
Committee STRATEGIC PLANNING COMMITTEE
Report Title Former Catford Greyhound Stadium, Adenmore Road SE6 4RH
Ward Rushey Green
Contributors Suzanne White
Class PART 1 22 March 2016

Reg. Nos. DC/15/94002

Application dated 07.10.2015 

Applicant bptw on behalf of Barratts London

Proposal Erection of a part 5/part 19 storey building to provide 92 
residential units and 390sqm of flexible retail/commercial 
space (Use Classes A1/A2/A3/A4 & B1), and the creation 
of a public plaza between Catford and Catford Bridge 
stations, together with landscaping and other public realm 
works, cycle and refuse storage and associated works at 
Adenmore Road, Catford SE6. 

Applicant’s Plan Nos. 2033-A-A-001 Rev P4; 2033-A-A-L-002 Rev P4; 2033-A-
A-L-100 Rev P8; 2033-A-A-L-101 Rev P8; 2033-A-A-L-
104 Rev P8; 2033-A-A-L-105 Rev P8;, 2033-A-A-L-116 
Rev P8; 2033-A-A-L-117 Rev P7; 2033-A-A-L-118 Rev 
P8; 2033-A-A-L-119 Rev P8; 2033-A-A-L-200 Rev P3;, 
2033-A-A-L-201 Rev P3; 2033-A-A-L-202 Rev P3; 2033-
A-A-L-203 Rev P3; 2033-A-A-L-250 Rev P1; 033-A-A-L-
251 Rev P1; 033-A-A-L-252 Rev P1; 033-A-A-L-253 Rev 
P1; 2033-A-A-L-300 Rev P4; 2033-A-A-L-301 Rev P4; 
2033-A-A-A-400 Rev P1; 2033-A-A-A-401 Rev P1; 2033-
A-A-A-402 Rev P1; 2033-A-A-A-450 Rev P2; 2033-A-A-A-
451 Rev P2; 2033-A-A-A-452 Rev P2; TOWN554(08) 
5201 R00; TOWN554(08) 5101 R01; TOWN554(08) 7101 
R00; TOWN554(08) 5011 R06; DFCP 2697 TPP Rev E; 
Arboricultural Impact Assessment (DF Clark Bionomique 
Ltd, October 2015); Access Statement (David Bonnett 
Associates, October 2015); Daylight Sunlight Report 
(EB7, October 2015); Energy Statement (BBS 
Environmental, October 2015); External Building Fabric 
Report (RBA Acoustics, October 2015); Flood Risk 
Assessment and Drainage Strategy (WYG, October 
2015); Plant Noise Assessment (RBA Acoustics, July 
2015); Sustainability Statement (BBS Environmental, 
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Background Papers (1) Case File  LE/943/A/TP
(2) Local Development Framework Documents
(3) The London Plan

Designation Green Corridor, Waterlink Way

EIA Screening A Screening Opinion was issued on 17 August 2015 
confirming that an Environmental Statement was required.

1.0 Property/Site Description  

Introduction

1.1 The site is around 0.75 hectares and forms part of the wider site of the former 
Catford Greyhound Stadium and car park (4.26ha), between Catford and Catford 
Bridge railway stations and the South Circular (A202). 

Masterplan Site

1.2 The site was in operation as a greyhound racing track from 1932 until it closed on 
5th November 2003. The site, which is now known as ‘Catford Green, has been 
cleared for residential development in relation to planning permission 
DC/07/67276 (as amended). Construction began on Catford Green in April 2014 
and is phased south to north, with the exception of the application site, located 



between the stations. Phase 1 of the redevelopment, comprising 250 units, has 
been completed and occupied. Works are ongoing for Phase 2. The site is 
accessed from Adenmore Road, via Westdown Road. Adenmore Road is to be 
extended north to form an adopted spine road through the masterplan.

Application Site

1.3 The site is currently occupied by the marketing suite and construction 
headquarters for the wider site redevelopment.

1.4 The application site has consent under the masterplan for the wider site for a 
block, known as ‘Block A’, which would constitute Phase 3 of the  redevelopment. 
According to the submitted documents, work is due to commence on this site in 
May 2016.

1.5 The River Ravensbourne runs through the site, entering in the south east corner 
and passing diagonally north before exiting just north of Westdown Road under 
the railway arch. The River Ravensbourne is designated a Green Corridor, as are 
the railway corridors on the east and west boundaries of the site. 

1.6 The main vehicular access is from Adenmore Road, via either Westdown Road or 
Ravensbourne Park. 

1.7 The site has a PTAL rating of 6a ‘Excellent’, based on a scale of 1-6 with 6 being 
the highest. Catford and Catford Bridge Stations are located immediately adjacent 
to the site to the east and west. Bus routes located along the South Circular 
linking the site to Catford, Forest Hill, Lewisham, Sydenham and other town 
centres. The site is therefore considered to have an excellent level of public 
transport accessibility.

1.8 The area is mixed in character. The buildings of Catford Station and the railway 
line border the site to the east, beyond which are properties on Doggett Road 
which comprise of two and three-storey residential terraced dwellings and the 
locally listed Catford Bridge Tavern. Further east is Catford Town Centre, with 
buildings ranging up to 10 storeys in height. The Broadway Theatre in Catford 
Town Centre is Grade II listed.

