP 7.15, DLPP D1,D12 and D13, 
CS Objective 5 and DMP 26  

Discussion 

 A Noise and Vibration Assessment has been submitted in support of the proposals, which 
details that the major noise and vibration sources that would likely impact the proposed 
development would be from the neighbouring railway lines.  



 

 

 A noise survey was undertaken, and the report concludes that the proposal can achieve 
the acoustic standards for external noise ingress through double glazing and mechanical 
ventilation to all units. This is considered to be standard of new residential developments 
in urban areas. The Council’s Environmental Health team have requested further details 
on the types of glazing the applicant intends to use to achieve the noise standards, and 
officers consider that this can be secured by way of condition. 

Summary 

 It is recommended that conditions be attached requiring the development to meet the 
relevant noise standards, seek approval of details with respect to glazing, and to undertake 
the development in accordance with the mitigation measures set out in the submitted 
Noise and Vibration Assessment.  

Accessibility and inclusivity 

Policy 

 LPP 3.8 and DLPP D5 require 10% of residential units to be designed to Building 
Regulation standard M4(3) ‘wheelchair user dwellings’, i.e. is designed to be wheelchair 
accessible, or easily adaptable for residents who are wheelchair users, with the remaining 
90% to M4(2) ‘accessible and adaptable dwellings’.  

 CSP 1 requires major schemes to provide 10% of all units and each tenure type to be 
constructed as accessible. DMP 32 states that the Council will require new build housing 
to be designed to ensure that internal layout and external design features provides housing 
that is accessible to all intended users.  

Discussion 

 The development has been designed to comply with Part M of the Building Regulations 
and part 7 of the accompanying Design and Access statement outlines the proposed 
development has been designed to meet the required regulations both in terms of access 
to and movement within the proposed buildings and in regard to the internal layout of the 
proposed units. In accordance with policy, 10% of the proposed residential units (13 one 
and two-bed units) would be capable of being fitted-out as ‘wheelchair accessible 
dwellings’ while all other units would be ‘accessible and adaptable dwellings.’ Of the 
‘wheelchair accessible dwellings’, 7 would be Affordable Rent, 1 would be Shared 
Ownership and 5 would be Private units. 

 All buildings would have step-free, level access with flush thresholds designed in 
accordance with AD M4.  

 All homes have been designed to conform fully with the requirements of M4(2) with a 
further 10% designed to M4(3) standards in order to be wheelchair-use dwellings, either 
adaptable or accessible. The decisions whether to fit out to full wheelchair-accessible 
standard will depend on the tenure. If Members were minded to grant planning permission, 
the wheelchair units would be secured by condition to ensure that the Affordable Rent 
wheelchair units are to be fitted out (subject to need demonstrated by Council waiting list).  

 Overall, the proposed standard of accommodation, including the private amenity space 
proposed for each of the units proposed are considered to be acceptable for the reasons 
set out above. The amount and standard of residential accommodation to be provided is 
considered to be appropriate for this town, albeit edge of, centre location.  

 

 



 

 

External space standards 

Policy 

 Standard 4.10.1 of the Mayor’s Housing SPG states that ‘a minimum of 5sqm of private 
outdoor space should be provided for 1-2 person dwellings and an extra 1sqm should be 
provided for each additional occupant’. 

 Standard 4 of the Housing SPG states that, where communal open space is provided, 
development proposals should demonstrate that the space: is overlooked by surrounding 
development; is accessible to disabled people including people who require level access 
and wheelchair users; and is designed to take advantage of direct sunlight; has suitable 
management arrangements in place.  

Discussion 

 All private amenity spaces (where provided) adhere to the policy requirements in terms of 
their sizes.  

 The scheme would provide sufficient communal amenity space at ground floor around the 
building and within roof terraces. The communal roof terraces would be accessible to the 
residents of the affordable and private units, with no difference in access and no 
segregation of the podium.  

 Officers recommend that a condition requires details of the proposed screens, hedges and 
canopies and requires that the landscaping of the terraces is completed prior to the 
occupation of any of the flats which they are intended to serve. 

Children’s play space 

Policy 

 LPP3.6 states housing proposals should make provision for play and informal recreation.  

 The Mayor’s Shaping Neighbourhoods: Children and Young People’s Play and Informal 
Recreation SPG recommends 10sqm of play space per child. The GLA divide the 
requirements of children’s play space into three categories: (i) under 5s, described as 
doorstep play and generally considered as part of the plot; (ii) ages 5-11; and (iii) children 
12 plus.  

Discussion 

 The required amount of play space as set out in the SPG would be (i) 180sqm, (ii) 110sqm 
and (iii) 70sqm, totalling 360sqm. 

 Table 6 below sets out the estimated child yield of the proposed development, based on 
the GLA’s SPG play-space requirement calculator. 

Age Group No. of Children % of total 

Under 5 18 50% 

5-11 11 31% 

12+ 7 19% 

Total 35 100% 

Table [6]: Estimated Child Yield 

 Communal doorstep play space for children under 5’s (which needs to be less than 100m 
from the dwellings) would be provided on the level 5 podium deck and at ground floor level 
on the Riverside Square. The expected child yield for the scheme requires 360qsm of 



 

 

children’s play space and the scheme proposes to provide 360sqm of designated 
children’s play space. 260sqm of the space is to be provided in the Riverside Square with 
a 40sqm designated play space incorporating play equipment, and 100sqm will be 
provided on the communal podium, incorporating some play equipment. Details of the play 
equipment will be controlled by condition.  

 The Design and Access Statement identifies Cornmill Gardens (320m away) and Hilly 
Fields Park (640m away) as alternative locations for play, particularly for older children. 
Hilly Fields Park also has publicly accessible sports pitches and MUGA courts. 

 The ground floor play space has been modelled as part of the Wind and Microclimate 
assessment and is expected to enjoy suitable conditions for doorstep play. 

 The scheme meets the minimum for required floorspace and the Mayor’s London Plan: 
Shaping neighbourhoods: Play and informal recreation SPD (2012) allows for off-site 
provision, including creation of new facilities and as such no further contributions will be 
requested. 

 Housing conclusion 

 The proposal would make a significant contribution to the Borough’s housing targets in a 
sustainable urban location making the most efficient use of land and optimising density. 
The proportion of affordable housing is the maximum viable and provides an appropriate 
mix of genuinely affordable homes to rent across an appropriate range of sizes. This is a 
planning merit to which very significant weight is given.  

 EMPLOYMENT 

Policy 

 Para 80 of the NPPF states “Significant weight should be placed on the need to support 
economic growth and productivity, taking into account both local business needs and 
wider opportunities for development”  

 LPP 4.1 sets out the Mayor of London’s approach to the continued growth and economic 
development of all parts of London. LPP 4.2 supports the management and mixed use 
development and redevelopment of office provision to improve London’s competitiveness 
and other objectives including accommodating small and medium sized enterprises.  LPP 
4.3 encourages mixed use development and redevelopment should support consolidation 
and enhancement to the quality of office stock in the types of area identified in paragraph 
4.12 of the London Plan. LPP 4.4 seeks to ensure there is a sufficient stock of industrial 
land and premises. LPP4.12 states strategic development proposals should support local 
employment, skills development and training opportunities.  

 Draft London Local Plan (2017) Policy E4 states a sufficient supply of land and premises 
to meet current and future demands for industrial and related functions should be 
maintained.   

 DM Policy 4 advises that where there is no reasonable prospect of a site being used for 
the allocated employment use, applications for alternative uses of land or buildings should 
be treated on their merits having regard to market signals and the relative need for different 
land uses to support sustainable local communities. 

Discussion 

 As demonstrated above under principle of development, national, regional and local 
policies support mixed uses (B1/A1/A3/D2) close to Lewisham Town Centre, and just 
outside the Loampit Vale Policy Area. The application site is not designated within the 



 

 

retail policy area. DM Policy 19 makes clear that where applications require a new shop 
front, in addition to new residential or commercial units, an appropriate level of shop front 
fit-out will be required. Commercial fit–out will be secured by planning obligation within the 
S106 Legal Agreement.  

 The existing site accommodates approximately 2172sqm of warehouse/storage (B8 Use 
Class). The site was previously lawfully in use by ‘Bike Alert.’ Meanwhile, the site has been 
used informally as studio space by V22, (who have relocated to Ladywell) however the 
site is currently vacant. During the time of occupation, the existing water tank was 
temporarily used as a performing art space. 

 The scheme proposes approximately 453sqm of flexible employment uses at ground and 
first floor: a net reduction in existing commercial floorspace of 1718sqm. The proposed 
commercial space is sub-divided into five units all located at the ground floor of each of 
the buildings on the western edge of the development facing out towards the railway 
embankment. Four of the units would be flexible B1/A1/A3 uses, and the end 
(southernmost) unit would be flexible B1/A1/A3/D2 use. Each unit is designed to be 
adaptable, with the ability to subdivide the units further dependent on the future occupiers 
need, appealing to smaller businesses and creative industries. The southernmost unit has 
been identified as a potential performance space (D2 Use) to replace the water tank 
performance space.  

 The units are intended to appeal to smaller businesses such as makers, crafts people, 
social enterprises, creative industries and small service style industries. The Council is 
seeking to encourage growth and opportunities within these employment areas. The unit 
sizes are summarised in Table 7 below. 

Type and Location (including mezzanine) Uses Area Sqm (GIA) 

W0001 B1/A1/A3 164.5 

W002 B1/A1/A3 51.5 

W003 B1/A1/A3 80 

W004 B1/A1/A3 31.5 

W005 B1/A1/A3 125.5 

Table [7] Proposed Non-residential uses 

 All of the proposed non-residential uses are appropriate for a site in close proximity to the 
town centre and the proposed net reduction in non-residential space is considered 
acceptable, given the site’s peripheral town centre location, and taking into account the 
other benefits to the scheme such as the opening up of the river frontage for public access 
and delivery of housing.  

 The current proposal of 453sqm commercial floorspace is a considerable reduction from 
the originally proposed 740sqm, a reduction of 287sqm to accommodate the additional 
residential units, and provision of increased affordable housing. 

 The GLA had objected to the original proposal of 740sqm, advising that the draft London 
Plan seeks to protect non-designated industrial land and specifically designates Lewisham 
as a borough that should ‘retain’ its industrial capacity. The GLA acknowledged that the 
lawful use of the site is B8 warehousing and considered that associated access concerns 
may constrain such use in the future, therefore they objected to the loss of non-designated 
industrial floorspace, particularly as the last occupier (V22) was studio and workspace 
providers (note this use was unauthorised), which indicates demand exists for light 
industrial/ studio uses in this location. V22 have since vacated the premises and have 
moved to the nearby arches in Ladywell.   



 

 

 The GLA are not satisfied with the Employment Land Report submitted by the applicants, 
as they consider that reasons including the substandard condition of the existing buildings, 
proximity to residential uses, and that it is not appropriate or worthwhile to market the site 
for its existing use (Class B8 warehouses), do not sufficiently justify the loss of floorspace. 

 At the time of writing this report, the GLA had not responded to the revised scheme 
proposing a further reduction in employment floorspace to 453sqm.  

 Officers maintain that the revised provision of employment floorspace would accord with 
the requirements of DM Policy 11. The site is established B8 storage use, and as identified 
by the GLA, the prospect of future use in this location is low. The immediate area is 
predominantly residential, therefore the proposal would mostly align with the character of 
the surroundings. The proposal would ensure the continuation of employment on the site 
that would be appropriate for this setting, whilst the revised reduction in floorspace to 
453sqm would be necessary to increase the affordable housing provision. 

Affordable workspace 

 Discussions were held between the Council’s Economy and Partnership team and the 
Applicant during the pre-application stages to discuss the integration of affordable, flexible 
workspaces similar to the last informal users V22. Presently there is no formal local policy 
requirement to provide affordable workspace. Given the location of the site outside 
Lewisham Town Centre, the supporting Financial Viability Appraisal indicates that the 
likely rental value for the commercial aspect of the development will be £17sqft. 

Unit and shop front fit-out 

 In accordance with London Plan Policy 4.9 and DM Policy 19, it is recommended that a 
planning obligation requires the Applicant to fit-out the units to shell and core and internal 
fittings and install shopfronts prior to the occupation of any residential unit. Detailed design 
of the commercial units will be secured by way of planning condition.  

Removing permitted development rights 

 The Town and Country Planning (Use Classes) Order 1987 (as amended) puts uses of 
land and buildings into various categories known as 'Use Classes'. Planning permission 
is usually required to change between the different uses but in some instances, the 
General Permitted Development Order (GPDO) allows some changes to take place 
without the benefit of express planning permission. For example, this allows a change in 
use from A1 (retail) to C3 (residential) in some cases. The proposed range of uses 
provides a good degree of flexibility for marketing/letting the proposed commercial units 
and it is recommended that a planning condition removes permitted development rights to 
change from these permitted uses to enable the Council to manage the use of these units 
in an appropriate way. 

Hours of Opening 

 London Plan Policy 4.6 and Core Strategy Policy 6 support the night-time economy, 
particularly in secondary frontages. DM Policy 17 makes clear that, amongst other things, 
soundproofing and opening hours will be considered when assessing applications for 
cafes/restaurants and DM Policy 26 seeks to ensure that new noise sensitive uses, such 
and residential, are located away from existing or planned sources of noise pollution. A 
balance needs to be struck between encouraging cafes/restaurants along around the 
proposed town centre square and safeguarding residential amenity. It is recommended 
that planning conditions restricts opening hours of all permitted uses within the A and D 
use classes in the commercial units to between 07.00 to 23.00 hours. This would not apply 
to B use classes in order to ensure maximum flexibility of the commercial units.  



 

 

Training and employment 

 DM Policy 11 seeks financial contributions towards training and/or local employment 
schemes. The Council’s Planning Obligations SPD requires a financial contribution to 
support the capital and revenue costs of services provided by the Local Labour and 
Business Scheme which benefits both the residential population and local economy. 
Guidance in the SPD splits the contributions between residential and commercial uses 
and to seek an equal amount (calculated at £530 per dwelling/job).  A calculation based 
on 141 dwellings and the creation of 453sqm of employment floorspace equates to a 
financial contribution of £92,750 which will be secured by planning obligation within the 
S106 Agreement. 

 Employment conclusion 

 In this case therefore, officers are satisfied with the employment provision. Whilst there 
would be a planning harm in the considerable reduction in floorspace when compared with 
the existing building, this would be outweighed by the merits of the mixed use proposal 
that would include the provision of an excellent standard of commercial units and in 
particular by the provision of a reasonable proportion of genuinely affordable homes.  

 URBAN DESIGN  

Policy 

 The NPPF at para 124 states the creation of high quality buildings and places is 
fundamental to what the planning and development process should achieve. The NPPG 
encourages decision takers to always secure high quality design; this includes being 
visually attractive and functional, however other issues should be considered: 

 local character (including landscape setting) 

 safe, connected and efficient streets 

 a network of greenspaces (including parks) and public places 

 crime prevention (see Section Error! Reference source not found.) 

 security measures (see Section Error! Reference source not found.) 

 access and inclusion 

 efficient use of natural resources (see Section 8.7) 

 cohesive and vibrant neighbourhoods 

 

 LPP 7.6 requires development to positively contribute to its immediate environs in a 
coherent manner, using the highest quality materials and design.  

 CSP 15 repeats the necessity to achieve high quality design.  

 DMLP 30, Urban design and local character states that all new developments should 
provide a high standard of design and should respect the existing forms of development 
in the vicinity. The London Plan, Core Strategy and DMLP policies further reinforce the 
principles of the NPPF setting out a clear rationale for high quality urban design. 

 Urban Design is a key consideration in the planning process. The NPPF makes it clear 
that the Government places great importance on the design of the built environment. In 
determining applications, great weight should be given to outstanding or innovative 
designs, which promote high levels of sustainability, or help raise the standard of design 
more generally in an area, so long as they fit in with the overall form and layout of their 
surroundings. Good design is a key aspect of sustainable development, is indivisible from 
good planning, and should contribute positively to making places better for people. The 
revised NPPF states that it is important to plan positively for the achievement of high 



 

 

quality and inclusive design for all development, including individual buildings, public and 
private spaces and wider area development schemes. 

 London Plan Policy 7.6 Architecture requires development to positively contribute to its 
immediate environs in a coherent manner, using the highest quality materials and design. 
Core Strategy Policy 15 High quality design for Lewisham repeats the necessity to achieve 
high quality design but also confirms a requirement for new developments to minimise 
crime and the fear of crime. DMLP Policy 30 Urban design and local character states that 
all new developments should provide a high standard of design and should respect the 
existing forms of development in the vicinity. The London Plan, Core Strategy and DMLP 
policies further reinforce the principles of the NPPF setting out a clear rationale for high 
quality urban design. 

