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1 Introduction
Study Brief
1.1

CAG Consultants, in association with Aspinall Verdi, were commissioned to undertake an
Employment Land Study (ELS) for the London Borough of Lewisham to inform preparation
of Lewisham’s new Local Plan. The study provides up-to-date technical evidence to inform
policy development in respect of employment land management and will help underpin
the spatial strategy for the borough.

1.2

The ELS provides an up-to-date assessment of employment land supply and demand in
the borough, with consideration given to projected future requirements over the plan
period. The research was carried out during the last quarter of 2018.

Report Outline
1.3

Chapter 2 of this report summarises relevant planning policy at National, London and
Borough level.

1.4

Chapter 3 provides and economic profile of Lewisham to provide the context for the
commercial floorspace and land analysis of the subsequent chapters. It draws on a more
extensive Lewisham Local Economic Assessment compiled as a parallel strand of work.

1.5

Chapter 4 sets out a property market profile of Lewisham describing recent trends in rents
and take-up for commercial property in the Borough.

1.6

Chapter 5 summarises the employment site assessment results. The detailed sites
assessment tables are contained at Appendix 1.

1.7

Chapter 6 contains forecasts of employment by sector for Lewisham with sensitivity
analysis and alternative scenarios around the central forecast.

1.8

Chapter 7 analyses the balance between projected demand for employment space in
Lewisham and supply of such space both in quantitative and qualitative terms.

1.9

Chapter 8 concludes by summarising the overall findings and presenting conclusions and
recommendations for both policy and implementation.

1
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2 Policy Context
National
National Planning Policy Framework
2.1

The new National Planning Policy Framework published in July 2018 sets out in the chapter
on ‘Building a strong, competitive economy’ that:
“Planning policies should:
a) set out a clear economic vision and strategy which positively and proactively encourages
sustainable economic growth, having regard to Local Industrial Strategies and other local
policies for economic development and regeneration;
b) set criteria, or identify strategic sites, for local and inward investment to match the strategy
and to meet anticipated needs over the plan period;
c) seek to address potential barriers to investment, such as inadequate infrastructure, services
or housing, or a poor environment; and
d) be flexible enough to accommodate needs not anticipated in the plan, allow for new and
flexible working practices (such as live-work accommodation), and to enable a rapid response to
changes in economic circumstances.
Planning policies and decisions should recognise and address the specific locational
requirements of different sectors. This includes making provision for clusters or networks of
knowledge and data-driven, creative or high technology industries; and for storage and
distribution operations at a variety of scales and in suitably accessible locations.”

Industrial Strategy White Paper
2.2

In November 2017, the Government published its Industrial Strategy White paper. This set
out five foundations of productivity:
• Ideas – with an aim both to invest a higher proportion of GDP into Research and
Development (R&D) and also become more effective at turning good ideas into commercial
products.
• People – in particular aimed at investing in education to raise skills in the STEM subjects.
• Infrastructure – with a strong emphasis on digital infrastructure.
• Business environment – including ‘sector deals’; efforts to scale up businesses with growth
potential; and trying to address the ‘long tail’ of less productive businesses.
• Places – through developing local industrial strategies.

2.3

Among the key policies under the places driver were: “Agree Local Industrial Strategies
that build on local strengths and deliver on economic opportunities”.

2.4

The first Sector Deals are in life sciences, construction, artificial intelligence and the
automotive sector. The White Paper also pointed to future growth opportunities in what it
called the ‘Four Grand Challenges’:
2
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• Put the UK at the forefront of the artificial intelligence and data revolution.
• Maximise the advantages for UK industry from the global shift to clean growth.
• Become a world leader in shaping the future of mobility.
• Harness the power of innovation to help meet the needs of an ageing society.

London
2.5

The London Plan (the Plan) sets the strategic planning context for borough level planning
within the capital. The London Plan 2016 document incorporates the alterations to the
2011 London Plan. This includes the Further Alterations to the London Plan (FALP) in
March 2015, which was developed in response to population growth and projections
emerging from the 2011 Census that were higher than had been anticipated. The
introduction to the Plan concludes that, “the only prudent course is to plan for continued
growth” (para 1.47) and providing the basis for the continued growth and economic
development of all parts of London is a key theme of the Plan. This approach forms the
context for much of the work for this ELS.

2.6

Lewisham forms part of Inner London and it also forms part of the central sub-region.
Policy 2.9 on Inner London states the following.
“The Mayor will, and boroughs and other stakeholders should, work to realise the potential of
inner London in ways that sustain and enhance its recent economic and demographic growth
while also improving its distinct environment, neighbourhoods and public realm, supporting
and sustaining existing and new communities, addressing its unique concentrations of
deprivation, ensuring the availability of appropriate workspaces for the area’s changing
economy and improving quality of life and health for those living, working, studying or visiting
there.”

2.7

The Inner London area is further broken down into the CAZ, in recognition of its specific
global economic role and the need to nurture and grow that role. The Plan’s Strategic
Priorities include the continued development of the CAZ. Policy 2.10 sets out the strategic
priorities for the CAZ.
“The Mayor will, and boroughs and other relevant strategic partners should … enhance and
promote the unique international, national and London wide roles of the Central Activities Zone
(CAZ), supporting the distinct offer of the Zone based on a rich mix of local as well as strategic
uses and forming the globally iconic core of one of the world’s most attractive and competitive
business locations.”

2.8

But unlike most other Inner London Boroughs Lewisham lies wholly outside of the CAZ.

2.9

The Plan also identifies a number of Opportunity Areas which provide the capital’s main
reservoir of brownfield land with the capacity to accommodate new housing and
commercial capacity. The Lewisham, Catford and New Cross Opportunity Area an area of
815 ha ies wholly in LB Lewisham. It has an indicative employment capacity: 6,000 and
minimum new homes figure of 8,000. The London Plan notes that, “This Area contains a
series of centres with scope for intensification, regeneration and renewal. There is scope for
3
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further intensification in central Lewisham where strategically important regeneration is already
planned. Projects such as the Kender Triangle gyratory removal and Lewisham Gateway will
provide development opportunities, improve the public realm and raise design quality in the
area. The scope to address poor legibility, severance and traffic congestion should be
investigated. Projects such as Waterlink Way and Deptford Loop should be further developed
together with wider environmental improvements such as extensions to the East London Green
Grid.”
2.10 The Deptford Creek/Greenwich Riverside Opportunity Area is partially in Lewisham and
partially in Greenwich. It is an area of 165 ha, has an indicative employment capacity of
4,000 and a minimum new homes figure of 5,000. The London Plan notes that, “The Area
should benefit major concentrations of deprived neighbourhoods across the two boroughs and
capitalise on its waterside and heritage character. Subject to resolution of wharf related issues,
parts of Convoys Wharf should be developed for a range of uses. The Area as a whole has
potential for a cultural quarter, for smaller scale leisure and tourism-related provision, business
workspaces and additional housing. East-west connections across Deptford Creek should be
addressed.”
2.11 Policy 2.13 of the London Plan commits the Mayor to supporting the development of the
Opportunity Areas and Areas for Intensification in order to realise their growth potential,
including through working with the relevant boroughs to develop more detailed policies
and proposals. In terms of planning decisions in these locations, Policy 2.13 requires
development to support the strategic policy directions set for them, to optimise residential
and non-residential output and densities, and provide necessary social and other
infrastructure to sustain growth and, where appropriate, a mix of uses.
2.12 The London Plan expects boroughs to adopt a rigorous approach to industrial land
management, including the release of surplus industrial land, where this would be
compatible with the requirement to maintain a sufficient stock of industrial land to meet
the future needs of different types of industrial and related uses (Policy 4.4A). Lewisham is
classed as a ‘Limited’ release borough an intermediate category where, “Taking account of
local variations of demand boroughs are encouraged to manage and where possible,
reconfigure their portfolios of industrial land, safeguarding the best quality sites and phasing
release to reduce vacancy rates for land and premises towards the frictional rates”
Draft London Plan

‘Good growth’
2.13 The Draft London Plan (August 2018) is described as being “different to those that have gone
before”, and both “more ambitious and focused than any previous Plans.” It notes that,
“London’s population is set to grow from 8.9 million today to around 10.8 million by 2041. As it
does so, employment is expected to increase on average by 49,000 jobs each year, reaching 6.9
million over the same period.” Accommodating this growth is London’s biggest planning
challenge, but the new Draft London Plan is clear that this shouldn’t be growth at any costs
but that the type of growth also matters.

4

Page 11

2.14 Policy GG1 of the London Plan recognises that “London is home to an ageing population,
with more and more people facing the barriers that already prevent many from participating
fully in their communities”.
2.15 The Draft Plan therefore emphasises the importance of “Good Growth”, which the
previously published Draft Economic Development Strategy (December 2017) described
as:
“…growth that is well planned and sustainable. It is growth which preserves and enhances the
city’s integrity for future generations and improves the quality of life for Londoners”.
2.16 The Draft London Plan seeks to provide spatial expression of the concept, which is said to
underpin the Plan and to ensure that it is focused on sustainable development. It defines
good growth as:
“growth that is socially and economically inclusive and environmentally sustainable “.
2.17 It suggests that economic growth should not be pursued simply as an end in itself but that
growth should be planned “on the basis of its potential to improve the health and quality of
life of all Londoners, to reduce inequalities and to make the city a better place to live, work and
visit”.
2.18 This then translates into a series of policies, the most relevant of which, for this report, are
GG2 and GG5, extracts of which are reproduced below.
Policy GG2 Making the best use of land
To create successful mixed-use places that make the best use of land, those involved in planning
and development must:
• Enable the development of brownfield land, prioritising Opportunity Areas, surplus public
sector land, sites which are well-connected by existing or planned Tube and rail stations, and
sites within and on the edge of town centres, as well as utilising small sites.
• Proactively explore the potential to intensify the use of land, including public land, to support
additional homes and workspaces, promoting higher density development, particularly on
sites that are well-connected by public transport, walking and cycling to other infrastructure
and services, applying a design–led approach.
Policy GG5 Growing a good economy
To conserve and enhance London’s global economic competitiveness and ensure that economic
success is shared amongst all Londoners, those involved in planning and development must:
• Promote the strength and potential of the wider city region.
• Seek to ensure that London’s economy diversifies and that the benefits of economic success
are shared more equitably across London.
• Plan for sufficient employment and industrial space in the right locations to support
economic development and regeneration.
5
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• Ensure that sufficient high-quality and affordable housing, as well as physical and social
infrastructure is provided to support London’s growth.
• Ensure that London continues to provide leadership in innovation, research, policy and ideas,
supporting its role as an international incubator and centre for learning.
• Promote and support London’s rich heritage and cultural assets, and its role as a 24-hour
city.
• Make the fullest use of London’s existing and future public transport, walking and cycling
network, as well as its network of town centres, to support agglomeration and economic
activity.
2.19 Whilst noting that “The Central Activities Zone and Northern Isle of Dogs will remain vital to
London’s economic success”, it further goes on to state, “but growth in town centres across
London will be equally important, alongside supporting local regeneration, investment in
Opportunity Areas and enabling access to a wide range of jobs. Reasonably-priced, good quality
employment space will be needed across London to make this happen.”
2.20 Developing digital infrastructure and the skills of Londoners are also seen as being critical
to delivering good growth.

Spatial Development Patterns
2.21 The Draft Plan reaffirms the importance of Opportunity Areas as the areas of London that
will see the most significant change. The Plan “has a clear focus on delivery" and Policy
SD1 states that: “To ensure that Opportunity Areas fully realise their growth and regeneration
potential, the Mayor will [among other things]:
1) provide support and leadership for the collaborative preparation and implementation of
planning frameworks that:
a) set out a clear strategy for accommodating growth
b) assist in delivering specific infrastructure requirements that unlock capacity for new
homes and jobs
c) support regeneration
d) are prepared in an open and timely manner…
6)

…ensure that Opportunity Areas contribution to regeneration objectives by tackling spatial
inequalities and environmental, economic and social barriers that affect the lives of people
in the area, especially in Local and Strategic Areas for Regeneration”.

2.22 Indicative guidelines for new homes and new jobs in the Opportunity Areas are included,
with New Cross/Lewisham/Catford earmarked for 13,500 homes and 4,000 jobs and
Deptford Creek/Greenwich Riverside earmarked for 5,500 homes and 3,000 jobs.
2.23 As part of the growth of New Cross/Lewisham/Catford and supported by the arrival of the
Bakerloo Line at Lewisham, the Plan envisages that “Lewisham will grow in function and
population and has potential to become a town centre of Metropolitan importance”.
2.24 The Draft Plan also identifies the potential for significant urban renewal in Catford.
6
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Economy
2.25 The economy chapter of the Plan contains eleven policies:
• Policy E1 Offices addresses the range type and locations required for office provision to
keep London’s economy competitive.
• Policy E2 Low-cost business space seeks to support the provision, and where
necessary protection, of low-cost business space for SMEs and start-up businesses
• Policy E3 Affordable workspace aims to secure “workspace that is provided at rents
maintained below the market rate for that space for a specific social, cultural, or
economic development purpose.”
• Policy E4 Land for industry, logistics and services to support London’s economic
function aims to secure a sufficient supply of land and premises in different parts of
London to meet current and future demands for industrial and related functions.
• Policy E5 Strategic Industrial Locations (SIL) aims to protect and intensify use on
defined SIL
• Policy E6 Locally Significant Industrial Sites (LSIS) ask boroughs to define local
boundaries where evidence justifies and make clear the range of industrial and related
uses that are acceptable in LSIS.
• Policy E7 Industrial intensification, co-location and substitution seeks to actively
encourage planned intensification and more efficient use of industrial land.
• Policy E8 Sector growth opportunities and clusters aims to encourage growth across
a diverse range of sectors and support the development of high-tech clusters.
• Policy E9 Retail, markets and hot food takeaways promotes a competitive and
diverse retail sector with a particular emphasis on Town Centres.
• Policy E10 Visitor infrastructure aims to enhance London’s visitor attractions and also
provide the accommodation to cater for visitors.
• Policy E11 Skills and opportunities for all seeks to promote inclusive access to
training, skills and employment opportunities for all Londoners.
2.26 The Draft Plan notes that, “Over the period 2001 to 2015, more than 1,300 hectares of
industrial land (including SILs, LSIS and Non-Designated Industrial Sites) was transferred to
other uses. This was well in excess of previously established London Plan monitoring
benchmarks”. 1 The Plan notes how London depends on a wide range of industrial, logistics
and related uses to keep the city functioning and as a consequence “addresses the need to
retain sufficient industrial, logistics and related capacity by seeking, as a general principle, no
overall net loss of industrial floorspace capacity across London in designated SIL and LSIS.”2
2.27 The Draft Plan introduces a new categorisation for boroughs with regard to industrial land
release. Lewisham is placed in the Retain category. “Boroughs in the ‘Retain’ category should
seek to intensify industrial floorspace capacity following the general principle of no net loss
across designated SIL and LSIS.”3

Para 6.4.4
Para 6.4.5
3 Para 6.4.7
1
2

7
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Local
Neighbouring boroughs
Southwark
2.28 The Proposed Submission Version of the New Southwark Plan was published in December
2017. Policy SP4, entitled ‘Strong Local Economy’ states: “We will work to make sure that
Southwark has a strong economy where all of our existing and new residents and workers
benefit. This will be achieved through:
1) Bringing more opportunities for people to find work, get into training and achieve their
aspirations; and
2) Making Southwark a place where the town centres and high streets thrive and are a place to
do business in the London and global economy, where business owners know this is the
borough where their enterprises will grow and prosper;
3) Ensuring the distinctive town and local centres will be places where shops, leisure, office
4) Working with our residents to assist them to be and stay financially independent;
5) Ensuring we retain the industrial premises London needs
6) Working with local business and other partners to make sure our residents are equipped
with the skills and knowledge to access the many exciting opportunities that being in
Southwark brings; and
7) Ensuring the delivery of 500 new affordable small business units.”
2.29 The Old Kent Road area leads into Lewisham and is set to be a significant growth corridor
as the Bakerloo Line Extension proposals proceed. This area is a focus for development
and there is an ambition to “help grow the significant economic base in the Old Kent Road, not
just for offices, but over a wide range of skills and job types, including the types of business that
service Central London such as the distribution industry and new and growing sectors such as
the arts industry”. 20,000 new homes and 5,000 new jobs are planned for this area.
Tower Hamlets
2.30 Tower Hamlets sits on the opposite side of the Thames from Lewisham but is connected
by the DLR and London Overground. Examination hearings on the new Tower Hamlets
Local Plan have recently been held following the issuing of the Publication Version in
October 2017.
2.31 The Plan seeks to accommodate very significant projected growth in population and
employment, including through improved transport and other infrastructure.
2.32 The vision articulated for the borough includes that:
“the strategic roles of Canary Wharf as a global financial and business hub and the City Fringe
and Whitechapel as emerging hubs for life sciences, bio-tech and digital industries will be
strengthened. This is alongside nurturing and developing our thriving small-and-medium
enterprise sectors, properly recognising the need to support the entrepreneurial and businessfocussed dynamism of many of our residents and workers, preserving our remaining industrial

8
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heritage and promoting our historic and distinctive town centres, markets and heritage and
cultural attractions”.
2.33 The majority of new housing and employment provision within the borough will be
focussed within the Isle of Dogs and South Poplar Opportunity area, principally within
Canary Wharf and north of the Isle of Dogs, closely connected to Lewisham by the DLR.
Greenwich
2.34 A new Local Plan for Greenwich is in development, with a proposed submission version
due for publication in Spring 2019. The current Local Plan was adopted in July 2014.
Significant housing and commercial growth is planned, with a significant proportion of this
being accommodated on the Greenwich Peninsula.
2.35 The vision for the borough includes a local economy which demands “a broader range of
higher-level skills to meet the future needs of both existing and emerging sectors”. The plan
envisages that “leisure, hospitality and tourism and the digital and creative sectors will grow,
and new job opportunities will develop in the low carbon sector, advanced manufacturing and
life sciences”.
2.36 The Deptford Creek/Greenwich Creekside Opportunity Area is included as an area for
significant growth, where tourism, culture and heritage-led development will be
encouraged.
Bromley
2.37 In Bromley’s Submission Draft Local Plan (November 2016) economic growth is focused on
the three areas of Bromley town centre, Biggin Hill Strategic Outer London Development
Centre (SOLDC) and the Cray Business Corridor.
2.38 Key aspects of the Plan’s vision for the Bromley economy are that:
• New businesses will start up and grow using local skills, supply chains and investment
(the borough currently experiences very high levels of out-commuting).
• High quality, flexible accommodation is provided.
• Biggin Hill is an important sub-regional hub for aviation and related high-tech industry.
2.39 On the border with Lewisham, Crystal Palace is a focus for growth as part of its London
Plan designation as a SOLDC and through building on its strengths in terms of leisure,
tourism, arts, culture and sports functions.
South London Partnership
2.40 The South London Partnership is a sub-regional collaboration of five London
boroughs: Croydon, Kingston upon Thames, Merton, Richmond upon Thames and Sutton.
They have developed a growth proposition which identifies the priorities that the
Partnership will focus on in the next few years in order to address constraints and
enhance the economic potential of South London. The priorities are:

9
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1. A Programme for Economic Growth – SLP will bring together businesses from key sectors
(tech, life sciences and sports sciences), with research and education providers and other
partners to develop a programme of work to support economic growth.
2. Skills for Jobs – SLP will seek devolution of skills commissioning to enable us to better meet
business needs and strengthen the pathways through education and learning into jobs. (link to
Skills page)
3. Making the Links – securing investment in transport infrastructure and improvements in
services to address congestion, link workers to jobs and maximise the potential of our location
and secure the wider infrastructure to support growth.
4. More than the Sum of the Parts – establishing new ways of working with business and other
partners to maximise the potential of sub-regional growth sectors and to attract inward
investment and tourism. Our goal is a sub-regional LEP (Local Economic Partnership) with
funding to support this. We will also seek opportunities to use our business strengths to improve
public services.
5. Making Best Use of our Space – protecting and enhancing land for jobs, while securing
affordable housing to support our growing economy, including through collaborating on
opportunity areas as the focuses for development and unlocking public estate.

Lewisham Local Plan
2.41 Lewisham’s Core Strategy (June 2011) was in part premised on the release of a number of
large redundant employment sites in the north of the borough as Mixed-Use Employment
Locations. This was part of the spatial development strategy for regeneration in the
London Plan Opportunity Area, and also supported with focussed growth in major town
centres, district and local hubs.
2.42 The core strategy forms part of the development plan for the borough, together with the
Site Allocations local plan, the Lewisham Town Centre local plan, the Development
Management local plan, and the London Plan.

Employment Land Study 2015
2.43 The 2015 Lewisham Employment Land Study (ELS) forecast a net increase in demand for
office floorspace of between 13,700 - 18,600 sq m over the period 2015-33.
2.44 In terms of industrial land, the ELS projected a net demand of between -19.8 to -23.0 ha
over the period.

Lewisham Business Growth Strategy 2013-2023
2.45 The Lewisham Business Growth Strategy 2013-2023 identified five key characteristics of
the Lewisham economy:
• Lewisham has become a growing centre for micro businesses, which benefit from the
demand created from the London economy;
10
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• Lewisham has a dynamic, diverse, creative and entrepreneurial population;
• Lewisham provides excellent value for London businesses;
• Lewisham is undergoing a period of significant regeneration, creating new high-quality
business space and environments; and
• Lewisham town centres are being revitalised, developing their unique and diverse offer.
2.46 The Strategy set out three aims to develop the Lewisham economy in the future:
Aim 1: To boost Lewisham’s contribution to the London economy by enhancing the ability of new
and existing businesses to thrive and grow.
Aim 2: To accelerate the expansion of the Lewisham economy by capitalising on major physical
regeneration in the borough to create the right environment for business growth.
Aim 3: To diversify and expand the Lewisham economy by inspiring, nurturing and promoting
the creativity and entrepreneurism of Lewisham residents.
2.47 Under each of these aims it set out a series of objectives with activities designed to
progress these objectives. Whilst some of the context will have changed over time, this still
provides a broad direction for LB Lewisham’s economic ambitions and policies.

Summary
2.48 Lewisham’s new Local Plan is being developed in a context of very significant growth
requirements for housing, employment and associated infrastructure. National policy
emphasises the importance of locally strategic approaches to economic growth. This
includes the need to recognise and address the specific locational requirements of
different sectors and to make specific provision for clusters or networks of higher valueadded sectors such as knowledge and data-driven, creative or high technology industries.
2.49 There will be a need to align with the requirements of the London Plan, including:
• Responding to the emphasis on ‘good growth’, i.e. ensuring that growth is socially and
economically inclusive, as well as environmentally sustainable.
• Maintaining the focus on the Opportunity Areas, working in conjunction with the Mayor
and other stakeholders.
• Reflecting the focus on intensification of the use of land and the co-location of uses on
appropriate sites.
• The need for good design, particularly in the context of increased intensification and
mixing of uses.
• Ensuring diversity in employment space provision, including low cost business space for
SMEs and start-up businesses.
• Retaining capacity to accommodate industrial activity
2.50 The policies and ambitions of neighbouring boroughs are a further important dimension
of the policy context. It will be particularly important for Lewisham to respond to the
opportunities and challenges arising from: the ongoing growth and regeneration in the
Old Kent Road corridor and the associated Bakerloo Line Extension; and the ongoing very
significant growth in employment on the opposite side of the Thames in Tower Hamlets.
11
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3 Lewisham Economic Profile
Introduction
3.1

This chapter provides a summary socio-economic profile of LB Lewisham. It draws
extensively on the Lewisham Economic Assessment (LEA) 4 which was compiled
immediately preceding the start of the ELS. The LEA drew on published statistical sources
but also included a survey of 200 Lewisham businesses and in-depth consultations with
some of the principal local economic stakeholders. To avoid unnecessary repetition or
duplication, readers are referred to the LEA for more detailed analysis.

3.2

This chapter summarises the analysis primarily to provide context to understanding the
demand for B-class employment land and floorspace in the Borough.

3.3

There were just over 11,000 local business units in Lewisham in 2017. The figure below
shows the breakdown by sector. There were just over 2,500 business units in the
Professional, Scientific and Technical services sector and just over 1,500 in the ICT sector.
Figure 3.1 Local Business Units in Lewisham by Sector

Source: ONS UK Business Counts

3.4

The overall structure of business units is not dissimilar to that of London as a whole.
Lewisham has a higher proportion of business units in the Health sector than the London
average and a lower proportion in Professional Scientific and Technical service sector. But
the differential in structure is less marked in terms of the numbers of business units than
it is in terms of overall employment as we shall show later.

4

CAG Consultants and Aspinall Verdi (2018) Lewisham Local Economic Assessment
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Figure 3.2 Structure of Local Business Units by Sector 2017

Source: ONS UK Business Counts

3.5

91% of Lewisham business units are micro business with fewer than 10 employees. This is
higher than the London average of 87.3% and higher than that of any of the comparator
boroughs. Correspondingly, it has a lower proportion of businesses in the other size
bands.
Figure 3.3 Proportion of Local Business Units by Employment Size Band 2017

Source: ONS UK Business Counts

3.6

Lewisham has a higher proportion of business that are sole proprietors (14.9%) than the
London average of 10.9%. The proportion of sole proprietor business is also higher than
that of any of the comparator boroughs.
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3.7

The number of business units in Lewisham has grown rapidly in recent years, increasing
by more than 50% since 2011. This is faster than growth in London as a whole and faster
than most of the comparator boroughs.

3.8

This seemingly rapid expansion in business in London over this period needs to be
considered in the light of some of the drivers of change noted in the previous chapter. Part
of this growth will have been driven by changes in the structure of employment, with
companies making increasing use of self-employed and contract labour, leading to
increases in the stock of micro businesses. Thus, rather than indicating a growth in the
business base of the London economy, this may in part reflect increased job insecurity
and the shifting of risks and overheads from firms to workers. 5
Figure 3.4 Change in Stock of Local Business Units 2010-2017 - Index 2010=100

Source: ONS UK Business Counts

3.9

In 2016 there were 66,000 employee jobs in Lewisham. 60% of these were full-time jobs
and 40% were part-time jobs. Adding in working owners takes the total to 68,000.

3.10 The single largest sector was health, which accounted for 17% of employee jobs, followed
by education, which accounted for 15%. The next two largest sectors were administrative
and support services, which accounted for 12% of jobs, and retail, which accounted for
10%. These four sectors accounted for over half of all employment in the borough and all
have a high proportion of part-time employment.

There is also a small technical adjustment. In 2015, ONS extended the coverage of businesses to include a
population of solely PAYE based businesses that were previously excluded because of the risk of
duplication. This results in a small uplift in the number of business units in that year.
5
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Figure 3.5 Employment in Lewisham by Sector and Full-Time/Part-Time

Source: BRES

3.11 GLA Economics estimate there are 15,000 self-employed workers in Lewisham, giving an
employment total of 81,000 in 2016. Self-employment therefore represents 18.5% of all
jobs in the borough significantly higher than the London average of 12.8%.

Employment Profile on Designated Sites
3.12 Using Inter Departmental Register (IDBR) data we have analysed the employment profile
on LB Lewisham designated employment areas and compared this to the profile of
employment elsewhere in the Borough. We have analysed each employment area by
broad category of employment.
3.13 There are a total of 2,300 jobs on Strategic Industrial Locations (SILs), 2,500 on Local
Employment Locations (LELs) and 1,700 on Mixed-Use Employment Locations (MELs).
Table 3.1 Employment on Designated Sites by Broad Category of Employment
Area

Jobs

Jobs/Ha

Industrial

Office

Public

Consumer

SILs

36.94

2,326

63

1,720

359

1

246

LELs

17.9

2,534

142

600

922

506

506

MELs

45.5

1,657

36

179

634

488

356

Town Centres ex
wider
Town Centres

140.8

14,820

105

923

5,626

2,122

6,149

217.0

21,545

99

1,643

7,829

3,614

8,459

Non-Designated

3,203.7

37,093

12

4,205

8,714

18,565

5,609

Borough

3,521.0

65,155

19

8,347

18,458

23,174

15,176

Source IDBR/CAG

3.14 SILs account for 3.6% of total employment in Lewisham, LELs account for 3.9%, and MELs
account for 2.5%. So, in total just 10% of jobs in Lewisham are accommodated on
‘employment land’. SILs however account for 20% of industrial jobs in the borough and
between them SILs, LELs, and MELs accommodate 30% of industrial jobs. Employment
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density, in terms of jobs per hectare, is highest in LELs followed by the town centres.
Employment density is lower in the SILs reflecting that fact that employment density is
generally lower for industrial activity. Employment density is lower still for the MELs,
though there are some, notably Sun and Kent Wharf and to a lesser extent Plough Way
and Arklow Road, where employment densities are reasonably high.
Table 3.2 Proportion of Jobs in Lewisham by Employment Land Designation
Industrial

Office

Public

Consumer

Total

SILs

20.6%

1.9%

0.0%

1.6%

3.6%

LELs

7.2%

5.0%

2.2%

3.3%

3.9%

MELs

2.1%

3.4%

2.1%

2.3%

2.5%

Town Centres ex wider

11.1%

30.5%

9.2%

40.5%

22.7%

Town Centres

19.7%

42.4%

15.6%

55.7%

33.1%

Non Designated

50.4%

47.2%

80.1%

37.0%

56.9%

100.0%

100.0%

100.0%

100.0%

100.0%

Borough
Source IDBR/CAG

3.15 Looking at types of jobs accommodated on different types of land, 74% of jobs on SIL are
in industrial sectors. In LELs there is a broad spread of jobs across all types, though office
type sectors are the largest category represented. On MELs there is a lower proportion of
jobs in industrial sectors, reflecting the limited compatibility of industrial activity in a
mixed-use environment.
3.16 Town Centres accommodated a combination of consumer services, such as retail, as well
as office type activities. The high proportion of public sector employment on NonDesignated sites will reflect the health and education sectors that make up a large
proportion of Lewisham’s total employment.
Table 3.3 Proportion of Jobs on Designated Land by Broad Category of Employment
Industrial

Office

Public

Consumer

SILs

73.9%

15.4%

0.0%

10.6%

LELs

23.7%

36.4%

20.0%

20.0%

MELs

10.8%

38.3%

29.5%

21.5%

6.2%

38.0%

14.3%

41.5%

Town Centres ex wider
Town Centres

7.6%

36.3%

16.8%

39.3%

Non Designated

11.3%

23.5%

50.0%

15.1%

Borough

12.8%

28.3%

35.6%

23.3%

Source IDBR/CAG

3.17 Figure 3.6 shows a more detailed sectoral breakdown of activity on the designated
employment sites. This again shows the concentration of industrial activity on SILs, and in
particular the high representation of the transport sector.
3.18 Administrative and support services activities are the largest sectors on LELs followed by
Health and Accommodation & food. Administrative and support service activities are also
the largest sector on MELs followed by Education and Arts, Leisure and other services.
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Figure 3.6 Sectoral Profile of Employment on Designated Employment Land
Arts, Leisure Other
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Admin & Support
Real Estate
Professional Services
Financial Services
Information & Communications
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200
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400
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600

800
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Source IDBR/CAG

Industrial Land
3.19 Data from the London Industrial Land Supply report showed that between 2006-15 total
industrial land in Lewisham declined from 155.4ha to 110.6ha a reduction of 44.8ha or
28.8%. Excluding Non-Industrial Land there was a reduction of 39.3ha or 26.8%. The rate
of decline averaged -3.4% p.a. over this period, which was faster than the average for
London as a whole of -1,3% p.a.
Figure 3.7 Industrial Land Supply Lewisham 2006-15
160
140
120
100

Vacant
Non Industrial

80

Wider Industrial

60

Core Industrial

40
20
0
2006

2015

Source: London Industrial Land Supply 2015

3.20 The biggest loss of core industrial land in the most recent period has come from NonDesignated sites, which saw a reduction of -18.4 ha or -34.2% between 2010-15. But there
was also a loss of core industrial land on SIL, which fell by -5.5 ha or 23.2%, and on Local
Strategic Industrial Sites (LSIS), which fell by -3.4 ha or 17.8%.
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Figure 3.8 Change in Core Industrial Land Lewisham by Designation 2010-15
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Source: London Industrial Land Supply 2015

3.21 There was a significant reduction in land for both general industry and for warehousing.
There has been a small increase in land for light industry, self-storage and open storage
though these are still minor occupiers of core industrial land in Lewisham.
Figure 3.9 Change in Core Industrial Land Lewisham by Type 2010-15
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Source: London Industrial Land Supply 2015

Conclusions
3.22 Lewisham has predominantly a local service sector economy, servicing the needs of its
local resident population. Its largest sectors are health and education. It also has a large
retail sector. Lewisham and Catford are major town centres and there are a number of
district and neighbourhood centres throughout the borough serving their local population.
Lewisham town centre has aspirations to be a Metropolitan centre, though it currently
18
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lacks the type of sub-regional leisure and cultural offer that would normally be found in
such centres.
3.23 Lewisham has not experienced the same levels of growth seen elsewhere in London in
recent years. Whilst the number of new businesses being formed in Lewisham has grown
rapidly in recent years, increasing by more than 50% since 2011, much of this is due to
structural changes on the nature of work with higher levels of self-employment and
contract work and the growth of the gig economy. Total employment in Lewisham has
grown, but not as rapidly as other parts of London. Lewisham remains an economy made
up of very small firms with just a handful of major employers. Compared with
neighbouring boroughs, Lewisham has a small and declining stock of commercial
floorspace. There are just 40 jobs in Lewisham for every 100 working age residents, the
second lowest proportion of any London borough.
3.24 Higher value and higher wage sectors, such as professional, scientific and technical
services and information & communication technologies are under-represented in
Lewisham compared to other boroughs. The average wage of full-time workers working in
Lewisham is 5% lower than those of the resident workforce.
3.25 A high proportion of jobs in Lewisham are part-time. This, combined with the overall
sectoral make-up of employment in the borough, results in the output, or Gross Value
Added (GVA), produced in Lewisham being comparatively low by London standards. GVA
per head of population in Lewisham is just 38% of the London average.
3.26 Although the value of economic activity may be relatively low, Lewisham is seen as a good
place to do business by those people who run businesses here. In a survey of Lewisham
businesses, 61% said it was a ‘good; or ‘very good’ place to run a business and 63 % said it
was a ‘good’ or ‘very good’ place to work6. External perceptions of Lewisham are not quite
as positive however, so the borough is probably missing out on some investment potential
by being under-valued. Despite its proximity, Central London is not in general a major
market for most Lewisham businesses.

6

CAG Consultants (2018) Lewisham Local Economic Assessment Business Survey
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4 Property Market Profile
Introduction
4.1

This chapter reviews the property market for employment space in the borough, covering
offices and general industrial/distribution space. For both offices and general
industrial/distribution space we consider in turn demand, supply and the balance of the
market. The main purpose of the analysis is to identify where there is potential demand
for new floorspace.

4.2

In relation to demand, we identify the types of business that are taking space in the
borough or may consider doing so, and what property they are looking for in terms of size
and quality. In relation to supply and market balance, we analyse the stock which is
currently available, recently developed and in the pipeline, and the rental values and
capital values that properties in the area are achieving. This is to determine:
• How far the existing floorspace stock is meeting current and foreseeable occupier
requirements;
• Hence, how far there is likely to be demand for more or different space, now or in the
future; and
• Conversely, if property and land are oversupplied overall or in particular sections of the
market.

4.3

These findings will help assess the potential demand for new employment floorspace, and
hence the quantity and qualitative mix of development sites.

4.4

A strength of the market-facing analysis is that it considers real-life property transactions,
including the values (rents and prices) realised in such transactions, and whether these
values are enough to support viable development. This provides evidence of effective, or
viable, demand – which means that potential occupiers will pay enough, and (where
relevant) have sufficient covenant strength,7 to support financially viable development.

Sources and definitions
4.5

Our property market research has drawn on two main sources:
• We have relied on the property market database Estates Gazette Interactive (EGi) and
commercial property research reports for evidence of take-up, availability and values,
both for the market overall and individual properties.
• Total stock figures have been derived from analysis of Valuation Office Agency (VOA)
data on business rate assessments. We have cross-referenced this data with the EGi
data to provide an indication of vacancy rates. Cross referencing the EGi and VOA data
does have limitations as the sources are different, therefore not guaranteeing that the
description of unit type or size is the same. The reason why there may be discrepancies
with the unit type is that the VOA data has 117 description codes, of which we have used
21 in our analysis. However, agents may list property on EGi for industrial or office

A business tenant has strong covenant if there is good evidence that they will be in good financial health,
and able to pay the rent, through the period of the tenancy.
7
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purposes that do not fall in the VOA categories that we have used in our analysis. Part
of the reason the size data may not correlate is that the EGi may provide a total floor
area for a single building whereas VOA may list this into various suites, and vice versa.
Due to the volume of data it has not been possible to “iron out” these discrepancies.
4.6

The main market indicators we have considered are rental values, capital values, recent
take-up and floorspace availability (vacancy). In a property market context, ‘take-up’ means
the occupation of business floorspace.8 Take-up covers both new-build and second-hand
space (second-hand being the larger share of the market). When we consider availability,
we consider all space being currently marketed. This covers both new and second-hand
space. The main employment areas in the borough are set out in Figure 4.1.
Figure 4.1 Lewisham Borough Employment Areas

Source: AspinallVerdi, OS, LB Lewisham

SoS for Ministry of Housing, Communities and Local Government (July 2018), National Planning
Policy Framework, para 120
8

21

Page 28

4.7

Figure 4.2 sets out the employment areas in the north of the Borough identified by the site
reference numbers taken from AECOM’s 2015 Employment Land Study (see later text and
tables for further details).
Figure 4.2 Lewisham Borough Employment Areas - North of the borough

Source: AspinallVerdi, OS, LB Lewisham
4.8

Figure 4.3 sets out the employment areas around Lewisham identified by the site
reference numbers taken from AECOM’s 2015 Employment Land Study.
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Figure 4.3 Lewisham Borough Employment Areas – Around Lewisham

Source: AspinallVerdi, OS, LB Lewisham
4.9

Figure 4.4 sets out the employment areas in the south of the Borough identified by the site
reference numbers taken from AECOM’s 2015 Employment Land Study.
Figure 4.4 Lewisham Borough Employment Areas – South of the Borough

Source: AspinallVerdi, OS, LB Lewisham
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National Office Market
4.10 During the recession in the late 2000s, speculative office development in the UK came to a
standstill. As the national economy began to improve (around 2010), speculative office
building restarted. This occurred firstly in London, followed by core regional cities such as
Manchester and around the Thames Valley. Office development is only currently viable
and financeable typically with pre-let in place to a blue-chip covenant on a long lease. This
structure gives sufficient security to investment to enable funding to be obtained. Demand
for office space is generally coming from professional services, TMTs (Technology, Media
and Telecommunications) and flexible workspace providers remains robust.

London Office Market
4.11 Generally, office development in London is only viable in Central Activity Zones (CAZ). In
London, Quarter 1 2018 was a time of high demand for space and a lack of new space
which has eased fears of a slowdown in the market instigated by the EU referendum. The
lack of new space is caused by the time-lag of the development market not keeping pace
with demand. JLL reports that vacancy rates for offices in Central London in 2018 was 4%. 9
Knight Frank report that ‘London is not seeing large numbers of jobs leave as a result of the
vote to leave the EU. Most major banks and insurers have announced plans to move a small
number of jobs (usually in the low hundreds) to offices in the European Union in order to
continue serving EU-based clients post-Brexit.’10 The impact the financial services has on the
London office is market is mitigated through the London market now having a larger
reliance on the TMT sector: ‘Government figures show the number of people in London
employed in the technology, media and telecoms (TMT) sector overtook those working in finance
and insurance in 2013, thanks to rapid expansion by major digital firms.’10 In addition, flexible
workspace providers are also taking significant amount of space. Figure 4.5 shows that
flexible office providers (WEWork, The Office Group, i2 Office, and Regus) have taken the
most central London office space since 2012, accounting for over 4 million sq ft of office
space, followed by TMTs such as Google and Amazon.
Figure 4.5 Central London Office Space Take-up Since 2012

Source: Cushman & Wakefield (2018) Coworking
9

JLL (Q1 2018) Central London Office Market Report
Knight Frank (2018) The London Report

10
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Lewisham Office Market
4.12 The Borough of Lewisham is not typically considered an office location, with demand for
office space low compared to other similarly sized boroughs in London such as Newham.
Most of the traditional office space in the borough is located in Lewisham centre, Catford,
and the Local Employment Locations (LELs). But the emergence of flexible workspace has
meant that Lewisham is becoming a hub for small and medium enterprises (SMEs). Places
such as Dek (Catford, Lewisham, Ladywell) and Fuel Tank (Deptford) has meant that more
people now have access to co-working space in the borough. Large office occupiers in the
borough include Lewisham Council (local authority), Andrew Cross & Co (accountants), and
Westminster Homecare (specialist care provider).

Demand
4.13 Demand for office space in Lewisham is relatively weak, and where there is demand, it is
for small space i.e. sub 5,000 sq ft. The weak demand for office space is illustrated through
EGi take-up data - Table 4.1 shows that between 2013 and 2017, there was an average of 8
deals done per annum with an average yearly floorspace take-up of 16,430 sq ft. The most
active year in terms of number of transactions was 2014, with a total of 13 transactions. In
2017 there was a 12,289 sq ft lease at Romer House on Lewisham High Street. We
understand that Romer House has been leased to Regus and has been converted into
serviced office space. Although not shown in Table 4.1, there have only been two
recorded transactions in 2018. Both have been at 82-84 Childers Street and equate to
8,993 sq ft.
Table 4.1 LB Lewisham Annual Office Take-up Since 2013
Calendar year

No. of transactions

Total take-up sq ft

2013

5

7,392

2014

13

35,184

2015

6

11,274

2016

10

12,306

2017

5

15,995

Total

39

82,151

Annual average 2013 – 2017

8

16,430

Source: EGi, accessed Nov 2018

4.14 Occupiers in Lewisham currently look for space that is close to amenities, close to their
service base and is affordable. Most occupiers prefer areas to the north of the borough
such as New Cross, Lewisham Town Centre and Deptford as they have better connectivity
and general amenities then compared to Catford, Bellingham, Lower Sydenham etc. The
type of occupiers that require space in Lewisham are generally businesses servicing the
local area. Examples include JBS Solicitors taking 900 sq ft of space and the charity Three
Cs taking 3,500 sq ft.
4.15 Table 4.2 illustrates that the primary take-up of office space is for the smaller units, with
the majority of transactions (71%) recorded on EGi since 2013 being up to 2,000 sq ft.
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There has only been one transaction above 10,001 sq ft, which was the letting to Regus at
Romer House.
Table 4.2 Lewisham Office Take-up by unit size
Size range sq ft

Total No of units

% of units by size range

up to 1,000

14

34%

1,001-2,000

15

37%

2,001-5,000

7

17%

5,001-10,000

4

10%

10,001-20,000

1

2%

+20,000

0

0%

Total

41

100%

Source: EGi, accessed Nov 2018

Supply and Market Balance
4.16 Analysis has been undertaken of the existing total stock in the borough, which has been
cross-referenced with EGi advertised properties to assess availability. Table 4.3 shows
there are 12 units currently available, which equates to a total of 19,542 sq ft of floorspace.
This is against a total stock of 596 units / 1,047,474 sq ft registered on VOA. Therefore, the
current vacancy rate for offices is 2% of floorspace and 2% of number of units. Cross
referencing the availability in Table 4.3 with average annual take-up (shown in Table 4.1)
indicates a supply of 1 years and 6 months in relation to number of units and 1 years 2
months’ in relation to floorspace. Both the indicators show that the market is tight, with
few available units.
Table 4.3 LB Lewisham Total Office Availability
Floorspace sq ft

No. of units

1,047,474

596

19,542

12

2%

2%

Total stock
Availability
Source: EGi & VOA, accessed Nov 2018

4.17 Although the current vacancy rate is not a cause for concern, supply is tightening. Part of
the reason supply is tightening is because increasing amount of office space is being lost
through Permitted Development Rights (PDR). Figure 4.6 shows that between 2014 and
2017, over 10% of the office stock in Lewisham was lost due to PDR.
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Figure 4.6 Office to Residential Conversions 2014-2017

Source: MHCLG, 2018, VOA, 2018

4.18 To assess whether there are any specific employment areas in the borough which have
particularly high or low office vacancy we have undertaken further analysis, as described
below.

Lewisham Town Centre
4.19 As illustrated in Figure 4.7 the office stock is mixed; there is traditional space offered in
converted premises, purpose built 1960s/70s space and new build space provided as part
of mixed-use development.
Figure 4.7 Examples of Office Stock in Lewisham Town Centre
27 Lewisham, High Street

Renaissance, Loampit Vale

Source: EGi propertylink

4.20 Table 4.4 shows that there is just a single unit available in Lewisham out of a total stock of
66 units registered on the VOA. The unit advertised is below 5,000 sq ft – this is where
there is greatest demand. The vacancy data does not reflect the availability at Romer
House, which is being offered through the serviced office provider Regus which will help
service the market for small units.
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Table 4.4 Office Availability Lewisham Town Centre
Total No of
units

% of units by
size range

No. of units
available

% of units
available

up to 1,000

31

47%

0

0%

1,001-2,000

13

20%

0

0%

2,001-5,000

17

26%

1

6%

5,001-10,000

3

5%

0

0%

10,001-20,000

1

2%

0

0%

+20,000

1

2%

0

0%

Total

66

100%

1

2%

Size range sq ft

Source: EGi & VOA, accessed Nov 2018

Catford Town Centre
4.21 The Catford office market is relatively small as Catford has not traditionally been
considered as an office location. As illustrated in Figure 4.8 office space in Catford tends
to be offered in purpose-built units on a refurbished basis.
Figure 4.8 Example of Office Space in Catford
Duke House, 84-86 Rushey Green

Source: hindwoods.co.uk

4.22 Table 4.5 shows that two thirds of the office stock in Catford comprises units under 1,000
sq ft. Out of a total stock of 58 units registered on VOA, there is just a single unit available
on EGi. The vacant unit is under 5,000 sq ft. Although there is only a single unit available in
Catford, which would indicate very low availability, we would not consider this a major
concern given the weak and small nature of the market.
Table 4.5 Office Availability Catford
Total No of
units

% of units by
size range

No. of units
available

% of units
available

up to 1,000

38

66%

0

0%

1,001-2,000

6

10%

1

17%

2,001-5,000

6

10%

0

0%

5,001-10,000

1

2%

0

0%

10,001-20,000

4

7%

0

0%

+20,000

3

5%

0

0%

Total

58

100%

1

2%

Size range sq ft

Source: EGi & VOA, accessed Nov 2018
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Local Employment Locations (LELs)
4.23 Table 4.6 shows that in terms of total stock there are more units in the LELs then Catford,
but the LELs have a much higher percentage of units up to 1,000 sq ft - this indicates in
floorspace terms that the market is smaller.
4.24 Table 4.6 shows that there are three units available on EGi in all the LELs in the borough
against a total stock of 70 units registered on VOA. Again, three units would normally
indicate very tight supply but given the weak nature of the office market this is not a
concern.
Table 4.6 Office Availability LELs Combined
Total No of
units

% of units by
size range

No. of units
available

% of units
available

up to 1,000

56

80%

3

5%

1,001-2,000

10

14%

0

0%

2,001-5,000

4

6%

0

0%

5,001-10,000

0

0%

0

0%

10,001-20,000

0

0%

0

0%

+20,000

0

0%

0

0%

Total

70

100%

3

4%

Size range sq ft

Source: EGi & VOA, accessed Nov 2018

Rent Levels
4.25 Office rents in central London are around £75 psf for prime stock, £60 psf for Grade A and
£38 psf for Grade B. At these prime and Grade A rents, development is viable and for
Grade B space refurbishment is viable.
4.26 There is little recent evidence of achieved office rents in Lewisham on EGi but from the
evidence we have, shows that good quality space is letting at between £18-20 psf. These
rents are sufficient to refurbish existing space. However, rents for Grade B offices are
around £14 psf, which is more akin to industrial rents and at these rents the space is
vulnerable for redevelopment for higher-value residential use.

Development Opportunities
4.27 The town centres provide the greatest scope for office development, but it remains
challenging due to the low rents achievable. Furthermore, the borough does not attract
large corporate occupiers seeking pre-lets, therefore any space being brought forward
would need to be small units to attract local occupiers. To enable delivery of office space it
would need to come forward as part of a mixed-use development. But as we see from
existing examples in the borough (e.g. Renaissance, Loampit Vale) this space is usually
offered on a shell and core basis and faces competition from competing uses such as
gyms. To make office units attractive to end users as part of a mixed-use development the
space needs be offered fitted out to negate high initial costs for incoming tenants and be
ready for occupation.
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Industrial Market
4.28 We now consider the industrial market. Again, we provide initial analysis of the national
and London markets before providing detailed analysis at borough level.

National Industrial Market
4.29 Nationally, the general industrial market is healthy due to good levels of demand and
tightening supply. In the global economic crisis, speculative development came to a halt.
At that point in time there was sufficient supply to meet demand due to weakening
occupier demand and the wave of speculative development that had occurred prefinancial crisis (driven by easy access to finance).
4.30 In recent years, supply has tightened. This is due to improvement in the economy,
changing shopping patterns (increase in online sales), and some units being lost to higher
value residential uses. Most recently, the devaluation of the pound has supported growth
in the UK manufacturing sector by making exports more competitive.
4.31 In some areas of the country supply of industrial units has not kept pace with demand due
to the lack of new build development occurring. Developers are finding it much harder to
fund industrial warehousing development when compared to the period prior to the
financial crisis.

London Industrial Market
4.32 London is seeing some of the highest demand for industrial space in the country. This has
been driven by population growth, tightening of industrial land supply, demand from ecommerce and the need for services to support the capital’s global economy. Industrial
space is also facing pressure from residential redevelopment and ‘non-traditional’
industrial uses (e.g. creative industries) attracted to the space due to its flexibility and
relatively affordability compared to traditional offices.
4.33 Due to the pressure from residential development London has been losing industrial
space at a greater rate than forecasted. The GLA’s Industrial Land Demand Study, June
2017, study states that ‘There are approximately 7,000 hectares (ha) of industrial land in
London. In the period 2010-15 the stock of industrial land in London fell by over 500 ha, at an
annual rate of 106 ha per annum. This compares to a release benchmark of 37 ha per annum
in the current (2016) London Plan based on recommendations in the 2011 Industrial Land
Demand and Release Benchmarks in London report.’11
4.34 Due to the on-going pressure on industrial land, the market is needing to respond but this
is still very much at early stages. Solutions are being sought on intensification and mixeduse – examples of which are set out in Figure 4.9.

11CAG,

et al (June 2017) London Industrial Land Demand
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Figure 4.9 Examples of intensification and mixed-use industrial
G Park London Docklands

Travis Perkins, Kings Cross

Source: royalwharfnews.com, beemold.com

4.35 Agents report that operators in London have had to be innovative and take
unconventional approaches to service the market. This has led to occupiers using a
network of smaller units across the city rather than a central distribution hub.

Lewisham Industrial Market
4.36 The Lewisham industrial market is larger than the office market. As shown in Figure 4.10,
the age and specification of industrial units in the borough varies. In the north of the
borough around Deptford Trading Estate and Surrey Canal Road there are a number of
established industrial estates. To the south around Bromley Road there has been more
recent development such as the Selco unit on Bromley Road.
Figure 4.10 Examples of industrial space in Lewisham
DHL, Juno Way

Deptford Trading Estate

Source: AspinallVerdi, 2018

4.37 Large industrial occupiers in the borough by floorspace include DHL Express (3PL) in a
55,000 sq ft unit, Access Self-Storage (Storage Company) in a 41,000 sq ft unit, and Selco
(builders’ merchant) in a 108,000 sq ft unit.
4.38 Like elsewhere in London, some industrial space in Lewisham has been lost to residential.
Examples include Axiom House (23,000 sq ft) and Hatcham Mews Business Centre (14,000
sq ft).
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Demand
4.39 There is strong demand for industrial space in the borough from a mix of sectors,
including traditional industrial, trade counter, last mile distribution and storage. Also, the
borough is seeing demand from those seeking to relocate from Old Kent Road. There is a
strong freehold market, but this does not form the majority of the demand. There is no
demand for larger scale distribution, with agents reporting that this tends to locate outside
the M25.

Borough Wide Take Up
4.40 Table 4.7 shows that between 2013 and 2017 annual general industrial take-up averaged
100,000 sq ft across 17 transactions. The most active years were between 2014 and 2015
with between 19 – 22 transactions per year. In 2013 there was a total of 136,635 sq ft
space transacted, the most of any year. Between 2016 and 2017, there was a drop-in takeup, both in terms of number of units and total floor space. This is not due to lack of
demand from occupiers, but due to lack of available supply with limited new stock being
delivered.
Table 4.7 LB Lewisham Annual Industrial Take-up Since 2013
Calendar year

No. of transactions

Total take-up sq ft

2013

16

136,721

2014

22

132,635

2015

19

101,959

2016

14

72,332

2017

14

57,233

Total

85

500,880

Annual average 2013 – 2017

17

100,176

Source: EGi, accessed Nov 2018

4.41 Table 4.8 shows that virtually all the transactions recorded over this period are 25,000 sq ft
and under, with nearly two thirds of these transactions 5,000 sq ft and under which
reflects the take-up of smaller units occurring. There have only been two transactions
above 25,001 sq ft, both of which occurred in 2013 and included the 25,327 sq ft letting to
Pipe Centre
Table 4.8 Lewisham Industrial Take Up by Unit Size
Size range sq ft

Total No of units

% of units by size range

up to 2,000

19

22%

2,001-5,000

34

40%

5,001-25,000

30

35%

25,001-50,000

2

2%

50,001-100,000

0

0%

+100,000

0

0%

Total

85

100%

Source: EGi, accessed Nov 2018
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Supply and Market Balance
4.42 Table 4.9 shows that there are 20 units available in the borough, which equates to a total
of 75,097 sq ft. This is against a total stock of 737 units / 2,700,798 million sq ft registered
on VOA. Therefore, there is a current vacancy rate of 3% of floorspace and 3% of number
of units. If we cross reference the availability in Table 4.9 with annual take-up (shown in
Table 4.7), the availability across the borough equates to 1 year 2 months in relation to
number of units and 9 months’ supply in relation to floorspace – both of these indicators
show the market is very tight.
Table 4.9 LB Lewisham Total Industrial Availability
Floorspace sq ft

No. of units

2,700,798

737

75,097

20

3%

3%

Total stock
Availability
Source: EGi & VOA, accessed Nov 2018

4.43 To assess whether there are any specific employment areas in the borough which have
particularly high or low office vacancy we have undertaken further analysis, as described
below.
Bromley Road Strategic Industrial Location (SIL)
4.44 Figure 4.11 shows that there are a number of good quality modern units in the Bromley
Road SIL, many of which are used as trade counter units.
Figure 4.11 Examples of modern units at Bromley Road
Selco, Bromley Road

Halford and Tool Station, Selco, Bromley
Road

Source: AspinallVerdi, 2018

4.45 Table 4.10 shows that there are no units available on EGi in Bromley Road SIL. This is
against a total stock of 27 units registered on VOA.
4.46 Table 4.10 also shows that the spread of unit sizes across the Bromley SIL is relatively
narrow, with units falling in three of the size bands. Given the strategic nature and the
popular nature of the area attracting quality occupiers means that the low vacancy is a
concern.

33

Page 40

Table 4.10 Industrial Availability Bromley Road SIL
Size range sq ft
up to 2,000

Total No of
units
0

% of units by
size range
0%

No. of units
available
0

% of units
available
0%

2,001-5,000

20

74%

0

0%

5,001-25,000

6

22%

0

0%

25,001-50,000

0

0%

0

0%

50,001-100,000

0

0%

0

0%

+100,000

1

4%

0

0%

Total

27

100%

0

0%

Source: EGi & VOA, accessed Nov 2018

Surrey Canal SIL
4.47 Figure 4.12 shows Surrey Canal SIL offers a wide range (age, quality and size) of purposebuilt industrial accommodation. The wide range of accommodation means it is able to
attract a wide range and type of occupiers.
Figure 4.12 Examples of industrial stock at Surrey Canal SIL
Juno Enterprise Centre

Surrey Canal Trade Park

Source: AspinallVerdi, 2018

4.48 Table 4.11 shows that there are five units available on EGi in the Surrey Canal SIL. This is
against a total stock of 91 units registered on VOA, equating to a vacancy rate of 5% of
units. The majority of stock is small units, with over 87% under 5,000 sq ft in size. This
reflects the nature of the inner London industrial market, with units often being small due
to the lack of available land to fill large requirements. The largest unit being marketed is
3,105 sq ft, located in Gemini Business Estate. Although a 5% vacancy rate appears high
when compared to the borough average, we do not consider it to be an issue given it
represents just five units and the tight nature of the market elsewhere in the borough.
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Table 4.11 Industrial Availability Surrey Canal SIL
Size range sq ft

Total No of
units

% of units by
size range

No. of units
available

% of units
available

up to 2,000

53

58%

0

0%

2,001-5,000

26

29%

5

9%

5,001-25,000

11

12%

0

0%

25,001-50,000

0

0%

0

0%

50,001-100,000

1

1%

0

0%

+100,000

0

0%

0

0%

Total

91

100%

5

5%

Source: EGi & VOA, accessed Nov 2018

Blackhorse Road SIL
4.49 Figure 4.13 shows Blackhorse Road SIL offers a wide range (age, quality and size) of
purposes built industrial accommodation. The wide range of accommodation means it is
able to attract a wide range and type of occupiers. The majority of occupiers are national
operators servicing the local market.
Figure 4.13 Examples of industrial stock at Blackhorse Road SIL
Blackhorse Business Park

Deptford Trading Estate

Source: AspinallVerdi, 2018

4.50 Table 4.12 shows that there is a single unit available on EGi in the Blackhorse Road SIL.
This is against a total stock of 31 units registered on VOA, equating to a vacancy rate of 3%
of units. 68% of units are small, being under 5,000 sq ft in size, again a reflection of the
inner London industrial market. The single available unit is for 8,988 sq ft of space and is
located in the Deptford Trading Estate.
Table 4.12 Industrial Availability Blackhorse Road SIL
Size range sq ft

Total No of
units

% of units by
size range

No. of units
available

% of units
available

up to 2,000

13

42%

0

0%

2,001-5,000

8

26%

0

0%

5,001-25,000

9

29%

1

11%

25,001-50,000

0

0%

0

0%

50,001-100,000

0

0%

0

0%

+100,000

1

3%

0

0%

Total

31

100%

1

3%

Source: EGi & VOA, accessed Nov 2018
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Surrey Canal Triangle Mixed Use Area (MEL)
4.51 Figure 4.14 shows The Surrey Canal Triangle, which predominantly comprises small units.
The majority of units are dated but are they currently well occupied. Occupiers are
generally small companies servicing the local market. The type of occupiers here are more
traditional industries which you would expect to see in industrial estates such as car repair
and MOT testing centre.
Figure 4.14 Examples of industrial stock at Blackhorse Road SIL
Enterprise Industrial Estate

Orion Business Centre

Source: AspinallVerdi, 2018

4.52 Table 4.13 shows that there are no units available on EGi in Surrey Canal MEL. This is a
concern given the strong demand for industrial space in the borough. 85% of the total
stock in Surrey Canal Triangle is under 2,000 sq ft, with 12% between 2,001 – 5,000 sq ft.
Table 4.13 Industrial Availability Surrey Canal Triangle MEL
Total No of
units

% of units by
size range

No. of units
available

% of units
available

up to 2,000

63

84%

0

0%

2,001-5,000

9

12%

0

0%

5,001-25,000

1

1%

0

0%

25,001-50,000

2

3%

0

0%

50,001-100,000

0

0%

0

0%

+100,000

0

0%

0

0%

Total

75

100%

0

0%

Size range sq ft

Source: EGi & VOA, accessed Nov 2018

Industrial Local Employment Locations (LELs)
4.53 The LELs are spread across the borough and represent a large amount of the total stock.
Table 4.14 shows that there are four units available on EGi in all the LELs in the borough.
This is against a total stock of 140 units registered on VOA, equating to a vacancy rate of
3% of units. Like other areas in the borough, units under 5,000 sq ft represent the majority
of the stock. The highest percentage of vacancy is for units between 2,001 sq ft – 5,000 sq
ft, at 13% but this is not a concern as it is just three units and this is the size range where
there is good level of demand. The largest available unit is 5,847 sq ft at Chiltonian
Industrial Estate.
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Table 4.14 Industrial Availability All LELs
Total No of
units

% of units by
size range

No. of units
available

up to 2,000

87

62%

0

0%

2,001-5,000

23

16%

3

13%

5,001-25,000

27

19%

1

4%

25,001-50,000

2

1%

0

0%

50,001-100,000

1

1%

0

0%

+100,000

0

0%

0

0%

140

100%

4

3%

Size range sq ft

Total

% of units
available

Source: EGi & VOA, accessed Nov 2018

Rent Levels
4.54 Around London and the south east, industrial rent levels are increasing due to the growing
London economy. This, coupled with a decline in available industrial space, has meant that
industrial rents in Greater London will continue to rise. Rents for industrial space in the
borough range from £16 psf for units of circa 5,000 sq ft, rising to £20 psf for smaller units
of 1,000 sq ft. Freehold units are achieving £180 psf.

Development Opportunities
4.55 Given the pressure from competing land uses there are very limited development
opportunities for new employment land designations in the borough. Industrial
development is viable without residential hope value and we have seen new development
occurring such as Chiltonian Industrial Estate and Trade City Sydenham. If new units were
brought to the market, they would be occupied given the low vacancy rates and strong
demand for space. The development opportunity in Lewisham is to intensify existing
employment areas and/or bring space forward as part of mixed-use development.

Conclusion
4.56 Lewisham’s industrial market is much stronger than its office market. Vacancy levels in the
borough for offices is reasonable but supply is tight for industrial space and this is where
there is greatest demand. Both industrial and office space is facing pressure from higher
value residential use.
4.57 Demand for office space in the borough is from traditional occupiers servicing the local
area. The borough does not attract large footloose requirements. The nature of demand
for office space means it is not viable for standalone development. If new space was to be
brought forward it would need to be small units, delivered as part of a mixed-use
development to enable higher value uses to cross-subsidies the unviable office space. It is
important how this space is brought to the market, not as shell and core, but appropriately
designed and ‘fitted out’ to meet occupier requirements.
4.58 With industrial rents ranging between £16 psf and £20 psf, and capital values of £180 psf
industrial development is viable in the borough and space would be occupied if brought
forward. The general strategy in London to increase/maintain industrial floorspace is to
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seek to intensify existing industrial areas and bring new development through mixed-use.
Both of these approaches are still unproven and this is where the challenge lies. Existing
industrial areas need to be protected and mixed-use development should be encouraged
in appropriate areas.
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5 Site Appraisal: demand
5.1

The following sections of this report focuses on the assessment of existing employment
sites. All currently designated employment sites have been considered as part of this
study, with detailed site assessments undertaken for all sites except a selected number of
MEL sites, as discussed elsewhere within the report. The boundaries of these sites have
been provided by the Local Authority and are mapped in Figure 4.1. The site assessment
method reflects the principles of the National Planning Policy Framework (NPPF), and in
particular the requirement that:
• planning should aim to meet objectively assessed needs and promote an effective use of land
for homes and other uses [other uses including employment] (para 117); and
• plans should be deliverable (para 16b of the Framework), and authorities should reflect
changes in demand for land in planning policies. Policies should be reviewed regularly in light
of allocated land and land availability. Where an authority believes land has no prospect of
an application coming forward for that use, they should either reallocate the land in an
updated plan, or as an interim measure consider applications for alternative uses (para 120).
These points imply that the sites should only be identified for employment if they can
reasonably be expected to be in demand and viable.

5.2

In terms of existing employment locations, Paragraph 120 of the NPPF can make
safeguarding employment sites challenging, but there are there are two possible reasons
for safeguarding existing employment sites against redevelopment for other uses. Firstly,
it could result in a shortage of employment space, damaging business performance,
prosperity and job opportunities. Secondly, it could result in incompatible uses being
placed next to each other. In particular, industrial or logistics operations that are too close
to housing may have to restrict their activities, so that residents are not affected by noise,
smells, light pollution or visual intrusion. Such bad neighbour impacts provide much of the
historic rationale for segregating industry and warehousing into dedicated areas.

5.3

We have undertaken a market test because it would not be reasonable to safeguard
employment sites where there is no effective demand. The NPPF advises that planning
policies should avoid the long-term protection of sites and that plans should seek to
identify needs through the deallocation of sites where appropriate. Going forward existing
employment areas which we have recommended for safeguarding should be protected in
policy. The policy should generally prohibit redevelopment or change of use to nonemployment uses. There might be an exception for services that support employment
uses, such as small-scale retail, cafes or crèches.

5.4

Based on these principles, the main questions our demand assessment will seek to
answer are whether existing employment sites are performing well and whether they can
viably be kept in employment uses? Or is there scope for future redevelopment,
intensification or masterplanning? Or can they be released for alternative uses?
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Caveats
Policy and supply constraints
5.5

The site appraisals are a market test on their suitability to be safeguarded, intensified or
masterplanned for employment uses. The site appraisals do not consider any supply-side
constraints, including policy constraints. To ensure “complete site appraisals” the council
will need to consider the supply side constraints separately and reconcile this with our
market test.

Snapshot in time
5.6

Like the market assessment section of this report, the site assessments are a snapshot in
time - due to the fluid nature of the market the conclusions on each site may change over
time. An example of this for existing employment sites, where vacancy is analysed.
Vacancy on an estate with a handful of major occupiers in large units may change from
being very low to high should occupiers vacate. In some cases where units are bespoke, it
may be difficult to find a new occupier to take space. All existing estates have been
assessed on their current situation. In some cases, should an occupier leave, there may
be little hope of re-occupation of the space. If this did occur then this would have a
significant impact upon our recommendations; such that the opinion to safeguarding the
site may change.

The detailed assessment
5.7

Our detailed assessment for existing sites is set out in Appendix 1. Below, we briefly
explain the content of the table, working from left to right through the questions in the top
header.

Market area
5.8 Firstly, we determine which market area the site is located. This is usually established
through determining where the nearest town or district centre is to the site.
AECOM cluster reference
5.9 This is the site reference used by AECOM’s their 2015 Employment Land Study. This has
been done to provide continuity between the studies and to help make identifying the
sites easier. For the large Surrey Canal SIL site, our site assessment includes AECOM’s C1C7 clusters.
Site area
5.10 As mentioned earlier, the list of sites for assessment and the boundaries of those sites
have been provided by the council, together with facts about each site. Site areas are
measured by GIS from the site boundaries provided by the council.
Primary type of employment
5.11 For each site the predominant employment use must be determined. This first step is
important because different types of occupier have different requirements. For example,
excellent strategic road access is more important for strategic logistics than general
industrial uses. We identify six types/mixes of use, based on the typical requirement of
each sector:
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• Offices (B1a)
• Light Industrial (B1c)
• General Industrial (B2)
• Storage and Distribution (B8)
• B2 - B8
• Mixed B uses
5.12 To identify the use of each site we have used planning data, discussion with the Local
Authority and our own professional judgment.
Site designation
5.13 It is important to establish what designation the site holds and whether this is a local
designation or a regional one. There are employment locations in the borough which are
un-designated but the full complement of these sites have not been considered in detail
as part of this study. The site designations covered in our assessment are as follows:
• Strategic Industrial Location (SIL) – this is a London Plan industrial land designation
• Local Employment Location (LEL) – this is a Lewisham Local Plan land designation
• Mixed Employment Location (MEL) – this is a Lewisham Local Plan land designation
Site sequential location
5.14 Next, we consider the sites sequential location to establish proximity to town centres and
their corresponding amenities. We identify three locations:
• In a town centre
• Within 400m of a town centre
• Within the built-up area
Attractiveness to occupiers
5.15 The remainder of the site assessment set out in the tables is a succession of questions, or
assessment criteria. For each site assessment criteria, sites are scored using a five-point
scoring system from excellent, to good, to reasonable, to poor, to very poor. Each score is
supported by a short explanation that explains our judgment. Some criteria do not follow
this scale i.e. vacancy – where this is the case it has been stated below.
• Access to amenities
• Any problems with shape, gradient, boundary etc.
• Strategic accessibility (road) - Proximity Motorways, trunk roads and other strategic link
roads (km)
• Local access by road – Site junction and quality of access to the principal road network
• Public transport access
• Is the site close to a railway station (within 400m)?
• Number of bus stops within 400m of site
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Quality, vacancy, and recommendation
5.16 ‘Quality of existing stock’ discusses the condition of the units, including their age and
specification. This is important as it indicates whether a unit is fit for purpose or is coming
to the end of its economic life.
5.17 ‘Other market intelligence’ includes any information collected as part of the study that has
a bearing on the attractiveness to occupiers. For example, if an occupier has recently
invested in their accommodation, or expanded, this can indicate that they plan on staying
in the area in the short to medium term.
5.18 Vacancy is an important criterion as it indicates the health of an employment area. High
vacancy would tend to indicate that the estate is unattractive to occupiers. Low vacancy
may indicate that a specific estate is in high demand – but this may not always be the case,
especially for the office market in Lewisham. We score vacancy on a different system
based on the perception of how many units are available compared to the estate’s size.
This includes none, to low, to middling, to high, to 100% vacant.
5.19 ‘If the site retains its current use will it be occupied’ is a yes/no question and is selfexplanatory.
5.20 ‘Opportunities and constraints for redevelopment, intensification, extension, and
refurbishment’ are considered, and if there is an opportunity, how much developable land
is available. If there are constraints, we have outlined these and stated if they are likely to
be, or can be, resolved within the plan period.
5.21 Finally, a conclusion is made as follows:
• Safeguard for employment uses: is self-explanatory. The existing employment site
should be in enough demand from occupiers to viably keep in employment use over the
plan period. But the sites should seek to intensify wherever possible.
• Safeguard for employment-led mixed-use redevelopment (through masterplan
process): given the tight nature of the general industrial market across London and
increasing pressure for alternative uses it its appropriate to consider whether there are
opportunities for intensification of sites as part of mixed-use development. There is an
expectation that as a minimum there is no net loss of employment floorspace through
the mixed-use development of the site.
• Co-location of uses (through masterplan process): like the safeguard for
employment-led mixed-use option, this considers where there are opportunities for colocation/redevelopment of sites within the SIL designation for employment uses. Larger
sites that have fragmented ownership, a mix of different employment uses, or have
been developed at different times, may benefit from undergoing a wider
masterplanning exercise. Without the clear vision outlined in a masterplan, parts of
these sites may be lost to alternative uses on a piecemeal basis. Overtime this could
lead to a deterioration of the integrity of the employment area.
• Strategic mixed-use employment for MEL: almost all MEL sites have now been
committed by way of build-out, consent or in pre-app stage. There could be
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opportunities to intensify the uses on these sites but any new developments will need
to ensure there is no net loss of employment floorspace.