1.9 Approximately 350m to the north east, on Doggett Road, is the Grade II Listed 
Holbeach School building and boundary walls. Immediately south west is Catford 
Station, with the Sevenoaks railway line running along the western boundary of 
the site, beyond which are residential properties in Renshaw Close, 
Ravensbourne Park and Westdown Road. 60 and 62 Ravensbourne Park are 
Grade II listed. St Dunstan’s College sits further west, of which the main school 
building and dining hall are locally listed.

1.10 Further to the south west is the commercial parade of Catford Road with 
residential above. Directly south is the South Circular, raised over the Hayes 
railway line, and beyond it the large format retail stores of Wickes and Halfords.

1.11 To the south east is St Dunstan’s Jubilee Grounds, which is designated 
Metropolitan Open Land (MOL). The Culverley Green Conservation Area covers a 
large portion of the playing fields and extends to the south east.



1.12 To the north, the site is bounded by Westdown Road, near its junction with 
Adenmore Road, beyond which are the recently completed blocks of the 
consented masterplan, which vary in height from 4 to 8 storeys. Further north is 
the Phase 2 construction area and beyond that is the middle field of Ladywell 
Fields. To the north west is the south field of Ladywell Fields. The park is 
designated as Metropolitan Open Land (MOL).

1.13 The site is low lying in relation to the surrounding area, with a spot height of +18 
AOD. The land to the west rises rising significantly, with Blythe Hill at +55 AOD. 
Mountsfield Park to the east sits at +36 AOD, while Catford Town Centre is at +22 
AOD. 

1.14 The Waterlink Way is a designated cycle route (Route 21) and path. It follows the 
River Ravensbourne from the Wickes car park south of the South Circular via an 
underpass next to the Hayes railway line. The route then follows Adenmore Road, 
leaving the site for Ladywell Fields via an underpass under the railway 
embankment. It links the site to Bell Green to the south and to Lewisham Town 
Centre and the Thames to the north.

1.15 The site is not located within a Conservation Area or Archaeological Priority Area. 
Most of the site is located within Flood Zone 1, with part along the eastern 
boundar in Flood Zones 2 and 3. There are a number of mature trees on site, 
located along the river bank and on Adenmore Road.

1.16 There are two main sewers running beneath the site, for which Thames Water 
require a 6-12 metre wide easement zones. Network Rail, who own the railway 
tracks to the east and the west of the site, require a 2 metre easement zone from 
the railway land and banks. The Environment Agency require an 8 metre 
easement from the River Ravensbourne. 

2.0 Planning History

2.1 DC/07/67276 – Full planning permission was granted following the completion of a 
Section 106 Agreement and approval at Strategic committee on the 16th October 
2008. The approval was for the redevelopment of the Former Catford Greyhound 
Stadium. It included the stopping up of Adenmore Road to create a pedestrianised 
area between Catford and Catford Bridge Stations along with the naturalisation of 
the River Ravensbourne in this area and the extension of Adenmore Road through 
the site which would remain an adopted road. Along this road 13 buildings would 
be erected with Block A at the southern end of the site which would have 508 m² 
of Class A1/A2/B1 retail/commercial floorspace at ground floor level and would be 
the tallest building on site at 9 storeys high and part of phase 1 along with Blocks 
B/C (7 storeys), D/E (4 storeys) and K (4 storeys). Block K would have a 298 m² 
community centre in the ground floor. Next to block K a pedestrian footbridge that 
would cross the railway tracks and land in Doggett Road near Holbeach Primary 
School would be built. Phase 2 would comprise of Blocks M/N/O/P (4 storeys), 
F/G (4 storeys), H/J (4 storeys), R/S (4 storeys), T (6 storeys), U (7 storeys), 
V/W/Y (4 storeys), L (4 storeys) and the energy centre including the CHP plant 
and biomass boiler. Across the site 589 residential units 216 one bedroom and 
311 two bedroom self-contained flats; 39 three bedroom and 23 four bedroom 
houses/maisonettes would be created. An electricity sub-station, bin stores, 649 
cycle spaces and 248 car parking spaces would be provided. The whole site 



would be significantly landscaped in connection with these works. GRANTED 30 
JANUARY 2009.

2.2 DC/11/78972 – Non-material amendment approved in respect of altering the 
compliance trigger for Conditions (8) External Appearance, (17) Air Pollution, (18) 
Environmental Management Plan, 20(ii) Sound Insulation, 21(i)&(ii) Noise 
pollution, 23(a) Demolition of existing buildings, (25) Surface Water and (33) 
Removal of Invasive Species attached to DC/07/67276. GRANTED 12 JANUARY 
2012.

2.3 DC/13/84793 – Non-material amendment approved for variation of the wording of 
Condition(s) (13) Lighting, (20) Noise Insulation, (21) Plant Noise - Residential, 
(22) Plant Noise - Commercial attached to planning permission (DC/07/67276) to 
change triggers. GRANTED 8 JANUARY 2013.