 The Lewisham Design Review Panel considered the evolution of the original proposal, 
including the building footprint and ground plan, responds successfully to the constraints 
of the sites and establishes a more generous public realm, though queries were raised 
regarding the development potential of the Network Rail (NRIL) substation and 
surrounding land to the south west of the development site. The LDRP advised in their 
response that any future development should be carefully designed to knit well into the 
scheme proposed under this planning application.  

 Due consideration has been given to the Network Rail parcel of land throughout the pre-
application and design review process. A number of massing options have been 
presented, and whilst it would be preferable for the two sites be developed 
comprehensively, officers are of the view that the proposed development would not 
preclude or prejudice a development proposal coming forward on NRIL land in the future.  

 Appearance and character  

Policy 

 Planning should promote local character. The successful integration of all forms of new 
development with their surrounding context is an important design objective (NPPG).  

 In terms of architectural style, the NPPF encourages development that is sympathetic to 
local character and history, including the surrounding built environment and landscape 
setting, while not preventing or discouraging appropriate innovation or change (para 127). 
At para 131, the NPPF states great weight should be given to outstanding or innovative 
designs which promote high levels of sustainability, or help raise the standard of design 
more generally in an area. 

 LPP 7.4 expects development to have regard to the form, function and structure of an 
area, place or street and the scale, mass and orientation of surrounding buildings. LPP 
7.6 states architecture should make a positive contribution to a coherent public realm, 
streetscape and wider cityscape. 

Layout 

 LPP 7.1(d) states the design of new buildings and the spaces they create should help 
reinforce or enhance the character, legibility, permeability, and accessibility of the 
neighbourhood. 

 The existing site has a single access point directly from the Sundermead Estate and is 
bound by impermeable edges of the River Ravensbourne to the east, and two mainline 
rail routes to the south and west. The site lies at the end of Silver Road, and is presently 
afforded limited views from the public realm and Elmira Street. Views to the River 
Ravensbourne are presently obscured by high level metal fencing, overgrown shrubbery 
and the concrete culvert. The land surrounding the existing warehouse building is 



 

 

predominantly hard landscaped with a substantial amount of overgrowth. There are no 
TPO trees within the site.  

 General arrangement. The scheme has sought to open up the river frontage and create 
new vibrant, publicly accessible spaces. The DRP and the GLA welcomed this element of 
the proposals as a positive feature which responds well to the ambitions of the London 
Plan Policy 7.24 Blue Ribbon network and the enhancement of the environment of the 
River Ravensbourne.  

 The building has been designed in response to a number of site constraints, which include 
the curve of the River Ravensbourne and extensive railways to the south west and east 
of the site, and the sites close and sensitive relationship to nearby low-rise residential 
properties along Odell Walk and Smead Way. The concertina shaped building has evolved 
to make most efficient use of the site layout, providing pockets of publicly accessible 
space, whilst minimising the pinch point separating distances between the proposed 
development and the existing residential properties along Smead Way and Odell Walk. 
Separation distances will be discussed in more detail in assessment of privacy and 
overlooking Paragraphs. 

 The design has been developed specifically to show a clear delineation between the 
western commercial side and the ground floor residential units facing the river to the east. 
This is achieved through a signage strategy, the details of which shall be secured by 
condition.  

 To ensure adequate permeability through the site, two covered walkways will penetrate 
through the footprint of the building, in order to improve river access for the users and 
occupiers of the commercial units and other pedestrians. 

 Residential. The proposed residential accommodation would be located on the ground 
floor facing east, and above the commercial units from floor 2 to 16. The ground floor level 
units are proposed to be duplex, and would benefit from private outdoor terraces, with 
defensible planting incorporated. The duplexes propose square bay protruding windows 
to improve daylight penetration and improved outlook. Standard of accommodation and 
privacy will be discussed in the standard of accommodation section.  

 The flats located on floors 2 to 16 have been designed to a standard unit layout, and would 
contain no more than 8 units per core. All balconies would be inset. A communal roof 
terrace is to be provided at level 5 for occupiers of all tenures, and would provide some 
designated children’s play equipment, furniture and a raised lawn. A number of units will 
benefit from access to podium gardens - these are proposed at floors 6, 9, 10 and 15 and 
would benefit from timber decking and lawned area. Each of the three residential cores 
would benefit from a bin and cycle store, and two lifts.  

 Commercial: The commercial units are proposed along the west side of the building facing 
the railway embankment, and ground and mezzanine/first floor level only. The scheme 
has been designed in such a way to ensure that the best outlook is retained for the 
residential units.   

 The general arrangement of the building layout was well received at the Design Review 
Panel and the GLA’s Stage 1 response, confirming that the concertina layout is an 
appropriate response to the site and its immediate context.  

 Arrival Square: The eight disabled parking bays marked by metal studs are strictly 
contained to the entrance of the site, alongside substation and the single storey concertina 
shaped bin store lies along the western boundary of the site. Vehicles will only be able to 
access the entrance area of the site in order to undertake servicing. Further details will be 
secured by way of condition through a Delivery and Servicing Management Plan.  



 

 

 Workspace Garden: This space has been designed to provide respite for workers of the 
commercial units. The proposed decking would wrap around the edge of the building 
providing clear and flush access to building entrances. The workspace garden would 
provide, seating, green spaces and planting. The decking is raised to incorporate flood 
alleviation measures. Around the boundary of the site new planting will be incorporated to 
encourage biodiversity.  

 Riverside Square: Situated adjacent to the river edge, this space is designed to create a 
cascading effect comprising timber decked walkways, seating areas, planting and porous 
paving affording views to the river. A small lawn and designated equipped children’s 
playspace is proposed to be located in the south eastern corner of the application site.  

 In conclusion, officers are satisfied that considering the constraints of the site, the 
proposed layout makes the most efficient use of the site, offering an innovative design 
solution with respect to both internal and external layout. 

Form and Scale 

Policy 

 LPP 7.7 states that tall and large buildings should be part of a plan-led approach to 
changing or developing an area by the identification of appropriate, sensitive and 
inappropriate locations. Several criteria for tall buildings are listed in LPP 7.7. 

 DLPP E8 recognises the role tall buildings have to play in helping accommodate growth 
as well as supporting legibility. The policy sets out an extended criteria for design rational 
and assessment and also states that publically accessible areas should be incorporated 
into tall buildings where appropriate, particularly more prominent tall buildings.  

 CSP 18 relates to tall buildings: these need to be of the highest design quality and 
appropriately located. Regard will be had to flight path safety and microclimate effects. 

 The LTCLP supports the transformation of Lewisham Town Centre from a designated 
Major centre to Metropolitan centre in London, where tall buildings have a role to play in 
signifying the centres significance within a defined cluster. Lewisham Tall Buildings Study 
(2010, updated 2012).  

 LPP 7.11 designates in Table 7.1 of the London Plan a list of strategic views known as the 
London View Management Framework ((LVMF). Further guidance is given in the LVMF 
SPG (2012). LPP 7.12 relates to specific criteria for development within or close to a 
strategic view. Two strategic views (5A.2 and 6A.1) pass through the north of the Borough.  

 CSP 17 protects the LVMF vistas and the London panorama in line with regional policy. It 
seeks to protect locally designated local views, landmarks and panoramas.  

 London Plan Policy 7.7 states that tall and large buildings should be part of a plan-led 
approach to changing or developing an area by the identification of appropriate, sensitive 
and inappropriate locations. Tall buildings should not have an unacceptably harmful 
impact on their surroundings. To this end, the Council has prepared a Lewisham Tall 
Buildings Study (September 2010, updated 2012) which formed part of the Core Strategy 
evidence base and informed the Lewisham Town Centre Local Plan, detailed below. 
London Plan Policy 7.7 further states that applications for tall and large buildings should 
include an urban design analysis meeting strict design criteria including form, proportion, 
composition, urban grain, architecture, uses and its contribution to local regeneration. 

 Policy 18 of the Core Strategy 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 its 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 LTCLP states 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. All applications should provide detailed modelling to assess the appropriate 
building height in relation to scale and massing.  

Discussion 

 The application is supported with the Heritage, Townscape Visual Impact Assessment 
(HTVIA). Due consideration has been given to the developments proposed impacts on the 
local townscape and local heritage/ conservation areas when viewed from various points 
within the borough. The HTVIA established 15 viewpoints from surrounding conservation 
areas, important viewing corridors and sensitive receptors. 

 The assessment demonstrates that 16 storeys is the optimum height in order to balance 
the massing at the lower levels. The height sits well in context with other taller buildings in 
long views.  Officers maintain the scheme responds positively to the emerging townscape 
within Lewisham Town Centre, and the supporting HTVIA provides contextual analysis. 
Whilst officers disagree with the Applicant insofar that this is a gateway site to Lewisham 
Town Centre, it is noted the site is located on a prominent bend in the railway on the 
approach to Lewisham Station and would be highly visible when arriving from the south. 
Officers consider that the quality of the architectural design and detailing is sufficient to 
justify the additional height.  

 The height of the tower was raised in numerous consultation responses as being 
overbearing and out of context and inappropriate for this location. It is acknowledged that 
local policies direct tall building towards Lewisham Town Centre as the most appropriate 
location, however local planning policies do not restrict tall buildings to town centre 
locations only. The redevelopment of the site including the tallest element has been 
subject to extensive design review throughout the pre-application process. The GLA and 
Lewisham’s Design Review Panel have carefully considered the height of the proposals 
and raised no objection in principle, subject to design of the highest quality. 

Detailing and Materials 

Policy 

 Attention to detail is a necessary component for high quality design. Careful consideration 
should be given to items such as doors, windows, porches, lighting, flues and ventilation, 
gutters, pipes and other rain water details, ironmongery and decorative features. Materials 
should be practical, durable, affordable and attractive. The colour, texture, grain and 
reflectivity of materials can all support harmony (NPPG).  

 LPP 7.6 expects the highest quality materials and design appropriate to context. 

 

 



 

 

Discussion  

 Façade treatments and articulation: The application includes a comprehensive set of large 
scale bay studies, plans, sections, architectural details and detailed material palette which 
satisfy Officers’ requirements to secure a building of high quality design for the site. The 
proposed external material palette is considered acceptable in general although officers 
note that full details of the materials have not been provided. A condition will be attached 
to the consent requiring full details of materials to be submitted and approved in writing 
prior to construction of the above ground works.  

 Window and door configurations have been carefully considered to create aligned and 
ordered facades. All balconies are proposed to be inset on all facades. 

 Materiality: With regard to the proposed Rose-Gold metal cladding, details of the colour, 
material and durability will be secured by way of planning condition to ensure that the 
scheme is built with high quality materials which will stand the test of time with minimum 
maintenance. Further details will be required to demonstrate the panelling’s longevity and 
durability. 

 At the third Design Review Panel, the Panel felt that whilst the visual material was strong, 
the supporting narrative in terms of scale, height and proportion was not fully developed, 
and needed to be more compelling as part of any future planning application.  This has 
been adequately addressed through the final drawings, HTVIA and supporting documents.  

 Overall, Officers consider that the proposed architecture is well considered, being 
responsive to its environment and appropriate for the site. The proposals would deliver a 
high quality building, which sufficiently justifies the sensitive location outside of the 
designated tall building area.  

 The alterations undertaken within the current scheme to reduce the overall building height 
has not resulted in any considerable change to the appearance of the development since 
being presented to DRP, therefore officers maintain support to the proposed design.  

 The scheme therefore meets the objectives of design policies, Core Strategy Policy 15 
(high quality design), Policy 17 (Protecting Views), and Policy 18 (Tall building) and 
Development Management Policy 20 (Urban Design and local Character). 

 Impact on Heritage Assets 

Policy 

 Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 gives Local 
Planning Authorities the duty to 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. Similarly, Section 72 of the Act requires that local planning authorities pay 
special attention in the exercise of planning functions to the desirability of preserving or 
enhancing the character or appearance of a conservation area. ‘Preserving’ in the context 
of the statutory duty means doing no harm.   

 Paragraph 195 of the NPPF states that where a proposed development will lead to 
substantial harm to (or total loss of significance of) a designated heritage asset, local 
planning authorities should refuse consent, unless it can be demonstrated that the 
substantial harm or total loss is necessary to achieve substantial public benefits that 
outweigh that harm or loss. 

 London Plan Policy 7.8 (Heritage assets and archaeology) 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 DMLP Policy 36 both 



 

 

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.  DM Policy 36 states that when considering applications for change of 
use of Listed Buildings, the Council will consider the contribution of the existing use and 
the impact of any proposed new use to the significance and long-term viability of the 
historic building. The Council will seek to ensure that the building is put into an optimum 
viable use. 

 Section 66 Planning (Listed Buildings and Conservation Areas) 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, that the local 
planning authority shall 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.  

Discussion 

 Officers have reviewed the HTVIA submitted in support of the planning application and 
are satisfied that the proposed development would not have any significant harm on the 
local designated heritage assets, and is acceptable with respect to local and strategic 
planning policies. The HTVIA confirms that the proposal would have negligible impact on 
the views to and from the Ladywell, St Mary’s, St Stephens and Brockley Conservation 
Areas.  

 The scheme would not affect the setting of the Grade II listed Prendergast Primary School 
on Elmira Street, and would be afforded very limited views from Cornmill Gardens.  

 The upper floors of the 16 storey tower would be visible within the wider setting of the 
Grade II listed church of St Saviour and St John the Baptist and evangelist presbytery tall 
square campanile of 1925-9. This tower features an open arcaded top floor and figure of 
Saint as a finial, providing a focal point along the horizon line but is not considered to harm 
the significant of the designated heritage asset or townscape views.  

Summary 

 Therefore, it is considered that the proposal would preserve the significance of the relevant 
heritage assets. As such it is not necessary to balance this against wider public benefits, 
though the contribution to housing is a significant wider public benefit. 

 Public Realm 

Policy 

 Streets are both transport routes and important local public spaces. Development should 
promote accessibility and safe local routes. Attractive and permeable streets encourage 
more people to walk and cycle. 

 LPP 7.5 relates to public realm and expects public spaces to among other things be 
secure, accessible, inclusive, connected, incorporate the highest quality design and 
landscaping.   

Discussion 

 London Plan Policy 2.18 states that development should make the public realm 
comprehensive with gateways and focal points and that architecture should contribute to 
a coherent streetscape and wider cityscape.  

 Various paving types and styles are proposed to delineate between the different areas/ 
types or uses. These details have been set out in previous sections and are considered 
appropriate.  



 

 

 Officers recommend that full details of hard and soft landscaping, including external 
lighting, furniture, river rescue posts, terrace planter and bird and bat boxes; and a 
management and maintenance plan are reserved by condition. 

 Trees: London Plan policy 7.21 (Trees and woodlands) states that existing trees of value 
should be retained and any lost as the result of development should be replaced.  A 
preference for trees with large canopies was referred to in the policy.  Core Strategy Policy 
12 (Open space and environmental assets) states that public realm greening can help 
mitigate against pollution and therefore the Council will protect existing trees and require 
replacements where a loss does occur. 

 A total of four Category C trees were identified as part of the Arboricultural Survey 
submitted in support of the application. The development would result in the removal of all 
four existing trees from the site. As these are all Category C, and do not benefit from a 
Tree Preservation Order there is no objection to their loss. Their losses would be offset by 
the planting of trees around the borders of the site to soften the visual appearance of the 
railways and within the Riverside Public Square as part of the comprehensive landscape 
strategy. 

 Connectivity: Further details were previously requested from the GLA and the Design 
Review Panel to demonstrate how the public realm/landscaping works to the river edge 
could contribute to creating a river path connection in the future and how accessible 
connections could be matters.  

 It should be noted that whilst no direct links to Lewisham Town Centre over the railway 
tracks are proposed, the proposal would open up the site to allow for public access along 
the riverfront, which would be secured between the site and the river path.  

 Whilst urban design is paramount to establishing successful sustainable development, it 
was the officer’s view that to request further details of a future riverside walkway was 
beyond the scope of the planning application.  

 It is maintained that to request amendments to the scheme to incorporate such changes 
would require the developer to commit to delivering an element of the scheme which may 
not be delivered. It is considered on balance that given the cul-de-sac nature of the 
development plot, single access point and the impermeable physical barriers of the 
railways and River Ravensbourne, there are limited opportunities to improve the site’s 
relationship with the wider public realm from within the boundary of the application site. 

 Accessibility and inclusivity 

Policy 

 An inclusive environment is one that can be accessed and used by everyone. It recognises 
and accommodates differences in the way people use the built environment. 

 LP7.2 requires all development to achieve the highest standards of accessible and 
inclusive design.  

 Accessible London SPG and draft policy D3 are also relevant. 

Discussion 

 The application is accompanied by a Design and Access Statement, (prepared by PRP, 
November 2018).  This sets out the measures to be taken to incorporate the principles of 
inclusive design, including the provision of buildings and environments that are convenient 
and enjoyable for everyone to use, and to create communities that offer sufficient services, 
facilities and open space. The document concludes that the proposal would create a safe, 
inclusive and accessible environment. 