Drawing conclusions
5.22 The next stage in our analysis is to translate the demand assessment into whether existing
sites should be safeguarded. In our analysis we found that due to the strong demand and
limited supply in the commercial market no sites in the borough should be entirely
released for alternative uses. Instead for a number of sites, in accordance with the
conclusion criteria in the above section, should be either intensified or masterplanned to
ensure that some redevelopment can take place. But ultimately this should not be at the
expense of employment uses.
5.23 The next section is a brief description of the sites in each category. The reader must bear
in mind that the recommendations made at this stage are partial and provisional, based
solely on the qualitative demand-side assessment of individual sites.

Employment site assessment results
5.24 Figure 5.1 summarises the sites analysed as part of our site assessments. The site
locations are shown in Figures 4.1 – 4.4. Based on our assessment we conclude that eight
sites (or 12 is the Surrey Canal SIL clusters are counted separately), totalling 43.4 ha, fall in
the category ‘Safeguard for employment uses’. Two sites, totalling 2.9 ha, are SIL that are in
the category ‘Co-location of uses (through masterplan process)’. Eight sites, totalling 8.4 ha
are in the category ‘Safeguard for employment-led mixed-use redevelopment (through
masterplan process)’. Five sites, totalling 23.4 ha are in the category ‘Strategic mixed-use
employment for MEL’.
5.25 These site specific recommendations are intended to be considered through the plan-led
process and where appropriate, progressed through the local plan; and further, that these
recommendations are not to be read prescriptively on individual site proposals. The planled process is advocated to ensure a coordinated approach to managing the borough’s
industrial land capacity, particularly in meeting future identified need.
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Table 5.1 Employment site assessment summary (Nb. Figures are gross area.)
Cluster
No.

Name

Site
Designation

Market area

C1 - 5

Surrey Canal

SIL

New Cross

C6

Trundleys Road / Apollo
Business Centre

SIL

C7

Mercury Way Waste Sites

C8
C9

Site area
(ha)

Primary type of
employment

Recommendation

22.1

Mixed B uses

Safeguard for employment uses

Deptford

1.5

General Industrial (B2)

Co-location of uses (through masterplan process)

SIL

Deptford

1.4

General Industrial (B2)

Co-location of uses (through masterplan process)

Blackhorse Road

SIL

Deptford

3.6

Mixed B uses

Safeguard for employment uses

Bromley Road

SIL

Catford

8.3

Mixed B uses

Safeguard for employment uses

C10

Blackheath Hill

LEL

Blackheath

0.3

Light Industrial (B1c)

Employment-led mixed-use redevelopment (through masterplan process)

C11

Lower Creekside

LEL

Deptford

2.4

Mixed B uses

Employment-led mixed-use redevelopment (through masterplan process)

C12

Endwell Road

LEL

Brockley

1.4

Mixed B uses

Safeguard for employment uses

C13

Evelyn Street

LEL

Deptford

1.2

Storage and Distribution (B8)

Safeguard for employment uses

C14

Lewisham Way

LEL

Saint John's

0.5

Mixed B uses

Safeguard for employment uses

C15

Malham Road

LEL

Forest Hill

3.6

Mixed B uses

Safeguard for employment uses

C16

Manor Lane

LEL

Lee

2.7

General Industrial (B2)

Safeguard for employment uses

C17

Perry Vale

LEL

Forest Hill

0.5

B2 – B8

Employment-led mixed-use redevelopment (through masterplan process)

C18

Clyde Vale

LEL

Forest Hill

0.4

Light Industrial (B1c)

Employment-led mixed-use redevelopment (through masterplan process)

C19

Stanton Square

LEL

Sydenham

1

Mixed B uses

Employment-led mixed-use redevelopment (through masterplan process)

C20

Willow Way

LEL

Sydenham

1.2

Mixed B uses

Employment-led mixed-use redevelopment (through masterplan process)

C21

Worsley Bridge Road

LEL

Sydenham

1.2

Mixed B uses

Employment-led mixed-use redevelopment (through masterplan process)

C22

Molesworth Street

LEL

Lewisham Town Centre

1.4

Storage and Distribution (B8)

Employment-led mixed-use redevelopment (through masterplan process)

C23

Surrey Canal Triangle

MEL

New Cross

10.9

Mixed B uses

Strategic mixed-use employment for MEL

C25

Sun and Kent Wharf

MEL

Deptford

1.4

Storage and Distribution (B8)

Strategic mixed-use employment for MEL

C26

Childers Street

MEL

Deptford

0.7

Light Industrial (B1c)

C27

Arklow Road

MEL

Deptford

2.1

Office (B1a)

Strategic mixed-use employment for MEL

C29

Plough Way

MEL

Deptford

8.3

Office (B1a)

Strategic mixed-use employment for MEL

Strategic mixed-use employment for MEL/Part safeguard for employment uses
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Safeguard for employment uses
5.26 Surrey Canal SIL (C1-C5) – is the largest employment area in the borough and comprises
a number of distinct employment sites including, Juno Way Industrial Estate, Silwood
Triangle. It also includes the Trundleys Road / Apollo, Business Centre, and Mercury Way
Waste Sites which are assessed separately below. The employment area is located to the
north of the borough where there is strong demand for industrial premises. The area
attracts a number of traditional industrial occupiers such as Topps Tiles and Screwfix, as
well as 3PLs such as DHL.
5.27 The London Borough of Lewisham (LBL), London Borough of Southwark (LBS), and
Network Rail (NR) have commissioned a feasibility study to assess the development
potential of Bermondsey Trading Estate, and the land around the new Bermondsey Dive
Under, with the intention to intensify B1(c), B2 and B8 uses within the study site. The study
has identified opportunities within Lewisham to convert a significant number of railway
arches for employment uses and has also identified two additional sites for employment
led development. The study will inform Lewisham’s Local Plan and will also inform
Network Rail’s preparation for the sale of its commercial property portfolio, including the
dive-under land.
5.28 Given the strategic importance of the Surrey Canal SIL and strong demand for industrial
space in the borough, this entire employment area should be protected in the emerging
local plan.
5.29 Blackhorse Road (C8) - is an established industrial area in Deptford that comprises two
large occupiers - Shurgard Self-Storage and Ascott Cab Company. There are a number of
smaller industrial units at Blackhorse Business Park, Deptford Trading Estate. There is also
council owned land and 18 office units at Evelyn Court.
5.30 The estate is located towards the north of Deptford and is situated off Evelyn Street
(A200). The access to the estates is narrow, restricted by on-street parking. The estate has
a mix of units varying in quality and size. To the east of the estate, the units are more
modern and in good condition while the units at Deptford Trading Estate are in poorer
condition. Some of the older units may benefit from refurbishment in the plan period.
Vacancy in the area is low, and though some of the units are dated they should be
safeguarded as they will likely stay in employment use (to serve a local need) over the plan
period.
5.31 Evelyn Court is well occupied but is reasonably dated. If it was to become surplus to
requirements, it could be intensified to provide employment space as part of a possible
mixed-use development, incorporating neighbouring council owned land. There is a prior
approval on Evelyn Court for office to residential uses, at the northeast corner of the area.
The introduction of housing is likely to compromise the function of the employment area
and consideration could be given to consolidating boundaries of this SIL.
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5.32 Bromley Road (C9) – is Strategic Industrial area in Catford which comprises a storage unit,
builders’ warehouse, Catford Bus Garage, Bellingham Trading Estate and a Dhamecha cash
and carry unit. The Access Self Storage unit and Catford Bus Garage has frontage onto
Bromley Road (A21) but Bellingham Trading Estate does not. Units towards the south of
Catford Bus Garage are of poor quality and could be redeveloped to provide industrial
units. This part of the site is not appropriate for residential development due to its close
proximity to the bus garage that operates 24 hours.
5.33 The building currently occupied by the Metropolitan Police is dated and could also be
redeveloped to provide industrial/storage units. Catford Bus Garage could possibly be
redeveloped for employment use in the plan period if Stagecoach vacates. Demand for
industrial uses in this area is strong. The size of the site allows for a masterplan approach
to take place to allow intensification through a carefully planned mixed use development
safeguarding this area for employment.
5.34 Endwell Road (C12) – is an industrial area located off Endwell Road (B2142). The
employment site comprises Brockley Cross Business Centre, Dragonfly Place and industrial
units occupied by Skyline Roofing Centre. Both Brockley Cross Business Centre and
Dragonfly Place have high site coverage and restricted car parking. Dragonfly Place
provides live-work units but the majority of the ground floor commercial units do not
appear to be used for this purpose, although this does add to the feel of a more mixeduse environment. It is located 0.8 km from the A20, which provides good access to other
parts of the borough/London.
5.35 The access to the A20 is tight, with vehicle restrictions on Brockley Road heading south,
and Geoffrey Road heading east – this would limit access to HGVs There is little to no
vacancy in the office or the light industrial units. The existing units are mostly of good
quality, although the units occupied by Skyline Roofing Centre are significantly more
dated. The supply of industrial accommodation at this end of the borough is tight and
there is strong market demand.
5.36 Due to the underutilisation of the live-work units on Dragonfly Place, a residential led
redevelopment would likely not be suitable but a wider range of employment uses should
be encouraged and it may prove attractive to parts of the creative industries sector.
Overall the employment site is of reasonable quality and should current occupiers vacate,
units should be reoccupied. The area should be protected as an employment site over the
plan period.
5.37 Evelyn Street (C13) – is located in Deptford at the northern boundary of the borough
directly off Evelyn Street (A200). The site has good prominence and amenities located close
by on Lower Road. There are two occupiers - Wolseley, who use the site predominantly as
a B8 distribution/storage, and Constantine Limited, who occupy Huntsman House to the
rear of the site also for storage and distribution purposes. The site has good access to the
A2, which is attractive to industrial occupiers. The units on the site are in good condition
but the Constantine Limited unit to the rear of the site has only a small amount of yard
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space. There is demand for industrial accommodation and the site should be safeguarded
in the emerging Local Plan.
5.38 Lewisham Way (C14) – comprises three industrial units and a purpose built Big Yellow
Self Storage facility. The site is located just off Lewisham Way (A20). The site has high
prominence but is surrounded by residential uses. The quality of the existing stock is
generally reasonable, although the industrial units are more dated and could possibly
reach the end of their economic life within the plan period. The site is currently fully
occupied. Due to the site’s location and surrounding uses, there will possibly be pressures
for residential development of the three industrial units. But supply for industrial space at
this end of the borough is tight at and there is strong demand. We are also aware that the
site is the single preferred location for a ventilation shaft between New Cross Gate and
Lewisham Stations on the Bakerloo Line Extension (BLE).
5.39 We recommend that this site should be safeguarded for employment use in the short time
until it is required for the BLE. If for any reason site is not required for the BLE the site
should continue to be safeguarded for employment use in the emerging local plan.
5.40 Malham Road (C15) – is an industrial estate in Forest Hill occupied by a range of local and
national occupiers. The estate is compact and there is limited yard space and most of the
units have a limited number of parking spaces. The location is not optimum, being
situated within a residential area, with poor prominence and access to amenities.
Currently, there is low vacancy on the site and the units are generally dated and seem to
have been built at different points in time. But the estate is in a well-defined area and
there is demand for this type of industrial accommodation. There is an opportunity to
redevelop the more dated units to provide better quality units that meet modern occupier
requirements. The site should be safeguarded in the emerging Local Plan.
5.41 At 118 Stanstead Road, to the south of the designated Malham Road LEL, there is another
cluster of undesignated employment uses. The site comprises a mix of industrial and
studio space. Occupiers include, Campervantastic (campervan hire) and Whirled Art
Studios (a multi let flexible studio space for artists). There is no vacancy on the site, and
the individual Whirled Art Studios currently have a waiting list. The Whirled Art Studios
were refurbished in 2010 and appear to still be in good condition. The Campervantastic
unit is more dated but appears to be suitable for the current occupier’s needs. There is a
demand for both small industrial units and flexible studio space in the borough. This area
should be included in the Malham LEL and safeguarded in the emerging Local Plan.
5.42 Manor Lane (C16) – is located in Lee, just west of Lee train station. The site comprises
Chiltonian Industrial Estate, which includes some older, some newly refurbished and new
build units. There is also a single unit accessed from Holme Lacey Road, currently occupied
by Travis Perkins. The majority of units at Chiltonian are high quality modern purposebuilt industrial units – some of the most modern in the borough. The modern units have a
reasonable amount of yard space suitable for modern occupier requirements. The older
unit has a reasonable site coverage although some of the yard space currently used for
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open storage. There is nothing to suggest that Travis Perkins plan to leave the site, but if
they did vacate it may be difficult to find an occupier as the building is quite dated. The
Chiltonian Estate has seen recent development which demonstrates that when units come
to the end of their economic life it is viable for them to be redeveloped and occupied.
There is demand for industrial accommodation and the site should be safeguarded in the
emerging Local Plan. Given the separate access consideration could be given to treating
the Travis Perkins site and the Chiltonian Estate as distinct clusters.

Co-location of uses (through masterplan process)
5.43 Trundleys Road and Apollo Business Centre (C6) - The units here are of significantly
poorer quality than the rest of the SIL and would require refurbishment in the plan period
if it is to remain occupied. Due to the significant demand for industrial space around the
SIL, this part of the site should be protected for employment use. Any intensification
through mixed-use development should provide sufficient employment floorspace to
ensure that there is not a net loss.
5.44 Mercury Way (C7). The waste site at Mercury Way is also of poor quality and its location
would make it appropriate for mixed-use residential development. But the London Plan
policy 5.17(H) requires the safeguarding of sites with licensed waste capacity. This makes
redevelopment only possible where suitable alternative provision for management
throughput/capacity can be secured. Ultimately this leads to it being difficult to relocate
waste sites as they are utilised by local authorities across the London.

Safeguard for employment-led mixed-use redevelopment (through masterplan
process)
5.45 Blackheath Hill (C10) – is located in a predominantly residential area in Blackheath. The
site comprises a Business Centre which contains 18 light industrial units with allocated
parking. The employment area has no prominence and is located within a residential area.
It is situated near a number of new residential developments. The existing employment
space has reasonable car parking and yard space. Access to the strategic road network is
very good although site access is tight and only suitable for cars.
5.46 The existing employment units are dated and may require refurbishment in the plan
period. The site is likely to face pressure from residential use due to the scale of
redevelopment occurring nearby. We recommend a strong policy approach to the site to
ensure employment uses are protected. But this should be pragmatic and allow
intensification to occur through mixed-use development when proposals are reasonable.
5.47 Lower Creekside (C11) – is located in Deptford at the northern boundary of the borough.
The area comprises a mix of industrial units, studio space and flexible workspace operated
by Workspace Group. It is surrounded by residential but does benefit from being close to
the A2 with very good local road access. The buildings at the southern end of the site have
a dated exterior but appear suitable for the current occupiers. The units currently
occupied by Greenwich MOT could be redeveloped as they are coming towards the end of
their economic life. There are some serviced office/workshop suites currently being
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advertised at The Fuel Tank but overall vacancy the site is low. The sites small amount of
remaining employment space should be protected but there is an opportunity for
intensification at the southern end of the site.
5.48 Perry Vale (C17) – is located in Forest Hill, south of the borough. The site comprises three
B2/B8 industrial buildings. Occupiers include Royal Mail and London Mosaic Tiles. The
employment area is well connected, being in close proximity to the A205 and Forest Hill
train station. The site would not be suitable to regular HGVs access as the entrance to the
industrial area is through a public car park. Overall the existing units seem to be in a good
condition and there is no vacancy. There are few industrial units in Forest Hill and based
on our market report there is strong demand for space in the area, meaning there will be
demand for these units should current occupiers vacate. However, there is also
opportunity to intensify the site to provide an employment-led mixed-use development.
This is appropriate for the site given its close proximity to Forest Hill railway station and
adjacent residential uses. Any mixed-use development should result in no net loss of
employment floorspace in order to protect the already constrained supply of employment
land in the borough.
5.49 Clyde Vale (C18) – is a light industrial employment area in Forest Hill. The site has
excellent strategic road access as it is located just 0.3 km from the A205, but the access to
the site is very constrained due to on street parking along Clyde Vale. The site is located in
a predominantly residential area although its current occupiers appear compatible. The
units on the site are dated and would likely require refurbishment/redevelopment in the
plan period. There is strong demand for industrial space, especially for these sizes of
units. We recommend a strong policy approach to the site to ensure employment uses are
protected. But this should be pragmatic and allow intensification to occur through mixeduse development when proposals are reasonable.
5.50 Stanton Square (C19) – is an industrial location in Lower Sydenham comprising industrial
units and brownfield land. The site has good connectivity, being situated close to the A21
and A205 strategic roads. The existing stock is of reasonable quality and is suitable for the
current occupiers. There is no vacancy on the site and units will likely continue to be
attractive to occupiers in the future.
5.51 Directly north of the site is the former gas works site, which is allocated in the emerging
plan as policy SA26. This site has seen multiple phases of mixed-use development
including, retail, industrial and residential. There appears to still be some undeveloped
plots on this site. Stanton Square also benefits from being in close proximity to Lower
Sydenham Station. The station is being considered as a potential stop on the BLE. We
recommend a strong policy approach to the Stanton Square site to ensure employment
uses are protected. This could take the form of a wider masterplan including the former
gas works site to the north, and the regeneration opportunity provided through the
potential BLE.
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5.52 Willow Way (C20) – is an industrial area in Forest Hill with a mix of B class occupiers.
Commercial units are located on either side of Willow Way which runs between Kirkdale
and Dartmouth Road. The site benefits from being in close proximity to amenities; located
less than 100m from the majority of the site. The site has been developed in a number of
phases on a piecemeal basis. There are modern small industrial units in close proximity to
Kirkdale Road which are in reasonable condition and appear to be well occupied. Further
south west along Willow Way the office and small industrial units are more dated but still
well occupied.
5.53 There is vacant land in the centre of the site that was previously occupied by the council.
The land is still in the council’s ownership and a masterplanning exercise was undertaken
in 2013/14 which produced plans to provide residential units along with a school,
commercial, and mixed-use space. These should be considered positively, if they do not
reduce employment floorspace, but intensify the existing offering. Currently, there is no
planning application for this land but if these plans go ahead it may encourage
intensification of other parts of the site. Though there may be scope to provide a mix of
uses on the site. The existing amount of employment floorspace should be protected to
ensure that demand in the area is met over the plan period.
5.54 Worsley Bridge Road (C21) – is located to the south of the borough, close to the
boundary with the London Borough of Bromley. The employment area comprises a mix of
office units, with frontage onto Worsley Bridge Road, and industrial at Broomsleigh
Business Park. There is also an office building which is in a state of disrepair. There are
different employment uses and the fact they have been developed at different times
means the employment area is not cohesive. Due to the size of the employment area, the
pressure for residential and the piecemeal approach to mixed development which has
occurred over the borough boundary, this area is at risk from residential development.
But there is strong demand for small industrial uses in the area. The size of the site allows
for a masterplan approach to take place to allow for site intensification through carefully
planned mixed use development to include residential and industrial uses.
5.55 Molesworth Street (C22) – is located near Lewisham town centre. The site comprises a
single building which contains a data centre owned by Citibank. The site is in a very
prominent location off the A21 and site access is suitable for cars and small vans. The
Citibank building is of good quality and demand for data centres in close proximity to
central London remains strong. The existing employment use should be safeguarded but
part of the designated employment area is no longer effectively an employment area and
consideration should be given to consolidating this.

Strategic mixed-use employment for MEL
5.56 Surrey Canal Triangle (C23) – is an industrial area located in New Cross. The area
comprises Enterprise Industrial Estate, Orion Business Centre, Millwall FC Stadium (The
Den), industrial units along Stockholm Road and the units between Surrey Canal Road and
Rollins Street. It is located 0.6 Km from the A2 which provides very good access to other
parts of the borough/London, although access to the A2 is via Ilderton Way which is
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generally not suitable for HGVs due to the amount of on street parking along the road. The
existing units are mostly dated and would require some external refurbishment in the
plan period. There are no vacant units currently being advertised.
5.57 A planning application was approved in 2015 for the comprehensive redevelopment of the
whole site to include up to 2,400 homes, as well as retail and 10 – 15,000 sq m of B1
floorspace. So far, the development has not commenced. Nonetheless, the site should be
safeguarded for employment use in the short term, and then reassessed if the
development does not come forward.
5.58 Sun and Kent Wharf (C25) – is a mixed-use industrial location in Deptford located close to
Deptford High Street and the amenities it has on offer. Access to the site is via Creekside
which is a small road not suitable for large vans/trucks. Site access and yard space around
the site is generally poor. This, coupled with high amounts of on street parking, means
that the site is unsuitable for a range of modern industrial occupiers.
5.59 The units comprise railway arches occupied by Ariel Scaffolding, storage units occupied by
Jones Catering and a historic office building occupied by Cockpit Arts. The new Kent Wharf
is a mixed use residential and office development by Bellway.
5.60 Overall the industrial and office buildings are dated and would benefit from refurbishment
over the plan period. If the current occupiers vacate the site it may be difficult to find a
new occupier due to the constrained nature of the access and poor site coverage. There is
no reason to believe that the current occupiers plan to vacate the site so it should be
safeguarded for employment uses. Should space become vacant the site should be
considered for intensification through a mix of residential and employment uses. We
would consider flexible workspace to be appropriate in this location.
5.61 Childers Street (C26) - is located to the north of Deptford. The site comprises ACME
Studios, Parkside Business Estate and VIVE LIVING – which is a scheme of 82 Build to Rent
apartments and coworking space. The units vary in size and quality, however the building
currently occupied by ACME studios is of poorer quality than the railway arch units. This
seemingly does not affect their attractiveness as there is no vacancy on the site. The site
has close proximity to the A2 and access is good via Edward Street and Pagnell Road. The
units on the site are currently only suitable for certain occupiers due to their size and
specification. The building currently occupied by ACME is of particular interest, given its
continuing employment use, and this part of the site should be considered for
safeguarding and potential intensification through a mixed-use residential/workshop
scheme, compatible with the mixed-use schemes recently built on the southern part of the
Childers Street site.
5.62 Arklow Road (C27) – is located in Deptford in the north of the borough. Most of the site
comprises residential buildings but there is also a mixed residential/office building called
Astra House. Astra House is a good quality building which is highly compatible with
existing residential buildings. The units at Astra House seem to be fully occupied at the
moment. The site has good proximity to the A2 and access is suitable for cars/vans. In the
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short-term the unit should be protected for employment use. But should it become
vacant, the site should be re-assessed against the strength of the market at that point in
the property cycle, and possibly released for residential purposes.
5.63 Plough Way (C29) - is located in Deptford comprising four development sites. Three of
these sites; Marine wharf East, Cannon Wharf and Marine Wharf West, are mixed use
schemes providing some B1 floorspace. The quality of the units at the site is good with
most being built recently. Furthermore, the site benefits from close proximity to Lower
Road which has good access to amenities and good access to the A2 through Evelyn
Street. Although there are some vacant units on the site, this is not a concern due to the
age and specification of the units. The site should be safeguarded as it will viably remain in
employment use over the plan period.
MELs not assessed
5.64 The following sites are currently designated as MEL have not been subject to detailed site
assessments assessed because they have been recently redeveloped or committed,
predominantly for residential with an element of employment generating uses. Going
forward these sites should all fall in the category of Strategic mixed-use employment for
MEL.
• Convoys Wharf (C24)
• Oxestalls Road (C28)
• Grinstead Road (C30)
• Thanet Wharf (C31)
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6 Forecasts
Introduction
6.1

This Chapter presents forecasts of the demand for employment land and premises in
Lewisham. The forecasts are presented for 15 and 20 year planning horizons for the
Lewisham Local Plan, namely 2018-33 and 2018-38. We also present the forecasts for the
London Plan period 2016-41. The starting point is recent work published by the GLA to
inform the London Plan. In presenting these projections we consider three categories of
employment land:
• Offices (B1a)– for which the starting point is the London Office Policy Review 2017
• Industrial (B1b , B1c, B8) – for which the starting point is the London Industrial Land
Demand study (2017)
• All other (Non B-class) employment – this is not directly an output for this study but as
noted in the preceding analysis accounts for the majority of employment in Lewisham
Review

6.2

In making this distinction between different types of demand on Use Class grounds we
recognise that there is an increasing blurring of activity on the ground. Non-industrial
businesses occupy industrial premises and much activity is of a hybrid nature that is partly
service and partly production. Nevertheless, it is still useful to segment demand as
different types of occupiers have different premises needs. We start with office and
industrial demand and return later to consider where demand may be transferable
between different types of property market product.

6.3

The projections of office and industrial demand produced to inform the London Plan are
not the only possible outcomes and Lewisham does not need to be bound by these
projections when determining its employment land policies. But it does need to
demonstrate it has taken these projections into account and needs to provide a
justification for the projections that the borough decides to adopt.

6.4

We use the GLA projections as our starting point but also undertake sensitivity tests and
reality check the projections against what we know about the Lewisham economy from
the assessment set out in earlier chapters of this report.

6.5

We also consider the projected outcomes against what we understand to be LB
Lewisham’s policy objectives.

6.6

We consider in turn the forecast demand for office premises and for industrial premises.
We then also comment on demand for non B-class employment.

6.7

We first set out employment forecasts for Lewisham, by sector, drawing on employment
projections prepared by GLA Economics, and used to inform the London Plan.
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6.8

These employment forecasts are then translated into forecasts of demand for premises by
application of employment density ratios, and then into a forecast of the demand for
employment land by application of plot ratios. The approach is summarised in Figure 6.1.
Figure 6.1 Forecast Method

Employment Projections
GLA employment projections
6.9

In June 2016 GLA Economics published employment projections at sector level for London,
and for total employment at borough level12. There were no sectoral breakdowns of the
borough projections. These projections in turn were used to inform the forecast of office
floorspace set out in the London Office Policy Review 2017 (LOPR 2017) and in part were
an input to the forecast of industrial land demand set out in the London Industrial Land
Demand (LILD) study 2017.

6.10 The GLA project growth of 1.2m jobs over the period 2016-41, an increase of 21.0%. This
compares with a growth of 1.6m jobs over the preceding 20-year period.
6.11 Information and communication services (up 162,000); administrative and support
services (up 139,000); education (up 150,000); and health (up 141,000), are other sectors
that are projected to experience a large increase in jobs over the period 2016-41.
6.12 As a sensitivity test the GLA also published a High variant of its Central projection which
showed growth of 1.5m jobs over the period 2016-41 and Low variant which showed
growth of 0.8m jobs.
6.13 Projected employment change by sector for the period 2016-36 is set out in Figure 6.2
below, which also shows change from 1996 by way of comparison. The largest growth is
projected to occur in the professional scientific and technical services sector with an
increase of 412,000 jobs (46%).
6.14 The projected pattern of growth is broadly similar to that seen in the preceding 20-years.
The principal differences are in the manufacturing sector, where the projected rate of
12

GLA Economics (2016) London Labour Market Projections
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decline is much slower than in the past, and in the retail sector, where future growth is
projected to be relatively static.
Figure 6.2 Employment Change by Sector London 1996-2036
other.services
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Source: GLA Economics

Borough employment projections
6.15

GLA Economics also published a set of borough-level employment projections using a
revised version of their previous ‘Triangulated’ method. These projections are generated
by developing a set of rules to integrate three separate projections for borough jobs,
including:
• continued historic trends, prepared by GLA Economics;
• transport accessibility, based on a relationship for each borough between employment
density and transport accessibility, and
• workplace capacity, using data from the London Employment Sites Database13.

6.16 As the transport accessibility analysis will inform future investment decisions by TfL, the
transport accessibility projections do not feature in the rules to allocate employee jobs
across boroughs for this round of borough projections.
6.17 The 2016 GLA projections for Lewisham show employment increasing from 79,200 in 2016
to 89,200 in 2041, an increase of 10,10014 jobs or 12.7%. This is below the projected
growth for London as a whole of 21.0%, where growth is anticipated to be faster in Central
London.
6.18 The GLA do not produce sector forecasts at borough level. We therefore generate borough
sector forecasts by initially assuming that each sector grows at the same rate as the
London sector forecasts. The London sector growth rates are applied to the 2014 borough
13
14

CAG Consultants (2017) London Employment Sites Database
Figures are stated after rounding to nearest 100.
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sector data (for the 16 sectors at which GLA Economics produce their London forecasts).
The input data for this is BRES 201415 employment data which are grossed up to the GLA
2014 borough employment totals to account for self-employed.
6.19 These initial borough-level sector forecasts are calibrated to ensure consistency with both
the GLA’s London sector-level forecasts and with the GLA’s borough-level forecasts
through a process of reiterations to these dual constraints.
6.20 Sector level forecasts for Lewisham are illustrated in Figure 6.3 below.
6.21 The largest growth sectors were projected to be education which grows by 3,300 jobs;
health, which grows by 2,500 jobs; and professional, scientific and technical services sector
which is projected to grow by 2,400 jobs.
Figure 6.3 Lewisham Sector Employment Projections 2016-41 based on GLA2016
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6.22 In June 2017 the GLA published an update of their employment projections. Figure 6.4
compares the employment projections prepared by the GLA that were used to informed
LOPR and LILD with those produced by the GLA one year later in 2017. The GLA2017
projections are significantly more positive for Lewisham projecting an increase in
employment of 15,000 jobs over the period 2016-41. Compared with a projected increase
of 10,000 in GLA2016.

2017 BRES data is at time of producing this report the latest available, but 2014 is used as it is consistent
with the base data for the GLA Economics projections
15
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Figure 6.4 GLA Employment projections for Lewisham 2016 and 2017
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Source: GLA Economics

6.23 Comparing the two projections at the sectoral level, the additional jobs are distributed in
broad proportion to projected sector change. The sectors that are projected to have the
largest increase in employment, namely health and education, have the largest amount of
the additional projected jobs growth.
Figure 6.5 Comparison of Employment Projections for Lewisham at Sector Level –
Change in Jobs 2016-41
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Source: GLA Economics/CAG

6.24 Where there is a more significant difference in the two projections is in the time profile of
growth. The GLA2017 projections have much higher growth for Lewisham in the earlier
years of the Plan period than the GLA2016 projections. By contrast GLA2016 show higher
rates of growth in the latter parts of the Plan period, indeed progressively rising over time.
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Figure 6.6 Average Annual employment growth rate projections for Lewisham by 5year period
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Recent Employment Trends in Lewisham
6.25 The baseline employment data used to inform the LOPR and LILD projections was BRES
2014. Since that time there have been three additional years of baseline employment data
published. This new data does not, however, suggest any significant change in the
composition of employment in the borough. Thus, we do not propose to make any
adjustment for this factor.
Figure 6.7 Employment Trends Lewisham 2014-2017
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Offices
London Office Policy Review
6.26 The London Office Policy Review (LOPR) 2017 set out three approaches to projecting
demand for office floorspace in London, as follows:
• Trend projection: based on past change in office floorspace stock in each borough.
• Central employment-based: which converts projections of employment by sector to
floorspace, by application of an employment density ratio.
• Composite projection: the average of the trend projection and central employmentbased projections.
6.27 The employment-based projection might be interpreted as the best approach if the
boroughs were able to capture their share of London’s projected growth. But long running
trends have shown office employment growth in London concentrating in the Central
Activities Zone (CAZ).
6.28 Therefore, the Composite projection might be seen to represent the best central
projection, taking account as it does of past trends in office floorspace at the borough
level, the local employment structure, and known development proposals.
6.29 Taking account of past change in stock also helps to account for the changing relationship
between employment growth and office floorspace demand. LOPR noted how the past
relationship between growth in what had traditionally been office employment sectors
and demand for office floorspace has broken down. Since 2001 Outer London, in
particular, has seen a growth in ‘office’ employment sectors combined with a reduction in
office floorspace stock. This trend has also been reflected in Lewisham. Over the period
2004-15 employment in ‘office sectors’ in Lewisham grew at an average of 0.6% p.a., whilst
over the period 2001-15 the office floorspace stock in Lewisham declined at an average of
-1.3% p.a. Cost-driven intensification and technology-led working practices mean that
growth in jobs does not necessarily translate into growth in floorspace.
6.30 In addition to these core approaches to projecting demand for office floorspace, LOPR
presented a series of sensitivity tests around the Employment-based Central projection.
These were as follows.
• Employment-based high - Uses the GLA’s higher employment projection.
• Employment-based low - Uses the GLA’s lower employment projection.
• Hybrid - Assumes some activity in sectors that have traditionally been considered as
office sectors is accommodated in hybrid industrial premises.
• Homeworking - Assumes a higher proportion of future employment growth will be
homeworkers who do not require office space.
• Density ratio 13 sq m non-CAZ - Assumes a higher average floorspace to worker ratio
than the central projection, hence increasing the overall demand for floorspace.
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• Density ratio 1.25 desk share - Assumes a higher rate of desk-sharing, hence reducing
the overall demand for floorspace.
• Intensity all stock 11.3 sq m - Assumes that all office stock is occupied at the
benchmark ratio of 11.3 sq m per worker in 2041.
6.31 The results of the sensitivity tests for Lewisham are summarised in Table 6.1 for the
London Plan period 2016-41. The Table also shows the proportionate share for the
Lewisham Plan periods of 2018-33 and 2018-38. This assumes an even distribution of the
LOPR projections over the Plan period. This may not be in strict accordance with the time
profile of the LOPR projections but is probably the most transparent way of presenting
and interpreting that data. In any event the time profile will be subject to cyclical
fluctuations that are absent from the London Plan projections.

Table 6.1 Office Floorspace Change Lewisham 2016-41 Sensitivity Tests
Change Sq m
Trend Projection
Composite Projection
Employment-Based Central
Employment-Based High
Employment-Based Low
Hybrid
Homeworking
Density Ratio 13 sqm Non-CAZ
Density Ratio 1.25 Desk share
Intensity all Stock 11.3 sq m

2016-41
-36,700
-2,500
31,700
41,000
22,500
23,300
29,000
36,400
30,300
55,800

2018-33
-22,000
-1,500
19,000
24,600
13,500
14,000
17,400
21,800
18,200
33,500

2018-38
-29,400
-2,000
25,400
32,800
18,000
18,600
23,200
29,100
24,200
44,600

Source: London Office Policy Review16

6.32 The high-intensity scenario at the London level looks to test the impact of applying current
density ratios to older, less intensively occupied stock. This scenario is not however
appropriate for Lewisham, as Lewisham’s current office stock to ‘office employment’ ratio
is below the benchmark ratio.
6.33 Using the LOPR definition of office employment sectors and the VOA data on office stock,
the LOPR report showed that Lewisham has an apparently high density of occupation of
office stock. This means that the implied floorspace per worker ratio of 10 sq m per
worker was one of the lowest in London and significantly below the London average of
13.8 sq m per worker. There are a number of potential explanations for this, all of which
are helpful in trying to understand the nature of Lewisham’s economy.
• Stock is actually occupied more densely in Lewisham. This could be explained by the
nature of the types of office activities that are located in Lewisham. For example, back
office activities will typically be occupied at higher densities than Corporate HQ
premises.
• High levels of self-employment and home working. If an above average proportion
of people who work in ‘office sectors’ are in fact working from home, then the
16

Ramidus, CAG (2017) London Office Policy Review 2017
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denominator in the ratio floorspace per worker is artificially inflated, hence depressing
the ratio.
• The sector use class mapping is not appropriate for Lewisham. It may be that a
number of sectors that would traditionally be expected to occupy office space are in fact
working in different types of premises e.g. industrial premises. This was one of the
purposes of the hybrid sectors sensitivity tests in the LOPR report.
6.34 The reality is likely to be found in a combination of these factors. If so, the question is what
is the appropriate density ratio to apply going forward? This will be answered by the types
of activities we expect Lewisham to attract in the future.
6.35 Other things being equal the GLA2017 projections would imply a slightly higher demand
for office floorspace than the figures published in LOPR. Applying the same method that
was used to generate the LOPR employment projections then using GLA2017 rather than
GLA2016 would produce a forecast net additional growth in office jobs of 3,300 compared
with 2,600.
6.36 This would result in forecast demand for office floorspace of 39,800 sq m for the
Employment-based Central projection compare with 31,700 sq m published in LOPR. In
turn this would imply the composite projection showing positive demand for 1,600 sq m
over the period 2016-41 compared to a negative net demand of -2,500 sq m as set out in
LOPR.
Table 6.2 Forecast of Office Employment Change 2016-41
2016-41

GLA2016

GLA2017

Total Jobs

10,100

15,000

Office Jobs

2,600

3,300

25.7%

21.8%

Office Floorspace (sq m)

31,700

39,800

Composite Projection (sq m)

-2,500

1,600

Office as % of

Total17

Source; GLA Economics/CAG

6.37 There is essentially little difference in substituting the later GLA projections, but it could be
seen as adding a small margin for error or as planning positively for growth. Table 6.3
applies this update for the GLA2017 projections to the Lewisham Plan period.
Table 6.3 Office Floorspace Projections for Lewisham based on GLA2017 Sq m

GLA2017
Trend Projection
Composite Projection
Employment-Based Central

2016-41
-36,700
1,600
39,800

2018-33
-22,000
900
23,900

2018-38
-29,400
1,200
31,800

Source; GLA Economics/CAG

17

Percentages based on unrounded data.
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Conclusions on Office Floorspace Projections
6.38 Given past trends in office floorspace stock in the borough and what appears to be a
change in the relationship between office employment change and office stock change, we
do not think the full employment-based demand projections are likely to be realised. But
Lewisham should also seek to plan positively for growth and if it does not develop new
stock it will not attract the growth potential in sectors such as professional services and
ICT.
6.39 We would therefore recommend planning for a net addition to office stock of 10,000 sq m
over the period 2018-33 or 15,000 sq m over the period 2018-38. However, as important
as the quantum of office floorspace will be the type and location of floorspace that is
delivered.
6.40 We see demand as being predominantly for small units in the Deptford New Cross area.
Dependent on the outcome of the Catford Masterplan it may also be possible to establish
a small office quarter there, again predominantly based around small units.

Industrial
6.41 The London Industrial Land Demand study (LILD)2017 was published in June 2017. Under
the suggested new categorisations set out in the LILD Lewisham is identified as a borough
that should ‘Retain’ its industrial land. The report also sets benchmarks for the release of
industrial land by borough.
6.42 The LILD report states that the projections and benchmark release totals should be
treated with caution at the Borough level as much demand is effectively sub-regional.
There is likely to be some adjustment to the Borough level release totals following
consultations with Boroughs.
6.43 The LILD study assesses demand by sub region and by Industrial Property Market Area.
Lewisham is classified in the East sub region and in the Central Services Property Market
Area. These two assessment areas have quite different characteristics and Lewisham
probably does not fall neatly in to either category. The definitions, based on those used for
the London Industrial Land Supply study18, are also based on whole borough areas,
whereas in reality the north and south of the borough may fall in to different industrial
property market areas. Thus, the benchmark release figure should be interpreted
sensitively in line with Lewisham designation as a ‘Retain’ borough rather than being seen
as a target for planned release.
6.44 The Baseline projection is for a net loss of -12.4 ha of industrial land for Lewisham over the
period 2016-41. This is derived from an estimate of a reduction of -3.4 ha of land for
general industrial purposes; a reduction of -5.6 ha of land for warehousing; a reduction of
-3.5 ha of land for utilities; an increase of 2.6 ha of land for other uses; and a reduction of 2.5 ha of excess surplus vacant land.

18

Aecom et al (2015) London Industrial Land Supply & Economy Study
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6.45 This is best considered in terms of a reduction of -0.5 ha a year. This compares with an
average loss of -4.4 ha a year over the period 2006-15. The message is not that Lewisham
should be planning to release more industrial land, but it may be possible as sites are
redeveloped to be used more intensively and more efficiently that small amounts of
industrial land may be released as part of this process.
Table 6.4 Baseline Industrial Land Projections (ha) for Lewisham by Component of
Demand
2016-41

2018-33

2018-38

p.a.

Industry

-3.4

-2.0

-2.7

-0.14

Warehouse

-5.6

-3.4

-4.5

-0.22

Waste

-3.5

-2.1

-2.8

-0.14

Other

2.6

1.6

2.1

0.10

Demand

-9.9

-5.9

-7.9

-0.40

Surplus Vacant

-2.5

-1.5

-2.0

-0.10

-12.4

-7.4

-9.9

-0.50

Total
Source: LILD2017

6.46 A loss of -12.4 ha represents a reduction of -11.2% on Lewisham’s 2015 industrial land
stock of 110.6 ha.
6.47 The central scenario also needs to be considered in terms of the various sensitivity tests.

Alternative Scenarios
6.48 The London Industrial Land Demand Study also published a number of alternative
scenarios.
• Trend supply - where industrial land continues to be released at the same rate as in the
recent past. This produces a net release of -60.1 ha of industrial land for Lewisham over
the period 2016-41 (-36.1 ha pro rata for the period 2018-2033, -48.1 ha for 2018-38)
• Planning Pipeline – which looks at how much industrial land would be released under
current plans including the existing development pipeline and areas earmarked in
Opportunity Area Planning Frameworks, Local Plans and in Housing Zones. This
produces a net release of -10.2 ha of industrial land for Lewisham over the period 201641 (-6.1ha pro rata for the period 2018-2033, -8.2 ha for 2018-38)
• Planning + Infrastructure – this adds to the planning pipeline scenario additional
industrial land releases related to the development of Crossrail 2 and the Bakerloo Line
Extension. This has no impact on Lewisham over and above the Planning Pipeline
release.
6.49 The LILD also looked at the potential additional releases enabled through intensification of
existing industrial area and further releases that might be achieved through meeting more
of London’s demand for warehousing from outside of its borders. Broad and general
assumptions of the potential for this were used in LILD and we have examined this in
more detail through the site assessments set out in Chapter 5.
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6.50 Whilst the baseline industrial land release figure suggests Lewisham should release -12.4
ha of industrial land it could release more if it could demonstrate that it has increased
capacity for industrial floorspace on existing industrial land.

Conclusions on Industrial Land Projections
6.51 Lewisham is designated as a borough that should ‘Retain’ industrial land under the latest
GLA industrial land categorisations. The benchmark release figure of -12.4 ha over the
period 2016-41 equates to -0.5 ha a year compared to an average release of 4.4 ha per
year in the recent past.
6.52 Such a rate implies that Lewisham should not be seeking further planned losses of
industrial land, but there may be scope to allow some small releases either as part of site
redevelopment or where an existing use becomes rendered redundant and there is no
realistic possibility of future re-use for industrial activity.

Non B-Class employment
6.53 It is not in the remit of this study to assess the demand for floorspace outside of B-class
uses, but demand for other uses provides relevant context. As shown in the earlier profile
of the Lewisham economy it is the non B-class sectors that account for the majority of jobs
in Lewisham. The forecasts of employment also show the majority of future growth is
expected to come from sectors that do not predominantly occupy B-class floorspace.
6.54 The two most notable sectors are education and health. 46% of projected employment
growth is expected to come from the education and health sectors alone. This will range
from local health centres and schools to larger hospitals and universities, which may have
a sub-regional or even national catchment. Land for schools, health centres and other
similar facilities are planned for in a different way and do not form part of this study.
6.55 But these sectors do create demand for land and in some cases this may be competing
with demand for B-class employment land and also with demand for residential
development.
6.56 Intensification of economic activity through integrating different land use types on the
same site, or same development area, is an increasingly important consideration for land
use planning in London.

Reality Checks and Benchmarks
6.57 As noted previously the GLA employment forecasts are not the only potential outcomes.
Forecasts of this nature are in any event subject to a degree of uncertainty. We therefore
undertake sensitivity analysis by reviewing other forecasts for London to check if an
alternative view would suggest any significantly different outcome.
6.58 A research report produced for the City of London Corporation in 201519 forecast
employment growth for London over the period 2015-2025 averaging 0.6% p.a., from
19

Centre for Cities and Cambridge Econometrics (2015) The Future of the City of London’s Economy
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5,584,000 in 2015 to 5,955,00 in 2025. This is an increase of 371,000 over ten years and
represents a lower rate of growth than the GLA Economics projections, which show
employment growth averaging 0.8% p.a. over the period 2016-36.
6.59 Growth in Central London in the City of London report was expected to be faster with
employment averaging a 0.7% p.a. increase over this period, so correspondingly growth in
the rest of London would be projected to be slightly lower than the London average.
6.60 The forecast for London as whole shows GVA averaging 2.5% p.a. growth between 2015-25
and productivity growing by 1.8% p.a. over this period.
6.61 Another forecast is provided by Working Futures who project employment growth for
London averaging 0.7% p.a. over the period 2014-24, with GVA growth averaging 2.5% pa.
over this period.
6.62 Forecast prepared by Oxford Economic in 2017 projected growth in employment for
London between 2016-30 of 748,000 jobs, an average growth rate of 0.9% p.a.
6.63 Oxford Economics projects a GVA growth rate for London over the period 2018-28
averaging 2.6% p.a20.
6.64 A report by Cambridge Econometrics for the Mayor of London in 201821 assessed a range
of Brexit Scenarios. “Scenario 1 reflects a status quo situation where the UK remain in the
Single Market and Customs Union (the baseline), and then Scenarios 2 and 3 move from a softer
version of Brexit (the UK is part of the EEA, but not the Customs Union in Scenario 2; and is part
of the Customs Unions, but not the EEA in Scenario 3), to a harder Brexit in Scenarios 4 and 5
(UK is no longer part of the EEA or the Customs Union). Scenario 4 is the closest scenario to the
government’s current position, while Scenario 5 is a more extreme outcome of Scenario 4, which
is still plausible within the government’s approach.”
6.65 Depending on the scenario employment was projected to grow at between 0.5%-0.6% p.a.
over the period 2019-30, with GVA growing at between 1.6%-1.8% p.a.
6.66 These alternative forecasts for the London economy are summarised in the table below.

20Oxford

Economics Forecasts July 2018. Regional and country economic indicators: House of Commons
Briefing Paper Number 06924, 16 October 2018.
21 Cambridge Econometrics (January 2018) Preparing for Brexit
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Table 6.5 Comparison of Employment Projections for London
Forecast

Forecast
Date

Forecast
Period

GVA Growth
% p.a.

2016-41

Employment
Growth %
p.a.
0.8%

GLA2016 Central

2016

GLA2016 High

2016

2016-41

1.0%

2.9%

GLA2016 Low

2016

2016-41

0.6%

2.1%

GLA2017 Central

2017

2016-41

0.8%

2.3%

GLA2017 High

2017

2016-41

1.3%

2.8%

GLA2017 Low

2017

2016-41

0.4%

2.0%

City of London Research

2015

2015-25

0.6%

2.5%

Working Futures

2014

2014-24

0.7%

2.5%

Oxford Economics Host Borough

2017

2016-30

0.9%

n/a

Cambridge Econometrics Brexit High

2018

2019-30

0.6%

1.8%

Cambridge Econometrics Brexit Low

2018

2019-30

0.5%

1.6%

2.5%

Source: see text

6.67 Whilst the pace of growth varies from one body to another, projections of other
forecasting bodies all have broadly the same outlook for the future growth of the London
economy, with employment growth averaging in the range of 0.5% p.a. – 0.9% p.a.
(excluding the GLA High and Low Scenarios). Whilst the GLA projections are towards the
upper end of the range of published forecasts they are in line with the consensus view.
6.68 This suggests that any sensitivity test on the employment-based projections would
consider a slight downside view. But in planning for employment floorspace it is prudent
to add a margin for error and allow for some choice. Hence these two factors balance each
other out and suggest that adopted the GLA based projections are reasonable, especially
given there is a range around their central floorspace projection.

Conclusions
6.69 Employment projections for Lewisham forecast a higher level of growth than the borough
has experienced in the recent past, though we do not expect all of this growth to turn in to
demand for office floorspace. But Lewisham should seek to plan positively for growth and
if it does not develop new stock it will not attract the growth potential in sectors such as
professional services and ICT.
6.70 We would therefore recommend planning for a net addition to office stock of 10,000 sq m
over the period 2018-33 or 15,000 sq m over the period 2018-38. However, as important
as the quantum of office floorspace will be the type and location of floorspace that is
delivered.
6.71 We see demand as being predominantly for small units in the Deptford New Cross area.
Dependent on the outcome of the Catford Masterplan it may also be possible to establish
a small office quarter there, again predominantly based around small units.
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6.72 In terms of industrial activity Lewisham is designated as a borough that should ‘Retain’
industrial land under the latest GLA industrial land categorisations. The benchmark
release figure of -12.4 ha over the period 2016-41 equates to -0.5 ha a year compared to
an average release of 4.4 ha per year in the recent past.
6.73 Such a rate implies that Lewisham should not be seeking further planned losses of
industrial land, but there may be scope to allow some small releases either as part of site
redevelopment or where an existing use becomes rendered redundant and there is no
realistic possibility of future re-use for industrial activity.

67

Page 74

7 Market Balance
Introduction
7.1

This chapter first sets out the future supply of office and industrial land and premises by
analysing recent changes in planning permissions and looking at the development pipeline
of future projects. It then compares this with the demand projections set out in the
previous chapter. The balance of supply and demand is assessed both quantitatively and
qualitatively with a particular view to identifying types of premises where there is an
under-supply and also land or premises that may be potentially surplus to requirements.

7.2

It then sets out where additional capacity may be brought forward through intensification
of existing land-use.

Supply
London Development Database
7.3

Monitoring data from the London Development Database (LDD) shows steady loss of
floorspace stock in recent years. Over the five years 2014/15-2018/19 there has been a net
loss of 60,000 sq m of B-class floorspace in completed developments.
Table 7.1 Net Change in Non-Residential Floorspace in Lewisham by Use Class
FY2014

FY2015

FY2016

FY2017

FY2018

A1

355

5,680

-955

-1,058

-574

Total
2014-2018
3,448

A2

512

773

335

49

-98

1,571

A3

716

1,058

1,089

-73

-87

2,703

A4

1,040

-1,303

-500

-622

-759

-2,144

A5

500

-70

3,271

-5,243

-8,382

-1,477

-2,752

-14,583

3,403

-4,849

-6,251

-804

-2,752

-11,253

1,077

391

327

1,795

393

-1,411

-2,522

-1,101

-4,641

B1
B1a
B1b
B1c

-82

348

B2

-2,326

723

-9,960

-4,168

B8

4,845

-9,209

-9,063

-14,436

C2

-249

D1

1,825

-7,804

553

1,453

-1,291

-5,264

D2

-733

2,544

759

1,800

-42,600

-38,230

-4,606

4,169

-3,842

-2,900

-673

-7,852

SG

-15,731
-1,274

-29,137
-249

Source: LDD

7.4

Figure 7.1 illustrates how despite new B-class floorspace being built, the overall effect on
the stock is negative as less space is being built than is being lost.
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Figure 7.1 Net and Gross Completions of B-Class floorspace 2014-18
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Source: LDD

7.5

There are a further 30,000 sq m of B-class floorspace due to be lost through developments
currently under-construction or with outstanding consents. 23,000 sq m of this is B1 office
premises and 4,000 sq m is B2 industrial and 3,000 sq m is B8 warehousing. As Table 7.2
shows there is a pipeline of losses across most of the non-residential use classes.
Table 7.2 Non-Residential Development Pipeline
Started

Consents

Total

A1

-1,617

-5,683

-7,300

A2

467

-224

243

A3

324

1,944

2,268

A4

-94

-1,315

-1,409

A5

329

262

591

B1

-14,863

-8,556

-23,419

B2

-3,390

-614

-4,004

B8

-3,974

901

-3,073

-7,325

-7,325

C2
D1

1,811

-2,661

-850

D2

-245

1,086

841

SG

-8,119

-1,649

-9,768

Source: LDD

7.6

Combining data from Tables 7.1 and 7.2 shows that from 2016 there is a net loss of 33,000
sq m of office to factor in terms of net reduction in office floorspace.

London Employment Sites Database
7.7

The London Employment Sites Database (LESD) provides information on employment
generating development proposals at various stages of the pipeline. This shows a net
addition of 17,500 sq m of B1 floorspace. It shows a net loss of -14,000 sq m of B2
floorspace and a net loss of -27,000 sq m of B8 floorspace.
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Table 7.3 Development Proposals: Floorspace sq m by year of completion
A1 Floorspace
A2 Floorspace
A3 Floorspace
A4 Floorspace
A5 Floorspace
B1 Floorspace
B2 Floorspace
B8 Floorspace
C1 Hotel
Bedrooms
C2 Floorspace
D1 Floorspace
D2 Floorspace
SG Floorspace

2016
23,043
552
832
0
552
12
-2,445
-7,976
60

2021
11,723
6,728
1,370
2,315
1,374
-8,673
-10,489
-2,562
250

2026
7,435
1,000
1,500
2,190
300
10,668
-1,128
-16,459
150

2031
5,810
2,300
2,300
0
15,500
0
541

Total
48,011
8,280
6,002
6,805
2,226
17,507
-14,062
-26,997
1,001

0
-4,210
6,597
335

0
9,990
5,799
-1,609

0
10,353
14,091
9,000

0
6,500
6,500
32,200

0
22,633
32,987
39,926

Source: LESD

Quantitative Balance of Supply and Demand
7.8

Combining the supply side analysis of pipeline change with the demand forecasts provides
an estimate of the unidentified office floorspace capacity to be found over the plan period.
The forecasts have again been presented for three time periods: the London Plan 2016-41,
and the potential Lewisham Plan periods of 2018-33 and 2018-38.

7.9

Completions data is taken from Table 7.1, Started and Consents comes from Tables 7.2.
Pipeline Proposals are from Table 7.3 from 2026 onwards to avoid double counting with
the earlier data sources. Using the Employment-Led Demand Forecast from Chapter 6, this
would mean that Lewisham needs to identify an additional 25,800 sq m of office
floorspace capacity for the period 2018-33 or 32,200 sq m for the period 2018-38.
Table 7.4 Market Balance Office Floorspace Employment-Led Demand Forecast
2016-41

2018-33

2018-38

31,700

19,000

25,400

Demand: Employment-Led
Net Demand for Office
Supply
Completions 2014-18
Started
Consents
Net Change

-9,500

-9,500

-9,500

-14,900

-14,900

-14,900

-8,600

-8,600

-8,600

-33,000

-33,000

-33,000

Pipeline Proposals

26,200

26,200

26,200

Net Change in Supply

-6,800

-6,800

-6,800

Unidentified Capacity

38,500

25,800

32,200

Source: LILD/CAG

7.10 We concluded, however, that the full employment-led forecast was probably too high so
under the planning scenario we propose Lewisham would need to identify an additional
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16,800 sq m for the period 2018-33 or 21,800 sq m for the period 2018-38. In other words,
there is additional capacity to be identified averaging just over 1,000 sq m a year. This
assumes no further losses are incurred over and above those already identified, and that
the identified pipeline capacity to date is actually developed.
Table 7.5 Market Balance Office Floorspace planning Scenario
2016-41

2018-33

2018-38

20,000

10,000

15,000

-9,500

-9,500

-9,500

-14,900

-14,900

-14,900

-8,600

-8,600

-8,600

-33,000

-33,000

-33,000

Pipeline Proposals

26,200

26,200

26,200

Net Change in Supply

-6,800

-6,800

-6,800

Balance

26,800

16,800

21,800

Demand: Planning Scenario
Net Demand for Office
Supply
Completions 2014-18
Started
Consents
Net Change in Supply

Source: LILD/CAG

7.11 For Industrial Land we have undertaken a similar process. The floorspace figure from
Tables 7.1-7.3 have been converted to land through application of a plot ratio of 6,000 sq
m per ha. This was derived from work on the London Industrial Land Demand study and is
calculated as the average plot ratio prevailing on industrial land in Lewisham.
7.12 This shows that the Benchmark release figure from the London Plan has already been
released, if we take in to account planned releases already in the pipeline. To maintain
consistency with Lewisham’s status as a ‘Retain’ borough there should be no further
release of industrial land over and above those already committed through the plan
process. The only exceptions will be where Lewisham can demonstrate that it has
increased industrial capacity through intensification or that another London borough or
local authority district is providing additional capacity on its behalf.
Table 7.6 Balance of Supply and Demand for Industrial Land
2016-41

2018-33

2018-38

-12.4

-7.4

-9.9

Completions 2014-18

-8.3

-8.3

-8.3

Started

-1.2

-1.2

-1.2

0.0

0.0

0.0

-9.4

-9.4

-9.4

Demand
Net Demand for Office
Supply

Consents
Net Change in Supply
Pipeline Proposals
Net Change in Supply
Balance

-2.9

-2.9

-2.9

-12.4

-12.4

-12.4

0.0

4.9

2.4

Source: LILD/CAG
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Qualitative Balance of Supply and Demand
7.13 The typology of employment space is broader than just office and industrial. It ranges
through different product types:
• Grade A Office – for larger corporate occupiers for which we think there is no real
demand in Lewisham at present.
• Multi-let offices – whilst this may continue to accommodate some of Lewisham’s local
service demand we do not see sufficient growth in demand to render new development
viable.
• Managed workspace – small units that provide a lot of flexibility to occupiers both in
terms of size and lease lengths. The profile of Lewisham office demand is
overwhelmingly for small units and this is the product most likely to fit that demand
profile. But standalone development is unviable and will need to be delivered through
conversion or as part of a mixed-use development.
• Co-working space – similar to the DeK offer for which there is some evidence of demand
for this type of space. The overall quantum of space the market will be able to absorb
will be limited.
• High street premises – with the decline of traditional retail, existing high street premises
provide an opportunity to both accommodate office type service activity and bring some
much-needed activity back into town centres. Also these are the locations that occupiers
wish to locate as evidenced through Regus office service provider taking space in the
centre of Lewisham.
• Hybrid space – a combination of production and service space that accommodates
many of the types of activities that service the central London economy such printing,
design, events and catering. There has been growth in demand for these premises in
London generally.
• Traditional industrial – there is little of this that remains in Lewisham and it is not likely
to generate demand for future growth. Existing premises may have potential to be repurposed for hybrid or managed workspace, leading to intensification of employment.
This has occurred at Brockley Cross Business Centre.
• Light Industrial – there is strong demand in the borough for these types of premises.
Future provision should look for opportunities for co-location with residential, but the
space needs to be carefully planned to ensure the industrial use is not compromised.
• Storage – there will continue to be some demand for storage units but going forward
these should only be considered in the context of mixed-use intensification.
• Warehousing - demand for large warehouse is from beyond the M25, but there may be
growing interest in smaller last-mile distribution units.
• Informal – the sort of activity often located in arches or builders’ yards, which whilst
visually unattractive provides a useful local service function. Whilst not the type of
premises policy should actively seek to create, existing premises should generally be
protected.
7.14 The type of space offered should be flexible in nature to accommodate traditional offices
through micro business and TMTs. Currently the space is offered to ‘shell’ only, which is
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not suitable for the type of occupiers seeking space in the borough. The nature of the
occupiers in the borough mean that they cannot afford expensive ‘fit outs’ or wait for the
lead-in time to do the works. Therefore, space should be flexible in nature to
accommodate a range of size requirements and be ‘fitted out’ to enable occupiers to be
ready to move in. The current trend for fit out to accommodate occupier requirements is
commonly referred to as ‘defurbed’. Savills (04 June 2018) explain “To keep things fresh
and boost creativity the traditional office, with its stock blue carpet tiles and suspended
ceiling, has gone out of fashion. Instead 'defurbishment' has taken the market by storm
with firms removing dated features to expose brickwork, concrete and services to create
larger, less uniform spaces.” Space which has all the services, electricity, water, heating,
WCs and kitchenette finished to a defurbished standard will be sufficient to attract
occupiers. This type of space should be offered in and around the town centres and could
be accommodated as part of mixed-use development.
7.15 With new commercial office development not currently viable in its own right, these
premises may need to be brought forward as elements of wider regeneration schemes.
This will require partnership between residential developers and commercial workspace
providers within an overall masterplan set by the Council.
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8 Conclusions and Recommendations
Summary
Policy Context
8.1

Lewisham’s new Local Plan is being developed in a context of very significant growth
requirements for housing, employment and associated infrastructure. National policy
emphasises the importance of locally strategic approaches to economic growth. This
includes the need to recognise and address the specific locational requirements of
different sectors and to make specific provision for clusters or networks of higher valueadded sectors such as knowledge and data-driven, creative or high technology industries.

8.2

There will be a need to align with the requirements of the London Plan, including:
• Responding to the emphasis on ‘good growth’, i.e. ensuring that growth is socially and
economically inclusive, as well as environmentally sustainable.
• Maintaining the focus on the Opportunity Areas, working in conjunction with the Mayor
and other stakeholders.
• Reflecting the focus on intensification of the use of land and the co-location of uses on
appropriate sites.
• The need for good design, particularly in the context of increased intensification and
mixing of uses.
• Ensuring diversity in employment space provision, including low cost business space for
SMEs and start-up businesses.

8.3

The policies and ambitions of neighbouring boroughs are a further important dimension
of the policy context. It will be particularly important for Lewisham to respond to the
opportunities and challenges arising from: the ongoing growth and regeneration in the
Old Kent Road corridor and the associated Bakerloo Line Extension; and the ongoing very
significant growth in employment on the opposite side of the Thames in Tower Hamlets.

Lewisham Economic Profile
8.4

The economy of Lewisham is predominantly a local service sector economy, servicing the
needs of its local resident population. Its largest sectors are health and education. It also
has a large retail sector. Lewisham and Catford are major town centres and there are a
number of district and neighbourhood centres throughout the borough serving their local
population. Lewisham town centre has aspirations to be a Metropolitan centre, though it
currently lacks the type of sub-regional leisure and cultural offer that would normally be
found in such centres.

8.5

Lewisham has not experienced the same levels of growth seen elsewhere in London in
recent years. Whilst the number of new businesses being formed in Lewisham has grown
rapidly in recent years, increasing by more than 50% since 2011, much of this is due to
structural changes in the nature of work with higher levels of self-employment and
contract work and the growth of the gig economy. Total employment in Lewisham has
grown, but not as rapidly as other parts of London. Lewisham remains an economy made
74

Page 81

up of very small firms with just a handful of major employers. Compared with
neighbouring boroughs, Lewisham has a small and declining stock of commercial
floorspace. There are just 40 jobs in Lewisham for every 100 working age residents, the
second lowest proportion of any London borough.
8.6

Employment in Lewisham is under-represented compared to other boroughs in higher
value and higher wage sectors such as professional, scientific and technical services and
information & communication technologies. Average wages of full-time workers working in
Lewisham are 5% lower than those of the resident workforce.

8.7

A high proportion of jobs in Lewisham are part-time. This, combined with the overall
sectoral make-up of employment in the borough, results in the output, or Gross Value
Added (GVA), produced in Lewisham being comparatively low by London standards. GVA
per head of population in Lewisham is just 38% of the London average.

8.8

Although the value of economic activity may be relatively low, Lewisham is seen as a good
place to do business by those people who run businesses here. In a survey of Lewisham
businesses 61% said it was a ‘good; or ‘very good’ place to run a business and 63 % said it
was a ‘good’ or ‘very good’ place to work22. External perceptions of Lewisham are not quite
as positive however, so the borough is probably missing out on some investment potential
by being under-valued. Despite its proximity, Central London is not in general a major
market for most Lewisham businesses

Property Market Profile
8.9

Lewisham’s industrial market is much stronger than its office market. Vacancy levels in the
borough for offices is reasonable but supply is tight for industrial space and this is where
there is greatest demand. Both industrial and office space is facing pressure from higher
value residential use.

8.10 Demand for office space in the borough is from traditional occupiers servicing the local
area. The borough does not attract large footloose requirements. The nature of demand
for office space means it is not viable for standalone development. If new space was to be
brought forward it would need to be small units, delivered as part of a mixed-use
development to enable higher value uses to cross-subsidies the unviable office space. It is
important how this space is brought to the market, not as shell and core, but to be
appropriately designed and ‘fitted out’ to meet occupier requirements.
8.11 Industrial development is viable in the borough and space would be occupied if brought
forward. The general strategy in London to increase/maintain industrial floorspace is to
seek to intensify existing industrial areas and bring new development through mixed-use.
Both of these approaches are still unproven and this is where the challenge lies. Existing
industrial areas need to be protected and mixed-use development should be encouraged
in appropriate areas.

22

Lewisham Local Economic Assessment Business Survey – CAG Consultants (2018)
75

Page 82

Site Assessments
8.12 All of Lewisham’s designated employment sites, whether SIL, LEL or MEL are performing a
valuable function and should be safeguarded. This does not mean they should just be left
alone. Intensification of activity should be sought at all sites where opportunities arise.
8.13 The sites have been classified into one of four categories:
• Safeguard for employment uses.
• Safeguard for employment-led mixed-use redevelopment (through masterplan process).
• Co-location of uses (through masterplan process).
• Strategic mixed-use employment for MEL.
8.14 Based on our assessment we conclude that eight sites (or 12 is the Surrey Canal SIL
clusters are counted separately), totalling 43.4 ha, fall in the category ‘Safeguard for
employment uses’. Two sites, totalling 2.9 ha, are SIL that are in the category ‘Co-location of
uses (through masterplan process)’. Eight sites, totalling 8.4 ha are in the category ‘Safeguard
for employment-led mixed-use redevelopment (through masterplan process)’. Five sites,
totalling 23.4 ha are in the category ‘Strategic mixed-use employment for MEL’.
8.15 Trundleys Road / Apollo Business Centre (C6) and Mercury Way Waste Sites (C7) are
categorised as ‘Co-location of uses (through masterplan process)’. This is a refinement of the
2015 recommendation which was to consider a change of use away from industrial
employment uses at these clusters.
8.16 At Malham Road (C15) consideration should be given to a potential extension of the
employment area to include 118 Stansted Road. At Molesworth Street (C22) consideration
should be given to consolidating the designated employment area to reflect the current
employment area.
8.17 The 2015 Employment Land Study recommended permitting change of use away from
industrial employment at the designated MEL clusters. Almost all MEL sites have now been
committed by way of build-out, consent or in pre-application stage. To maintain their
function as Mixed-Use Employment Locations (MELs) the new recommendation of
‘Strategic mixed-use employment for MEL’ is to help to ensure that future proposals do not
result in a further loss of floorspace, beyond that which has now been facilitated through
the Local Plan, and which has been consented at these locations.
8.18 The other principal change in the current site assessment recommendations compared
with the 2015 Study is the greater emphasis on intensification of activity on all sites with
use of a masterplan process to achieve this end.