2.4 DC/13/84744 – A Section 73 of the Town and Country Planning Act 1990 
application for minor material amendment in connection with the variation of 
condition(s) (4) (16) (17) and (25) of the planning permission (DC/07/67276) in 
order to allow works of demolition, site clearance and foundation construction. 
GRANTED 4 MARCH 2014.

2.5 DC/13/84895 - A Section 73 of the Town and Country Planning Act 1990 
application for a minor material amendment to planning permission (DC/07/67276) 
was approved. The proposed changes include both minor amendments to the site 
layout and the appearance, massing and layout of the individual blocks. 
GRANTED 4 MARCH 2014. It is this scheme that is currently being built out.

2.6 DC/14/89198 – An application for planning permission was submitted for the 
retention of a two storey building with external terrace as a show flat (for a period 
of 3 years), together with associated landscaping, provision of 12 car parking 
spaces and access at Catford Green (Catford Stadium) Adenmore Road. 
GRANTED 21 APRIL 2015.

2.7 DC/15/92386 – A Screening Opinion was sought under Regulation 5 of the Town 
and Country Planning (Environmental Impact Assessment) Regulations 2011, as 
amended, in respect of the construction of a building of part 5 part 19 storeys to 
provide 92 residential units and approximately 340sqm GIA commercial space, 
with associated plant, cycle and refuse storage and landscaping. Screening 
Opinion issued 17th August 2016 stating that an Environmental Statement was 
required.

2.8 DC/15/93128 – The construction of a 7 storey building and an 8 storey building to 
provide 179 residential units (4x studio apartments; 63x one bedroom; 96x two 
bedroom; 15x three bedroom; 1x four bedroom), together with landscaping, public 
realm, car and cycle parking, refuse storage and associated works at Block T & U, 
Catford Greyhound Stadium, Adenmore Road SE6. Resolution to grant made 21st 
January 2016, subject to S106. 

2.9 DC/15/93227 – An application for planning permission was submitted for the 
construction of a replacement pedestrian footbridge incorporating lifts over the 
railway line between the site of the former Catford Greyhound Stadium, Adenmore 
Road and Doggett Road, Catford SE6, together with landscaping and associated 
works. This application is due to be determined at this committee meeting.



3.0 Current Planning Applications

The Proposal

3.1 Planning permission is sought for the construction of a part 5/part 19 storey 
building to provide 92 residential units (29x one bedroom; 62x two bedroom; 1x 
three bedroom) and 390sqm commercial space (Class A1/A2/A3 & B1) together 
with landscaping, public realm, refuse storage and associated works. 

3.2 As noted above, there is a consented building for this site as part of the approved 
masterplan DC/07/67276 (as amended). This new full application relates to a new 
design approach for the site which would replace the consented block. The 
proposal would maintain the same number of residential units, though with a 
slightly amended mix (detailed in Section 6), and would involve a reduction in 
commercial space from 508sqm. The residential units are proposed as 100% 
private, in common with the consented block. The overall site’s affordable housing 
requirement has already been provided.

3.3 The building footprint would be 825m2, a reduction of 30% from the consented 
scheme of 1,183m2.

3.4 The building would comprise two elements; a podium of 5 storeys and a tower 
element of 19 storeys. This represents an increase in height compared to the 
consented scheme which was part 4/part 8/part 6 storeys. The consented scheme 
included an enclosed roof terrace with 2 metre high screening which gives the 
appearance of a ninth storey. 

3.5 The ground floor includes two commercial units, one of 283m² NIA, accessed from 
the proposed public square, and a second of 95m² NIA, accessed from the east 
elevation adjacent to the residential entrance. The remainder of the ground floor is 
comprised of a residential lobby, refuse and recycling store and plant room.

3.6 Floors 1-3 are arranged as 11 units around a core, while 10 units share a core on 
level 4. The upper levels of the tower are arranged as four 2bed units around a 
central core. This is reflected in the façade treatment, which is arranged as a 
series of double height modules with inset balconies on each corner. The top of 
the tower is stepped, with a maximum height of 19 storeys on the south east 
corner, 18 on the north east and 17 on the west elevation. All units are provided 
with external amenity space in the form of an inset balcony.

3.7 The roof of the podium would provide communal amenity and play space of 
277m², accessible to all residents. This would be set back from the roof parapet 
and surrounded by a biodiverse living roof of 212 m². An additional roof top garden 
of 68m² is proposed at level 16. 

3.8 The principle building material is proposed to be brick, together with metal 
spandrel panels. The application as originally submitted indicated a light grey 
brick, though more recent visualisations submitted indicate a varied light brown 
colour brick. 

3.9 The application site includes significant areas of public realm. In common with the 
consented scheme, Adenmore Road would be largely pedestrianised, the River 
Ravensbourne would be naturalised and a new pedestrian route (varying between 
2.5m-4.3m in width) would be created along the west side of the river bank. In 



addition, along both sides of the river, new seating would be installed. The 
proposed scheme includes two additional areas of public realm, to the north and 
south, which are derived from the reduced footprint of the building. To the north, is 
a landscaped garden, while to the south is an enlarged public square between 
Catford and Catford Bridge Stations.