 

 

 All new residential units have been designed to be accessible and adaptable, with a policy 
compliant 10% provision of wheelchair user dwellings. 

 The commercial units would be suitably accessible for people with disabilities/ wheelchair 
users.  

 The external areas surrounding the development, in particular the riverside frontage would 
be fully accessible, whilst the elevated podium gardens would be accessed by lifts. 

 Urban design conclusion 

 In conclusion, officers are satisfied that the proposal would deliver a scheme of high quality 
design and landscaping strategy that would enhance this redundant employment site. The 
applicant has engaged with officers at pre-application stage, and presented the scheme 
to the Council’s Design Review Panel on three occasions to ensure the proposal would 
be of appropriate design and scale. 

 TRANSPORT IMPACT 

 Nationally, the NPPF requires the planning system to actively manage growth to support 
the objectives of para 102. This includes: (a) addressing impact on the transport network; 
(b) realise opportunities from existing or proposed transport infrastructure; (c) promoting 
walking, cycling and public transport use; (d) avoiding and mitigating adverse 
environmental impacts of traffic; and (e) ensuring the design of transport considerations 
contribute to high quality places. Significant development should be focused on locations 
which are or can be made sustainable, through limiting the need to travel and a choice of 
transport modes. 

 Para 109 states “Development should only be prevented or refused on transport grounds 
if there would be an unacceptable impact on highway safety, or the residual cumulative 
impacts on the road network would be severe”. 

 Regionally, the Mayor’s Transport Strategy (‘the MTS’, GLA, March 2018) sets out the 
vision for London to become a city where walking, cycling and green public transport 
become the most appealing and practical choices. The MTS recognises links between car 
dependency and public health concerns. 

 The Core Strategy, at Objective 9 and CSP14, reflects the national and regional priorities. 

 Local Transport Network 

Policy 

 The NPPF states that significant impacts on the transport network (in terms of capacity 
and congestion) should be mitigated to an acceptable degree. 

 LP Policy 6.12 requires planning decisions to take into account the extent of any additional 
traffic and any effects it may have on the locality, and the extent to which congestion is 
reduced. 

Discussion 

 The supporting TA predicts that the proposed development would result in an addition 133 
two-way person trips being made in the AM peak and 64 in the PM peak. Officers and TfL 
consider the increase in two-way person trip generation is reasonable and acceptable. 
The majority of trips to/from site would be made by public transport.  



 

 

 Servicing and refuse 

Policy 

 The NPPF states development should allow for the efficient delivery of goods and access 
by service and emergency vehicles. 

 LPP 6.13 requires schemes to provide for the needs of businesses and residents for 
delivery and servicing and LPP 6.14 states that development proposals should promote 
the uptake of Delivery and Service Plans.   

 LPP 5.16 seeks to minimise waste and, amongst other things, exceed recycling and reuse 
levels in construction, excavation and demolition waste of 95% by 2020. The Mayor of 
London’s Sustainable Design and Construction SPG (2014) makes clear that developers 
should maximise the use of existing resources and materials and minimise waste through 
the implementation of the waste hierarchy.  

 Storage facilities for waste and recycling containers should meet at least BS5906:2005 
Code of Practice for waste management in Buildings in accordance with London Plan 
Housing Supplementary Planning Guidance (2016) standard 23. 

Discussion 

 The Applicants have included a Framework Delivery and Servicing Plan, within the 
Transport Assessment. This strategy provides indicative details for the collections of waste 
and recycling. It is proposed that the Estate Management Company will employ a private 
waste management company to transfer the bins to the concertina shaped external bin 
store ahead of collection day. Refuse is to be collected by LBL Waste, and a swept path 
analysis has been provided to demonstrate that the bins can be collected with less than a 
10m drag distance, and the refuse truck will egress in a forward gear. Refuse collection 
operatives will be provided by a remote control key fobs.  

 Vehicular access will be restricted to the north of the site by automatic bollards in order to 
create a secure environmental for pedestrians. It is the applicant’s intention to stop up 
Silver Road, in order to reduce the area required within the site for vehicular access. The 
entrance to the site is not proposed to be gated, in order to maximise the quantum of public 
realm and accessible river frontage. A stopping up order would be required following the 
grant of planning consent, and an informative will be included to this effect. 

 The details provided are considered acceptable and it is recommended that a detailed 
Delivery and Servicing Strategy shall be submitted for approval by as a pre-occupation 
condition.   

 As previously set out, each core will have a residential bin store which residents can 
access internally, adjacent to the lift cores. Each store will be mechanically ventilated and 
will be equipped with floor drains for regular cleaning. A separate, larger bin store is to be 
located on the west side of the site adjacent to the railway where the refuse and recycling 
bins will be collated by the estate management team ahead of collection by the Council. 
Commercial refuse collection will be privately managed by the employment units.  

 Transport modes 

Walking and cycling 

Policy 

 London Plan (2016) Policy 6.9 states developments should provide secure, integrated, 
convenient and accessible cycle parking facilities.  Policy 6.10 encourages developers to 
ensure high quality pedestrian environments, including the use of shared space principles. 



 

 

 Policy T5 of the Draft London Plan states development proposals should create a healthy 
environment in which people choose to cycle, and should provide cycle parking in 
accordance with the minimum standards. 

 Development should give priority first to pedestrian and cycle movements, both within the 
scheme and with neighbouring area. Development should create places that are safe, 
secure and attractive, minimising the scope for conflicts between pedestrians, cyclists and 
vehicles.  

 LPP 6.9 sets out to bring a significant increase in cycling to at least 5% of modal share by 
2026, supported by the implementation of Cycle Superhighways and the central London 
cycle hire scheme and provision of facilities for cyclists including secure cycle parking and 
on-site changing and shower facilities for cyclists. 

Discussion 

 The scheme proposes 264 cycle parking spaces for the residential elements, split into 252 long 
stay spaces and 12 short stay spaces within internal cycle stores. The proposed number of 
spaces complies requirements set out in the London Plan.  Double stacker-style cycle racks 
are proposed for the secure storage areas, and visitor cycle parking is proposed to be Sheffield 
stands. Details of the stackers will be controlled by condition.  

 The scheme also includes 20 cycle parking spaces for the non-residential elements, split into 
8 long stay spaces within the proposed commercial units and 12 short stay spaces within the 
surrounding public realm.   

 Highways officers have assessed the submission, and are satisfied that the proposal would be 
compliant with cycle standards. 

Public transport 

Policy 

 The London Plan (2016) Policy 6.13 states there should be an appropriate balance 
between promoting new development and preventing excessive car-parking provision that 
can undermine cycling, walking and public transport. Development should, as far as 
possible, facilitate access to high quality public transport.  

Discussion 

 Concerns have been raised by local people about overcrowding on rail services at 
Lewisham station.   

 The development is anticipated to increase usage of public transport (rail, buses and 
DLR).  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 south along the network during morning peak.  

 To help address this issue, TfL is proposing to buy additional rolling stock to help increase 
frequencies of services and has requested that the Applicant makes a financial 
contribution of £80,000 towards DLR capacity enhancements, which would be added to 
other financial contributions from adjacent developments if approved. The additional trains 
are due to come in to service in May 2022, and the DLR station is currently operating over 
capacity. Should permission be granted for the proposal, it is unlikely that it would be 
completed/ occupied prior to the DLR works  



 

 

Car clubs 

 A Zipcar car club operates throughout the Borough with a mixture of on-street and off-
street parking spaces provided. There are four car club bays within a five minute walk of 
the site. The Applicant is willing to pay car club membership for 3 years for the first 
occupiers of all the residential units. It is recommended that these measures are secured 
as part of a S106 agreement. 

Private cars (including disabled and electric charging points) 

Policy 

 LPP 6.13 seeks to ensure a balance is struck to prevent excessive car parking provision 
that can undermine cycling, walking and public transport use and through the use of well-
considered travel, plans aim to reduce reliance on private means of transport. Table 6.2 
Car parking standards in the London Plan states that all residential developments in areas 
of good public transport accessibility should aim for significantly less than one space per 
unit. It also requires that developments must provide for the needs of disabled users. CSP 
14 states that the Council will take a restrained approach to parking provision. DMP 29 
requires wheelchair parking to be provided in accordance with best practice standards and 
London Plan Standard 18 requires designated wheelchair accessible dwellings to have a 
designated disabled car parking space. 

 Development should be designed to enable charging of plug-in and other ultra-low 
emission vehicles in safe, accessible and convenient location, in accordance with Policy 
6.13 of the London Plan (2016). 

Discussion 

 The scheme proposes 8 onsite disabled parking bays for the wheelchair units, 3 reserved 
for the affordable units and 5 for the private market units. It is proposed that the Blue 
Badge spaces will be leased to residents on a 28-day rolling lease and this approach has 
been welcomed by TfL. Officers consider that a reduced number of Blue Badge bays is 
acceptable, on the basis of the excellent public transport links and step free access of 
Lewisham Station. 

 The scheme proposes that 20% of the parking spaces will be provided with active Electric 
Vehicle Charging Points, with a further 30% to provide passive provision. This is in 
accordance with London Plan policies.  

 Numerous objections raised the issue of overspill parking generated from the development 
putting pressure on the car parking capacity on surrounding streets. The Council’s 
Highways team have requested the applicant fund a review of the CPZ which has been 
agreed in principle and will be secured by S106 obligation. 

 It is recommended that a planning obligation ensures that residential occupiers of the 
scheme (except for disabled drivers) would not be eligible to apply for on-street parking 
permits. This restriction is common to major new developments within the Borough within 
existing/potential controlled parking zones and is considered appropriate in view of the 
high PTAL of the development and the need to protect the amenity of existing residents 
who need to park on-street.  The restriction is also supported by TfL, as it would reduce 
traffic generated by the application scheme 

 The site has a PTAL rating of 6a (Excellent) and is within a short walking distance of 
Lewisham Station, and the low car parking provision is acceptable in principle. 



 

 

 Transport impact conclusion 

 The proposal would not result in harm to the local highway network or pedestrian or 
highway safety. Car ownership for future occupiers would be low, with spaces afforded to 
disabled users only, whilst the S106 would secure car club membership for 3 years for the 
first occupiers of all the residential units. Cycle provision would accord with policy, 
providing dry and secure storage, whilst walking would be promoted. 

LIVING CONDITIONS OF NEIGHBOURS 

Policy 

 NPPF para 127 sets an expectation that new development will be designed to create 
places that amongst other things have a ‘high standard’ of amenity for existing and future 
users. At para 180 it states decisions should ensure that new development is appropriate 
for its location taking into account the likely effects (including cumulative effects) of 
pollution on health and living conditions. 

 This is reflected in relevant policies of the London Plan (LP7.6), the Core Strategy (CP15), 
the Local Plan (DMP32) and associated guidance (Housing SPD 2017, GLA; Residential 
Standards SPD 2012, LBL). 

 LPP 7.6(b)(d) requires new development to avoid causing ‘unacceptable harm’ to the 
amenity of surrounding land and buildings, particularly in relation to privacy and 
overshadowing. 

 CSP 15 requires new development to be sensitive to the local context and to respond to 
local character. 

 DMP 32(1)(b) expects new developments to provide a ‘satisfactory level’ of privacy, 
outlook and natural lighting for its neighbours. 

 Further guidance is given in the Housing SPD 2017, GLA;  

Discussion 

 The main impacts on amenity arise from: (i) overbearing enclosure/loss of outlook and 
privacy; (ii) loss of daylight within properties and loss of sunlight to amenity areas; and (iii) 
noise and disturbance.  

 A substantial proportion of objections received for the scheme pertained the perceived 
impact of the proposed development on the surrounding occupiers, particularly with regard 
to increase opportunities for overlooking and impact on sunlight and daylight. This section 
assesses the proposed development on the sensitive receptors.  

 Enclosure, Outlook and Privacy 

Policy 

 Overbearing impact arising from the scale and position of blocks is subject to local context. 
Outlook is quoted as a distance between habitable rooms and boundaries. 

 Privacy standards are distances between directly facing existing and new habitable 
windows and from shared boundaries where overlooking of amenity space might arise.  

 LPP 3.5 focuses on standards in new development, with the Mayor of London’s Housing 
SPG noting that former commonly used minimum separation distances between habitable 
rooms of 18 – 21 metres may be useful guides, but advocates a more flexible approach 
to managing privacy. 



 

 

Discussion 

 The proposed development would face onto existing homes on Odell Walk and Smead 
Way to the east. At its nearest point, the proposed development would be approximately 
21m between habitable windows.  

 The properties along Marsala Road, beyond the railway border the south-west of the 
application boundary are considered to be of a sufficient distance (63m at its closest point) 
to not be adversely affected with regard to privacy and overlooking.  

 Officers consider that the above proposed separation distances and detailed 
arrangements are appropriate and should adequately safeguard the privacy of occupiers 
of existing and approved neighbouring homes. 

 Daylight and Sunlight 

Policy 

 DM Policy 32 requires new development to provide a satisfactory level of natural lighting 
both for its future residents and its neighbours. Daylight and sunlight is generally measured 
against the Building Research Establishment (BRE) standards however this is not formal 
planning guidance and should be applied flexibly according to context.  

 The NPPF does not express particular standards for daylight and sunlight. Para 123 (c) 
states that, where these is an existing or anticipated shortage of land for meeting identified 
housing need, LPAs should take a flexible approach to policies or guidance relating to 
daylight and sunlight when considering applications for housing, where they would 
otherwise inhibit making efficient use of a site.  

 Standard 32 of the Housing SPG details that “All homes should provide for direct sunlight 
to enter at least one habitable room for part of the day.”  The Housing SPG further states 
that where direct sunlight cannot be achieved in line with Standard 32, developers should 
demonstrate how the daylight standards proposed within a scheme and individual units 
will achieve good amenity for residents. 

 The GLA states that ‘An appropriate degree of flexibility needs to be applied when using 
BRE guidelines to assess the daylight and sunlight impacts of new development on 
surrounding properties, as well as within new developments themselves. Guidelines 
should be applied sensitively to higher density development, especially in opportunity 
areas, town centres, large sites and accessible locations, where BRE advice suggests 
considering the use of alternative targets. This should take into account local 
circumstances; the need to optimise housing capacity; and scope for the character and 
form of an area to change over time.’ (GLA, 2017, Housing SPG, para 1.3.45).  

 Alternatives may include ‘drawing on broadly comparable residential typologies within the 
area and of a similar nature across London.’ (ibid, para 1.3.46).  

 It is therefore clear that the BRE standards set out below are not a mandatory planning 
threshold. 

 Daylight is defined as being the volume of natural light that enters a building to provide 
illumination of internal accommodation between sun rise and sunset. This can be known 
as ambient light. Sunlight refers to direct sunshine. 

Daylight guidance 

 The three methods for calculating daylight are as follows: (i) Vertical Sky Component 
(VSC); (ii) Average Daylight Factor (ADF); and (iii) No Sky Line (NSL). 



 

 

 The VSC is the amount of skylight received at the centre of a window from an overcast 
sky. The ADF assesses the distribution of daylight within a room. Whereas VSC 
assessments are influenced by the size of obstruction, the ADF is more influenced factors 
including the size of the window relative to the room area and the transmittance of the 
glazing, with the size of the proposed obstruction being a smaller influence. NSL is a 
further measure of daylight distribution within a room. This divides those areas that can 
see direct daylight from those which cannot and helps to indicate how good the distribution 
of daylight is in a room. 

 In terms of material impacts, the maximum VSC for a completely unobstructed vertical 
window is 39.6%. If the VSC falls below 27% and would be less than 0.8 times the former 
value, occupants of the existing building would notice the reduction in the amount of 
skylight. The acceptable minimum ADF target value depends on the room use: 1% for a 
bedroom, 1.5% for a living room and 2% for a family kitchen. If the NSL would be less than 
0.8 times its former value, this would also be noticeable. 

 While any reduction of more than 20% would be noticeable, the significance and therefore 
the potential harm of the loss of daylight is incremental.  

 It is important to consider also the context and character of a site when relating the degree 
of significance to the degree of harm. 

Sunlight guidance 

 Sunlight is measured as follows: (i) Annual Probable Sunlight Hours (APSH); and (ii) Area 
of Permanent Shadow (APS)  

 The APSH relates to sunlight to windows. BRE guidance states that a window facing within 
90 degrees due south (windows with other orientations do not need assessment) receives 
adequate sunlight if it receives 25% of APSH including at least 5% of annual probable 
hours during the winter months. If the reduction in APSH is greater than 4% and is less 
than 0.8 times its former value then the impact is likely to be noticeable for the occupants. 
The APS relates to sunlight to open space: the guidance states that gardens or amenity 
areas will appear adequately sunlit throughout the year provided at least half of the garden 
or amenity area receives at least two hours of sunlight on 21st March. 

Discussion 

 The application is accompanied by a Daylight & Sunlight Assessment (Daylight, Sunlight 
and Overshadowing Report [Version 2], prepared by Point Surveyors, November 2018.)  