Demand Forecasts
8.19 Recent evidence in London suggests that increase in employment in what have been
traditionally been considered office sectors has not generated a proportionate increase in
office stock. This is due to a combination of factors. Changing working practices and
technologies such as cloud computing have led to much higher occupational densities –
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i.e. less floorspace per worker. At the same time some sectors that may have traditionally
occupied office can now also be found occupying hybrid space in industrial locations.
Taking these structural shifts in demand together with past trends in office floorspace
stock in Lewisham, we do not think the full employment-based demand projections are
likely to be realised. But Lewisham should also seek to plan positively for growth and if it
does not develop new stock it will not attract the growth potential in sectors such as
professional services and ICT.
8.20 We would therefore recommend planning for a net addition to office stock (B1a/b) of
10,000 sq m over the period 2018-33 or 15,000 sq m over the period 2018-38. This is not
too dissimilar to the 2015 Employment Land Study which concluded there was net
additional demand for between 13,686 sq m and 18,606 sq m of office (B1a/b) floorspace
up to 2033.
8.21 In setting a target for B1a/b office stock we recommend that this is closely monitored. The
rigid uses class definitions dating from 1987 no longer reflect the fluid way in which
different forms of activity occupy premises. As one commentator has noted, “Office
buildings can accommodate high tech manufacturing. Modern industrial sheds are used for
retail and older industrial buildings are used by the creative industries.” 23 Some service
activities of an office nature can equally well be accommodated in industrial or hybrid
buildings.
8.22 As important as the quantum of office floorspace will be the type and location of
floorspace that is delivered. Trends in office design have been away from a desk-based
environment towards creating an engaging collaborative environment that also extends
beyond it walls. Demand is increasingly for flexible space. A report by real estate firm JLL
notes that by 2030, “30% of corporate portfolios will comprise flexible space, including
co−working, incubator and accelerator space”.24
8.23 We see demand as being predominantly for small units in the Deptford New Cross area.
Dependent on the outcome of the Catford Masterplan it may also be possible to establish
a small office quarter there, again predominantly based around small units.
8.24 Lewisham is designated as a borough that should ‘Retain’ industrial land under the latest
GLA industrial land categorisations. The benchmark release figure of -12.4 ha over the
period 2016-41 equates to -0.5 ha a year compared to an average release of 4.4 ha per
year in the recent past.

Market Balance
8.25 But projections of future demand also need to take account of already committed losses.
There is a pipeline of losses that have either already occurred in recent years or where

23
24

Commercial real estate: planning for change – Ramidus Consulting (July 2018)
Workspace, Reworked: Ride the Wave of Tech Driven Change - JLL (2017)
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there are outstanding commitments that need to be taken in to account when considering
how much new land or floorspace needs to be identified.
8.26 To meet the forecast net addition to stock of 10,000 sq m for the period 2018-33,
Lewisham needs to identify an additional 16,800 sq m of office floorspace over and above
that already in the pipeline. To meet the forecast net addition to stock of 15,000 sq m for
the period 2018-38, Lewisham needs to identify an additional 21,800 sq m of office
floorspace over and above that already in the pipeline.
8.27 Office is not an homogenous product and will include serviced offices, managed and
studio space, and incubators accelerators and co-working space. A range of sectors that
might traditionally have been thought of as office sectors can be found occupying ‘hybrid’
in re-purposed industrial premises. Providing the right mix and type of space will be as
important as the quantum.
8.28 In terms of industrial land, the London Plan benchmark release figure of -12.4 ha over the
period 2016-41 has already been released and hence no further net loss is appropriate.
This is consistent with the findings reported from the site assessment work in Chapter 5.

Conclusions
8.29 Paragraphs 80-82 of the National Planning Policy Framework set out how planning policy
should contribute to ‘Building a strong, competitive economy’. Figure 8.1 below sets out
how the evidence in this report can be used to inform the Local Plan in response to the
Guidance set out by the NPPF.
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Figure 8.1 Planning for Economic Development
NPPF Guidance

Local Plan Response

create the conditions in which businesses
can invest, expand and adapt. 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. The
approach taken should allow each area to
build on its strengths, counter any
weaknesses and address the challenges of
the future.
set out a clear economic vision and
strategy for their area which positively and
proactively encourages sustainable
economic growth;

The Lewisham Local Economic Assessment has
assessed the economic strengths and weaknesses
of the Borough and identified six strategy themes
to encourage growth and performance of the
Lewisham economy going forward.

set criteria, or identify strategic sites, for
local and inward investment to match the
strategy and to meet anticipated needs
over the plan period;
seek to address potential barriers to
investment, such as inadequate
infrastructure, services or housing, or a
poor environment;
be flexible enough to accommodate needs
not anticipated in the plan, allow for new
and flexible working practices (such as livework accommodation), and to enable a
rapid response to changes in economic
circumstances.
recognise and address the specific
locational requirements of different
sectors. This includes making provision for
clusters or networks of knowledge and
data-driven, creative or high technology
industries; and for storage and distribution
operations at a variety of scales and in
suitably accessible locations.

The Lewisham Business Growth Strategy aims to:
• boost Lewisham’s contribution to the London
economy by enhancing the ability of new and
existing businesses to thrive and grow.
• accelerate the expansion of the Lewisham
economy by capitalising on major physical
regeneration in the borough to create the
right environment for business growth.
• diversify and expand the Lewisham economy
by inspiring, nurturing and promoting the
creativity and entrepreneurism of Lewisham
residents.
The ELS has identified the types of premises and
location of premises that are most likely to meet
future demand in Lewisham and enable the
economy to grow
LB Lewisham is strongly supportive of the
Bakerloo Line Extension which would significantly
enhance connectivity and accessibility in the
Borough, in particular improving links with
Central London.
The ELS and LEA have considered recent trends in
technology and working practices that have
affected the demand for space. This is a dynamic
process that will evolve over the plan period and
proposals are sufficiently flexible that they can
respond to future changes in the nature of
demand,
Lewisham has a strategy to develop a Creative
Enterprise Zone in the north of the borough to
capitalise the growing cluster of activity
developing in the area around Goldsmiths
University.
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Recommendations
8.30 The key recommendations arising from this Employment Land Study are summarised
below.

Quantitative Demand
8.31 To meet the forecast net addition to stock of 10,000 sq m for the period 2018-33,
Lewisham needs to identify an additional 16,800 sq m of office floorspace (B1a/b) over and
above that already in the pipeline. To meet the forecast net addition to stock of 15,000 sq
m for the period 2018-38, Lewisham needs to identify an additional 21,800 sq m of office
floorspace over and above that already in the pipeline.
8.32 In terms of industrial land, the London Plan benchmark release figure of -12.4 ha over the
period 2016-41 has already been released – both through plan-led consolidation and other
cumulative losses through the development process - and hence no further net loss is
appropriate.
8.33 Both these targets should be closely monitored as new evidence emerges as to the ways
in which different forms of economic activity occupy commercial floorspace and changing
technologies and working practices generate demand for different forms of space. There
is no longer a binary choice for many businesses as to whether they occupy office or
industrial premises and planned provision needs to keep pace with occupier demand.

Qualitative Demand
8.34 The type of space offered should be flexible in nature to accommodate traditional offices
through micro business and TMTs. Currently the space is offered to ‘shell’ only, which is
not suitable for the type of occupiers seeking space in the borough. The nature of the
occupiers in the borough mean that they cannot afford expensive ‘fit outs’ or wait for the
lead-in time to do the works. Therefore, space should be flexible in nature to
accommodate a range of size requirements and be ‘fitted out’ to enable occupiers to be
ready to move in.

Workspace Development Support
8.35 Commercial workspace delivered as part of Section 106 agreements on residential-led
mixed use development has often in the past delivered workspace that is not suited to
occupiers needs. Lessons have been learned from this and new policies have been
developed to ensure better outcomes. Many London boroughs have developed an
approved workspace provider list to help ensure delivery of commercial workspace that
meets local demand. Other boroughs have developed design guidance to give a more
precise specification of what is required.
8.36 Other initiatives that could encourage provision of suitable workspace include:
• Identifying suitable locations, sites and buildings.
• Providing guidance on new developments for the provision of workspace. This is being
done through work on the LEA.
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Spatial Guidance
8.37 The best locations to promote and encourage new B1 floorspace in the borough are likely
to be:
• Deptford/New Cross in the north of the borough which has an emerging new cluster
based around the creative and digital economy and is well located close to Central
London
• The major town centres of Lewisham and Catford, though we believe that Catford has
greater potential to create a new small office quarter as part of a comprehensive town
centre redevelopment. This would be further enhanced should the Bakerloo Line
Extension be built.
• In other towns centres small B1 development or conversions should be welcome as an
addition to the activity mix. Town centres with a higher amenity value such as
Blackheath or Forest Hill are more likely to be attractive to local entrepreneurs.
• As part of mixed used development where they meet the guidelines set out above.
8.38 In the south of the Borough there is a cluster of employment sites in the Bell Green /
Lower Sydenham area, which offer opportunities for comprehensive redevelopment,
particularly if they were to be considered together with out-of-centre retail and former Bell
Green Gas Works (i.e. 2013 site allocation SA26).

Site Specific Recommendations
8.39 All of Lewisham’s designated employment sites, whether SIL, LEL or MEL are performing a
valuable function, should be safeguarded and intensification of use sought where
opportunities arise.
8.40 The sites have been classified into one of four categories:
• Safeguard for employment uses.
• Safeguard for employment-led mixed-use redevelopment (through masterplan process).
• Co-location of uses (through masterplan process).
• Strategic mixed-use employment for MEL.
8.41 These site specific recommendations are intended to be considered through the plan-led
process and where appropriate, progressed through the local plan; and further, that these
recommendations are not to be read prescriptively on individual site proposals. The planled process is advocated to ensure a coordinated approach to managing the borough’s
industrial land capacity, particularly in meeting future identified need.
Safeguard for employment uses.
8.42 The following are categorised as Safeguard for employment uses:
• Surrey Canal (C1-5)
• Blackhorse Road (C8)
• Bromley Road (C9)
• Endwell Road (C12)
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• Evelyn Street (C13)
• Lewisham Way (C14)
• Malham Road (C15)
• Manor Lane (C16)
Safeguard for employment-led mixed-use redevelopment (through masterplan process)
8.43 The following are categorised as Safeguard for employment-led mixed-use redevelopment
(through masterplan process):
• Blackheath Hill (C10)
• Lower Creekside (C11)
• Perry Vale (C17)
• Clyde Vale (C18)
• Stanton Square (C19)
• Willow Way (C20)
• Worsley Bridge Road (C21)
• Molesworth Street (C22)
• Childers Street – Part (Acme Studios) (C26)
Co-location of uses (through masterplan process)
8.44 The following are categorised as Co-location of uses (through masterplan process):
• Trundleys Road / Apollo Business Centre (C6)
• Mercury Way Waste Sites (C7)
Strategic mixed-use employment for MEL
8.45 The following are categorised as Strategic mixed-use employment for MEL:
• Surrey Canal Triangle (C23)
• Convoys Wharf (C24)
• Sun and Kent Wharf (C25)
• Childers Street (C26)
• Arklow Road (C27)
• Oxestalls Road (C28)
• Plough Way (C29)
• Grinstead Road (C30)
• Thanet Wharf (C31)

Site Opportunities
8.46 Intensification of activity should be sought at all sites where opportunities arise. There are
a number of sites where we think there is currently potential for intensification, possibly
through introduction of some mixed-use element. In some case this intensification
potential may arise as current occupiers close or relocate. The sites with potential for
intensification are:
• Blackheath Hill (C10)
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• Lower Creekside (C11)
• Clyde Vale (C18)
• Willow Way (C20)
• Sun and Kent Wharf (C25)
• Childers Street (C26)
• Blackhorse Road (C8)
8.47 There are proposals for alternative uses on some sites. In the short term, or if plans for
redevelopment do not occur, the sites should be safeguarded for employment uses. These
are Lewisham Way (C14) and Surrey Canal Triangle (C23).
8.48 There are three further sites where we see potential for intensification as part of a wider
masterplan for the site or area. These are:
• Stanton Square (C19)
• Worsley Bridge Road (C21)
• Bromley Road (C9)
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Appendix 1
Site Assessments
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C1 - 5

Surrey Canal SIL

Market area

New Cross

AECOM Cluster Reference

C1 - Juno Way SIL
C2 - Juno Way Railway Lands
C3 - Surrey Canal
C4 - Silwood Triangle
C5 - Silwood Street Rail Arches

Site Description

Industrial area in Deptford which comprises Juno Way Industrial
Estate, Silwood Triangle, Silwood Street Rail Arches and Silwood
Triangle

Site area (ha)

22.1

Site Designation

SIL

Primary type of employment

Mixed B uses

Site's sequential location

Within the built up area

Prominence of site

Reasonable - The site is not visible from any major/strategic
road but is visible from the railway lines that bound most of the
site.

Compatibility with surrounding uses

High - The residential areas that surround most of the site are
shielded from it by railway lines and landscaping in the form of
trees.

Access to amenities (nearest centre Km/miles)

Poor - The closest area that offers a range of amenities is Old
Kent Road which is (0.7 miles) from the site.

Score

Reasonable

Layout, parking, servicing, landscaping etc.

Yard space is generally reasonable across the site. Some parts
of the site e.g. Landmann Way and Gemini Business Estate
have plenty of yard space which is suitable for HGVs. There is a
good amount of landscaping throughout the site. Most of the
site is also shielded from neighbouring residential uses by
railway lines which act as an external boundary.

Score

Good

Proximity to principal roads/Mway
[Km/miles]

New Cross Road (A2) is located (0.9 miles) from the west of the
site.

Score

Good

Quality of access to the principal road network

Access to the A2 is via Ilderton Road and Surrey Canal Road.
Ilderton Road has a high amount of on street parking which
restricts access to HGVs. Surrey Canal Road has less on street
parking but is a small road and not ideal for HGVs.

Score

Reasonable

Is the site close to a railway station
(within 400m)?

Yes
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Station name, number of bus stops within a 400 m radius

Surrey Quays, 33 Bus Stops (From the edge of the entire site)

Score

Good

Quality of Existing Stock

Most of the units at the site are dated, although there are some
newer build industrial units at Surrey Canal Trade Park and
Elizabeth Industrial Estate.

Score

Good

Other market intelligence e.g. market history, competing
supply nearby, occupiers known to be moving in/out,

Surrey Canal SIL is the largest amount of industrial floorspace in
the borough, there is approximately 10 ha of land being used
for rail purposes. There is strong market demand for industrial
premises, especially at this end of the borough due to space
being lost closer to central London.

Vacancy

One vacant unit to let at Juno Way.

Score

Low

If the site retains its current use, will it be occupied?

Yes

Are there opportunities for redevelopment / intensification
/ extension?

No sites available at present. Will require other solutions.

Are there any constraints on redevelopment /
intensification / extension?

N/a

When are these constraint(s) likely to be resolved?

N/A

Recommendation

Safeguard for employment & intensify where possible
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C6

Trundleys Road / Apollo Business Centre

Market area

Deptford

AECOM Cluster Reference

C6 - Trundleys Road / Apollo Business Centre

Site Description

Strategic industrial area in Deptford which comprises industrial
and railway arch units at Apollo Business centre and a dated
industrial building whose current occupiers include SE8 Test centre
and Automobile Windscreens. The site also includes a scrap metal
yard.

Site area (ha)

1.5

Site Designation

SIL

Primary type of employment

General Industrial (B2)

Site's sequential location

Within the built up area

Prominence of site

Reasonable - The site is not visible from any major/strategic road
but is visible from the railway lines that bound most of the site and
the B207

Compatibility with surrounding uses

Reasonable - The site is surrounded by railway lines which separate
it from the rest of the SIL. there is also a park (Folkstone Gardens)
to the east of the site.

Access to amenities (nearest centre Km/miles)

Poor - The closest area that offers a range of amenities is Old Kent
Road which is (0.7 miles) from the site.

Score

Poor

Layout, parking, servicing, landscaping etc.

Yard space is generally reasonable across the site. Some parts of
the site e.g. Landmann Way and Gemini Business Estate have
plenty of yard space which is suitable for HGVs. There is a good
amount of landscaping throughout the site. Most of the site is also
shielded from neighbouring residential uses by railway lines which
act as an external boundary.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

New Cross Road (A2) is located 1.4 Km (0.9 miles) from the west of
the site.

Score

Good

Quality of access to the principal road
network

Access to the A2 is via Ilderton Road and Surrey Canal Road.
Ilderton Road has a high amount of on street parking which
restricts access to HGVs. Surrey Canal Road has less on street
parking but it is a small road and not ideal for HGVs.

Score

Reasonable
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Is the site close to a railway station
(within 400m)?

No

Station name, number of bus stops within a
400 m radius

8 bus stops

Score

Poor

Quality of Existing Stock

Most of the units at the site are dated, although the units to the
south of the site are extremely dated and will require
redevelopment I n the plan period. The railway arch units are of
better quality

Score

Good

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

Land to the south of the site has been acquired by Aitch Group for
potential mixed use development.

Vacancy

No apparent vacancy

Score

Nil

If the site retains its current use, will it be
occupied?

Hard to tell

Are there opportunities for redevelopment /
intensification / extension?

The condition of the current buildings on the site creates the
opportunity to release the site from SIL and redevelop for
employment led, mixed use or co-location purposes. This will be
more appropriate use for the site as it is separated from the rest of
the SIL by the railway lines and the proximity of the adjoining
residential area and park limits the scope for occupiers that will be
interested in the site.

Are there any constraints on redevelopment /
intensification / extension?

N/A

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Co-location of uses (through masterplan process)
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C7

Mercury Way Waste Sites

Market area

Deptford

AECOM Cluster Reference

C7 - Mercury Way Waste Sites

Site Description

Waste site in Deptford currently occupied by Economic Skips
Limited. C&G Skip Hire and Guaranteed Asphalt

Site area (ha)

1.40

Site Designation

SIL

Primary type of employment

General Industrial (B2)

Site's sequential location

Within the built up area

Prominence of site

Low - Site is not visible from any major/strategic road

Compatibility with surrounding uses

Low - The site is surrounded by residential areas with a railway
line disconnecting it from the other areas of the SIL.

Access to amenities (nearest centre Km/miles)

Poor - The closest area that offers a range of amenities is Lower
Road which is (0.7 miles) from the site.

Score

Poor

Layout, parking, servicing, landscaping etc.

Yard space is generally reasonable across the site. Some parts of
the site e.g. Landmann Way and Gemini Business Estate have
plenty of yard space which is suitable for HGVs. There is a good
amount of landscaping throughout the site. Most of the site is
also shielded from neighbouring residential uses by railway lines
which act as an external boundary.

Score

Poor

Proximity to principal roads/Mway
[Km/miles]

The A2 is located 1.4 Km (0.9 miles) from the site

Score

Good

Quality of access to the principal road
network

A2 accessed via Ilderton Road which is suitable for HGVs.

Score

Good

Is the site close to a railway station
(within 400m)?

No

Station name, number of bus stops within a
400 m radius

5 bus stops

Score

Poor
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Quality of Existing Stock

Existing stock is generally of poor exterior quality. The units
towards the south of the site are of significantly poorer quality
than the recycling unit to the north. yard space on the site is
generally of poor quality.

Score

Poor

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,
Vacancy

The site is fully occupied

Score

Nil

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

As there is an identified need for waste sites in Lewisham, the
site will remain occupied if it retains its current use, however,
the proximity of the site to residential dwellings means it is not
in an ideal location for the site. But the London Plan policy
5.17(H) requires the safeguarding of sites with licensed waste
capacity. This makes redevelopment only possible where
suitable alternative provision for management
throughput/capacity can be secured. If the site becomes vacant
then the site should be considered for employment led, mixed
use or co-location.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Co-location of uses (through masterplan process)
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C8

Blackhorse Road

Market area

Deptford

AECOM Cluster Reference

C8 - Blackhorse Road

Site Description

Industrial area in Deptford that comprises Shurgard Self Storage,
Ascott Cab Company, Blackhorse Business Park, Deptford Trading
Estate and 18 office units at Evelyn Court.

Site area (ha)

3.64

Site Designation

SIL

Primary type of employment

Mixed B uses

Site's sequential location

Within the built up area

Prominence of site

Low - Site is not visible from any major/strategic road but is visible
from Evelyn Street (A200).

Compatibility with surrounding uses

Low - The site is surrounded by residential areas and forthcoming
residential developments (Timberyard, Neptune Wharf).

Access to amenities (nearest centre Km/miles)

Poor - The closest area that offers a range of amenities is Lower
Road which is (0.7 miles) from the site.

Score

Poor

Layout, parking, servicing, landscaping etc.

Blackhorse Business Park has a very high site coverage and little
yard space which is unsuitable for HGVs. Most of the other parts of
the site have a good amount of yard and parking space. There is a
significant amount of in street parking which further constrains an
already small road, this means that larger vehicles/HGVs find it
difficult to access the site especially Deptford Trading Estate. There
is minimal landscaping around the site.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

The A2 is located Km (1.4 miles) from the site

Score

Good

Quality of access to the principal road
network

A2 accessed via Evelyn Street (A200) which is suitable for HGVs.

Score

Good

Is the site close to a railway station
(within 400m)?

No

Station name, number of bus stops within a
400 m radius

9 bus stops

Score

Reasonable
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Quality of Existing Stock

Existing stock is of varying quality. The units at Blackhorse Business
Park are of good exterior quality. Units at Deptford Trading Estate
are of reasonable exterior quality but may require refurbishment in
the plan period.

Score

Good

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

Evelyn Court is well occupied but is reasonably dated, if it was to
become surplus to requirements, it could also be developed to
provide employment space as part of a mixed use scheme.

Vacancy

One unit is being marketed at Deptford Trading Estate and Evelyn
Court.

Score

Low

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

If the quality of the existing stock Deptford Trading Estate was to
further decline and vacancy increase the site could be redeveloped
to provide new industrial units. There is demand for industrial
space in this area of the borough. Brownfield land near Evelyn
Court can also be developed to provide possible B8 space as new
office development is not viable in the borough. Evelyn Court faces
the most pressure for redevelopment to residential because it is on
the edge of the employment area, and we are seeing residential
development occurring nearby. Demand for office space in the
borough is weak so should this become vacant and a new occupier
is not found this element could be considered for managed release
but not at the expense to comprise the other industrial uses. There
is a prior approval on Evelyn Court for office to residential uses, at
the northeast corner of the area. The introduction of housing is
likely to compromise the function of the employment area and
consideration could be given to consolidating boundaries of this
SIL.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment uses:
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C9

Bromley Road

Market area

Catford

AECOM Cluster Reference

C9 - Bromley Road

Site Description

Strategic Industrial area in Catford which comprises a storage
unit, builders warehouse, Catford Bus Garage, Bellingham
Trading Estate, and a Dhamecha cash and carry unit.

Site area (ha)

8.3

Site Designation

SIL

Primary type of employment

Mixed B uses

Site's sequential location

Within the built up area

Prominence of site

High - The Access Self Storage unit and Catford Bus Garage has
frontage onto Bromley Road (A21) But Bellingham Trading Estate
does not.

Compatibility with surrounding uses

Reasonable - The northern parts of the site are bounded by
residential areas. Other parts of the site are separated from
residential areas by Bromley Road and a railway line.

Access to amenities (nearest centre Km/miles)

Excellent - The site has immediate access to Ravensbourne Retail
Park and Randlesdown Road which offers a wide range of
amenities.

Score

Good

Layout, parking, servicing, landscaping etc.

Very high site coverage across the site but there are sufficient
parking spaces. There is minimal landscaping which shields this
site from the railway line and some residential areas towards the
north of the site. Access to Bellingham Trading Estate and Selco
Builders Warehouse is not ideal for HGVs.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

Most of the site either has direct access or is in close proximity to
Bromley Road (A21).

Score

Excellent

Quality of access to the principal road
network

Access to the A21 is via Fordmill/Canadian Road for parts of the
site. Canadian Road is suitable for HGVs as goes through
residential areas. Fordmill Road is unsuitable for HGVs and is
further restricted due to parked cars.

Score

Reasonable

Is the site close to a railway station
(within 400m)?

Yes

Station name, number of bus stops within a
400 m radius

Bellingham, 7 bus stops

Score

Good
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Quality of Existing Stock

Existing stock is of varying quality. The units at Bellingham
Trading Estate are of good quality but would likely require
exterior refurbishment within the plan period. Catford Bus
Garage is dated and would not be suitable for most industrial
occupiers. Units to the south of the bus garage (car wash and SE
Autos) are extremely dated and are prime for industrial
redevelopment. The units towards the north of the suite (Selco
Builders Warehouse, Access Self Storage and Dhamecha) are
modern and of good quality having been built recently. The
police building is dated and can be redeveloped for industrial use
if the current occupiers vacate.

Score

Good

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,
Vacancy

Seemingly high vacancy at Bellingham trading Estate. All other
units are fully occupied.

Score

Low

If the site retains its current use, will it be
occupied?

Likely

Are there opportunities for redevelopment /
intensification / extension?

Demand for industrial space in this area of the borough is strong.
Units towards the south of Catford Bus Garage are of poor
quality and can be redeveloped to provide possible industrtial
units. The building currently occupied by the Metropolitan police
is dated and can also be redeveloped to provide
industrial/storage units. Catford Bus Garage can possibly be
redeveloped in the plan period if stagecoach vacate. A
masterplan approach should be considered given the size of the
site and to ensure the integrity of employment uses for the site is
maintained.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment & intensify where possible

94

Page 101

C10

Blackheath Hill

Market area

Blackheath

AECOM Cluster Reference

C10 - Blackheath Hill

Site Description

Business centre which comprises 18 light industrial units with
allocated parking.

Site area (ha)

0.3

Site Designation

LEL

Primary type of employment

Light Industrial (B1c)

Site's sequential location

Within the built up area

Prominence of site

Low - the site does not have frontage onto the A2 so is not visible
from the road.

Compatibility with surrounding uses

Low - There are residential areas to the west and south of the
site and a Hospital (Cygnet Hospital) to the east.

Access to amenities (nearest centre Km/miles)

Good - Blackheath hill/Blackheath Road located 1 Km (0.6 miles)
from the site and offers a range of amenities.

Score

Reasonable

Layout, parking, servicing, landscaping etc.

The amount of yard space is reasonable for the size, and type of
units, although the site has narrow access. There are trees to the
west and south of the site which shield it from neighbouring
residential areas.

Score
Proximity to principal roads/Mway
[Km/miles]

Immediate access onto the A2.

Score

Excellent

Site junction and quality of access to the
principal road network

Access to the A2 from the site is tight and only suitable for
cars/small vans. This is not a concern as these are the main types
of vehicles that will be accessing the site.

Score

Good

Is the site close to a railway station
(within 400m)?

Yes

Station name, number of bus stops within a
400 m radius

Elverson Road, 11 bus stops

Score

Good

95

Page 102

Quality of Existing Stock

The existing stock is dated and coming towards the end of its
economic life.

Score

Poor

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

The units on the site seem to be coming towards the end of their
economic life, but there is strong demand for small industrial
units across the borough.

Vacancy

6 units appear to be vacant.

Score

High

If the site retains its current use, will it be
occupied?

Hard to tell

Are there opportunities for redevelopment /
intensification / extension?

No opportunities for expansion as the site is within a built up
area. The site is likely to face pressure from residential use due
to the scale of redevelopment occurring nearby. We recommend
a strong policy approach to the site to ensure employment uses
are protected but a pragmatic approach should be taken to allow
mixed use development to occur.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment-led mixed-use redevelopment
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C11

Lower Creekside

Market area

Deptford

AECOM Cluster Reference

C11 - Lower Creekside

Site Description

Mixed-use area in Deptford with a mix of different sized
industrial and workspace units including creative industries.
Occupiers include Art Hub Studios, Greenwich MOT Centre and
Euro Wines.

Site area (ha)

2.4

Site Designation

LEL

Primary type of employment

Mixed B uses

Site's sequential location

Within the built up area

Prominence of site

Low - Site is not visible from any major/strategic road but is
visible from Creekside

Compatibility with surrounding uses

Reasonable - The site is bounded by residential area and
Deptford Creek, however, although a majority of current uses on
the site are compatible with residential areas, some units
(Greenwich MOT and Euro Wines) are not compatible.

Access to amenities (nearest centre Km/miles)

Good - Deptford high street is located 0.6 Km (0.4 miles) from the
site and offers a wide range of amenities.

Score

Reasonable

Layout, parking, servicing, landscaping etc.

The industrial units at the site have very little yard space and
access is unsuitable for HGVs. Parking is generally poor across
the site. There is no landscaping.

Score

Poor

Proximity to principal roads/Mway
[Km/miles]

The A2 is located 0.6 Km (0.4 miles) to the south of the site.

Score

Excellent

Quality of access to the principal road
network

A2 accessed via Deptford Church Street (A2209) which is suitable
for HGVs.

Score

Excellent

Is the site close to a railway station
(within 400m)?

Yes

Station name, number of bus stops within a
400 m radius

Greenwich DLR, Deptford, 10 bus stops
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Score

Excellent

Quality of Existing Stock

Existing stock is of varying quality. Some units to the north of the
site (Fuel Tank) are of very good exterior quality having been
recently refurbished. Units towards the south of the site (Art
Hub & Greenwich MOT) are of poorer exterior quality but seem
to be suitable for current occupier requirements.

Score

Reasonable

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

Parking space does not seem to be a significant requirement for
the art studios and Fuel Tank occupiers.

Vacancy

There are some vacant units at Fuel Tank

Score

Low

If the site retains its current use, will it be
occupied?

Hard to tell

Are there opportunities for redevelopment /
intensification / extension?

If the current occupiers were to vacate, units towards the south
of the site could be intensified to provide a mixed use
development or better quality B1c units. It is well-suited to a
wider range of employment uses

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment-led mixed-use redevelopment
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C12

Endwell Road

Market area

Brockley

AECOM Cluster Reference

C12 - Endwell Road

Site Description

Industrial area in Brockley which comprises Brockley Cross
Business Centre and Dragonfly Place. Dragonfly Place
comprises a number of modern live work units. Mix of uses
including creative industries. There is also a number of
industrial units with occupiers such as Skyline Roofing
Centre.

Site area (ha)

1.4

Site Designation

LEL

Primary type of employment

Mixed B uses

Site's sequential location

Within 400m of a town centre

Prominence of site

Reasonable -The site is close to the town centre and has
frontage onto Endwell Road (B2142). Endwell Road is not a
strategic/major road.

Compatibility with surrounding uses

Low - The site is surrounded by residential units. Although
the current industrial occupiers seem to be compatible with
the surrounding users. Dragonfly Place comprises "live
work" units with a small amount of commercial space on the
ground floor and residential above. A number of these live
work units do not appear to be in commercial use.

Access to amenities (nearest centre Km/miles)

Very good - the site is located within close proximity to
Brockley Road which offers a wide range of amenities.

Score

Reasonable

Layout, parking, servicing, landscaping etc.

The internal layout reflects the type of units around the site.
There is a large yard at the Sky Roofing site which is used
mainly for storage of materials but also includes parking.
There are sufficient parking spaces at Brockley Cross
Business Centre but not at Dragonfly Place. There is minimal
landscaping around the site. The estate benefits from having
a secure gate and security.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

The A20 is located 1.3 Km (0.8 miles) from the site

Score

Good

Quality of access to the principal road
network

Access to the A20 is difficult as the majority of roads
sounding the estate go through residential areas. Some of
these roads have weight and height restricts making it
difficult for HGVs to access.

Score

Poor
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Is the site close to a railway station
(within 400m)?

Yes

Station name, number of bus stops within a
400 m radius

Brockley, 14 bus stops

Score

Excellent

Quality of Existing Stock

Existing stock is of varying quality. The commercial units at
Dragonfly Place are modern and of very good quality. The
units at Brockley Cross Business Centre are of reasonable
quality but may require refurbishment within the plan
period. The industrial units currently occupied by Skyline
Roofing Centre are dated and there may be an opportunity
for these units to be redeveloped.

Score

Good

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

Skyline Roofing is a historic occupier having been at the site
for over a decade. There is nothing to suggest that the site at
Endwell Road is surplus to their requirements but if they
were to vacate this would be the most challenging part of the
estate to find a replacement occupier.

Vacancy

No apparent vacancy

Score

Nil

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

Industrial units occupied by Skyline Roofing Centre can be
redeveloped if the current occupiers vacate. The units are
dated and there may be scope to provide small flexible
workshop units. It is well-suited to a wider range of
employment uses.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment & intensify where possible
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C13

Evelyn Street

Market area

Deptford

AECOM Cluster Reference

C13 - Evelyn Street

Site Description

Industrial site in Surrey Quays occupied by Wolseley, and
Constantine Limited. Both units have separate access points
from Evelyn Street.

Site area (ha)

1.2

Site Designation

LEL

Primary type of employment

Storage and Distribution (B8)

Site's sequential location

Within the built up area

Prominence of site

High - The site has frontage onto Evelyn Street (A200)

Compatibility with surrounding uses

Poor - the site is located in a residential area and there is a
Lidl and McDonalds towards the northwest of the site.

Access to amenities (nearest centre Km/miles)

Good - Lower road which is 0.5 Km (0.3 miles) from the site
offers limited amenities but Surrey Quays Shopping Centre is
1.3 Km (0.8 miles) from the site and offers a wider range of
amenities.

Score

Reasonable

Layout, parking, servicing, landscaping etc.

Yard space is reasonable for the Wolseley unit but is tight for
the Constantine Limited unit to the rear of the site. Access to
the site is suitable for HGVs and there are sufficient parking
spaces. There is little landscaping to the west of the site
which shields the industrial units from surrounding
residential areas.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

The A2 is located 2.1 Km (1.3 miles) to the south of the site.

Score

Good

Quality of access to the principal road
network

Access to A2 partly via Evelyn Street (A200), onto the Abinger
Grove then Arklow Road (built up residential area). Arklow
Road provides direct access onto the A2 but is not suitable
for HGV access.

Score

Reasonable

Is the site close to a railway station
(within 400m)?

No

Station name, number of bus stops within a
400 m radius

14 bus stops

Score

Good

101

Page 108

Quality of Existing Stock

Both units are fairly modern and seem to be fit for current
occupiers requirements. Both units have a reasonable
amount of office space which is often attractive to modern
occupiers.

Score

Good

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

Both Wolseley and Constantine Limited units are 25,000 sqft
and 45,000 sqft respectively with both being taken up in
2013. The units on the site are of good quality and will likely
be reoccupied if units are vacated by current occupiers. But
the Constantine Limited unit to the south and rear of the
site may be less attractive to occupiers due to its small
amount of yard space and high site coverage.

Vacancy

None

Score

Nil

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

No sites available at present. Will require other solutions.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment & intensify where possible
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C14

Lewisham Way

Market area

Saint John's

AECOM Cluster Reference

C14 - Lewisham Way

Site Description

Industrial location in Saint John's comprising of a purpose built
Big Yellow Self Storage unit and three industrial units.

Site area (ha)

0.5

Site Designation

LEL

Primary type of employment

Mixed B uses

Site's sequential location

Within the built up area

Prominence of site

High - The site has frontage onto Lewisham Way (A20) via the Big
Yellow Self Storage unit.

Compatibility with surrounding uses

Reasonable - The sites current industrial uses are appropriate
within a residential area, however, its location may deter other
potential industrial occupiers.

Access to amenities (nearest centre Km/miles)

Very good - the estate is located on the Lewisham Way which
offers immediate access to a number of amenities.

Score

Layout, parking, servicing, landscaping etc.

There is a small amount of yard space for the industrial units and
sufficient car parking spaces to the rear of the self storage unit.
The site in general has a very high site coverage. No landscaping.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

Immediate access to Lewisham Way (A20)

Score

Excellent

Quality of access to the principal road
network

A20 is accessed via Alexandra cottages which is wide and suitable
for HGVs.

Score

Good

Is the site close to a railway station
(within 400m)?

No

Station name, number of bus stops within a
400 m radius

18 bus stops

Score

Good
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Quality of Existing Stock

The Big Yellow Self Storage unit is modern having been built in
the past decade. The three industrial units are more dated and
are coming towards the end of their economic life.

Score

Reasonable

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

The three industrial units are prime for redevelopment. There is
due to be pressures for residential development, this is evident
as other units that were previously part of a wider industrial
estate have been demolished and lost to residential/storage
uses. The site should be safeguarded but should the current
occupiers vacate this should be considered for possible vertical
intensification as a mixed-use industrial location.
We are aware that the site is the single preferred location for a
ventilation shaft between New Cross Gate and Lewisham
Stations on the Bakerloo Line Extension (BLE).

Vacancy

No apparent vacancy

Score

Nil

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

We recommend that this site should be safeguarded for
employment use in the short time until it is required for the BLE.
If for any reason site is not required for the BLE the site should
continue to be safeguarded and vertical intensification could be
seen as a redevelopment option .

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded. Surrounding residential areas will hinder the
redevelopment of B2 space.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment uses
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C15

Malham Road

Market area

Forest Hill

AECOM Cluster Reference

C15 - Malham Road

Site Description

Estate in Forest Hill comprising general industrial and storage
units, occupiers include Travis Perkins, Shurgard and SC Motor
Factors.

Site area (ha)

3.6

Site Designation

LEL

Primary type of employment

Mixed B uses

Site's sequential location

Within the built up area

Prominence of site

Low - Parts of the estate is visible from the A205 but most of the
units are hidden from the road.

Compatibility with surrounding uses

Low - the site is surrounded by residential areas. There is also a
Montessori School to the south of the estate.

Access to amenities (nearest centre Km/miles)

Poor - Due to the estate being surrounded by residential areas,
there is limited access to amenities.

Score

Poor

Layout, parking, servicing, landscaping etc.

The estate is compact and there is limited yard space. Most of the
units have a limited number of parking spaces Most parts of the
estate are not be suitable to be serviced regularly by HGVs due to
the access. There is no landscaping around the estate.

Score

Poor

Proximity to principal roads/Mway
[Km/miles]

Immediate access to Stanstead road (A205)

Score

Good

Quality of access to the principal road
network

A205 is accessed via Wastdale Road which is suitable for HGVs
although on road car parking may constrain access.

Score

Reasonable

Is the site close to a railway station
(within 400m)?

No

Station name, number of bus stops within a
400 m radius

10 bus stops

Score

Reasonable
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Quality of Existing Stock

The existing stock is generally dated and some units are coming
towards the end of their economic life.

Score

Reasonable

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

The units are in a good location. Some units may not be
reoccupied if they become vacant due to their poor quality, but
there is strong demand industrial uses in the area at viable rents.
Therefore, it should be viable for refurbish/redevelopment existing
buildings.

Vacancy

There is a "To Let" sign at the entrance of the estate which
indicates that there is some vacancy. Also, some of the older units
appear to be vacant.

Score

Low

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

There are opportunities to redevelop the older units to provide
more modern B1c/B2 units. Potential extension of employment
area to include 118 Stansted Road

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment uses
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C16

Manor Lane

Market area

Lee

AECOM Cluster Reference

C16 - Manor Lane

Site Description

Newly refurbished Industrial area in Lee, including the Chiltonian
Industrial Estate and Travis Perkins, which is accessed from the
east of Holme Lacey Road.

Site area (ha)

2.7

Site Designation

LEL

Primary type of employment

General Industrial (B2)

Site's sequential location

Within the built up area

Prominence of site

Low - The site is not visible from and strategic/major road but is
visible from Manor Lane. Due to the shape of the estate units to
the rear cannot be seen from any road.

Compatibility with surrounding uses

Poor - The site is surrounded by residential areas.

Access to amenities (nearest centre Km/miles)

Good - Burnt Ash Hill is (0.6kn/0.4 miles) from the site and offers a
good range of amenities.

Score

Reasonable

Layout, parking, servicing, landscaping etc.

There are sufficient parking spaces on the site and yard space is
suitable for HGVs. The main entrance to Chiltonian Industrial
Estate is wide and offers enough space for HGVs to operate. There
is limited landscaping to the southern part of the site which backs
onto residential units on Holme Lacey Road - though this does not
seem to impact current occupiers.

Score

Good

Proximity to principal roads/Mway
[Km/miles]

St Mildred's Road (A205) located (0.5Km/0.3 miles) from the site.

Score

Good

Quality of access to the principal road
network

A205 accessed via Manor Lane. Though it runs through a
residential area, with parked cars at the side, the road is large
enough to accommodate HGVs.

Score

Reasonable

Is the site close to a railway station
(within 400m)?

Yes
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Station name, number of bus stops within a
400 m radius

Lee, 5 bus stops

Score

Good

Quality of Existing Stock

The units at Chiltonian Industrial Estate are modern and of high
quality. The Travis Perkins unit is more dated but seems to be
suitable for its current occupiers.

Score

Good

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

Current occupiers at Chiltonian industrial Estate include trader
counter operators and distribution companies. There is good
demand for industrial premises in the area.

Vacancy

There are currently four units being marketed.

Score

Low

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

If Travis Perkins were to vacate the site, the unit could be
redeveloped to provide modern units akin to nearby Chiltonian
Industrial Estate.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment-led mixed-use redevelopment (through
masterplan process)

108

Page 115

C17

Perry Vale

Market area

Forest Hill

AECOM Cluster Reference

C17 - Perry Vale

Site Description

Industrial estate comprised of Forest Hill Industrial Estate and a
number of warehouse units, occupiers include Royal Mail and
London Mosaics (tile distribution)

Site area (ha)

0.5

Site Designation

LEL

Primary type of employment

B2 - B8

Site's sequential location

Within the built up area

Prominence of site

Low - The estate is not visible from any major/strategic road and is
also hidden from Perry Vale (B227).

Compatibility with surrounding uses

Reasonable - the estate is located in a residential area but there is
sufficient landscaping to limit its impact on surrounding uses.

Access to amenities (nearest centre Km/miles)

Very Good - Devonshire Road is located (0.2 miles) from the site
and offers a wide range of amenities.

Score

Reasonable

Layout, parking, servicing, landscaping etc.

High site coverage across the estate. There are limited car parking
spaces in the estate, but directly to the north there is a public car
park. Access is tight and not suitable for regular HGV access. There
is landscaping to the south and east of the site which shields the
estate from surrounding residential areas.

Score

Poor

Proximity to principal roads/Mway
[Km/miles]

Waldram Park Road (A205) is located (0.2 miles) from the estate

Score

Good

Quality of access to the principal road
network

A205 accessible via B227 The A509 is suitable for cars/vans but not
ideal for HGVs.

Score

Reasonable

Is the site close to a railway station
(within 400m)?

Yes
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Station name, number of bus stops within a
400 m radius

Forest Hill, 12 bus stops

Score

Excellent

Quality of Existing Stock

The existing stock is of good quality and seems to be suitable for
current occupiers. They will be reoccupied if the current occupiers
were to vacate.

Score

Good

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

Royal Mail is a historic occupier and there is nothing to suggest
that they will be vacating the premises in the near future. The
industrial market is very tight in Forest Hill and there is demand for
space.

Vacancy

No perceived vacancy

Score

Nil

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

No sites available at present. Will require other solutions.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment-led mixed-use redevelopment (through
masterplan process)
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C18

Clyde Vale

Market area

Forest Hill

AECOM Cluster Reference

C18 - Clyde Vale

Site Description

Business centre which comprises 15 light industrial units with
allocated parking.

Site area (ha)

0.4

Site Designation

LEL

Primary type of employment

Light Industrial (B1c)

Site's sequential location

Within the built up area

Prominence of site

Low - The site is not visible from any strategic road but is
visible from Clyde Vale.

Compatibility with surrounding uses

Reasonable - the site is located in a residential area and there
is a green towards the south of the site. The light industrial
uses will not have a negative effect on the surrounding
residential uses.

Access to amenities (nearest centre Km/miles)

Very good - the site has immediate access to Dartmouth Road
(A2216) which offers a number of amenities.

Score

Reasonable

Layout, parking, servicing, landscaping etc.

The amount of yard space is small and only suitable for small
cars/vans. There is limited landscaping towards the west of the
site which shields it from residential areas.

Score

Poor

Proximity to principal roads/Mway
[Km/miles]

London Road (A205) is located 0.3 Km (0.2 miles) from the site

Score

Excellent

Quality of access to the principal road
network

Access to the A205 via Dartmouth Road (A2216) which is
suitable for HGVs although it is a busy road. Access to
Dartmouth Road via Clyde vale which is tight and unsuitable
for vans/HGVs.

Score

Good

Is the site close to a railway station
(within 400m)?

Yes

111

Page 118

Station name, number of bus stops within a
400 m radius

Forest Hill, 12 bus stops

Score

Good

Quality of Existing Stock

Existing stock appears to be dated and will likely require
refurbishment within the plan period should they become
vacant.

Score

Reasonable

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

The units on the site are dated and would likely require
refurbishment/redevelopment in the plan period. There is
strong demand for industrial space, especially for these sizes
of units. We recommend a strong policy approach to the site
to ensure employment uses are protected on the site but a
pragmatic approach taken to allow mixed-use development to
occur.

Vacancy

6 units appear to be vacant

Score

High

If the site retains its current use, will it be
occupied?

Hard to tell

Are there opportunities for redevelopment /
intensification / extension?

The site could be redeveloped to provide better quality B1c
units and improve the access to the site via Clyde Vale. This
could be achieved as part of a mixed use intensification
although care needs to be taken to ensure that industrial
floorspace is not lost.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and which limits expansion.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment-led mixed-use redevelopment
(through masterplan process)
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C19

Stanton Square

Market area

Sydenham

AECOM Cluster Reference

C19 - Stanton Square

Site Description

Purpose built industrial units occupied by Coventry Scaffolding Co
and Industrial Security Doors Ltd as well as brownfield land
currently being advertised as industrial units to let.

Site area (ha)

1.0

Site Designation

LEL

Primary type of employment

Mixed B uses

Site's sequential location

Within the built up area

Prominence of site

High - Prominent location between Southend Lane and Stanton
way.

Compatibility with surrounding uses

Low - The site is bounded by a primary school yard to the south
and a residential/retail scheme to the north.

Access to amenities (nearest centre Km/miles)

Very good - the estate is located within close proximity to Bell
Green Retail Park which offers access to a number of amenities.

Score

Excellent

Layout, parking, servicing, landscaping etc.

Current yard space around the site is poor except for the
scaffolding yard which has reasonable yard space. There is no
landscaping around the site. Access to the scaffolding yard is
suitable for HGVs but the other units on the site have no HGV
access.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

The A21 is located Km (1 mile) to the east and the A205 is located
Km (1.1 miles) to the north of the site.

Score

Good

Quality of access to the principal road
network

A21 accessed via Southend Lane which is suitable for HGVs. A205
accessed via Perry Hill (A212) which is also suitable for HGVs

Score

Good

Is the site close to a railway station
(within 400m)?

Yes

Station name, number of bus stops within a
400 m radius

Lower Sydenham, 14 bus stops

Score

Excellent
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Quality of Existing Stock

The quality of the existing site is reasonable with some parts of the
site looking fairly dated and The Old Bath House which is of very
poor quality.

Score

Reasonable

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

Although Coventry Scaffolding units on the site are bespoke and
not suitable for a wide range of occupiers, they are a historic
occupier and there is nothing suggesting that they intend to vacate
the site in the near future. A planning application has been
approved for an Access Self Storage unit and 962 sqm of office
space on the element of the site known as the former Stanton
Square Industrial Estate.

Vacancy

The available units are fully occupied.

Score

Nil

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

Directly north of the site the former gas works site which is
allocated in the emerging plan as Policy SA26. This site has seen
multiple phases of mixed use development including, retail,
industrial and residential. There appears to still be some
undeveloped plots on this site. Stanton Square also benefits from
being in close proximity to Lower Sydenham Station. The station is
being considered as a potential stop on the BLE. We recommend a
strong policy approach to the Stanton Square site to ensure
employment uses are protected. This could take the form of a
wider masterplan including the former gas works site to the north,
and the regeneration opportunity provided through the potential
BLE.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment-led mixed-use redevelopment (through
masterplan process)
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C20

Willow Way

Market area

Forest Hill

AECOM Cluster Reference

C20 - Willow Way

Site Description

Industrial area in Forest Hill with a mix of different sized
office and industrial units. Occupiers include Selkent
Fastenings, Hallmark Catering equipment, and Delta Motors.

Site area (ha)

1.2

Site Designation

LEL

Primary type of employment

Mixed B uses

Site's sequential location

Within the built up area

Prominence of site

Low - The estate is not visible from any major/strategic road
and is also hidden from Kirkdale and Dartmouth Road
(A2216).

Compatibility with surrounding uses

Low - Part of the site has already seen residential
redevelopment - creating an incompatible adjacent use.
There is also retail located at Kirkdale the east of the site and
Dartmouth Road to the north. Overall the adjacent uses,
though incompatible, do not appear to be impacting the
current occupiers.

Access to amenities (nearest centre Km/miles)

Very good - Immediate access to Kirkdale (A2216) and
Dartmouth Road offer a range of amenities

Score

Reasonable

Layout, parking, servicing, landscaping etc.

Reasonable amount of yard space at Willow Business Centre
given the type of units. The industrial units at the centre of
the site have varying amounts of parking space and as a
result, there are significant numbers of cars parked along the
Willow Way. Willow Way is not suitable for large HGVs, but
this does not appear to be an issue for most current
occupiers. There is no landscaping on the site.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

London Road (A205) is located 0.8 Km (0.5 miles) from the
site.

Score

Good

Quality of access to the principal road
network

Access to the A205 is via Dartmouth Road (A2216) is a
relatively busy road although it is suitable for HGVs

Score

Good

Is the site close to a railway station
(within 400m)?

No
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Station name, number of bus stops within a
400 m radius

12 bus stops

Score

Reasonable

Quality of Existing Stock

Some of the units at Willow Business Park are of reasonable
quality, but there are some industrial units which are dated
and coming to the end of their economic life.

Score

Reasonable

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

The vacant land at the site is owned by the local authority
and was previously used as a local authority depot. There
have been a number of development proposals on the site
including an office development, a temporary school and, a
mixed use development.

Vacancy

No apparent vacancy

Score

Nil

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

Within the plan period, there are opportunities across the
whole site for intensification. It is important that the existing
amount of employment floorspace, especially industrial, is
not reduced due to the strong demand for this use in the
area.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment-led mixed-use redevelopment
(through masterplan process)
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C21

Worsley Bridge Road

Market area

Sydenham

AECOM Cluster Reference

C21 - Worsley Bridge Road

Site Description

Employment area which comprises office units with frontage
onto Worsley Bridge Road and industrial at Broomsleigh
Business Park. There is also an office building which is in a state
of disrepair

Site area (ha)

1.2

Site Designation

LEL

Primary type of employment

Mixed B uses

Site's sequential location

Within the built up area

Prominence of site

Low - The site is not visible from and strategic/major road but is
visible from Worsley Bridge Road.

Compatibility with surrounding uses

Reasonable - the site is adjacent to residential areas, however,
Sydenham Industrial Estate is located on the opposite side of a
railway line.

Access to amenities (nearest centre Km/miles)

Good - The site is 0.6 Km (0.4 miles) from Bell Green Retail Park
which offers a range of amenities

Score

Reasonable

Layout, parking, servicing, landscaping etc.

Limited car parking spaces at the office units. Broomsleigh
Business Park has a small amount of yard space and is not
suitable for HGVs. Given that a significant amount of occupiers
are automotive related, there are plenty of cars on the site which
further reduces yard space.

Score

Poor

Proximity to principal roads/Mway
[Km/miles]

Bromley Road (A21) located 1.7 Km (1.1 miles) from the site.

Score

Good

Quality of access to the principal road
network

Access to the A21 via Southend Lane (A2218) which is suitable for
HGVs.

Score

Good

Is the site close to a railway station
(within 400m)?

Yes
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Station name, number of bus stops within a
400 m radius

Lower Sydenham, 6 bus stops

Score

Good

Quality of Existing Stock

The general quality of the office stock is good, although some of
the industrial units currently used for storage are of poorer
quality and may require some refurbishment before they are
reoccupied. Kelvin House has been lost to residential through
Permitted Development Rights.

Score

Reasonable

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

A majority of occupiers in Broomsleigh Business Park are
automotive related (Spectrum Automotive, ABM). The units are
well occupied and in a good location and are likely to be
reoccupied if units are vacated by current occupiers.

Vacancy

None identified.

Score

Low

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

Due to the size of the employment area, the pressure for
residential and the piecemeal approach to mixed development
which has occurred over the borough boundary this area is at
risk from residential development. But there is strong demand
for industrial uses in the area. The size of the site allows for a
masterplan approach to take place to allow for site
intensification through carefully planned mixed use development
to include residential and industrial uses.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment-led mixed-use redevelopment
(through masterplan process)

118

Page 125

C22

Molesworth Street

Market area

Lewisham Town Centre

AECOM Cluster Reference

C22 - Molesworth Street

Site Description

The site comprises Riverdale House - a residential building and 66
Molesworth Street - Citibank's London data centre

Site area (ha)

1.4

Site Designation

LEL

Primary type of employment

Storage and Distribution (B8)

Site's sequential location

In a town centre

Prominence of site

High - Prominent town centre location with frontage onto the A21 .

Compatibility with surrounding uses

High - There is a residential area (Riverdale House) to the south of the
data centre. Lewisham shopping centre is directly east of the site. The
data centre does not have any detrimental effect on surrounding
areas.

Access to amenities (nearest centre Km/miles)

Very good - the estate is located directly opposite Lewisham Shopping
Centre and therefore offers immediate access to a number of
amenities.

Score

Layout, parking, servicing, landscaping etc.

There is sufficient parking space directly north of the data centre. No
landscaping.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

The A20 is located Km (0.2 miles) to the north of the site.

Score

Excellent

Quality of access to the principal road
network

Access to the A20 via Molesworth Street (A21).

Score

Excellent

Is the site close to a railway station
(within 400m)?

Yes

Station name, number of bus stops within a
400 m radius

Lewisham Station, 20 bus stops

Score

Excellent
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Quality of Existing Stock

The stock is fairly modern having been built in 2003 and is of high
quality.

Score

Good

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

There is no reason to believe Citibank would be vacating the site in the
near future.

Vacancy

The data centre is wholly occupied by Citibank

Score

Nil

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

The Citibank building is of good quality and demand for data centres in
close proximity to central London remains strong.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Safeguard for employment-led mixed-use redevelopment (through
masterplan process)
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C23

Surrey Canal Triangle

Market area

New Cross

AECOM Cluster Reference

C23 - Surrey Canal Triangle

Site Description

Industrial area in New Cross which comprises Enterprise
Industrial Estate, Orion Business Centre, Millwall FC Stadium,
industrial units along Stockholm Road and the units between
Surrey Canal Road and Rollins Street.

Site area (ha)

10.9

Site Designation

MEL

Primary type of employment

Mixed B uses

Site's sequential location

Within the built up area

Prominence of site

Low - The site is not visible from and strategic/major road but is
visible from Ilderton Road.

Compatibility with surrounding uses

Reasonable - There are residential areas to the west and south of
the site but Surrey Canal SIL is located to the east of the site and
Hatcham Road industrial area to the south west.

Access to amenities (nearest centre Km/miles)

Poor - The closest area that offers a range of amenities is Old
Kent Road which is (0.5 Km/0.9 miles) from the site.

Score

Poor

Layout, parking, servicing, landscaping etc.

There is generally high site coverage throughout the area. There
are sufficient parking spaces across the estates. There are trees
around the site as well as railway lines on the outside of the site
which shields the estate from neighbouring residential areas.
Quite low site coverage on the industrial estate between Surrey
Canal Road and Rollins Street (Ilderton Wharf), and some space
outside is being used for outdoor storage.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

Old Kent Road (A2) is located 0.6 Km (0.4 miles) from the estate.

Score

Excellent

Site junction and quality of access to the
principal road network

Access to the A2 is via Ilderton Way which is generally not
suitable for HGVs due to the amount of on street parking along
the road.

Score

Reasonable

Is the site close to a railway station
(within 400m)?

Yes
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Station name, number of bus stops within a
400 m radius

South Bermondsey, 4 bus stops

Score

Reasonable

Quality of Existing Stock

Most units in the site are dated and would require some external
refurbishment in the plan period. Some units e.g. AT Excelsior
Works towards the south of the site look to be of particularly
poor quality and could be redeveloped over the plan period.

Score

Reasonable

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

Some residential redevelopment has already occurred on Rollins
street (Rollins House) . We are aware that there are plans to
redevelop the site to provide a number of different uses
(residential, retail, restaurants and offices) in a scheme known as
New Bermondsey. Proposals would mean the loss of all
industrial space currently at the site.

Vacancy

No apparent vacancy

Score

Nil

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

Some of the units towards the east of Ilderton Wharf are of poor
quality and could be redeveloped to provide modern industrial
units. There is also the potential to redevelop Excelsior Works to
mix use residential and ground floor industrial/workshop units.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded. There are already proposals in place to redevelop the
site for a mix of uses which do not include industrial uses. The
site should be safeguarded for these uses in the short term until
the site is redeveloped. If plans for redevelopment do not come
forward then the site would be suitable for employment led
redevelopment.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Strategic mixed-use employment for MEL
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C25

Sun and Kent Wharf

Market area

Deptford

AECOM Cluster Reference

C25 - Sun and Kent Wharf

Site Description

Industrial area in Deptford that includes a mix use residential
scheme, railway arch units occupied by Ariel Scaffolding, an art
studio (Cockpit Arts) and industrial units occupied by Jones
Catering Equipment.

Site area (ha)

1.4

Site Designation

MEL

Primary type of employment

Storage and Distribution (B8)

Site's sequential location

Within the built up area

Prominence of site

Low - Site is not visible from any major/strategic road but is visible
from Creekside.

Compatibility with surrounding uses

Low - The site is surrounded by residential as well as well as
residential units within the site.

Access to amenities (nearest centre Km/miles)

Good - Deptford high street is located 0.6 Km (0.4 miles) from the
site and offers a wide range of amenities.

Score

Reasonable

Layout, parking, servicing, landscaping etc.

Yard space around the site is poor. There is a lack of parking
spaces at Kent Wharf but Cockpit Arts and Jones Furniture have
sufficient parking spaces. Access to the units occupied by Jones
Furniture is via Creekside which is a small road and not suitable for
large vans/trucks. There is no landscaping around the site. Access
to the railway arch units is tight and unsuitable for HGVs.

Score

Poor

Proximity to principal roads/Mway
[Km/miles]

The A2 is located 0.6 Km (0.4 miles) to the south of the site.

Score

Excellent

Quality of access to the principal road
network

A2 accessed via Deptford Church Street (A2209) which is suitable
for HGVs.

Score

Excellent

Is the site close to a railway station
(within 400m)?

Yes

Station name, number of bus stops within a
400 m radius

Greenwich, Deptford, 10 bus stops
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Score

Excellent

Quality of Existing Stock

The units used by Cockpit Arts and Jones Furniture are dated. The
railway arches are also dated and would require refurbishment if
the current occupiers were to vacate. The office units at Kent
Wharf are higher quality having been built recently.

Score

Reasonable

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

Jones Furniture and Cockpit Arts are both historic occupiers that
have been on the site for over a decade. Both units seem to be fit
for current occupier requirements.

Vacancy

There are vacant office units at Kent wharf

Score

Low

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

If Jones Furniture and Cockpit Arts were to vacate, there is an
opportunity to redevelop the site to provide residential as part of a
mixed use scheme with possible B2 on the lower levels.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Strategic mixed-use employment for MEL
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C26

Childers Street

Market area

Deptford

AECOM Cluster Reference

C26 - Childers Street

Site Description

The site former foundry now occupied by ACME Studios, which
provides affordable studio space for artists, Parkside Business
Estate and VIVE LIVING which is a scheme of 82 Build To Rent
apartments and coworking space.

Site area (ha)

0.7

Site Designation

MEL

Primary type of employment

Light Industrial (B1c)

Site's sequential location

Within the built up area

Prominence of site

Reasonable - the site is not visible from any major road but is
next to the railway line.

Compatibility with surrounding uses

High - The site is bounded by residential areas on all sides,
however, the design of the sites and its current use (Artist
Studios and B1c/B8 units) is compatible with the residential
areas.

Access to amenities (nearest centre Km/miles)

Poor - the site is not in close proximity to any high street/ major
centre. However, Lower Road is located 1.2 Km (0.8 miles) from
the site.

Score

Reasonable

Layout, parking, servicing, landscaping etc.

There are a small number of on-street parking spaces. To the
west of the site are railway arches that house a number of
industrial uses. There is no landscaping around the site.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

The A2 is located 0.8 Km (0.5 miles) to the south of the site.

Score

Good

Quality of access to the principal road
network

Access to the A2 via Edward Street and Pagnell Road (B207). Both
roads are suitable for cars/small - medium vans.

Score

Good

Is the site close to a railway station
(within 400m)?

No

Station name, number of bus stops within a
400 m radius

14 bus stops

Score

Good
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Quality of Existing Stock

Vive Living's scheme on the site is of good quality. ACME studios
is of considerably poorer quality but seem to be suitable for the
current occupiers.

Score

Reasonable

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

The ACME units are well occupied and in a good location. They
are likely to be reoccupied if units are vacated by current
occupiers due to demand for these types of units.

Vacancy

We have been informed that there are no vacant units on the
ACME site.

Score

Nil

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

The building currently occupied by ACME is of particular interest,
given its continuing employment use, and this part of the site
should be considered for safeguarding and potential
intensification through a mixed use residential/workshop
scheme, compatible with the mixed-use schemes recently built
on the southern part of the Childers Street site.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Strategic mixed-use employment for MEL
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C27

Arklow Road

Market area

Deptford

AECOM Cluster Reference

C27 - Arklow Road

Site Description

Comprises Astra house, a mixed use office/residential building and
Anthology Deptford Foundry, a residential development.

Site area (ha)

2.1

Site Designation

MEL

Primary type of employment

Office (B1a)

Site's sequential location

Within the built up area

Prominence of site

Low - the site is not visible from any major road.

Compatibility with surrounding uses

High - The site is bounded by residential areas on all sides, however,
the design of the site and its current use as an office location is
compatible with the residential areas.

Access to amenities (nearest centre Km/miles)

Reasonable - New Cross Road is located 0.64 Km (0.4 miles) from the
site and offers a wide range of amenities.

Score

Reasonable

Layout, parking, servicing, landscaping etc.

There are six on-street parking spaces. There is no landscaping
around the site.

Score

Reasonable

Proximity to principal roads/Mway
[Km/miles]

The A2 is located 0.64 Km (0.4 miles) to the south of the site.

Score

Good

Quality of access to the principal road
network

Access to the A2 via Edward Street (B207 which is suitable for
cars/small - medium vans.

Score

Good

Is the site close to a railway station
(within 400m)?

No

Station name, number of bus stops within a
400 m radius

7 bus stops

Score

Reasonable

Quality of Existing Stock

The building is of good external quality.

Score

Good
127

Page 134

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,

Part of Astra House has already been converted from office to
residential through permitted development.

Vacancy

No apparent vacancy

Score

Nil

If the site retains its current use, will it be
occupied?

Hard to tell

Are there opportunities for redevelopment /
intensification / extension?

The unit should be protected for employment use but should it
become vacant the site can be should be re-assessed against the
strength of the market at that point in the property cycle and possibly
released for residential purposes.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Strategic mixed-use employment for MEL
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C29

Plough Way

Market area

Deptford

AECOM Cluster Reference

C29 - Plough Way

Site Description

Mixed use location in Deptford which comprises office units and
Cannon Wharf, a purpose built office building.

Site area (ha)

8.3

Site Designation

MEL

Primary type of employment

Office (B1a)

Site's sequential location

Within the built up area

Prominence of site

Low - Site is not visible from any major/strategic road

Compatibility with surrounding uses

High - The site is bounded by residential areas on all sides,
however, the office and workshop units on site are compatible
with residential areas.

Access to amenities (nearest centre Km/miles)

Good - Lower Road which is 0.5 Km (0.3 miles) from the site offers
limited amenities but Surrey Quays Shopping Centre is 1.3 Km (0.8
miles) from the site and offers a wider range of amenities.

Score

Good

Layout, parking, servicing, landscaping etc.

Yard space is generally good across the site and there are
sufficient parking spaces for the office and workshop units.
Access is suitable for cars/small vans which are the type of
vehicles most likely to frequent the site. There is little landscaping
around the site but this is not a concern as the buildings on the
site are of residential design.

Score

Good

Proximity to principal roads/Mway
[Km/miles]

The A2 is located 2.1 Km (1.3 miles) to the south of the site.

Score

Good

Quality of access to the principal road
network

Access to A2 partly via Evelyn Way (A200), onto the Abinger Grove
then Arklow Road (built up residential area).

Score

Reasonable

Is the site close to a railway station
(within 400m)?

No

Station name, number of bus stops within a
400 m radius

17 bus stops

Score

Good
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Quality of Existing Stock

The current stock is of high quality, having mostly been built in the
last five years

Score

Excellent

Other market intelligence e.g. market history,
competing supply nearby, occupiers known to
be moving in/out,
Vacancy

Some vacant units at Cannon Wharf

Score

Low

If the site retains its current use, will it be
occupied?

Yes

Are there opportunities for redevelopment /
intensification / extension?

The office units are of good specification and seem to be well
occupied.

Are there any constraints on redevelopment /
intensification / extension?

The area is in a fully built up area and therefore cannot be
expanded.

When are these constraint(s) likely to be
resolved?