3.10 Naturalisation works are proposed to the portion of the River Ravensbourne that 
runs through the site, as per the consented scheme. The existing concrete culvert 
would be maintained, various enhancements are made. In channel works would 
be carried out consisting of diagonally set timber baulks secured in the river to 
create varying depth of gravel within the bed, which will be deposited with an 
average depth of 50mm. Timber fencing of European hardwood would be secured 
on the eastern bank of the culvert with wooden baskets containing native planting 
behind. On the western side of the bank an 8 metre wide sloping bank would be 
created, which would be planted with native meadow planting. A low gabion wall 
on top of the bank would demark the naturalised zone and the public space, as 
there would be no public access to the river at this point, given the depth of the 
river relative to street level.

3.11 The proposal does not include any vehicular parking on site, which is the same as 
the consented scheme. It is proposed that wheelchair users could access the 
existing 2 Blue Badge spaces on Westdown Road. 

3.12 Vehicular access to the site would be via Westdown Road and Adenmore Road, 
as per the consented scheme. 

3.13 Cycle parking for residential occupiers is provided in covered external stores 
located at ground floor level, on the western side of the building, accessed from a 
service passage and from the residential lobby. 

3.14 Refuse would be stored internally, accessed from the west, and moved to 
Westdown Road for collection via the service passage. Plant would also be 
located at ground floor level, accessed from the western side of the building.

3.15 Pedestrian access would be via Adenmore Road and Westdown Road. The 
residential entrance would be located on the eastern elevation of the building.

3.16 A summary table of the consented and proposed scheme is provided below:

Table [ 1 ]: Consented and Proposed Schemes

Consented Proposed

Height 4/8/6 storeys (28metres) 5/19 storeys (62.7 metres)

Footprint 1183 m² 825 m²

Footprint (inc 

service area)

1443.5 m² 1152.8 m²

Gross External Area 7,238 m² approx. 9,228m²

Net Internal Area 5,049 m² 6,521 m²



Supporting Documents 

3.17 The application is supported by plans, elevations, sections and bay studies for the 
proposed  building, landscape and public realm.

3.18 To sit alongside the drawings a number of descriptive, analytical and technical 
documents have also been provided.  These are summarised below.

a) Environmental Statement & Non-technical Summary

3.19 The statement was prepared by Aecom. It includes a review of the alternatives 
considered and an assessment of the scheme in respect of Townscape and Visual 
Impacts. It includes as an appendix a Townscape and Visual Assessment carried 
out by Greer Pritchard.

b) Design and Access Statement

3.20 This statement, prepared by Glenn Howells Architects, outlines the history and 
context of the site, including the consented schemes with amendments.

3.21 The statement then goes on to describe the design brief and the evolution of the 
development throughout the design stages.

Density 1,128hr/ha 1051hr/ha

Residential Units 92 92

Commercial 508 m² GEA 390 m² GEA (2 units)

Mix 23x1bed & 69x2bed 29x1bed, 62x2bed & 1x3bed

Tenure 100% Private 100% Private

Units to Mayoral 

standard

4% 100%

Dual aspect units 24% 85% 

Units per core 16 per core (upper) 

9 per core (lower)

11 (lower)

10 (4th floor)

4 (tower)

Wheelchair units 2 9

Lifetime homes N/A 100%

Vehicular parking 0 0

Cycle parking 92 159 secure + 13 external



3.22 The statement explains the proposal in design terms regarding the scale, 
massing, plan form, elevations, facade and architectural design, including 
materiality. Finally, condensed statements on sustainability, environmental 
considerations, visual assessment and access are provided.

c) Operational Waste and Recycling Management Strategy

3.23 The strategy prepared by AECOM outlines the proposal, the relevant legislation 
and planning policy before assessing the amount of waste generated and 
management strategy behind its collection.

d) Transport Assessment

3.24 The assessment was prepared by AECOM.

3.25 The assessment outlines the transport policies of the NPPF, London Plan and 
Lewisham LDF. It also outlines the existing public, pedestrian and cycle facilities 
together with the highway network and local facilities.

3.26 An assessment of the trip generation, the impact of construction traffic and the 
impact on the highway in general is also provided. An assessment of the car and 
cycle parking standards as measured against the London Plan is also provided.

3.27 The appendices of the assessment also include a Residential Travel Plan and 
draft Delivery and Servicing Plan.

e) External Building Fabric (Noise) Assessment and Plant Noise Assessment

3.28 The assessments were prepared by RBA Acoustics.

3.29 A noise survey was included within the External Building Fabric assessment, as 
well as the relevant Building Regulation codes and Lewisham standards in relation 
to internal noise levels. The assessment concludes that, on the noisiest façades 
overlooking Catford Road and the railway line, measures likely to be required 
include the provision of laminated double glazing in addition to mechanical 
ventilation systems.

3.30 The Plant Noise Assessment concludes that standard mitigation measures will be 
sufficient to ensure noise within residential rooms remain in line with national 
standards.

f) Sustainability Statement

3.31 The statement has been prepared by BBS Environmental. The document sets out 
the relevant regional and local planning policies together with changes to the 
national policy surrounding Code for Sustainable Homes.