 The Assessment concludes that following the re-siting of the building and reduction in 
height, ‘many of the surrounding properties meet the typical BRE guidelines 
recommendations for daylight and sunlight. For those properties closer to the site there 
will be some more noticeable changes in daylight and sunlight potential, but the retained 
levels of daylight and sunlight amenity with the proposed development in place are shown 
to be good for a dense urban context, albeit below the nationally applicable standards 
outlined in the BRE Guidelines.’ 

Daylight 

 The existing Axion House site is a two-storey warehouse with smaller single storey 
buildings around the periphery. This is low rise, brownfield and undeveloped, an unusual 
parcel of land infrequently found within a town centre boundary. The surrounding 
residential properties have benefited from unusually high levels of sunlight and daylight 
given the urban town centre context.  



 

 

 Several properties along Smead Way, Odell Walk and Marsala Road have been identified 
by the Applicant’s consultants as sensitive receptors for the daylight and sunlight 
assessment and have been quantitatively assessed.  

 It should be noted that there are limitations when applying the established BRE guidelines 
to new developments in London, as the guidelines are predicted upon lower rise suburban 
environments and do not translate accordingly when applied to denser urban 
environments. Accordingly, a relative change reduction in internal daylight in excess 20% 
would typically fail BRE guidelines, despite still providing an acceptable internal daylight 
level of e.g. 30% Vertical Sky Component (VSC). 

 The report for the previous application acknowledged that there would be some loss of 
sunlight and daylight above the existing situation, however the detailed results showed 
that in the vast majority of cases the existing levels of daylight retained to the surrounding 
residential properties, even on the lowest floors, would be in excess of the 27% VSC 
minimum, and typically in excess of 30% VSC.  

 This view was not supported by Members, and a motion to refuse permission was 
subsequently passed. 

 An updated assessment was undertaken in November 2018 to address the proposed 
reduction in height and repositioning of the development, and the subsequent impact upon 
neighbouring amenity. 

 The detailed assessment confirms that a number of windows serving habitable rooms 
would be adversely affected by the proposed development. It concedes that for the 
properties that lie closest to the application site, there would be changes in daylight and 
sunlight potential, but that the retained levels of daylight and sunlight amenity ‘are shown 
to be good for a dense urban content’. 

 The report advises that 76% of the assessed openings would meet the BRE 
recommendations in relation to VSC assessment – in the previous scheme, 71% of the 
openings would have met with BRE guidance.  

 92% of rooms would meet the No-Sky Line (NSL) recommendations which is the same as 
the previous scheme. 99% of rooms would meet the Annual Probable Sunlight Hours 
(APSH) recommendations compared to 98% for the previous scheme 

Table [8]: Comparison between 2017 and 2019 proposal schemes 

 VSC NSL APSH 

2017 
scheme 

2019 
scheme 

2017 2019 2017 2019 

Assessed 
windows in 
accordance 

71% 76% - - - - 

Assessed 
rooms in 
accordance 

- - 92% 92% 98% 99% 

 Several windows serving habitable rooms at 12-16 Smead Way, Bellflower Court and 11-
21 Odell Walk would receive reduced levels of internal sunlight and daylight to their 
properties, below the recommended BRE guidelines. However, the most affected 
properties along Odell Walk would still achieve an ADF of 1.32% (with 1.5% being the 
threshold) to all living rooms which is not uncommon in an urban environment.  



 

 

 Several living rooms in 16 Smead Way and Bellflower Court would suffer notable 
reductions, below 15% VSC. However, it should be noted that these are due in part to the 
design and orientation of the existing flats and projecting balconies – which create self 
shading. These rooms currently experience much lower levels of daylight than the BRE 
27% VSC minimum guideline. Moreover, the existing living rooms already suffer from an 
Average Daylight Factor of circa 0.3 before the proposed development, which is 
significantly below the 1.5 ADF guideline. 

 All properties along Odell Walk affected would retain a minimum of 19% VSC. All 
properties along Marsala Road would retain in excess of 30% VSC.  

 Given the existing high levels of daylight and sunlight received by the surrounding 
properties to the application site, a number of habitable rooms would result in reduced 
levels of daylight and sunlight but on the basis of the Sunlight and Daylight Assessment 
submitted in support of the application, the revised reduction is considered to be 
reasonable and commensurate. Officers are satisfied that the surrounding properties will 
retain an acceptable level of amenity commensurate to the urban context. The overall 
benefits of the scheme outweigh the harm and is not sufficient to warrant a refusal on this 
basis. 

Sunlight 

 A quantitative sun on ground analysis was undertaken in support of the application to 
establish the degree of overshadowing caused by the proposed development upon the 
gardens for the surrounding properties on Smead Way, Odell Walk and Marsala Road. 
The BRE recommends that ideally at least 50% of any amenity space should receive at 
least 2 hours of sunlight on 21st March. 

 The results show that all properties along Odell Walk will retain in excess of 59% of their 
area receiving at least two hours of sunlight, with the typical retention being 69%. The 
typical reduction on Marsala Road is 1%. 

 16 Smead Way currently fails to achieve the BRE threshold receiving 38.3% in the 
communal outdoor space serving the flats. As a result of the proposed development, this 
would fall to 38.1% - previously this was 35.9%, which is a lower loss than the previous 
application, and a reduction which is considered acceptable.   

 14 Smead Way currently achieves 56.3% of the communal outdoor amenity space 
associated with the block of flats. As a result of the proposed development, this would fall 
to 53.8%, in comparison with the previous 47.1%.  

 Impact on neighbours conclusion 

 Officers consider that proposed development would result in an acceptable impact on the 
neighbouring amenity of surrounding properties with respect to overshadowing. 

 In summary, officers consider that the proposed reduction in height and re-siting of the 
development has served to improve the extent of harm upon neighbouring amenity, and 
are satisfied that the conclusions of the report addresses the concerns raised previously. 

 SUSTAINABLE DEVELOPMENT 

 NPPF para 148 sets an expectation that planning will support transition to a low carbon 
future.  

 This is reflected in relevant policies of the London Plan and the Local Plan.  



 

 

 Environmental sustainability is a cross-cutting theme that is also considered under a 
number of other headings in this report, including Urban Design, Transport and Housing.  

 Energy and carbon emissions reduction 

Policy 

 LPP 5.1 seeks an overall reduction in carbon dioxide (CO2) emissions whilst LPP 5.2 
(Minimising Carbon Dioxide Emissions) states that major development proposals should 
make the fullest contribution to minimising CO2 in accordance with the following hierarchy: 
(1) be lean: use less energy; (2) be clean: supply energy efficiently; and (3) be green: use 
renewable energy. 

 In addition, LPP 5.2 sets targets for CO2 reduction in buildings, expressed as minimum 
improvements over the Target Emission Rate (TER) outlined in national building 
regulations. The target for residential buildings is zero carbon from 2016 and non-domestic 
buildings from 2019, prior to which the target is as per building regulations (35%). LPP 5.3 
advocates the need for sustainable development.  

 LPP 5.7 presumes that all major development proposals will seek to reduce CO2 by at 
least 20 per cent through the use of on-site renewable energy generation wherever 
feasible. 

 The London Plan approach is reflected in CSPs 7 and 8 (which also requires BREEAM 
‘Excellent’ for non-residential development) and DMP 22. LTC 24 calls for all major 
developments to incorporate communal heating and sets out detailed guidance on energy 
centre location and energy networks. It also highlights the potential for the Loampit Policy 
Area to support a cluster of decentralised energy. LTC25 calls for all developments to 
adapt to the potential of climate change and incorporate appropriate measures (including 
living roofs and walls, water saving measures, SUDS, planning etc.). 

 Further guidance is given in The Mayor’s Sustainable Design and Construction SPG (April 
2014), which sets out targets and provides guidance as to how to achieve those targets 
as efficiently as possible. 

Discussion 

 The application is accompanied by an Energy and Sustainability Assessment (Energy 
Strategy and LZC Report, prepared by Desco, ref 1546-50-RPT-02, 30 November 2018).  
This sets out the measures to be taken to reduce carbon emissions in compliance with the 
energy hierarchy. 

 It also sets out an assessment of proposed measures to reduce the risk of overheating 
and reduce reliance on air conditioning. 

Be Lean 

 The façade design includes high performance building fabric, airtightness and low thermal 
bridging to reduce winter heat loss. The scheme proposes a mechanical ventilation system 
with heat recovery to warm the fresh air ventilating the new units.  

Be Clean 

 The scheme incorporates an on-site Combined Heat and Power (CHP) for generating 
energy to the residential and commercial units. 

Be Green 

 In response to comments raised by the GLA in their Stage 1 response, when reducing the 
height of the scheme the applicant also sought the inclusion of a solar PV array on the 



 

 

roof. The proposal now includes 11.5kW of photovoltaic roof panels to achieve a 35% 
reduction target on the commercial units.  

 The residential element would incorporate the gas fired CHP into the district heating 
system which would provide a 38% reduction. 

 The lean, clean and green measures together would deliver about 38% carbon savings 
compared to the 2013 Regulations. It is recommended that the delivery of these on-site 
measures and the achievement of the identified carbon savings is secured by way of a 
planning obligation. 

Carbon Offset 

 This application was received after the London Plan ‘zero carbon’ policy came in to force 
on 1st October 2016. The Applicant proposes a financial contribution of £243,360 as a 
carbon reduction payment calculated at £104 per tonne to off-set the shortfall of tonnes 
per year (for 30 years). This contribution would be paid into the Council’s carbon offset 
fund which would be used to reduce carbon emissions and improve sustainability across 
the borough.  

Water saving 

 Officers recommend that a planning condition secures compliance with the standard set 
out in the Mayor’s SPG of 105 litres per person per day – which is equivalent to the former 
CfSH Level 4. 

BREEAM 

 The Applicant has submitted a revised BREEAM Pre-assessment which confirms that all 
the commercial units and their respective uses can achieve an ‘Excellent’ rating to Shell 
and Core. Confirmation that the Excellent standard is achieved will be controlled by 
condition.  

Summary 

 The proposal would meet the carbon reduction targets and would contribute towards 
sustainable development, subject to an obligation securing mitigating features.  

 Overheating 

Policy 

 LP5.9 states that proposals should reduce potential overheating beyond Part L 2013 of 
the Building Regulations reduce and reliance on air conditioning systems and demonstrate 
this in accordance with the Mayor’s cooling hierarchy. Draft LPP SI14 echoes this. 

 DMP 22 reflects regional policy.  

 Further guidance is given in the Sustainable Design and Construction SPG (GLA) and 
Chapter 5 of the London Climate Change Adaptation Strategy.  

Discussion 

 Overheating details have been submitted as part of the Energy Statement, which the GLA 
have advised is insufficient. In response, further information was forwarded to the GLA, 
however at the time of writing this report, this matter had yet to be resolved. It is therefore 
appropriate to include a condition that requires the submission of information for further 
review.  



 

 

 Urban Greening  

Policy 

 LPP 5.10 requires development to contribute to urban greening, including tree planting, 
green roofs and walls and soft landscaping, recognising the benefits it can bring to 
mitigating the effects of climate change.  

 LPP 5.11 encourages major development to include planting and especially green roofs 
and walls where feasible, to deliver as many of the policy’s seven objectives as possible.  

 CSP 7 specifies a preference for Living Roofs (which includes bio-diverse roofs) which in 
effect, comprise deeper substrates and a more diverse range of planting than plug-planted 
sedum roofs, providing greater opportunity for bio-diversity.  

Discussion 

 Areas of bio-diverse roof are incorporated into the 6th, 10th and 15th floors.  The details 
of quantum and types of living roof materials will be secured by way of condition.  

 Flood Risk 

Policy 

 Paragraph 155 of the NPPF (2019) requires new development to be sited away from areas 
at risk of flooding, whilst para.165 states that major development should incorporate 
sustainable drainage systems, unless there is clear evidence that this would be 
inappropriate. 

 LPP 5.12 requires the mitigation of flooding, or in the case of managed flooding, the 
stability of buildings, the protection of essential utilities and the quick recovery from 
flooding. 

 LP and draft LP London Plan Policies 5.12 and 5.13 requires new development proposals 
to comply with the flood risk assessment and management requirements set out in the 
NPPF. 

 LPP 7.13 expects development to contribute to safety, security and resilience to 
emergency, including flooding. 

 CSP 10 requires developments to result in a positive reduction in flooding to the Borough. 

 Further guidance is given in the London Plan’s Sustainable Design and Construction 
Supplementary Planning Guidance. 

Discussion 

 The application is accompanied by a Flood Risk Assessment, prepared by Heyne Tillet 
Steel (23 November 2018).   

 The River Ravensbourne, runs adjacent to boundary of the site to the north. The site falls 
within Flood Risk Zone 2/3.  

 The site directly adjacent to the west of the River Ravensbourne is wholly sited within 
Flood Zone 3 and has a high risk of flooding. The applicant has worked extensively with 
the Environment Agency throughout the pre-application stages and during the planning 
application process. The Environment Agency have raised no objections to the scheme 
subject to a number of conditions and planning obligations.  



 

 

 The proposed development has been modelled against the most up to date flood mapping 
and makes allowances for climate change. The report states that the worst case flood 
level is 9.22m AOD. Accordingly a condition requiring all vulnerable uses, including 
residential sleeping accommodation, the substation and the CHP energy centre to a have 
a finished floor level of no less than 9.53m AOD.  

 The existing building on the site has a footprint of 2,350m2. The proposed building will 
have a footprint of 1,811m2, as such the development will result in a reduced impermeable 
area and will not result in a loss of water storage. Moreover, the existing site is currently 
covered with extensive impermeable hardstanding.  

 The proposed drainage strategy will comprise a piped network with a 200m3 attenuation 
tank provided in a buried geocellular storage. Surface water is proposed to discharge into 
the River Ravensbourne attenuated to a greenfield runoff rate of 5.0l/s. Permeable 
landscaping has also been designed into the scheme to encourage natural infiltration. The 
Lead Local Flood Authority objected to the application citing insufficient information though 
officers consider that these matters can be adequately dealt with by condition 

 The Environment Agency seek an 8m buffer to be kept between the built development and 
watercourses to allow for flood defence inspection, maintenance and replacement  work, 
whilst allowing a suitable margin to support ecology and biodiversity. The Environment 
Agency have identified a pinch point of 6.5m between the river wall and the façade of the 
building which falls below the minimum 8m buffer.  Given the constraints of the site the EA 
have requested a condition requiring a scheme to demonstrate that no permanent 
structures will be located within 6m of the river wall and that any non-permanent structures 
could reasonably be removed to permit maintenance and improvements works to the river 
wall.  

 On the basis of the above, it is considered that the scheme is acceptable in terms of flood 
risk, subject to the appropriate information being secured by condition and planning 
obligation. 

 Sustainable Urban Drainage 

Policy 

 The NPPF at para 165 expects major development to incorporate sustainable urban 
drainage systems (SUDS) unless there is clear evidence it is inappropriate. 

 LPP 5.13 requires SUDS unless there are practical reasons for not doing so. In addition, 
development should aim to achieve greenfield run-off rates and ensure surface water is 
managed in accordance with the policy’s drainage hierarchy. The supporting text to the 
policy recognises the contribution ‘green’ roofs can make to SUDS. The hierarchy within 
LPP 5 establishes that development proposals should include ‘green’ roofs and that 
Boroughs may wish to develop their own green roof policies. To this end, CSP 7 specifies 
a preference for Living Roofs (which includes bio-diverse roofs) which in effect, comprise 
deeper substrates and a more diverse range of planting than plug-planted sedum roofs, 
providing greater opportunity for bio-diversity. 

 Further guidance is given in the London Plan’s Sustainable Design and Construction 
Supplementary Planning Guidance and the Non-Statutory Technical Standards for 
Sustainable Drainage Systems.  

Discussion 

 The Applicant’s Drainage Strategy is based on a water discharge rate of 5.0l/s. To achieve 
this, the surface water discharge rate would be attenuated by the use of SuDS measures 



 

 

via an attenuated underground storage tank adjacent to the sites eastern boundary. The 
total volume of the storage tank would be 200m3. Foul water will drain into Thames Water. 

 The proposed drainage strategy complies with key relevant policies and is considered 
acceptable and it is recommended that its delivery is secured by planning condition. It is 
also recommended that a planning condition reserves the details of the proposed living 
roofs for approval by the Council to ensure that the details are acceptable. 

 Sustainable Infrastructure conclusion 

 Officers and the GLA have robustly interrogated the Applicant’s Energy and Sustainability 
Assessment and consider that given the constraints of the site and the slender forms of 
the proposed buildings, the proposed on-site savings and off-site financial contribution are 
acceptable. 

 NATURAL ENVIRONMENT  

Policy 

 Contributing to conserving and enhancing the natural environment and reducing pollution 
is a core principle for planning. 