N/A

Recommendation

Strategic mixed-use employment for MEL
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Appendix 2
Employment Profiles on Employment Sites
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Table A2.1 Employment Profile on Designated Employment Sites
Name

Type

Area

Jobs

Jobs/Ha

Industrial

Office

Public

Consumer

Bromley Road

SIL

8.3

770

93

88%

12%

0%

0%

Surrey Canal Road

SIL

28.6

1,550

54

67%

17%

0%

16%

Clyde Vale

LEL

0.4

30

67

66%

7%

0%

28%

Perry Vale

LEL

0.5

150

318

63%

15%

6%

16%

Molesworth Street

LEL

1.4

10

4

0%

100%

0%

0%

Evelyn Street

LEL

1.2

0

0

0%

0%

0%

0%

Endwell Road

LEL

1.4

770

560

5%

46%

46%

3%

Blackheath Hill

LEL

0.3

60

180

13%

59%

27%

2%

Manor Lane

LEL

2.7

180

64

83%

1%

0%

16%

Stanton Square

LEL

1.0

50

50

77%

23%

0%

0%

Willow Way

LEL

1.2

80

66

14%

72%

0%

15%

Worsley Bridge Road

LEL

1.2

250

209

7%

54%

38%

2%

Malham Road

LEL

3.6

860

240

20%

34%

2%

44%

Creekside

LEL

2.4

70

30

47%

8%

19%

25%

Lewisham Way

LEL

0.5

30

64

63%

13%

0%

25%

Convoys Wharf

MEL

16.1

0

0

0%

0%

0%

0%

Surrey Canal Triangle

MEL

10.9

420

39

20%

24%

0%

56%

Plough Way

MEL

8.2

650

79

14%

39%

31%

16%

Oxestalls Road

MEL

4.6

120

26

0%

0%

90%

10%

Childers Street

MEL

0.7

0

0

0%

0%

0%

0%

Arklow Road

MEL

2.2

140

63

0%

98%

1%

1%

Grinstead Road

MEL

0.8

0

0

0%

0%

0%

0%

Sun and Kent Wharf

MEL

1.4

330

233

1%

43%

54%

2%

Thanet Wharf

MEL

0.6

0

0

0%

0%

0%

0%

The profile is by broadly defined categories of employment:
Industrial is defined by SIC categories of Manufacturing, Wholesale, Transport and Storage,
Construction, Primary, Utilities
Office is defined by SIC categories of Information & Communications, Financial Services,
Professional Scientific and Technical Services, Real Estate, Administrative & Support Service
activities
Public is defined by SIC categories of Public Administration & Defence, Health & Social Services,
Education
Consumer is defined by SIC categories Retail, Accommodation & Food, Arts, Leisure, Recreation
& Other
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Executive Summary
The National Planning Policy Framework (NPPF) and accompanying Planning Policy Guidance (PPG)
emphasise the responsibility of Local Planning Authorities (LPAs) to ensure that flood risk is understood and
managed effectively and sustainably throughout all stages of the planning process.
This Level 1 Strategic Flood Risk Assessment (SFRA) aims to facilitate this process by identifying the spatial
variation in flood risk across the London Borough of Lewisham (the ‘Borough’) thus allowing an area-wide
comparison of future development sites with respect to flood risk considerations. There are several sources of
flood risk across the Borough, including: fluvial, tidal, pluvial, groundwater, sewer and artificial. These are
summarised below.
The Borough falls in the Ravensbourne Catchment, which encompasses all of the Borough but its northern tip.
Fluvial flooding is largely associated with the River Ravensbourne and its main tributaries, the Pool River and
the River Quaggy. North of Deptford Bridge the Ravensbourne becomes the tidal Deptford Creek, which
meets the River Thames approximately 1 kilometre further north. Tidal defences are present along the banks
of both the Thames and Deptford Creek, and there are associated residual tidal flooding risks in surrounding
areas of the Borough.
The Environment Agency (EA) historic flood maps show significant flooding in the 1960s across the
Ravensbourne Catchment, as well as a less severe flooding event of the Thames in 1928. There are now
sections of formal and informal flood defences along the full length of the tidal Thames and parts of the
Ravensbourne, which did not exist during the aforementioned recorded events. Nonetheless, fluvial flood risk
still exists in several areas of the Borough, as indicated in the Flood Zone maps.
Surface water flooding occurs when high intensity rainfall generates runoff which flows and ponds in low-lying
areas. It is generally associated with intense rain, saturated soils and an insufficient drainage capacity of the
surface water system. Surface water flooding is becoming an increasing issue due to urban sprawl (increased
impermeable area) and climate change (greater rainfall intensity). The Lewisham Surface Water Management
Plan (SWMP) (2011) estimated a total of 2,228 properties at risk of surface water flooding, 327 of these to a
depth of 0.5m or higher. Developers and planners must consider the use of Sustainable Drainage Systems
(SuDS) in developments to mitigate this source of flood risk and minimise the impact of climate change.
Priority should be given to storage of rainwater for later use and utilisation of infiltration SuDS in line with
SuDS hierarchy as set out in Policy 5.13 of the current London Plan. The British Geological Survey (BGS)
have prepared mapping based on the underlying geology indicating the suitability of land for the incorporation
of infiltration SuDS.
Groundwater flooding occurs as a result of the water table reaching the ground surface. This is most likely to
occur in low-lying areas which are underlain by permeable rock (aquifers) and more likely to appear after
periods of sustained rainfall. Most of the highly permeable superficial deposits in Lewisham are located along
the centre of the Borough, following the flood plains of the River Ravensbourne and River Quaggy. It should
however be noted that no significant known issues with groundwater flooding have been identified in the
Borough. The BGS have prepared mapping based on the underlying geology and aquifer locations indicating
the susceptibility of land to groundwater flooding. This mapping should be utilised by developers and planners
to ensure development in these areas carry out detailed ground investigation and consider the risk of
groundwater flooding, particularly to basement development.
The Borough has a mix of separate and combined sewer systems. Sewer flooding can arise in the foul system
when surface water enters via misconnection, or where the capacity of combined systems is exceeded. In
both cases this results in surcharge of contaminated surface water. Thames Water records sewer flooding
incidents by postcode area, and this gives an indication of sewer flood risk across the Borough.
The final source of flood risk is from reservoirs. There are no designated reservoirs within the Borough
boundary; however, this does not mean to say there is no risk. As shown by the EA Reservoir maps, the flood
extents for the Sutcliffe Park and Weigall Road Flood Storage Areas (Greenwich), the Nunhead covered
reservoir (Southwark) and the Honor Oak covered reservoir (Southwark) show that should a failure occur then
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parts of the Borough will be affected by flooding. However, the risk of failure is very low due to rigorous safety
and inspection regimes in place for all designated reservoirs.
The Functional Floodplain (Flood Zone 3b) is land classified as having a 5% annual exceedance probability
(AEP) (1 in 20 Year) of flooding. In Lewisham, both the River Ravensbourne and the River Quaggy have
some extent of Functional Floodplain, notably near Ladywell and Lewisham Town Centre. The designated
flood storage area on the Quaggy in the southeast of the Borough is also classified as Functional Floodplain.
A spatial planning solution to flood risk management should be sought wherever possible. The maps and
supporting information presented in this SFRA are intended to inform and facilitate the decision making
process by Lewisham Council (‘Council’) with regards to the NPPF risk-based approach to planning. This is
based upon determining compatibility of various types of development within each flood zone, subject to the
application of the Sequential Test and Exception Test (when needed). Guidance to undertaking these
processes is included within the report.
The SFRA provides an overview of the risk of flooding across the Borough and assists in the development of
policy formulation, strategic planning, development control and flood risk management. It is recommended
that policy options are expanded to include greater emphasis on the management of surface water flood risk
through the use of SuDS. The policies in the existing River Corridor Improvement Plan should be retained to
ensure appropriate use of the floodplain and making space for water. Existing corridors of land along the river
frontage should be safeguarded and opportunities taken to set back development to enable sustainable and
cost effective flood risk management, including upgrading of river assets. Flood awareness and robust
emergency planning and response will additionally be critical to sustainable ongoing flood risk management.
In the future, climate change is anticipated to have an impact on all sources of flood risk within the Borough. It
is important that planning decisions recognise the potential risk that increased runoff poses to property and
plan development accordingly so that future sustainability can be assured. The EA published updated climate
change allowances in February 2016, which were used for the hydraulic models which define flood risk from
the River Ravensbourne and its tributaries.
At the time of preparing this SFRA, the modelling has been partially completed for the River Ravensbourne
and as such the 25% and 35% allowances for climate change have been included within this report. The 70%
allowance for climate change for the River Ravensbourne will be prepared by the EA in the future and will be
included within this report either as a revision or addendum when available.
The report additionally contains specific recommendations for both the Borough and local developers, for
effectively managing and mitigating flood risk, including guidance on the requirements for site specific Flood
Risk Assessments and the implementation of Sustainable Drainage Systems.
This Level 1 SFRA report will be complemented by further detailed assessment of the allocated development
sites within the Borough, during the subsequent Level 2 SFRA.
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Abbreviations
Acronym

Definition

AEP

Annual Exceedance Probability

BGS

British Geological Survey

CDA

Critical Drainage Area

CFMP

Catchment Flood Management Plan

DLR

Docklands Light Railway

EA

Environment Agency

FAS

Flood Alleviation Scheme

FCERM

Flood and Coastal Erosion Risk Management

FWMA

Flood and Water Management Act

FRA

Flood Risk Assessment

FWD

Flood Warnings Direct

GIS

Geographical Information Systems

KSL

Kent, South London and East Sussex Operational Region of the Environment Agency

LCDA

Local Critical Drainage Area

LFRMS

Local Flood Risk Management Strategy

LFRZ

Local Flood Risk Zone

LLFA

Lead Local Flood Authority

LPA

Local Planning Authority

m AOD

Metres Above Ordnance Datum. Elevations use Ordnance Datum, Newlyn

NPPF

National Planning Policy Framework

PFRA

Preliminary Flood Risk Assessment

PPG

NPPF Planning Practice Guidance

RBMP

River Basin Management Plan

RBD

River Basin District

RCIP

River Corridor Improvement Plan

RFRA

Regional Flood Risk Appraisal

SFRA

Strategic Flood Risk Assessment

SoP

Standard of Protection

SPG

Supplementary Planning Guidance

SuDS

Sustainable Drainage Systems

SWMP

Surface Water Management Plan
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TE2100

Thames Estuary 2100 Plan

TWUL

Thames Water Utilities Limited

WFD

Water Framework Directive

London Borough of Lewisham
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Glossary
Term

Definition

Annual
Exceedance
Probability (AEP)

In flood risk terms, the AEP represents the probability of a particular return period
event occurring in any given year. (e.g. 1 in 100 year return period event = 1% AEP –
there is a 1% chance every year that this event will take place).

Aquifer

A source of groundwater comprising water-bearing rock, sand or gravel capable of
yielding significant quantities of water.

Areas Benefiting
from Defences

The area that is protected by a defence or defence system against flooding from a 1%
(1 in 100) annual probability fluvial event and 0.5% (1 in 200) annual probability tidal
event, assuming all defences remain intact and function perfectly.

Blue-green
infrastructure

Combining green spaces and surface water management infrastructure within the
urban environment to facilitate natural hydrological processes whilst minimising
flooding, enhancing biodiversity, facilitating recreation and assisting adaption to climate
change.

Catchment

The land (and its area) which drains (normally naturally) to a given point on a river,
drainage system or other body of water.

Catchment Flood
Management Plan

A high-level planning strategy through which the Environment Agency works with key
decision makers within a river catchment to identify and agree policies to secure the
long-term sustainable management of flood risk.

Combined Sewer

Combined sewers are designed to collect surface water runoff, domestic sewage, and
industrial wastewater in the same pipe.

Critical Drainage
Area

A discrete geographic area where multiple and interlinked sources of flood risk (surface
water, groundwater, sewer, main river and/or tidal) cause flooding during severe
weather, affecting people, property or local infrastructure.

Culvert

A channel or pipe that carries water below the level of the ground.

Exception Test

The Exception Test is required for certain development sites following application of
the Sequential Test. The Exception Test must demonstrate that the development
provides wider sustainability benefits to the community that outweigh flood risk, and
that the site is safe from flood risk for its lifetime.

Flood Defence

Flood defence infrastructure, such as flood walls and embankments, intended to
protect an area against flooding to a specified standard of protection (SoP).

Flood Map

A map produced by the Environment Agency providing an indication of the likelihood of
flooding in all areas of England, assuming there are no flood defences.

Flood Resilience

Flood resilience involves design and construction of buildings and structures to reduce
the impact of flooding so that, although flood water may enter the building, its impact is
minimised, structural integrity is maintained, and repair, drying & cleaning are
facilitated.
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Flood Resistance

Flood resistance involves design and construction of buildings or other structures to
prevent entry of flood water or minimising the amount that may enter.

Flood Risk
Assessment

A study to assess the risk to an area or site from flooding from all sources, now and in
the future, and to assess the impact that any changes or development on the site or
area will have on flood risk to the site and elsewhere. It may also identify, particularly at
more local levels, how to manage those changes to ensure that flood risk is not
increased.

Flood Risk
Management

The activity of understanding the probability and consequences of flooding, and
seeking to modify these factors to manage flood risk to people, property and the
environment in line with agreed policy objectives.

Flood Warning

If a flood warning is issued in an area, it means flooding is expected and will cause
disruption.

Flood Zone

A geographic area within which flood risk is within a particular range as defined by
NPPF and its Practice Guidance.

Flood Zone 1

Land where flooding from rivers and the sea is very unlikely. There is less than a 0.1
per cent (1 in 1,000) chance of flooding occurring each year.

Flood Zone 2

Land which has between a one in 100 and one in 1,000 annual probability (chance) of
river flooding (1% - 0.1%); or between a one in 200 and 1 in 1,000 annual probability
(chance) of sea flooding (0.5% - 0.1%).

Flood Zone 3

Land which has a greater than one in 100 annual probability (chance) of river flooding
(>1%); or greater than one in 200 annual probability (chance) of sea flooding (>0.5%).

Flood Zone 3a
(High probability)

This is a subset of Zone 3 (above), which is not within the functional floodplain (Flood
Zone 3b), as defined below. Therefore this land is typically expected to have an annual
probability of flooding between 1 in 20 and 1 in 100 or (from fluvial sources) or 1 in 200
(from tidal sources) in any year.

Flood Zone 3b
(Functional
Floodplain)

Land where water has to flow or be stored in times of flood. Specifically, this land
would flood with an annual probability of 1 in 20 (5 %) or greater in any year, or as
otherwise agreed by the Local Authority and the Environment Agency.

Flooding Hotspot

Also known as flood prone areas. These are locations where concentrations of flooding
incidents within a limited geographical context have appeared over time.

Floodplain

Area of land that borders a watercourse, an estuary or the sea, over which water flows
in time of flood, or would flow but for the presence of flood defences where they exist.

Functional
Floodplain

Refer to Flood Zone 3b definition.

Greenfield Runoff
Rate

The greenfield runoff rate is the rate at which rainfall would runoff from an
undeveloped, naturally permeable catchment.

Local Critical
Drainage Area

A surface water catchment, defined in the Lewisham SWMP, which drains to a LFRZ.
These are primarily related to surface water flooding and do not meet the standard for
listing as a CDA by the EA.
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Main River

A watercourse designated on a statutory map of Main Rivers, maintained by DEFRA,
on which the Environment Agency has permissive powers to construct and maintain
flood defences.

National Planning
Policy Framework

The NPPF is a framework which aims to simplify and accentuate accessibility on
current policy in planning of development of an area, particularly for local planning
authorities and decision makers.

Ordinary
Watercourse

All rivers, streams, ditches, drains, cuts, dykes, sluices, sewers (other than public
sewers) and passages through which water flows which do not form part of a Main
River. Local authorities and, where relevant Internal Drainage Boards, have similar
permissive powers on Ordinary Watercourses as the Environment Agency has on Main
Rivers.

Overtopping

The process of water rising over the top of a barrier intended to contain it (e.g. sea
defence).

Pathway

A route that enables a hazard to move from a ‘source’ to a ‘receptor’, as in the ‘sourcepathway-receptor’ concept. A pathway must exist in order for a hazard to be realised.
Pathways can be constrained in order to mitigate the risks.

Planning Policy
Guidance

This document provides additional technical guidance to ensure the effective
implementation of the planning policy set out in the National Planning Policy
Framework.

Reservoir

A large raised structure, raised lake or other area capable of storing at least 25,000
cubic metres of water above natural ground level, created artificially or enlarged. This
is defined by the Reservoirs Act, 1975.

Residual risk

The risk which remains after all risk avoidance, reduction and mitigation measures
have been implemented.

Return Period

The long-term average period between events of a given magnitude which have the
same annual exceedance probability of occurring.

Run-off

The flow of water from an area caused by rainfall.

Section 19

Sequential Test

Refers to Section 19 of the FWMA, which gives LLFAs the responsibility to investigate
and report on the causes of significant flood events within their boundaries.
The aim of the sequential test is to steer new development toward areas with the
lowest probability of flooding. Development should not be allocated or permitted if there
are reasonably available sites appropriate for that development in areas of lower
probability of flood risk.

Site Allocation

Location identified by the Local Planning Authority as likely to experience change or
development in the short to medium term.

Standard of
Protection

The design event or standard to which a building, asset or area is protected against
flooding, generally expressed as an annual exceedance probability.

Strategic Flood
Risk Assessment

An area-wide study, undertaken by one or more local authorities, to assess the risks
that all sources of flooding poses to a Borough or District, both now and in the future. It
incorporates the impacts of further land changes and climate change in the
development of an area and if these factors impact the risk of flooding.

Surface Water
Flooding

In this context, surface water flooding describes flooding from sewers, drains,
groundwater, and runoff from land, small water courses and ditches that occurs as a
result of heavy rainfall.
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Sustainability
Appraisal

An integral part of the plan-making process which seeks to appraise the economic,
social and environmental effects of a plan in order to inform decision-making that aligns
with sustainable development principles.

Sustainable
Drainage
Systems

A sequence of management practices and control structures, often referred to as
SuDS, designed to drain water in a more sustainable manner than some conventional
techniques.

TE2100

The Thames Estuary 2100 plan outlines how the Environment Agency is planning to
manage tidal flood risk in the Thames estuary until the year 2100.

Tidal Surge

A local high rise in sea level caused by climatic conditions, creating wind and low
atmospheric pressure. Tidal flooding is of greatest risk when tidal surges combine with
high tides.

Vulnerability
Classes

NPPF provides a vulnerability classification to assess which uses of land may be
appropriate in each flood risk zone.
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Introduction

1.1.1

The National Planning Policy Framework (NPPF) and accompanying Technical Guidance emphasise
the responsibility of Local Planning Authorities (LPAs) to ensure that flood risk is understood and
managed effectively using a risk-based approach throughout all stages of the planning process. As
such, LPAs are required to undertake Strategic Flood Risk Assessments (SFRAs) to support the
preparation of their Local Plan.

1.1.2

AECOM has been commissioned by the London Borough of Lewisham (’Council’) to review and revise
the Strategic Flood Risk Assessment (SFRA) for the Borough, which was originally completed in 2008
and updated in 2015. The methodology followed in the study has been designed to comply with the
NPPF and the accompanying Technical Guidance as well as guidelines from the Environment Agency
(EA). The SFRA has been carried out in collaboration with a range of officers from the Council, the EA
and Thames Water Utilities Limited (TWUL). The results of this assessment are described in this
report and are intended to inform strategic land use planning and decision making, from a flood risk
perspective.

1.2

SFRA Aims and Objectives

1.2.1

The aim of this SFRA is to collate and analyse the most up-to-date flood risk information from all
sources, to provide an overview of flood risk issues across Lewisham. The resulting report and
mapping is intended to be used by the Council as evidence to inform the emerging Local Plan,
ensuring flood risk is taken into account when considering development options and in the preparation
of strategic land use policies. The Council plans to consult on its proposed submission Draft Local
Plan at the start of 2019 in accordance with Regulation 19 of the Town and Country Planning (Local
Planning) (England) Regulations 2012. This is intended to be the final statutory consultation before
being submitted to the Secretary of State for independent examination.

1.2.2

In addition to providing an evidence base to support the Local Plan, the SFRA will enable the Council
to:








1.2.3

Determine the spatial variations in flood risk from all sources across the Borough;
Prepare broad policies for the management of flood risk;
Steer development towards areas of lowest flood risk, through the application of the
Sequential Test and, where necessary, the Exception Test;
Assist the decision making process on flood risk issues;
Consider opportunities to reduce flood risk to existing communities through better
management of surface water, provision for conveyance and storage for flood water;
Identify the level of detail required for site-specific Flood Risk Assessments; and
Determine the acceptability of flood risk in relation to emergency planning capability.

Based upon EA guidance, the key objectives of this SFRA are to:







Provide maps showing the LPA area including main rivers, ordinary watercourses and
flood zones, including the functional floodplain (defined by the 5% AEP (1 in 20 Year))
flood event;
Assess and map the distribution of flood risk from all sources across the Borough,
including an assessment of the potential implications of climate change;
Identify relevant flood risk management measures, including the location and standard of
infrastructure and the coverage of flood warning systems;
Undertake an appraisal of the current condition of flood assets and likely future flood
management policy;
Provide advice on the preparation of site-specific flood risk assessments for sites of
varying risk across the flood zones, including information about the use of sustainable
drainage techniques;
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1.2.4

1.3
1.3.1

Using this SFRA
This SFRA is broadly divided into 6 sections, as described below:










Chapter 1 (this chapter) includes an overview of the aims and objectives of the updated
SFRA, provides contextual background information about the Borough and summarises
the methodology used to undertake this assessment;
Chapter 2 provides a brief overview of the legislative as well as national, regional and
local planning policy context relevant to the Borough and referenced in the preparation of
this SFRA;
Chapter 3 presents a broad overview of flood risk from all sources across the Borough,
including flood history and the anticipated impact of climate change;
Chapter 4 summarises the NPPF risk-based approach to managing flood risk through
planning, including step-by-step guidance on the application of the Sequential Test and
the Exception Test. This is followed by specific recommendations to inform local planning
policy, development control and emergency planning;
Chapter 5 provides guidance to developers in undertaking site-specific flood risk
assessments and measures available for appropriately managing and mitigating flood
risk; and
Chapter 6 summarises the key findings of the SFRA, including the primary
recommendations for flood risk management in Lewisham.

A number of appendices are also attached within this SFRA, as summarised below:





1.3.3

Identify policies and practices required to ensure development satisfies the Exception
Test;
Provide meaningful recommendations to inform policy, development control and technical
issues; and
Provide advice on appropriate mitigation measures, including the likely applicability of
sustainable drainage system techniques for managing surface water run-off.

It is intended that this Level 1 SFRA report will be complemented by further detailed assessment of
the allocated development sites within the Borough in a Level 2 SFRA.



1.3.2

London Borough of Lewisham

Appendix A contains mapping summarising contextual information for Lewisham and
illustrating the spatial variability of flood risk across the Borough;
Appendix B provides more detailed information on commonly used SuDS techniques and
their applicability;
Appendix C provides a summary of the datasets collated throughout the SFRA
preparation and describes each of the datasets contained within the SFRA maps; and
Appendix D summarises the key aspects to be considered to ensure that the SFRA is
kept up-to-date.

While it is generally recommended that this SFRA be considered holistically, the key sections deemed
to be most relevant to various parties are summarised below.

Development Control
1.3.4

A key objective of the SFRA is to collate, assess and map all forms of flood risk across the Borough
and use this information to steer new development towards areas of lowest flood risk, through the
Sequential Test process. The spatial distribution of different sources of flood risk across the Borough
is illustrated in the mapping contained in Appendix A, and further described in Chapter 3. These
sections will provide a broad indication of the sources of flood risk impacting on any potential
development sites, and the flood zone in which they are situated.
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Chapter 4 summarises the Sequential Test process to be followed when establishing the compatibility
of certain developments types within each flood zone, describing how the mapping and associated
information should be used to assess planning applications.

Strategic Planning
1.3.6

The maps contained within Appendix A illustrate the spatial distribution of flood risk across the
Borough, and are intended to inform strategic land use planning and development allocation. Greater
detail on each source of flood risk is contained in Chapter 3.

1.3.7

Chapter 4 provides an overview of the NPPF risk based approach to sequential planning, which
should inform development planning and site allocations. This is followed by specific
recommendations for managing flood risk across the Borough, intended to inform planning policy,
development control and emergency planning.

Guidance for Developers
1.3.8

When considering proposed development, it is recommended that developers refer to the mapping
contained in Appendix A to obtain an overall understanding of the different sources and level of flood
risk which may affect their site. Further detail on any relevant sources of flooding can be found in
Chapter 3.

1.3.9

Chapter 5 provides detailed guidance in undertaking site-specific flood risk assessments, depending
on the Flood Zone and the type of development. This chapter also describes common measures
which are available for appropriately managing and mitigating flood risk. Further detail on the
applicability and use of different types of SuDS is provided in Appendix B.

1.3.10 Developers should also refer to Chapter 4 in order to understand the compatibility between different
types of development and levels of flood risk, and how the Sequential Test will be used by the Council
to assess planning applications.

1.4

Study Area
Location

1.4.1

The study area is defined by the administrative boundary of the London Borough of Lewisham,
2
illustrated on Map 001, Appendix A. The Borough covers an area of approximately 35 km and lies in
the south east of Inner London. The Borough is bordered by the Royal Borough of Greenwich to the
east, the London Borough of Bromley to the south, and the London Borough of Southwark to the west.
The Borough is also bordered by the London Borough of Tower Hamlets, across the River Thames to
the north.

1.4.2

The Borough falls in the Ravensbourne Catchment, which encompasses the entire Borough aside
from the northern tip, which drains to the tidal River Thames. The Borough fronts the River Thames for
approximately 1km in the north. The Main Rivers in the Borough are shown on Map 001, Appendix A,
and listed below:
 The Pool River (southwest)
 The Ravensbourne (north-south through Borough)
 River Quaggy (southeast and northeast)
 Deptford Creek (north)

1.4.3

The Borough lies within the Thames River Basin District (RBD) and is covered generally by the
1
Thames RBD River Basin Management Plan (RBMP) and by the Thames Catchment Flood

1

Department for Environment, Food and Rural Affairs and the Environment Agency; Thames river basin district river basin management plan; February 2016;
Accessible at: https://www.gov.uk/government/publications/thames-river-basin-district-river-basin-management-plan
AECOM
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2

Management Plans (CFMP) .It is located in the Environment Agency’s Kent, South London and East
Sussex (KSL) Operational Region.
1.4.4

The public sewer provider is TWUL. The majority of the Borough has a combined sewer system.
Some areas in the southeast of the Borough have a separate sewer system, with the majority of
surface water sewers in these areas discharging directly to Main Rivers. The sewer system in the
Borough is shown in map 006, Appendix A.

Land Use
1.4.5

Part of Inner London, Lewisham is an economically buoyant Borough. It is largely built up, with some
significant areas of open space throughout.

1.4.6

The population of the Borough was 275,885, in 2011 . The main urban centres are Lewisham and
Catford. District hubs have also been identified by the Council in Deptford, New Cross, Forest Hill,
Sydenham, Lee, and Blackheath. They are defined as concentrations of local economic activity,
supported by good public transport.

1.4.7

The Borough currently does not have any London Underground stations; however Transport for
4
London is currently in consultation to decide whether to extend the Bakerloo line to Lewisham . The
Borough does have significant rail routes, with stations operated by London Overground, Docklands
Light Railway (DLR), Thameslink, Southeastern, and Southern. The A2, A20 and A205 cross the
Borough west-to-east.

3

Topography
1.4.8

The general topography of Lewisham is illustrated on Map 002, Appendix A.

1.4.9

The highest points of Lewisham are in the southwest and southeast of the Borough. In the southwest,
Upper Sydenham and Forest Hill sit between approximately 100 m AOD and 110 m AOD. In the
southeast, ground elevation reaches approximately 70 m AOD in the Grove Park area. The rest of the
Borough is much lower, sitting at approximately 30 m AOD on average, with shallow valleys following
the river paths. In the northernmost area, near the River Thames, the ground level reduces
significantly to around 5 m AOD.

River Network
1.4.10 The River Network within the Borough is illustrated on Map 001, Appendix A.
1.4.11 The Borough lies predominantly in the Ravensbourne Catchment. The River Ravensbourne flows
northwards through the Borough, from Beckenham Place Park to Deptford Bridge, at which point it
becomes the tidal Deptford Creek. Deptford Creek joins the River Thames approximately 1 kilometre
north of Deptford Bridge. The Ravensbourne has a number of tributaries in the Borough, and these
are described in more detail below.
1.4.12 The Pool River flows northwards from the London Borough of Bromley and through Sydenham. It
joins the River Ravensbourne in Catford, approximately 1.5 km north of the Borough boundary.
1.4.13 The River Quaggy first enters the Borough in its south-eastern corner, before flowing north through
the Royal Borough of Greenwich. It then re-enters the Borough near Lee Green Post Office and joins
the River Ravensbourne in Lewisham Town Centre.

2

Environment Agency Thames Catchment Flood Management Plan; December 2009; Accessible at:
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/293903/Thames_Catchment_Flood_Management_Plan.pdf
3
Office for National Statistics Census Data for Population; 2011; Accessible at: https://www.ons.gov.uk/census/2011census
4
Bakerloo Line Extension; Accessible at: https://tfl.gov.uk/corporate/about-tfl/how-we-work/planning-for-the-future/bakerloo-line-extension
4
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1.4.14 A tributary of the River Quaggy, the Quaggy Hither Green, rises in Hither Green and joins the
Quaggy 1 km downstream. It is culverted for its full length.
1.4.15 Spring Brook, rises south of Shaftesbury Park in the London Borough of Bromley, and runs as an
open watercourse through the park. North of Shaftesbury Park it enters the Borough, continuing as an
open watercourse for approximately 800 m alongside a series of playing fields. Spring Brook enters a
culvert near the junction of Downham Way and Bromley Road, and this culvert ultimately connects to
the River Ravensbourne. The culvert is shown on Thames Water asset maps and is understood to be
a public sewer.
1.4.16 The Ravensbourne Honor Oak, (also Honor Oak Stream or Chudleigh Ditch), is an isolated section
of Main River running parallel to Chudleigh Road in Ladywell. The Ravensbourne Honour Oak enters
a culvert just south of Ladywell Road, and this culvert is thought to ultimately drain to the River
Ravensbourne to the north of Council’s Wearside Depot. The culvert is shown on Thames Water asset
maps and is understood to be a public sewer.

Geology
5

1.4.17 The underlying geology across Lewisham can be examined on the BGS online geology viewer .
Bedrock
1.4.18 The southern half of the Borough is underlain by the London Clay Formation, which is predominantly
clay and silt, with the exception of the southernmost tip near Beckenham. This area and most of the
northern half of the Borough are underlain by ribbons of Lambeth Group formed of clay, silt and sand;
and ribbons of Thanet Formation formed of sand, silt and clay. There is also some extent of White
Chalk Subgroup beneath some parts of Deptford and Lewisham.
Superficial Deposits
1.4.19 The majority of the Borough is not overlain with superficial deposits and bedrock would be
encountered immediately below made ground. Areas along the River Ravensbourne, the River
Quaggy, and the Pool River are overlain with Kempton Park Gravel Member, which is formed of sand
and gravel. Additionally, small areas of undifferentiated Alluvium Deposits are found along the River
Ravensbourne and the Pool River. These two layers extend closer to the Thames. Isolated pockets of
Head Deposit made of clay, silt, sand, and gravel can be found throughout the Borough.

1.5

Methodology and Approach

1.5.1

This SFRA is a desk-based study undertaken using readily available information and existing datasets
to enable the assessment of flood risk across the Borough. The information is presented in a suitable
graphical format to facilitate the decision making process by the Council. The SFRA will be used to
inform the application of the Sequential Test to local development sites and to identify if any require
the application of the Exception Test.

1.5.2

The main activities undertaken in the preparation of this SFRA are summarised below:





5

Organise and attend an inception meeting with the Council as well as a steering group
meeting with key stakeholder organisations to establish the main objectives of the study
(from each organisation’s perspective), aid collaborative working and discuss available
information and datasets;
Liaise with the Council to request relevant datasets and information from stakeholders;
Interrogate received data and review against the objectives of the SFRA to identify any
gaps in the required information;

BGS Online Geology Viewer; Accessible at: https://www.bgs.ac.uk/discoveringGeology/geologyOfBritain/viewer.html
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1.5.3
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Consult with key stakeholders to agree approach, and define datasets to be included
within the SFRA;
Assess flood risk from all sources, including sea, rivers (fluvial), land (overland flow and
surface water), groundwater, sewers and artificial sources; and
Produce strategic flood risk maps, GIS deliverables and a technical report.

The key datasets selected for inclusion within this SFRA are summarised in Appendix D.

Consultation
1.5.4

The following stakeholders were engaged to provide data and information during this SFRA.






1.5.5

Lewisham Council – The Council is the Local Planning Authority, with responsibility for
strategic planning of future development, determination of planning applications and
emergency planning, as well as development control within the Borough. Additionally, the
Council have a role as the Lead Local Flood Authority, responsible for leading the
management of flood risk from surface water, groundwater and ordinary watercourses. In
particular, officers responsible for the areas of Strategic Planning, and Flood Risk and
Drainage were closely involved in the preparation of this SFRA.
Environment Agency – The EA is responsible for taking a strategic overview of the
management of all sources of flooding and erosion. The Borough falls entirely in the
Environment Agency’s KSL Operational Region. The EA has discretionary powers under
the Water Resources Act (1991) for all Main Rivers and their associated flood defences.
Thames Water Utilities Limited – TWUL is responsible for management of the sewer
system across the Borough. This includes managing the risk of flooding from surface
water, foul and combined sewer systems. In addition, private individuals may be
responsible for drainage systems that operate prior to discharge either into a watercourse
or into a public sewer.

There are a number of other organisations that play a role in effectively managing flood risk across
the Borough. These include The Greater London Authority, Neighbouring London Boroughs, the
London Fire Brigade, Network Rail, Transport for London, the Highways Agency and Natural
England, among others.
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Legislative and Planning Policy
Framework
This section provides a brief overview of the legislative and national, regional and local planning policy
context relevant to the Borough and referenced in the preparation of this SFRA. Hyperlinks providing
further detail on each of the described documents are contained in the footnote references where
possible.

National Policy
Flood and Water Management Act (2010)

2.2.1

6

The Flood and Water Management Act (FWMA) was enacted in 2010, with the intention of enabling
the provision of more comprehensive and effective flood risk management. The act formalises flood
risk management responsibilities across a range of organisations including the EA, water companies
and highways authorities, and requires cooperation across all groups. Local authorities, including
Lewisham Council, are designated as Lead Local Flood Authorities (LLFA), with responsibility to lead
and co-ordinate local flood risk management. As such, the Council’s responsibilities include:





2.2.2

Coordinate management of flooding from surface water, ground water and ordinary
watercourses;
Develop, maintain and implement Flood Risk Management Strategies;
Investigate and record local flood events; and
Establish and maintain a Flood Risk Asset Register.

The Act further required the preparation of a number of other studies and strategies, as described in
the following sections.

National Strategy for Flood and Coastal Erosion Risk Management
2.2.3

In accordance with the Act, the EA has developed a National Strategy for Flood and Coastal Erosion
7
Risk Management (FCERM) in England . Developed around the notion of understanding risks,
empowering communities and building resilience, this Strategy provides a framework for the work of
all flood and coastal erosion risk management authorities.

Flood Risk Regulations
2.2.4

As well as the duties under the FWMA, the Council have legal obligations under the EU Floods
Directive, which was transposed into UK Law through the Flood Risk Regulations 2009 (‘the
8
Regulations’) .

2.2.5

The regulations set out duties for the EA and LLFAs in the preparation of a range of studies and
mapping outputs. As such, the Council is required to produce a Preliminary Flood Risk Assessment
(PFRA), Flood Risk Maps showing the extents and hazards of flooding in their area and Flood Risk
Management Plans. These studies are summarised in the following sections.

6

Flood and Water Management Act; 2010; http://www.legislation.gov.uk/ukpga/2010/29/contents
National Flood and Coastal Erosion Risk Management Strategy for England; May 2011; https://www.gov.uk/government/publications/national-flood-andcoastal-erosion-risk-management-strategy-for-england
8
Flood Risk Regulations; 2009; http://www.legislation.gov.uk/uksi/2009/3042/contents/made
7
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National Planning Policy Framework and Guidance
9

2.2.6

The NPPF was published in July 2018, and presents a structure and context for planning within
England, providing a framework for local authorities and residents to produce local and neighbourhood
10
plans that reflect the needs and priorities of their communities. The Planning Practice Guidance
(PPG) supports the framework and is published online and regularly updated.

2.2.7

As part of the three overarching objectives of NPPF, set out in Paragraph 8, it is stated that the
planning system should, amongst other things: “Contribute to protecting and enhancing our natural,
built and historic environment, including making effective use of land, helping to improve biodiversity,
using natural resources prudently, minimising waste and pollution, and mitigating and adapting to
climate change (…).”

2.2.8

Section 14 of the NPPF, titled ‘Meeting the challenge of climate change, flooding and coastal change’,
establishes the principles for assessing and managing flood risk through the planning and
development process, and is supported by the Flood Risk and Coastal Change PPG.

2.2.9

The overall approach of the NPPF to flood risk is broadly summarised in Paragraph 163:
“When determining any planning applications, LPAs should ensure that flood risk is not increased
elsewhere. Where appropriate, applications should be supported by a site-specific flood-risk
assessment. Development should only be allowed in areas at risk of flooding where, in the light of this
assessment (and the sequential and exception tests, as applicable) it can be demonstrated that:
a) within the site, the most vulnerable development is located in areas of lowest flood risk, unless
there are overriding reasons to prefer a different location;
b) the development is appropriately flood resilient and resistant;
c) it incorporates sustainable drainage systems, unless there is clear evidence this would be
inappropriate;
d) any residual risk can be safely managed; and
e) safe access and escape routes are included where appropriate, as part of an agreed
emergency plan.”

2.2.10 This is achieved by delineating the probability of flooding in any area into three main Flood Zones, as
defined in Table 1 of the Flood Risk and Coastal Change PPG. Flood Zone 3 is additionally delineated
into Flood Zone 3a (high probability area) and Flood Zone 3b (the functional floodplain, where water
has to flow or be stored in times of flood). Each of these Flood Zones is described in Table 2-1.

9

The NPPF; 2018;
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/740441/National_Planning_Policy_Framework_web_acces
sible_version.pdf
10
The PPG; 2014; https://www.gov.uk/government/collections/planning-practice-guidance
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Table 2-1 - Flood Zone Definitions (as defined in the NPPF)

Flood
Zone

Definition

Probability of
Flooding

Flood
Zone 1

At risk from flood event greater than the 1 in 1,000 year event (greater
than 0.1% annual probability of flooding each year).

Low
Probability

Flood
Zone 2

At risk from a tidal flood event between the 1 in 200 and 1 in 1,000 year
event (between 0.5% and 0.1% annual probability of flooding each
year), or a fluvial flood event between the 1 in 100 and 1 in 1,000 year
event (between 1% and 0.1% annual probability of flooding each year).

Medium
Probability

Flood
Zone 3a

At risk from a tidal flood event less than or equal to the 1 in 200 year
event (greater than 0.5% annual probability of flooding each year), or a
fluvial flood event less than or equal to the 1 in 100 year event (greater
than 1% annual probability of flooding each year).

High
Probability

Flood
Zone 3b

At risk from a flood event less than or equal to the 1 in 20 year event or
otherwise agreed between the Local Planning Authority and the
Environment Agency.

Functional
Floodplain

2.2.11 Each LPA is responsible for preparing an SFRA to inform the allocation of development sites within
their administrative areas in accordance with their established Sustainability Appraisal. The policy
levels of this process in the context of flood risk and the position of the SFRA within the planning
framework are shown in Figure 2-1 below.

National Strategy

National Planning Policy Framework
(NPPF) and Planning Practice
Guidance

Local Strategy

Lewisham Local Plan

Evidence Base and
Supporting
Documents

Strategic Flood
Risk Assessment
(SFRA)

Sustainability
Appraisal

Sequential Testing
of Site Allocations

Figure 2-1: Overview of Policy Levels and Documents in the context of Flood Risk

2.2.12 Further detail regarding the application of the Sequential and Exception Tests is included in Section
4.1.

2.3 Regional Flood Risk Policy
London Plan
2.3.1

11

11

The London Plan , last updated in January 2017, is the core planning and development guidance
document for all of Greater London. Flood risk is considered in the London Plan under the section
dealing with response to climate change. Policy 5.12 requires developers to follow the guidance of
NPPF, TE2100 and the SFRA in undertaking a site specific flood risk assessment. Policy 5.13

The current London Plan; 2016; https://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan
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requires developers to follow the SuDS hierarchy when devising surface water management
strategies, ensuring where possible surface water is attenuated and stored at source. A key
recommendation is that all developments should aim to achieve greenfield runoff rates where
possible.
2.3.2

Supplementary Planning Guidance (SPG) has been published to provide further guidance on policies
within the London Plan, which cannot be addressed in sufficient detail within the main plan. The SPG
12
for Sustainable Design and Construction was published in April 2014 , and provides further practical
detail on flood risk and sustainable drainage.

2.3.3

To ensure clarity for stakeholders, it is important that Council’s local policy is aligned with the minimum
recommendations of the London Plan, particularly with respect to SuDS requirements.

2.3.4

The New London Plan is a broad new plan to shape the way Greater London develops over the next
20 to 25 years. It is currently available in draft and is a material consideration in planning decisions.
Policies related to flood risk and sustainable drainage are retained with some changes. A new policy
‘Protecting London’s Waterways’ has been added, which amongst other things encourages
deculverting and restoration of rivers.

13

London Regional Flood Risk Appraisal
2.3.5

The latest draft of the London Regional Flood Risk Appraisal (RFRA) was released for public
consultation in December 2017, providing underpinning evidence to the New London Plan. The RFRA
provides a broad overview of the different types of flood risk in London and addresses its probability
and consequences. It also provides a spatial analysis of tidal, fluvial and surface water flood risk
against major receptors of flood risk. For all identified areas, the RFRA includes potential mitigation
measures and raises relevant flood risk issues to be addressed locally.

Thames Catchment Flood Management Plan
2.3.6

The Borough (and the wider Ravensbourne catchment) lies fully within the boundary of the Thames
14
Catchment Flood Management Plan . The plan was published by the EA in December 2009, and is
one of the overarching flood risk management policy documents for the Thames River Basin. It
provides an overview of flood risk within the catchment and presents the EA’s key strategic policy for
sustainable flood risk management over the next 50 to 100 years.

2.3.7

According to the Thames CFMP there are between 2,000 and 5,000 properties in the Borough at risk
of flooding in a 1% AEP fluvial flood from the River Thames. Lewisham falls within Sub-area 9 of the
Thames CFMP which is labelled ‘London Catchments’. The preferred policy for this area of the
catchment is Policy option 4: ‘Areas of low, moderate or high flood risk where we are already
managing the flood risk effectively but where we may need to take further actions to keep pace with
climate change.’

Thames Estuary 2100 Plan
2.3.8

15

The Environment Agency’s Thames Estuary 2100 Plan (TE2100) was last updated in March 2017,
and is the overarching flood risk management policy document for the tidal River Thames and its
associated floodplain. It provides a plan for improving the tidal flood defence system for the period
2005 to 2100, so that current standards of flood protection are maintained or improved taking account
of sea level rise. The north-western part of the Borough is protected from tidal flooding by a system of
tidal defences, which are within the TE2100 project area.

12

Supplementary Planning Guidance for Sustainable Design and Construction; 2014; https://www.london.gov.uk/what-we-do/planning/implementing-londonplan/supplementary-planning-guidance/sustainable-design-and
13
The New London Plan; August 2018; https://www.london.gov.uk/what-we-do/planning/london-plan/new-london-plan/download-draft-london-plan-0
14
Thames Catchment Flood Management Plan; December 2009; https://www.gov.uk/government/publications/thames-catchment-flood-management-plan
15
Thames Estuary 2100 Plan; March 2017; https://www.gov.uk/government/publications/thames-estuary-2100-te2100
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TE2100 indicates that the present system of flood risk management for tidal flooding can continue to
afford an acceptable level of risk management until much later in the century, provided high standards
of maintenance and operation are maintained. These include major repairs to flood defences that will
come to the end of their design life during the period 2030 to 2060. The plan sets out
recommendations and a timeline for these.

2.3.10 The defended tidal floodplain in the Borough is covered by TE2100 action zone 2 ‘Central London’.
The recommended actions for this zone include:








To use the Plan to inform the development and revision of local council SFRAs and flood
plans;
To agree a programme of floodplain management including plans for vulnerable key sites;
To agree partnership arrangements and principles to ensure that new development in the
tidal flood risk area is safe, and where possible applies the NPPF to reduce the
consequences of flooding;
To maintain, enhance or replace the river defence walls and active flood control
structures;
To implement a programme of defence raising through central London in 2065; and
To agree a programme of managing flooding from other sources in the defended tidal
floodplain.

2.3.11 Action zone 2 is further subdivided into policy units; the Borough falls within the Wandsworth to
Deptford policy unit. TE2100 policy 5 applies to this policy unit: “to take further action to reduce the
risk of flooding (now or in the future)”. This policy advocates an increase in the level of flood protection
from the current 1 in 1,000 year level to 1 in 10,000 year; justified by the unique commercial, economic
and historic value of London, as well as the potential loss of life in the unlikely event of an extreme
flood event.

Thames River Basin District Flood Risk Management Plan
2.3.12 Under the EU Floods Directive and UK Flood Risk Regulations, the EA is required to prepare FRMPs
for all of England covering flooding from main rivers, the sea and reservoirs. The updated Thames
16
River Basin District FRMP was published by the EA in March 2016, setting out the proposed
measures to manage flood risk within the District from 2015 to 2021 and beyond. The measures in the
Thames FRMP have been formulated in line with agreed social, economic and environmental
objectives and are grouped under 4 categories, summarised below.


Preventing risk
o

Working with local planning authorities to ensure development takes place in the areas
with the lowest risk of flooding;

o

Maintaining existing flood defences so that they continue to protect properties in future;
and

o


Carrying out a prioritised programme of mapping and modelling to ensure flood risk
information remains up to date and fit for purpose.
Preparing for risk:

o

Working with communities to help them understand their risk and how to prepare
effectively, improving emergency response; and

o


Continuing to invest in improving real-time data and information to provide a quality
flood warning service.
Protecting from risk:

o

16

Reducing the likelihood of flooding affecting people and property in specific locations
or in locations that have flooded in the past; and

Thames River Basin District Flood Risk Management Plan; March 2016; https://www.gov.uk/government/publications/thames-river-basin-district-flood-riskmanagement-plan
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o



Continuing to maintain watercourses that pose the most significant flood risk,
responding quickly to incidents and clearing obstructions from screens and culverts
during heavy rainfall.
Recovery and review:

o

Continuing to carry out investigations after flooding, produce recommendation reports
and help communities to recover from floods more quickly.

Thames River Basin Management Plan
17

2.3.13 The Thames River Basin District Management Plan was updated in 2015, and has been prepared
under the European Water Framework Directive. The plan describes the river basin district, the
pressures impacting the state of the water environment, and proposed actions to address these. The
Main Rivers within the Borough are covered by one catchment within the plan: the Ravensbourne
catchment.
2.3.14 The plan highlights several water management issues across the Basin, including physical river
modification, flow regulation, and a lack of natural river processes. This has led to a loss of habitat
diversity, and barriers for fish migration throughout the catchment. Water quality is also a significant
issue across the catchments, with pollution pressures due to increased surface water run-off, storm
sewage overflows, misconnections and effluent discharge. Specifically in the Ravensbourne
catchment, the priority management issues are the physical modifications made to the river, diffuse
pollution from urban areas and point-source pollution of sewage.
2.3.15 The plan identifies a series of actions to assist in improving water body status by addressing the water
management issues highlighted. The key flood and drainage management actions for the
Ravensbourne catchment are:






Reducing the flooding impact of heavy rain in the urbanised catchment along with improving
water quality through a SuDS project funded by the EA.
An EA investigation into the causes of urban diffuse pollution in the River Ravensbourne.
There will also be a hotline number to the EA and Thames Water for reporting pollution,
misconnections and incidents.
The EA will work with partners to re-naturalise the River Ravensbourne, by removing or
modifying weirs along its length.
The plan will address the key pressures in the catchment, and those waters in the worst
state will be prioritised.

2.3.16 The Thames River Basin Management Plan clearly states the responsibility for local government to
consider the impact on water quality of new development during decisions on planning policies.
2.3.17 The overall status of the waterbodies within the Ravensbourne catchment can be found in Table 2.2.
Under the WFD, the EA assigns waterbodies an overall rating of bad, poor, moderate, good or high,
reflecting both their ecological and chemical status. The default objective of this Plan is for water
bodies to achieve ‘good’ status by 2021. The objective for the Ravensbourne is to achieve a ‘good’
overall status by 2027.

17

Thames River Basin District River Basin Management Plan; December 2015; https://www.gov.uk/government/publications/thames-river-basin-district-riverbasin-management-plan
12
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Table 2-2 Overall water status for waterbodies in Ravensbourne Catchment18

Water Body

Overall Status (2016)

Pool River

Moderate

Quaggy

Moderate
Water Body

Overall Status (2016)

Ravensbourne (Catford to Deptford)

Moderate

Ravensbourne (Keston to Catford)

Bad

2.4

Local Planning Policy and Flood Risk Strategies
New Local Plan

2.4.1

The Council is currently in the process of setting out the new Local Plan, which will set out the
planning strategy for growth over the next 15 years (2018 to 2033). It will contain strategic as well as
detailed policies to assess local planning applications together with a policies map and specific site
allocations. Policies and site allocations are still being developed, with Council aiming to consult on
the final version of the plan in the first quarter of 2019.

2.4.2

Several aspects of the initial consultation document for the new Local Plan ,put forward for
consultation in October 2015, address flood risks in the Borough:

19





2.4.3

As part of the adopted Local Development Framework, which will be replaced by the new Local Plan,
supplementary planning documents have been produced including the River Corridor Improvement
20
Plan (RCIP). This plan has been informed by the Water Framework Directive (WFD) and other
relevant European, national and local policies. Objectives of the RCIP relevant to this SFRA are:







18

The varied network of open spaces and parks throughout Lewisham is important for flood
protection and improving water quality; therefore, they should be protected.
The new Local Plan will continue to ensure adequate protection and restoration of all
watercourses in the Borough.
The new Local Plan acknowledges that some parts of the Borough fall within areas of
flood risk. Despite most of the Borough being protected by flood defences, other sources
such as groundwater flooding and surface water flooding can put properties and
infrastructures at risk. Therefore, the new Local Plan will ensure that risk of flooding is
considered for new development and that opportunities to re-naturalise the Borough’s
watercourses are maximised.

Protect and enhance the biodiversity and landscape value of the rivers in Lewisham;
Provide coordinated guidance for development adjacent to the London Borough of
Lewisham’s rivers, promoting regeneration and ensuring design is responsive to and
makes the most of opportunities to enhance the river environment;
Promote the sustainable and efficient use of space by protecting and enhancing the
multifunctional nature of the Ravensbourne, Quaggy and Pool Rivers, Deptford Creek
and the River Thames; and
Promote opportunities to manage flooding.

Ravensbourne Operational Catchment; http://environment.data.gov.uk/catchment-planning/OperationalCatchment/3369

20

River Corridor Improvement Plan; September 2015; https://www.lewisham.gov.uk/myservices/planning/policy/LDF/SPDs/Pages/River-corridorimprovement-plan.aspx
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Local Flood Risk Management Strategy
2.4.4

2.5

As an LLFA, the Council has a statutory duty to develop, maintain, apply and monitor a strategy for
21
local flood risk management. The Council has published a Local Flood Risk Management Strategy
(LFRMS), which provides guidance and information for residents, businesses and developers
regarding managing flood risk. The document outlines the Council’s responsibilities as an LLFA and
also clarifies the role of other organisations in managing flooding across the Borough. The LFRMS
further provides an overview of the sources of flood risk across the Borough and outlines options for
dealing with flooding.

Other Local Studies
Lewisham Surface Water Management Plan
22

2.5.1

A Surface Water Management Plan (SWMP) was produced for the Council as part of the Drain
London Study in 2011, although was never officially published. This study undertook an assessment of
flooding from sewers, drains, groundwater and runoff from land, small watercourses and ditches that
occurs as a result of heavy rainfall. As part of the plan, local Critical Drainage Areas (LCDAs) were
identified and surface water management recommendations were made for each area. The SWMP
includes an Action Plan developed in conjunction with both the Council and other relevant Risk
Management Authorities.

2.5.2

It is noted that the LCDAs identified in the SWMP do not meet the criteria to be recorded as a CDA by
the Environment Agency.

2.5.3

The main outputs of the Lewisham SWMP have been considered in the preparation of this SFRA.

Preliminary Flood Risk Assessment
2.5.4

Under the Flood Risk Regulations, all LLFAs were required to prepare a Preliminary Flood Risk
Assessment (PFRA). This study provides a high level summary of areas of significant flood risk,
describing both the probability and consequences of past and future flooding.

2.5.5

The Lewisham Preliminary Flood Risk Assessment was produced in July 2011 as part of the Drain
London study, drawing upon the data and information available from the SWMP. The assessment
24
gives an overview of all local sources of flood risk. The Council published an addendum to this
document in 2017, updating local flood risk information. It identified additional future flood risks in the
Borough based on updated surface water mapping and revised climate change allowances.

23

21

Lewisham Local Flood Risk Management Strategy; June 2015;
https://www.lewisham.gov.uk/mayorandcouncil/aboutthecouncil/strategies/Documents/Lewisham%20LFRM%20Strategy%20June%202015.pdf
22
Lewisham Surface Water Management Plan; Drain London; May 2011;
http://councilmeetings.lewisham.gov.uk/documents/s3731/Appendix%202%20Surface%20Water%20Management%20Plan.pdf
23
Lewisham Preliminary Flood Risk Assessment; Drain London; July 2011;
http://webarchive.nationalarchives.gov.uk/20140328171253/http:/cdn.environment-agency.gov.uk/flho1211bvkr-e-e.pdf
24
Lewisham Preliminary Flood Risk Assessment Addendum; December 2017;
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/698650/PFRA_London_Borough_of_Lewisham_2017.pdf
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Flood Risk in Lewisham

3.1

Overview

Strategic Flood Risk Assessment

3.1.1

Fluvial flooding is the most prevalent risk across Lewisham due to the River Ravensbourne and its
tributaries spanning most of the Borough. The proximity of the Borough to the River Thames also
presents a residual risk of flooding in the event of a breach of flood defences.

3.1.2

The Borough is also at risk of flooding from other (non-river related) sources. Surface water flooding
and sewer surcharge can both result from intense rainfall. Areas of the Borough are also susceptible
to elevated groundwater levels, which may additionally interact with and exacerbate other sources of
flood risk. It is expected that changing climate patterns will have a substantial impact of the level of
flood risk from all sources within the Borough.

3.1.3

The various sources of flooding with the potential to affect the Borough are described in the following
Chapter.

3.2

Historic Flooding

3.2.1

Information on known and recorded historic flooding events within Lewisham is shown in Maps 003a
and 003b, Appendix A.

3.2.2

The EA holds the Historic Fluvial Flood Map, which includes past flood events in Lewisham. However,
some of the recorded historical events might have been as a result of issues that have now been
addressed and, therefore, an indication of historical flooding affecting a particular location does not
necessarily mean that the locality affected remains prone to flooding.

3.2.3

For all other sources of flooding, there is limited availability of records across the Borough. This is
likely due to a historical lack of centralised recording of such flood incidents across the UK, and should
not be interpreted as indicating a low probability of future flooding. Nonetheless there are some
records of previous flooding, based on local knowledge and reports from affected areas.

3.2.4

A site specific FRA will be required to confirm whether any historical issues have been addressed and
development in previously flooded sites can take place.

Historic Flooding from Rivers
3.2.5

The EA historic flood maps show significant flooding in the 1960s across the Ravensbourne
catchment. It should be noted that parts of the Ravensbourne and Quaggy now benefit from formal
flood defences as illustrated on Map 009, Appendix A. Those defences did not exist during the
aforementioned recorded events.

3.2.6

The November 1965 flood event only affected patches along the Ravensbourne and the Pool River.
The extent was more significant south of Bellingham, in the London Borough of Bromley. The River
Quaggy was also affected by this flood event; however, only a small area near Grove Park station
experienced flooding within the Borough boundary.

3.2.7

The September 1968 flood extent was much more significant along the length of the Ravensbourne,
the Pool River, and the Quaggy. This is particularly true around Lewisham Shopping Centre, Ladywell
Fields and Lewisham University Hospital.

3.2.8

The EA historic flood maps also illustrate flooding from the Thames occurring in 1928. This only
affected the northernmost tip of the Borough, with flooding being more significant on the opposite bank
of the River Thames.
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Many Ordinary Watercourses that had significant flooding issues have been designated as main
rivers. The current Ordinary Watercourses therefore do not have any past significant flooding records.

3.2.10 More recently, flooding from the Ravensbourne River occurred in the Loampit Vale area near
Lewisham Station in November 2014 and May 2016. Loampit Vale is a known low-point prone to
flooding near Lewisham Town Centre. The November 2014 flood even followed heavy rainfall, and
was precipitated by the presence of trash screens on the Ravensbourne which cause obstructions in
the river when blocked up. Those have since been removed. The May 2016 event also occurred
following heavy rainfall, and whilst construction work was being conducted alongside Loampit Vale. An
25
investigation into the May 2016 event was carried out by Council under Section 19 of the FWMA.
This investigation identified that the flooding was due to an accumulation of debris from the adjacent
construction site in the river bed.

Historic Flooding from Surface Water
3.2.11 Historically, several areas within the Borough have had report of surface water flooding. Recently, in
June and July 2006, several high rainfall events led to widespread reports of flooding across the
Borough. The main reason, as reported by residents, was blocked or insufficient gullies. In July 2007,
several reports of drain surcharging following heavy rain were received by the Council, particularly
around Hither Green area. It should also be noted that the public highways east of Forest Hill, have
been identified by residents as regularly flooded during heavy and/or persistent rainfall.
3.2.12 The 2011 Lewisham PFRA
water flooding:







26

identified the following locations as having experienced repeated surface

Lewisham Town Centre due to its location at the confluence of railway lines that can act
as a conduit to flood water in heavy rainfall. Additionally, it is a heavily developed area,
with low permeability.
The area of Deptford south of the A2 has historically experienced a lot of flooding to
properties
The area around Carholme Road experiences surface water flooding due to the under
capacity of the sewers in the area.
The Catford Bridge area in Catford easily floods in heavy rainfall due to a high water table
and sewers under capacity.
Hither Green is a low spot with the Ravensbourne catchment where surface runoff is
constrained due to existing embankments and limited drainage capacity.

3.2.13 Lewisham Council holds a record of potential surface water flood incidents. Information from this
record can be supplied on request where required to support site-specific FRAs. The record has been
derived from historic reports made to the Council’s Customer Service Centre and incidents were not
verified at the time of occurrence; it is therefore not warranted complete or correct.

Historic Groundwater Flooding
3.2.14 No significant known issues with groundwater flooding have been identified across the Borough.

Historic Sewer Flooding
3.2.15 General information on sewer flooding history has been provided by TWUL, and is contained within
Map 003b, Appendix A. This data indicates the total number of properties which have been impacted
by sewer flooding (both externally and internally), per postcode area, over the previous decade. The
dataset does not give exact locations of where flood incidents have occurred, only the numbers of
properties affected in that area. The Thames Water DG5 dataset excludes severe weather events

25

Report on the flooding incident at Loampit Vale on 11 May 2016; https://www.lewisham.gov.uk/inmyarea/publicsafety/emergencies/Preparing-for-anemergency/flooding/Documents/ReportOnTheFloodingIncidentAtLoampitVale.pdf
26
Lewisham Preliminary Flood Risk Assessment; Drain London; July 2011;
http://webarchive.nationalarchives.gov.uk/20140328171253/http:/cdn.environment-agency.gov.uk/flho1211bvkr-e-e.pdf
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(usually defined as a rainfall event with a 3.33% AEP (1 in 30 Year)). The map shows low and
relatively uniform occurrence of sewer flooding across the Borough in the past decade, with the
exception of the SE61 area where 55 incidents have been recorded over 10 years.
3.2.16 It should be noted that the flood records provided by Thames Water may not provide a complete
and/or accurate account of flood events from this source in the Borough over the last 10 years. Some
minor flooding incidents may go unreported, particularly if no property is affected. TWUL also
undertakes network improvement projects, and such works may have improved sewer capacity since
sewer flooding incidents were first reported.

Historic Flooding from Artificial Sources
3.2.17 There is no known history of flooding from artificial sources within the Borough.

3.3

Flood Risk from all Sources
Tidal and Fluvial
River Thames

3.3.1

The northern extent of the Borough is bounded by the lower reaches of the River Thames, draining a
catchment of 5,000 square miles. Historically, the River Thames floodplain was substantially wider
than it is today, with the dense urban area of London particularly constraining the downstream reaches
of the river corridor. The River Thames is also tidally influenced in this area, with tidal flooding from
this source presenting a significant residual risk to people and property within the Borough.

3.3.2

The greatest overall flood risk from the River Thames occurs when tidal surges coincide with
particularly high tide levels or fluvial flooding in the upper reaches of the catchment.

3.3.3

The Thames Tidal Defence system, including the Thames Barrier and Thames River Walls provide the
Borough with a significant Standard of Protection (SoP) from combined fluvial and tidal flooding up to
the 1 in 1000 year event. The current and future River Thames Defences are described in further
detail in Section 3.4.

3.3.4

Whilst these defences provide a significant SoP to the Borough, it is essential to appreciate that they
are engineered structures which can only protect to a certain point, may malfunction and have a finite
design life. There will always therefore be a residual risk of flooding from this source, associated with:



Overtopping of the defences, during a larger event than has been planned for, or
Breach of the defences, due to structural failure.

3.3.5

The likelihood of such residual risks are very small; however, the scale of consequences from rapid
inundation and deep water in heavily urbanised areas mean that these residual risks must be
considered, as further expanded below.

3.3.6

The Thames Tidal Defences provide a 1 in 1000 year level of protection. Overtopping occurs when
flow exceeds the capacity of the channel to convey that flow, and water passes over a flood defence.
Low levels of overtopping may arise even when the defence crest level is higher than the water level
due to the actions of winds, wave and spray.

3.3.7

No assessment of risk associated with overtopping has been made as part of this study. Development
proposals adjacent to the River Thames flood defences should include a consideration of overtopping
risk within the site-specific FRA.

3.3.8

The floodplain areas within the Borough associated with the River Thames are classified as defended.
Therefore, the associated flood risk with these areas is that of a residual nature, resulting from a
failure or breach in the flood defences. To provide further detail on the variation of the residual risk,

Page 168

AECOM

17

Strategic Flood Risk Assessment

London Borough of Lewisham

hydraulic breach modelling was commissioned by the EA along the extent of the Tidal Thames
frontage, from Teddington to Dartford Creek.
3.3.9

The breach modelling divides the full length of Thames tidal defences into discrete breach lengths (20
m for hard defences and 50 m for soft defences), in order to represent expected worst case scenarios.
As such, the modelling did not take into account the conditions of the defences or the expected
probability of breach.

3.3.10 The results at all breach locations were combined to provide a single maximum flood extent, depth,
hazard and velocity outputs, which should be used for future planning in the affected areas. These are
illustrated on Maps 012a, 012b, 012c and 012d in Appendix A.
3.3.11 For the 2005 epoch, the flood extent within the Borough is limited to the area directly adjacent to
Deptford Creek, and to the area in-between the River Thames and the A200. The highest hazard
(namely Danger for All) is limited to small outcrop directly along the River Thames and Deptford
Creek. It then gradually reduces, with relatively high hazard mainly along the roadways, acting as
water conduits. It should be noted that hazard is measured based on both flood depth and velocity
outputs, which therefore show a similar distribution to the maximum hazard.
3.3.12 For the 2100 epoch, the flood extent becomes much greater, covering much of the northernmost tip of
the Borough and extending further alongside Deptford Creek. The hazard, depth and velocity are
therefore more significant, with large areas of the flooded zone considered a danger for all.
River Ravensbourne
3.3.13 Fluvial flooding occurs when water levels exceed the bank level of a watercourse, causing overtopping
into adjacent areas. This can result from prolonged rainfall within the catchment, restrictions or
blockages within the channels or high water levels preventing discharge at the outlet. This can also be
impacted by saturated catchment conditions and high groundwater levels.
3.3.14 The Borough lies within the Ravensbourne catchment, which may be impacted by flooding associated
with the River Ravensbourne, The River Pool, and the River Quaggy, all of which flow in a northerly
direction towards the Thames. The River Pool and the River Quaggy both join the Ravensbourne
within the Borough; the Ravensbourne then drains into the Thames through Deptford Creek.
3.3.15 The Environment Agency’s Flood Map for Planning is illustrated in Map 004, Appendix A. This map
delineates the probability of flooding into the Flood Zones, as defined in Table 2-1 (Section 2.2.10).
Fluvial flood risk is prevalent across the Borough, with each main watercourse having some extent of
Flood Zones 2 and 3 along its length.
3.3.16 The Environment Agency flood zones are defined based on an undefended scenario. Parts of the
Main Rivers in the Borough have flood defences, as shown on Map 009, Appendix A. The areas of the
Borough benefitting from flood defences are shown on the Flood Map for Planning (Map 004,
Appendix A).
3.3.17 The main areas of Flood Zone 3b for the River Ravensbourne are in Ladywell, Fields, parts of
Lewisham Town Centre, and along the railway line between those two locations.
3.3.18 Some extent of Flood Zone 3b is also present along the River Quaggy, notably along its tributary the
Quaggy Hither Green. Flood Zone 3b is defined as land where water has to flow or be stored in times
of flood. Therefore, the designated flood storage area around the Quaggy in the southeast of the
Borough, known as the Chinbrook Meadows, is included in that definition.
3.3.19 Flood Zone 3a mapping predicts greater inundation in the northern half of the Borough along the
Ravensbourne and its tributaries up to and including Deptford Creek. The areas around the tidal reach
of the Ravensbourne, as well as some areas along the River Quaggy, do benefit from formal defences
that would reduce the illustrated flooding extent. Flood Zone 2 is largely similar in extent to Flood Zone
3a in that northern half of the Borough.
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3.3.20 Some areas in the southern half of the Borough are also within the Flood Zone 3a flooding extent.
These include the area where the Spring Brook joins the Ravensbourne, the surroundings of Catford
and Catford Bridge stations, and a small area downstream from Lower Sydenham station along the
River Pool. Flood Zone 2 extends significantly further than Flood Zone 3a in the southern half of the
Borough, especially along the Ravensbourne River south of Ladywell.
Ordinary Watercourses
3.3.21 It should be noted that limited information is available on the level of flood risk associated with any
ordinary watercourses. To assess the risk of flooding from Ordinary Watercourses, developers should
review the Risk of Flooding from Surface Water mapping (Map 005, Appendix A) as this illustrates
runoff in topographic low points which often define the location of ordinary watercourses.

Flooding from Surface Water
3.3.22 The majority of the Borough is served by separate gravity surface water and foul drainage; systems;
however, there are some combined systems to the north of the Borough near the River Thames. With
the separate systems, the surface water drains operate via gravity with most of their outfalls
discharging into localise watercourse. If the water level is high in these local watercourses, it becomes
difficult for the surface water to discharge and sewers may back-up. This leads to localised surface
water flooding until river levels recede.
3.3.23 Pluvial flooding occurs when high intensity rainfall generates runoff which flows over the surface of the
ground and ponds in low lying areas, before the runoff enters any watercourse or sewer. It is usually
associated with high intensity rainfall events and can be exacerbated when the soil is saturated and
natural drainage channels or artificial drainage systems have insufficient capacity to cope with the
flow. High intensity rainfall unable to discharge to ground, sewers or watercourses is the main
mechanism of surface water flooding in the Borough; however, it can be exacerbated by lack of
maintenance of assets owned by Risk Management Authorities (RMAs) and/or riparian owners.
Furthermore, this source of flooding can be compounded when combined with impermeable sub-soils
or vast areas of open grassland. In Lewisham, the significant urbanisation of the Borough and
associated hard standing areas have increased volumes of runoff and can lead to the exceedance of
the available pipe network capacity.
27

3.3.24 The Lewisham SWMP undertook a comprehensive review of pluvial flood risk, including direct rainfall
modelling and mapping across the Borough. It was identified that for short duration and medium size
storms (about 30 mm rainfall depth), only shallow flooding would occur. Deep flooding and more
significant damages are however expected for short duration and large size storms (about 100 to 150
mm rainfall depth). The LLFA needs to be concerned with the potential of these rain storm events and
control development and manage highways accordingly. Flooding from highway drainage
infrastructure often occurs as a result of limited inflow capacity of the road drains, which could be
worsened by blockages.
3.3.25 As part of this study, the surface water flood risk was mapped and analysed. Local Flood Risk Zone
(LFRZs) were then identified, defined as discrete areas likely to suffer from surface water flooding in
the future. Prioritized areas include Lewisham Town Centre, Deptford area south of the A2, the
Catford Bridge area, Carholme Road, and Hither Green.
3.3.26 The SWMP identified a total of 2,228 properties at definite risk of surface water flooding, 327 of which
are at risk of flooding to a depth of 0.5 m or higher. Approximately 14% of those are basement
dwellings. Furthermore, the report identifies 25 ‘Essential’, 2 ‘Highly Vulnerable’ and 6 ‘More
Vulnerable’ infrastructure, such as hospitals, schools, post offices, etc. at definite risk of surface water
flooding. These vulnerabilities are defined in accordance with the NPPF Vulnerability Classification
Table (Table 4-2). The surface water flood risk across the Borough is shown on Map 005, Appendix A.

27

Lewisham Surface Water Management Plan; Drain London; May 2011;
http://councilmeetings.lewisham.gov.uk/documents/s3731/Appendix%202%20Surface%20Water%20Management%20Plan.pdf
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Flooding from Groundwater
3.3.27 Groundwater flooding occurs as a result of the water table reaching the ground surface. This is most
likely to occur in low-lying areas which are underlain by permeable rock (aquifers) and more likely to
appear after periods of sustained rainfall. Groundwater flooding tends to occur sporadically in both
location and time, and tends to last longer than fluvial, pluvial or sewer flooding. Groundwater flooding
can also interact with other flood sources, exacerbating the risk of pluvial, fluvial or sewer flooding by
reducing rainfall infiltration or discharge to sewers.
3.3.28 Within London, the primary mechanisms for elevated groundwater are associated with:






Above average rainfall for a number of months in Chalk outcrop areas;
Shorter period of above average rainfall in permeable superficial deposits;
Permeable superficial deposits in hydraulic continuity with high river water levels;
Interruption of groundwater flow paths; and
Cessation of groundwater abstraction causing groundwater rebound.

3.3.29 Areas susceptible to groundwater flooding as defined by the British Geological Survey are illustrated in
Map 007, Appendix A.
3.3.30 Most of the highly permeable superficial deposits are located along the centre of the Borough,
following the flood plain of the River Ravensbourne and the River Quaggy. Those areas are generally
qualified as susceptible to groundwater flooding at surface. Notably, the area surrounding Lewisham
Town Centre, which is mostly underlain by Thanet Sands and Lambeth Group Formations, only has
limited potential for groundwater flooding to occur.
3.3.31 In the north of the Borough around Deptford, some areas of elevated groundwater resulting from
consolidate aquifers are identified in the SWMP. These have the potential to lead to some flooding of
property situated below ground level.
3.3.32 Development in areas with a history of groundwater flood risk is likely to continue to be at risk since
this is a particularly difficult source of flooding to prevent. Therefore a flood resilient building design is
particularly important in these areas.