3.32 Included as appendices to the statement are the completed sustainability 
monitoring form, which outlines the reduction in emissions proposed as well as 
other sustainability measures, and a BREEAM Pre-assessment in respect of the 
commercial space which indicates a BREEAM score of ‘Very Good’. A 
supplementary letter from BBS Environmental confirms that BREEAM ‘Excellent’ 
can be achieved.

g) Energy Statement



3.33 The statement is prepared by BBS Environmental in response to the policies of 
the London Plan and also details Lewisham’s sustainability policies and changes 
to the national policy surrounding sustainability. It outlines the sustainability 
measures against the ‘lean, clean and green’ requirements and includes the 
savings from fabric efficiency, the CHP unit within the existing Energy Centre in 
the consented Block B and renewable energy options.

h) Wind and Microclimate Report

3.34 An assessment of pedestrian level wind and microclimate impacts was conducted 
by RWDI Consulting Engineers & Scientists.

3.35 The report concludes that, in the absence of landscaping, the proposed 
development and surrounding area generally records wind conditions ranging from 
acceptable for leisure walking use to acceptable for sitting use, during the windiest 
season. Mitigation in the form of landscaping, shelter over entrances and 
screening on some balconies is recommended.

i) Access Statement

3.36 The statement, prepared by David Bonnett Associates, assesses the development 
against the requirements of the national, regional and local policies, legislation 
and standards on equal access.

3.37 The statement concludes that all units will meet Lifetime Homes standards, 10% 
will meet the South East London Housing Partnership wheelchair design 
standards and all communal spaces will be fully accessible.

j) Air Quality Assessment

3.38 The assessment was prepared by WYG Planning & Environment Consultants. An 
updated report was submitted in December 2015 to respond to comments raised 
by the Environmental Health department in relation to non road mobile machinery 
emission monitoring.

3.39 The statement includes the calculations of the baseline standards and an 
assessment of the developments impact based on the relevant policies. It 
concludes that predicted long-term and short-term maximum concentrations for all 
modelled substances at all sensitive receptors and at every modelled elevation 
level were assessed to be below the national objectives for long-term and short-
term protection of human health and habitats.

k) Ecological Appraisal Report

3.40 The report prepared by the Environmental Dimension Partnership outlines the 
baseline findings of the ecology survey and the expected impact of the proposed 
development, together with possible mitigation measures.

3.41 An Extended Phase 1 Habitat Survey (an update ecological walkover survey) was 
conducted and found no recent evidence of statutorily protected species. 
Recommendations are made with respect to working methods, ecological 
enhancements and future monitoring, corresponding to the approved Landscape 
and Ecology Management Plan for the wider development.



l) Statement of Community Involvement

3.42 The statement prepared by Hardhat includes details of the community consultation 
involved as part of the proposed development of the application scheme and that 
related to the redesign of Blocks T & U at the Catford Greyhound Stadium. The 
Statement provides details of the pre-application consultation undertaken in 
respect of the proposal, including two public exhibitions (March & June 2015), 
meetings with stakeholders and a project website.

m) Daylight & Sunlight Report

3.43 The report was prepared by eb7. The report assesses the impact of the 
development on nearby properties in terms of daylight, sunlight and transient 
overshadowing. The report concludes that the proposal will have little effect on 
neighbouring buildings or the River Ravensbourne in terms of daylight, sunlight 
and overshadowing.

n) Land Contamination Statement

3.44 A short statement was prepared by RSA Geotechnics in which it outlined the 
development and its context in terms of contamination within the greater Catford 
Green redevelopment. The statement concludes that the proposed scheme would 
not necessitate any alteration to the remediation strategy approved in relation to 
the consented scheme.

o) Planning Statement

3.45 A planning statement was prepared by bptw. It provides a summary of the 
proposed development, discusses the policy context surrounding the scheme and 
sets out the benefits of the development in comparison to the consented scheme.

p) Public Realm Strategy and Landscaping Plan

3.46 The document has been prepared by Townshend Landscape Architects and 
outlines the design process, landscape masterplan, materials, species and 
play/amenity space within the scheme as well as a 5 year landscape maintenance 
plan.

q) Construction Method Statement

3.47 Prepared by Barratts London and details proposed hours of working, traffic 
management, vehicle restrictions, site environmental controls, noise, dust and 
vibration control and community liaison.

r) Flood Risk Assessment and Drainage Strategy

3.48 The strategy was prepared by WYG Planning & Environment Consultants.

3.49 The document outlines the existing context of the site, and assessment of the 
flood risk and measures to improve on-site drainage. It notes that the site lies 
mostly within Flood Zone 1, with parts of the eastern boundary within Flood Zones 
2 & 3. The site of the proposed building is entirely within Zone 1.

s) Arboricultural Impact Assessment



3.50 The assessment was prepared by D F Clark Bionomique.

3.51 The assessment includes a survey of the existing vegetation and proposes 
measures to protect retained trees. It notes that most of the trees for removal are 
low quality, though 4 limes of moderate quality are also proposed for removal.

t) External Lighting Design Statement

3.52 Prepared by Whitecode Design Associates and outlines the proposals compliance 
with Building Regulations and design of lighting within the approved scheme.