 The NPPF and NPPG promote the conservation and enhancement of the natural 
environment (chapter 15) and set out several principles to support those objectives.  

 The NPPF at para 180 states decisions should ensure that new development is 
appropriate for its location taking into account the likely effects (including cumulative 
effects) of pollution on health, living conditions and the natural environment, as well as the 
sensitivity of the site or wider area to impacts that could arise from the development.  

 LPP 2.18 sets out the Mayor of London’s vision for Green Infrastructure as a 
multifunctional network that brings a wide range of benefits including among other things 
biodiversity, adapting to climate change, water management and individual and 
community health and well-being. 

 Ecology and biodiversity 

 Section 40 of the Natural Environment and Rural Communities Act 2006 places a duty on 
all public authorities in England and Wales to have regard to the purpose of conserving 
biodiversity. 

 The NPPF at para 170 states decisions should minimise impacts on and provide net gains 
for biodiversity, including by establishing coherent ecological networks that are more 
resilient to current and future pressures. At para 175, it sets out principles which LPAs 
should apply when determining applications in respect of biodiversity. 

 LPP 7.19 seeks wherever possible to ensure that development makes a positive 
contribution to the protection, enhancement, creation and management of biodiversity.  

Discussion 

 The application is accompanied by a preliminary Habitat Survey (Extended Phase 1 
Ecology, prepared by Richard Graves Associates, November 2018. The Survey concludes 
there are no previous records of protected species using the site, and no evidence of 
protected species was recorded. 

 The application site is located adjacent to a Site of Importance for Nature Conservation.  
The site itself primarily comprises existing buildings and hardstanding which remain in a 



 

 

good state of repair and is of low ecological value. The applicant’s submitted Ecology 
Survey sets out the findings of an extended Phase 1 habitat survey of the site, the 
buildings were assessed to have negligible potential for roosting bats. The survey 
identified Japanese Knotweed on the site, but showed no record or evidence of protected 
species during the field visit. The report goes on to recommend the following mitigation 
measures: 

 Measures for protecting the adjacent Site of Nature Importance Conservation (SINC) from 
impacts during construction including noise and dust and any other pollution to be included 
within the Construction Environmental Management Plan (CEMP);  

 Lighting impacts during construction and operation of the new development should be directed 
away from vegetation, trees and wildlife corridors and minimise any impacts on bats; 

 Checking for nests if the building is to be demolished and/or trees to be felled during the bird 
breeding season (March to end August); 

 Removal of Japanese Knotweed by specialist contractor; 

 Pre-construction survey to be completed immediately prior to the start of development works 
on site; 

 Enhancement works to include: use of native species in new landscape planting, living roofs 
and walls and installation of bit and bat boxes.  

 The proposed scheme makes provisions for the inclusion of a biodiverse roof, and 
substantial soft landscaping. It is recommended that the following conditions are included: 

 Details of bird and bat boxes 

 Details of external lighting  

 Construction Environmental Management Plan (CEMP and the approval and implementation 
of a Habitat Creation Management Plan (HCMP) to ensure that the above mitigation measures 
and potential enhancements are realised 

 Details and delivery of the living roofs  

 Soft landscaping details. 

 The proposal is acceptable in terms of ecology and biodiversity, subject to those 
conditions. 

 Green spaces and trees 

Policy 

 S.197 of the Town and Country Planning Act gives LPAs specific duties in respect of trees. 

 LPP 7.21 protects trees of value and replacements should follow the principle of ‘right 
place, right tree’. New development should include additional trees wherever appropriate, 
particularly large-canopied species.  

 Paragraph 170 of the NPPF (2019) requires that decisions should contribute to and 
enhance the natural and local environment. DM Policy 25 seeks to ensure that applicants 
consider landscaping and trees as an integral part of the application and development 
process. 

Discussion 

 The application is accompanied by a Tree Report, prepared by Ian Keen Limited on 9 
November 2016, which concludes that the site is essentially devoid of trees with none of 
significant merit within it. 



 

 

 The Design and Access Statement confirms in Para.6.7 that two existing trees in the 
south-eastern corner would be felled, with the removal of overgrown shrubs from the 
riverside. Officers raise no objections to the removal of the two trees. 

 Two new trees will be planted to the Arrival Square - one at the entrance to the site and 
the other at the approach to the Riverside Square. 

 To the southern side of the site, trees and shrubs would be planted within the Workspace 
Garden, in addition to a green boundary to the eastern side. 

 Rivers and waterspaces 

Policy 

 LPP 7.24 identifies routes along the Blue Ribbon Network (BRN). The Rivers 
Ravensbourne (route 16) and Quaggy (22) lie within the Borough. LPP 7.27 promotes the 
use of the BRN for supporting infrastructure and recreational use. LPP 7.28 seeks to 
restore and enhance the BRN, including naturalisation and increasing habitat value.  

 LPP 7.29 ensures development be consistent with the Thames Strategy for the particular 
stretch of river concerned. 

 CSP 11 aspires to naturalise as much as possible the river corridor thereby offering 
significant environmental improvements, or partial restoration and channel enhancements. 

 The River Corridor Improvement Plan SPD (RCIP) requires all new development, an 
integrated approach where land and river uses are considered together. The RCIP sets 
out a hierarchy of restoration and enhancements for the Borough’s rivers.  

Discussion 

 The River Ravensbourne runs adjacent to the site. This Main River is identified in the River 
Corridor Improvement Plan as being of importance for ecology and environmental 
improvements. The current concrete channel offers little in the way of ecology or visual 
benefit.  

 The current scheme proposes to enhance the setting of the River Ravensbourne but 
concludes it is unfeasible to reinstate the naturalisation of the River Ravensbourne. This 
is due to a number of factors including ownership of the river wall, the naturalisation’s 
effect on the structural stability of the river wall and, in order to achieve naturalisation, 
would require a gradient which would result in a plot of land too small to develop. 
Moreover, emergency vehicle access needs to be maintained around the site.  

 The proposal would introduce extensive planting, and climbing plants to green the edges 
of the river wall, whilst opening up the site to provide access to the river frontage. Based 
on the information and justification provided, officers consider that sufficient measures 
have been taken to improve the setting of the River Ravensbourne. 

 Ground pollution 

Policy 

 The NPPF at para 170 states decisions should among other things prevent new and 
existing development from contributing to, being put at unacceptable risk from, or being 
adversely affected by, unacceptable levels of soil pollution. Development should help to 
improve local environmental conditions.  

 The NPPF states decisions should contribute to and enhance the natural and local 
environment by remediating and mitigating contaminated land, where appropriate (para 



 

 

170). Further, the NPPF at para 178 and NPPG states decisions should ensure a site is 
suitable for its proposed use taking account of ground conditions and any risks arising 
from contamination. 

 The test is that after remediation, land should not be capable of being determined as 
“contaminated land” under Part 2A of the Environmental Protection Act 1990. 

 LPP 5.21 reflects national policy, whilst DM Policy 28 advises the Council will use 
appropriate measures to ensure that contaminated land is fully investigated. 

 Further guidance is given in Contaminated Land Statutory Guidance (Defra, 2012) 

Discussion 

 The application is accompanied by a Phase I Environment Assessment, prepared by 
Heyne Tillet Steel on 29 November 2018, which concludes there is a high risk of significant 
contamination from on-site uses. 

 The Council’s EHO requested that further investigations are undertaken prior to any 
remediation strategy being agreed. The Environment Agency also requested further soil 
testing to be undertaken. Officers are satisfied that the matters can be satisfactorily dealt 
with by way of a planning condition requiring further ground investigations, a remediation 
strategy and verification report to be submitted for approval.   

 Air pollution 

Policy 

 The NPPF at para 170 states decisions should among other things prevent new and 
existing development from contributing to, being put at unacceptable risk from, or being 
adversely affected by, unacceptable levels of air pollution. Development should, wherever 
possible, help to improve local environmental conditions such as air quality. 

 Proposals should be designed and built to improve local air quality and reduce the extent 
to which the public are exposed to poor air quality. Poor air quality affects people’s living 
conditions in terms of health and well-being. People such as children or older people are 
particularly vulnerable.  

 LP7.14 states new development amongst other requirements must endeavour to maintain 
the best ambient air quality (air quality neutral) and not cause new exceedances of legal 
air quality standards. Draft LP SI1 echoes this.  

 Further guidance is given in the Mayor of London’s Air Quality Strategy.  

Discussion 

 The application is accompanied by a preliminary Air Quality Assessment (AQA) prepared 
by WSP, November 2018. This sets out the measures to be taken in respect of air quality, 
including the potential air quality impacts during the construction phase and the potential 
exposure of future residents to poor air quality. 

 The application site falls within an Air Quality Management Area. The AQA identifies a 
medium risk for dust soiling impacts and increases in particulate matter concentrations 
within the construction phase. These risks can be mitigated through various construction 
management measures. Accordingly, a condition requiring details for approval of a 
Construction Environmental Management Plan will be included.  

 The results of the air quality assessment confirmed that post-construction all pollutant 
concentrations are predicted to be lower than the relevant objectives and do not require 
further mitigations. 



 

 

 The proposed development would not be air quality neutral due to performance against 
the Building Emission Benchmark for NOx emissions was found to be deficient and the Air 
Quality Assessment recommends being reviewed once details of the plant to be installed 
in the energy centre is confirmed. The Council’s EHO has requested a revised air quality 
neutral assessment once the details of plant and machinery have been confirmed. This 
will be secured via condition, requiring compliance prior to commencement.  

 The proposed development, subject to appropriate mitigation secured by condition is 
considered acceptable. 

 Light pollution 

 The NPPF at para 180 states that development should limit the impact of light pollution 
from artificial light on local amenity, intrinsically dark landscapes and nature conservation. 

 Para.7.10 of the D&A Statement advises that lighting measures will be undertaken to 
external areas, with proposed levels that would avoid glare and shadows. A condition will 
require the submission of details for officer assessment. 

 Wind & Microclimate 

Policy 

 LP7.7 states tall buildings should not affect their surroundings adversely in terms of among 
other things microclimate and wind turbulence. 

 Draft LP SI1 echoes this.  

 CSP 18(6) relates to microclimate and tall buildings.  

Discussion 

 The application is accompanied by a Wind & Microclimate Assessment (Wind 
Microclimate, prepared by Urban Microclimate Limited, November 2018). This sets out the 
measures to be taken in respect of wind and microclimate. The Assessment concludes 
that, despite the development’s relatively modest height, the orientation is such that it will 
create a wide obstruction to the prevailing south-westerly winds. The development would 
create a suitable environment for pedestrian activity, sitting, enjoyment and use of the 
children’s playspace with no mitigation measures required.  

 The finished development is not considered to have any significant impact on the 
pedestrian level wind conditions within the surrounding areas. The development is 
therefore considered acceptable in respect to wind and microclimate and in accordance 
with Core Strategy Policy 18 (Tall Buildings). 

 Water 

Policy 

 LP Policy 5.15 refers to the need to protect and conserve water supplies and resources in 
order to secure London’s needs in a sustainable manner. 

Discussion 

 Thames Water have advised that there is currently insufficient capacity in the existing 
water network to accommodate the needs of the proposal. It is understood that the 
Applicant is currently working with Thames Water to agree a position of water networks 
but have been unable to do so in the time available. Thames Water have requested a 
condition restricting the occupation of the units until the network update required to 



 

 

accommodate the additional flows from the development have been completed. This 
condition has been agreed with the applicant.  

       PLANNING OBLIGATIONS 

 The National Planning Policy Framework (NPPF) states that in dealing with planning 
applications, local planning authorities should consider whether otherwise unacceptable 
development could be made acceptable through the use of conditions or planning 
obligations. Planning obligations should only be used where it is not possible to address 
unacceptable impacts through a planning condition. The NPPF further states that where 
obligations are being sought or revised, local planning authorities should take account of 
changes in market conditions over time and, wherever appropriate, be sufficiently flexible 
to prevent planned development being stalled. The revised NPPF also sets out that 
planning obligations should only be secured when they meet the following three tests:  

(a) Necessary to make the development acceptable 
(b) Directly related to the development; and  
(c) Fairly and reasonably related in scale and kind to the development  

 Regulation 122 of the Community Infrastructure Levy Regulations (April 2010) puts the 
above three tests on a statutory basis. A planning obligation cannot be a reason for 
granting planning permission, unless it satisfies the tests set out in Regulation 122.  

 The obligations secured need to be considered in the context the infrastructure payments 
covered by the Community Infrastructure Levy CIL 

 Officers have been in negotiations with the Applicant regarding the Section 106 
requirements arising from the redevelopment proposals. In this case, as well as securing 
the various elements required to deliver the project (such as highway infrastructure works) 
and commitments made in the application itself (such as affordable housing), a range of 
other contributions and obligations are considered necessary to make the development 
acceptable in planning terms. 

 The following S106 requirements have been identified in respect of the scheme:  

Housing  

 Minimum 25% affordable housing (by unit) 

 Dwelling mix: Social Rent (London Affordable Rent) (25 units); and Shared Ownership (10) 
units. The mix of such units are as follows: 

   Table [9]: Affordable proposal 

Affordable Housing Mix  

Unit Type Affordable Rent Shared Ownership Overall 

1 bed  10 6 16 

2 bed  7 4 11 

3 bed 8 0 8 

Total 25 10 35 

 The ten London Affordable Rent 1 bed units shall have a minimum floor area of 50sqm. 

 Location – London Affordable Rent, plot plans for the affordable units to be secured and agreed 
by the Council. 

 Timing of delivery – 100% of affordable units shall be practicably completed and ready for 
occupation before occupation of more than 75% of the private dwellings. 



 

 

 Review mechanism – Early stage review (if the development has not been substantially 
implemented within two years from the date of the planning permission, if granted) and a late 
stage review. 

 The Social Rented housing content of the scheme shall not exceed 50% of the total number 
units. (compliant with CS Policy 1) 

Transport and Public Realm 

 Car club membership – 3 years free membership  

 CPZ parking permits restriction 

 Developer required to notify prospective purchasers of the residential units that they will not 
be eligible for a resident’s parking permit 

 £30,000 contribution towards review of the hours of the CPZ and wheelchair parking and 
demand in the local area, based on the cost of:- 

 Meeting with Local groups to discuss the attractors in the area, the timings of 
the zone and the area to be consulted. 

 Consult residents in the agreed area on the agreed options and proposed 
design of the zone.  

 Provide drop-in events and allow Local Assemblies and TRAs time to raise 
issues at their meetings if necessary. Also highlight the approach to disabled 
bays. 

 Publish the results of the consultation on the web, identifying which options 
were favoured for the timings and area of the zone to be implemented. 

 Statutory consultation on the TMO.  

 Financial contribution to improving the toucan crossing on Loampit Vale of £25,000 to widen 
the crossing from 4-6m closest to the Elmira Street junction. Works would include: 

 Moving one signal post 

 Moving one press button post 

 Installing 30m2 paving / tactiles 

 Extending the dropped kerb by 2m 

 Reviewing signal timings 

 Renewing the PROM 

 Changing the signal timings 

 Applicant to enter into a S.278 agreement to secure the following: 

 Meet the cost of improvements to the pedestrian environment identified in the 
PERS Audit 

 £20,000 financial contribution towards lighting under the bridge on Elmira 
Street 

 Tactile Paving on Elmira Street 

 Footway Improvements to widen the path  

Employment & Training 

 Local labour and business contribution of £92,750 payable prior to commencement 

Carbon Offset Payment 

 Financial contribution of £243,360 payable upon commencement of development, calculated 
as follows: 

  (104 x 30) = £3120 



 

 

  (3120 x 78 tonnes shortfall) = £243,360 

 

Air Quality Management  

 Financial contribution of £15,000 payable upon commencement of development towards the 
cost of air quality management and monitoring. 

Commercial unit fit out 

 Developer to undertake initial fit-out of the commercial unit prior to any occupation of the 
residential unit to include: 

 Service connections for gas, electricity, water and foul drainage; 

 Provision for telecommunication services and broadband services; 

 Wall and ceiling finishes; 

 Wheelchair accessible entrances; 

 Screed floors; 

 Glazing solution. 

 Marketing strategy to be submitted for approval 6 months prior to first occupation of any part 
of the development setting out the measures for marketing of the commercial unit, which shall 
include, among other things, rent levels, marketing methods and period of marketing. The 
agreed marketing measures shall be implemented at least 4 months prior to occupation of any 
part of the development. 

 Details of affordable workspace models such as co-working space, incubators and 
accelerators which can support growth in new and micro businesses.  

 Provision of co-working/incubator space or details of affordable rent for the commercial units.  

 

DLR  

 Financial contribution of £80,000 payable upon commencement of development towards 
planned station capacity improvements.  

Monitoring and Costs 

 Meeting the Council's reasonable costs in preparing and monitoring the legal obligations. 

 The monitoring costs in this instance would equate to £3,000 payable on or prior to completion 
of the s106 agreement as per the Planning Obligations SPD. 