Flooding from Artificial Sources
3.3.33 Reservoirs, canals, water retention ponds and other artificial structures may have a potential flood risk
associated with them. Generally, under normal circumstances, the flood risk posed is low; however, if
a breach occurs, extensive flooding could be experienced.
3.3.34 There are no designated reservoirs located within Lewisham; however, some areas of the Borough
are shown to be within the extent of flooding anticipated following breach of several different reservoirs
and flood storage areas.
3.3.35 The Sutcliffe Park and Weigall Road Flood Storage Areas are part of the River Quaggy Flood
3
Alleviation Scheme (FAS). They are designed to hold up to 150,000 m of flood water during peak
flows. The areas along the River Quaggy and the River Ravensbourne highlighted on Map 008,
Appendix A would flood if this storage were to fail.
3.3.36 Failure of the Nunhead reservoir, which is a covered hill-top reservoir in the London Borough of
Southwark, would result in flooding west of the Borough boundary. Areas near Brockley and New
Cross within the Borough would also be affected. A breach of the Honor Oak covered reservoir, also
located within Southwark, would lead to flooding in the north-western tip of the Borough, near South
Bermondsey station.
3.3.37 It should be noted that reservoir flooding is considered extremely unlikely. The EA is the enforcement
authority for the Reservoirs Act 1975 in England and is responsible for ensuring regular inspection and
maintenance.
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3.3.38 Areas at residual risk of flooding from reservoirs (during a breach event) within the Borough are
illustrated within map 008 in Appendix A.
Other Artificial Sources
3.3.39 Numerous small local ponds and water features are also present across the Borough; however, very
limited information currently exists with regards to their capacity and connectivity and therefore an
assessment of the flood risk posed by them will need to be made at a site specific level.

Flooding from Sewers
3.3.40 As the foul water sewer network is mostly separate from the surface drainage network across the
Borough, flooding from this source arises if there is a sewer blockage or if surface water enters the
foul network, as a result of a misconnection, resulting in it overflowing. Furthermore, when there are
high water levels in receiving watercourses there is potential for sewer outfalls to rivers to become
submerged during high water levels. When this happens, water is unable to escape into the
watercourse and flows back along the sewer. Once storage capacity within the sewer itself is
exceeded, the water will overflow into streets and houses.
3.3.41 Under current Thames Water standards, sewer systems are typically designed and constructed to
accommodate a 3.33% AEP (1 in 30 Year) rainfall event. Therefore, during rainfall events of greater
than a 3.33% AEP event, the surface water drainage network may be susceptible to surcharge and
flooding. Additionally, drainage systems across London are of varying age and capacity, with many
parts of the system thought to be designed to accommodate a 6.67% AEP (1 in 15 Year) return period
rainfall event or less.
3.3.42 Thames Water is responsible for investigating and resolving frequent sewer flooding. Any properties
with flood incidents occurring more than once every ten years are documented on the DG5 register
and Thames Water aims to protect them through investment in new sewerage systems through the
water company’s asset investment programmes. Any sewer flooding as a result of extreme events is
excluded from the DG5 resister.

3.4

Flood Defences

3.4.1

There are two main categories of flood defences, formal and informal (de facto). Formal defences are
specifically constructed to control floodwater. Informal defences include structures that have not
necessarily been constructed for this purpose but do have an impact on retaining flood water, such as
railway and road embankments or other linear infrastructure such as boundary walls and buildings.

3.4.2

As discussed in paragraph 3.3.4 there are some formal flood defences within the Borough, which are
shown on Map 009, Appendix A. These include flood walls along the River Thames, The River
Ravensbourne and the River Quaggy, embankments along the River Quaggy and the River
Ravensbourne, and high ground/bunds following most of the Ravensbourne River and the River Pool.

3.4.3

In Lewisham, the informal flood defences are wharfs, embankments and walls built for other purposes
(e.g. railways) but have the dual benefit of flood risk reduction. These assets are listed in Table 3-1.
Table 3-1 List of Informal Flood Defences in Lewisham (source: AIMS)

Type

Location

Wharfs
Embankment
Walls
Rail Embankments
Rail Embankments

Along Deptford Creek
At Deptford Environmental Centre
Several buildings and structures along Deptford Creek
In Lewisham Town Centre
Near Grove Park Cemetery and Sundridge Park
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The EA and LLFA are responsible for the management of Main Rivers and Ordinary Watercourses
respectively. The responsibility for operational maintenance lies with the Riparian Owner. Therefore it
is important to ensure Riparian Owner are aware of their responsibilities and undertake the necessary
maintenance work on any critical assets as failure to do so could result in flooding. The LLFA has the
enforcement power to ensure all riparian landowners maintain any Ordinary Watercourses contained
within their land.

Future Policy
TE2100
3.4.5

The EA has completed a comprehensive programme of study referred to as TE2100, to establish the
best approaches to manage flood risk in the estuary throughout the 21th century, taking into
consideration various Climate Change scenarios.

3.4.6

For the geographical area encompassing the Borough, the study indicates that further action is
required in order to keep up with climate change and further manage and reduce both the likelihood
and consequence of flooding. This advocates an increase in the level of flood protection from the
current 1 in 1,000 year level to 1 in 10,000 year; justified by the unique commercial, economic and
historic value of London, as well as the potential for loss of life in the unlikely event of a flood.

3.4.7

Under the TE2100 plan, the recommended measures for defences within Lewisham include:




An ongoing programme of inspection, maintenance, repair and replacement of defences;
Raising of all defences by up to 0.5 m by 2065;
Raising of all defences by an additional 0.5 m by 2100. This allows for projected
increases in sea level to 2135.

3.4.8

The actual dates of defence raising will depend on the rate of sea level rise and may be revised with
ongoing updates of the TE2100 Plan. The drainage outfalls into the Thames may also require
improvement as the sea level rises and storm rainfall increases. These may additionally be impacted
by works associated with the proposed Thames Tideway Tunnel.

3.4.9

The TE2100 plan further highlights the requirement for safeguarding land corridors along the River
and setting back development where possible, to allow for defence maintenance, repair and wider
riverside enhancement. A recommended width of 10 metres is specified.

3.4.10 It should be noted that, in the future, climate change is anticipated to increase the frequency of closure
of the Thames Barrier. Operational constraints, and the needs of the river and its users, may place
restrictions on this. Consequently, other means of reducing the risk of fluvial flooding from the River
Thames may have to be sought in future years.
Thames CFMP
3.4.11 The Thames CFMP includes the Ravensbourne catchment under the ‘London Catchments’ policy subarea. The flood risk in this area is considered to be managed effectively; however additional works will
be required to keep pace with climate change. Proposed actions to implement the policy include
working through the planning system to seek to reduce flood risk through regeneration, maintaining
and improving flood defences, and removing culverts and recreating river corridors to provide space
for flood waters.
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Impact of Climate Change

3.5.1

Climate change is anticipated to have a significant impact on temperature, rainfall and seasonal
28
changes within London. The UK Climate Projections 2018 (UKCP18) were released by the Met
Office in November 2018. The latest predictions are for warmer and drier summers, and wetter
winters, with appreciable changes anticipated by the 2020s. The EA is currently developing guidance
as to how to incorporate the projections into flood risk assessments, and this guidance is likely to
supersede the information in this section when released.

3.5.2

The expected impacts of Climate Change on various sources of flooding across the Borough are
broadly described in Table 3-2 below.
Table 3-2 - Anticipated Impact of Climate Change on Flood Risk within the Borough

Source

Anticipated Impact within Lewisham

Groundwater
Flooding

Increased frequency and intensity of rainfall events is anticipated, which
could lead to further groundwater flooding in the Borough due to raised
groundwater levels and associated spring flows

Surface Water and
Sewer Flooding

Increased storm intensity, frequency and duration is anticipated to further
exacerbate pressure on existing drainage and sewer systems, potentially
leading to more frequent localised flooding incidents.

Fluvial Flooding

Changing rainfall patterns are likely to increase peak river flows, thereby
resulting in higher levels of fluvial flood risk from the Main Rivers across
the north of the Borough.

Climate Change Allowances
3.5.3

In February 2016, the EA updated national climate change allowances to be used in the assessment
of future flood risk and support the NPPF risk based approach. The updated allowances covered the
following aspects:





Peak river flow by River Basin District;
Peak rainfall intensity;
Sea level rise; and
Offshore wind speed and extreme wave height.

3.5.4

The range of allowances provided for river flow, rainfall intensity and sea levels are based on
statistical percentiles, representing the range of possible climate change scenarios, which give rise to
the central (50th percentile), higher central (70th percentile) and upper end (90th percentile) estimates
of impacts.

3.5.5

The allowances provided are additionally based on a range of time periods, representing the
anticipated impact over the next 100 years. The percentile and time period to be used are dependent
on the proposed development location, vulnerability and design life. The range of different climate
change scenarios should be considered in the analysis of flood risk.

3.5.6

The EA has provided detailed online guidance on the use of these allowances for site specific flood
risk assessments and reference should be made to this source for the most up to date guidance.
Table 3-3 indicates the climate change allowances for peak river flow for the Thames Basin, which
includes Lewisham.

28
29

29

UK Climate Projections (2018) http://ukclimateprojections.metoffice.gov.uk/
Climate change allowances for Flood Risk Assessment https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
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Table 3-3 Peak River Flow Allowances (use 1961 to 1990 baseline)

Thames

River
Basin
District

3.5.7

Allowance
Category

Total potential
change anticipated
for the ‘2020s’ (2015
to 2039)

Total potential
change anticipated
for the ‘2050s’ (2040
to 2069)

Total potential
change anticipated
for the ‘2080s’ (2070
to 2115)

Upper End

25%

35%

70%

Higher Central

15%

25%

35%

Central

10%

15%

25%

Table 3-4 demonstrates which climate change allowance should be applied in each flood zone for
each type of development.
Table 3-4 Climate Change Allowances for Development Classifications in each Flood Zone

NPPF
Vulnerability
Classification

Flood Zone 2

Flood Zone 3a

Flood Zone 3b

Essential
Infrastructure

Higher Central

Upper End

Upper End

Highly
Vulnerable

Higher Central

Not Permitted

Not Permitted

More Vulnerable

Central and Higher
Central

Higher Central and
Upper End

Not Permitted

Less Vulnerable

Central

Central and Higher
Central

Not Permitted

None

Central

Central

Water
Compatible

Climate Change in Lewisham
Ravensbourne Model
3.5.8

The impact of climate change has been taken into account as a part of the hydraulic modelling work
undertaken for the Ravensbourne catchment by the EA. The model results have been provided for the
25% and 35% allowance for climate change, which corresponds to the Higher Central estimate for the
2050s and the Central estimate for the 2080s, as reflected in Map 013, Appendix A. These allowances
have been modelled by the EA as they cover the majority of climate change scenarios outlined in
Table 3-3.
Position Statement 1: Ravensbourne model to be run with the 70% climate change allowance
(provided by the EA).

3.5.9

Where a development is required to consider the Upper End climate change as set out in Table 3-4
above, the developer will be required to consider flood levels for this climate change allowance in their
site-specific flood risk assessment. The EA have a long term plan to update the Ravensbourne model;
therefore they should be contacted during the preparation of site-specific flood risk assessments to
obtain up to date model data from the River Ravensbourne. Where this data is not available from the
EA, the developer will be required to determine the flood levels themselves.

3.5.10 Map 013, Appendix A, displays the flood extent with climate change allowances included. With an
additional 25% allowance for climate change there is an increase in flood inundation around Deptford
associated with Deptford Creek, and around Lewisham Shopping Centre, Catford and Beckenham
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Place Park along the River Ravensbourne. With an additional 35% allowance, the extent increases
slightly in Southend along the River Ravensbourne, and in Deptford around Deptford Creek.
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4

Managing Flood Risk

4.1

Risk Based Approach to Planning

4.1.1

The NPPF approach aims to ensure that flood risk is considered at all stages of the planning process,
and to avoid inappropriate development in areas of greatest flood risk; steering development towards
areas of lower risk.

4.1.2

Development is only permissible in areas at risk of flooding in exceptional circumstances where it can
be demonstrated that there are no reasonably available sites in areas of lower risk, the sustainability
benefits outweigh flood risks and, the development will be safe for its lifetime without increasing flood
risk elsewhere. Such development is required to include mitigation/management measures to
minimise risk to life and property should flooding occur.

4.1.3

Building on these principles, the NPPF and Planning Practice Guidance have established a process
for the assessment of flood risk, with each stage building upon the previous assessment with a
refinement of the evidence base. Utilising a Source – Pathway – Receptor approach, the source of
flooding, the spatial distribution of flood risk and the vulnerability of development types are assessed
to inform decision making through each of the key stages of the Flood Risk Management Hierarchy,
as outlined in the Planning Practice Guidance and shown in Table 4-1 below.

Hierarchy

Table 4-1 - Flood Risk Management Hierarchy and the SFRA Process

Stage

Approach

Level 1 SFRA

Assessment (broad scale and comprehensive)

Sequential Test Across Planning Area

Avoidance

Level 2 SFRA (if required)

Detailed Assessment (Growth Area or Site Specific)

Sequential Approach at Site

Avoidance

Exception Test at Site

Safe management of flood risk where avoidance is
not possible

Control and Improvement

Through Design (e.g. SuDS)

Mitigate Remaining Risks

Flood Resilient Design and Construction

Applying the Sequential Test
4.1.4

As described in the NPPF, the aim of the Sequential Test is to steer new development to areas with
the lowest probability of flooding. As such, development should not be permitted in areas of flood risk,
where there are reasonably available sites appropriate for the proposed development in areas with a
lower probability of flooding. The Sequential Test should be carried out on all development sites and
can be applied at all levels and scales of the planning process, both between and within Flood Zones.

4.1.5

The approach seeks to prevent the allocation of sites that are inappropriate on flood risk grounds by
considering the vulnerability of the type of development proposed and how compatible the intended
use is with the level of flood risk at the site. Five vulnerability classifications are defined; these are
listed below and further defined in Table 4-2.
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Essential Infrastructure;
Highly Vulnerable;
More Vulnerable;
Less Vulnerable, and
Water Compatible.
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Table 4-2 Flood Risk Vulnerability Classifications (from Table 2 in the NPPF Planning Practice Guidance)

Appropriate
Use
Classification

Examples of Classification
•

Essential
Infrastructure

•
•
•

Highly
Vulnerable

•
•
•
•
•
•
•

More
Vulnerable

•
•
•
•
•

Less
Vulnerable

•
•
•
•
•

Water
Compatible
Development

•
•
•
•
•
•
•
•
•
•
•

Essential transport infrastructure (including mass evacuation routes) which has
to cross the area at risk.
Essential utility infrastructure which has to be located in a flood risk area for
operational reasons need to remain operational in times of flood.
Wind turbines.
Police stations, ambulance stations and fire stations and command centres and
telecommunications installations required to be operational during flooding.
Emergency dispersal points.
Basement dwellings.
Caravans, mobile homes and park homes intended for permanent residential
use.
Installations requiring hazardous substances consent.
Hospitals.
Residential institutions such as residential care homes, children’s homes, social
services homes, prisons and hostels.
Buildings used for dwelling houses, student halls of residence, drinking
establishments, nightclubs and hotels.
Non–residential uses for health services, nurseries and educational
establishments.
Landfill and sites used for waste management facilities for hazardous waste.
Sites used for holiday or short-let caravans and camping, subject to a specific
warning and evacuation plan.
Police, ambulance and fire stations which are not required to be operational
during flooding.
Buildings used for shops, financial, professional and other services, restaurants
and cafes, hot food takeaways, offices, general industry, storage and
distribution, non–residential institutions not included in “more vulnerable”, and
assembly and leisure.
Land and buildings used for agriculture and forestry.
Waste treatment (except landfill and hazardous waste facilities).
Minerals working and processing (except for sand and gravel working).
Water treatment works which do not need to remain operational during times of
flood.
Sewage treatment works (if adequate measures to control pollution and manage
sewage during flooding events are in place).
Flood control infrastructure.
Water and Sewage transmission infrastructure and pumping stations.
Sand and gravel working.
Docks, marinas and wharves.
Navigation facilities.
Ministry of Defence, defence installations.
Ship building, repairing and dismantling, dockside fish processing and
refrigeration and compatible activities requiring a waterside location.
Water-based recreation (excluding sleeping accommodation).
Lifeguard and coastguard stations.
Amenity open space, nature conservation and biodiversity, outdoor sports and
recreation.
Essential ancillary sleeping or residential accommodation for staff required by
uses in this category, subject to a specific warning and evacuation plan.
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Table 4-3 illustrates the types of development that are considered as suitable within areas of varying
perceived flood risk. This utilises the Flood Zones defined in Table 2-1 (Section 2.2.10), and
delineated for the Borough in Map 004, Appendix A.
Table 4-3 - Flood Zones and Development Compatibility (based on Table 3 in the NPPF Planning Practice Guidance)

Flood
Zone

Descriptio
n

Annual probability of river or sea
flooding

Appropriate uses

Zone 1

Low
Probability

1 in 1,000 (<0.1% AEP)



All uses

Zone 2

Medium
Probability

1 in 100 – 1 in 1,000 (river) (1-0.1%
AEP)
1 in 200 – 1 in 1,000 (sea) (0.5-0.1%
AEP)







Water Compatible
Less Vulnerable
More Vulnerable
Essential Infrastructure
Highly Vulnerable*

Zone 3a

High
Probability

1 in 100 or greater (river) (>1% AEP)
1 in 200 or greater (sea) (>0.5% AEP)






Water Compatible
Less Vulnerable
More Vulnerable*
Essential Infrastructure*

Zone 3b

The
Functional
Floodplain

1 in 20 or greater (5% AEP) or land
which is designed to flood in an
extreme (0.1% AEP) flood.




Water Compatible
Essential Infrastructure*

Note: *only if Exception Test is passed

4.1.7

This SFRA provides the tools to undertake the Sequential Test by presenting information to identify
the variation in flood risk across the Borough, allowing an area-wide comparison of future
development sites with respect to flood risk considerations. The flow diagram presented as Figure 4-1
illustrates how the Sequential Test process should be applied to identify the suitability of a site for
allocation, in relation to the flood risk classification.
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Determine flood
zone of site and
flooding history

Is there a more
suitable site at
lower flood risk?

Y

Do other factors
make alternative
sites less suitable?

N

Y

Use alternative
site

N

Is the development
occurring in FZ1
(low risk)?

Sequential
Test Passed

Y

N

Is the development
occurring in Flood
Zone 2 (medium risk)?

Y

Exception Test
required if highly
vulnerable

Y

Is the development
classed as highly
vulnerable?

N

Is the development
occurring in FZ3a
(high risk)?

N

N

Is the Development
Classified as Essential
Infrastructure or Water
Compatible in the FZ3b
functional floodplain?

Y

Y

Strategically
review need for
development

Exception Test if
Essential Infrastructure
or More Vulnerable

Exception Test if
Essential
Infrastructure

N
Strategically review
need for development
Figure 4-1: Sequential Test Process - Schematic
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4.1.8

If, following the application of the Sequential Test, a proposed site allocation does not meet the criteria
of acceptability, that site might qualify for the application of an Exception Test. This test considers both
the development safety and the benefit of the site to the wider sustainability objectives of the Borough
in order to establish whether the development can be deemed acceptable. This test is further
described below.

4.1.9

It should be noted that, while the focus of the Sequential Test is on tidal and fluvial flood risk (through
use of the NPPF Flood Zones), some areas of the Borough could be at risk of flooding from other
sources. Consequently all sources of flooding must be considered in the location of new development.
If the development is not deemed water compatible, and the site is found to be impacted by a
recurrent flood source (other than fluvial), the site and flood sources should be investigated further
irrespective of a requirement for the Exception Test.

Exception Test
4.1.10 The Exception Test is an additional test to be applied by decision-makers following application of the
Sequential Test. The Exception Test has two elements as shown below, both of which must be
satisfied for development in a flood risk area to be considered acceptable.
4.1.11 The Exception Test provides a method of managing flood risk while still allowing necessary
sustainable development to occur. The test is only appropriate for use when there are large areas in
Flood Zones 2, 3a and 3b, where the Sequential Test alone cannot deliver acceptable sites, but where
some continuing development is necessary for wider sustainable development reasons. The flow chart
presented in Figure 4-1 and Table 4-3 demonstrates the methodology to determine whether an
Exception Test is required for proposed site allocations.
4.1.12 In order to pass the Exception Test, the NPPF Planning Practice Guidance identifies the following
considerations that need to be demonstrated/fulfilled to the satisfaction of the LPA:




That the development provides wider sustainability benefits to the community that
outweigh flood risk, informed by a Sustainability Appraisal Report where one has been
prepared; and
A site-specific flood risk assessment (FRA) must demonstrate that the development will
be safe for its lifetime taking account of the vulnerability of its users, without increasing
flood risk elsewhere, and, where possible, reducing flood risk overall.

4.1.13 Satisfying the Exception Test involves consideration of the reasons behind the selection of the site for
development, from the sustainability appraisal, as well as consideration in planning and design, such
that the site will remain safe and operational in the event of flooding. This may involve demonstrating:







A sequential approach is taken to development site layout, such that within the site, the
most vulnerable development is located in areas of lowest flood risk, unless there are
overriding reasons to prefer a different location;
Buildings are designed to be appropriately flood resilient and resistant, with essential
services remaining functional in the event of flooding, and quick recovery following a
flood;
Provision of safe means of access and egress during a flood event; and
Emergency evacuation procedures are developed, to be utilised following receipt of a
flood warning.

4.1.14 Further detail on undertaking site specific flood risk assessments, including measures to safely
mitigate and manage flood risk, are provided in Chapter 5.1.
4.1.15 Both parts of the Exception test must be satisfied in order for the development to be considered
acceptable in terms of flood risk. There must be robust evidence in support of every part of the test.
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Recommendations for Policy and Practice

4.2.1

Adopting a holistic approach to flood risk management should help ensure that flooding is taken into
account at all stages of the planning process. To aid this holistic approach, it is recommended that all
key recommendations set out in this report are considered and incorporated into the emerging
Lewisham Local Plan.

4.2.2

Redevelopment rates in areas of the Borough are high and may offer the opportunity to reduce the
current risk. This includes making the urban environment more resilient and with a layout that offers
added options for managing future flood risk and the impacts of climate change. As such, it is
recommended that policy options are expanded to include greater emphasis on active floodplain
management. This may include promoting more appropriate use of floodplain areas (Flood Zone 3),
making space for water, improved flood preparedness and enhanced emergency planning and
response measures.

4.2.3

Specific recommendations for the Council are detailed in the following sections.

Strategic Planning
4.2.4

When considering strategic spatial planning across the Borough, flood risk should be an early and
primary consideration. A sequential approach should be taken to allocating strategic development
areas in regions of lowest flood risk, taking into account vulnerability of land use. Consideration should
also be given to strategic allocation of open space and preserving and expanding river corridors to
create space for flooding to be managed effectively.

4.2.5

In particular, the following specific recommendations are made:












Ensure the Sequential Test is undertaken for all strategic land allocations and check that
the vulnerability classification of the proposed land use is appropriate to the Flood Zone
classification;
Pursue potential opportunities to move existing development from within the floodplain to
areas with a lower risk of flooding. This should include consideration of the vulnerability of
existing developments and whether there is potential for land swap with lower
vulnerability uses.
Encourage developments to create space for water through:
o Maintaining/updating (as appropriate) the existing RCIP, under which
developments should seek opportunities for river restoration, channel
enhancements and deculverting. This will support the appropriate location, layout
and design of development, in order to accommodate climate change and assist
in managing future flood risk.
o Identifying, allocating and safeguarding open space for storage. Equally, existing
flood storage areas should be identified, conserved and protected against loss
through redevelopment. As a minimum, and where the above approaches are not
feasible, safeguarding existing corridors of land along the Main Rivers and their
tributaries and promote the setting back of development to enable sustainable
and cost effective flood risk management, including upgrading of river walls and
embankments. As a minimum, an 8 m buffer strip should be maintained along
fluvial corridors.
Consider opportunities to improve the riverside frontage to provide amenity space and
environmental enhancement. Floodplain management could reduce the impact of flooding
to existing properties and other assets located in the floodable areas on the river side.
The consultation and initial investigation associated with detailed site specific flood risk
assessments should be undertaken at an early stage for major development locations to
ensure opportunities to reduce flood risk are identified early and maximised wherever
possible.
Ensure that developments at risk of flooding are designed to be flood compatible and/or
flood resilient and maximise the use of open spaces within these developments to make
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space for water during times of flooding. Opportunities should be sought to identify a safe
route for any exceedance flow of floodwaters and a suitable storage or discharge
location, to avoid any risk to people.
Strategic development allocations should specifically consider the issues of water supply
and drainage infrastructure to service development proposed, taking into account regional
constraints. An early and integrated approach should be taken to holistically assessing
and planning for the flood risk, water supply and drainage requirements and constraints in
these areas.
All developments should incorporate SuDS unless there are practical reasons not to do
so.
The NPPF requirement for all Major Developments to submit a Sustainable Drainage
Strategy for review by the LLFA should be extended to smaller developments within:
o The local Critical Drainage Areas shown on map 005 in Appendix A. This will
contribute to managing the surface water flood risk associated with the LCDAs,
and should help mitigate any increases in surface water flood risk from climate
change and infill development outside of targeted growth areas.
o Areas served by surface water sewers shown in Map 006, Appendix A.
Developments in these areas should be required to include SuDS measures that
provide source control of pollutants as well as attenuation such as rainwater
harvesting and reuse, bioretention systems and permeable paving. This will
contribute to WFD objectives and is in line with the policies of the draft New
London Plan.
Standing advice for design of SuDS on smaller developments would help simplify the
process for both developers and Council’s development planners.

Development Control
4.2.6

In consulting on and determining development applications, the Council must ensure that all new
developments have considered flood risk management from the planning stage. In general, this
means that:




4.2.7

Development is located in the lowest possible risk area from a flood risk perspective;
New development is flood-proofed to a satisfactory level/standard and does not increase
flood risk elsewhere; and
Surface water is managed effectively on site using the SuDS hierarchy and the latest
guidance and best practice.

When a proposed development is located within an area perceived to be at risk of flooding, then a
suitably detailed FRA should determine the level of risk to the development and identify options to
mitigate the flood risk to the development, site users and surrounding area. In particular, development
located adjacent to flood assets is required to demonstrate that these will be maintained over the
lifetime of the development. The requirements for site specific flood risk assessments and their
contents are further detailed in Chapter 5. Planning applications should be considered and assessed
in line with the sequential approach detailed in Section 4.1. Specific recommendations and
considerations for development planning are provided below:





If development is to be constructed with less vulnerable uses on the ground level,
covenants need to be put in place to prevent future alteration of these areas to ‘more
vulnerable’ uses without further consideration of the associated flood risk.
Single storey residential development should not be considered in high flood risk areas as
they offer no opportunity for safe refuge.
NPPF does not permit self-contained basement dwellings to be located within Flood Zone
3a, and as such these should not be permitted in any areas at risk of flooding. This would
include the excavation of basements under existing dwellings. Where a basement is
proposed as part of a larger dwelling in Flood Zone 3a, covenants need to be put in place
to prevent future alteration of the basement to ‘more vulnerable’ uses without further
consideration of the associated flood risk.
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Flood risk should be managed through emergency planning, site design and protection
measures.
Where development within flood risk areas is necessary due to wider
sustainability/regeneration objectives, flood resistance and resilience practices should be
followed in the construction and operation of the buildings to minimise the impact of
flooding.
Finished floor levels of all residential accommodation should be raised above the 1% AEP
(1 in 100 Year) plus Climate Change level, with an allowance for freeboard (300 mm).
Potential access and egress routes should also be considered and recommendations
made for emergency response by occupants in the event of a breach occurring.
Flood risk from all sources should be considered when identifying the perceived level of
flood risk affecting a site. Robust consideration of surface water flood risk is particularly
important in certain regions of the Borough, particularly in the north in the vicinity of the
existing river network.
Opportunities should be taken to identify sites where developer contributions could be
used to fund future flood risk management schemes, improvements to surface water
drainage systems or flood assets in adjacent areas. However, it should be noted that
developer installed defences should not wholly justify development in locations with
inappropriate levels of flood risk.
Existing flood storage areas within development areas should be identified, conserved
and protected against loss through redevelopment.
Development adjacent to a river should seek opportunities for river restoration as part of
the development, in line with the RCIP. As a minimum, buffer strips should be maintained
along river corridors (8 metres wide on fluvial rivers and 16 metres on tidal rivers), to
ensure maintenance of the channel can be undertaken. As such, any new development
should be avoided in existing buffer areas. A pragmatic approach should be adopted for
existing development in these areas.
For developments adjacent to Main Rivers, particular consideration should be given to
facilitating the recommendations of the Thames CFMP and the North Kent Rivers CFMP
in maintaining, enhancing and replacing flood assets, future flood risk management and
safeguarding riverside land.

Flood Defences
4.2.8

The SFRA has explained the current extent of formal flood defences along the Borough river courses.
The areas benefitting from those defences have been mapped and considered when assessing flood
risks in the Borough. Local policy should continue to maintain and expand assets that are effective in
managing current and future flood risks and promote wider sustainability.

4.2.9

The Thames CFMP considers the flood risk in this area to be managed effectively; however additional
works will be required to keep pace with climate change. It proposes ‘to continue to maintain the
existing flood defences and when redevelopment takes place, replace and improve them so that they
are more effective against the impacts of climate change’.

Sustainable Drainage Systems
4.2.10 Sustainable Drainage Systems must be included in new developments as a way to manage surface
water flood risk, improve water quality and increase amenity and biodiversity. This is significant in the
Borough. SuDS policy should aim to manage surface water flood risk and water quality, prioritising
SuDS measures with multiple benefits such as green/blue roofs, bioretention systems or permeable
paving, over simple attenuation systems. Recommendations for this are set out in more detail in 4.2.5.
4.2.11 Runoff rates from new development must be restricted to greenfield runoff rates wherever possible.
Robust justification must be provided for any sites where this is not achievable and an alternative
discharge rate agreed with the Lewisham LLFA. Where appropriate, Lewisham should seek a planning
contribution proportional to the difference in the volume of attenuation between that required to meet
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the greenfield discharge rate and that proposed in the drainage strategy. This can be used to
construct strategic attenuation systems to provide the balance of the attenuation volume. This
approach has been pioneered in Southwark Council’s Old Kent Road Area Action Plan.
4.2.12 Limiting the volume and rate of discharge, particularly for surface water entering the foul and
combined surface water networks, is of critical importance within the Borough to help ensure the
sewage network has the capacity to cater for population growth and the effects of climate change.
4.2.13 In line with the Sustainable Drainage Hierarchy, set out in Policy 5.13 of the London Plan (and
repeated in Section 5.3), surface water runoff should be controlled at source wherever possible
through rainwater harvesting and infiltration techniques. Managed discharge of surface water to
adjacent surface water bodies should also be considered. However, controls would need to be
implemented to avoid any adverse harm to biodiversity and ecological habitat within receiving waters.
Sustainable drainage should be delivered in accordance with the London Plan, the Sustainable Design
and Construction SPG, the London Sustainable Drainage Action Plan and CIRIA guidance C753.
4.2.14 Presently, there is a tendency for required attenuation volumes to be accommodated below ground.
However, preference should be given to the installation of blue-green surface infrastructure wherever
possible, as opposed to hardscape or underground solutions, due to the wider benefits for biodiversity,
amenity and microclimate.
4.2.15 The underlying geology within certain areas in Lewisham is likely to impose constraints on the
implementation of infiltration SuDS in many areas across the Borough, especially along the
Ravensbourne. This is illustrated on Map 011, Appendix A. This is likely to necessitate the installation
of lined systems to provide attenuation and reduction of runoff rates, requiring reuse of runoff or
discharge to local surface water bodies or drainage systems. Site specific assessment of geological
conditions should be undertaken as a part of the drainage strategy for new developments.
4.2.16 Greater detail and recommendations for SuDS within the Borough are contained in Section 5.3.

Emergency Planning
4.2.17 It is strongly recommended that emergency planning strategies are put in place in areas deemed at
actual and/or residual risk of flooding to ensure adequate preparation and response during flood
events. Where a new development or change of land use is proposed, flood evacuation plans should
be developed through liaison with the emergency planners and the emergency services.
4.2.18 Additionally, following production of this SFRA, it is recommended that emergency planning strategies
should be reviewed to determine the suitability of refuge centres and evacuation routes based on the
updated flood risk mapping produced.
4.2.19 Emergency Planning can be broadly split into three phases, all of which should be considered in
managing flood risk across the Borough:





Before a flood – raising flood awareness, ensuring no inappropriate use of the
floodplain/flow paths, preparing suitable flood emergency plans and communicating them
to the wider community;
During a flood – Flood alerts and communication, rescuing occupants, providing safe
refuge and alternative accommodation; and
After the flood – providing support to help people recover and return to their homes and
businesses.

4.2.20 Consideration of emergency planning is even more critical when it relates to vulnerable sites and
essential infrastructure, as further described below.
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Vulnerable Sites
4.2.21 The Vulnerable sites (as defined by the National Receptors Database) in Lewisham are shown in
Appendix A, Map 014. This map shows vulnerable site locations in relation to fluvial flood zones, risk
of surface water flooding and groundwater vulnerability.
4.2.22 Emergency service authorities responsible for hospitals, ambulance, fire and police stations as well as
prisons should ensure that emergency plans, in particular for facilities in flood risk areas, are in place
and regularly reviewed so that they can cope in the event of a major flood. These plans should put in
place cover arrangements through other suitable facilities, if deemed needed.
4.2.23 The NPPF classifies police stations, ambulance stations, fire stations and command centres as Highly
Vulnerable buildings. It is essential that all establishments related to these services are located in the
lowest flood risk zones to ensure that in the event of an emergency those services vital to the rescue
operation are not impacted by flood water. Furthermore, development control policies should seek to
locate more vulnerable uses such as schools and care homes in areas at the lowest risk of flooding to
minimise the impact of a flood on their vulnerable users.
4.2.24 Allied to this, nominated rest and reception centres should also be identified within the study area and
compared with the outputs of this SFRA to ensure that these centres are not at risk of flooding, so that
evacuees will be safe during a flood event. Developments that would be suitable for such uses would
include leisure centres, churches, schools and community centres.
4.2.25 On occasions where development of vulnerable sites within flood risk areas is unavoidable, necessary
measures should be implemented to ensure the site is as safe as possible.
Critical Infrastructure
4.2.26 In the event of a flood incident, it is essential that the evacuation and rescue routes to and from any
proposed development remain safe. Essential infrastructure located in Flood Zone 3a or 3b must be
operational during a flood event to assist in the emergency evacuation process.
4.2.27 Relevant transport authorities and operators should examine and regularly review their infrastructure
including their networks, stations, and depots, for potential flooding locations and to identify the need
for any flood risk reduction measures. For large stations and depots, solutions should be sought to
store or disperse rainwater from heavy storms in a sustainable manner.

Water Environment
4.2.28 It is recommended that Council take a holistic approach to flood risk management across the Borough
within the wider context of the water cycle and local environment. Within Lewisham, a large extent of
waterbodies are designated as heavily modified (as defined by the Water Framework Directive), with
an absence of natural river processes leading to lost habitat diversity and poor water quality.
4.2.29 Additionally, it is anticipated that growing population numbers and changing climate patterns will place
increased pressure on already stressed water resources across Greater London. New development
can assist in alleviating this water scarcity by incorporating water efficiency measures such as grey
water recycling, rainwater harvesting and water use minimisation technologies. This will also have a
substantial benefit on the sewer system which will receive less wastewater from properties, potentially
freeing up capacity during flood events.
4.2.30 Consideration should be given to maximising the benefits of surface water management infrastructure,
enhance the urban environment for the benefit of communities and biodiversity. Through high quality
design and installation, such infrastructure can contribute to multi-functional benefit in the following
areas:


Provision of habitat and biodiversity - when adequately planned, the delivery of diverse,
high quality green spaces can provide valuable habitat to a range of flora and fauna.
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Recreation and community - provision of space for recreation and contribution to
community health, wellbeing and social cohesion. Water features can create a sense of
place.
Microclimate adaptation - Reducing the impact of the urban heat island effect by providing
shading to protect against radiations, reducing local temperatures through
evapotranspiration and reducing heat absorbed and then released by surfaces.
Public realm - street greening and the delivery of effectively landscaped open spaces can
substantially improve the amenity value of neighbourhoods.

Consultation and Coordination
4.2.31 For future flood risk management within the Borough to be successful, it is essential that relevant
partners and stakeholders, who have responsibility for flood risk management assets, work
collaboratively to reduce flood risk.
4.2.32 In particular, the Council should continue to work with the EA and others to ensure ongoing
maintenance and improvement of watercourses. This will include ensuring that the recommendations
of the CFMPs and London Plan are implemented in new and existing developments, to keep
communities safe from flooding in a changing climate and improving the local environment.
4.2.33 Similarly, opportunities should be sought to reduce the risk of flooding from surface water and sewer
surcharge through consultation with Thames Water, to determine key areas for maintenance and
locations that would benefit from flood alleviation schemes.
4.2.34 It is further recommended that the Council continues to collaborate with stakeholders to maintain and
expand upon the existing understanding of flood risk across the Borough and, in particular, to confirm
the impact of revised climate change allowances on understanding of fluvial flood risk.
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5

Guidance for Developers

5.1

Site Specific Flood Risk Assessment

5.1.1

The aim of a site specific Flood Risk Assessment (FRA) is to assess the flood risk to and from a
proposed development, and demonstrate that it will not be at risk of flooding during the design event
during the lifetime of the development. This includes assessment of mitigation measures required to
safely manage flood risk and demonstration that the proposed development will not increase flood risk
elsewhere. All sources of flood risk will need to be considered.

5.1.2

This section presents the recommendations for site specific FRAs prepared for submission with
planning applications to the Council, following the approach recommended by:






30

The EA, particularly its flood risk standing advice ;
31
NPPF and Technical Guidance ;
32
CIRIA C753 The SuDS Manual ;
33
CIRIA report 624, Development and Flood Risk: Guidance for the construction industry ;
and
Council’s Validation Guidance and Local Information Requirements for Planning
34
Applications .
35

5.1.3

Comprehensive guidance on FRAs are provided on the Government website
and should be used by developer when preparing planning applications.

5.1.4

FRA reports are usually undertaken by the developer and submitted as part of the planning application
process. However, there are instances where a LPA might wish to commission a detailed, site-specific
FRA to further understand the level of risk associated with a strategic site, and to inform decision
making. An example of this would be where new flood defences or improved Standard of Protection
(SoP) to existing assets is considered for a site, and the resultant flood reduction benefits, loss of
floodplain storage and downstream implications need to be understood.

5.1.5

A site specific flood risk assessment is required in the following circumstances:





5.1.6

by DEFRA and the EA

Proposals of 1 hectare or greater in Flood Zone 1;
Proposals for new development (including minor development and change of use) in
Flood Zones 2 and 3;
Proposals for new development (including minor development and change of use) in any
critical drainage areas (as designated by the EA or the LLFA); and
Where proposed development or a change of use to a more vulnerable class may be
subject to other sources of flooding.

A FRA should demonstrate that the proposed development is safe from flooding from all sources,
including the provision of safe access and egress, and that the development does not increase flood
risk elsewhere. The flood risk assessment should consider the latest climate change guidance and
allowances.

30

Flood risk assessment: standing advice; April 2012; https://www.gov.uk/guidance/flood-risk-assessment-standing-advice
The NPPF; 2018;
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/740441/National_Planning_Policy_Framework_web_acces
sible_version.pdf
32
The SuDS Manual (C753); 2007; https://www.ciria.org/Resources/Free_publications/SuDS_manual_C753.aspx
33
Development and flood risk – guidance for the construction industry (C624D); October 2004;
http://www.ciria.org/ItemDetail?iProductCode=C624D&Category=DOWNLOAD
34
Planning validation requirements; 2018; https://www.lewisham.gov.uk/myservices/planning/apply-for-planning-permission/Pages/How-to-submit-a-validplanning-application.aspx
35
Flood risk assessment for planning applications, 2017, https://www.gov.uk/guidance/flood-risk-assessment-for-planning-applications
31
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5.1.7

Proposals for the sustainable management of surface water should also be presented through a
suitable drainage strategy incorporating SuDS techniques and demonstrating betterment in terms of
runoff rates, amenity and biodiversity, as further described in Section 5.3.

5.1.8

If a detailed FRA is required, it must be undertaken by a suitably qualified professional. Assessments
should be on a site by site basis making use of local knowledge. However, an initial assessment of
flood risk can be made by consulting the mapping section of this SFRA.

5.1.9

FRAs should also be appropriate to the scale, nature and location of the development. Table 5-1
presents the different levels of site-specific FRA (as defined in CIRIA publication C624) and identifies
typical sources of information that can be used.
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Table 5-1 - Levels of Site Specific Flood Risk Assessment (CIRIA C624)

Level

Typical Sources of Information

Level 1
Screening
Study

The Level 1 FRA should identify whether there are any flooding or
surface water management issues related to a development site that
may warrant further consideration. This should be based on readily
available existing information.

Typical sources of information include:
• Lewisham SFRA, SWMP and PFRA;
• Flood Map for Planning (Rivers and Sea);
• Local flood risk policy documentation (such as Flood Risk Management Plan,
Catchment Flood Risk Management Plan and Local Flood Risk Management
Strategy);
• EA Standing Advice; and
• NPPF Tables 1, 2 and 3.

Level 2
Scoping
study

The Level 2 FRA should be undertaken if the Level 1 FRA indicates
that the site may lie within an area that is at risk of flooding, or the
site may increase flood risk due to increased run-off. This study
should confirm the sources of flooding which may affect the site. The
study should include:
• An appraisal of the availability and adequacy of existing
information;
• A qualitative appraisal of the flood risk posed to the site, and
potential impact of the development on flood risk elsewhere; and
• An appraisal of the scope of possible measures to reduce flood
risk to acceptable levels.
The scoping study may identify that sufficient quantitative
information is already available to complete a FRA appropriate to the
scale and nature of the development.

Typical sources of information include those listed above, plus:
• Local policy statements or guidance, Local Flood Risk Management Strategy;
• Catchment Flood Management Plan;
• Data request from the EA to obtain result of existing hydraulic modelling studies
relevant to the site and outputs such as maximum flood level, depth and velocity;
• Consultation with EA/Council/sewerage undertakers and other flood risk consultees
to gain information and to identify in broad terms, what issues related to flood risk
need to be considered including other sources of flooding;
• Historic maps;
• Interviews with local people and community groups;
• Walkover survey to assess potential sources of flooding, likely routes for
floodwaters, the key features on the site including flood defences, their condition;
and
• Site survey to determine general ground levels across the site, levels of any formal
or informal flood defences.

Level 3
Detailed
study

To be undertaken if a Level 2 FRA concludes that further
quantitative analysis is required to assess flood risk issues related to
the development site. The study should include:
• Quantitative appraisal of the potential flood risk to the
development;
• Quantitative appraisal of the potential impact of the development
site on flood risk elsewhere; and
• Quantitative demonstration of the effectiveness of any proposed
mitigations measures.

Typical sources of information include those listed above, plus:
• Detailed topographical survey;
• Detailed hydrographic survey;
• Site-specific hydrological and hydraulic modelling studies which should include the
effects of the proposed development;
• Monitoring to assist with model calibration/verification; and
• Continued consultation with the Council, EA and other flood risk consultees.
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Flood Risk Assessments for Flood Zone 1
5.1.10 Site specific flood risk assessments are required in Flood Zone 1, if a proposed development is:




1 hectare or greater in size;
Within a Critical Drainage Area (as designated by the EA); or
Where proposed development or a change of use to a more vulnerable class may be
subject to other sources of flooding.

5.1.11 The following recommendations are made for site specific FRAs in Flood Zone 1.







The developer should check whether the site has been identified as at risk from other
(non-river related) flood sources by referring to the relevant maps within this SFRA. If so,
a more detailed assessment of this risk over the lifetime of the development must be
made.
Assess the flood risk from all sources, including an assessment of the effects of climate
change over the lifetime of the development.
A drainage impact assessment must be carried out by a suitable professional to identify
the impact of the proposed development on surface water drainage and recommend the
approach to controlling runoff to the required discharge rates, through the use of SuDS.
Where possible, runoff should be reduced to Greenfield Rates, in accordance with the
recommendations of the London Plan. If the development is adjacent to a river, it must be
set back an appropriate distance from the watercourse and development must enhance
the river form and habitat. If culverted, the development should not build over the culvert
and the developer should seek opportunities to de-culvert the watercourse as part of the
development.
The FRA must show that flood risk will be reduced overall.

5.1.12 The NPPF Technical Guidance (Table 3) confirms that all types of development are deemed suitable
in Flood Zone 1.
5.1.13 If the site is on a ‘dry island’, surrounded by Flood Zone 2 or 3, the developer must also show that safe
access and egress will be possible during a flood event.

Flood Risk Assessments for Flood Zones 2 and 3
5.1.14 A FRA must be undertaken for any proposed developments in flood zones 2 and 3. It is strongly
recommended that the Sequential Test, and, depending on the vulnerability of the development (refer
to Table 4-2), the first part of the Exception Test, be satisfied before the FRA is commenced.
5.1.15 If the development is within Flood Zone 2 or 3, the flood risk will be greater, and therefore the following
recommendations and comments are made in addition to those that apply to sites in Flood Zone 1.



Demonstrate, through the application of the Sequential Test, that there are no other
suitable alternative sites in Flood Zone 1 for development.
Show that flood risk will be reduced, and that suitable methods of mitigation will protect
the development against the following (whichever are applicable):
o

1% AEP fluvial event plus climate change over the lifetime of the development.

o





0.5% AEP tidal event plus climate change over the lifetime of the
development.
Show that safe access can be provided to an appropriate level for the type of
development.
Show that flow routes are preserved and floodplain storage capacity is not reduced.
The residents and occupiers of commercial buildings should be made aware their home /
business is located in an area of flood risk, and should be encouraged to sign up to the
EA Floodline Warnings Direct service (if available in this location).
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Any future development which includes or is immediately adjacent to a flood defence
must additionally demonstrate that the flood defence will be fit for the lifetime of the
development. This may require a survey of defences, proposals for required remedial
works and / or complete replacement of defences.

5.1.16 If in Flood Zone 3, the Flood risk assessment must also confirm whether the development is located in
Flood Zone 3a or 3b. It should be noted that only planning applications for essential infrastructure or
water compatible development will be considered in Flood Zone 3b. Within Flood Zone 3b it must
additionally be demonstrated that the development will:





5.2
5.2.1

Remain operational and safe for users in times of flood;
Result in no net loss of floodplain storage;
Not impede water flows; and
Not exacerbate flood risk elsewhere.

Reducing Residual Flood Risk
The minimum acceptable standard of protection against flooding for new property within flood risk
areas is 1% AEP for fluvial flooding, with allowance for climate change over the lifetime of the
development. The measures chosen will depend on the nature of the flood risk. Some of the more
common measures are broadly outlined in this section.

Reducing Flood Risk through Site Layout and Design
5.2.2

Flood risk should be considered at an early stage in determining the layout and design of a
development, providing an opportunity to reduce flood risk within the site. The NPPF and Technical
Guidance state that a sequential, risk-based approach should be applied in order to locate more
vulnerable land uses (such as residential use) to higher ground, while more flood-compatible
development (e.g. parking, recreational space) can be located in areas at the highest risk of flooding
within the site.

5.2.3

Low-lying waterside areas, or areas along known surface water flow routes, can be used for
recreation, amenity and environmental purposes, allowing the preservation of flow routes and flood
storage, and at the same time providing valuable social and environmental benefits contributing to
other sustainability objectives. Landscaping should ensure safe access to higher ground from these
areas, while avoiding the creation of isolated islands as water levels rise.

Modification of Ground Levels
5.2.4

Modifying ground levels to raise land above the required flood levels may be a potential means of
reducing flood risk at certain sites, particularly where the risk is entirely from tidal flooding and the land
does not provide conveyance for flood waters. However, in most areas of fluvial flood risk, conveyance
or flood storage would be reduced by raising land above the floodplain, thereby adversely impacting
on flood risk downstream. As such, compensatory flood storage must be provided to account for any
land raising in the floodplain. Where the site is entirely within the floodplain it is not possible to provide
compensatory storage at the maximum flood level so this will not be a viable mitigation option.

5.2.5

For proposed sites shown to be at risk of flooding from the 1 in 100 year plus Climate Change event,
localised topography raising must be balanced with suitable floodplain compensation storage at
another location (to be agreed with the EA). Such locations need to be sited in areas that currently do
not flood (i.e. not part of the floodplain) and ideally within the redline application boundary.

5.2.6

Hydraulic modelling is likely to be required to demonstrate that the floodplain compensation design is
technically robust, that there is no increase in flood risk off-site and that flood flow paths are not
altered in such a way as to cause increase of flooding elsewhere. Consideration should also be given
to surface water ponding, which may be increased due to changes in local topography.
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Raised Defences
5.2.7

Construction of raised floodwalls or embankments can divert floodwaters away from new development
or reduce the rate of flood inundation following a residual event. However, this should not be regarded
as a preferred option for new development, as a residual risk of flooding will remain. Additionally, it is
essential to ensure that diversion of flood waters does not increase flood risk to people or properties in
other areas. Compensatory storage must be provided where raised defences remove storage from the
floodplain. Temporary or demountable defences are not acceptable flood protection for new
development unless flood risk is residual only.

Upstream Flood Storage
5.2.8

Flood storage areas can be an effective way of attenuating floodwater for management of flood risk in
surrounding areas. The basic function of these techniques is increased flood storage, through
installation of features including pools, ponds, ditches and river restoration schemes. These features
can provide habitat for local wildlife, contributing to local ecology and biodiversity, while additionally
providing open space for recreational and amenity benefit. It is important that ongoing maintenance of
flood storage areas is considered at an early stage to avoid future exacerbation of flood risk to
surrounding areas as a result of poor upkeep.

Developer Contributions to Flood Defences and Risk Management
Infrastructure
5.2.9

Riparian developments are required to renew or otherwise adequately maintain flood defences to the
required standard of protection, over the lifetime of the development, accounting for the effects of
climate change. In some cases, it may be necessary for the developer to make a contribution to the
improvement of flood defences, or flood alleviation schemes for the benefit of both the development
and the local community. Developers should also assess other existing assets (e.g. bridges, culverts,
embankments) and renew them to last (as a minimum) the lifetime of the development.

5.2.10 Proposed developments which are adjacent to main rivers must demonstrate that sufficient access is
provided to existing river assets to enable ongoing maintenance and, where appropriate, improvement
has been considered. Where possible, development should be set back from the edge of main rivers
and watercourses to enable future sustainable and cost effective flood risk management, including
upgrade of river walls and embankments.

Building Design and Finished Floor Levels
5.2.11 Where developing in flood risk areas is unavoidable, the most common method of mitigating flood risk
to occupants is to ensure that habitable floor levels are raised above the estimated design flood level,
with an allowance for freeboard. This significantly minimises the risk of damage to the building interior,
furnishings and electrical installations during flood events. Floor levels should ideally be set a
minimum of 300 mm above the 1% AEP event plus climate change water level in areas at fluvial flood
risk.
5.2.12 This additional height that the floor level is raised is referred to as the ‘freeboard’.
5.2.13 Making the ground floor use of a building water compatible (for example a garage), may also provide
an effective means of raising living space above likely flood levels.
5.2.14 Constructing a building on stilts is not considered an acceptable means of flood mitigation for new
development as underfloor voids are prone to catching debris and litter, silting up, and colonisation by
vermin. However, this may be considered in special circumstances if replacing an existing solid
building, as it can improve flow routes. In these cases, safe access and egress must be provided and
covenants established to ensure the ground floor use is not changed at a later stage.
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Flood Resistance and Resilience
5.2.15 There may be certain circumstances under which flood risk to a development is unavoidable, for
example:




Proposed water compatible uses;
Alterations to existing buildings;
Where building floor levels have been raised but there is still a remaining risk under the
0.1% AEP event.

5.2.16 In such cases (and for existing development in the floodplain), additional measures may be
implemented to reduce damage during a flood and increase the speed of recovery. These measures
should not be relied on as the only mitigation method.
5.2.17 Flood resistance measures aim to prevent floodwater from entering a property and causing damage.
These measures may be temporary, such as demountable flood barriers and door flood guards for
individual properties. If installed correctly and in advance of a flood event, these measures can provide
effective protection. On a smaller scale, temporary snap-on covers for airbricks and vents can also be
fitted to prevent entry of flood water. However complications can arise regarding the time for
transportation and installation of defences and therefore a reasonable duration between flood warning
and onset of flooding is generally required. This may be mitigated by the use of automatic barriers that
do not require manual assembly.
5.2.18 The use of temporary resistance measures is considered appropriate for existing properties when the
use of the building is not changing to a more vulnerable use type. It is also not recommended for new
development. This is because most temporary measures require intervention to function effectively,
along with continued maintenance, which cannot be guaranteed. Permanent flood resistance
measures, such as the use of low permeability materials to prevent water ingress are therefore
recommended for new development.
5.2.19 Flood resilience measures aim to reduce the consequences of flooding events and ensure that
buildings can be swiftly returned to normal use. This means that design provision is made for
conveyance of flood waters through the building, avoiding the risk of structural damage and allowing
rapid re-occupancy.
5.2.20 This includes interior design to reduce damage caused by flooding and may include:







Designing structural capability to handle levels of water pressure associated with
anticipated depths of flooding.
Use of appropriate construction materials for surfaces, walls and floors which retain
structural integrity during flooding and have good drying and cleaning properties. This
may include vinyl and ceramic tiles, pressure treated timber, glass block, or metal.
Alternatively sacrificial materials can be used for internal and external finishes (such as
gypsum plasterboard which may be removed and replaced following flooding).
Consideration given for appropriate water entry points into properties including doors,
windows and air bricks.
Placement of electrical circuitry and appliances above predicted levels of flooding with
power cables carried down from the ceiling (not up from the floor level).
Appropriate design of plumbing fittings, including toilets, with non-return valves to
minimise the risk of contamination of floodwaters.

5.2.21 Flood resilience measures are most appropriate for less vulnerable uses where temporary disruption
is acceptable and suitable flood warning is received.
5.2.22 The measures implemented should be specific to the nature of flood risk and the type of development
proposed and, as such, will be informed and determined by the FRA. Further detailed guidance on
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flood resilient construction techniques is provided within readily available publications from CIRIA
36
37
(2010) and DCLG (2007) .

5.3

Sustainable Drainage Systems (SuDS)

5.3.1

Implementing SuDS aims to recreate more natural drainage systems within the urban environment.
These features celebrate the presence of water, enriching the urban environment, while providing
valuable function for flood alleviation and biodiversity enhancement. Within developments, SuDS
measures look to maximise permeable surfaces in an effort to increase the amount of water that is
attenuated, treated and processed within the natural hydrological cycle.

5.3.2

Incorporating SuDS features will assist in absorbing runoff generated within development sites,
reducing flooding, improving water quality, providing irrigation for vegetation and improve amenity.
Such features can also contribute to a range of wider benefits, including provision of habitat for
biodiversity, recreational opportunities, improved air quality and amelioration of the urban heat effect.
All new developments within the Borough must incorporate SuDS to provide attenuation and
management of rainfall runoff unless there is a valid reason to justify that they are not suitable. SuDS
features are also suitable for retrofit on many sites. Sustainable drainage should be delivered in
accordance with the SuDS Hierarchy, below:








Store rainwater for later use;
Use infiltration techniques, such as porous surfaces in non-clay areas;
Attenuate rainwater in ponds or open water features for gradual release;
Attenuate rainwater by storing in tanks or sealed water features for gradual release;
Discharge rainwater direct to a watercourse;
Discharge rainwater to a surface water sewer/drain;
Discharge rainwater to the combined sewer.

5.3.3

Within Lewisham, sewer capacity is constrained in certain areas, and minimising the volume and rate
of discharge entering the foul and combined surface water networks is of critical importance to help
ensure ongoing capacity to cater for population growth and the effects of climate change. Where
infiltration is not achievable, managed discharge of surface water to adjacent surface water bodies
should also be considered. However, controls would need to be implemented to avoid any adverse
harm to biodiversity and ecological habitat within receiving waters.

5.3.4

Runoff rates from new development should be restricted to greenfield runoff rates wherever possible.
Where this is not achievable, robust justification will be required, and an alternative reduction in runoff
agreed through consultation with the Lewisham LLFA.

5.3.5

SuDS schemes should be in accordance with the London Plan and associated Sustainable Design
and Construction SPG and the London Sustainable Drainage Action Plan.

5.3.6

Appendix C provides a brief summary of the main SuDS techniques that could be suitable for
implementation within Lewisham. Detailed guidance on the selection, design, construction and
38
maintenance of SuDS is provided in the CIRIA SuDS Manual . However, it should additionally be
noted that the field of sustainable drainage is rapidly developing; therefore reference should be made
to the latest guidance and best practice in developing site drainage strategies.

5.3.7

The selected SuDS scheme will be dependent on various factors including (but not limited to)
topography, geology (soil permeability), and available area. This should be based on a comprehensive
understanding of the catchment hydrological processes (i.e. nature and capacity of the existing
drainage system). The design, construction and maintenance regime of such a scheme must be

36

Flood resilience and resistance for critical infrastructure (C688); 2010; http://www.ciria.org/Resources/Free_publications/Flood_resilience.aspx
Improving the Flood Performance of New Buildings - Flood Resilient Construction; 2007;
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/7730/flood_performance.pdf
38
The SuDS Manual (C753); 2007; https://www.ciria.org/Resources/Free_publications/SuDS_manual_C753.aspx
37
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carefully defined, including the need and responsibility for ongoing inspection and maintenance to
avoid future exacerbation of flood risk as a result of poor upkeep.
5.3.8

Many SuDS measures are designed to promote infiltration of runoff into the ground beneath,
promoting recharge of the water table and reducing runoff. However, implementation of infiltration
SuDS within Lewisham may be constrained by geological conditions, including contaminated land.
Site specific assessment of geological conditions should be undertaken to confirm that infiltration
SuDS are suitable. Where sites lie within or close to source protection zones further restrictions may
apply, and guidance should be sought from the EA.

5.3.9

Map 011, Appendix A contains information on the likely suitability of infiltration SuDS across the
Borough. This map delineates four subsurface categories across the Borough, in which infiltration is
likely to be of varying suitability, based upon a range of hydrogeological indicators. Further detail on
the four categories is included in Table 5-2 below.
Table 5-2 - SuDS Infiltration Suitability category descriptors

Category

Description

Highly suitable

The subsurface is likely to be suitable for free-draining infiltration SuDS.

Probably suitable

The subsurface is probably suitable for infiltration SuDS although the
design may be influenced by the ground conditions.

Potentially suitable for
bespoke designs

The subsurface is potentially suitable for infiltration SuDS although the
design will be influenced by the ground conditions.

Unlikely to be suitable

There is a very significant potential for one or more geo-hazards associated
with infiltration.

5.3.10 If subsurface conditions are not suitable to facilitate infiltration in a certain area, selected SuDS
features will need to be focused on surface water storage and attenuation, and appropriately lined so
as to transport water to an area where it can be safely disposed.

5.4

Managing Flood Risk from Other Sources
Surface Water and Sewer Flooding

5.4.1

New development should seek to improve on-site drainage infrastructure to reduce flood risk. The site
flood risk assessment and drainage strategy should demonstrate that the development will not
increase flood risk elsewhere, and that the Lewisham LLFA’s drainage requirements regarding runoff
rates and SuDS are met. SuDS are a highly effective way of managing surface water flood risk, as
described in Section 5.3 and Appendix C, and should be incorporated on all development sites.

5.4.2

When the redevelopment of existing buildings does not result in a higher flood vulnerability category,
the installation of some flood-proofing and resilience measures can be used to protect against both
surface water and sewer flooding. Non-return valves prevent water entering the property from drains
and sewers. These valves can be installed within gravity sewers or drains, within the property’s private
sewer, upstream of the public sewer system. These need to be carefully installed and must be
regularly maintained.

Groundwater
5.4.3

Groundwater flooding has a unique flooding mechanism, as it may emerge from below ground level
and for this reason many conventional flood defence and mitigation methods are not suitable. Flood
risk may be reduced through building design, by ensuring that floor levels are raised sufficiently above
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the water table. Site design would also need to preserve any flow routes followed by the groundwater
overland and make sure flood risk is not increased downstream. Proposed basement areas are likely
to be particularly susceptible to groundwater flooding in certain areas. This may be mitigated through
waterproof construction; however, consideration should be given to the potential impact on
subterranean flow or water tables. When redeveloping existing buildings, it may be acceptable to
install pumps in basements as a resilience measure. However, for new development this is unlikely to
be considered an acceptable solution.
5.4.4

Site specific ground investigation is also likely to be required in locations where below ground
development is proposed or there is known groundwater flood risk.

Artificial Sources
5.4.5

5.5

The flooding mechanism associated with flood risk from artificial sources is primarily related to breach
or failure of structures (reservoir, lake, canal, flood storage areas, etc.). Due to the nature of this
mechanism, it is difficult to foresee the location or extent of these problems and therefore it is
important that the site specific FRA takes into consideration the integrity and history any relevant
artificial structures and makes recommendations/provisions aimed at reducing the level of risk from
these sources where applicable.

Making Development Safe
Safe Access and Egress

5.5.1

Emergency access and egress is required for developments during times of flooding to enable the
evacuation of occupants and facilitate the emergency response. An emergency access and egress
route is a path that is ‘safe’ for use by occupiers without the intervention of emergency services or
others. A route can only be completely ‘safe’ in flood risk terms if it is dry at all times.

5.5.2

The FD2320/21 Defra/EA Flood Risks to People Report provides requirements for maximum flood
depth and velocity to quantify whether an evacuation route should be deemed safe, where the
requirements for safe access and egress from new developments are as follows in order of
preference:





5.5.3

Safe, dry route for people and vehicles;
Safe, dry route for people;
If a dry route for people is not possible, a route for people where the flood hazard (in
terms of depth and velocity) is low and should not cause risk to people; and
If a dry route for vehicles is not possible, a route for vehicles where the flood hazard (in
terms of depth and velocity) is low to permit access for emergency vehicles.

Provision of safe access and egress may involve raising access routes to a suitable level above flood
levels. As with land raising, it is imperative that any assessment takes into consideration the volume of
floodwater potentially displaced.

Flood Warning and Evacuation
5.5.4

Emergency and evacuation plans should be in place for all properties at residual risk of flooding.
Those developments which house vulnerable people (i.e. care homes and schools) will require more
detailed plans.

5.5.5

Advice should be sought from the Council’s Emergency Planning Team when producing an
emergency evacuation plan for developments as part of an FRA. Those preparing detailed emergency
evacuation plans for vulnerable developments should undertake consultation not only with Council‘s
Emergency Planning team but also the emergency services, so they know what is expected of them in
the event of an emergency.
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5.5.6

The EA operates a flood warning service in certain areas at risk of both fluvial and tidal flooding. The
Flood warning system helps residents in these areas to prepare for flooding to minimise its potential
consequences.

5.5.7

All homes and businesses within Flood Zone 2 and 3 are eligible for the EA’s Floodline Warnings
Direct (FWD) service, and should be encouraged to sign up to it. It is recommended that the
developers make new owners of the property aware of this so they can sign up to the service.

5.5.8

Areas of the Borough which are subject to flood warnings and alerts are illustrated in Map 010,
Appendix A.

5.6

Making Space for Water
Opportunities for River Restoration and Enhancement

5.6.1

This section outlines current best practice for river restoration and enhancement. Council’s existing
River Corridor Improvement Plan already provides a framework for managing development along
Lewisham’s river corridors in a way that contributes to flood risk management and public amenity. The
approach set out in the RCIP should be maintained and enhanced where possible.

5.6.2

All new development close to watercourses should consider the opportunity to improve and enhance
the water environment. Developments should look at particular opportunities for river restoration and
enhancement. Restoration can take place on various scales, from small enhancement measures to full
river restoration. Options include backwater creation, de-silting, in-channel habitat enhancement,
removal of in-stream structures (e.g. weirs), and restoration of banks among others.

5.6.3

These measures have the potential of reducing the costs of any hard engineering structures, reducing
flood risk, improving water quality and increasing biodiversity. Social benefits are also gained by
increasing green space and access to the river.

5.6.4

In particular, there should be a presumption against further culverting of watercourses and
constructing over culverts. All new developments with culverts running through their site should seek
opportunities to de-culvert rivers, for flood risk management and conservation benefit.

5.6.5

These measures are supported by the WFD, a comprehensive river basin management planning
system which aims to protect and improve the ecological health of waterbodies across Europe. In the
UK, the EA is the authority charged with implementation of the Directive, and must meet certain
targets aimed at restoring water bodies towards good condition. In line with the objectives of the
directive, opportunities for waterbody improvement must be considered across all development
proposals incorporating watercourses.

Buffer Strips
5.6.6

Developers must aim to set back development from the edge of adjacent waterways in accordance
with the RCIP, in order to provide a ‘space for water’ and allow additional capacity to accommodate
the effects of climate change.

5.6.7

This is also necessary in areas where flood defences or other engineered structures are present in
order to provide a corridor for maintenance and improvement works. The minimum flood defence
setbacks (from the bank line) are:




5 metres from ordinary watercourses;
8 metres from fluvial main rivers; and
16 metres from tidal main rivers
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An Environmental Permit will be required from the EA for all works within 8 metres of fluvial main
rivers or 16 metres of tidal main rivers and for erecting any temporary or permanent structure in, over
or under a main river.

Designing for Exceedance
5.6.9

The capacity of existing drainage systems is limited, and can be overwhelmed by rainfall events of
intensity above the design capacity, possibly leading to surcharge and flooding. In order to manage
and minimise the impacts of such events, developers should seek opportunities to identify a safe route
path for any exceedance flow and suitable storage or discharge location, so that this does not put
people or property at risk.

5.6.10 As exceedance is expected to occur infrequently, such measures should ideally provide other benefits.
An example of this is blue-green urban corridors, which provide ecological, recreational and functional
benefits under the small rainfall events, whilst offering an effective and safe means of managing
extreme events when these do occur.
5.6.11 CIRIA publication C635 ‘Designing for exceedance in urban drainage – good practice’ provides
additional guidance.
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6

Summary

6.1

Overview

Strategic Flood Risk Assessment

6.1.1

The NPPF and accompanying Guidance emphasise the responsibility of LPAs to ensure that flood risk
is understood and managed effectively and sustainably throughout all stages of the planning process.
This SFRA aims to facilitate this process by identifying the spatial variation in flood risk across the
Borough, allowing an area-wide comparison of future development sites with respect to flood risk
considerations.

6.1.2

The Borough is dissected by four Main Rivers: the Pool River, the River Ravensbourne, the River
Quaggy, and Deptford Creek. All are part of the wider Ravensbourne system. Some of those benefit
from formal flood defences; formalisation of river channels and alterations to the watercourses over
the years also resulted in reduced flood risk. Nonetheless, there are still considerable areas at fluvial
flood risk within the Borough. The proximity of the Thames River and its associated flood risks and
flood defences is also significant for planning in the north of the Borough.

6.1.3

A potential risk of flooding from other (non-river related) sources exists throughout the Borough,
including sewer surcharge, and surface water flooding as a result of heavy rainfall and limited capacity
of drainage infrastructure. This is particularly known to be an issue where groundwater levels are
already high due to the location of permeable aquifers beneath the surface. It is expected that
changing climate patterns will have a substantial impact on the level of flood risk from all sources
within the Borough.

6.1.4

This SFRA identifies the floodplain areas associated with the Main Rivers and presents Flood Zone
Maps that delineate the flood zones outlined in the NPPF. These maps provide the necessary
information to facilitate the NPPF risk-based approach to planning. This process determines the
compatibility of various types of development within each flood zone, subject to the application of the
Sequential Test and the Exception Test when required.

6.2

Key Recommendations and Next Steps

6.2.1

Adopting a holistic approach to flood risk management should help ensure that flooding is taken into
account at all stages of the planning process. To aid this holistic approach, it is recommended that all
key recommendations set out in this report are considered and incorporated into the emerging
Lewisham Local Plan.

6.2.2

Given the extent of Main Rivers in the Borough, development in this region must be considerate of
flood risk and undertake measures to ensure its level is not increased. The proximity to the River
Thames should also be considered. It is recommended that policy options are expanded to include
greater emphasis on floodplain management to promote appropriate use of the floodplain and making
space for water. Existing corridors of land along the river frontage should be safeguarded and
opportunities taken to set back development to enable sustainable and cost effective flood risk
management, including upgrading of river walls and embankments. Flood awareness and robust
emergency planning and response will additionally be critical to sustainable ongoing flood risk
management.