u) Financial Viability Assessment

3.53 The assessment was prepared by DS2 LLP and received by the Council on 11 
November 2015.

v) Baseline Television Signal Survey and Reception Impact Assessment

3.54 Prepared by GTech Surveys, the report includes a pre-construction signal survey 
and reception impact assessment undertaken to determine the potential effects on 
the local reception of television broadcast services from the proposed 
development. Potential impacts on the reception of analogue terrestrial television, 
digital terrestrial television (Freeview) and digital satellite television services (such 
as Freesat and Sky) are assessed.

w) Ventilation/Extraction Statement

3.55 The statement is prepared by Whitecode Design Consultants. 

3.56 In relation to the two proposed retail units, the statement outlines that ventilation 
for the smaller unit will exit at ground floor high level on the façade while 
ventilation for the larger unit will exit from the roof of the tower element.

x) Lighting Assessment 

3.57 The lighting assessment is prepared by Whitecode Design Consultants. 

3.58 It explains how the design of the lighting scheme has sought to minimise glare into 
surrounding  dwellings while illuminating the external areas as economically 
possible.

4.0 Consultation

4.1 This section outlines the consultation carried out by the applicant prior to 
submission and by the Council following the submission of the application and 
summarises the responses received.

Pre-Application Consultation (by applicant)

4.2 The applicant has submitted a Statement of Community Involvement (applicant’s 
SCI) which details the level of community consultation completed prior to the 
submission of the application.

4.3 An initial exhibition was held on Friday 20 March (5.30pm-8pm) and Saturday 21 
March (11am-3pm) 2015 in the Lewisham Council Civic Suite. A second public 



exhibition was held on Friday 5 June (5pm–7pm) and Saturday 6 June (11am–
3pm) 2015 at the same location. Advertisements were placed in the Lewisham 
News Shopper and South London Press prior to the commencement of the 
meetings. Invitations were sent by post to 1,699 residents and nearby community 
groups and associations prior to each event and a dedicated website and 24/7 
hotline were set up.

4.4 It should be noted that the community consultation was held in conjunction with 
the proposed redesign of consented Blocks T&U at the north of the masterplan 
site (DC/15/93128).

4.5 Feedback was provided by 15 residents from the first meeting. The applicant’s 
SCI outlines that the majority of attendees were opposed to the height proposed 
for the Block A redesign, although understood that it was the only way a public 
square could be accommodated and 40% of attendees felt that a new public 
square would enhance the area.

4.6 Feedback was provided from 20 residents following the second meeting. 
According to the applicants SCI and with regard to the application scheme, the 
majority of attendees were still opposed to the tall element proposed, stating that it 
would be out of keeping with the current area. Many welcomed the connection 
point proposed between the two stations, but disagreed on how best this could be 
implemented. 

Pre-application discussions

4.7 Pre-application discussions were undertaken between the Local Planning 
Authority (LPA) and the applicants. A Planning Performance Agreement was 
signed between the LPA and the applicant in July 2015.

4.8 The pre-application process included four reviews by the Lewisham Design 
Review Panel (DRP), which are detailed below.

(i) Design Review Panel, 16 December 2014;

4.9 The project presented involved the complete redesign of ‘Block A’ within the 
masterplan, replacing the consented 8 storey block with a part 8, part 18/21 storey 
building, providing commercial space at ground floor and residential above, 
together with improvements to the public realm between the stations. A pedestrian 
route was shown along the western side of the building, adjacent to the railway 
embankment.

4.10 The Panel noted that “this is an important and complex project raising many 
issues of scale and public realm and precedent for tall buildings in this area where 
at present none exist. The Panel were nevertheless encouraged by the re-
appraisal of the consented scheme feeling that a far better quality of development 
was possible on this site.

4.11 The Panel are clear that a fundamental element in the potential success of the 
project will be the successful design of the public realm, its sense of welcome and 
placemaking, and its links to the new buildings, the wider masterplan, the river, the 
transport hubs, and the town centre. The Panel were clear that the public realm at 
the base of the building, should be far more generous to the river and should 
provide a welcoming environment both diurnally and nocturnally.



4.12 The Panel was encouraged by the general direction and qualitative approach 
being pursued whilst accepting that the designs are at their early point of 
development.

4.13 The Panel was supportive of the principle of a taller building on this site, whilst 
noting that these proposals are being brought forward in advance of a re-appraisal 
of the town centre regeneration strategy. Nevertheless, in the context of this site 
and the stage of its development (the wider masterplan already under 
construction) the Panel think that this site does offer the potential for a landmark 
building.

4.14 The Panel appreciated the many design variants explored, but were however clear 
that the building form alternatives presented were overly bulky and the Panel 
would encourage the architects and the developers to explore options around a 
slender point block. The Panel reserved its position on height given its overarching 
concerns on scale, bulk and massing.

4.15 The Panel remarked that the tower will be seen from many perspectives and 
therefore the project must sit successfully in the skyline not only when viewed 
from the town centre and the immediate locale but also from the balance of 
surrounding streets particularly to the north-east and north-west where smaller 
grain streets and houses predominate.

4.16 The Panel remarked that any tall building proposed needs to be of a very high 
standard of architecture and design including analysis of its effect upon the 
skyline, in order to be considered.”