 As set out elsewhere in this report, the obligations outlined above are directly related to 
the development. They are considered to be fairly and reasonably related in scale and 
kind to the development and to be necessary and appropriate in order to secure policy 
objectives, to prescribe the nature of the development, to compensate for or offset likely 
adverse impacts of the development, to mitigate the proposed development’s impact and 
make the development acceptable in planning terms. Officers are therefore satisfied the 
proposed obligations meet the three legal tests as set out in the Community Infrastructure 
Levy Regulations 2010 

 LOCAL FINANCE CONSIDERATIONS  

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



 

 

 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 

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

 

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

 The CIL is therefore a material consideration. The proposed development would give rise 
to additional demands on existing social infrastructure such as schools and health 
services. Funding of the provision, improvement, replacement, operation or maintenance 
of infrastructure to support the development of the Borough is now secured through 
Community Infrastructure Levy (CIL) payments.  

 Borough CIL payments for the residential element are expected to be around £896,963 
and Mayoral CIL requirements (to help fund Crossrail 1) amount to £622,500 inclusive of 
indexation and social housing relief, which would be subject to further confirmation. The 
commercial floorspace may also be CIL liable, though it is not possible to confirm the 
quantum of each proposed land use, as the Council do not charge CIL on B1 office 
floorspace. The most recent viability appraisal work takes account of the likely CIL 
payments and the site-specific mitigation measures that require financial contributions, as 
set out in Section 10 of this report. 

 EQUALITIES CONSIDERATIONS 

 The Equality Act 2010 (the Act) introduced a new public sector equality duty (the equality 
duty or the duty). It covers the following nine protected characteristics: age, disability, 
gender reassignment, marriage and civil partnership, pregnancy and maternity, race, 
religion or belief, sex and sexual orientation. 

 In summary, the Council must, in the exercise of its function, have due regard to the need 
to: 

 eliminate unlawful discrimination, harassment and victimisation and other conduct prohibited 
by the Act; 

 advance equality of opportunity between people who share a protected characteristic and 
those who do not; 

 foster good relations between people who share a protected characteristic and persons who 
do not share it. 

 The duty continues to be a “have regard duty”, and the weight to be attached to it is a 
matter for the decision maker, bearing in mind the issues of relevance and proportionality. 
It is not an absolute requirement to eliminate unlawful discrimination, advance equality of 
opportunity or foster good relations. 

 The Equality and Human Rights Commission has recently issued Technical Guidance on 
the Public Sector Equality Duty and statutory guidance entitled “Equality Act 2010 
Services, Public Functions & Associations Statutory Code of Practice”. The Council must 
have regard to the statutory code in so far as it relates to the duty and attention is drawn 
to Chapter 11 which deals particularly with the equality duty. The Technical Guidance also 
covers what public authorities should do to meet the duty. This includes steps that are 
legally required, as well as recommended actions. The guidance does not have statutory 
force but nonetheless regard should be had to it, as failure to do so without compelling 
reason would be of evidential value. The statutory code and the technical guidance can 



 

 

be found at: https://www.equalityhumanrights.com/en/publication-download/technical-
guidance-public-sector-equality-duty-england  

 The Equality and Human Rights Commission (EHRC) has previously issued five guides 
for public authorities in England giving advice on the equality duty: 

 The essential guide to the public sector equality duty 

 Meeting the equality duty in policy and decision-making 

 Engagement and the equality duty 

 Equality objectives and the equality duty 

 Equality information and the equality duty 

 The essential guide provides an overview of the equality duty requirements including the 
general equality duty, the specific duties and who they apply to. It covers what public 
authorities should do to meet the duty including steps that are legally required, as well as 
recommended actions. The other four documents provide more detailed guidance on key 
areas and advice on good practice. Further information and resources are available at: 
https://www.equalityhumanrights.com/en/advice-and-guidance/public-sector-equality-
duty-guidance  

 The planning issues set out above do not include any factors that relate specifically to any 
of the equalities categories set out in the Act, and therefore it has been concluded that 
there is no impact on equality. 

 HUMAN RIGHTS IMPLICATIONS 

 In determining this application the Council is required to have regard to the provisions of 
the Human Rights Act 1998.   Section 6 of the Human Rights Act 1998 prohibits authorities 
(including the Council as local planning authority) from acting in a way which is 
incompatible with the European Convention on Human Rights. ‘’Convention’’ here means 
the European Convention on Human Rights, certain parts of which were incorporated into 
English law under the Human Rights Act 1998. Various Convention rights are likely to be 
relevant including: 

 Article 8: Respect for your private and family life, home and correspondence  

 Protocol 1, Article 1: Right to peaceful enjoyment of your property  

 This report has outlined the consultation that has been undertaken on the planning 
application and the opportunities for people to make representations to the Council as 
Local Planning Authority.  

 Members need to satisfy themselves that the potential adverse amenity impacts are 
acceptable and that any potential interference with the above Convention Rights will be 
legitimate and justified. Both public and private interests are to be taken into account in 
the exercise of the Local Planning Authority’s powers and duties. Any interference with a 
Convention right must be necessary and proportionate. Members must therefore, carefully 
consider the balance to be struck between individual rights and the wider public interest. 

 CONCLUSION 

 This Report has considered the proposals in light of adopted development plan policies 
and other material considerations or representations relevant to the environmental effects 
of the proposals.  

https://www.equalityhumanrights.com/en/publication-download/technical-guidance-public-sector-equality-duty-england
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https://www.equalityhumanrights.com/en/advice-and-guidance/public-sector-equality-duty-guidance
https://www.equalityhumanrights.com/en/advice-and-guidance/public-sector-equality-duty-guidance


 

 

 The application site is located within Lewisham Major District Centre where Spatial Policy 
2 of the Core Strategy encourages mixed-use redevelopment. DMLP Policy 1 
(Presumption in favour of sustainable development) repeats the ambitions of the revised 
NPPF and confirms that the Council will take a positive approach to sustainable 
development and will work proactively with Applicants to find solutions which mean that 
proposals secure development that improves the economic, social and environmental 
conditions in the Borough.  Lewisham Spatial Strategy Policy 1 states that all new 
development will need to contribute positively to the delivery of the vision for Lewisham 
which includes the provision of new homes, good design in new buildings a net increase 
in open spaces and for developments to mitigate that impact where appropriate. 

 The proposed residential-led mixed-use development would achieve a number of the 
urban design and spatial planning objectives set out in the Core Strategy and Lewisham 
Town Centre Local Plan. The proposed development would: 

 Provide a range of non-residential uses at ground and first floor level that would ensure 
active frontages; 

 Provide a range of type and sizes of new homes, including affordable housing; 

 Open up a publicly accessible space fronting the River Ravensbourne 

 River Ravensbourne enhancements and create a potential future riverside walkway; 

 Comprise appropriate scaled buildings that take account of the existing and likely future 
context; and 

 Incorporate communal heating network. 

 Given the above, the proposed development would deliver a number of key elements of 
the Council' strategy for the wider Town Centre area. It is considered that the scale of the 
proposed development has been justified and is acceptable, that the proposed building 
and associated public realm have been designed to respond to the context, constraints 
and potential of the site and that the development would provide a high standard of 
accommodation.  

 Officers have agreed a position on the viability with the Applicant. The Boyer report 
attached at Appendix 2 has been agreed by all parties and adopts the assumptions 
requested by the GLA, the lower affordable rent benchmarks and reduced developer profit. 
It is generally accepted that on the basis of viability, the revised offer of 25% affordable 
housing provision would provide the maximum amount of on-site affordable housing.  

 The proposals have attracted a significant number of objections on a wide range of issues.  
Those material concerns expressed by local residents and local groups have been 
considered and where appropriate, addressed in earlier sections of this report and in 
provisions set out in the recommended conditions and Section 106 agreement.   

 Given the acceptability of the proposed use as well as the totality of the policy compliance, 
the proposals are considered to be in accordance with the development plan as a whole. 

 The revised NPPF is underpinned by a presumption in favour of sustainable development. 
Officers consider that with the recommended mitigation, planning conditions and 
obligations in place, the scheme is consistent with national policy. For the reasons 
addressed in this report, there are no other material considerations which officers consider 
outweigh the grant of planning permission. In light of the above, on balance, the application 
is therefore recommended for approval. 

 

 



 

 

 RECOMMENDATION 

 Grant planning permission subject to:  

 referral of the application and this Report and any other required documents to the Mayor for 
London (Greater London Authority) under Article 5 of the Town and Country Planning (Mayor 
of London) Order 2008 (Categories 1A, 3E and 3F of the Schedule of the Order) and;  

 the prior completion of a Legal Agreement pursuant to Section 106 of the 1990 Act (and 
other appropriate powers) to secure the PLANNING OBLIGATIONS detailed in Section 10. 

 

 And to authorise: 

 the Head of Law to negotiate and complete a legal agreement to cover among other things 
the matters.  

 the Head of Planning is delegated authority to issue the planning permission and impose 

conditions (and informatives).  

 the Head of Planning is delegated authority to make changes to the wording of the 
Committee’s decision (such as to delete, vary or add conditions, informatives, planning 
obligations or reasons for the decision) prior to the decision being actioned, provided that the 
Head of Planning is satisfied that any such changes could not reasonably be regarded as 
deviating from the overall principle of the decision reached by the Committee nor that such 
change(s) could reasonably have led to a different decision having been reached by 
Committee. 

 CONDITIONS 

 Time Limit 

The development to which this permission relates must be begun not later 
than the expiration of THREE years beginning with the date on which the 
permission is granted.  

Reason: As required by Section 91 of the Town and Country Planning Act 
1990. 

 Compliance with approved details 

The development shall be carried out strictly in accordance with the 
following application plans, drawings and documents which are hereby 
approved:  

Original Plans 

AA6189-2000 Rev B; AA6189-2001 Rev B; AA6189-2002 Rev B; AA6189-
2005 Rev B; AA6189-2109 Rev H; AA6189-2112 Rev H; AA6189-2115 Rev 
I; AA6189-2116 Rev F; AA6189-2201 Rev E; AA6189-2203 Rev F; 
AA6189-2205 Rev F; AA6189-2207 Rev H; AA6189-2208 Rev F; AA6189-
2209 Rev G; AL6189-2100 Rev B; AA6189-2110 Rev H; AA6189-2111 Rev 
H; AA6189-2113 Rev I; AA6189-2202 Rev E; AA6189-2204 Rev E; 
AA6189-2206 Rev G; AA6189-2208 Rev G; AA6189-2209 Rev H; AA6189-
2210 Rev C; AA6189-2220 Rev C; AA6189-2221 Rev C; AA6189-2222 
Rev C; AA6189-2223 Rev C; AA6189-2224 Rev C; AA6189-2225 Rev A; 
AA6189-2226 Rev C; AA6189-2228 Rev C; AA6189-2229 Rev C; AA6189-
2303 Rev D; Site Demolition Plan (Received 4 December 2018) 



 

 

 

Amended Plans  

AA6189-2100 Rev H; AA6189-2101 Rev G; AA6189-2102 Rev H; AA6189-
2103 Rev H; AA6189-2104 Rev I; AA6189-2105 Rev J; AA6189-2106 Rev 
J; AA6189-2203 Rev F; AA6189-2204 Rev F; AA6189-2205 Rev F; 
AA6189-2206 Rev G; AA6189-2207 Rev H; AA6189-2208 Rev G; AA6189-
2209 Rev H; Plot by Plot Schedule (Received 9 May 2019) 

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. 

 Removal of Permitted Development rights 

Notwithstanding the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revoking, re-enacting or modifying 
that Order), the B1/A1/A3/D2 ‘commercial units’ hereby approved shall be 
used for uses falling within these use classes and for no other purposes of 
the Schedule to the Town and Country Planning (Use Classes) Order 1987, 
or in any provision equivalent to that Class in any statutory instrument 
revoking and re-enacting that Order. 

Reason: To ensure that the development hereby permitted contributes 
positively to the vision for Lewisham Town Centre and the objectives for the 
Loampit Vale Policy Area as required by Policies LTC2 and LTC4 in the 
Lewisham Town Centre Local Plan (February 2014), Policy CS 5 Other 
employment locations of the Core Strategy (June 2011) and DM Policy 11 
Other employment locations of the Development Management Local Plan 
(November 2014). 

 External Pipes 

Notwithstanding the Town and Country Planning (General Permitted 
Development) Order 2015 (or any Order revoking, re-enacting or modifying 
that Order), no plumbing or pipes, including rainwater pipes, shall be fixed 
on the external facades of any building hereby approved. 

Reason:  In order that the local planning authority may be satisfied with the 
details of the proposal and to accord with Policy 15 High quality design for 
Lewisham of the Core Strategy (June 2011) and DM Policy 30 Urban 
design and local character of the Development Management Local Plan 
(November 2014). 

 Shop Front Design  

(a) No development shall commence above 2nd floor level on site until 
plans, elevations and sectional details at a scale of 1:10 or 1:20 showing 
the proposed frontages to the commercial units have been submitted to 
and approved in writing by the local planning authority.  

(b) The development shall be constructed in full accordance with the 
approved details.  

Reason:  In order that the local planning authority may be satisfied with the 
details of the proposal and to accord with Policy 15 High quality design for 
Lewisham of the Core Strategy (June 2011) and Development 



 

 

Management Local Plan (November 2014) DM Policy 19 Shop fronts, signs 
and hoardings. 

 Opening Hours 

The A1/A3/D2 ‘commercial units’ hereby approved shall not be open for 
customer business other than between the hours of 07.00 and 23.00 on 
any day of the week. 

Reason: To safeguard the amenities of the adjoining premises and the 
area generally and to comply with DM Policy 26 Noise and Vibration and 
DM Policy 32 Housing design, layout and space standards of the 
Development Management Local Plan (November 2014). 

 Noise break-out 

No music, amplified sound system or other form of loud noise shall be used 
or generated which is audible outside any of the A1/A3/D2 ‘commercial 
units’ hereby approved. 

Reason: To safeguard the amenities of the adjoining premises and the 
area generally and to comply with DM Policy 26 Noise and Vibration and 
DM Policy 32 Housing design, layout and space standards of the 
Development Management Local Plan (November 2014). 

 Ventilation 

(a) The specification of the appearance of and the equipment comprising a 
ventilation system which shall include measures to alleviate noise, 
vibration, fumes and odours (and incorporating active carbon filters, 
silencers and anti-vibration mountings where necessary) in respect of any 
A3 use of a Commercial Unit shall be submitted to and approved in writing 
by the local planning authority prior to first occupation of any Commercial 
Unit for A3 purposes.  

(b) No non-residential unit shall be first occupied for A3 purposes until the 
ventilation systems as approved under part (a) of this condition has been 
installed in that Commercial Unit in accordance with the plans and 
specification approved under the said part (a) and such ventilation systems 
shall thereafter be permanently retained and maintained in accordance with 
the approved specification. 

Reason:  To safeguard the amenities of the adjoining premises and the 
area generally and to comply with DM Policy 17 Restaurants and cafes (A3 
uses) and drinking establishments (A4 uses) of the Development 
Management Local Plan (November 2014). 

 Screens/hedges - communal terraces and walkways 

(a) Prior to occupation of any residential dwelling, full details of proposed 
screens, hedges around the edges/entrance, ground floor duplex, and 
private terraces of the approved terraces on Levels 5, 7, 8 and 15 shall be 
submitted to and approved in writing by the local planning authority. 

(b) The approved screens, hedges and canopies for the terraces shall be 
implemented before the relevant residential dwellings are first occupied. 



 

 

(c) The approved screens, hedges and canopies shall be retained and 
maintained thereafter. 

Reason: In order to protect the amenities of the future occupiers of the 
relevant residential dwellings in accordance with DM Policy 32 Housing 
design, layout and space standards of the Development Management 
Local Plan (November 2014). 

 Balcony separation details  

(a) Prior to occupation of residential dwellings A206, A201, B203, B206, 
B205, B204, C203, C202, C201, A301, A306, B303, B304, B305, B306, 
C301, C302, C303, A401, A406, B405, B406, B403, B404, C402, C401  full 
details of proposed balcony separation to the dwellings sharing balconies 
shall be submitted to and approved in writing by the local planning 
authority.  

(b) The approved balcony separation treatment shall be implemented 
before any of the residential dwellings listed in (a) are first occupied. 

(c) The approved balcony separation treatment shall be maintained 
thereafter. 

Reason: In order to protect the amenities of the future occupiers of the 
relevant residential dwellings in accordance with DM Policy 32 Housing 
design, layout and space standards of the Development Management 
Local Plan (November 2014). 

 Children’s Play Equipment 

(a) Prior to occupation of the development hereby granted, details of the 
proposed children’s play equipment shall be submitted to and approved in 
writing by the local planning authority.  

(b) All children’s play equipment will be installed in accordance with the 
information approved under condition11(a) and retained and maintained in 
perpetuity. 