6.2.3

In the future, climate change is anticipated to have an impact on all sources of flood risk within the
Borough. It is important that planning decisions recognise the potential risk that increased runoff poses
to property and plan development accordingly so that future sustainability can be assured.

6.2.4

This Level 1 SFRA report will be complemented by further detailed assessment of the allocated
development sites within the Borough, during the Level 2 SFRA. It is further recommended that this
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report and mapping is updated to reflect revised fluvial modelling, expected to be completed in the
future.

6.3

Maintenance of this SFRA

6.3.1

In order for this SFRA to serve as a practical planning tool now and in the future, it is imperative that
the SFRA is adopted as a ‘living document’ and is reviewed periodically in light of emerging policy
directives and an improving understanding of flood risk within the Borough.

6.3.2

Appendix D lists a series of recommendations ensuring that the SFRA is kept up-to-date and
maintained. This will allow the SFRA to follow emerging best practice and developments in policy and
climate change predictions.

Page 201
50

AECOM

London Borough of Lewisham

Strategic Flood Risk Assessment

References
TfL; Bakerloo Line Extension; https://tfl.gov.uk/corporate/about-tfl/how-we-work/planning-for-thefuture/bakerloo-line-extension
BGS; Online Geology Viewer; https://www.bgs.ac.uk/discoveringGeology/geologyOfBritain/viewer.html
CIRIA; Development and flood risk – guidance for the construction industry (C624D); October 2004;
http://www.ciria.org/ItemDetail?iProductCode=C624D&Category=DOWNLOAD
CIRIA; Designing for exceedance in urban drainage – good practice (C635); 2006;
https://www.ciria.org/Resources/Free_publications/Designing_exceedance_drainage.aspx
CIRIA; Flood resilience and resistance for critical infrastructure (C688); 2010;
http://www.ciria.org/Resources/Free_publications/Flood_resilience.aspx
CIRIA; The SuDS Manual (C753); 2015;
https://www.ciria.org/Resources/Free_publications/SuDS_manual_C753.aspx
DEFRA/Environment Agency; Thames river basin district river basin management plan; February 2016;
Accessible at: https://www.gov.uk/government/publications/thames-river-basin-district-river-basinmanagement-plan
Environment Agency; Climate change allowances for Flood Risk Assessment
https://www.gov.uk/guidance/flood-risk-assessments-climate-change-allowances
Environment Agency; Flood risk assessment: standing advice; April 2012; https://www.gov.uk/guidance/floodrisk-assessment-standing-advice
Environment Agency; Thames Catchment Flood Management Plan; December 2009;
https://www.gov.uk/government/publications/thames-catchment-flood-management-plan
Environment Agency; Thames River Basin District Flood Risk Management Plan; March 2016;
https://www.gov.uk/government/publications/thames-river-basin-district-flood-risk-management-plan
Environment Agency; Thames River Basin District River Basin Management Plan; December 2015;
https://www.gov.uk/government/publications/thames-river-basin-district-river-basin-management-plan
Flood and Water Management Act; 2010; http://www.legislation.gov.uk/ukpga/2010/29/contents
Flood Risk Regulations; 2009; http://www.legislation.gov.uk/uksi/2009/3042/contents/made
Improving the Flood Performance of New Buildings - Flood Resilient Construction; 2007;
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/7730/flood_performance.pdf
Lewisham Local Flood Risk Management Strategy; June 2015;
https://www.lewisham.gov.uk/mayorandcouncil/aboutthecouncil/strategies/Documents/Lewisham%20LFRM%
20Strategy%20June%202015.pdf
Lewisham Local Plan – Consultation on main issues; October 2015;
https://www.lewisham.gov.uk/myservices/planning/policy/Planning/Pages/Lewisham-Local-Plan-consultationon-main-issues.aspx
Lewisham Planning validation requirements; 2018; https://www.lewisham.gov.uk/myservices/planning/applyfor-planning-permission/Pages/How-to-submit-a-valid-planning-application.aspx

Page 202
AECOM

51

Strategic Flood Risk Assessment

London Borough of Lewisham

Lewisham Preliminary Flood Risk Assessment; Drain London; July 2011;
http://webarchive.nationalarchives.gov.uk/20140328171253/http:/cdn.environmentagency.gov.uk/flho1211bvkr-e-e.pdf
Lewisham Preliminary Flood Risk Assessment Addendum; December 2017;
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/698650/PF
RA_London_Borough_of_Lewisham_2017.pdf
Lewisham River Corridor Improvement Plan; September 2015;
https://www.lewisham.gov.uk/myservices/planning/policy/LDF/SPDs/Pages/River-corridor-improvementplan.aspx
Lewisham Surface Water Management Plan; Drain London; May 2011;
http://councilmeetings.lewisham.gov.uk/documents/s3731/Appendix%202%20Surface%20Water%20Manage
ment%20Plan.pdf
London Plan (current); 2016; https://www.london.gov.uk/what-we-do/planning/london-plan/current-london-plan
London Plan (new); August 2018; https://www.london.gov.uk/what-we-do/planning/london-plan/new-londonplan/download-draft-london-plan-0
London Plan; Supplementary Planning Guidance for Sustainable Design and Construction; 2014;
https://www.london.gov.uk/what-we-do/planning/implementing-london-plan/supplementary-planningguidance/sustainable-design-and
Met Office, UK Climate Projections (2009) http://ukclimateprojections.metoffice.gov.uk/
National Flood and Coastal Erosion Risk Management Strategy for England; May 2011;
https://www.gov.uk/government/publications/national-flood-and-coastal-erosion-risk-management-strategy-forengland
NPPF; 2012; https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
ONS; Census Data for Population; 2011; Accessible at: https://www.ons.gov.uk/census/2011census
PPG; 2012; https://www.gov.uk/government/collections/planning-practice-guidance
Thames Estuary 2100 Plan; March 2017; https://www.gov.uk/government/publications/thames-estuary-2100te2100

Page 203
52

AECOM

London Borough of Lewisham

Strategic Flood Risk Assessment

Appendix A - Mapping

Page 204
AECOM

53

Strategic Flood Risk Assessment

London Borough of Lewisham

List of Maps
Map Number

Map Title

Map 001

River Network

Map 002

Topography

Map 003a

Historic Fluvial Flood Map

Map 003b

Records of Sewer Flooding

Map 004

Flood Map for Planning

Map 005

Flood Map for Surface Water

Map 006

Sewer Network

Map 007

Susceptibility to Groundwater Flooding

Map 008

Flood Risk from Reservoirs

Map 009

Flood Risk Management Infrastructure

Map 010

Flood Alert and Warning Areas

Map 011

SuDS Infiltration Suitability

Map 012a

Thames Tidal Upriver Breach Inundation 2017 - Flood Extents

Map 012b

Thames Tidal Upriver Breach Inundation 2017 - Flood Hazard

Map 012c

Thames Tidal Upriver Breach Inundation 2017 - Flood Depth

Map 012d

Thames Tidal Upriver Breach Inundation 2017 - Flood Velocity

Map 013

Fluvial Flooding Extents with an allowance for Climate Change

Map 014

Vulnerable Sites

Page 205
AECOM

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert
Main River

River Thames

Ordinary Watercourse

Deptford Creek

Ravensbourne

Quaggy

Quaggy

Ravensbourne
Honor Oak

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.

Quaggy
Hither Green

© Environment Agency copyright and/or database right 2015.
All rights reserved.

Ravensbourne

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Ravensbourne

Lewisham SFRA

Quaggy
Drawing Title

Detailed River Network
Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Ravensbourne

Approved
GP

Scale @ A3

Date
08/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 206

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map001_River Network.mxd

Chudleigh
Ditch

Copyright

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 001

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend
Lewisham Borough Boundary
Main River - Culvert

River Thames

Main River

Ordinary Watercourse
Ground Elevation (LiDAR
m AOD)

High : 115
100
85

Deptford Creek

70
55
40
25

Ravensbourne

10
Low : -5
Quaggy

Ravensbourne
Honor Oak

Quaggy

Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.

Chudleigh
Ditch
Quaggy
Hither Green

© Environment Agency copyright and/or database right 2015.
All rights reserved.
Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Lewisham SFRA

Quaggy

Ravensbourne

Drawing Title

Topography
Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Ravensbourne

Approved
GP

Scale @ A3

Date
23/10/2018

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 207

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map002_Topography.mxd

Ravensbourne

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 002

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert

River Thames

Main River

Flooding History

1928 Flood Extent

November 1965 Flood Extent

September 1968 Flood Extent

Deptford Creek

Ravensbourne

Quaggy

Ravensbourne
Honor Oak

Quaggy

Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.

Ravensbourne

© Environment Agency copyright and/or database right 2015.
All rights reserved.
Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Ravensbourne

Lewisham SFRA

Quaggy
Drawing Title

Historic Fluvial Flood Map
Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

Ravensbourne

60580647

Approved
GP

Scale @ A3

Date
08/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 208

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map003a_Historic Fluvial Flood Map.mxd

Quaggy
Hither Green

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 003a

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Main River - Culvert
Main River

River Thames

Lewisham Borough Boundary
Ordinary Watercourse

Sewer flooding incidents
per postcode
0

1 to 10

11 to 20

Deptford Creek

21 to 30
31 to 40
41 to 50
51 to 60

Ravensbourne

Quaggy

Ravensbourne
Honor Oak

Quaggy

Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.

Quaggy
Hither Green

© Environment Agency copyright and/or database right 2015.
All rights reserved.

Ravensbourne

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Ravensbourne

Lewisham SFRA

Quaggy
Drawing Title

Records of Sewer Flooding
Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Ravensbourne

Approved
GP

Scale @ A3

Date
18/10/2018

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 209

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map003b_Records of Sewer Flooding.mxd

Chudleigh
Ditch

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 003b

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert

River Thames

Main River

Areas benefiting from Flood
Defences

Flood Zones
Flood Zone 3b

Deptford Creek

Flood Zone 3
Flood Zone 2
Ravensbourne

Quaggy
Quaggy

Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.

Quaggy
Hither Green
Ravensbourne

© Environment Agency copyright and/or database right 2015.
All rights reserved.
Purpose of Issue

Final

Client

Lewisham Council

Project Title

Lewisham SFRA

Pool River
Quaggy

Ravensbourne

Drawing Title

Flood Map for Planning
Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Ravensbourne

Approved
GP

Scale @ A3

Date
08/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 210

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map004_Flood Risk from Rivers and the Sea.mxd

Ravensbourne
Honor Oak

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 004

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert

River Thames

Main River
Ordinary Watercourse
Local Critical Drainage

Surface water flood extents
3.33% AEP

Deptford Creek

1% AEP
0.1% AEP
Ravensbourne

Quaggy

Ravensbourne
Honor Oak

Quaggy

Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.

Quaggy
Hither Green

© Environment Agency copyright and/or database right 2015.
All rights reserved.

Ravensbourne

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Lewisham SFRA

Quaggy

Ravensbourne

Drawing Title

Flood Map for Surface Water
Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Ravensbourne

Approved
GP

Scale @ A3

Date
08/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 211

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map005_Flood Map for Surface Water.mxd

Chudleigh
Ditch

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 005

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert
Main River

River Thames

Ordinary Watercourse

Sewer Network

Combined Sewers

Surface Water Sewers
Deptford Creek

Ravensbourne

Quaggy

Ravensbourne
Honor Oak

Quaggy

Copyright

Chudleigh
Ditch

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are
not permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce theterms of this licence shall be
reserved to OS.
© Environment Agency copyright and/or database right 2015.
All rights reserved.

Ravensbourne

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Lewisham SFRA

Quaggy

Ravensbourne

Drawing Title

Sewer Network
Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Ravensbourne

Approved
GP

Scale @ A3

Date
08/04/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 212

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map015_Sewer Network.mxd

Quaggy
Hither Green

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 006

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert
Main River

River Thames

Ordinary Watercourse

Risk of Groundwater Flooding

Limited potential for
groundwater flooding to occur
Potential for groundwater
flooding of property situated
below ground level

Deptford Creek

Potential for groundwater
flooding to occur at surface

Ravensbourne

Quaggy

Ravensbourne
Honor Oak

Quaggy

Copyright

© Crown copyright OS 100017710. You are granted a non-exclusive,
royalty free, revocable licence solely to view the Licensed Data for
non-commercial purposes for the period during which Lewisham Council
makes it available. You are not permitted to copy, sub-license, distribute, sell
or otherwise make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be reserved to OS.

Quaggy
Hither Green

© Environment Agency copyright and/or database right 2015. All
rights reserved.

Ravensbourne

Licence No 2014/050SuDS A British Geological Survey © UKRI. All
rights reserved.

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Lewisham SFRA

Quaggy

Ravensbourne

Drawing Title

Susceptibility
to Groundwater Flooding

Spring Brook
Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Approved
GP

Scale @ A3

Date
08/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 213

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map007_Susceptibility to GW flooding.mxd

Chudleigh
Ditch

Ravensbourne

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 007

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert
Main River

River Thames

Reservoir Flood Extents

Deptford Creek

Ravensbourne

Quaggy
Quaggy
Ravensbourne
Honor Oak

Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.
© Environment Agency copyright and/or database right 2015.
All rights reserved.

Ravensbourne

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Lewisham SFRA

Quaggy

Ravensbourne

Drawing Title

Flood Risk from Reservoirs
Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Ravensbourne

Approved
GP

Scale @ A3

Date
08/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 214

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map008_Flood Risk from Reservoirs.mxd

Quaggy
Hither Green

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 008

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert

River Thames

Main River
Flood Storage Areas
Flood defence - asset types
Embankment
Wall

Deptford Creek

Ravensbourne

Quaggy

Ravensbourne
Honor Oak

Quaggy

Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.

Quaggy
Hither Green

© Environment Agency copyright and/or database right 2015.
All rights reserved.

Ravensbourne

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Lewisham SFRA

Quaggy

Ravensbourne

Drawing Title

Flood Risk
Management Infrastructure
Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Ravensbourne

Approved
GP

Scale @ A3

Date
08/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 215

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map009_Flood Risk Management Infrastructure.mxd

Chudleigh
Ditch

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 009

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert
Main River

River Thames

Flood Warning Area
Flood Alert Area

Deptford Creek

Ravensbourne

Quaggy

Quaggy

Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.

Quaggy Hither
Green

© Environment Agency copyright and/or database right 2015.
All rights reserved.

Ravensbourne

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Lewisham SFRA

Quaggy

Ravensbourne

Drawing Title

Flood Alert and Warning
Areas
Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Approved
GP

Scale @ A3

Date
14/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 216

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map010_Flood Alert and Warning Areas.mxd

Ravensbourne
Honor Oak

Ravensbourne

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 010

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend
Lewisham Borough Boundary
Main River - Culvert

River Thames

Main River

Ordinary Watercourse

SuDS Infiltration Suitability
Highly compatible

Probably compatible

Potentially suitable for
bespoke design

Deptford Creek

Very significant constraints
indicated

Ravensbourne

Quaggy

Ravensbourne
Honor Oak

Quaggy

Copyright

© Crown copyright OS 100017710. You are granted a non-exclusive,
royalty free, revocable licence solely to view the Licensed Data for
non-commercial purposes for the period during which Lewisham Council
makes it available. You are not permitted to copy, sub-license, distribute, sell
or otherwise make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be reserved to OS.

Quaggy
Hither Green

© Environment Agency copyright and/or database right 2015. All
rights reserved.
Licence No 2014/050SuDS A British Geological Survey © UKRI. All
rights reserved.

Ravensbourne

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Lewisham SFRA

Quaggy

Ravensbourne

Drawing Title

SuDS Infiltration Suitability
Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Approved
GP

Scale @ A3

Date
08/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 217

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map011_SuDS Infiltration Suitability.mxd

Chudleigh
Ditch

Ravensbourne

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 011

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert
Main River

River Thames

Tidal Breach Flood Extent
2005
2100

Deptford Creek

Ravensbourne

Quaggy

Ravensbourne
Honor Oak

Quaggy
Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.
© Environment Agency copyright and/or database right 2015.
All rights reserved.

Ravensbourne

Purpose of Issue

Client

Final

Lewisham Borough Council

Project Title

Pool River

Lewisham SFRA

Quaggy

Ravensbourne

Drawing Title

Thames Tidal Upriver Breach
Inundation 2017
Flood Extents

Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Ravensbourne

Approved
GP

Scale @ A3

Date
06/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 218

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map012a_Breach Flood Extents.mxd

Quaggy
Hither Green

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 012a

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

2005

Legend

Lewisham Borough Boundary
Main River - Culvert

River Thames

Main River

Maximum Hazard

Less than 0.75 (Low Hazard)

Between 0.75 and 1.25
(Danger for Some)
Between 1.25 and 2.00
(Danger for Most)

Greater than 2.00 (Danger for
All)

Deptford Creek

0.5

0

0.5

1

1.5

2

Ravensbourne

km

Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are
not permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.
© Environment Agency copyright and/or database right 2015.
All rights reserved.

River Thames

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Lewisham SFRA
Drawing Title

Thames Tidal Upriver Breach
Inundation 2017
Flood Hazard

Deptford Creek
Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Approved
GP

Scale @ A3

Date
08/03/2019

1:20,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

Page 219

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map012b_Breach Flood Hazard.mxd

2100

0.45
0.5

0

0

0.45

0.5

0.9

1

1.35

1.5

1.8

2

km

Ravensbourne

2.25 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 012b

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

2005

Legend

Lewisham Borough Boundary
Main River - Culvert

River Thames

Main River

Flood Depth (m)
0 - 0.25
0.25 - 1.00
1.00 - 1.50
1.50 - 2.00
> 2.00
Deptford Creek

Ravensbourne

0.5

0

0.5

1

1.5

2

km
Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.
© Environment Agency copyright and/or database right 2015.
All rights reserved.

River Thames

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Lewisham SFRA
Drawing Title

Thames Tidal Upriver Breach
Inundation 2017
Flood Depth

Deptford Creek
Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Approved
GP

Scale @ A3

Date
08/03/2019

1:20,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

Page 220

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map012c_Breach Flood Depth.mxd

2100

0.45
0.5

Ravensbourne

0

0

0.45

0.5

0.9

1

1.35

1.5

1.8

2

km

2.25 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 012c

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

2005

Legend

Lewisham Borough Boundary
Main River - Culvert

River Thames

Main River

Velocity (m/s)

0 - 0.3
0.3 - 1.0
1.0 - 1.5
1.5 - 2.5
> 2.5

Deptford Creek

Ravensbourne

0.5

0

0.5

1

1.5

2

km
Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.
© Environment Agency copyright and/or database right 2015.
All rights reserved.

River Thames

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Lewisham SFRA
Drawing Title

Thames Tidal Upriver Breach
Inundation 2017
Flood Velocity

Deptford Creek

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Approved
GP

Scale @ A3

Date
08/03/2019

1:20,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

Page 221

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map012d_Breach Flood Velocity.mxd

2100

0.45
0.5

0

0

0.45

0.5

0.9

1

1.35

1.5

1.8

2

km

Ravensbourne

2.25 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 012d

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert

River Thames

Main River

1% AEP with an allowance for
Climate Change
1% AEP Modelled Flood
Extent (Flood Zone 3)

25% increase in Peak River
Flow

Deptford Creek

35% increase in Peak River
Flow

Ravensbourne

Quaggy

Quaggy

Copyright

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.

Quaggy
Hither Green
Ravensbourne

© Environment Agency copyright and/or database right 2015.
All rights reserved.
Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Lewisham SFRA

Quaggy
Ravensbourne

Drawing Title

Fluvial Flooding Extents
with an allowance for
Climate Change

Spring Brook

Drawn
FVV

Checked
SM

AECOM Internal Project No.

60580647

Ravensbourne

Approved
GP

Scale @ A3

Date
08/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 222

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map013_Fluvial Flooding Extents_incCC.mxd

Ravensbourne
Honor Oak

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 013

Rev

1

THIS DRAWING IS TO BE USED ONLY FOR THE PURPOSE OF
ISSUE THAT IT WAS ISSUED FOR AND IS SUBJECT TO AMENDMENT

Legend

Lewisham Borough Boundary
Main River - Culvert
Main River

River Thames

Ordinary Watercourse

National Receptor Database
C Emergency / Rescue Service
&
"
Public Transport Stations

Deptford Creek

)
"

Education Facility

Y
&
"

Fire Station

'
"

g
$
"

Ravensbourne

Gas and Electric Infrastructure
Medical Facility
Police Station

Quaggy
Quaggy
Ravensbourne
Honor Oak

Copyright

Quaggy
Hither Green

Chudleigh
Ditch

© Environment Agency copyright and/or database right 2015.
All rights reserved.

Ravensbourne

Purpose of Issue

Final

Client

Lewisham Council

Project Title

Pool River

Lewisham SFRA

Ravensbourne

Quaggy

Drawing Title

Vulnerable Sites
Drawn
FVV

Spring Brook

Checked
SM

AECOM Internal Project No.

60580647

Approved
GP

Scale @ A3

Date
08/03/2019

1:35,000

This document has been prepared pursuant to and subject to the terms
of AECOM's appointment by its client. AECOM accepts no liability
for any use of this document other than by its original client or following
AECOM's express agreement to such use,
and only for the purposes for which it was prepared and provided.

AECOM

1

Page 223

File Name:\\Eu.aecomnet.com\emia\UKI\UKCRD1\Jobs\PR-311959_Lewisham_SFRA_Update\900_CAD_GIS\940_GIS\6.1Maps\Map014_Vulnerable Sites.mxd

© Crown copyright OS 100017710. You are granted a
non-exclusive, royalty free, revocable licence solely to view the
Licensed Data for non-commercial purposes for the period
during which Lewisham Council makes it available. You are not
permitted to copy, sub-license, distribute, sell or otherwise
make available the Licensed Data to third parties in any form.
Third party rights to enforce the terms of this licence shall be
reserved to OS.

Ravensbourne

0

1

2

3

4 km

±

Sunley House
4 Bedford Park
Croydon, CR0 2AP
Telephone 020 8639 3500
www.aecom.com

Drawing Number

Map 014

Rev

1

London Borough of Lewisham

Strategic Flood Risk Assessment

Appendix B - SuDS Guidance

.

Page 224
AECOM

55

London Borough of Lewisham

Strategic Flood Risk Assessment

Guidance for SuDS in Lewisham
Introduction
Sustainable Drainage Systems (SuDS) are designed to maximise the opportunities and benefits of surface water management. This is particularly important in
increasingly urban areas where there is less permeable ground available for natural infiltration and evapotranspiration, leading to increased rainfall runoff from
impermeable surfaces and contributing to flooding, pollution and erosion. SuDS can counteract these impacts on the water cycle and additionally enhance urban spaces
by making them more vibrant, attractive, sustainable and resilient, with improved air and water quality, microclimate and amenity.
There are four main categories of benefits which can be achieved through high quality SuDS design, as summarised below:

Water Quantity
•
•
•
•
•
•

Water Quality

Use surface water runoff as a resource
Support the management of flood risk in
receiving surface waters
Preserve natural hydrological systems
Design system flexibility and adaptability
Drain the site effectively
Manage on-site flood risk

•
•

Support the management of water quality in
the receiving surface waters and groundwater
Design system resilience to cope with future
change

SuDS Design
Amenity
•
•
•
•
•
•

Maximise multi-functionality
Enhance visual character
Deliver safe surface water management
Support site resilience and adaptability
Maximise legibility
Support community environmental learning

•
•
•
•

Biodiversity

Support and protect natural local habitats and
species
Contribute to the delivery of local biodiversity
objectives
Contribute to local habitat connectivity
Create diverse, self-sustaining and resilient
ecosystems
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The installation of high quality and multi-functional SuDS is most likely to be achieved through early and multi-disciplinary consideration of surface water management.
Ideally this should be integrated within the overall site planning and design, including early consultation with relevant stakeholders and consideration of ongoing
operational and maintenance responsibilities.

AECOM

Strategic Flood Risk Assessment

London Borough of Lewisham

SuDS design should be based around the general principles of:


Harnessing surface water runoff as a resource;



Managing rainfall close to where it falls;



Managing runoff on the surface;



Promoting infiltration of rainwater into the ground;



Encouraging evapotranspiration;



Attenuating runoff to mimic natural flow characteristics;



Reducing contamination of runoff through pollution prevention and controlling the runoff at source; and



Treating runoff to reduce the risk of urban contaminants causing environmental pollution.

The following sections provide an overview of common types of SuDS measures, which may be suitable for installation within the Borough. Generally, SuDS should not
be thought of as isolated features, but delivered as an interconnected sequential train of surface water management and treatment.
Developers within Lewisham should make reference to the Council’s Validation Guidance and Local Information Requirements for Planning Applications, which provides
local advice regarding SuDS and summarises the local approval process.
Further information on the philosophy of SuDS and detailed guidance on design, installation and maintenance, is provided in the CIRIA SuDS Manual (2015) and other
sources described at the end of this document.
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Swale
Swales are vegetated shallow depressions designed to convey and filter water. These can be ‘wet’ where water gathers above the surface, or ‘dry’ where
water gathers in a gravel layer beneath the ground level. They have the ability to remove pollutants and can be used to channel surface water to the next
stage of a treatment train. Check dams can be constructed along their route to control flow velocities, and promote infiltration and sediment deposition.
Advantages
 Encourages evapotranspiration
and infiltration of runoff
 Provides attenuation to reduce
peak run-off rates
 Relatively simple to incorporate
into landscaping
 Effective removal of urban
pollutants
 Minimal maintenance
requirements
 Aesthetically pleasing
 Good community acceptability

Disadvantages

Effective Locations

 Careful consideration of location
and design is required to reduce
potential health and safety
hazards
 May limit opportunities to use
trees in landscaping
 Blockages can occur in
connecting pipe work
 Retrofitting opportunities are
limited

In the Community

Design

 Residential and commercial areas
 Contaminated sites
 Sites above vulnerable
groundwater
 Alongside roadways
 Linear street garden areas
 Field boundaries

Ineffective Locations
 High density areas
 Steeply sloping areas

Performance Criteria

Rating

Ecological Advantages

Medium

Peak Flow Reduction

Medium

Amenity Potential

Medium

Water Quality Treatment Potential

High

Surface Water Volume Reduction

Medium

Example

Swales can be used to replace conventional drainage systems and
are particularly effective when installed adjacent roadsides or
transport links, to capture and re-route surface water. They are also
suitable for residential and commercial areas and may be integrated
with areas of open space and landscaping, or used to create informal
barriers.
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Filter Strip or Drain
Filter strips and drains can be used to manage runoff from impermeable areas, providing conveyance and filtration. Filter Strips allow water to flow across
grass or dense vegetation; whereas filter drains are hardscape systems where runoff is temporarily stored in a shallow trench filled with stone or gravel.
Advantages

Disadvantages

Effective Locations

 Simple to design and can be
incorporated into site landscaping
for aesthetic benefit
 Minimal public safety risks
 Encourages evaporation and
infiltration
 Important hydraulic and water
quality benefits can be achieved
 Can be retrofitted into a site with
ease
 Low construction cost

 Vegetation must be light and can
get damaged
 Loose gravel can be removed
 Drains relatively small
catchments
 High cost to replace filter
materials

 Residential and commercial areas
 Between hard standing surfaces
and grassland
 High density areas
 Contaminated sites
 Sites above vulnerable ground
water

In the Community
Filter strips or filter drains are a suitable retrofitting option for heavily
trafficked or spatially constrained areas as they cause no safety
hazards and can be implemented into small spaces with ease. They
can be simply implemented along the edges of pathways or
pavements or integrated within site landscaping.
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Ineffective Location
 Steeply sloping areas

Performance Criteria

Rating

Ecological Advantages

Low

Peak Flow Reduction

Medium

Amenity Potential

Low

Water Quality Treatment Potential

High

Surface Water Volume Reduction

Low

Example
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Bio-Retention Areas or Rain Gardens
Bio-retention areas or rain gardens are vegetated depressions with gravel and sand layers below, designed to collect, channel, filter and cleanse water
vertically. Water can infiltrate into the ground or enter a piped drainage system. These systems can be integrated with site landscaping, including tree pits,
planter areas or gardens. Treatment performance can be improved through engineered soils and enhanced vegetation.
Advantages





Provides initial water treatment
Aesthetically pleasing
Provides ecological benefits
Capability to be retrofitted in
heavily paved areas or existing
vegetation
 Effective pollutant removal
 Minimal ground take with
spatially flexible layout

Disadvantages

Effective Locations

 May be susceptible to clogging
or blockage due to surrounding
landscape
 Regular inspection and
maintenance is required to
maintain effectiveness

In the Community

Design

 Residential and Commercial areas
 Contaminated sites
 Sites above vulnerable
groundwater
 Seating areas
 Impermeable areas
 High density areas

Ineffective Locations
 Steeply sloping areas

Performance Criteria

Rating

Ecological Advantages

Medium

Peak Flow Reduction

Medium

Amenity Potential

Good

Water Quality Treatment Potential

High

Surface Water Volume Reduction

Medium

Example

Rain gardens and bio-retention systems can be planned as
aesthetically pleasing landscaped features, providing critical green
space within the urban areas. These measures can be retro-fitted
around existing street infrastructure, such as seating areas, and
incorporated within both paved and vegetated areas.
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Rainwater Harvesting
Rainwater harvesting involves capturing rainwater and reusing it for purposes such as irrigation or toilet flushing. Rainwater is collected from building rooftops or
other paved surfaces and stored in tanks for treatment and reuse locally.

Advantages

Disadvantages

 Water can be used for variety of
non-potable uses, such as toilet
flushing and irrigation
 Reduces potable water demand
 Provides source control of stormwater run-off
 Rooftop or underground tanks can
minimise land take and visual
impact
 Can be retrofitted to existing
buildings

 Potentially complex installation
and high capital cost, particularly
for retrofit
 Ongoing energy requirement for
pumping, if below ground storage
is used
 Careful management required to
manage any health risks
associated with water reuse
 Above ground storage can be
visually intrusive
 Regular maintenance is required

In the Community
Rain-water harvesting can be implemented on a variety of scales;
however, is particularly suitable for implementation in buildings with
large rooftop areas, significant water consumption and defined
ownership and maintenance responsibilities. Installation is generally
easier when integrated into the design of new buildings; however,
water butts can provide a simple means of retrofit.
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Design






Ineffective Locations

Residential and Commercial areas
High density areas
Contaminated sites
Sites above vulnerable
groundwater

 Fields or large open space

Performance Criteria

Rating

Ecological Advantages

Low

Peak Flow Reduction

High

Amenity Potential

Low

Water Quality Treatment Potential

Low

Surface Water Volume Reduction

High

Example
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Ponds and Basins
Ponds or Basins can be used to store and to treat water. ‘Wet’ (retention) ponds have a constant body of water and run-off water is additional to this, whilst ‘dry’
(detention) ponds are empty during periods without rainfall. Ponds can be designed to allow infiltration through its base to ground or to store water for a period of
time, before it is discharged via a soakaway to ground. They can support emergent and submerged vegetation, enhancing both treatment and biodiversity.
Advantages
 Pollutant removal through
sedimentation and biological
treatment mechanisms
 Effective accommodate of large
storm events
 Good community acceptability
 Potential for biodiversity
improvement
 Relatively simple construction
 Has the potential for supply of
irrigation to other amenities
 Aesthetically pleasing
 Potential recreational benefit

Disadvantages

Effective Locations

 Requires infiltration to achieve
significant reduction in surface
water runoff volumes
 Significant spatial requirements
 Requires control measures to
prevent migration of invasive
species
 Consideration of public safety
may require control measures in
certain settings
 Careful design is required to
manage undesirable impacts
associated with eutrophication
and fluctuating water levels

In the Community

Design






Ineffective Locations

Residential and Commercial areas
Fields
Parks or areas of open space
Areas with feature requirements

 High density areas
 Locations with vulnerable
people

Performance Criteria

Rating

Ecological Advantages

High

Peak Flow Reduction

High

Amenity Potential

High

Water Quality Treatment Potential

High

Surface Water Volume Reduction

Low

Example

Ponds can be aesthetically pleasing, and can be used to support
urban amenity, recreation and ecology. They can provide central
features within areas of community space. However, careful design
consideration is required to ensure they do not pose a health and
safety risk to the public.
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Soakaway
Soakaways and other infiltration systems collect and store runoff, allowing it to rapidly soak into permeable layers of soil. Constructed like a dry well, an
underground pit is dug and then filled with gravel and rubble, or specially designed structures. Surface water can be directed into a soakaway using a number of
above or below ground methods, with overlying vegetation and underlying soils providing treatment benefits.
Advantages
 Minimal land take
 Provides recharge of natural
ground water levels
 Good storm volume reduction and
peak flow attenuation
 Simple operation and
maintenance
 Relatively simple to construct
 Effective retrofitting solution
 Good community acceptability

Disadvantages
 Not always practicable near to
structural foundations
 Long term performance is
uncertain and difficult to
guarantee if property owner is
responsible for maintenance
 Requires good subsurface
drainage
 Infiltration rates need to be
investigated

In the Community
Soakaways are effective in areas with good infiltration potential and
where the water table is relatively low. Soakaways can be covered
over by suitable permeable materials and be used for a variety of
purposes at ground level. Caution should be taken when implementing
these techniques in tightly constrained areas as they should not be
built within a close proximity to structural foundations.
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Design






Ineffective Locations

Residential and commercial areas
High density areas
Fields
Small grassed/planted areas

 Contaminated sites
 Sites above vulnerable
groundwater
 Sites with shallow
groundwater
 Sites underlain by
impermeable ground

Performance Criteria

Rating

Ecological Advantages

Low

Peak Flow Reduction

High

Amenity Potential

Low

Water Quality Treatment Potential

Medium

Surface Water Volume Reduction

High

Example
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Living Roofs
A planted soil layer is constructed on the roof of a building to create a living medium. Following rainfall, water is stored in the soil layer and absorbed by planted
vegetation. They may be designed to be accessible and landscaped to provide biodiversity and amenity benefit. Blue roofs can also be used to store water,
without the use of vegetation.
Advantages
 High potential to reduce surface
run off
 Suitable for high density
development
 Can deliver building insulation
and sound proofing
 Inaccessible to general public
 Can provide biodiversity benefits
to the local area
 Improved air quality
 Assists in amelioration of the
urban heat island effect
 Can be retrofitted

Disadvantages

Effective Locations

 Additional structural loading to
roof (compared with most
traditional rooftops)
 Irrigation may be required during
drought
 Replacement and maintenance of
plants is required on a regular
basis

In the Community

Design






Ineffective Locations

Residential and Commercial areas
High density areas
Contaminated sites
Sports centres

 Roofs with inadequate access
 Steep pitched roofs
 Rooftops with inadequate
structural support

Performance Criteria

Rating

Ecological Advantages

High

Peak Flow Reduction

Medium

Amenity Potential

High

Water Quality Treatment Potential

High

Surface Water Volume Reduction

Medium

Example

Living roofs provide an opportunity to attenuate and store rainwater in
spatially constrained areas, while providing potential benefits for local
biodiversity, air quality, microclimate and amenity. They have
controlled access, which means the associated risk of misuse or
vandalism is low.
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Permeable / Porous Paving
This is paving which allows water to soak into the underlying ground. It can be in the form of paving blocks with gaps in between or porous mediums where water
filters through the paving itself. Water can be stored in the sub-base beneath or be allowed to infiltrate into the ground below.

Advantages

Disadvantages

 Good potential for water quality
treatment
 High potential for surface water
run off
 Very efficient
 Good community acceptability
 Requires minimal maintenance
 Effectively requires no space, as it
allows for a dual usage
 It can remove the need for
manholes or gully pots

 Requires closure of surfaced
areas whilst SuDS are
constructed
 Cannot be used where high
sediment loads are likely to be
washed across the surface
 Requires vegetation maintenance
 Regular inspection of the surfaces
required to ensure effectiveness
 Can deflect if subject to heavy
vehicular loads

In the Community
Permeable surfaces offer effective drainage solutions that integrate
within residential environments. Porous paving is effective at
managing runoff from paved surfaces, and this low maintenance
method is particularly useful in built up environments, including city
centres. Replacing hard standing with permeable surfaces could
improve drainage across a site whilst creating more aesthetically
pleasing environments.
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Design








Ineffective Locations

Residential and Commercial areas
Car Parks
Low speed roads (below 30 mph)
Pathways
Residential pavements
Hard courts

 High speed roads

Performance Criteria

Rating

Ecological Advantages

Low

Peak Flow Reduction

High

Amenity Potential

Low

Water Quality Treatment Potential

High

Surface Water Volume Reduction

High

Example
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References
For detailed information on the design and delivery of SuDS, reference should be made to the CIRIA SuDS Manual C753 (2015), which is freely available online
at www.ciria.org.
A range of further resources on SuDS, including case studies, videos, presentations, fact sheets and links to research can be found on the Susdrain website at
http://www.susdrain.org.
Additional supporting information is available from DEFRA (www.defra.gov.uk) and the Environment Agency (www.environment-agency.gov.uk).
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Mapping and Dataset Summary
A series of maps and a geodatabase have been produced to accompany this study and assist the
assessment of sites by the London Borough of Lewisham as part of their decision making process. A GIS
based mapping system using the software package ‘ArcGIS’ was implemented to enable this. A summary of
the figures created and the GIS layers used for each of the maps is included in the Table D1 below.
Table D1 - Summary of Maps Created

Map Number

Figure Title

Layers Used

Map 001

River Network






Map 002

Topography



Lidar (Elevation Data)

Map 003a

Historic Fluvial Flood Map



EA fluvial flood records

Map 003b

Record of Sewer Flooding




DG5 dataset provided by Thames Water
Lewisham postcode boundaries






Flood Zone 2
Flood Zone 3
Flood Zone 3b (from EA Ravensbourne Model
combined with Flood Storage Areas)
Areas benefitting from Flood Defences
Flood Map for Surface Water 30 year extent
Flood Map for Surface Water 100 year extent
Flood Map for Surface Water 1000 year extent
Local Critical Drainage Areas

Map 004

Flood Maps for Planning

Ordnance Survey Base-mapping (10k)*
Borough Boundary*
Lewisham Mapped Rivers*
Ordinary Watercourse (DRN)*

Map 005

Flood Map for Surface Water






Map 006

Sewer Network



TWUL Waste Water Data

Map 007

Susceptibility to Groundwater Flooding



BGS dataset for Groundwater Vulnerability

Map 008

Flood Risk from Reservoirs



EA designated reservoir flood extents

Map 009

Flood Risk Management Infrastructure



Flood Defences
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Map Number

Figure Title

Layers Used

Map 010

Flood Alert and Warning Areas




EA designated Flood Warning Areas
EA designated Flood Alert Areas

Map 011

SuDS Infiltration Suitability



BGS dataset for SuDS Suitability

Map 012a

Thames Tidal Upriver Breach Inundation
2017 - Flood Extents



Thames Tidal Upriver Breach Inundation 2017
Maximum Flood Extents for 2005 and 2100

Map 012b

Thames Tidal Upriver Breach Inundation
2017 - Flood Hazard



Thames Tidal Upriver Breach Inundation 2017
Maximum Hazard for 2005 and 2100

Map 012c

Thames Tidal Upriver Breach Inundation
2017 - Flood Depth



Thames Tidal Upriver Breach Inundation 2017
Maximum Flood Depth for 2005 model 2100

Thames Tidal Upriver Breach Inundation
2017 - Flood Velocity



Map 012d

Thames Tidal Upriver Breach Inundation 2017
Maximum Flood Velocity for 2005 model and
2100


Map 013

Fluvial Flooding Extents with an
allowance for Climate Change



Ravensbourne Model 2015 outline for 1 in 100
year flood
Ravensbourne Model 2015 outline with 25%
and 35% allowance for climate change

Map 014

Vulnerable Sites



National Receptor Database

Notes:*Included in all maps

ArcGIS uses multiple datasets with associated attribution to present geo-located features from multiple
sources. An overview of the information provided for mapping purposes by the various key stakeholders is
shown below.
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Fluvial and Tidal

Table D2 - Description of GIS Layers used to inform the assessment

Dataset

Source

Format

Layer Description

Detailed River Network

Environment Agency

GIS shapefile

Identification of the river network including main
rivers and ordinary Watercourses.

Lewisham Mapped Rivers

London Borough of Lewisham

GIS shapefile

Dataset showing all watercourses (main rivers and
others) in the LBL, with information on culverts.

Flood Map for Planning (Rivers
and Sea) Flood Zones 2 and 3

Environment Agency Geostore

GIS shapefile

Shows areas at varying risk of flooding from rivers
and the sea.

Recorded Flood Outlines

Environment Agency Geostore

GIS shapefile

Single GIS layer showing the extent of fluvial
historic flood events.

Asset Information Management
System (AIMS)

Environment Agency

ASRI Geodatabase

Shows where existing river assets (embankments,
walls, culverts, etc.) are located and contain
additional information about owner, type, and
condition.

Ravensbourne Catchment Model

Environment Agency

GIS shapefile

Report and GIS outputs summarising the flood
modelling of The Beck River, River Ravensbourne
and Kyd Brook, completed in 2015.

Flood Warning and Alert Areas

Environment Agency Geostore

GIS shapefile

Shows areas benefitting from fluvial flood warning
schemes in the Borough.

Areas Benefitting from Flood
Defences

Environment Agency Geostore

GIS shapefile

Shows areas that would benefit from defences in a
1 in 100 year fluvial flood, or 1 in 200 year tidal
flood.
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Source

Format

Layer Description

Thames Tidal Upriver Inundation
2017 Model

Environment Agency

GIS shapefile &
Raster file (.tiff)

Report and GIS outputs summarising the flood
modelling of the London Thames Breach
Assessment.

Spatial Flood Defences

Environment Agency Geostore

GIS shapefile

Shows flood defences currently owned, managed
or inspected by the EA

Flood Storage Areas

Environment Agency Geostore

GIS shapefile

Shows areas that act as a balancing reservoir,
storage basin or balancing pond, which can
attenuate incoming flood peak.

GIS shapefile

Dataset produced by BGS illustrating the likely
suitability of the utilisation of infiltration SuDS
techniques across the Borough.

Groundwater

Pluvial

Infiltration SuDS Summary Map
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British Geological Society

Risk of Flooding from Surface
Water

Environment Agency Geostore

GIS shapefile

Provides an indication of the broad areas likely to
be at risk of surface water flooding during a 1 in 30
year, 1 in 100 year and 1 in 100 year return period
event.

Local Critical Drainage Areas

London Borough of Lewisham

GIS shapefile

Outlines the areas designated as critical drainage
areas by the Lewisham SWMP.

GIS shapefile

Dataset produced by BGS illustrating the likely
suitability to groundwater flooding, based on
geological indicators.

Susceptibility to Groundwater
Flooding

British Geological Society

General

Reservoir

Sewer

London Borough of Bromley
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Dataset

Source

Format

Layer Description

DG5 Register of sewer flooding
incidents, by post code area

Thames Water

PDF

Indicates post code areas that have experienced
sewer flooding in the past 10 years and the amount
of recorded incidents.

Post Code Boundaries

London Borough of Lewisham

GIS shapefile

Delineates Post Code Boundaries for the Borough,
enabling mapping of Thames Water datasets.

Area Deemed at of Risk of
Flooding from Reservoirs

Environment Agency

GIS shapefile

Outlines the areas at risk of flooding from EA
managed reservoirs would a breach occur.

Ordnance Survey 10k Background

London Borough of Lewisham

Raster file (.tiff)

Provides background mapping and indicates
important features and street names in detail.

National Receptor Database

Environment Agency

GIS shapefile

Shows all possible flood receptors within the
Borough.

LiDAR Data

Environment Agency

Raster file (.tiff)

Provides a useful basis for understanding local
topography and the surface water flood risk in the
area.
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SFRA Management Guide
NPPF highlights the importance of maintaining Strategic Flood Risk Assessments current to ensure the decision making process by the Local Planning
Authorities is based on the most up to date information and understanding of flood risk within the Borough. A summary of the key aspects to be considered to
ensure that the SFRA is kept up-to-date and maintained is provided in the table below.
Table F1 - Summary of main aspects to be considered during maintenance of the SFRA

Area Covered

Source of Information

Flood Zones

Hydraulic modelling of
main rivers

Climate Change
Scenarios
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Environment Agency
Guidance and Modelling

Provider

Comments

Next Review

EA

Should new Flood Zone information become available, the data
should be digitised and georeferenced within the GIS system.

When further modelling
is carried out and/or
outlines reviewed by
EA

EA

The hydraulic modelling results considered as a part of this SFRA
were based on the latest available modelling of the River
Ravensbourne. The 25% and 35% climate outlines were mapped for
the Ravensbourne model; however, the 70% climate model was not
available during the timescales of this project. The EA should be
contacted to assess the ‘Upper End’ allowance for climate change in
the Ravensbourne catchment. Updating of this modelling is
understood to be a long-term plan of the EA, and it is strongly
recommended that this revised modelling be incorporated within the
SFRA upon completion

When updated
hydraulic modelling for
the 70% climate model
for the Ravensbourne
becomes available and
during the next general
review of the SFRA

London Borough of Lewisham

Strategic Flood Risk Assessment

Area Covered

Source of Information

Provider

Comments

Next Review

Surface Water
Flood Outlines

EA Dataset

EA

The EA have provided the Risk of Flooding from Surface Water.
Any site-specific modelling of surface water flood risk carried out in
the Borough in future should be added to this dataset.

When new relevant
information becomes
available

Flooding History

Stakeholders records

EA, LBL

When new flooding incidents are reported, these should be added as
a new point to the relevant GIS layer, including metadata.

Next general review of
SFRA

Finalisation of Local
Plan and allocated
development sites

Local Plan
Information

Lewisham Local Plan

LBL

The updated Lewisham Local Plan was under consultation at the time
of producing this SFRA. It is intended that detailed assessment of the
proposed allocated development sites is undertaken as a further
phase of this SFRA, once this plan and proposed development sites,
are finalised.

Geology

Geology

EA

No Geology Datasets were provided during the production of the
SFRA. Would any dataset be made available, their information should
be compared to the currently described information in this SFRA.

When geology
datasets are made
available

BGS

BGS has provided Borough specific information on Groundwater
Vulnerability and the Suitability of SuDS. This dataset is used at a
higher resolution than the freely available EA dataset ‘Areas
Susceptible to Groundwater Flooding’ thus provides greater accuracy
when designating groundwater flood risk areas. Any emerging local
knowledge on groundwater flood incidents in future should be
updated incorporated into the SFRA.

When information is
available and in next
general review of
SFRA

Groundwater
Flood Risk

Groundwater
Vulnerability and SuDS
suitability

Page 244

AECOM

London Borough of Lewisham

Strategic Flood Risk Assessment

Area Covered

Source of Information

Sewer Flood Risk

Thames Water Utilities
Ltd

OS Background
Mapping

Flood Risk Policy

Ordinance Survey

NPPF, NPPG, London
Plan, etc.

Provider

Comments

Next Review

TWUL

TW provided the DG5 register and the network capacity information
for the Borough. Should updated information on sewer flood risk and
network capacity become available, it is recommended that this is
incorporated within the SFRA.

When information is
available

LBL

The SFRA has made use of OS 1:10,000 digital mapping. Periodically
these maps are updated. Updated maps are unlikely to alter the
findings of the SFRA but should be reviewed as part of the SFRA
maintenance.

Next General review of
SFRA

Various

This SFRA was created using guidance that was current in October
2018, principally the NPPF and the accompanying Planning Practice
Guidance. Should new flooding policy be adopted nationally,
regionally or locally, the SFRA should be checked to ensure it is still
relevant and updates made if necessary.

When changes to
relevant planning
policy are adopted

It should be noted that, prior to any data being updated within the SFRA, it is important that the licensing information is also updated to ensure that the data
used is not in breach of copyright. The principal licensing bodies relevant to the SFRA at the time of publishing were the Environment Agency, Ordnance
Survey and British Geological Survey. Updated or new data may be based on datasets from other licensing authorities and may require additional licenses.
Generally, when updating the GIS information associated with this SFRA, it is important that the meta-data is updated in the process. This is the additional
information that lies behind the GIS polygons, lines and points.
It is recommended that an interim review of the SFRA is undertaken on an annual basis, in liaison with the Environment Agency, to assess any maintenance
or update work required. In particular, this would include incorporation of any major changes in terms of flood management infrastructure and any recorded
flooding incidents. An overall general review of the SFRA is recommended every 3 years, to re-evaluate flood risk and planning policies according to latest
legislation.
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Should Council decide any significant changes are necessary; the SFRA should be updated and re-issued. It is essential that any reviews and updates of the
SFRA are recorded in a structured manner. To facilitate this task, the following register has been created:
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STRATEGIC FLOOD RISK ASSESSMENT REVIEW
Type of Review

Scheduled

☐

Interim

Reviewer Name:
Area Reviewed
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☐

Date of Review:
Organisation:

Source of Information

Provider

Maps Modified

Comments
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About AECOM
AECOM (NYSE: ACM) is built to deliver a better world. We design,
build, finance and operate infrastructure assets for governments,
businesses and organizations in more than 150 countries.
As a fully integrated firm, we connect knowledge and experience
across our global network of experts to help clients solve their most
complex challenges.
From high-performance buildings and infrastructure, to resilient
communities and environments, to stable and secure nations, our
work is transformative, differentiated and vital. A Fortune 500 firm,
AECOM companies had revenue of approximately US$19 billion
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1
EXECUTIVE SUMMARY

1.0 EXECUTIVE SUMMARY
This Open Space Assessment report has been commissioned by the London
Borough of Lewisham as part its Local Plan review process.
The council recognises the importance of good quality public parks and open
spaces to residents of the borough, to the economic success of Lewisham and
to the quality of its environment. The council also recognises that it needs to
develop a clear strategy for the provision of new open space, the protection
of existing open spaces and the preservation of greenspace quality across
the borough in the face of an expected increase in population over the next
twenty years. This study has addressed these issues through:
• The assessment of the quality of 349 public parks and green spaces across
the borough.
• A Needs Assessment of current levels of provision of greenspace and
proposal of a future level of provision.
The report sets the provision of parks and open spaces across Lewisham in a
local, regional and national context.
Section 2 of the report sets out the strategic policy context for the
development of new policies and open space standards for Lewisham.
Strategic points of reference include Lewisham’s own adopted policies and
strategies, those adopted by neighbouring boroughs and policies adopted by
the Greater London Authority and specifically, the London Plan (2016)1. The
revised NPPF (2018)2 provides national planning policy context.
Section 3 of the study presents a range of recent empirical evidence of the
economic, social and environmental benefits accruing to cities, councils,
communities and individuals from the provision of high quality public green
space. This section also references the findings in respect of Lewisham of the
Natural Capital Account for Public Greenspace in London which quantifies a
high level, the economic value of benefits accruing to the borough from its
green infrastructure.
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The study team has assessed the quality of 349 public parks and open spaces
across Lewisham. Section 5 sets out the methodologies deployed to assess
quality and accessibility of greenspace and analyses the provision of different
typologies of open space across the borough using accepted accessibility
thresholds. This section also considers in detail issues and opportunities in
respect of open space provision across the five sub-areas identified for the
borough’s emerging Local Plan, including an assessment of the accessibly of
different typologies of open space in different parts of the Borough.
Key findings from the quality and accessibility assessment, as well as analysis
of the results can be found in Section 6.
Section 7 of the study proposes a set of thematically-defined policies for open
space that will protect existing greenspace assets and sustain future quality
of provision. These policies reflect factors influencing the provision of green
space and the benefits that greenspace provides to residents of the borough.
Open space policies unique characteristics of ‘place’ in different parts of the
borough, will describe how greenspaces can adapt to population growth, how
they can support health and well-being and adaptation to climate change.
Policies will also propose and biodiversity and nature conservation can be
supported across greenspace and how open spaces can be managed to
sustain the delivery of these positive outcomes. Section 7 also proposes a new
provision standard for the borough that reflects both the current provision
standard and a new standard that reflects a 7% increase in Lewisham’s
population between 2018 and 2030.
In developing the Open Space Assessment report, the study team has
consulted local key stakeholders through the use of an on-line questionnaire
and at a public meeting. Section 9 of the report sets out the methodologies
deployed and the feedback received from residents and key stakeholders,
which displays the general positive opinion of the conditions of the borough’s
parks.
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1.1 KEY FINDINGS, OUTCOMES AND
RECOMMENDATIONS
• 10.03% of the 349 greenspaces assessed have been characterised as being
of ‘Good’ quality, 59.61% as being of ‘Fair’ quality and 30.66% as being of
‘Poor’ quality.
• The Natural Capital Account for London proposes that Lewisham accrues
benefits from green infrastructure with a value of £2.1 billion, equating to
an annual value per resident of £393.
• The borough enjoys good levels of provision of metropolitan parks but
there is a dearth of provision in respect of district parks. There are deficits
of provision of local parks in some areas of the borough.
• To maintain the current level of greenspace provision, the growth in the
borough’s population over the next twenty years implies the need for
the provision of approximately 50 hectares of new public open space by
2030. The benefits that could accrue from additional open space could be
delivered by improving the quality of existing provision.

Quality Assessment Scores

Figure 1.1 - Quality Assessment
Scores
Number
of Sites

Excellent Good
>75%
50-75%
Fair
25-50%

Percentage Scores

10%

60%

Poor
<25%

30%
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Site Name
Beckenham Place Park Common and Summerhouse Fields
Belingham Play Park
Bell Green Lane Estate
Bellingham Leisure and Lifestyle Centre
Blackheath Hockey Club
Blythe Hill Fields
Bridge Leisure Centre West
Bridgehouse Meadows
Brockley and Ladywell Cemetery
Brockley Railway Cutting
Bromley Hill Cemetery
Brookmill Park
Catford Embankment
Catford Wanderers Sports Club
Chinbrook Meadows (Lewisham)
Crofton Park Cutting & Embankment
Deptford Creek
Deptford Park
Devonshire Road Nature Reserve
Dorrel Estate
Downham Playing Fields
Downham Woodland Walk Nature Reserve
Durham Hill
East Hither Green Railway Embankment
Elm Lane Sports Ground
Firhill Road Playing Fields
Folkestone Gardens
Fordham Park
Forster Memorial Park
Garthorne Road Nature Reserve
Goan Club, Ravensbourne Avenue
Grove Park Cemetery
Grove Park Nature Reserve
Guys Hospital Sports Ground
Hillcrest Estate Woodland
Hilly Fields (Lewisham)
Hither Green Cemetery
Hither Green North-East Railway Cutting
Hither Green Railway Land 1
Hither Green Railway Land 2
Hither Green South East Railway Embankment

Area_Ha

Typology

25.49
2.18
5.39
4.53
2.04
7.07
2.75
3.26
14.93
14.55
2.99
2.71
3.90
2.71
10.95
2.28
5.02
7.00
2.17
2.81
8.08
3.70
12.79
2.02
2.83
3.47
2.51
3.51
16.77
3.05
2.35
9.15
5.17
5.83
7.11
18.98
18.00
3.33
4.73
2.64
2.09

DISTRICT
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL

Site Name
Home Park
Honor Oak Cutting
Horniman Museum And Gardens
Ladywell Arena
Ladywell Fields
Lewisham Crematorium
Lewisham Park
Lewisham Railway Triangles
Lewisham to Blackheath Railway
Long Meadow Allotments
Lower and Upper Pepys Park
Manor House Gardens
Mayow Park
Millwall Embankment
Millwall Football Club Training Ground
Mountsfield Park
New Cross Cutting (Lewisham)
New Cross Gate Cutting Nature Reserve
North New Cross Road Railway Embankment
Northbrook Park
Northbrook Park Railway Cutting
Nunhead Cutting
Pepys Estate
Pincott Place Railway Embankment
Pool River Open Space
Pool River Open Space Railway
Prendergast Girls School Fields
Prendergast Ladywell School
Railway aside Ladywell Fields North
Ravensbourne River
Riverview Walk
Rutland Walk Sports Club
Sedgehill School
Sedgehill School Sports Ground
Shackleton & Adjacent Estates
Southend Park
St Dunstan’s College Sports Ground
St John’s Cutting
St.Dunstan’s College, Jubilee Ground
Sundridge Railsides
Sydenham Hill Estate
Sydenham Park Cutting

Area_Ha
2.96
4.22
6.09
2.17
16.23
3.80
4.13
3.61
3.40
2.39
3.03
3.92
7.09
3.15
7.40
13.37
4.02
4.19
8.58
3.78
3.47
2.87
2.71
2.71
6.44
2.04
3.71
2.05
2.51
5.46
3.36
2.21
6.59
2.78
3.28
2.73
4.18
5.72
7.89
10.41
8.87
2.70

Typology
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL

7

Site Name
Sydenham Road Cutting
Sydenham Wells Park
Telegraph Hill Park
Ten-Em-Bee Sports Club
Vesta Road Railway Cutting
Whitefoot Lane Recreation Ground
Zampa Road Railway Embankment
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Area_Ha
2.62
8.15
4.16
2.66
2.62
7.02
3.40

Beckenham Place Park

70.26

Blackheath
Achilles Street
Adamsrill Road
Addington Grove
Adelaide Avenue, St Margaret’s Square
Alanthus Close Green
Algernon Road Buffer Zone
Arcus Road Housing Green
Arcus Road Roughland
Ballamore/Shroffold Road Allotments
Barmeston Road Allotments
Barville Close Playground
Battersby Road Housing Green
Beachborough Gardens
Beaulieu Avenue Green
Besson Street Community Garden
Blackhorse Road Allotments
Blythe Hill Allotments
Bourneside Gardens Playground
Boyland Road Housing Green
Brindishe Lee School
Buckley Close Open Space
Burnt Ash Pond Nature Reserve
Catford Gyratory Green
Chilham House Rollins Street Playground
Chinbrook Roughland
Chingley Close Housing Green
Christ Church
Cladendon Rise Allotments
Creekside Discovery Centre
Crutchley Road. Housing Green
Culverley Green
Czar Street/ Sayes Court Estate

82.65
0.01
0.20
0.07
0.12
0.25
0.21
0.19
0.24
0.09
0.30
0.07
0.34
0.28
0.12
0.16
0.28
0.20
0.05
0.08
0.33
0.20
0.13
0.23
0.09
0.32
0.18
0.15
0.12
0.23
0.23
0.16
0.03

Typology
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
LOCAL
METROPOLITAN
METROPOLITAN
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET

Site Name
Dacre Place Green
Dartmouth Road Estate Green
Dartmouth Road Open Space
Deloraine Street Allotments
Deptford Memorial Gardens
Downham/The Green
Duncombe Hill
Dunfield Gardens Playground
Dunster House Playground
Edward Street Allotments
Elfrida Crescent East
Elliott Forde Park
Evans Road, Housing Green
Exford Road/Burnt Ash Hill Triangle
Eynsford House Rollins Street Playground
Fambridge Close Open Space
Farmstead Road Community Garden
Ferranti Park
Firhill Road North Allotments
Firhill Road South Allotments
Forest Hill Bowls Club
Forest Hill School Sports Ground
Former Lower Sydenham Station Allotments
Ghent Street
Grangemill Way Allotments
Greystead Road Estate
Grove Close Green Space
Grow Mayow Community Garden
Hamilton Street/Edward Place
Hatcham gardens
Hazel Grove Estate Playground
Hexal Road Housing Green
High Level Drive Playgrounds
Hither Green Embankment- North
Hither Green South East Embankment
Home Park Adventure Playground
Honor Oak Nature Reserve
Hurstbourne Road Allotments
Idonia Street
Iona Close Orchard
Jim Hurren Allotments
Kendal Road Allotments

Area_Ha
0.27
0.22
0.15
0.36
0.35
0.36
0.10
0.01
0.02
0.05
0.17
0.15
0.21
0.10
0.09
0.04
0.19
0.23
0.38
0.31
0.39
0.30
0.31
0.21
0.25
0.38
0.40
0.12
0.03
0.24
0.04
0.32
0.06
0.34
0.35
0.19
0.22
0.25
0.03
0.30
0.12
0.36

Typology
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET

Site Name
Kings Street/Grenville House
Kirkdale Green
Ladywell House Gardens
Leslie Silk Allotments
Lewisham Way
Lock Chase Green
Longshore Open Space North
Lullingston House Hornshay Street Playground
Merryfield House
Milborough Crescent
Milton and Shipley Street
Miriam Lodge - Homeless accommodation
Monson street Playground
Oldstead Road Allotments (East)
Oldstead Road Green
Orchard Estate - North
Orchard Estate - South
Oslac Road
Pagnell Street
Pagoda Gardens Playground
Peter Pan’s Park
Peter Pan’s Pool
Pilot Close
Pitfold Gardens
Queens Road Green
Rainsborough Ave/ Clement House
Rainsborough Ave/Bence House
Rangefield Road Housing Green - East
Rangefield Road Housing Green - West
Recolver House Rollins Street Playground
River Quaggy
River Quaggy - Hither Green
River Quaggy - Lee Green
River Quaggy - Lewisham
River Quaggy - South of A20
River Ravensbourne - Southend
Riverdale Sculpture Park
Rocombe Crescent Triangle
Romborough Gardens Allotments
Romney Close Playground
Roseveare Road Green
Royal Naval Stage 1 Allotments

Area_Ha
0.04
0.25
0.20
0.11
0.06
0.14
0.25
0.04
0.34
0.12
0.07
0.25
0.01
0.36
0.27
0.10
0.13
0.16
0.24
0.04
0.37
0.33
0.02
0.13
0.23
0.02
0.02
0.11
0.06
0.10
0.23
0.23
0.37
0.08
0.39
0.24
0.26
0.08
0.16
0.02
0.11
0.21

Typology
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
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Site Name
Royal Naval Stage 2 Allotments
Rushey Green London Squares
Sandpit Road Housing Green
Sanford Street
Scarlet Road Housing Green
Shaw Road Open Space
Silwood Open Space
Sissinghurst House Hornshay Street Playground
Skipton House Honor Oak Playground
Slaithwaite Road Allotments
Somerville Adventure Playground
Spalding House Playground
St Andrews Churchyard (Lewisham)
St Bartholomew’s Churchyard
St Matthew Academy Forest School
St Mildred’s Road Allotments
St Norbert Green
St. Josephs Vale Strip
Stanley Street Allotments
Staunton Street Green
Stratfield House/Ringway Centre
Surrey Canal
Sydenham Gardens
Sydenham Park Allotments
The Richard MacVicar Adventure Playground
Thurbarn Road
Turnham House Playground
Turnham Road Green
Violet Close
Wantage Road Green
West of SELCHP
Westbourne Drive Enclosure
Wickham Gardens
Windlass Place Allotments
35 Cambridge Drive
Albion Millenium Green
Bampton Estate
Barriedale Allotments
Baxter’s Fields
Beckenham Hill Railway Cutting
Bell Green Pond
Bellingham Bowling Club

Area_Ha
0.11
0.24
0.13
0.39
0.32
0.31
0.19
0.08
0.03
0.21
0.29
0.02
0.22
0.30
0.18
0.30
0.13
0.14
0.10
0.38
0.09
0.25
0.34
0.40
0.25
0.14
0.01
0.06
0.02
0.26
0.12
0.31
0.07
0.37
0.59
0.73
1.60
0.95
0.99
1.51
0.47
0.72
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Typology
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
POCKET
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS

Site Name
Bellingham Green
Bridge Leisure Centre East
Brindishe Green Primary School
British Gas Land Buffer Zone
Broadmead Allotments
Broadway Fields
Brookmill Nature Reserve
Brunner House Playground
Cadet Training Centre
Castillon Road Allotments
Castleton Road - Marvels Lane Green
Chinbrook Meadows Allotments
Chinbrook Meadows Lane
Conisborough College
Cornmill Gardens
Dacre Park Allotments
Dacres Wood Nature Reserve
De Frene Market Garden
Deptford Green School
Derby Hill Estate
East Lee Railway Embankment
Eckington Gardens
Edith Nesbitt Gardens
Evelyn Green
Exford Road Allotments
Friendly Gardens (Lewisham)
Friendly Street Cutting
Gilmore Road Park
Goldsmith College Green
Grove Park Library Gardens
Haberdashers’ Aske’s Knights Academy
Havelock House
Hazelbank Allotments
Hither Green Railway Triangle Nature Reserve
Honor Oak Adventure Playground
Honor Oak Estate Green
Horniman Nature Trail
Horniman Triangle Play Park
Kingsfield House Green
Knapmill Way Allotments
Laban
Ladywell Fields Railway Embankment

Area_Ha
0.91
0.82
0.60
0.97
0.45
0.72
0.40
0.42
1.13
1.37
0.42
1.17
0.71
1.98
1.38
0.52
0.82
0.42
1.25
0.98
1.30
0.89
0.56
1.19
1.63
1.43
0.80
0.74
1.19
0.79
1.56
0.54
0.81
1.49
1.26
0.73
1.79
1.66
0.77
0.43
0.71
0.97

Typology
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS

Site Name
Bellingham Green
Bridge Leisure Centre East
Brindishe Green Primary School
British Gas Land Buffer Zone
Broadmead Allotments
Broadway Fields
Brookmill Nature Reserve
Brunner House Playground
Cadet Training Centre
Castillon Road Allotments
Castleton Road - Marvels Lane Green
Chinbrook Meadows Allotments
Chinbrook Meadows Lane
Conisborough College
Cornmill Gardens
Dacre Park Allotments
Dacres Wood Nature Reserve
De Frene Market Garden
Deptford Green School
Derby Hill Estate
East Lee Railway Embankment
Eckington Gardens
Edith Nesbitt Gardens
Evelyn Green
Exford Road Allotments
Friendly Gardens (Lewisham)
Friendly Street Cutting
Gilmore Road Park
Goldsmith College Green
Grove Park Library Gardens
Haberdashers’ Aske’s Knights Academy
Havelock House
Hazelbank Allotments
Hither Green Railway Triangle Nature Reserve
Honor Oak Adventure Playground
Honor Oak Estate Green
Horniman Nature Trail
Horniman Triangle Play Park
Kingsfield House Green
Knapmill Way Allotments
Laban
Ladywell Fields Railway Embankment

Area_Ha
0.91
0.82
0.60
0.97
0.45
0.72
0.40
0.42
1.13
1.37
0.42
1.17
0.71
1.98
1.38
0.52
0.82
0.42
1.25
0.98
1.30
0.89
0.56
1.19
1.63
1.43
0.80
0.74
1.19
0.79
1.56
0.54
0.81
1.49
1.26
0.73
1.79
1.66
0.77
0.43
0.71
0.97

Typology
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS

9

REFERENCES
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Site Name
Ladywell Green
Lammas Green
Lee and District Land Club Allotments
Lethbridge Close
Lewisham Station Railway Embankment
Lewisham War Memorial Gardens
Leybridge Court Green
Loampit Vale Railway Embankment
Longshore Open Space South
Longton Nursery Allotments
Luxmore Gardens
Manor Park (Lewisham)
Margaret McMillan Park (Lewisham)
Meadow Close Allotments
Merchant Taylors’ Almshouses
Molesworth Street Railway Embankment
No. 44 Mais House
Nunhead East Railway Embankment
Old Canal
Passfields
Perrystreet
Priestfield Road Allotments
Rainsborough Avenue Embankments
Randisbourne Gardens - Playground and Estate
Randlesdown Road Cutting
Ravensbourne
Ravensbourne Park Gardens
Reigate Road Open Space
Religious Meeting Place
River Ravensbourne by Brookmill Park
Rocastle Road Estate
Rushay Green Primary School
Sayes Court Park
Sedgehill Road Allotments
Sedgehill Village Estate
Sedgewell Centre and Dumps Adventure Playground
Silwood Triangle
St Matthew Academy
St Mildred’s Allotments Railway Land
St Mildred’s Road Roughland
St Paul’s Churchyard, Deptford

Area_Ha
0.91
0.72
1.18
1.22
1.85
0.50
1.62
1.99
0.45
0.52
0.41
1.35
1.24
0.46
0.65
0.49
0.81
0.92
1.01
1.18
0.61
0.42
0.51
0.62
1.13
0.87
0.84
1.50
1.47
0.83
0.50
0.69
1.12
0.67
1.26

Typology
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS

0.89
1.33
1.54
1.33
1.63
1.01

SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS

Site Name
St. Margaret’s Churchyard
St. Mary’s Churchyard Lewisham
Sue Godfrey Nature Park
Sydenham Cottages Nature Reserve
Sydenham High School Field
Sydenham School
Tarleton Gardens incl Eliot Bank Hedge
Taylors Lane Allotments
The Healthy Lifestyle Centre (Abbothsall Road)
Trewsbury Road Allotments
Vineries Nature Reserve
Weavers Estate Allotments
Wild Cat Wilderness Community Greenspace
Woodvale Estate (Lewisham)
Worsley Bridge
Wynell Road Estate

Area_Ha
0.86
0.89
0.59
0.54
0.66
1.82
0.41
0.48
1.24
0.95
0.66
0.42
0.63
0.86
0.56
0.59

Typology
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS
SMALL OS

London Plan (2016) https://www.london.gov.uk/what-we-do/planning/
london-plan/current-london-plan/london-plan-2016-pdf

1

NPPF 2018, see: https://www.gov.uk/government/collections/revisednational-planning-policy-framework

2
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Fig. 7.3 - Fordham Park Play Area

Fig.1.2 - Horniman Triangle Play Park
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2

THE PURPOSE OF THIS STUDY

The London Borough of Lewisham has commissioned Jon Sheaff and
Associates to undertake a local green and open space audit and needs
assessment for the borough.
The study assesses the current condition of parks and open spaces across
Lewisham and makes recommendations in respect of the future provision of
open space across the borough. Future provision proposals reflect an increase
in the population of the borough from approximately 310,000 (2018) to
approximately 330,000 (2030); an increase in the region of 7%1. A significant
amount of the projected population growth will be concentrated in housing
zones and opportunity areas for development and regeneration. These areas
will have finite opportunities to provide new public open spaces, placing
further pressure on existing open spaces within these specific areas of the
borough.
This Local Green & Open Space Audit and Needs Assessment provides the
council with a robust and up-to-date evidence in respect of the quantity and
quality of open space across the borough, enabling the council to:
• devise effective planning policies and strategies to manage the protection
and enhancement of green and open space provision in the borough in
response to projected increase in population; and
• ensure that future needs for all types local green and open space are
planned for positively and opportunities for new provision are identified
for accordingly in the new Local Plan, particularly in areas with potential
for substantial change.