(ii) Design Review Panel, 24 March 2015;

4.17 A number of massing studies were presented at the review generally centering on 
a single tall building of either 18 or 25 storeys in a variety of configurations, with 
an attached podium block of Ground/Mezzanine plus 4 further storeys. The 
pedestrian route was switched to the river (east) side of the building.

4.18 The Panel remarked that “any tall building proposed needs to be of a very high 
standard of architecture and design supported by a thorough townscape analysis, 
in order to be considered. 

4.19 The Panel appreciated the many design variants explored, but felt that a building 
of 18 storeys… was likely to be the most successful maximum and could still 
achieve an elegant and slender form. The Panel were very encouraged by the 
emerging detail of the glazed element of the facades but were not persuaded by 
the solid bronze coloured elements.

4.20 The Panel felt that considerable further work is needed on the design of the 
podium/base block and its junction with the main tower. The design team are 
advised to consider the roof of the podium block as the 5th elevation with the 
potential for it to become an important external communal space.

4.21 The base of the building should in the Panel’s view be further re-evaluated to on 
the one hand respond more elegantly to the geometry of the plot and the sweep of 
the river, and on the other to eradicate the plant and service space that populates 
so much of the buildings base, thereby negating the vital active frontage.



4.22 The applicant team still needs to demonstrate that the micro-climate has been 
considered and is being fully integrated into the design of scheme as it is 
progressed.”

(iii) Design Review Panel, 27 May 2015;

4.23 The scheme presented was a tower of 16 storeys, with increased massing of 5 
units per floor, and a podium of 5 storeys with a rooftop garden.

4.24 The Panel observed that “the revisions to the floor plans now five flats per floor in 
lieu of four flats per floor presented at earlier review, has not been reflected in the 
architecture of the tower. The Panel do not regard the floor plans as well resolved 
and see the present tower form as reflecting a four flat per floor layout. The 
proposition is therefore unconvincing as an integrated design. Further the tower 
mass has enlarged which was not particularly welcomed as it reduced the 
slenderness of the tower.

4.25 The Panel at this review felt that the current design, which has changed radically 
from that seen at second review, was now rather formulaic and similar to many 
seen in other locations. Overall the Panel finds the move to brick and the general 
design development of the tower far less convincing and the materiality less 
persuasive than that proposed at second review.

4.26 LDRP were not convinced that the current tower proposal is particularly special, 
which as has been repeatedly stated, is a fundamental premise for LDRP 
supporting a tall building in this location.

4.27 The Panel felt in contrast that the work on the design of the podium/base block 
and its junction with the main tower is developing in a promising fashion. As 
advised at earlier review, the design team are still advised to consider the roof of 
the podium block as the 5th elevation with the potential for it to become an 
important external communal space.

4.28 The design of the base of the building now responds more elegantly to the 
geometry of the plot and the sweep of the river, and on the attempts to eradicate 
the plant and service space that populates so much of the buildings base, thereby 
negating the vital active frontage has been progressed.

(iv) Design Review Panel, 12 June 2015;

4.29 The scheme presented was a tower of 19 storeys over a commercial ground floor 
of max 4.5m and a podium of 5 storeys with a rooftop garden. The tower element 
was made up of 4 units per floor.

4.30 The Panel commented that they were “finally very supportive of the developing 
form and detail of the tower and endorse the massing, height and the move to 
brick detailing. The height of the building and the differing heights across the four 
“pistons” add richness and variety to the skyline and the slenderness of the tower.

4.31 Further work needs to be done on developing the glazed systems that link the four 
“pistons”, to achieve the appropriate qualitative level. The emerging sophistication 
of the elevation needs to be reinforced in the plan which at present is out of step. 



4.32 Visibility and natural surveillance need to be considered further in relation to the 
entrance to the residential tower.

4.33 Further work is needed on the development of the southern square, its integration 
with the tower base and the potential commercial uses. The Panel encourage the 
applicant team to create a relationship between the tower and the public realm, 
consider the geometry of the benches, consider the environment aspect, the 
nocturnal and lighting considerations, and the ground floor uses which will secure 
the vibrancy of the area.

4.34 The garden area to the north of the base is beginning to look well resolved. As 
noted at earlier review, the Panel are clear that a fundamental element in the 
potential success of the project will be the design of the public realm, its sense of 
welcome and placemaking, as well as its links to the new buildings, the wider 
masterplan, the river, the transport hubs, and the town centre.

4.35 The narrative for the use of the public space and its programming throughout the 
day/week/year needs consideration and integrating into a narrative underpinning 
the public realm. In discussion possible uses such as meanwhile activities and 
seasonal, weekly mini specialist markets were considered. Ultimately this is a 
matter for LBL and the development team to agree upon.

4.36 The Panel noted at first review, that the tower will be seen from many 
perspectives and therefore the project must sit successfully in the skyline not only 
when viewed from the town centre and the immediate locale but also from the 
balance of surrounding streets particularly to the north-east and north-west where 
smaller grain streets and houses predominate. The studies presented at fourth 
review demonstrated that the tower will sit well in its immediate and more distant 
context.

4.37 The design of the base of the building now responds more elegantly to the 
geometry of the plot and the sweep of the river, and the emphasis on maximising 
the ground floor active uses is endorsed.