Reason: In order to ensure adequate and appropriate children’s play 
equipment is provided in accordance with Policy 3.6 of the London Plan 
(March 2016) 

 External Materials – Buildings  

The building hereby approved shall be finished in materials identified on 
page 82 in the Design and Access Statement (November 2018). 

Reason: In order that the local planning authority may be satisfied as to the 
external appearance of the proposal in accordance with Policy 15 High 
quality design for Lewisham of the Core Strategy (June 2011) and DM 
Policy 30 Urban design and local character of the Development 
Management Local Plan (November 2014) and Policies 7.4 Local character 
and 7.6 Architecture of the London Plan (2016). 

 External Materials – Buildings (Details and Samples) 

(a) Prior to completion of the superstructure, a detailed schedule, drawings 
including samples of all external materials and finishes including bricks, 



 

 

cladding, windows, balustrades for balconies, including details of fixings 
and handrails where applicable, and external doors and roof coverings to 
be used on the buildings, cladding to commercial units, including soffit 
finish and provision to handle rainwater, 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 

(b) The brick samples to be submitted under condition 13(a) shall be multi-
tonal textured bricks, submitted on a sample board including the proposed 
mortar as referred to on page 10 of the Design and Access Statement 
Addendum (PRP, May 2018). 

Reason: To ensure that the design is delivered in accordance with the 
details submitted and assessed so that the development achieves the 
necessary high standard and detailing in accordance with Policy 15 High 
quality design of Lewisham of the Core Strategy (June 2011) and DM 
Policy 30 Urban design and local character of the Development 
Management Local Plan (November 2014) and Policies 7.4 Local character 
and 7.6 Architecture of the London Plan (2016). 

 Landscaping 

(a) Notwithstanding the generality of the details shown within the Design 
and Access Statement (Nov.2018), full details of the proposed hard and 
soft landscaping of all areas (including details of external materials, tree, 
tree pits and root containment, soft landscaping and furniture) and entry 
bollards to the entrance, shall be submitted to and approved in writing by 
the local planning authority within 6 months of commencement of the 
development. 

(b) All hard landscaping will be made of porous and permeable materials 

(c) The approved hard and soft landscaping shall be implemented and 
thereafter retained in accordance with the approved details. 

Reason: In order that the local planning authority, and Environment 
Agency may be satisfied as to the external appearance of the proposal, 
ensure a well integrated and successful public realm and to ensure that the 
structural integrity of, and limit any damage to, the river wall and to provide 
an option for the removal of trees should access and maintenance be 
required in accordance with Policy 15 High Quality Design of the Lewisham 
Core Strategy (June 2011) and DM Policy 30  Urban design and local 
character and DM Policy 35 Public Realm of the Development 
Management Local Plan (November 2014).  

 External Lighting 

(a) Prior to first occupation of the development, a scheme for ‘lighting 
design for biodiversity’ that is to be installed at the site, including measures 
to prevent light spillage, shall be submitted to and approved in writing by 
the local planning authority and such details shall include evidence to 
demonstrate that the proposed lighting is the minimum needed for security 
and working purposes and that the proposals minimise pollution from glare 
and spillage, following the Institute of Lighting Engineer’s guidance and 
shall not exceed 2 lux at any window of a habitable room.  

(b) Any such approved external lighting shall be installed in accordance 
with the scheme approved under condition 15(a) and shall thereafter only 



 

 

be retained in accordance with the scheme approved under the said 
condition 15(a). 

(c) Any lighting used during construction and or operation should be 
directed away from vegetation, trees, and wildlife corridors to minimise 
impact on bats. 

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). 

 Open Space Management & Maintenance Plan 

(a) An Open Space Management & Maintenance Plan shall be submitted to 
and approved in writing by the Local Planning Authority within 6 months of 
commencement of development. These shall include management & 
maintenance and responsibilities for all communal play spaces/communal 
terraces and publicly accessible areas. 

(b) Once provided, these spaces shall be managed and maintained in 
accordance with the approved Open Space Management & Maintenance 
Plan.   

Reason: To ensure that the podium garden and public realm landscaping 
areas are adequately managed in accordance with Policy 15 High quality 
design for Lewisham of the Core Strategy (June 2011) and DM Policy 25 
Landscaping and trees in the Development Management Local Plan 
(November 2014). 

 Secured by Design 

No part of the development hereby approved shall be first occupied until 
certification that the development has achieved Secured by Design 
accreditation 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 
the proposal reduces opportunities for criminal behaviour and makes a 
positive contribution to a sense of security and to comply with Policy 15 
High quality design for Lewisham of the Core Strategy (June 2011) DM 
Policy 30 Urban design and local character of the Development 
Management Local Plan (November 2014) and Policy 7.3 Designing out 
crime of the London Plan (2016). 

 Satellite Dishes 

Notwithstanding the Provisions of Article 4 (1) and part 25 of Schedule 2 of 
the Town and Country Planning (General Permitted Development) Order 
2015, no satellite antenna shall be erected or installed on the buildings 
hereby approved.  The proposed development shall have a central dish or 
aerial system for receiving all broadcasts for the residential units created: 
details of such a scheme shall be submitted to and approved by the local 
planning authority prior to the occupation of the property, and the approved 
scheme shall be implemented and permanently retained thereafter. 



 

 

Reason: In order that the local planning authority may be satisfied with the 
details of the proposal and to accord with Policy 15 High quality design for 
Lewisham of the Core Strategy (June 2011) and DM Policy 30 Urban 
design and local character of the Development Management Local Plan 
(November 2014). 

 Wheelchair Housing 

(a)  The detailed design for each dwelling hereby approved shall meet the 
required standard of the Approved Document M of the Building Regulations 
(2015) as specified in the schedule below:  

Unit reference number Approved Document M (2015) 
Access Requirement 

Dwelling type 

List all Market tenure wheelchair 
units: 

C1501, C1402, C1302, B801  
(2B4P); B506 (1B2P) 

M4(3)(2)(a) Wheelchair user 
(adaptable) 

List of all Affordable Rented 
wheelchair units: 

A204, A206, A304, A306, A404, 
A406 (1B2P), A001 (2B3P) 

M4(3)(2)(a) Wheelchair user 
(adaptable) 

List of Intermediate Shared 
Ownership units: 

B102 (2B3P) 

M4(3)(2)(a) Wheelchair user 
(adaptable) 

All other units M4(2) Accessible and 
adaptable 

 

(b) No development shall commence above ground level 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 condition 19(a). 

(c) The development shall be carried out in accordance with the details 
approved under condition 19(b) 

Reason:  In order to ensure an adequate supply of 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). 

 Air Quality 

No development shall commence until an updated Air Quality Assessment 
(“AQA”) has been submitted to and approved in writing by the local 
planning authority, demonstrating the development is capable of achieving 
air quality neutral, as the site is located within an Air Quality Management 
Area.  

The boilers to be provided for space heating and domestic hot water shall 
have ‘ultra-low’ dry NOx emissions not exceeding 40 mg/kWh. 



 

 

The updated AQA will need to utilise an appropriate air quality model 
and/or emissions assessment tool to predict air quality concentrations at 
agreed receptor locations. Data should be presented for the first year of 
occupation as ‘with development’ and ‘without development’ to allow 
comparisons to be made. 

The development shall be carried out in accordance with the 
recommendations and provisions of the AQA and maintained as such for 
the lifetime of the development. 

Reason:  In order that the local planning authority may be satisfied that the 
development is not going to result in significant health impacts to existing 
and future residents from a deterioration in local air quality and to comply 
with Development Management Local Plan (November 2014) Policy 23 Air 
quality. 

 Site wide CHP Network 

(a) No development shall commence until details of the proposed heat 
networks and Combined Heat and Power (CHP) system, including exact 
specification of the plant to be installed within the energy centre has been 
submitted to and approved in writing by the local planning authority.   

(b) The details shall include the commissioning of the networks and CHP 
system and details of the catalytic converter if required. 

(c) The networks and systems shall be provided in accordance with the 
approved details and maintained thereafter. 

Reason:  To comply with Policies 5.1 Climate change and mitigation, 5.2 
Minimising carbon dioxide emissions, 5.3 Sustainable design and 
construction, 5.5 Decentralised energy networks and 5.7 Renewable 
energy in the London Plan (March 2016) and Core Strategy Policy 7 
Climate change and adapting to the effects and Core Strategy Policy 8 
Sustainable design and construction and energy efficiency (2011). 

 Protection against external noise – Buildings 

(a)  The residential units hereby approved shall be designed  and 
constructed so as to provide sound insulation against external noise and 
vibration, to achieve levels not exceeding 30dB LAeq (night) and 45dB 
LAmax for bedrooms (measured with F time weighting), 35dB LAeq (day) 
for other habitable rooms, with windows shut and other means of ventilation 
provided; 

(b)  The evaluation of human exposure to vibration within the buildings shall 
not exceed the vibration dose values criteria ‘Low probability of adverse 
comment’ as defined BS6472.  

(c) Development of residential units in either Block shall not commence 
until details of a sound and vibration insulation scheme complying with part 
(a) of this condition and a Mechanical Ventilation and Heat Recovery 
(MVHR) system for that Block have been submitted to an approved in 
writing by the local planning authority.  

(d) The residential units shall not be occupied until the sound insulation 
scheme and MVHR system approved pursuant to condition 22(b) of this 
condition for that Block has been implemented in its entirety and a report 



 

 

demonstrating the effectiveness of the scheme in meeting the standards in 
condition 22(a) has been submitted to and approved in writing by the Local 
Planning Authority. Thereafter, the sound insulation scheme shall be 
permanently maintained in accordance with the approved details.   

Reason: To safeguard the amenities of the occupiers of the proposed 
dwellings and to comply with DM Policy 26 Noise and vibration, DM Policy 
32 Housing design, layout and space standards of the Development 
Management Local Plan (November 2014). 

 Fixed Plant Noise 

(a) The rating level of the noise emitted from fixed plant on the site shall be 
5dB below the existing background level at any time. The noise levels shall 
be determined at the façade of any noise sensitive property. The 
measurements and assessments shall carried out in accordance with 
BS4142:2014. 

(b) Other than demolition, site clearance and ground works, development 
shall not commence until details of a scheme complying with condition 
22(a) have been submitted to and approved in writing by the local planning 
authority. 

(c) The development shall not be occupied until the scheme approved 
pursuant to condition 22(b) of this condition has been implemented in its 
entirety. The scheme as approved shall be permanently retained thereafter.  

Reason:  To safeguard the amenities of the occupiers of the proposed 
dwellings and to comply with DM Policy 26 Noise and vibration, DM Policy 
32 Housing design, layout and space standards of the Development 
Management Local Plan (November 2014). 

 Electric Vehicle Charging Points  

(a) A minimum of 2 of the car parking spaces hereby approved shall be 
fitted with electric vehicle charging points (active) and a further 2 spaces 
fitted with passive charging points in accordance with Policy 6.13 of the 
London Plan 2015. Details of the location of the electric vehicle charging 
points and a programme for their installation and maintenance shall be 
submitted to and approved in writing by the local planning authority prior to 
construction of the above ground works.  

(b) The electric vehicle charging points as approved shall be installed prior 
to occupation of the Development and shall thereafter be retained and 
maintained in accordance with the details approved under condition 24(a).  

Reason: To reduce pollution emissions in an Area Quality Management 
Area in accordance with Policy 7.14 Improving air quality in the London 
Plan (2016), and DM Policy 29 Car parking of the Development 
Management Local Plan (November 2014). 

 Cycle Parking  

(a) Prior to commencement of the development (other than demolition), 
details of the proposed double-stacker cycle storage and section drawing 
demonstrate there is sufficient height to accommodate the stackers for 260 
long-stay cycle parking spaces (including 5% ‘accessible/adaptable’ 



 

 

spaces) as shown on drawing AA6189-2100 Rev H shall be submitted to 
and approved in writing by the local authority. 

(b)  The cycle storage approved under condition 25(a) above shall be 
implemented and made ready for use.  

(c) Prior to commencement of development (other than demolition), 
plans shall be submitted to and approved in writing by the local authority 
identifying the location and details of the 24 short-stay cycle parking spaces 
within the public realm.  

(d) The short-stay cycle parking arrangements approved under condition 
25(c) above shall be implemented and made ready for use prior to the first 
occupation of the development. 

Reason: To accord with Policy 14 Sustainable movement and transport in 
the Lewisham Core Strategy (June 2011) and Policy 6.13 of the London 
Plan (2016). 

 Delivery and Servicing Management Plan 

(a) Prior to the first occupation of the development, a Delivery and 
Servicing Management Plan, including the proposed location of delivery 
and service areas, shall be submitted to and approved in writing by the 
local authority, to include details of how deliveries and servicing will be 
effectively managed at the development bays and any required changes to 
parking restrictions surrounding the development. 

(b) The Delivery and Servicing Plan approved under condition 26(a) shall 
be implemented in accordance with the approved document.  

Reason: To accord with Policy 14 Sustainable movement and transport in 
the Lewisham Core Strategy (June 2011) and Policy 6.3 of the London 
Plan (2016). 

 Surface Water Drainage 

(a) No development shall commence on site until a scheme for surface 
water management, including specifications of the surface treatments and 
sustainable urban drainage solutions including attenuation tank as 
referenced in the approved Flood Risk Assessment prepared by Heyne 
Tillett Steele, and demonstrates the scheme can achieve greenfield run off 
rates, has been submitted to and approved in writing by the local planning 
authority. 

(b) The development shall be carried out in accordance with the approved 
scheme and thereafter the approved scheme is to be retained in 
accordance with the details approved therein. 

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 (2016) and Objective 6: Flood risk 
reduction and water management and Core Strategy Policy 10: Managing 
and reducing the risk of flooding (2011).and to comply with Development 
Management Local Plan (November 2014) DM Policy 28 Contaminated 
land. 

 



 

 

 River Ravensbourne: No Permanent Structures 

(a) Prior to the commencement of the development hereby permitted, a 
scheme to demonstrate that no permanent structures will be located within 
6m of the river wall and that any non-permanent structures including the 
timber decked walk away could reasonably be removed to permit 
maintenance and improvement works to the river wall shall be submitted to, 
and approved in writing by the local planning authority in consultation with 
the Environment Agency. All structures should have regard to the need to 
provide a wildlife corridor at the top of the river bank.  

(b) Prior to any works commencing within 8m of the river wall, a method 
statement and loading plan for any works within 8m of the river all shall be 
submitted to and approved in writing by the local planning authority in 
consultation with the Environment Agency.  

The scheme shall be undertaken in accordance with the details approved 
under this condition 28(a) and (b).  

Reason: to ensure the operational access to the river wall and thereby 
prevent an increased risk of flooding and to protect and enhance the 
biodiversity of the river corridor in accordance with Policies 5.12 Flood Risk 
Management of the London Plan (2016), Policies 10 (Managing and 
reducing the risk of flooding) and 11 (River and waterways network) of the 
Lewisham Core Strategy (2011). 

 Living (Bio-Diverse) Roofs 

(a) Within 6 months of commencement of development above slab level, 
details of the biodiversity living roofs, which shall allow for a substrate 
depth of 150 mm and shall be designed to support a water load of 
12litres/m2 (=12kg/m2) and a soil load of 150mm depth minimum (circa 
225kg/m2) shall be submitted to and approved in writing by the local 
planning authority.  

(b) The biodiversity living roofs shall be provided in accordance with the 
details approved under condition 29(a) before any dwelling is first occupied 
and such biodiversity living roofs shall thereafter be permanently retained 
and maintained in accordance with the approved details. 

(c)The biodiversity living roofs shall not be used as an amenity or sitting out 
space of any kind whatsoever. 

Reason: To 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 (2016), 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). 

 Ecology 

(a) Prior to above ground works, a Habitat Creation Management Plan 
(HCMP) shall be submitted to and approved in writing by the Local 
Planning Authority and shall include: 



 

 

(i) Planting of trees and shrubs in the public spaces, covering a variety of 
species, including those of benefit to wildlife; 

(ii) Installation of two bird boxes and two bat boxes; and 

(iii) The creation of an invertebrate logger/installation of insect boxes 

(b) Approved details are to be implemented and maintained as approved. 

(c) Any clearance of scrub and trees within the site should be timed to 
avoid the bird nesting season (March to August).  

(d) Prior to the start of works on site the contractor should receive a 
‘toolbox’ talk to describe the ecological features and species present, their 
legal protection and responsibilities towards them and what to do if wildlife 
is encountered.  

Reason:  To comply with Policy 7.19 Biodiversity and access to nature 
conservation in the London Plan (2016), Policy 12 Open space and 
environmental assets of the Core Strategy (June 2011), and DM Policy 24 
Biodiversity, living roofs and artificial playing pitches and local character of 
the Development Management Local Plan (November 2014). 

 Contaminated Land 

(a) No development shall commence until each of the following have been 
complied with: 

(i)  A desk top study and site assessment to survey and characterise the 
nature and extent of contamination and its effect (whether on or off-site) 
and a conceptual site model have been submitted to and approved in 
writing by the local planning authority. 