Fig.2.1 - Manor Park, Arts Cafe

This study makes reference to the revised National Planning Policy Framework
(2018) and has been completed in conformity with national guidance on
planning for open space and the Mayor of London’s guidance on preparing
open space assessments.

Fig.2.2 - Deptford Adventure Playground

REFERENCES
2016-based Demographic Projections London Borough population
projections Housing-led Model, GLA, 2016, see: https://data.london.gov.uk/
dataset/projections

1
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3

CURRENT LOCAL AND SUBREGIONAL STRATEGIC AND
PLANNING CONTEXT

3.1 LEWISHAM OSA DRAFT POLICIES
In recognising the strategic importance of the natural environment to
accommodate growth, promote public health and well-being, build resilience
and help mitigate the impacts of climate change, the London Borough of
Lewisham will adopt a series of open space planning policies. These will
address the key issues and opportunities facing the Borough and help guide
the protection, enhancement, investment in and management of its open
spaces and green infrastructure. These policies should make direct reference
to, and take account of, associated planning policy and guidance including:
National and Regional Planning Policy:
• Revised National Planning Policy Framework (NPPF) 20181, MHCLG
• National Planning Guidance, MHCLG, including Guidance for the Natural
environment2, Climate change3, Design4, Health and Wellbeing5 and Open
space, sports and recreation6 facilities, public rights of way and local green
space
• The London Plan, Mayor of London, 2016, and The Draft London Plan,
2017
• The London Environment Strategy7, Mayor of London, May 2018
• The All London Green Grid Supplementary Planning Guidance8 including
the ALGG Area Framework 6 that focuses on the South East London Green
Chain9
• Open Space Strategies Best Practice Guidance10, Mayor of London and
CABE Space, 2009
London Borough of Lewisham Planning Policy and Strategies:
• Lewisham Core Strategy, Local Development Framework, adopted June
2011
• Lewisham Local Plan, draft for public consultation, October 2015
• Shaping our future, Lewisham’s Sustainable Community Strategy 20082020
• People, prosperity, place, Lewisham’s Regeneration Strategy 2008-2020
• Lewisham Health and Well-being Strategy Draft Refresh 2015-18
• Lewisham Leisure and Open Space Study, May 2010
• Lewisham Open Space Strategy 2012-2017
• A Natural Renaissance for Lewisham 2015-2020 (Borough endorsed
Biodiversity Action Plan)
• Draft Lewisham Outdoor Playing Pitch Strategy (Date TBC)
Open Space Planning Policy references for adjacent boroughs:
• New Southwark Plan, proposed submission version, December 2017
• Southwark Core Strategy, April 2011
• Southwark Open Space Strategy, January 2013
• Royal Greenwich Local Plan: Core Strategy – July 2014
• Greenwich Open Space Study, Volume 1
• Greenwich Open Space Study, Volume 2 – Sports Assessment
• Bromley Proposed Submission Draft Local Plan, November 2016
• Bromley Open Space, Sport and Recreation Assessment, 2017
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To provide a logical framework, open space policies will be structured using
a set of themes to address borough-wide priorities that support common
issues such as growth and sustainable development, public health and wellbeing, place making and biodiversity. They will also make reference where
appropriate to specific types of green and open spaces that include parks and
public gardens, natural and semi-natural green space, amenity green spaces
as well as specific locations across the borough including the Opportunity Area
corridor and designated sub-areas.

3.1.1 Lewisham’s Local Plan
The borough’s spatial strategy is set out in the adopted Core Strategy. The
Core Strategy directs majority of the planned developments to designated
regeneration and opportunity areas, and other locations supported by good
public transport and access to infrastructure (including town centres and local
centres).
The Core Strategy seeks to protect the borough’s existing network of parks and
open spaces from inappropriate developments, and encourage the provision
and enhancement of green infrastructure alongside new developments.
The council is in the process of preparing a new Local Plan, including a
review of the existing spatial strategy. The new Local Plan will be in general
conformity with the London Mayor’s emerging New London Plan, including
the principles for delivering “Good Growth”, and will seek to build on the
development policies and opportunities provided by the current strategy.

3.2 ALIGNING WITH NATIONAL POLICY
The revised NPPF(2018)11 provides the principal national planning policy and
for open space and green infrastructure which places particular emphasis
on its role in promoting healthy and safe communities and conserving and
enhancing the natural environment. In response, open space policies for
Lewisham should:
• Provide good and equitable access to high quality open spaces to support
the health and well-being of communities;
• pro-actively plan for the creation, protection, enhancement and
management of networks of green infrastructure12 to improve physical and
ecological connectivity and promote biodiversity and nature conservation;
• be based on robust and up-to-date assessments of the need for open
space, sport and recreation facilities, including quantitative or qualitative
deficits or surpluses, as well as providing opportunities for new provision;
and,
• identify the potential for designating specific sites as Local Green Spaces
through Local and Neighbourhood plans.
The revised NPPF (2018) provides further emphasis on the role of open space
planning to support the communities’ health, social and cultural well-being
and particularly where this is able to address identified local health and wellbeing needs12. This can be through the provision of safe and accessible green
infrastructure including networks that encourage walking and cycling. More
effective use should be made of sites that provide community services, such
as schools and hospitals, and offer access to open spaces. Green infrastructure
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should also be pro-actively planned to mitigate the impacts of climate change,
improve air quality and reduce the risk of flooding.

3.3 ALIGNING WITH REGIONAL POLICY
The London Plan (2016) provides strategic regional open space and green
infrastructure planning policy, particularly Policy 2.18 Green Infrastructure:
the multi-functional network of green and open spaces. This policy seeks
to protect, promote, expand and manage the extent and quality of and
access to London’s network of green infrastructure to secure a wide range of
social, environmental and economic benefits. Many of these benefits can be
quantified through a process of natural capital accounting. In response, open
space policies for Lewisham should:
• align with the planning and investment objectives of the All London Green
Grid (ALGG) with specific priorities set out in ALGG Area Framework 6
for South East London and the Green Chain; it should be noted that the
strategic objectives for Area 6 are:
• Enhancing distinctive visitor destinations and boosting the visitor
economy.
• Promoting healthy living and sustainable food production.
• Promoting green skills and sustainable design, management and
maintenance.
• Increasing access to open space and the Green Belt and the urban
fringe.
• Conserving landscape and the natural environment and increasing
access to nature.
• Adapting to climate change and making sustainable travel
connections.
• ensure new development proposals provide additional green
infrastructure that both contributes to and is connected to Lewisham’s
existing open space networks, including the Green Chain and particularly
where these open spaces are publicly accessible;
• incorporate all forms of green infrastructure and open spaces assets
and should carefully consider aspects of design, funding and long-term
management; and,
• take account of local biodiversity action plans and avoid adverse impacts
on biodiversity and the natural environment through the development
process.

3.3.1 ALGG Area 6 Strategic Opportunities
The All London Green Grid (ALGG) is a policy framework to promote the
design and delivery of ‘green infrastructure’ across London. A review of the
All London Green Grid is currently under way. A review of the conclusions and
recommendations contained within the Lewisham Open Space Assessment
report might be required once the review of the All London Green Grid has
been completed.
The ALGG Area 6 identifies a number of strategic projects that influence the
provision of and access to greenspace across Lewisham.
Opportunity 1 - The Waterlink Way; proposes the creation of a connected
park system along the valley of the Ravensbourne and Pool rivers. Proposals

include the reinstatement of natural channels, improving habitats, creating
an exemplary green transport route and creating a link southwards into the
London Borough of Bromley.
Opportunity 2 - The Quaggy River route; would reinstate a natural river
course along the river valley with natural banks and meanders, creating
additional flood storage capacity.
Opportunity 3 – The South East London Green Chain; would promote and
enhance the South East London Green Chain route, improving extensions
and linkages into Lewisham’s green spaces.
Opportunity 11 – Deptford Links; would improve connections and open
space quality in Deptford, Deptford Creek, New Cross and New Cross Gate
through establishing new connections with the Thames and the Surrey
Canal.
The ALGG proposes a number of projects the execution of which would help
to deliver these strategic objectives:
6.1) Green Chain Walk ’Making the Links’: a network of footpaths linking
greenspaces with the SE London Green Chain across boroughs in 		
south-east London. This project has not received any funding to date and
there is currently no arrangement in place to co-ordinate or support its
delivery.
6.6) Quaggy corridor: works to the river channel at Mottingham Farm,
Coles School, Sydenham Cottages Nature Reserve and Sydenham 		
Cottages. There is currently no identified funding source to deliver this
project.
6.8) Waterlink Way and Deptford Links: improvements to signage and
walking and cycling infrastructure between Deptford Creek, Greenwich
Park, Blackheath, Lewisham and Lower Sydenham and adjoining green
spaces, including Beckenham Place Park Hilly Fields, Ladywell Fields and
Mountsfield Park ; flood risk management within the River Ravensbourne
between Lewisham and Catford; connections to green spaces in Deptford
and the Surrey Canal. Much of this original project has been delivered
- it will continue to be delivered along the Lewisham Links project that is
planned for the south of the borough.
A number of other publicly inaccessible greenspace linkages can be identified
along transport corridors across the borough. The main railway lines between
London Bridge, New Cross and Forest Hill and between London Bridge,
Lewisham and Grove Park do not have public access but all act as significant
wildlife corridors and include a number of linked SINC sites. Further railway
line corridors between Nunhead, Catford Bridge and Bellingham include a
number of un-designated sites with less well-established connectivity.
The London Environment Strategy (2018) is the first integrated strategy to
combine specific policies for air quality, green infrastructure, climate change
mitigation and energy; waste, adapting to climate change, ambient noise
and the low carbon circular economy. Lewisham’s open space network and
environmental assets can make a significant contribution to delivering these
policies for which the GLA will provide a variety of grants and resources. In
particular this should take account of areas of known deficiency in access to
local and district public open space provision.
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The Mayor of London has committed to make the capital the world’s first
National Park City and Lewisham can pro-actively seek to support this initiative
by aligning open space planning policy and provision across the borough that
will contribute to making London a city:
• that is greener in the long-term than it is today, and where people and
nature are better connected;
• that protects the core network of parks and green spaces, and where
buildings and public spaces aren’t defined only by stone, brick, concrete,
glass and steel;
• that is rich with wildlife, where every child benefits from exploring, playing
and learning outdoors; and
• where everyone can enjoy high-quality green spaces, clean air and clean
waterways, and where more people choose to walk and cycle.
Policies should encourage greater participation and involvement by Londoners
in the protection and enhancement of the natural environment at the
neighbourhood level. Recent research published in the State of UK Public
Parks reports (2014, 2016) indicate that the management and resourcing of
parks and open spaces will become increasingly mixed and varied. Community
groups, charitable organisations and the private sector are expected to take
greater responsibility in funding and managing open spaces in the future. This
is particularly evident for formal sports sites and clubs, community gardens
and small neighbourhood spaces, nature conservation sites and allotments.

3.4 ALIGNING WITH LOCAL POLICY
• Lewisham Core Strategy, Local Development Framework, adopted June
2011
• Lewisham Local Plan, draft for public consultation, October 2015
• People, prosperity, place, Lewisham’s Regeneration Strategy 2008-2020
• Shaping our future, Lewisham’s Sustainable Community Strategy 20082020
The previous Core Strategy (2011) included a strategic objective13 for open
spaces and environmental assets that set a series of policy requirements for
protecting and improving green infrastructure assets whereby ‘important
environmental, ecological and biodiversity features of Lewisham will be
protected and capitalised to promote health and well-being’. These objectives
continue to be relevant and include:
• protecting all open space including Metropolitan Open Land;
• protecting Sites of Importance for Nature Conservation and supporting
and promoting local biodiversity;
• requiring green roofs and walls where appropriate;
• implementing the Street Tree Programme;
• improving the quality of and safeguarding access to all public open space;
and
• providing accessible and varied opportunities for health, leisure and
recreational activities including the South East London Green Chain Walk,
the Green Grid, the Waterlink Way and river and waterways network and
the Thames Path.

15

The Sustainable Community Strategy for Lewisham14 seeks to make the
borough the best place in London to live, work and learn. This sets out
measures to help Lewisham become more prosperous, healthy and active and
safer and includes a strategic priority to make neighbourhoods clean, green
and liveable. This describes ways to protect and enhance parks, open spaces
and local biodiversity including:
• safeguarding parks and open spaces to ensure that new development is
appropriate and sensitive to its context and setting;
• maximising access to and use of open spaces by all local communities and
organisations, by making them feel safe and open to all people;
• ensuring that all new developments aim to maintain, enhance or restore
local biodiversity;
• supporting volunteering opportunities in nature reserves, parks and open
spaces;
• promoting the creation of living roofs on new buildings where appropriate
to benefit biodiversity; and
• encouraging wildlife-friendly gardening to householders and estate
managers.
The Regeneration Strategy for Lewisham15 is structured around a set of
specific objectives for People, Prosperity and Place. In acknowledging that
Lewisham benefits from a number of Green Flag Award winning parks and
open spaces, the strategy emphasises the importance of attractive, liveable,
accessible and safe neighbourhoods. Following significant investment and
improvements to Beckenham Park and taking account of established aims
including two separate Open Space Strategies (2005-2010) and (2012-2017)
the regeneration strategy emphasises the need to:
• protect open space in Lewisham from inappropriate development;
• enhance and improve the level of quality of open space in Lewisham;
• improve accessibility of open spaces to promote greater social inclusion;
• build on the role of open spaces in sustaining the health and well-being of
residents; and
• reduce the fear of crime in open spaces, making Lewisham a safer place.
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Fig.3.1 - Windlass Place Allotments
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4
BENEFITS OF GREEN
INFRASTRUCTURE

4.1 BENEFITS OF GOOD QUALITY GREEN
INFRASTRUCTURE

• Parks are places where people set up businesses, work and acquire new
skills. Volunteering in parks contributes work with a value of up to £35
million every year10.

There is a considerable volume of evidence highlighting the benefits accruing
to communities and neighbourhoods as a consequence of access to good
quality parks and open spaces.

4.2 CORPORATE NATURAL CAPITAL ACCOUNT
FOR LEWISHAM

The Mayor’s Environment Strategy1 identifies a number of benefits accruing
from green infrastructure. These include improved physical health and wellbeing, improved air quality and reduced exposure to air pollution, higher
biodiversity and a cooler city.

Corporate Natural Capital Accounting (CNCA) is a methodology used to
assess the value of economic, social and environmental benefit accruing from
green infrastructure. The CNCA methodology, which was developed by the
Natural Capital Committee in its report to the UK Government, establishes
a natural capital asset register through an assessment of the condition of
green infrastructure assets. The account uses data from a number of different
datasets to assess the value of the benefits accruing from these assets.
These provide data on the cost of inactivity, the value of recreational visits
to green infrastructure, the impact of green infrastructure on property value
and the value of impacts on a number of environmental functions of green
infrastructure.

Good quality urban greenspaces have always been valued but we now know
from empirical data that urban parks make a considerable contribution to the
quality of urban life. For example, benefits delivered by parks and greenspaces
include:

Public health
• A brisk 20-minute walk in the park can cut an individual’s risk of
succumbing to coronary heart disease, stroke and Type II diabetes by
50%2.
• DEFRA has calculated that the NHS could save £2.1 billion every year if
good quality parks encouraged people to adopt more healthy lifestyles3.

Education
• For children suffering from ADHD, 85% of greenspace-based activities have
been found to have a beneficial impact on behaviour4.

Place Making
• Good quality green infrastructure conserves and enhances the natural
environment which is essential for people’s well-being.
• 97% of people think that parks and open spaces make their
neighbourhood a nice place to live5.

Environment
• Greenspaces support biodiversity and provide important wildlife habitats.
• Parks can absorb 25% of precipitation directly into the soil, mitigating
against flood risk6.
• Where greenspace occupies more than 50% of land surface, temperatures
in open spaces will be up to 70% lower than in surrounding built-up areas
of neighbourhoods. This cooling effect can be experienced up to 100m
from the park edge7.

In 2017, the Greater London Authority published a Natural Capital Account
for the capital’s parks and greenspaces. Based on an assumed portfolio of 514
hectares of publicly accessible open space, the NCA for Lewisham proposes
that Lewisham’s green infrastructure provides benefits with the following
values over a thirty-year period:
• £1.2 billion in property value (3% of property value on average)
• £371 million in physical health savings
• £215 million in mental health savings
• £444 million in recreational benefits
The CNCA for Lewisham11 demonstrates that the borough enjoys benefits
accruing from green infrastructure to a value of up to £2.1 billion. This
equates to an annual value per resident of the borough of £393. The value of
benefits accruing from green infrastructure across Lewisham outstrips the cost
of maintaining these assets by a factor of 25:111.
The Natural Capital Account for London includes more detailed figures for
each London Borough12. As noted the total calculated value for Lewisham is
£2.1bn which is similar to the adjacent boroughs of Tower Hamlets (£2.0bn)
Southwark (£2.3bn) and Greenwich (£2.7bn) but not unsurprisingly lower than
Bromley (£3.3bn) which has a significantly greater extent of parks and green
spaces.

Economy
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• Good quality parks and open spaces support the value of homes. Proximity
to a good quality park can increase the value of a private property by up
to 19%8.
• Good quality parks are tourist destinations in their own right and boost
tourism earnings for cities.
• Good quality parks support successful town centres, making them more
attractive places to live and work. New York’s Highline has generated over
$2 billion in new real estate development and will boost the city’s tax
revenues by $250 million over a 20 year period9.
Fig.4.1 - Ladywell Arena, Multi-Use Games Area
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Table 4.1 - Lewisham Natural Capital Account (£ millions)
Assets/Liabilities
ASSETS
Physical Health
Mental Health
Residential property
Recreation
Carbon sequestration (soil)
Carbon sequestration (trees)
Temperature
Gross asset value
LIABILITY
Operational expenditure
Total liabilities
NET VALUE
Net asset value
% of net value

Borough

Public Services

Households

74.1
43.0

117.1

189.0
109.6
1,187.7
444.0

20.4
1,950.7

Businesses

Global

Value

107.5
62.4

169.8

%

0.8

370.7
215.0
1,187.7
444.0
0.8

17%
10%
53%
20%
0%

0.8

20.4
2,238.5

1%
100%

(89.9)
(89.9)

(89.9)
(89.9)

(89.9)
(4%)

117.1
5%

1950.7
91%

169.8
8%

0.8
0%

2,148.6
100%

Note: All figures are shown in present value terms evaluated over a 30 year
time period and using a 3.5 percent discount rate. Figures shown in brackets
refer to liabilities.
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Recreation

Mental Health
Property
Physical Health
% of Greenspace
in Lewisham (22%)
Figure 4.2 - Source of Value for Public Parks12
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% of Greenspace
in London (19%)

Figure 4.3 - Provision of Greenspace in Lewisham and
London12
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5

ACCESSIBILITY ASSESSMENT
METHODOLOGY

An audit of current open space provision and the quality of this provision
was carried out in the summer of 2018. A total of 349 sites were surveyed,
categorised in accordance with the following typologies1.

The quality assessment form was completed on site and a GIS-linked database
established to capture and collate survey information. A complete list of the
quality score of the 349 sites assessed can be found in Appendix 2, and the
Quality Assessment Criteria table in Appendix 3.

Table 5.1 - Planning Policy Guidance for Sites Surveyed
Typology (PPG17)
Allotments, Community Gardens and City farms
Amenity
Cemeteries and Churchyards
Children and Teenagers
Green Corridors
Natural and Semi-natural Urban Greenspace
Outdoor Sports facilities
Parks and Gardens
Total

Area (ha)
47
88
11
43
62
26
25
47
349

An initial desktop assessment confirmed the extent of the portfolio and
defined GIS parameters for each site surveyed. A site audit was then carried
out using GIS-enabled tablets.
A quality assessment audit form was agreed with the London Borough of
Lewisham in advance of the site audit. The quality assessment audit form can
be found in Appendix 1.
The council carried out a quality audit in 2010 and the 2018 on-site quality
assessment criteria were based on the criteria used in this previous audit.
Quality assessments criteria for both the 2010 and 2018 surveys were based
on ‘Green Flag’ as the excellence standard for parks and open spaces across
the UK. For the 2018 survey, quality scores were also weighted to address
issues of incompatibility between different typologies. For example, a lack
of a wide range of facilities in natural and semi-natural sites could have
resulted in their achieving ‘low quality’ scores in comparison with large
parks with multiple offers. The weighting process compensated for these
incompatibilities.
Table 5.2 shows how weightings were applied across different typologies of
greenspace to reflect their intrinsic characteristics and to provide consistency
of scoring across all typologies.

5.1 OPEN SPACE ACCESSIBILITY CRITERIA
The open space assessment has considered the accessibility of different
typologies of public open space across Lewisham. Section 7.18 of the London
Plan 20162 (and Policy G4 of the Draft London Plan) requires local planning
authorities to identify areas of public green and open space deficiency, using
the categorisation set out in Table 5.1 as a benchmark for all the different
types required. The accessibility criteria set out in the London Plan have been
used to assess the accessibility of different typologies in Lewisham.

Table 5.3 - London Plan public open space categorisation
Open Space Categorisation
Regional Parks
Metropolitan Parks
District Parks
Local Parks and Open Spaces
Small Open Spaces
Pocket Parks
Linear Open Spaces

Size Guideline
400 Ha
60 Ha
20 Ha
2 Ha
Under 2 HA
Under 0.4 Ha
Variable

Distance from homes
3.2-8 km
3.2 km
1.2 km
400 m
Less than 400 m
Less than 400 m
Wherever feasible

The Draft London Plan 20173 includes guidance on Sites of Importance for
Nature Conservation (SINCs) within Policy G6 (Biodiversity and access to
nature), with the greatest protection given to the most significant sites. The
Policy states that ‘Improved access to wildlife sites should be secured, where
appropriate, so that Londoners can better experience and appreciate the
natural environment within the city’.
Policy G6B2 of the Draft London Plan (Dec 2017) requires boroughs to identify
areas of deficiency in access to nature that are more than 1km walking
distance from an accessible Metropolitan or Borough SINC. This standard has
been used to assess the accessibility of wildlife sites across the borough.

Table 5.2 - Scoring By PPG17
PPG17
Parks and gardens
Outdoor Sports Facilities
Children and Teenagers
Amenity
Natural and Semi Natural Urban Green Spaces
Cemeteries and Churchyards
Allotments and Community Gardens
Green Corridors
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Facilities

X
X
X
X

Infrastructure

X
X

Welcoming

X

Cleanliness

Information

Natural
Features

TOTAL
SCORE
94
94
94
94
84
84
60
40
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The Fields in Trust 6-Acre Standard4 has been used to assess the accessibility
of different play spaces across the borough.
The study also references the Mayor’s Supplementary Planning Guidance: Play
and Informal Recreation (2012)5. This SPG provides more detailed guidance on
the provision of free, inclusive and accessible spaces and informal recreation
opportunities in child-friendly neighbourhood environments.
The tables below set out standards used to assess levels of provision/
deficiency and accessibility of children’s’ playspace. Table 5.4 sets out Fields
In Trust ‘6-Acre Standard’. Tables 5.5 and 5.6 set out the criteria for assessing
accessibility and deficiency of playspace in the Mayor of London’s ‘Play and
Informal Recreation Supplementary Planning Guidance (2012).

Table 5.4 - Fields in Trust ‘Six Acre Standard’
Time

Table 5.5 - Accessibility to Play Space (existing provision)

Local Area
Playground (LAP)

1min

Walking
Distance
100m

Radial
Distance
60m

Minimum
Size
0.01ha

Age
Group
0-6yrs

Local Equipped
Area of Play
(LEAP)

5min

400m

240m

0.04ha

4-8yrs

Neighbourhood
Equipped Area of
Play (NEAP)

15min

1,000m

600m

0.1ha

Older

Child Age
Under 5s

Actual Walking Distance from residential unit (taking
into account barriers)
100 m

5-11 year olds

400 m

12+

800 m

Table 5.6 - Assessing Areas of Deficiency
What counts as
an existing space
for play?

Actual Walking
Distance (taking
into account
barriers to
movement)

Children Under 5
• small age appropriate equipped play
area
• public open spaces with potential for
informal play

Children 5-11
• equipped age appropriate play area
• public open spaces with potential for
informal play
• kickabout areas
• adventure playgrounds
• skatepark, bike park or other wheeled
facility

Young People 12+
• adventure playgrounds
• sport or recreation space that is open
access (e.g. ball court, basketball court,
multi-use games area)
• skatepark, bike park or other wheeled
facility
• fitness trails or other age appropriate
equipped areas
• outdoor stage
• youth shelters

100m

400m

800m
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ALLOTMENTS, COMMUNITY GARDENS AND
CITY FARMS

Fig.5.1 - Meadow Close Allotments

GREEN CORRIDORS
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Fig.5.5 - Beckenham Hill Railway Cutting
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AMENITY

Fig.5.2 - Arcus Road Housing Green

NATURAL AND SEMI NATURAL URBAN
GREEN SPACE

Fig.5.6 - Darces Wood Nature Reserve

CEMETERIES AND CHURCHYARDS

Fig.5.3 - Grove Park Cemetery

Fig.5.4 - Barville Close Playground

OUTDOOR SPORTS FACILITIES

Fig.5.7 - Ladywell Arena

CHILDREN AND TEENAGERS

PARKS AND GARDENS

Fig.5.8 - Sydenham Wells Park
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5.2 OPEN SPACE ACCESSIBILITY BOROUGHWIDE
5.2.1 Parks Accessibility
See Maps 06 to 09 (pages 64-67).
Regional Parks:
Lewisham falls within the catchment for Lea Valley Regional Park, see Map. 07.
Metropolitan Parks:
Lewisham is well-served with open spaces of ‘Metropolitan’ scale. There are
small areas of deficiency to the west of Forest Hill and to the south-east of
Grove Park.
District Parks:
There is an overall deficit in ‘District Park’ provision across the borough.
Opportunities to create a new district park-scale public open space are limited.
Lewisham’s single existing district park, Beckenham Place Park Common and
Summerhouse Fields, is already protected through MOL designation.
Local Parks:
The borough has a good level of provision but there are corridors of underprovision between New Cross and Forest Hill and between Lewisham, Grove
Park and Bellingham, as shown by Map 09. Given these gaps in provision
additional planning protection could be considered for the following sites:
• Deptford Park
• Fordham Park
• Lewisham Park
• Blythe Hill Fields

5.2.2 Sites of Importance for Nature Conservation
See Maps 17 and 18 (pages 75 and 76).
Lewisham has comprehensive levels of provision in respect of Sites of
Metropolitan Importance for Nature Conservation. However, it should be
noted that many sites designated as SMINC are railway corridors with limited
access.
The borough has clusters of Sites of Local Importance for Nature Conservation
with over 50% of the borough lying within 500m of a designated site. There
are however, areas of the borough with relatively poor levels of accessibility to
the south and south-east of Catford, to the east of New Cross town centre and
along the eastern edge of the borough between Grove Park and Lewisham.
Policy G6b of the draft London Plan3 expects local planning authorities to
identify areas of deficiency in access to nature (i.e. areas that are more than
1km walking distance from an accessible Metropolitan or Borough SINC) and
seek opportunities to address them.
The SINC Map and Catchment (Borough Wide) (Map 17) demonstrates that
there are currently small areas of deficiency in respect of access to nature
within the borough where people have to walk more than 1km to reach an
accessible Metropolitan or Borough SINC. These areas of deficiency areas
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in the north and north-east of the borough, in the Evelyn, New Cross and
Telegraph Hill wards. To further improve access to nature within the borough
additional opportunities should be identified to protect and enhance
biodiversity and ecological habitats of Borough SINCs and particularly in the
Catford and Grove Park neighbourhoods that are more than a 1km walk from
Metropolitan SINCs.
The borough’s latest habitat survey (SINC survey) endorse the potential
change in designation at Bridgehouse Meadows and Ladywell which could
help improve access to nature in those surrounding areas.

5.2.3 Play Sites
The scope of the open space assessment only included play sites that are in
the ownership/and/or management of the London Borough of Lewisham.
Overall levels of play provision will also be influenced by play facilities
provided by private providers.
See Maps 20 to 23 (pages 78-81)
Lewisham has good levels of provision of Neighbourhood Equipped Areas
for Play (NEAP) but there is a swathe of under-provision along the eastern
edge of the borough. The potential influence of NEAPs outside the borough on
provision in this area has not been assessed.
Local Equipped Areas for Play (LEAP) are evenly distributed across the
borough but there are areas of relative under-provision in a corridor between
New Cross and Forest Hill and between Catford and Grove Park.
Local Areas for Play are also broadly distributed but there are similar
geographical gaps in provision to those affecting access to LEAP sites.
Overall, play site provision across the borough is satisfactory apart from the
area to the south-east of Catford where there is a dearth of provision for all
three typologies (see Map 29). The following open space typologies do not
have distance thresholds that are defined in the Draft London Plan or any
equivalent standard:
•
•
•
•
•

Outdoor sports facilities
‘Amenity’ greenspace
Standalone provision for children and young people
Allotments and community gardens
Cemeteries and churchyards.

These sites have all been mapped (refer to Map 02). While these sites all
contribute to the pattern of open space provision across the borough, to
calculations in respect of overall open space provision (see Section 6) and to
the outcomes delivered by green space across the borough, it is not possible
to assess in detail levels of provision for each of these typologies.
However, the importance of these site typologies to the overall level of
provision and total area of greenspace across the borough is recognised. The
value of these sites is acknowledged in proposed open space policy 6.1a) that
states there should be no net loss of open space within the borough.

5.2.4 Accessibility Barriers
Standard assessments of accessibility assume uninterrupted access to a site
within a given catchment. In practice, natural and constructed barriers often
interrupt this access and Lewisham is no exception to this. Two significant
river valleys running approximately south-to north sub-divide the borough.
The borough is also bisected by a significant number of railway lines and three
major arterial road corridors. The specific local influence of these corridors
on access to open space lies beyond the scope of this study but has been
assessed in outline in the assessment of open space provision for each of the
six identified sub-areas discussed below.

5.2.5 Area of Deficiency Mapping
The assessment of public open space deficiency (AoD) in this report is based
on Section 7.18 of the London Plan (2016) in respect of public open space
categorisation and Policy G6 of the Draft London Plan (2017) in respect of Site
of Importance for Nature Conservation. In this report and in accordance with
these standards, ‘AoD’s’ are calculated with reference to geographical offsets
taken from the boundary of each open space (see Section 5.1 and Table 5.3
above).
Greenspace Information for Greater London (GiGL) has developed an
alternative methodology for mapping ‘AoD’s’ based on actual walking
distances along roads and paths. This involves locating access points using
information from borough surveys and the Ordnance Survey’s integrated
transport network information which maps Britain’s road and path network,
from motorways to pedestrian streets and alleys.
Areas within acceptable distances to public open space are then calculated
using “network analysis”. Areas outside of these calculated spaces are
classified as areas of deficiency to public open space.
GiGL mapping of area of deficiency can be found in Appendix A Section 10,
Appendix 4 of this report. Mapping of ‘AoD’s’ referenced to London Plan
standards can found Section 11, maps 25 to 29 inclusive.
A commentary of the divergences between London Plan-based ‘AoD’ mapping
and GiGL ‘AoD’ mapping can be found in Section 5.3.7 of this report.

5.3 OPEN SPACE ACCESSIBILITY BY AREA
5.3.1 Northern Sub-Area (Evelyn and New Cross Wards)
See Map 11 (page 69).
The northern sub-area is characterised by a good level of overall provision of
parks and open space of ‘Local’ and ‘Small’ scale in the context of the London
Plan typology. Railway corridors dissect the sub-area into three distinct zones
(land to the west of the railway lines from London Bridge to New Cross Gate
and Deptford; land the north and east of these lines; land to the south of the
London Bridge -Deptford Line). A number of sites of importance for nature
conservation have been designated within these but these generally have no
public access.
These transport corridors restrict the accessibility of open space sites
restricting their influence on local catchments.
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5.3.2 West Sub-Area (Telegraph Hill, Brockley, Ladywell,
Crofton Park, Forest Hill, Perry Vale and Sydenham Wards)
See Map 14 (page 72).
This area of the borough is typified by extensive grids of low rise, low density
inter-war housing to the east of the railway line between New Cross and
Forest Hill and more informally-arranged late Victorian and Edwardian lowrise housing to the west of the railway line. A number of sites of importance
for nature conservation have been designated along the railway corridor but
these generally have limited access.
Green space provision is relatively fragmented, with two good-sized local open
spaces (Brockley and Ladywell Cemetery and Hilly Fields Park) in the northern
section of this sub-area and a concentration of open space sites in Sydenham
and Upper Sydenham in the south-west corner of the borough.
There is a shortage of open space sites of all typologies in the relatively dense
area of housing between Forest Hill station and Blythe Hill Fields. Housing
typologies in this area are such that the potential to develop enhanced
connectivity between greenspace sites is limited.

5.3.3 South Sub-Area (Bellingham, Whitefoot and
Downham Wards)
See Map 13 (page 71).
The southern sub-area is dominated by a number of large sites (Beckenham
Place Park, Downham Fields, Forster Memorial Park and Hither Green
Cemetery). These are interspersed with smaller open space sites of different
typologies.
The South-East London Green Chain runs through Beckenham Place Park,
joining the site to Crystal Palace to the west and Mottingham to the north
east. The Waterway Link running from Lower Sydenham to the Thames at
Deptford Creek is connected to Beckenham Place Park through a spur but this
is not currently signposted or supported by walking and cycling infrastructure.
A succession of inter-connected open space sites of different typologies lies
along the valley of the Pool River which forms the southern section of the
Waterlink Way.

The northern section of the sub-area is dominated by Blackheath but its
influence is also partially interrupted by the Lewisham to Blackheath railway
line.

5.3.5 Central Sub-Area (Catford South, Rushey Green and
Lewisham Central Wards)
See Map 10 (page 68).
Open space provision within the Central sub area is dominated by the
provision of different open space typologies along the Waterlink Way between
Lower Sydenham and Ladywell. To the north, the Waterlink Way adopts a
more urbanistic route as it traverses the borough before joining River Quaggy
at Lewisham town centre.
Connections to the Waterlink Way from open space sites to the east
(Mountsfield Park and Lewisham Park) are poorly defined and interrupted
by the north-south A21 road corridor. Given the paucity of parks provision to
the east of the Pool River valley, the re-designation of Mountsfield Park and
Lewisham Park could be considered.
Extensive grids of inter-war low rise housing to the south-east of Catford town
centre offer very little green space provision of any typology.

5.3.6 Opportunity Area (geographically cross-cutting)
See Map 15 (page 73).
Lewisham’s ‘Opportunity Area’ connects Catford, Lewisham town centre, New
Cross and south-west Deptford and is the principal regeneration area for the
borough. The ‘Opportunity Area’ will accommodate most of the additional
housing that will be developed and the new communities that will take up
residence in the borough over the next twenty years.

New housing development will offer the opportunity for the creation of new
public green space but it is unlikely that this will be sufficient to sustain the
current rate of greenspace provision of 2.50 hectares per 1,000 head of
population (see Section 8).
In areas of future growth standards of accessibility to open space should be
maintained and improved where possible. This may be achieved through the
provision of additional small open spaces and pocket parks and connecting
existing spaces with new linear pedestrian routes and spaces. The Draft
London Plan (2017) also makes reference to an Urban Greening Factor that
encourages the provision and amount of other Urban Greening measures.
As a consequence, existing greenspace within this part of the borough will
come under increasing pressure from intensified use and the emphasis in
terms of policies for greenspace should consequently be on sustaining or
improving quality of provision and providing robust, diverse spaces that can
deliver a range of economic, social and environmental outcomes (see Section
5). This could be achieved by adopting measures to enhance the multifunctionality of greenspaces across the Opportunity Area.
Through intensified land use within the ‘Opportunity Area’, the designated
status of existing open space is likely to come under increased scrutiny.
Measures to enhance the protection of these existing spaces could be
considered.
Current open space provision in this part of the borough is influenced by
a number of factors. Railway corridors running approximately east-west
sub-divide the sub-area into a number of distinct local zones. These railway
corridors act as barriers to access to greenspace across the sub-area, stressing
the significance of local parks as a focus of provision. Railway corridors
accommodate a number of linked SINC sites but these are not publicly
accessible.

5.3.4 East Sub-Area (Grove Park, Lea Green and Blackheath
Wards)
See Map 12 (page 70).
An area of suburban housing that becomes increasingly dense in closer
proximity to Lewisham and Catford town centres. Fairly significant areas of
greenspace lie to the east of the borough boundary but access to these is
partially interrupted by the A20 road corridor. Land to the south of the A20
and to the north of the Lewisham to Bexley railway line is relatively underprovided with greenspace and given this, Manor House Gardens is a site with
particular significance as an island of provision in an otherwise under-provided
part of the borough.
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Fig.5.9 - Longton Nursery/Allotments
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The Ravensbourne Valley Waterlink Way includes a range of inter-connected
sites of different typologies. Linkages between these sites and outlying
local parks (e.g. Lewisham Park) are not currently well-developed and the
enhancement of these connections could be considered.

GiGL mapping of AoD’s to the north-west of Deptford and to the north of
Grove Park approximately coincides with Open Space Assessment mapping.
GiGL mapping also identifies an area of deficiency centred on Forest Hill
that does not appear in Open Space Assessment mapping.

In the context of Local Park provision a number of sites could be considered as
being of strategic importance in that their loss would significantly affect open
space provision in an area of high population growth. Given this, their current
designation status could be reviewed (See Map 19).
• Deptford Park
• Fordham Park
• Lewisham Park
• Blythe Hill Fields

b) AoD’s in respect of access to Regional Parks (refer to Appendix
4.6 and map 07)

5.3.7 Comparison of Areas of Deficiency mapping in the
Open Space Assessment with that developed by GiGL
Section 5.3.1 sets out the different approaches to the mapping of open space
deficiency (AoD) adopted for this report (based on the London Plan 2016 and
the Draft London Plan 2017) and that adopted by the Greenspace Information
for Greater London (GiGL).
The brief for this Open Space Assessment study excluded detailed local
assessment of local barriers to accessibility. In part this is a function of the
complex patterns of barriers to accessibility (principally, extensive publicly
inaccessible transport corridors) that characterise Lewisham. GiGL’s analysis
is based on a more detailed assessment of ‘walking distances along roads and
paths’, locating ‘access points’ using information from borough surveys and
the Ordnance Survey’s integrated transport network information.
GiGL’s analysis of areas of AoD deficiency contrasts with that described in this
report as follows:

a) AoD’s in respect of access to Sites of Importance for Nature
Conservation (refer to Appendix 4.1/4.2 and map 24)
GiGL provide two different maps expressing AOD’s in respect of Access
to Sites of Importance for Nature Conservation; GiGL map, appendix 4.1,
allows for the inclusion of Bridgehouse Meadows in the assessment of
AOD’s; GiGL map, appendix 4.2, omits Bridgehouse Meadows for the
purposes of this assessment. In the Open Space Assessment report,
Bridgehouse Meadows has been characterised as a Site of Local Importance
for Nature Conservation.
In accordance with London Plan criteria, mapping for the Open Space
Assessment (Map 24) has calculated 1km offsets for Sites of Metropolitan
Importance for Nature Conservation and Sites of Borough Importance for
Nature Conservation and has not included a consideration of AoD’s for Sites
of Local Importance for Nature Conservation.
Given this, GiGL map 4.2 has been compared with Map 24.
Map 24 proposes that AoD’s in respect of Sites of Importance for Nature
Conservation are restricted to an area to the north-west of Deptford and a
small area on the eastern edge of the borough to the north of Grove Park.
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GiGL’s mapping suggests that the whole of Lewisham lies is an AoD in
respect of access to Regional Parks. Open Space Assessment mapping
suggests that approximately two thirds of the borough lies within the
catchment of the Lea Valley Regional Park.
The discrepancy between the two assessment is likely to be a function
of the degree to which the River Thames is perceived of as a barrier to
accessibility for this typological category.

c) AoD’s in respect of access to Metropolitan Parks (refer to
Appendix 4.5 and map 25)
GiGL’s mapping suggests that areas along the western boundary of the
borough constitute AoD’s in respect of Metropolitan Parks. Open Space
Assessment mapping suggests that most of these areas lie within the
catchments for Blackheath and Greenwich Park, aside from a small pocket
AoD to the north-west of Deptford.

5.4 ADDITIONAL PLANNING PROTECTION
The Open Spaces Assessment has identified a number of sites across the
borough that could be considered as being of particular significance in
delivering the outcomes identified in Section 4 as supported by the open
space policies proposed in Section 7. Some of these sites could be of specific
significance because of the impact of population growth on open space
provision within the central ‘Opportunity Area’. Additional planning protection
for these sites could be considered as a consequence.
Any proposed changes in designation to Metropolitan Open Land would have
to conform to Draft Policy G3 of the Draft London Plan and specifically would
need to demonstrate how potential designations would conform to one of the
following criteria:
• It contributes to the physical structure of London by being clearly
distinguishable from the built-up area.
• It includes open air facilities, especially for leisure, recreation, sport,the
arts and cultural activities, which serve either the whole or significant
parts of London.
• It contains features or landscapes (historic, recreational, biodiverse) of
either national or metropolitan value.
• It forms part of a strategic corridor, node or a link in the network of green
infrastructure and meets one of the above criteria.

The Open Space Assessment suggests an AoD for Metropolitan Parks to the
north-west of Forest Hill. This partially reflected in GiGL mapping.
Both assessments identify an AoD in the south-east corner of the borough
to the east and south of Grove Park.

d) AoD’s in respect of access to District Parks (refer to Appendix 4.4
and map 26)
There is a considerable degree of coincidence between GiGL mapping and
Open Space Assessment mapping in respect of AoD’s for District Parks.

REFERENCES
•
•
•
•
•
•

However, GiGL mapping appears to identify a District Park in the centre of
the borough, to the west of Lewisham Town Centre. The is not reflected
in Open Space Assessment mapping which shows a continuous swathe of
District Park AoD’s across the centre of the borough.

e) AoD’s in respect of access to Local, Small and Pocket Parks (refer
to Appendix 4.3 and map 27)

2

GiGL’s mapping combines Local, Small and Pocket Parks (as defined by the
London Plan typology) in a single drawing.

3

The Open Space Assessment has only mapped AoD’s for Local Parks and a
comparison of the two maps is thus not technically possible.

The following categories of open space were excluded from the survey:

1

Private greenspace
Golf courses
Agricultural land
Urban greyspaces
Road verges
Sites left over after development

London Plan (2016) https://www.london.gov.uk/what-we-do/planning/
london-plan/current-london-plan/london-plan-2016-pdf
Draft London Plan (2017) https://www.london.gov.uk/what-we-do/
planning/london-plan/new-london-plan/draft-new-london-plan/
The Fields in Trust 6-Acre Standard http://www.fieldsintrust.org/Upload/
file/guidance/Guidance-for-Outdoor-Sport-and-Play-England-Apr18.pdf

4

GLA Play and informal Recreation SPG (2012) https://www.london.gov.
uk/sites/default/files/osd30_shaping_neighbourhoods_play_and_informal_
recreation_spg_high_res_7.pdf

5
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Fig. 5.10 - Pepy’s Park, Thames view
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6

OPEN SPACE QUALITY ASSESSMENT
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Section 4 of this report sets out the positive social environmental and
economic benefits accruing from public open space. The extent to which
public open spaces can deliver these positive outcomes is to an extent
dependent upon their quality. Poorly maintained public spaces can be
perceived of as being unsafe and levels of public use of these spaces can fall
as a consequence. A spiral of decline can set in where under-used spaces
become susceptible to anti-social behaviour, leading to a further erosion of
public confidence in their use.
The assessment of the quality of public open spaces in Lewisham is a key
element of the Open Space Assessment as it can identify greenspaces that
have less capacity to deliver positive outcomes. Section 5 of the report sets
out the methodology that has been used to assess the quality of greenspace
across the borough.
Better quality spaces will deliver better outcomes and the open space
assessment can identify areas of quality deficiency and link these to specific
requirements or inequalities. For example, Section 8 of the report assesses the
level of greenspace provision in 2018 and in the years ahead. A standard of
2.5 hectares per 1,000 head of population is proposed, but in order to sustain
this level of provision given the projected rise in the borough’s population,
a further 50 hectares of greenspace would have to be provided by 2030.
Although some new greenspaces will be provided through regeneration,
it is unlikely that this quantity of new greenspace will be created over this
period. By improving the quality of existing spaces, they can secure an
enhanced range of positive outcomes. The quality assessment of Lewisham’s
greenspaces will allow for the assessment of where investment might best
be targeted to deliver an ‘outcome uplift’, especially in areas where the
population is predicted to rise most significantly.

6.1 QUALITY ASSESSMENT RESULTS
The quality assessment suggests that 10% of the borough’s greenspaces are
of ‘good’ quality, 60% are of ‘fair’ quality and 30% are of ‘poor’ quality. The
assessment suggests that the borough does not have any sites of ‘excellent’
quality. See Maps 30-36.
In the context of the London Plan typology, ‘good’ quality sites are evenly
distributed between ‘small’ open spaces and ‘local’ parks. ‘Fair’ quality parks
are evenly distributed between ‘pocket’ parks, ‘small’ open spaces and ‘local’
parks. ‘Poor’ quality spaces are mainly ‘pocket’ parks (see Figure 6.3).
In the geographical context (see Map 30), with the exception of two sites in
the south of the borough (Bell Green Lane Estate and British Gas Land buffer
zone) most of the ‘poor’ quality sites are railway corridor land with no public
acess). There is a limited case for investment to deliver an uplift in these
spaces as a consequence of this lack of accessibility.
Most of the population growth within the borough will be concentrated within
the central Opportunity Area. The Waterlink Way provides a north-south
green link across the Opportunity Area and connects Lewisham Town Centre
with Deptford Creek and Deptford to the north and north-west respectively.
The Open Space assessment has a number of ‘good’ quality sites within this
zone, specifically, the three sections of Ladywell Fields. The quality of the
sites could be uplifted to ‘excellent’ through targeted investment. There are a
number of other sites to the south of Ladywell Fields that have been assessed
as ‘fair’ (e.g. River Pool Linear Park) whose quality could similarly be uplifted
from ‘fair’ to ‘good’.
Borough-wide, there are number of clusters of ‘fair’ quality greenspaces
whose quality could be uplifted to ‘good’ but these clusters do not lie within
the Opportunity Area and are thus subject to the most significant population
increases.
• A cluster of sites in Sydenham and Upper Sydenham
• A cluster of sites running south east from Crofton Park to Bellingham
• A cluster of sites between Bellingham and Downham.
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6.2 QUALITY ASSESSMENT ANALYSIS
The Tables below present the quality assessment data gathered through
the field assessment of Lewisham’s parks and open spaces in a number of
different formats.
The Open Space Assessment used both PPG17 and draft London Plan
typological definitions to define the borough’s open space portfolio. Figures
6.2, 6.3, 6.4 and 6.5 describe the quantity of ‘good’, ‘fair’ and ‘poor’ sites by
Figure 6.0 - Overall Quality Assessment Scores - All Sites Surveyed

Figure 6.0 - Overall Quality Assessment Scores - All Sites
Surveyed
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QUALITY ASSESSMENT SCORES

PARKS & GARDENS

POOR

29
QUALITY ASSESSMENT SCORES

Quality Assessment Analysis Tables - PPG17
Allotments, Community GarNumber of % Of Greendens & City Farms
Area(ha)
Sites
space
Not Publicly Accessible
GOOD
3.38
6
0.39
FAIR
17.98
37
2.31
POOR
0.78
2
0.13
TOTAL
22.14
45
2.83
Publicly Accessible
GOOD
0.34
1
0.13
FAIR
POOR
TOTAL
0.34
1
0.13
All sites TOTAL
22.48
46
2.90%
Number of % Of GreenArea(ha)
Sites
space
Not Publicly Accessible
GOOD
FAIR
7.31
9
1.02
POOR
1.49
8
0.24
TOTAL
8.8
17
1.26
Publicly Accessible
GOOD
FAIR
40.4
31
5.14
POOR
18.19
42
2.3
TOTAL
58.59
73
7.44
All sites TOTAL
67.39
90
8.70%

Amenity

Number of % Of GreenCemeteries & Churchyards
Area(ha)
Sites
space
Not Publicly Accessible
GOOD
FAIR
POOR
TOTAL
0
0
0
Publicly Accessible
GOOD
13.84
3
1.8
FAIR
38.46
8
4.9
POOR
TOTAL
52.3
11
6.7
All sites TOTAL
52.3
11
6.70%
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30

Children
& Teenagers

Number of % Of GreenArea(ha)
Sites
space
Not Publicly Accessible
GOOD
8.56
2
1.16
FAIR
5.66
9
0.64
POOR
0.31
2
0.07
TOTAL
14.53
13
1.87
Publicly Accessible
GOOD
FAIR
7.73
15
1.03
POOR
0.74
15
0.1
TOTAL
8.47
30
1.13
All sites TOTAL
23
43
3.00%

Green
Corridors

Number of % Of GreenArea(ha)
Sites
space
Not Publicly Accessible
GOOD
FAIR
86.99
33
11.18
POOR
47.75
23
6.17
TOTAL
134.74
56
17.35
Publicly Accessible
GOOD
FAIR
1.38
4
0.13
POOR
0.48
2
0.12
TOTAL
1.86
6
0.25
All sites TOTAL
136.6
62
17.60%

Natural/Semi-natural Urban
Number of % Of GreenGreenspace
Area(ha)
Sites
space
Not Publicly Accessible
GOOD
2.17
1
0.26
FAIR
13.64
9
1.8
POOR
1.11
4
0.13
TOTAL
16.92
14
2.19
Publicly Accessible
GOOD
6.44
1
0.77
FAIR
98.6
9
12.73
POOR
0.84
2
0.11
TOTAL
105.88
12
13.61
All sites TOTAL
122.8
26
15.80%

Outdoor
Sports Facilities

Number of % Of GreenArea(ha)
Sites
space
Not Publicly Accessible
GOOD
4.03
3
0.51
FAIR
62.04
18
7.99
POOR
TOTAL
66.07
21
8.5
Publicly Accessible
GOOD
FAIR
13.72
3
1.8
POOR
TOTAL
13.72
3
1.8
All sites TOTAL
79.79
24
10.30%

Number of % Of GreenParks & Gardens
Area(ha)
Sites
space
Not Publicly Accessible
GOOD
FAIR
POOR
TOTAL
0
0
0
Publicly Accessible
GOOD
182.87
18
23.5
FAIR
86.98
22
11.2
POOR
3.3
7
0.4
TOTAL
273.15
47
35.1
All sites TOTAL
273.15
47
35.10%
All Sites
Borough Wide

Number of % Of GreenArea(ha)
Sites
space
Not Publicly Accessible
GOOD
18.14
12
2.31
FAIR
193.62
115
24.94
POOR
51.44
39
6.68
TOTAL
263.2
166
33.93
Publicly Accessible
GOOD
203.49
23
26.09
FAIR
287.27
92
36.89
POOR
23.55
68
3.09
TOTAL
514.31
183
66.07
All sites TOTAL
777.51
349
100%
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Quality Assessment Analysis Tables - London Plan Typology
Number of % Of GreenArea(ha)
Sites
space
Not Publicly Accessible
GOOD
FAIR
POOR
TOTAL
0
0
0
Publicly Accessible
GOOD
70.26
1
9%
FAIR
82.65
1
10.60%
POOR
TOTAL
152.91
2
19.70%
All sites TOTAL
152.91
2
19.70%

Metropolitan Parks

District Parks

Number of
Area(ha)
Sites
Not Publicly Accessible
GOOD
FAIR

POOR
TOTAL
0
Publicly Accessible
GOOD
FAIR
25.49
POOR
TOTAL
25.49
All sites TOTAL
25.49

% Of Greenspace

0

0

1

3.30%

1
1

3.30%
3.30%

Small
Open Spaces

Number of % Of GreenArea(ha)
Sites
space
Not Publicly Accessible
GOOD
9.23
9
1.16
FAIR
33.3
36
4.24
POOR
11.38
10
1.41
TOTAL
53.91
55
6.81
Publicly Accessible
GOOD
4.53
4
0.51
FAIR
32.56
34
4.24
POOR
9.64
14
1.29
TOTAL
46.73
52
6.04
All sites TOTAL
100.64
107
12.90%
Number of % Of GreenArea(ha)
Sites
space
Not Publicly Accessible
GOOD
0.16
1
0.04
FAIR
10
43
1.29
POOR
3.73
19
0.39
TOTAL
13.89
63
1.72
Publicly Accessible
GOOD
0.34
1
0.08
FAIR
5.52
33
0.77
POOR
8.55
53
1.03
TOTAL
14.41
87
1.88
All sites TOTAL
28.3
150
3.60%

Pocket Parks

Number of % Of GreenArea(ha)
Sites
space
Not Publicly Accessible
GOOD
8.76
2
1.16
FAIR
150.33
36
19.28
POOR
36.32
10
8.1
TOTAL
195.41
48
28.54
Publicly Accessible
GOOD
128.36
17
16.45
FAIR
141.05
23
18.12
POOR
5.39
1
0.64
TOTAL
274.8
41
35.21
All sites TOTAL
470.21
89
60.50%

Local Parks
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MAP 30

GENERAL NOTES:
1. DO NOT SCALE FROM THIS DRAWING, DIMENSIONS GOVERN.
2. ALL DIMENSIONS ARE IN METRES UNLESS NOTED OTHERWISE.
3. ALL DIMENSIONS SHALL BE VERIFIED ON SITE BEFORE
PROCEEDING WITH THE WORK.
4. JON SHEAFF AND ASSOCIATES SHALL BE NOTIFIED IN WRITING
OF ANY DISCREPANCIES.
5. ALL DIMENSIONS ARE NOMINAL DIMENSIONS.
6. JON SHEAFF AND ASSOCIATES ACCEPT NO LIABILITY FOR ANY
EXPENSE LOSS OR DAMAGE OF WHATEVER NATURE AND
HOWEVER ARISING FROM ANY VARIATION MADE TO THIS DRAWING
OR IN THE EXECUTION OF THE WORK TO WHICH HAS NOT BEEN
REFERRED TO THEM AND PRIOR APPROVAL OBTAINED.
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6.3 QUALITY ASSESSMENT CLUSTER
ANALYSIS
The quality of parks and open spaces varies across Lewisham, but it is possible
to discern patterning across assessments for different parks and open spaces.
It is also possible to identify areas of the borough where there are clusters of
spaces with lower quality scores than elsewhere.
Map 30 identifies eight clusters of lower scoring parks and open spaces.
The average score for each category within a cluster was calculated by
taking the individual score recorded for each site within the cluster (e.g.
‘infrastructure’), adding them all together and then dividing by the number of
sites in that cluster. The overall scoring methodology is discussed in Section
5 of this report. The site quality audit form used on site during the surveying
process acan be found in Appendix 1.
For each of these clusters, an agglomeration of quality scores identifies
characteristics which have low scores across all sites within the cluster. In
general terms, sites are scoring well or very well for ‘cleanliness’ and for
being ‘welcoming’ but are not scoring as well for ‘facilities’, ‘information’,
‘infrastructure’ and ‘natural features’. The quality scores for individual sites
could be improved if specific low-scoring characteristics were addressed.
Cluster 1: New Cross
• Romney Close Playground
• Zampa Road Railway Embankment
• Sissinghurst House Hornshay Street Playground
• Lullington House Street Playground
• Eynsford House Rollins Street Playground
• Surrey Canal
• West of SELCP
• Silwood Open Space
• Silwood Triangle
• Monson Street Playground
Sites within the cluster score well for ‘cleanliness’ but score poorly for
‘facilities’, ‘information’ and ‘infrastructure’.
Cluster 2: Evelyn
• Staunton Street Green
• Violet Close
• Pilot Close
• Hamilton Street/Edward Place
• Czar Street/Sayes Court Estate
Sites within the cluster score well for ‘cleanliness’ and being ‘welcoming’ but
score poorly for ‘information’ and ‘natural features’.

Cluster 3: Telegraph Hill
• Honor Oak Nature Reserve
• Rocastle Road Estate
• Turnham Road Green
• Turnham House Playground
• St Norbert Green
Sites within this cluster score well for ‘cleanliness’ but score poorly for
‘facilities’, ‘information’ and ‘natural features’.
Cluster 4: Ladywell/Lewisham Central
• Luxmore Gardens
• Deloraine Street Allotments
• Deptford Memorial Gardens
• Friendly Gardens
• St John’s Cutting
• Loampit Vale Railway Embankment
• Lewisham Station Railway Embankment
• Algernon Road Buffer Zone
• Orchard Estate - North
• Orchard Estate - South
• Lewisham Railway Triangle
• Riverdale Sculpture Park
• Ladywell House Gardens
• Hither Green North-East Railway Cutting
• Gilmore Road Park
• Lewisham War Memorial Gardens
• Rushey Green London Squares
• Hither Green Railway Land 2
Sites in this cluster score well for ‘cleanliness’ but are scoring poorly for
‘facilities’ and ‘information’.

Cluster 1: New Cross
Average Score for each site within Cluster
Facilities (max 10)
0.7
Infrastructure (max 24) 2.8
Welcoming (max 20)
3.6
Cleanliness (max 20)
6.6
Information (max 12)
0.1
Natural Features (max 8) 0.7
Max Distance
between Sites

Cluster 2: Evelyn
Average Score for each site within Cluster
Facilities (max 10)
1
Infrastructure (max 24) 5.6
Welcoming (max 20)
7.8
Cleanliness (max 20)
6.4
Information (max 12)
0.8
Natural Features (max 8) 0
Max Distance
between Sites

0.5km

Cluster 3: Telegraph Hill
Average Score for each site within Cluster
Facilities (max 10)
0.8
Infrastructure (max 24) 3
Welcoming (max 20)
4.4
Cleanliness (max 20)
7.8
Information (max 12)
0.4
Natural Features (max 8) 0.4
Max Distance
between Sites

0.5km

Cluster 4: Ladywell-Lewisham Central
Average Score for each site within Cluster
Facilities (max 10)
0.17
Infrastructure (max 24) 1.5
Welcoming (max 20)
2.83
Cleanliness (max 20)
7.78
Information (max 12)
0.5
Natural Features (max 8) 1.61
Max Distance
between Sites
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Cluster 5: Forest Hill
• Woodvale Estate (Lewisham)
• Buckley Close Open Space
• Greystead Road Estate
• Havelock House
Sites in this cluster are scoring well for ‘cleanliness’ and being ‘welcoming’ but
are scoring poorly for ‘facilities’ and ‘infrastructure’.
Cluster 6: Perry Vale/Sydenham
• Perry Street
• Miriam Lodge - Homeless Accomidation
• Wynell Road Estate
• Forest Hill Sports Ground
• Beaulieu Avenue Green
• Kirkdale Green
• Hazel Grove Estate Playground
• Addington Grove
• Sydenham Park Cutting
• Sydenham Road Cutting
Sites in this cluster score well for ‘cleanliness’ but are scoring poorly for
‘facilities’, infrastructure’, ‘information’ and ‘natural features’.
Cluster 7: Bellingham/Downham
• Elfrida Crescent East
• Oldstead Road Green
• Beachborough Gardens
• Peter Pan’s Pool
• Beckenham Hill Railway Cutting
• Randlesdown Road Cutting
• Ghent Street
• Grangemill Way Allotments
Sites in this cluster score well for ‘cleanliness’ but are scoring poorly for
‘facilities and ‘information’.
Cluster 8: Grove Park
• Sydenham Cottage Nature Resereve
• Chinbrook Roughland
• Merryfield House
• Roseveare Road Green
• Kingsfield House Green
• Castleton Road - Marvels Lane Green
Sites in this cluster score well for ‘cleanliness’ but are scoring poorly for
‘facilities, and information’.

Cluster 5: Forest Hill
Average Score for each site within Cluster
Facilities (max 10)
0.25
Infrastructure (max 24) 0.75
Welcoming (max 20)
6
Cleanliness (max 20)
7
Information (max 12)
1
Natural Features (max 8) 0.5
Max Distance
between Sites

Cluster 6: Perry Vale-Sydenham
Average Score for each site within Cluster
Facilities (max 10)
0.3
Infrastructure (max 24) 1.2
Welcoming (max 20)
4.3
Cleanliness (max 20)
8
Information (max 12)
0.1
Natural Features (max 8) 0.4
Max Distance
between Sites

1.2km

Cluster 7: Bellingham-Downham
Average Score for each site within Cluster
Facilities (max 10)
0
Infrastructure (max 24) 1.25
Welcoming (max 20)
3.63
Cleanliness (max 20)
7.25
Information (max 12)
0
Natural Features (max 8) 1
Max Distance
between Sites

1km

Cluster 8: Grove Park
Average Score for each site within Cluster
Facilities (max 10)
0
Infrastructure (max 24) 1.3
Welcoming (max 20)
4.5
Cleanliness (max 20)
9.67
Information (max 12)
0.17
Natural Features (max 8) 0.67
Max Distance
between Sites
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7

THEMATIC OPEN SPACE POLICIES
FOR LEWISHAM

Upon completion of the Quality Assessment, the following draft policies in
respect of parks and open spaces have been developed for consideration by
the London Borough of Lewisham and possible inclusion in the Local Plan
(or other strategies and projects). These draft policies are developed in six
policy themes which are aligned with national and regional panning policy
and informed by past and current strategic planning objectives. They also take
account of the aims of existing corporate strategies described and examples of
good practice to ensure the boroughs parks and green spaces can continue to
enhance the character and quality of a growing borough.

7.1 PLACE AND SUSTAINABILITY
Open space and environmental assets make a significant contribution to
the character and quality of the borough and are an important element
in supporting a place-making agenda. The planning, development and
management of sustainable communities within the borough is at the heart of
national planning policy, which will ensure that:
7.1a) There should be no net loss of open space within the borough with
the provision of parks and open spaces meeting or exceeding quantity
standards for open spaces set for the borough.
7.1b) The council will protect the character, heritage and amenity value
of designated parks and open spaces and in particular the protection
existing Metropolitan Open Land (MOL) and in appropriate circumstances
its extension and protection from development where this would have an
adverse impact in accordance with MOL policy in the London Plan (2016).
7.1c) The council will protect sites of Importance for Nature Conservation
in accordance with open space policy objectives within the London Plan
(2016) and commensurate with the level of nature conservation and
biodiversity importance of individual sites.

7.2d) Supporting the strategic planning and creation of new open spaces
particularly in areas deficient in green space, taking account of the draft
London Plan (2017) that encourages boroughs to develop an Urban
Greening Factor1.
7.2e) Particular attention should be given to the visual amenity of existing
and new developments by protecting and enhancing views from residential
areas towards existing or new green and open spaces.

7.3 HEALTH AND WELLBEING
Parks and open spaces make a significant contribution to the mental and
physical health and wellbeing of local residents by encouraging more
recreation opportunities and supporting active lifestyles. The council
will support the capacity of open space to promote public health and the
environmental quality of outdoor environments by:
7.3a) Maximising opportunities for sport and active recreation through the
provision of well-designed and managed sporting facilities and play spaces.
7.3b) Promoting the provision of creative and safe playspaces, following
good practice and adopting the Mayor’s supplementary planning guidance
on Play and Informal Recreation.

7.1d) The council will promote parks and open spaces as essential elements
of the character of town centres and neighbourhoods, will support the
sensitive restoration and refurbishment of existing parks and promote
distinctive and exemplary design for new open spaces.

7.2 GROWTH AND CONNECTIVITY
Lewisham has a broad distribution and variety of parks and open spaces that
total around 22% of the area of the borough. A central Opportunity Area
Corridor provides the focus for growth and development and this will place
increasing pressure on a relatively finite open space resource. In response a
priority for the council will be to protect these open space assets, strategically
increase provision in areas of significant population growth and improve the
quality, functionality and connectivity to make the most of the borough’s
existing parks and open spaces by:
7.2a) Protecting and enhancing all existing open space assets and maximise
opportunities to increase provision at suitable and accessible locations
(including on large development sites) to accommodate a growing
population.
7.2b) Improving access to existing and new parks and open spaces for
pedestrians, cyclists and those using and arriving by public transport.
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7.2c) Maintaining and improving networks of existing open space and
improving their connectivity with new spaces to encourage walking and
active travel routes including the South East London Green Chain, Waterlink
Way, the Thames Path and other river networks and proposals within the All
London Green Grid (as shown in Maps 10 to 15, pages 68-63).

Fig.7.1 - Blythe Hill Fields, natural grassland meadow
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7.3c) Supporting greater use of open space by schools and promoting
opportunities for outdoor learning and forest schools.
7.3d) Promoting opportunities for local food production through the
protection of allotments, encouraging the provision of local spaces for
community food growing, orchards and, where appropriate, commercial
food production.
7.3e) Identifying opportunities to invest in parks and open spaces to
improve air quality and reduce the impact of pollution.

7.4 CLIMATE CHANGE AND RESILIENCE
The borough’s parks and open spaces can make a significant contribution
to ameliorating the impact of climate change and improving the resilience
of neighbourhoods to increasing summer temperatures and more intense
periods of rainfall. Lewisham’s Strategic Flood Risk Assessment (SFRA)2
identifies that at least one-fifth of all residential and non-residential properties
in the borough are at some risk of flooding as well as the risk to people. Green
spaces and sustainable urban drainage systems (SUDs) can both improve flood
risk management and bring additional biodiversity benefits for the borough. In
improving the boroughs resilience to climate change the council will:
7.4a)Work with the Environment Agency and other agencies and utility
companies to preserve and enhance the capacity of the Ravensbourne
River and the Quaggy River to accommodate and adapt to and increasing
risk of flooding.
7.4b) Identify where appropriate opportunities for flood water storage
and promoting greater connectivity between the borough’s rivers and
waterways and open space systems.
7.4c) Reduce the risk of flooding and improving surface water management
by adopting Sustainable Urban Drainage Systems (SuDs) in both new
development and where appropriate in existing parks and open spaces; and
7.4d) Strategically plan for green spaces and increasing the urban tree
canopy to improve shading and ameliorate the effect of peak summer
temperatures.

7.5 BIODIVERSITY AND NATURE
CONSERVATION
Lewisham has a wide network of parks and open spaces that provide an
important home for wildlife and biodiversity. Many are designated as either
Sites of Metropolitan Importance for Nature Conservation, Site of Borough
Importance for Nature Conservation and Sites of Local Importance for
Nature Conservation. It is essential that these sites benefit from the relevant
protection that the designation affords as well as provide and improve
opportunities for public access to wildlife by:
7.5a) Preserving and enhancing the condition of sites of significance for
nature conservation including the protection of Sites of Importance for
Nature Conservation and supporting and promoting local biodiversity
initiatives.
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7.5b) Protecting and improving the variety of habitats and species in
parks and open spaces across the borough having regard to the borough’s
Biodiversity Action Plan priorities and those sites identified as having high
conservation value (especially the River Thames, Ravensbourne River,
Quaggy River and the Spring Brook Valleys).
7.5c) Supporting the protection and improvement of wildlife corridors and
ecological networks including safeguarding and maintaining unlit corridors
for nocturnal movement and biodiversity value; and
7.5d) Maintaining and improving levels of public access to wildlife sites
within 1 Km walking distance in accordance with Policy G6 of the Draft
London Plan (Dec 2017). Particular attention should be given to enhancing
the ecological habitats for Borough SINCs that are more than a 1km walk
from Metropolitan SINCs’
7.5e) Enhance interpretation across principal SINCs to provide educational
benefits.

7.6 MAINTENANCE AND ENHANCEMENT
Lewisham has historically placed particular importance on the management
and maintenance of its parks and open spaces to ensure the borough’s
principal green spaces are kept in good condition. Whilst there is increasing
pressure on protecting resources to maintain these standards the council will
encourage opportunities to share funding and management responsibilities
with a variety of community and commercial organisations. The council is
committed to enhancing the provision of green infrastructure and maintaining
parks and open spaces to a good standard by:
7.6a) adopting recognised regional and national maintenance standards,
such as Green Flag, to uphold and improve standards of management;

Fig.7.2 - Manor House Gardens, lake and wildlife

7.6b) ensuring that all parks and open spaces are maintained to promote
the health and safety of users and that specific facilities including lighting
re provided for principal parks and open spaces to maintain levels of public
safety throughout the year;
7.6c) seek to protect existing street trees and establishing regular
maintenance and management regimes to prevent loss and amenity value
and will strategically plan to increase street tree cover with appropriate tree
species across the borough; and
7.6d) encouraging the introduction of additional urban greening measures
such as establishment of green roofs and living walls, in line with London
Plan policy and particularly within areas of green space deficiency.
7.6e) using planning powers to secure the long-term management and
enhancement of green and open spaces; including the use legal agreements
and secure maintenance arrangements to ensure green and open spaces
will be properly maintained throughout the life of new developments.

REFERENCES
GLA, Draft London Plan (2017), Policy G5 Urban Greening, see: https://
www.london.gov.uk/what-we-do/planning/london-plan/new-londonplan/draft-new-london-plan/chapter-8-green-infrastructure-and-naturalenvironment/policy-g5

1

Lewisham’s Strategic Flood risk Assessment (SFRA) https://www.lewisham.
gov.uk/myservices/planning/policy/Documents/Strategic%20flood%20risk%20
assessment%202008.pdf

2
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Fig. 7.3 - Fordham Park Play Area

Page 285

LB Lewisham • Open Space Assessment Report •  - THEMATIC OPEN SPACE POLICIES FOR LEWISHAM

37

8
OPEN SPACE PROVISION
STANDARDS

As the population of Lewisham increases, the pressure on existing parks and
open spaces will rise. Where possible the borough should seek to maintain
or exceed the agreed quantity standard for the provision of open spaces.
This is commonly stated as hectares per 1,000 head of population (HoP). The
most up to date Population Projections are the 2016-based Demographic
Projections prepared by the GLA (2016)1 that indicate the population will
increase by a quarter by the middle of the century. The population of
Lewisham is currently estimated to be 310,324 (2018), rising to 333,474
(2030) and then 388,806 (2050).

Should the borough seek to maintain the current standard of open space at
2.50 Ha per 1,000 HoP it will need to increase the provision of open space in
line with the following projections:

Table 8.2 - Projected Future Open Space Requirement

The current quantity of open space across the borough is 2.50 Ha per 1,000
HoP. This is based on the total area of public open space that is calculated to
be 777.58 Ha and the current population of 310,324 (GLA, 2018). It should
be noted that a proportion of this open space, including allotments and some
green corridors are not fully accessible. If no new spaces are created the
current quantity standard is projected to fall in the future as the population
increases in line with the following projections:

Table 8.1 - PPG17 Area (Ha)
Typology
Parks and Gardens
Metropolitan Sites of Importance -Natural and Semi
Natural
Borough Sites of Importance -Natural and Semi Natural
Local Sites of Importance -Natural and Semi Natural
Green Corridors
Outdoor Sports Facilities (excluding golf courses)
Amenity Greenspaces
Provision for Children and Young People (stand alone)
Allotments and Community Gardens
Cemeteries and Churchyards
Totals

2009
Ha
373.33

2018
Ha
273.08

121.26

122.80

120.1
31.12
2.27
24.85
53.18
726.11

136.60
79.79
67.40
23.22
22.49
52.20
777.58

Year

Population

2018
2020
2025
2030
2035
2040
2050

310,324
317,465
329,136
333,474
345,534
360,994
388,806

1,000
HoP
310.32
317.47
329.14
333.47
345.53
360.99
388.81

Ha/HoP
2.50
2.50
2.50
2.50
2.50
2.50
2.50

Total Ha of
O.Space
775.81
793.66
822.84
833.69
863.84
902.49
972.02

Net. increase
in O.Space
-1.77
16.08
45.26
56.10
86.26
124.91
194.44

However, where it will be harder to maintain this standard of provision
additional measures to improve the quality, functionality and accessibility of
existing open space should be promoted. It will also be important to consider
additional urban greening measures such as green roofs, green walls, pocket
parks and street tree planting. The provision of these could be measured
through an Urban Greening Factor promoted in the Draft London Plan (2017)2.
In comparison with adjacent boroughs Lewisham has a higher provision
of open space than Tower Hamlets (260 Ha)3, and Southwark (605 Ha)4,
but lower provision than Bromley (983 Ha)5, and Greenwich (5,044 Ha)6. In
principal this is in line with the common pattern that inner London boroughs
generally have less open space provision than outer London boroughs.
However it should also be noted that each borough is likely to calculate its
total provision of open space in different ways and so comparisons can only be
considered indicative.

NOTES
2016-based Demographic Projections London Borough population
projections Housing-led Model, GLA, 2016, see: https://data.london.gov.uk/
dataset/projections

1

Draft London Plan (2017) https://www.london.gov.uk/what-we-do/
planning/london-plan/new-london-plan/draft-new-london-plan/

2

An open space strategy for the London Borough of Tower Hamlets, 20172027, p33, para 2.8)

3

4

Southwark Open Space Strategy, Evidence Base, 2013, p48, para 5.2

Bromley Open Space, Sport and Recreation Assessment, 2017, p41, para
4.8, Calculated by adding 524 + 459 Ha

5
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Fig.8.1 - Manor Park, Arts Cafe and community growing area

6

Royal Greenwich Parks and Open Spaces Strategy, 2017, p5
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9
CONSULTATION FINDINGS

As part of the survey process and to support the development of new open
space policies for the emerging Local Plan, the survey team carried out the
following consultation activities:

9.1 OPEN SPACES AUDIT AND NEEDS
ASSESSMENT WORKSHOP: 9TH OCTOBER
An audience of approximately 30 key stakeholders from ‘Friends of’ groups
and key partner organisations was held in the Civic Suite in Lewisham Town
Hall.
An initial presentation by the survey team explained the reason for the open
space audit, its connection with the emerging Local Plan and the methodology
used to assess open space quality.
Following the presentation, there was an extended Q & A session that focused
on the open space audit methodology, the council’s general approach to the
protection of open sites across the borough and the parameters affecting the
open space policies that would be incorporated into the emerging Local Plan.
Questions from the audience were fielded by the survey team and by officers
from the Planning and Parks departments.

9.2 ON-LINE QUESTIONNAIRE
In the course of developing a new Parks and Open Spaces Strategy for the
borough, the Parks Department Commissioned an on-line survey of user
opinion in October and November 2018. The Open Spaces Audit team
supported the production of the questionnaire, including a number of
questions that were specifically focused upon respondents’ views on current
levels of provision, the quality of this provision and the specific focus for the
future development and management of open space across the borough.
806 residents/respondents participated in the survey process. 66% of
respondents were in the 30-56 age range. 62% of respondents were female.
The full survey results can be found in Appendix 2.
Headlines from questionnaire that are particularly pertinent to the Open
Space Assessment survey were as follows:
• Over 83% of respondents walked to their local park and over 63% felt
that it was important to have a park within 5 minutes’ walk of home,
emphasising the importance of local open space provision. Over 95% felt
that parks and open spaces made neighbourhoods good places to live
• Over 95% of respondents thought that the current condition of
Lewisham’s parks was either ‘good’ or ‘fair’.
• 38% of respondents thought that the condition of Lewisham’s parks had
improved over the past three years. 44% felt that their condition had
stayed the same.
• High percentages of respondents felt that safety, security, good facilities
(e.g. toilets and café) and good equipment (e.g. bins and benches) and
good play provision for children were all highly important.
• Around 95% of respondents felt that parks should provide access to nature
and help to reduce air pollution.
In summary, the 806 respondents who participated in the survey hold their
local parks in high regard and value the contribution that they make to their
local neighbourhood. Respondents’ experience of the condition of parks in
Lewisham is very positive and many feel that condition has improved in the
last three years. Respondents have a range of views in respect of the function
of parks but the majority feel that they should be inclusive, provide a range of
offers and support a variety of functions and activities.
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Fig. 9.1 - Pond in Blackheath
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4.1
Areas of Deficiency in access to Sites of Importance for
gggggggggggggggNature Conservation in Lewisham
4.2
Areas of Deficiency in access to Sites of Importance for Nature
gggggggggggggggConservation in Lewisham (without Bridgehouse Meadows)
4.3
Areas of Deficiency in access to Public Open Space (Local,
gggggggggggggggSmall & Pocket Parks) in Lewisham
4.4
Areas of Deficiency in access to Public Open Space (District
gggggggggggggggParks) in Lewisham
4.5
Areas of Deficiency in access to Public Open Space
ggggggggggggggg(Metropolitan Parks) in Lewisham
4.6
Areas of Deficiency in access to Public Open Space (Regional
gggggggggggggggParks) in Lewisham

APPENDICES

Page 289

LB Lewisham • Open Space Assessment Report •  - APPENDICES

41

APPENDIX 1

AUDIT FORM
LEWISHAM OSA ‐ QUALITY ASSESSMENT SCORE SHEET

CODE FACILITIES
A1
A2
A3
A4
A5
A6
A7
A8
A9
A10

I1
I2
I3
I4
I5
I6

Number Agg.
0 or 1

Grass playing pitches
All weather sports pitch
Sports Pavilion
Exercise stations
Children's play facilities (S/M/L)
Bowling greens
Outdoor tennis
Basketball/netball court
Multi‐Use Games Court
Kiosk/Café/Restaurant
Total (max 10)
max 4

1.) INFRASTRUCTURE
Rubbish/dog waste bins
Seats
Toilets
Cycle racks
Fountains and water features
Walking surfaces and paths
Total (max 24)

Excllt/good/fair/poor/absent

Scoring
Excellent
Good
Fair
Poor
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>75%
50‐75%
25‐50%
<25%

of the maximum points
available

2.) WELCOMING
W1
Clear points of entry
Safety and security / CCTV
W2
Inclusive access standards
W3
W4
Community engagement
Tranquillity
W5
Total (max 20)
3.) CLEANLINESS
C1
Litter
C2
Dog fouling
C3
Vandalism
C4
Grassland management
C5
Shrub / hedge management
Total (max 20)
4.) INFORMATION
M1 Maps / notice boards
M2 Signage/way finding
M3 Interpretation
Total (max 12)

N1
N2
N3
N4
N5
N6
N7
N8

6.) NATURAL FEATURES
Forest/woodland
Natural heath
Grassland meadows
Scrubland
Wetland
Open/running water
Formal landscape
Growing areas
Total (max 8 )
TOTAL (max 94)

max 4

Excllt/good/fair/poor/absent

max 4

max 4

0 or 1
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APPENDIX 2

QUALITY ASSESSMENT SCORES

Site Name

Area_Ha

Typology

PPG17

Surveying Method

Within
Opportunity
Area?

Date of
Survey

Site Access

Total %

Ballamore/Shroffold Road Allotments

0.09 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

28/08/2018 Controlled access - Key

20

33.33

Barmeston Road Allotments

0.30 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

20/09/2018 Controlled access - Code and key

26

43.33

Barriedale Allotments

0.95 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

18/07/2018 Controlled access - Key

22

36.67

Besson Street Community Garden

0.16 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

17/07/2018 Controlled access - Code/Authorisation needed

39

65.00

Blackhorse Road Allotments

0.28 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

04/07/2018 Controlled access - Key

22

36.67

Blythe Hill Allotments

0.20 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

30/07/2018 Controlled access - Key

23

38.33

Broadmead Allotments

0.45 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

20/09/2018 Controlled access - Key

17

28.33

Castillon Road Allotments

1.37 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

09/08/2018 Controlled access - Key

23

38.33

Chinbrook Meadows Allotments

1.17 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

22/08/2018 Controlled access - Key

32

53.33

Cladendon Rise Allotments

0.12 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

19/07/2018 Controlled access - Key

28

46.67

Dacre Park Allotments

0.52 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

25/07/2018 Controlled access - Code

21

35.00

De Frene Market Garden

0.42 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

07/08/2018 Controlled access

36

60.00

Deloraine Street Allotments

0.36 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

17/07/2018 Controlled access - Code

13

21.67

Edward Street Allotments

0.05 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

04/07/2018 Controlled access - Combination padlock

25

41.67

Exford Road Allotments

1.63 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

22/08/2018 Controlled access- key

27

45.00

Farmstead Road Community Garden

0.19 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

14/08/2018 Controlled access-

29

48.33

Firhill Road North Allotments

0.38 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

15/08/2018 Controlled access- code

16

26.67

Firhill Road South Allotments

0.31 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

15/08/2018 Controlled access - Code

16

26.67

Grow Mayow Community Garden

0.12 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

02/08/2018 Controlled access

24

40.00

Hazelbank Allotments

0.81 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

09/08/2018 Controlled access - Key

28

46.67

Hurstbourne Road Allotments

0.25 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

07/08/2018 Controlled access - Key

23

38.33

Jim Hurren Allotments

0.12 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

15/08/2018 Controlled access - Key

23

38.33

Kendal Road Allotments

0.36 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

14/08/2018 Controlled access - Code

29

48.33

Knapmill Way Allotments

0.43 SMALL OS

Allotments, Community Gardens and City Farms

Sites assessed from aerial photography only

No

20/09/2018 Controlled access - Key

22

36.67

Lee and District Land Club Allotments

1.18 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

20/09/2018 Controlled access - Key

29

48.33

Leslie Silk Allotments

0.11 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

15/08/2018 Controlled access - Key

25

41.67

Long Meadow Allotments

2.39 LOCAL

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

19/07/2018 Controlled access

25

41.67

Longton Nursery Allotments

0.52 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

30/08/2018 Controlled access - Key

30

50.00

Meadow Close Allotments

0.46 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

15/08/2018 Controlled access - Code

33

55.00

Merchant Taylors’ Almshouses

0.65 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

25/07/2018 Controlled access

30

50.00

Oldstead Road Allotments (East)

0.36 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

20/09/2018 Controlled access - Key

27

45.00

Priestfield Road Allotments

0.42 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

07/08/2018 Controlled access - Key

24

40.00

Romborough Gardens Allotments

0.16 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

12/07/2018 Controlled access

23

38.33

Royal Naval Stage 1 Allotments

0.21 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

24/07/2018 Controlled access - Key

23

38.33

Royal Naval Stage 2 Allotments

0.11 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

24/07/2018 Controlled access - Key

24

40.00

Sedgehill Road Allotments

0.67 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

20/09/2018 Controlled access - Key

21

35.00

Slaithwaite Road Allotments

0.21 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

19/07/2018 Controlled access - Key

27

45.00

St Mildred’s Road Allotments

0.30 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

23/08/2018 Controlled access - Key/Code

18

30.00

0.10 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

24/07/2018 Controlled access - Key

25

41.67

0.34 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

02/08/2018 Restricted access

38

63.33

Sydenham Park Allotments

0.40 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

08/08/2018 Controlled access - Code

17

28.33

Taylors Lane Allotments

0.48 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

30/08/2018 Controlled access - Key

25

41.67

Trewsbury Road Allotments

0.95 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

02/08/2018 Controlled access - Key

26

43.33

Weavers Estate Allotments

0.42 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

12/07/2018 Controlled access

11

18.33
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Site Name
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Area_Ha

Typology

PPG17

Surveying Method

Within
Opportunity
Area?

Date of
Survey

Site Access

Total %

Wild Cat Wilderness Community Greenspace

0.63 SMALL OS

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

No

19/07/2018 Controlled access via Long Meadows allotments and entrance gate

24

40.00

Windlass Place Allotments

0.37 POCKET

Allotments, Community Gardens and City Farms

Sites fully surveyed on the ground

Yes

10/07/2018 Controlled access - Code

24

40.00

35 Cambridge Drive

0.59 SMALL OS

Amenity

Sites fully surveyed on the ground

No

26/07/2018 Open access

25

26.60

Addington Grove

0.07 POCKET

Amenity

Sites fully surveyed on the ground

No

02/08/2018 Open access

14

14.89

Adelaide Avenue, St Margaret’s Square

0.12 POCKET

Amenity

Sites fully surveyed on the ground

No

30/07/2018 Open access

19

20.21

Alanthus Close Green

0.25 POCKET

Amenity

Sites fully surveyed on the ground

No

26/07/2018 Open access

19

20.21

Arcus Road Housing Green

0.19 POCKET

Amenity

Sites fully surveyed on the ground

No

14/08/2018 Open access

20

21.28

Bampton Estate

1.60 SMALL OS

Amenity

Sites fully surveyed on the ground

No

02/08/2018 Open access

24

25.53

Battersby Road Housing Green

0.34 POCKET

Amenity

Sites fully surveyed on the ground

No

09/08/2018 Open access

27

28.72

Beachborough Gardens

0.28 POCKET

Amenity

Sites fully surveyed on the ground

No

09/08/2018 Open access

23

24.47

Beaulieu Avenue Green

0.12 POCKET

Amenity

Sites fully surveyed on the ground

No

30/08/2018 Open access

19

20.21

Bell Green Lane Estate

5.39 LOCAL

Amenity

Sites fully surveyed on the ground

No

07/08/2018 Open access

21

22.34

Boyland Road Housing Green

0.08 POCKET

Amenity

Sites fully surveyed on the ground

No

28/08/2018 Open access

19

20.21

Buckley Close Open Space

0.20 POCKET

Amenity

Sites fully surveyed on the ground

No

08/08/2018 Open access

15

15.96

Cadet Training Centre

1.13 SMALL OS

Amenity

Sites assessed from aerial photography only

No

21/09/2018 Controlled access - Authorisation needed

28

29.79

Castleton Road - Marvels Lane Green

0.42 SMALL OS

Amenity

Sites fully surveyed on the ground

No

22/08/2018 Open access

20

21.28

Catford Gyratory Green

0.23 POCKET

Amenity

Sites fully surveyed on the ground

Yes

12/07/2018 Open access

16

17.02

Chingley Close Housing Green

0.18 POCKET

Amenity

Sites fully surveyed on the ground

No

14/08/2018 Open access

26

27.66

Creekside Discovery Centre

0.23 POCKET

Amenity

Sites fully surveyed on the ground

Yes

24/07/2018 Restricted access

44

46.81

Crutchley Road. Housing Green

0.23 POCKET

Amenity

Sites assessed from aerial photography only

No

14/09/2018 Controlled access - Via flats of residents

26

27.66

Culverley Green

0.16 POCKET

Amenity

Sites fully surveyed on the ground

No

12/07/2018 Open access

25

26.60

Dacre Place Green

0.27 POCKET

Amenity

Sites fully surveyed on the ground

No

25/07/2018 Open access

28

29.79

Dartmouth Road Estate Green

0.22 POCKET

Amenity

Sites fully surveyed on the ground

No

08/08/2018 Open access

27

28.72

Dartmouth Road Open Space

0.15 POCKET

Amenity

Sites fully surveyed on the ground

No

08/08/2018 Open access

41

43.62

Derby Hill Estate

0.98 SMALL OS

Amenity

Sites fully surveyed on the ground

No

08/08/2018 Open access

28

29.79

Dorrel Estate

2.81 LOCAL

Amenity

Sites fully surveyed on the ground

No

21/08/2018 Open access

31

32.98

Downham/The Green

0.36 POCKET

Amenity

Sites fully surveyed on the ground

No

28/08/2018 Open access

15

15.96

Duncombe Hill

0.10 POCKET

Amenity

Sites fully surveyed on the ground

No

30/07/2018 Open access

23

24.47

Elfrida Crescent East

0.17 POCKET

Amenity

Sites assessed from aerial photography only

No

14/09/2018 No access

11

11.70

Elliott Forde Park

0.15 POCKET

Amenity

Sites fully surveyed on the ground

No

01/08/2018 Open access

29

30.85

Evans Road, Housing Green

0.21 POCKET

Amenity

Sites fully surveyed on the ground

No

09/08/2018 Controlled access-through surrounding houses

34

36.17

Exford Road/Burnt Ash Hill Triangle

0.10 POCKET

Amenity

Sites fully surveyed on the ground

No

22/08/2018 No access

12

12.77

Fambridge Close Open Space

0.04 POCKET

Amenity

Sites fully surveyed on the ground

No

07/08/2018 Open access

17

18.09

Ghent Street

0.21 POCKET

Amenity

Sites partially surveyed on the ground

No

14/09/2018 No access

16

17.02

23

24.47

Gilmore Road Park

0.74 SMALL OS

Amenity

Sites fully surveyed on the ground

Yes

Open access - Through public pathway leading through back of
11/07/2018 housing

Goldsmith College Green

1.19 SMALL OS

Amenity

Sites fully surveyed on the ground

Yes

17/07/2018 Controlled access

29

30.85

Greystead Road Estate

0.38 POCKET

Amenity

Sites fully surveyed on the ground

No

01/08/2018 Open access

11

11.70

Grove Close Green Space

0.40 POCKET

Amenity

Sites fully surveyed on the ground

No

30/07/2018 Open access

22

23.40

Grove Park Library Gardens

0.79 SMALL OS

Amenity

Sites fully surveyed on the ground

No

22/08/2018 Controlled access- opening hours

27

28.72

Havelock House

0.54 SMALL OS

Amenity

Sites fully surveyed on the ground

No

08/08/2018 Open access

16

17.02

Hexal Road Housing Green

0.32 POCKET

Amenity

Sites assessed from aerial photography only

No

14/09/2018 No access

26

27.66

Hillcrest Estate Woodland

7.11 LOCAL

Amenity

Sites fully surveyed on the ground

No

30/08/2018 Open access

25

26.60

Honor Oak Estate Green

0.73 SMALL OS

Amenity

Sites fully surveyed on the ground

No

01/08/2018 Open access

24

25.53

Idonia Street

0.03 POCKET

Amenity

Sites fully surveyed on the ground

Yes

24/07/2018 Restricted access

43

45.74

Kingsfield House Green

0.77 SMALL OS

Amenity

Sites fully surveyed on the ground

No

22/08/2018 Open access

20

21.28
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Site Name

Area_Ha

Typology

PPG17

Surveying Method

Within
Opportunity
Area?

Date of
Survey

Site Access

Total %

0.25 POCKET

Amenity

Sites fully surveyed on the ground

No

30/08/2018 Open access

22

23.40

Laban

0.71 SMALL OS

Amenity

Sites fully surveyed on the ground

Yes

21/09/2018 Restricted access

41

43.62

Ladywell Green

0.91 SMALL OS

Amenity

Sites fully surveyed on the ground

Yes

11/07/2018 Open access

29

30.85

Ladywell House Gardens

0.20 POCKET

Amenity

Sites fully surveyed on the ground

Yes

11/07/2018 Restricted access

18

19.15

Lammas Green

0.72 SMALL OS

Amenity

Sites fully surveyed on the ground

No

21/08/2018 Open access

35

37.23

Lethbridge Close

1.22 SMALL OS

Amenity

Sites fully surveyed on the ground

Yes

18/07/2018 Open access - via Lewisham Road/Leathbridge Close

14

14.89

Leybridge Court Green

1.62 SMALL OS

Amenity

Sites fully surveyed on the ground

No

26/07/2018 Open access

32

34.04

Lock Chase Green

0.14 POCKET

Amenity

Sites fully surveyed on the ground

No

25/07/2018 Open access

21

22.34

Longshore Open Space North

0.25 POCKET

Amenity

Sites fully surveyed on the ground

Yes

10/07/2018 Open access

42

44.68

Longshore Open Space South

0.45 SMALL OS

Amenity

Sites fully surveyed on the ground

Yes

10/07/2018 Open access

27

28.72

Merryfield House

0.34 POCKET

Amenity

Sites fully surveyed on the ground

No

22/08/2018 Open access

23

24.47

Miriam Lodge - Homeless accommodation

0.25 POCKET

Amenity

Sites fully surveyed on the ground

No

21/08/2018 Controlled access - Only residents/employees

23

24.47

No. 44 Mais House

0.81 SMALL OS

Amenity

Sites fully surveyed on the ground

No

21/08/2018 Open access

25

26.60

Old Canal

1.01 SMALL OS

Amenity

Sites fully surveyed on the ground

Yes

10/07/2018 Open access

40

42.55

Oldstead Road Green

0.27 POCKET

Amenity

Sites fully surveyed on the ground

No

09/08/2018 Open access

16

17.02

Orchard Estate - North

0.10 POCKET

Amenity

Sites fully surveyed on the ground

Yes

11/07/2018 Open access through housing estate

22

23.40

Orchard Estate - South

0.13 POCKET

Amenity

Sites fully surveyed on the ground

Yes

11/07/2018 Open access through housing estate

23

24.47

Oslac Road

0.16 POCKET

Amenity

Sites fully surveyed on the ground

No

29/08/2018 Restricted access

28

29.79

Passfields

1.18 SMALL OS

Amenity

Sites fully surveyed on the ground

No

09/08/2018 Open access

28

29.79

Pepys Estate

2.71 LOCAL

Amenity

Sites fully surveyed on the ground

Yes

10/07/2018 Open access

26

27.66

Perrystreet

0.61 SMALL OS

Amenity

Sites fully surveyed on the ground

No

02/08/2018 Open access

16

17.02

Pitfold Gardens

0.13 POCKET

Amenity

Sites assessed from aerial photography only

No

21/09/2018 No access

22

23.40

Queens Road Green

0.23 POCKET

Amenity

Sites fully surveyed on the ground

Yes

17/07/2018 Open access

9

9.57

Rainsborough Avenue Embankments

0.51 SMALL OS

Amenity

Sites partially surveyed on the ground

Yes

10/07/2018 Open access

21

22.34

Randisbourne Gardens - Playground and
Estate

0.62 SMALL OS

Amenity

Sites fully surveyed on the ground

No

09/08/2018 Controlled access - Key

30

31.91

Rangefield Road Housing Green - East

0.11 POCKET

Amenity

Sites fully surveyed on the ground

No

14/08/2018 Open access

11

11.70

Rangefield Road Housing Green - West

0.06 POCKET

Amenity

Sites fully surveyed on the ground

No

14/08/2018 Open access

16

17.02

Religious Meeting Place

1.47 SMALL OS

Amenity

Sites partially surveyed on the ground

No

14/09/2018 Controlled access

30

31.91

Rocastle Road Estate

0.50 SMALL OS

Amenity

Sites fully surveyed on the ground

No

01/08/2018 Open access

20

21.28

Roseveare Road Green

0.11 POCKET

Amenity

Sites fully surveyed on the ground

No

22/08/2018 Open access

14

14.89

Sandpit Road Housing Green

0.13 POCKET

Amenity

Sites fully surveyed on the ground

No

14/08/2018 Open access

16

17.02

Scarlet Road Housing Green

0.32 POCKET

Amenity

Sites assessed from aerial photography only

No

14/09/2018 Controlled access - from housing

25

26.60

Sedgehill Village Estate

1.26 SMALL OS

Amenity

Sites fully surveyed on the ground

No

29/08/2018 Open access

33

35.11

Shackleton & Adjacent Estates

3.28 LOCAL

Amenity

Sites fully surveyed on the ground

No

21/08/2018 Open access

31

32.98

Shaw Road Open Space

0.31 POCKET

Amenity

Sites fully surveyed on the ground

No

28/08/2018 Open access

23

24.47

St Norbert Green

0.13 POCKET

Amenity

Sites fully surveyed on the ground

No

18/07/2018 Open access -through playground or MUGA gate

16

17.02

St. Josephs Vale Strip

0.14 POCKET

Amenity

Sites assessed from aerial photography only

Yes

19/07/2018 No access

12

12.77

Staunton Street Green

0.38 POCKET

Amenity

Sites fully surveyed on the ground

Yes

04/07/2018 Open access

20

21.28

Stratfield House/Ringway Centre

0.09 POCKET

Amenity

Sites assessed from aerial photography only

No

14/09/2018 No access

12

12.77

Sydenham Hill Estate

8.87 LOCAL

Amenity

Sites fully surveyed on the ground

No

21/08/2018 Open access

28

29.79

Sydenham School

1.82 SMALL OS

Amenity

Sites assessed from aerial photography only

No

14/09/2018 Controlled access - Authorisation needed

45

47.87

Tarleton Gardens incl Eliot Bank Hedge

0.41 SMALL OS

Amenity

Sites assessed from aerial photography only

No

14/09/2018 No access

13

13.83

Thurbarn Road

0.14 POCKET

Amenity

Sites fully surveyed on the ground

No

29/08/2018 Restricted access

31

32.98

Turnham Road Green

0.06 POCKET

Amenity

Sites fully surveyed on the ground

No

01/08/2018 Open access

16

17.02

Wantage Road Green

0.26 POCKET

Amenity

Sites fully surveyed on the ground

No

26/07/2018 Open access

14

14.89
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45

Site Name
Woodvale Estate (Lewisham)
Wynell Road Estate

Surveying Method

0.86 SMALL OS

Amenity

Sites fully surveyed on the ground

No

08/08/2018 Open Access

20

21.28

0.59 SMALL OS

Area_Ha

Typology

Date of
Survey

Site Access

Total %

Amenity

Sites fully surveyed on the ground

No

02/08/2018 Open access

14

14.89

14.93 LOCAL

Cemeteries and Churchyards

Sites fully surveyed on the ground

No

30/07/2018 Restricted access

36

42.86

Bromley Hill Cemetery

2.99 LOCAL

Cemeteries and Churchyards

Sites fully surveyed on the ground

No

14/08/2018 Restricted access

32

38.10

Christ Church

0.15 POCKET

Cemeteries and Churchyards

Sites fully surveyed on the ground

No

02/08/2018 Restricted access

41

48.81

Brockley and Ladywell Cemetery

Grove Park Cemetery
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46

PPG17

Within
Opportunity
Area?

9.15 LOCAL

Cemeteries and Churchyards

Sites fully surveyed on the ground

No

22/08/2018 Controlled access- opening hours

43

51.19

Hither Green Cemetery

18.00 LOCAL

Cemeteries and Churchyards

Sites fully surveyed on the ground

No

28/08/2018 Restricted access

30

35.71

Lewisham Crematorium

3.80 LOCAL

Cemeteries and Churchyards

Sites fully surveyed on the ground

No

28/08/2018 Restricted access

50

59.52

St Andrews Churchyard (Lewisham)

0.22 POCKET

Cemeteries and Churchyards

Sites fully surveyed on the ground

No

09/08/2018 Open access

38

45.24

St Bartholomew’s Churchyard

0.30 POCKET

Cemeteries and Churchyards

Sites fully surveyed on the ground

No

30/08/2018 Open access

31

36.90

St Paul’s Churchyard, Deptford

1.01 SMALL OS

Cemeteries and Churchyards

Sites fully surveyed on the ground

Yes

24/07/2018 Restricted access

32

38.10

St. Margaret’s Churchyard

0.86 SMALL OS

Cemeteries and Churchyards

Sites fully surveyed on the ground

No

25/07/2018 Open access

39

46.43

43

51.19

St. Mary’s Churchyard Lewisham

0.89 SMALL OS

Cemeteries and Churchyards

Sites fully surveyed on the ground

Yes

Partly restricted - Taken care of by church
Public path through is open, garden and grave yard may be locked
05/07/2018 at certain times

Achilles Street

0.01 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

04/07/2018 Open access

20

21.28

Barville Close Playground

0.07 POCKET

Children and Teenagers

Sites fully surveyed on the ground

No

01/08/2018 Open access

29

30.85

Belingham Play Park

2.18 LOCAL

Children and Teenagers

Sites fully surveyed on the ground

No

19/07/2018 Open access

40

42.55

Bourneside Gardens Playground

0.05 POCKET

Children and Teenagers

Sites fully surveyed on the ground

No

14/08/2018 Open access

30

31.91

Brindishe Green Primary School

0.60 SMALL OS

Children and Teenagers

Sites assessed from aerial photography only

No

14/09/2018 Controlled access

34

36.17

Brindishe Lee School

0.33 POCKET

Children and Teenagers

Sites partially surveyed on the ground

No

14/09/2018 Controlled access - Authorisation needed

43

45.74

Brunner House Playground

0.42 SMALL OS

Children and Teenagers

Sites fully surveyed on the ground

No

14/08/2018 Open access

36

38.30

Chilham House Rollins Street Playground

0.09 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

03/07/2018 Open access

24

25.53

Conisborough College

1.98 SMALL OS

Children and Teenagers

Sites assessed from aerial photography only

No

14/09/2018 Controlled access - Authorisation needed

55

58.51

Czar Street/ Sayes Court Estate

0.03 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

24/07/2018 Open access

19

20.21

Dunfield Gardens Playground

0.01 POCKET

Children and Teenagers

Sites fully surveyed on the ground

No

14/08/2018 Open access

15

15.96

Dunster House Playground

0.02 POCKET

Children and Teenagers

Sites fully surveyed on the ground

No

09/08/2018 Open access

28

29.79

Eynsford House Rollins Street Playground

0.09 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

03/07/2018 Open access

22

23.40

Forest Hill School Sports Ground

0.30 POCKET

Children and Teenagers

Sites assessed from aerial photography only

No

14/09/2018 Controlled access - Authorisation needed

18

19.15

Hamilton Street/Edward Place

0.03 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

24/07/2018 Open access

21

22.34

High Level Drive Playgrounds

0.06 POCKET

Children and Teenagers

Sites fully surveyed on the ground

No

30/08/2018 Open access

22

23.40

Home Park Adventure Playground

0.19 POCKET

Children and Teenagers

Sites fully surveyed on the ground

No

02/08/2018 Controlled access

29

30.85

Honor Oak Adventure Playground

1.26 SMALL OS

Children and Teenagers

Sites fully surveyed on the ground

No

01/08/2018 Partly open/ partly controlled access

39

41.49

Horniman Triangle Play Park

1.66 SMALL OS

Children and Teenagers

Sites fully surveyed on the ground

No

21/08/2018 Restricted access

45

47.87

Kings Street/Grenville House

0.04 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

24/07/2018 Open access

25

26.60

Lullingston House Hornshay Street Playground

0.04 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

03/07/2018 Open access

23

24.47

Milton and Shipley Street

0.07 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

04/07/2018 Open access

22

23.40

Monson street Playground

0.01 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

03/07/2018 Controlled access

11

11.70

Pagoda Gardens Playground

0.04 POCKET

Children and Teenagers

Sites fully surveyed on the ground

No

25/07/2018 Open access

19

20.21

Pilot Close

0.02 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

04/07/2018 Open access

19

20.21

Prendergast Ladywell School

2.05 LOCAL

Children and Teenagers

Sites assessed from aerial photography only

Yes

19/07/2018 Controlled access - Authorisation needed

34

36.17

Rainsborough Ave/ Clement House

0.02 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

10/07/2018 Open access

23

24.47

Rainsborough Ave/Bence House

0.02 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

10/07/2018 No access for public

29

30.85

Recolver House Rollins Street Playground

0.10 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

03/07/2018 Open access

26

27.66

Reigate Road Open Space

1.50 SMALL OS

Children and Teenagers

Sites fully surveyed on the ground

No

28/08/2018 Open access

28

29.79
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Typology

PPG17

Surveying Method

Within
Opportunity
Area?

Date of
Survey

Site Access

Total %

Romney Close Playground

0.02 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

03/07/2018 Open access

22

23.40

Rushay Green Primary School

0.69 SMALL OS

Children and Teenagers

Sites fully surveyed on the ground

Yes

12/07/2018 Controlled access

43

45.74

Sedgehill School

6.59 LOCAL

Children and Teenagers

Sites fully surveyed on the ground

No

29/08/2018 Controlled access - Authorisation needed

52

55.32

Sedgewell Centre and Dumps Adventure
Playground

0.89 SMALL OS

Children and Teenagers

Sites assessed from aerial photography only

No

21/09/2018 Controlled access

30

31.91

Silwood Open Space

0.19 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

10/07/2018 Open access

21

22.34

Sissinghurst House Hornshay Street Playground

0.08 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

03/07/2018 Open access

19

20.21

Skipton House Honor Oak Playground

0.03 POCKET

Children and Teenagers

Sites fully surveyed on the ground

No

01/08/2018 Open access

25

26.60

Somerville Adventure Playground

0.29 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

17/07/2018 Restricted access

40

42.55

Spalding House Playground

0.02 POCKET

Children and Teenagers

Sites fully surveyed on the ground

No

01/08/2018 Open access

27

28.72

Sydenham High School Field

0.66 SMALL OS

Children and Teenagers

Sites assessed from aerial photography only

No

14/09/2018 Controlled access - Authorisation needed

27

28.72

The Richard MacVicar Adventure Playground

0.25 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

24/07/2018 Controlled access - Authorisation needed

40

42.55

Turnham House Playground

0.01 POCKET

Children and Teenagers

Sites fully surveyed on the ground

No

01/08/2018 Open access

20

21.28

Violet Close

0.02 POCKET

Children and Teenagers

Sites fully surveyed on the ground

Yes

04/07/2018 Open access

27

28.72

Adamsrill Road

0.20 POCKET

Green Corridors

Sites fully surveyed on the ground

No

07/08/2018 Open access

10

25.00

Algernon Road Buffer Zone

0.21 POCKET

Green Corridors

Sites partially surveyed on the ground

No

19/07/2018 No access

7

17.50

Beckenham Hill Railway Cutting

1.51 SMALL OS

Green Corridors

Sites partially surveyed on the ground

No

15/08/2018 No access

7

17.50

British Gas Land Buffer Zone

0.97 SMALL OS

Green Corridors

Sites partially surveyed on the ground

No

19/07/2018 No access

9

22.50

14.55 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

30/07/2018 No access

11

27.50

Catford Embankment

3.90 LOCAL

Green Corridors

Sites partially surveyed on the ground

Yes

19/07/2018 No access

Chinbrook Meadows Lane

0.71 SMALL OS

Green Corridors

Sites fully surveyed on the ground

No

22/08/2018 Open access

Crofton Park Cutting & Embankment

2.28 LOCAL

Green Corridors

Sites partially surveyed on the ground

Yes

Deptford Creek

5.02 LOCAL

Green Corridors

Sites partially surveyed on the ground

East Hither Green Railway Embankment

2.02 LOCAL

Green Corridors

East Lee Railway Embankment

1.30 SMALL OS

Green Corridors

Friendly Street Cutting

0.80 SMALL OS

Goan Club, Ravensbourne Avenue

Brockley Railway Cutting

22.50
25.00

11/07/2018 No access

8

20.00

Yes

24/07/2018 No access

11

27.50

Sites partially surveyed on the ground

No

26/07/2018 No access

10

25.00

Sites partially surveyed on the ground

No

23/08/2018 No access

12

30.00

Green Corridors

Sites partially surveyed on the ground

Yes

17/07/2018 No access

7

17.50

2.35 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

20/09/2018 No access

10

25.00

Grangemill Way Allotments

0.25 POCKET

Green Corridors

Sites partially surveyed on the ground

No

14/09/2018 No access

6

15.00

Hazel Grove Estate Playground

0.04 POCKET

Green Corridors

Sites partially surveyed on the ground

No

02/08/2018 No access

5

12.50

Hither Green Embankment- North

0.34 POCKET

Green Corridors

Sites partially surveyed on the ground

No

23/08/2018 No access

13

32.50

Hither Green North-East Railway Cutting

3.33 LOCAL

Green Corridors

Sites partially surveyed on the ground

Yes

12/07/2018 No access

8

20.00

Hither Green Railway Land 1

4.73 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

23/08/2018 No access

8

20.00

Hither Green Railway Land 2

2.64 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

26/07/2018 No access

14

35.00

Hither Green South East Embankment

0.35 POCKET

Green Corridors

Sites partially surveyed on the ground

No

23/08/2018 No access

12

30.00

Hither Green South East Railway Embankment

2.09 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

23/08/2018 No access

11

27.50

Honor Oak Cutting

4.22 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

01/08/2018 No access

9

22.50

Ladywell Fields Railway Embankment

0.97 SMALL OS

Green Corridors

Sites partially surveyed on the ground

Yes

11/07/2018 No access

6

15.00

Lewisham Railway Triangles

3.61 LOCAL

Green Corridors

Sites assessed from aerial photography only

Yes

19/07/2018 No access

9

22.50

Lewisham Station Railway Embankment

1.85 SMALL OS

Green Corridors

Sites partially surveyed on the ground

Yes

18/07/2018 No access

8

20.00

Lewisham to Blackheath Railway

3.40 LOCAL

Green Corridors

Sites partially surveyed on the ground

Yes

12/07/2018 No access

10

25.00

Loampit Vale Railway Embankment

1.99 SMALL OS

Green Corridors

Sites partially surveyed on the ground

Yes

18/07/2018 No access

8

20.00

Milborough Crescent

0.12 POCKET

Green Corridors

Sites fully surveyed on the ground

No

23/08/2018 No access

12

30.00

Molesworth Street Railway Embankment

0.49 SMALL OS

Green Corridors

Sites partially surveyed on the ground

Yes

18/07/2018 No access

10

25.00

New Cross Cutting (Lewisham)

4.02 LOCAL

Green Corridors

Sites partially surveyed on the ground

Yes

17/07/2018 No access

10

25.00
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North New Cross Road Railway Embankment

8.58 LOCAL

Green Corridors

Sites partially surveyed on the ground

Yes

10/07/2018 No access

11

27.50

Northbrook Park Railway Cutting

3.47 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

28/08/2018 No access

10

25.00

Nunhead Cutting

2.87 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

18/07/2018 No access

11

27.50

Nunhead East Railway Embankment

0.92 SMALL OS

Green Corridors

Sites partially surveyed on the ground

No

18/07/2018 No access

10

25.00

Pagnell Street

0.24 POCKET

Green Corridors

Sites fully surveyed on the ground

Yes

04/07/2018 Open access

6

15.00

Pincott Place Railway Embankment

2.71 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

18/07/2018 No access

10

25.00

Pool River Open Space Railway

2.04 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

19/07/2018 No access

11

27.50

Railway aside Ladywell Fields North

2.51 LOCAL

Green Corridors

Sites partially surveyed on the ground

Yes

11/07/2018 No access

9

22.50

Randlesdown Road Cutting

1.13 SMALL OS

Green Corridors

Sites partially surveyed on the ground

No

15/08/2018 No access

7

17.50

Ravensbourne

0.87 SMALL OS

Green Corridors

Sites partially surveyed on the ground

No

09/08/2018 No access

12

30.00

Ravensbourne River

5.46 LOCAL

Green Corridors

Sites partially surveyed on the ground

Yes

05/07/2018 No access

12

30.00

River Quaggy - Hither Green

0.23 POCKET

Green Corridors

Sites partially surveyed on the ground

No

26/07/2018 No access

11

27.50

River Quaggy - Lee Green

0.37 POCKET

Green Corridors

Sites partially surveyed on the ground

No

26/07/2018 No access

10

25.00

River Quaggy - Lewisham

0.08 POCKET

Green Corridors

Sites partially surveyed on the ground

Yes

11/07/2018 No access

10

25.00

River Quaggy - South of A20

0.39 POCKET

Green Corridors

Sites partially surveyed on the ground

Yes

12/07/2018 No access

11

27.50

River Ravensbourne - Southend

0.24 POCKET

Green Corridors

Sites partially surveyed on the ground

No

14/08/2018 No access

13

32.50

River Ravensbourne by Brookmill Park

0.83 SMALL OS

Green Corridors

Sites partially surveyed on the ground

Yes

18/07/2018 No access

11

27.50

Rocombe Crescent Triangle

0.08 POCKET

Green Corridors

Sites fully surveyed on the ground

No

08/08/2018 Restricted access

12

30.00

Rushey Green London Squares

0.24 POCKET

Green Corridors

Sites fully surveyed on the ground

Yes

11/07/2018 Open access

8

20.00

Sanford Street

0.39 POCKET

Green Corridors

Sites fully surveyed on the ground

Yes

04/07/2018 Open access

11

27.50

Silwood Triangle

1.33 SMALL OS

Green Corridors

Sites fully surveyed on the ground

Yes

10/07/2018 No access

9

22.50

St John’s Cutting

5.72 LOCAL

Green Corridors

Sites partially surveyed on the ground

Yes

18/07/2018 No access

6

15.00

St Mildred’s Allotments Railway Land

1.33 SMALL OS

Green Corridors

Sites partially surveyed on the ground

No

23/08/2018 No access

12

30.00

St Mildred’s Road Roughland

1.63 SMALL OS

Green Corridors

Sites partially surveyed on the ground

No

23/08/2018 No access

11

27.50

Green Corridors

Sites partially surveyed on the ground

No

22/08/2018 No access

11

27.50

Sundridge Railsides

10.41 LOCAL

Surrey Canal

0.25 POCKET

Green Corridors

Sites partially surveyed on the ground

Yes

10/07/2018 No access

7

17.50

Sydenham Park Cutting

2.70 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

08/08/2018 No access

11

27.50

Sydenham Road Cutting

2.62 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

30/08/2018 No access

9

22.50

Vesta Road Railway Cutting

2.62 LOCAL

Green Corridors

Sites partially surveyed on the ground

No

18/07/2018 No access

10

25.00

West of SELCHP

0.12 POCKET

Green Corridors

Sites partially surveyed on the ground

Yes

10/07/2018 No access

7

17.50

Worsley Bridge

0.56 SMALL OS

Green Corridors

Sites partially surveyed on the ground

No

07/08/2018 No access

10

25.00

Zampa Road Railway Embankment

3.40 LOCAL

Green Corridors

Sites partially surveyed on the ground

Yes

10/07/2018 No access

4

10.00

Millwall Embankment

3.15 LOCAL

Natural and Semi Natural Urban Green Space

Sites partially surveyed on the ground

Yes

10/07/2018 No access

25

29.76

River Quaggy

0.23 POCKET

Natural and Semi Natural Urban Green Space

Sites fully surveyed on the ground

No

22/08/2018 No access

30

35.71

Arcus Road Roughland

0.24 POCKET

Natural and Semi-natural Urban Greenspace

Sites partially surveyed on the ground

No

14/08/2018 No access

11

13.10

Bell Green Pond

0.47 SMALL OS

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

19/07/2018 Open access

22

26.19

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

25/07/2018 Open access

41

48.81

Blackheath
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82.65 METROPOLITAN

Bridgehouse Meadows

3.26 LOCAL

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

Yes

03/07/2018 Open access

24

28.57

Brookmill Nature Reserve

0.40 SMALL OS

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

Yes

18/07/2018 Controlled access - Authorisation needed

26

30.95

Burnt Ash Pond Nature Reserve

0.13 POCKET

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

23/08/2018 Controlled access - Code

36

42.86

Chinbrook Roughland

0.32 POCKET

Natural and Semi-natural Urban Greenspace

Sites partially surveyed on the ground

No

22/08/2018 No access

12

14.29

Dacres Wood Nature Reserve

0.82 SMALL OS

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

21/08/2018 Controlled access - Code

36

42.86

Devonshire Road Nature Reserve

2.17 LOCAL

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

08/08/2018 Controlled access - Code

51

60.71

Downham Woodland Walk Nature Reserve

3.70 LOCAL

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

28/08/2018 Open access

29

34.52

Former Lower Sydenham Station Allotments

0.31 POCKET

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

07/08/2018 Open access

18

21.43
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Garthorne Road Nature Reserve

3.05 LOCAL

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

08/08/2018 Controlled access - Code

29

34.52

Grove Park Nature Reserve

5.17 LOCAL

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

Open access to northern side (public nature reserve), southern
28/08/2018 side: controlled access -key

25

29.76

Hither Green Railway Triangle Nature Reserve

1.49 SMALL OS

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

23/08/2018 Controlled access - Key, supervised visit

26

30.95

Honor Oak Nature Reserve

0.22 POCKET

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

01/08/2018 No access

13

15.48

Horniman Nature Trail

1.79 SMALL OS

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

20/09/2018 Restricted access

28

33.33

Iona Close Orchard

0.30 POCKET

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

Yes

12/07/2018 Restricted access

34

40.48

New Cross Gate Cutting Nature Reserve

4.19 LOCAL

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

Yes

17/07/2018 Controlled access

32

38.10

Peter Pan’s Pool

0.33 POCKET

Natural and Semi-natural Urban Greenspace

Sites assessed from aerial photography only

No

21/09/2018 No access

19

22.62

Pool River Open Space

6.44 LOCAL

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

Yes

19/07/2018 Open access

44

52.38

St Matthew Academy Forest School

0.18 POCKET

Natural and Semi-natural Urban Greenspace

Sites partially surveyed on the ground

No

26/07/2018 Controlled access: Authorisation needed

35

41.67

Sue Godfrey Nature Park

0.59 SMALL OS

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

Yes

24/07/2018 Open access

27

32.14

Sydenham Cottages Nature Reserve

0.54 SMALL OS

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

No

22/08/2018 Open access

9

10.71

Vineries Nature Reserve

0.66 SMALL OS

Natural and Semi-natural Urban Greenspace

Sites fully surveyed on the ground

Yes

19/07/2018 Open access - via Pool River Open Space

22

26.19

Bellingham Bowling Club

0.72 SMALL OS

Outdoor Sports Facilities

Sites assessed from aerial photography only

No

21/09/2018 Controlled access

38

40.43

Bellingham Leisure and Lifestyle Centre

4.53 LOCAL

Outdoor Sports Facilities

Sites fully surveyed on the ground

No

15/08/2018 Controlled access

41

43.62

Blackheath Hockey Club

2.04 LOCAL

Outdoor Sports Facilities

Sites assessed from aerial photography only

No

21/09/2018 Controlled access

30

31.91

Bridge Leisure Centre East

0.82 SMALL OS

Outdoor Sports Facilities

Sites fully surveyed on the ground

No

15/08/2018 Controlled access

33

35.11

Bridge Leisure Centre West

2.75 LOCAL

Outdoor Sports Facilities

Sites assessed from aerial photography only

No

21/09/2018 Controlled access

33

35.11

Catford Wanderers Sports Club

2.71 LOCAL

Outdoor Sports Facilities

Sites fully surveyed on the ground

No

29/08/2018 Controlled access

44

46.81

Deptford Green School

1.25 SMALL OS

Outdoor Sports Facilities

Sites assessed from aerial photography only

Yes

14/09/2018 Controlled access

49

52.13

Downham Playing Fields

8.08 LOCAL

Outdoor Sports Facilities

Sites fully surveyed on the ground

No

14/08/2018 Open access

26

27.66

Elm Lane Sports Ground

2.83 LOCAL

Outdoor Sports Facilities

Sites fully surveyed on the ground

No

15/08/2018 Controlled access

26

27.66

Firhill Road Playing Fields

3.47 LOCAL

Outdoor Sports Facilities

Sites fully surveyed on the ground

No

19/07/2018 Restricted access

38

40.43

Forest Hill Bowls Club

0.39 POCKET

Outdoor Sports Facilities

Sites assessed from aerial photography only

No

21/09/2018 Controlled access

32

34.04

Guys Hospital Sports Ground

5.83 LOCAL

Outdoor Sports Facilities

Sites partially surveyed on the ground

No

30/07/2018 Controlled access

43

45.74

Haberdashers’ Aske’s Knights Academy

1.56 SMALL OS

Outdoor Sports Facilities

Sites assessed from aerial photography only

No

14/09/2018 Controlled access

44

46.81

Ladywell Arena

2.17 LOCAL

Outdoor Sports Facilities

Sites fully surveyed on the ground

Yes

05/07/2018 Restricted access

36

38.30

Millwall Football Club Training Ground

7.40 LOCAL

Outdoor Sports Facilities

Sites partially surveyed on the ground

No

20/09/2018 Controlled access

28

29.79

Prendergast Girls School Fields

3.71 LOCAL

Outdoor Sports Facilities

Sites assessed from aerial photography only

No

13/09/2018 Controlled access - Authorisation needed

31

32.98

Rutland Walk Sports Club

2.21 LOCAL

Outdoor Sports Facilities

Sites fully surveyed on the ground

No

07/08/2018 Controlled access

30

31.91

Sedgehill School Sports Ground

2.78 LOCAL

Outdoor Sports Facilities

Sites fully surveyed on the ground

No

29/08/2018 Controlled access - Authorisation needed

45

47.87

St Dunstan’s College Sports Ground

4.18 LOCAL

Outdoor Sports Facilities

Sites fully surveyed on the ground

Yes

12/07/2018 Controlled access

44

46.81

St Matthew Academy

1.54 SMALL OS

Outdoor Sports Facilities

Sites partially surveyed on the ground

No

14/09/2018 Controlled access

50

53.19

St. Dunstan’s College, Jubilee Ground

7.89 LOCAL

Outdoor Sports Facilities

Sites fully surveyed on the ground

Yes

19/07/2018 Controlled access

43

45.74

Ten-Em-Bee Sports Club

2.66 LOCAL

Outdoor Sports Facilities

Sites assessed from aerial photography only

No

14/09/2018 Controlled access - Authorisation needed

40

42.55

The Healthy Lifestyle Centre (Abbothsall
Road)

1.24 SMALL OS

Outdoor Sports Facilities

Sites fully surveyed on the ground

No

09/08/2018 Controlled access

51

54.26

Whitefoot Lane Recreation Ground

7.02 LOCAL

Outdoor Sports Facilities

Sites fully surveyed on the ground

No

28/08/2018 Controlled access - Key

28

29.79

Albion Millenium Green

0.73 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

No

08/08/2018 Open access

26

27.66

0.99 SMALL OS

Baxter’s Fields

Parks and Gardens

Sites fully surveyed on the ground

No

21/08/2018 Open access

32

34.04

Beckenham Place Park

70.26 METROPOLITAN

Parks and Gardens

Sites fully surveyed on the ground

No

16/08/2018 Restricted access

54

57.45

Beckenham Place Park Common and Summerhouse Fields

25.49 DISTRICT

Parks and Gardens

Sites fully surveyed on the ground

No

16/08/2018 Restricted access

39

41.49

0.91 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

No

15/08/2018 Open access

47

50.00

Blythe Hill Fields

7.07 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

30/07/2018 Open access

45

47.87
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49

Site Name

Typology

PPG17

Surveying Method

Date of
Survey

Site Access

Total %

Broadway Fields

0.72 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

Yes

17/07/2018 Open access

28

29.79

Brookmill Park

2.71 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

Yes

18/07/2018 Restricted access

53

56.38

10.95 LOCAL

Chinbrook Meadows (Lewisham)

Parks and Gardens

Sites fully surveyed on the ground

No

22/08/2018 Restricted access

62

65.96

Cornmill Gardens

1.38 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

Yes

05/07/2018 Open access

51

54.26

Deptford Memorial Gardens

0.35 POCKET

Parks and Gardens

Sites fully surveyed on the ground

Yes

17/07/2018 Open access

23

24.47

Deptford Park

7.00 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

Yes

03/07/2018 Open access

49

52.13

12.79 LOCAL

Durham Hill

Parks and Gardens

Sites fully surveyed on the ground

No

28/08/2018 Open access

25

26.60

Eckington Gardens

0.89 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

Yes

03/07/2018 Open access

43

45.74

Edith Nesbitt Gardens

0.56 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

No

26/07/2018 Open access

36

38.30

Evelyn Green

1.19 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

Yes

04/07/2018 Open access

30

31.91

Ferranti Park

0.23 POCKET

Parks and Gardens

Sites fully surveyed on the ground

Yes

24/07/2018 Open access

41

43.62

Folkestone Gardens

2.51 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

Yes

03/07/2018 Open access

41

43.62

Fordham Park

3.51 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

Yes

04/07/2018 Open access

49

52.13

16.77 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

09/08/2018 Open access

40

42.55

Forster Memorial Park
Friendly Gardens (Lewisham)

1.43 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

Yes

17/07/2018 Open access

16

17.02

Hatcham gardens

0.24 POCKET

Parks and Gardens

Sites fully surveyed on the ground

Yes

17/07/2018 Open access

32

34.04

18.98 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

30/07/2018 Open access

54

57.45

2.96 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

02/08/2018 Open access

42

44.68

Hilly Fields (Lewisham)
Home Park
Horniman Museum And Gardens
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Area_Ha

Within
Opportunity
Area?

6.09 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

20/09/2018 Restricted access

64

68.09

Ladywell Fields

16.23 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

Yes

05/07/2018 Open access

68

72.34

Lewisham Park

4.13 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

Yes

11/07/2018 Restricted access

44

46.81

Lewisham War Memorial Gardens

0.50 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

Yes

11/07/2018 Open access

19

20.21

Lewisham Way

0.06 POCKET

Parks and Gardens

Sites fully surveyed on the ground

Yes

17/07/2018 Open access

26

27.66

Lower and Upper Pepys Park

3.03 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

Yes

03/07/2018 Open access

49

52.13

Luxmore Gardens

0.41 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

Yes

17/07/2018 Restricted access

23

24.47

Manor House Gardens

3.92 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

26/07/2018 Restricted access

60

63.83

Manor Park (Lewisham)

1.35 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

No

12/07/2018 Restricted access

59

62.77

Margaret McMillan Park (Lewisham)

1.24 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

Yes

24/07/2018 Open access

43

45.74

Mayow Park

7.09 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

02/08/2018 Restricted access

61

64.89

Mountsfield Park

13.37 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

23/08/2018 Restricted access

56

59.57

Northbrook Park

3.78 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

23/08/2018 Restricted access

49

52.13

Peter Pan’s Park

0.37 POCKET

Parks and Gardens

Sites fully surveyed on the ground

No

14/08/2018 Open access

30

31.91

Ravensbourne Park Gardens

0.84 SMALL OS

Parks and Gardens

Sites assessed from aerial photography only

Yes

12/07/2018 Open access

35

37.23

Riverdale Sculpture Park

0.26 POCKET

Parks and Gardens

Sites fully surveyed on the ground

Yes

05/07/2018 Open access

11

11.70

Riverview Walk

3.36 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

19/07/2018 Open access

40

42.55

Sayes Court Park

1.12 SMALL OS

Parks and Gardens

Sites fully surveyed on the ground

Yes

24/07/2018 Restricted access

44

46.81

Southend Park

2.73 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

07/08/2018 Open access

38

40.43

Sydenham Wells Park

8.15 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

30/08/2018 Restricted access

58

61.70

Telegraph Hill Park

4.16 LOCAL

Parks and Gardens

Sites fully surveyed on the ground

No

18/07/2018 Restricted access

54

57.45

Westbourne Drive Enclosure

0.31 POCKET

Parks and Gardens

Sites fully surveyed on the ground

No

02/08/2018 Open access

15

15.96

Wickham Gardens

0.07 POCKET

Parks and Gardens

Sites fully surveyed on the ground

No

30/07/2018 Open access

23

24.47
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APPENDIX 3

QUALITY ASSESSMENT CRITERIA

Code

Criteria

Description

Poor

Excellent

Code

Criteria

Description

Poor

Excellent

I1

Rubbish/dog
waste bins

Quality and provision of
dog waste and rubbish
bins

Very few rubbish or dog
waste bins provided

Plenty of rubbish and dog
waste bins, dispersed
throughout the site

C1

Litter

Presence of litter

Visible and abundant

No evidence of litter

C2

Dog fouling

Presence of dog fouling

Visual and abundant

No evidence of dog fouling

I2

Seating

Condition, dispersal and
amount provided

Little/no seating provided

Plenty of seating options
provided in a variety of
areas, maintained well

C3

Vandalism

Tagging/graffiti, evidence
of broken equipment,
fences etc.

I4

Toilets

Condition and amount of
facilities provided

No/few toilets provided,
and to a very low standard

An appropriate amount of
well-maintained facilities

Visual evidence of tagNo evidence of tagging/
ging/graffiti, evidence of
graffiti or broken equipbroken equipment, fences ment
etc.

C4

Grassland management

I5

Cycle racks

Condition, placement and
amount provided

No/few cycle racks provid- Plenty of well-maintained
ed, in bad condition
cycle racks, in key positions

Standard of upkeep of
short mown or mature
meadow grasslands

Minimal evidence of grass Evidence of regular grass
cutting presenting a necutting with clear differenglected appearance
tiation between short and
long grass areas

I6

Fountains and
water features

Condition and provision of Fountains/water features
fountains/water features
in poor condition

Evidence of water features
in use and/or regular maintenance

C5

Shrub/hedge
management

Standard of upkeep of
shrubs and hedges

Evidence of regular trimming/pruning, hedges/
shrubs appear well maintained

I7

Walking surfaces and paths

Condition of path surface
treatment

Visible damage to pathways (broken surfaces,
eroded in parts, subgrade
exposed, pot holes etc.)

No sign of damage, surfaces are consistent and
well-maintained

Minimal evidence of
hedge trimming/hedges
left to overgrow presenting a neglected appearance

Code

Criteria

Description

Poor

Excellent

M1

Maps/notice
boards

Quality and provision of
appropriate and wellmaintained maps/notice
boards

Minimal/no maps or notice boards

Maps and noticeboards
helpfully located in key
positions, with relevant information, maintained well

M2

Signage/way
finding

Quality and provision of
appropriate and wellmaintained signage

Minimal/no signage, no
clear sight lines, layout is
confusing

Coherent signage throughout site, located where
needed, maintained well

M3

Interpretation

Quality and provision of
informative signs (history
of the site, descriptions of
natural elements etc)

Little/no interpretation
included

Information provided
where necessary, which
adds value to and understanding of the site

Code

Criteria

Description

Poor

Excellent

W1

Clear points of
entry

Visibly structured and
well-maintained points of
entry

Multiple points of informal entry

Distinct entrances which
may be marked with signs,
orientation maps, lighting
and other features

W2

Safety and secu- Obvious CCTV cameras/
rity/CCTV
signage, sense of safety
within the site

No evidence of CCTV
cameras or signage,
evidence of anti-social behaviour, confined spaces
with no escape, no clear
sight lines

Visual evidence of CCTV
cameras, with appropriate
signage, a staff presence,
clear sight lines

W3

Inclusive access
standards

Condition and amount of
inclusive access options
provided (ramps, handrails, direction towards
alternative routes etc.)

No inclusive access provided, steep gradients
without an alternative
option

Disabled access options
provided where ever
necessary, communication of gradients, inclusive
features displayed (e.g.
multi-lingual or brail options on signage)

W4

Community
engagement

Evidence of engagement: Little or no evidence of
community notice boards, community use, no notice
advertisements for events, boards
user groups,

Well used and maintained,
up to date community notice boards located in key
positions, with evidence of
activities suggesting community involvement

W5

Tranquillity

Atmosphere/experience
of the site, ability to escape noise, calm environment

Site is calm and peaceful
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Site is noisy (close to over
ground, main road etc)
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APPENDIX 4 GiGL AREAS OF DEFICIENCY MAPS
APPENDIX 4.1
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APPENDIX 4.2
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APPENDIX 4.3
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APPENDIX 4.4
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APPENDIX 4.5
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APPENDIX 4.6
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11
MAPPING

MAP LIST
1. All Sites Surveyed

30. Quality Assessment Scores (Borough Wide)

2. PPG17 (Borough Wide)

31. Quality Assessment Scores Central Sub-Area

3. Public Accessibility

32. Quality Assessment Scores North Sub-Area

4. Sub Regional Context Map

33. Quality Assessment Scores East Sub-Area

5. Sub-Areas Map (Borough Wide)

34. Quality Assessment Scores South Sub-Area

6. Parks Typology (Borough Wide)

35. Quality Assessment Scores West Sub-Area

7. Parks Typology (Metropolitan and Regional)

36. Quality Assessment Scores Opportunity Area

8. Parks Typology (District)
9. Parks Typology (Local)
10. Central Sub-Area PPG17 Map
11. North Sub-Area PPG17 Map
12. East Sub-Area PPG17 Map
13. South Sub-Area PPG17 Map
14. West Sub-Area PPG17 Map
15. Opportunity Area PPG17 Map
16. Planning Designation Map (Borough Wide)
17. SINC Map and Catchment (Borough Wide)
18. SMINC and SBINC Grade I and II + Catchment Area
19. Proposed Sites for MOL Protection
20. Play Provision -LAPs (Borough Wide)
21. Play Provision -LEAPs (Borough Wide)
22. Play Provision -NEAPs (Borough Wide)
23. Play Provision (Borough Wide)
24. Area of Deficiency for Publicly Accessible SMINC and SBINC
25. Area of Deficiency for Publicly Accessible Metropolitan Parks
26. Area of Deficiency for Publicly Accessible District Parks
27. Area of Deficiency for Publicly Accessible Local Parks
28. Area of Deficiency for All Publicly Accessible Parks
29. Area of Deficiency for PLAY Sites
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CANARY WHARF

MAP 01

GENERAL NOTES:
1. DO NOT SCALE FROM THIS DRAWING, DIMENSIONS GOVERN.
2. ALL DIMENSIONS ARE IN METRES UNLESS NOTED OTHERWISE.
3. ALL DIMENSIONS SHALL BE VERIFIED ON SITE BEFORE
PROCEEDING WITH THE WORK.
4. JON SHEAFF AND ASSOCIATES SHALL BE NOTIFIED IN WRITING
OF ANY DISCREPANCIES.
5. ALL DIMENSIONS ARE NOMINAL DIMENSIONS.
6. JON SHEAFF AND ASSOCIATES ACCEPT NO LIABILITY FOR ANY
EXPENSE LOSS OR DAMAGE OF WHATEVER NATURE AND
HOWEVER ARISING FROM ANY VARIATION MADE TO THIS DRAWING
OR IN THE EXECUTION OF THE WORK TO WHICH HAS NOT BEEN
REFERRED TO THEM AND PRIOR APPROVAL OBTAINED.
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MAP 02

GENERAL NOTES:
1. DO NOT SCALE FROM THIS DRAWING, DIMENSIONS GOVERN.
2. ALL DIMENSIONS ARE IN METRES UNLESS NOTED OTHERWISE.
3. ALL DIMENSIONS SHALL BE VERIFIED ON SITE BEFORE
PROCEEDING WITH THE WORK.
4. JON SHEAFF AND ASSOCIATES SHALL BE NOTIFIED IN WRITING
OF ANY DISCREPANCIES.
5. ALL DIMENSIONS ARE NOMINAL DIMENSIONS.
6. JON SHEAFF AND ASSOCIATES ACCEPT NO LIABILITY FOR ANY
EXPENSE LOSS OR DAMAGE OF WHATEVER NATURE AND
HOWEVER ARISING FROM ANY VARIATION MADE TO THIS DRAWING
OR IN THE EXECUTION OF THE WORK TO WHICH HAS NOT BEEN
REFERRED TO THEM AND PRIOR APPROVAL OBTAINED.
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CANARY WHARF

MAP 03

GENERAL NOTES:
1. DO NOT SCALE FROM THIS DRAWING, DIMENSIONS GOVERN.
2. ALL DIMENSIONS ARE IN METRES UNLESS NOTED OTHERWISE.
3. ALL DIMENSIONS SHALL BE VERIFIED ON SITE BEFORE
PROCEEDING WITH THE WORK.
4. JON SHEAFF AND ASSOCIATES SHALL BE NOTIFIED IN WRITING
OF ANY DISCREPANCIES.
5. ALL DIMENSIONS ARE NOMINAL DIMENSIONS.
6. JON SHEAFF AND ASSOCIATES ACCEPT NO LIABILITY FOR ANY
EXPENSE LOSS OR DAMAGE OF WHATEVER NATURE AND
HOWEVER ARISING FROM ANY VARIATION MADE TO THIS DRAWING
OR IN THE EXECUTION OF THE WORK TO WHICH HAS NOT BEEN
REFERRED TO THEM AND PRIOR APPROVAL OBTAINED.
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3. ALL DIMENSIONS SHALL BE VERIFIED ON SITE BEFORE
PROCEEDING WITH THE WORK.
4. JON SHEAFF AND ASSOCIATES SHALL BE NOTIFIED IN WRITING
OF ANY DISCREPANCIES.
5. ALL DIMENSIONS ARE NOMINAL DIMENSIONS.
6. JON SHEAFF AND ASSOCIATES ACCEPT NO LIABILITY FOR ANY
EXPENSE LOSS OR DAMAGE OF WHATEVER NATURE AND
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OR IN THE EXECUTION OF THE WORK TO WHICH HAS NOT BEEN
REFERRED TO THEM AND PRIOR APPROVAL OBTAINED.
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MAP 05
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