(ii) A site investigation report to characterise and risk assess the site which 
shall include the gas, hydrological and contamination status, specifying 
rationale; and recommendations for treatment for contamination. 
encountered (whether by remedial works or not) has been submitted to and 
approved in writing by the Council.  

(iii)  The required remediation scheme implemented in full.  

If during any works on the site, contamination is encountered which has not 
previously been identified (“the new contamination”) the Council shall be 
notified immediately and the terms of condition 31(a), shall apply to the new 
contamination. No further works shall take place on that part of the site or 
adjacent areas affected, until the requirements of condition 31(a) have 
been complied with in relation to the new contamination.  

(b) The development shall not be occupied until a closure report has been 
submitted to and approved in writing by the Council. This shall include 
verification of all measures, or treatments as required in condition 31(a)(i) & 
(ii)) and relevant correspondence (including other regulating authorities and 
stakeholders involved with the remediation works) to verify compliance 
requirements, necessary for the remediation of the site have been 
implemented in full.  

(c) The closure report shall include verification details of both the 
remediation and post-remediation sampling/works, carried out (including 



 

 

waste materials removed from the site); and before placement of any 
soil/materials is undertaken on site, all imported or reused soil material 
must conform to current soil quality requirements as agreed by the 
authority. Inherent to the above, is the provision of any required 
documentation, certification and monitoring, to facilitate condition 
requirements. 

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 DM Policy 28 Contaminated Land of the Development 
Management Local Plan (November 2014). 

 Water Efficiency – New Dwellings  

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

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 (2016) and Core Strategy Policy 7 Climate change and 
adapting to the effects, Core Strategy Policy 8 Sustainable design and 
construction and energy efficiency (2011). 

 BREEAM ‘Excellent’ 

(a) The commercial units shell and core works hereby approved shall 
achieve a minimum BREEAM Rating of ‘Excellent’. 

(b) No development of the commercial units shall commence until a Design 
Stage Certificate for each building (prepared by a Building Research 
Establishment qualified Assessor) has been submitted to and approved in 
writing by the local planning authority to demonstrate compliance with 
condition 33(a). 

(c) Within 3 months of first occupation of any commercial unit, evidence 
shall be submitted in the form of a Post Construction Certificate (prepared 
by a Building Research Establishment Qualified Assessor) to demonstrate 
full compliance with condition 33(a) in respect of such commercial unit. 

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 (2016) and Core Strategy Policy 7 Climate change and 
adapting to the effects, Core Strategy Policy 8 Sustainable design and 
construction and energy efficiency (June 2011). 

 Construction Environmental Management Plan   

(a) Development shall not commence until such time as a Construction 
Environmental Management Plan (CEMP), taking into account the existing 
and emerging construction works in the Lewisham Town Centre and in 
consultation Transport of London has been submitted to and approved in 
writing by the local planning authority.  The plan shall cover: - 



 

 

(i) Dust mitigation measures in the form of a Dust Management Plan and 
include communications, site management and monitoring arrangements 
specified in section 10.5.2.2 of the Environmental Statement (May 2017). 

(ii) The location and operation of plant and wheel washing facilities 

(iii) Details of best practical measures to be employed to mitigate noise and 
vibration arising out of the construction process  

(iv) Security Management (to minimise risks to unauthorised personnel). 

(v) Details of the training of site operatives to follow any Environmental 
Management Plan requirements 

(vi) Timing and methodology for removal of trees and buildings (minimising 
impact on any nesting birds) 

(vii) Removal of Japanese Knotweed  

(viii) Pollution of water/ flood risk 

(ix) Details of site waste management  

(b) No works shall be carried out other than in accordance with the 
Construction Management Plan as approved under condition 34(a).  

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 (2016)  

 Piling 

(a) No piling or any other foundation designs using penetrative methods 
shall take place 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 sewerage infrastructure, and the programme for the 
works, has been submitted to and approved in writing by the local planning 
authority, following consultation with Thames Water, Environment Agency, 
and Network Rail. 

(b) Details of any such operations referred to in condition 35(a) must be 
submitted to and approved in writing by the local planning authority prior to 
commencement of any piling works and such details shall include details of 
the relevant penetrative methods.  

(c) Any such operations referred to in condition 35(a) shall be carried out 
only in accordance with the details approved under condition 35(b).  

Reason:  To prevent pollution of controlled waters and to comply with Core 
Strategy (2011) Policy 11 River and waterways network and Development 
Management Local Plan (November 2014) DM Policy 28 Contaminated 
land. 

 



 

 

 Non-Road Mobile Machinery (NRMM) 

An inventory of all Non-Road Mobile Machinery (NRMM) shall be kept on-
site and registered on http://nrmm.London/ showing the emission limits for 
all equipment and shall be made available to Local Planning Authority 
offices if requested. All NRMM of net power between 37kW and 560kW will 
be required to meet Stage IIIA of EU Directive 97/68/EC.’ 

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 (2016). 

 Construction Logistics Management Plan  

(a) No development shall commence on site until an updated Construction 
Logistics Management Plan, taking into account the existing and emerging 
construction works in the Lewisham Town Centre and in consultation with 
Transport of London has been submitted to and approved in writing by the 
Local Planning Authority.  The Plan shall demonstrate the following: - 

(i) Rationalise travel and traffic routes to and from the site. 

(ii) Provide full details of the number and time of construction vehicle trips 
to the site with the intention and aim of reducing the impact of construction 
vehicle activity on road traffic and residential amenity by:  

(iii) Minimising trips to and from the site between 08.00 and 09.00 and 
15.00 and 18.00 during Prendergast Vale School term times and 08.00 and 
09.00 and 17.00 and 18.00 during school holidays; 

(iv) Traffic marshalling and off/on site holding areas; and 

(v) Taking account of delivery times of any other construction sites within 
500m of the site which are due to be active at the same time.  

(vi) Measures to deal with safe pedestrian movement. 

(b) The measures specified in the approved details shall be implemented 
prior to commencement of development and shall be adhered to during the 
period of construction.  

Reason:  In order to ensure satisfactory vehicle management and to 
comply with Policy 14 Sustainable movement and transport of the Core 
Strategy (June 2011). 

 Ground Water Source Protection Strategy 

No development shall commence until a Source Protection Strategy 
detailing how the developer intends to ensure the water abstraction source 
is not detrimentally affected by the proposed development both during and 
after its construction, has been submitted to and approved in writing by the 
local planning authority in consultation with Thames Water. The 
development shall be constructed in accordance with the approved 
strategy.  

http://nrmm.london/


 

 

Reason: To ensure the water resource is not detrimentally affected by the 
development, and to comply with Policy 5.15 Water use and Supplies of the 
London Plan (2016). 

 Grampian Condition:  Water Infrastructure Capacity  

The development shall not be occupied until confirmation in writing from 
Thames Water has been provided that either:- all water network upgrades 
required to accommodate the additional flows from the development have 
been completed; or - a housing and infrastructure phasing plan has been 
agreed with Thames Water to allow additional properties to be occupied. 
Where a housing and infrastructure phasing plan is agreed no occupation 
shall take place other than in accordance with the agreed housing and 
infrastructure phasing plan.  

Reason: The development may lead to no / low water pressure and 
network reinforcement works are anticipated to be necessary to ensure that 
sufficient capacity is made available to accommodate additional demand 
anticipated from the new development. 

 Energy 

No works beyond piling shall commence until the following details have 
been submitted to and approved in writing by the LPA: 

a) overheating and cooling information; and  

b) further investigation of passive design and energy efficiency measures 
for the commercial units. 

Reason: To comply with Policies 5.1 Climate change and mitigation, 5.2 
Minimising carbon dioxide emissions, 5.3 Sustainable design and 
construction, and 5.7 Renewable energy in the London Plan (2016) and 
Core Strategy Policy 7 Climate change and adapting to the effects, and 
Core Strategy Policy 8 Sustainable design and construction and energy 
efficiency (June 2011). 

 Informatives 

(1) Positive and Proactive Statement: The Council engages with all applicants 
in a positive and proactive way through specific pre-application enquiries 
and the detailed advice available on the Council’s website.  On this 
particular application, positive discussions took place, which resulted in 
further information being submitted. 

(2) Pre-commencement conditions: 

The following pre-commencement conditions attached to this decision 
notice are considered necessary in order to protect the protect the 
amenities of future occupiers and users of the proposed development and 
encompasses ecological benefits, and to ensure that the proposed 
development results in a sustainable and well-designed scheme: 

 Condition 13 – External Materials 

 Condition 20 – Air Quality 

 Condition 21 - Combined Heat and power 



 

 

 Condition 23 – Fixed Plant noise 

 Condition 25 – Cycle Parking 

 Condition 27 – Surface Water Drainage 

 Condition 28 – River Ravensbourne 

 Condition 31 – Contaminated Land 

 Condition 34 – Construction Environmental Management Plan 

 Condition 37 – Construction Logistics Plan 

 Condition 38 – Ground Water Source Protection 

 

(3) The Applicant is advised that any works associated with the implementation 
of this permission (including the demolition of any existing buildings or 
structures) will constitute commencement of development. Further, all pre-
commencement conditions attached to this permission must be discharged, 
by way of a written approval in the form of an application to the Planning 
Authority, before any such works of demolition take place. 

(4) It is the responsibility of the owner to establish whether asbestos is present 
within their premises and they have a ‘duty of care’ to manage such 
asbestos.  The Applicant is advised to refer to the Health and Safety 
website for relevant information and advice. 

(5) As you are aware the approved development is liable to pay the 
Community Infrastructure Levy (CIL) which will be payable on 
commencement of the development. An 'assumption of liability form' must 
be completed and before development commences you must submit a 'CIL 
Commencement Notice form' to the council. You should note that any 
claims for relief, where they apply, must be submitted and determined prior 
to commencement of the development. Failure to follow the CIL payment 
process may result in penalties. More information on CIL is available at: - 
http://www.lewisham.gov.uk/myservices/planning/apply-for-planning-
permission/application-process/Pages/Community-Infrastructure-Levy.aspx 

(6) You are advised that all construction work should be undertaken in 
accordance with the "London Borough of Lewisham Code of Practice for 
Control of Pollution and Noise from Demolition and Construction Sites" 
available on the Lewisham web page. 

(7) The land contamination condition requirements apply to both whole site 
and phased developments. Where development is phased, no unit within a 
phase shall be occupied until a), b) and c) of the condition have been 
satisfied for that phase. 

(8) Applicants are advised to read ‘Contaminated Land Guide for Developers’ 
(London Borough’s Publication 2003), on the Lewisham web page, before 
complying with the above condition. All of the above must be conducted in 
accordance with DEFRA and the Environment Agency's (EA) - Model 
Procedures for the Management of Land Contamination. 

(9) Applicants should also be aware of their responsibilities under Part IIA of 
the Environmental Protection Act 1990 to ensure that human health, 
controlled waters and ecological systems are protected from significant 
harm arising from contaminated land. Guidance therefore relating to their 
activities on site, should be obtained primarily by reference to DEFRA and 
EA publications. 

http://www.lewisham.gov.uk/myservices/planning/apply-for-planning-permission/application-process/Pages/Community-Infrastructure-Levy.aspx
http://www.lewisham.gov.uk/myservices/planning/apply-for-planning-permission/application-process/Pages/Community-Infrastructure-Levy.aspx


 

 

(10) Written schemes of investigation will need to be prepared and implemented 
by a suitably professionally accredited archaeological practice in 
accordance with Historic England’s Guidelines for Archaeological Projects 
in Greater London. This condition is exempt from deemed discharge under 
schedule 6 of The Town and Country Planning (Development Management 
Procedure) (England) Order 2015. 

(11) You are advised to contact the Council's Drainage Design team on 020 
8314 2036 prior to the commencement of work. 

(12) In preparing the scheme of dust minimisation, reference shall be made to 
the London Councils Best Practice Guide: The Control of Dust and 
Emissions from Construction and Demolition. All mitigation measures listed 
in the Guide appropriate to the size, scale and nature of the development 
will need to be included in the dust minimisation scheme. 

(13) The assessment of the light spill and lux level at the window of the nearest 
residential premises shall follow the guidance provided in The Institution of 
Lighting Engineers, Guidance Notes for the Reduction of Obtrusive Light. 

(14) The Applicant be advised that the implementation of the proposal will 
require approval by the Council of a Street naming & Numbering 
application.  Application forms are available on the Council's web site. 

(15) Assessment of the sound insulation scheme should be carried out by a 
suitably qualified acoustic consultant. 

(16) The Applicant be advised that the details to be submitted pursuant to this 
permission should have regard to the principles of energy and natural 
resource efficiency through their design, orientation, density and location, in 
compliance with Policy 8 Sustainable design and construction and energy 
efficiency of the adopted Core Strategy (June 2011). 

(17) You are advised that this permission must not be construed as overriding 
any legal rights which the existing tenants of the property may have. 

(18) Premises to comply within the provisions of the Workplace (Health, Safety 
and Welfare) Regulations 1992 and the Health and Safety at Work etc Act 
1974 will apply. 

 Thames Water Comments 

 Waste Comments 

(a) The proposed development is located within 15m of a strategic sewer. Thames 
Water request that the following condition be added to any planning permission. 
No piling shall take place 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 sewerage 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. 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 sewerage utility infrastructure. 
Piling has the potential to impact on local underground sewerage utility 
infrastructure. Please read our guide ‘working near our assets’ to ensure your 
workings will be in line with the necessary processes you need to follow if you’re 



 

 

considering working above or near our pipes or other 
structures.https://developers.thameswater.co.uk/Developing-a-large-
site/Planning-your-development/Working-near-or-diverting-our-pipes. Should you 
require further information please contact Thames Water. Email: 
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to 
Friday, 8am to 5pm) Write to: Thames Water Developer Services, Clearwater 
Court, Vastern Road, Reading, Berkshire RG1 8DB  

(b) Thames Water would advise that with regard to waste water network and waste 
water process infrastructure capacity, we would not have any objection to the 
above planning application, based on the information provided 

(c) With regard to surface water drainage, Thames Water would advise that if the 
developer follows the sequential approach to the disposal of surface water we 
would have no objection. Where the developer proposes to discharge to a public 
sewer, prior approval from Thames Water Developer Services will be required. 
Should you require further information please refer to our website. 
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-
services/Wastewater-services 

 Water Comments 

(a) Following initial investigations, Thames Water has identified an inability of the 
existing water network infrastructure to accommodate the needs of this 
development proposal. Thames Water have contacted the developer in an 
attempt to agree a position on water networks but have been unable to do so in 
the time available and as such Thames Water request that the following condition 
be added to any planning permission. No properties shall be occupied until 
confirmation has been provided that either:- all water network upgrades required 
to accommodate the additional flows from the development have been 
completed; or - a housing and infrastructure phasing plan has been agreed with 
Thames Water to allow additional properties to be occupied. Where a housing 
and infrastructure phasing plan is agreed no occupation shall take place other 
than in accordance with the agreed housing and infrastructure phasing plan. 
Reason - The development may lead to no / low water pressure and network 
reinforcement works are anticipated to be necessary to ensure that sufficient 
capacity is made available to accommodate additional demand anticipated from 
the new development” The developer can request information to support the 
discharge of this condition by visiting the Thames Water website 
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-
development. Should the Local Planning Authority consider the above 
recommendation inappropriate or are unable to include it in the decision notice, it 
is important that the Local Planning Authority liaises with Thames Water 
Development Planning Department (telephone 0203 577 9998) prior to the 
planning application approval. 

(b) Following initial investigations Thames Water has identified that, the proposed 
development is located within Source Protection Zone of a groundwater 
abstraction source. These zones are used for potable water sources for public 
water supply for which Thames Water has a statutory duty to protect. Thames 
Water have contacted the developer in an attempt to agree a Source Protection 
Strategy but have been unable to do so in the time available and as such 
Thames Water request that the following condition be added to any planning 
permission. “Development here by approved shall not commence until a Source 
Protection Strategy detailing, how the developer intends to ensure the water 
abstraction source is not detrimentally affected by the proposed development 
both during and after its construction has been submitted to and approved by, the 
local planning authority in consultation with the water undertaker. The 
development shall be constructed in line with the recommendations of the 
strategy. Reason - To ensure that the water resource is not detrimentally affected 
by the development. More detailed information can be obtained from Thames 

mailto:developer.services@thameswater.co.uk
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development


 

 

Waters' Groundwater Resources Team email 
GroundwaterResources@Thameswater.co.uk Tel: 0203 577 3603. Should the 
Local Planning Authority consider the above recommendation inappropriate or 
are unable to include it in the decision notice, it is important that the Local 
Planning Authority liaises with Thames Water Development Planning Department 
(telephone 0203 577 9998) prior to the planning application approval. 

 

mailto:GroundwaterResources@Thameswater.co.uk
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