4.38 The Panel is pleased, subject to satisfactory development/resolution of the 
remaining aspects of the project highlighted in this commentary, to be able to 
extend its support for the proposals. The Panel are now content that the project 
can be progressed in the context of this commentary, and at stages to be agreed 
with the LPA planning officers toward a detailed planning application.”

Metropolitan Police Designing Out Crime Officer

4.39 The applicant team met with the Designing Out Crime Officer in April 2015 to 
discuss Designing Out Crime requirements. It is expected that a Designing Out 
Crime Certificate would be applied for in the future.

Statutory consultation by Council

i) Written Responses received from Local Residents

4.40 The application was advertised in the local paper, site notices were displayed on 
site and letters were sent to approximately 1,250 local residents and businesses. 
The application and associated documents have also been posted on the 
Council’s website in the usual way.



4.41 145no. letters were received raising the following issues:-

Scale

 Site is designated as ‘sensitive’ for tall buildings, surrounded by low and 
medium rise buildings, including terraces. Building will damage the 
essential character of the immediate area, local views, conservation area 
and open spaces

 As an isolated development it will stick out, not like the series of buildings in 
Lewisham which provide different heights, shapes and textures. 

 Value development and recognise the great need for homes, but don’t think 
this justifies the potential blight on our skyline

 Building of this scale was not part of the original planning permission. 
 Accept that Catford will be developed in future with more tall buildings, in 

line with local policy, but as the consented scheme demonstrates, a lower-
rise development is feasible

 Concern that problems of towers in 60s & 70s, isolation, lifts breaking down 
etc, have been forgotten

 Reasonably pleased with the first phase of building at Catford Green, which 
sit comfortably alongside the existing residential housing and green space. 
A reasonable height for new block would be 6-8 storeys

 Support provision of new homes and improved amenities such as high 
quality public space, but development must be sympathetic to existing local 
environment

 Plans for Catford town centre are on hold. Impractical and restrictive to 
allow this massive building to go ahead without considering its relationship 
to the overall local environment

 Would set a dangerous precedent
 Application site is not in Catford Town Centre

Appearance
 Don’t need a gateway to the train stations. While there is a need for some 

visual coherence with the rest of Catford Green, the brick façade is terribly 
bland and does not fulfil the requirement for the highest standards of 
architecture and materials stated in London Plan 7.7

 Appearance is ugly, like Lewisham ‘Citibank’
 Materials and design quality poor

Public realm
 Applaud addition of public realm between train stations, but think it is 

because sewer can’t be built over. 
 People likely to move through, not sit, especially near south circular. Likely 

to go to Broadway or Ladywell Fields. 
 Benefits of public square do not outweigh disadvantages of the visual 

intrusion, light loss and loss of privacy to surrounding houses and loss of 
local character

 Consented public realm is enough
 Potential for anti-social behaviour. Quality and ambience of the new square 

must be built and preserved to a high standard, with sufficient bins and 
supervision



 If vehicles are excluded, this will include cycles. Significant improvements 
should be secured outside Catford Station and the junction of Adenmore 
Road and Ravensbourne Park.

 Level of servicing will spoil the pedestrianised area
 Need assurances that Barratts will be required to maintain the square as 

publicly accessible, clean and safe

Housing 
 Question quality of life for residents, above two railway lines.
 Insufficient amenity space for residents

Density
 Too many people will be forced into too small an area. It will be a breeding 

ground for noise pollution, crime, poor mental health and social alienation
 Existing Catford Green development already very dense

Commercial
 Shop frontage must be of a high quality. No food take outs
 Reduction in retail space is against Lewisham policy to increase retail 

frontage
 Commercial units will remain vacant
 Opening hours (preferably 8am-11pm) should be conditioned

Consultation
 Barratt did consult but didn’t take negative views into regard, building height 

increased during consultation process. Events not publicised to local 
people.

 New residents of Catford Green not informed (letters subsequently sent)
 Consultation by Council not wide enough. Planning application documents 

not viewable on Council website at times.
 Barratt should have told new Catford Green residents of plans for tall 

building

Neighbouring amenity
 Overlooking and overshadowing to dwellings and gardens in Renshaw 

Close, Westdown Road, Bournville Road, Ravensbourne Park and Catford 
Green

 Reduced energy production from residential solar panels
 Construction hours should be restricted and no construction vehicles to 

arrive before 8am
 Clear and quick process should be put in place for local residents to follow 

if they find their TV reception is affected, with remedial work carried out 
quickly and at the developer’s cost

Crime
 Concern over high density housing and anti-social behaviour and increased 

street drinking. 
 There should be safeguards to the community as to the type of resident 

occupying the floors and how use will be made of balconies i.e. no washing 
hanging out



Environment
 Area already windy, tower will make it too windy to sit or wait. Design of this 

space will not meet Mayoral guidance. Development will make Catford 
Station platforms windy also. Proposed wind barriers will not be effective in 
autumn, winter and spring and will have a negative visual impact

 Will result in significant tree removal without any plans to replace
 Increased air pollution from extra traffic
 Light spill
 Impact on wildlife and the river should be assessed
 Potential glare from windows affecting motorists

Infrastructure
 Pressure on local infrastructure: schools, GP surgeries, dentists, social 

services, rubbish disposal, public transport (especially trains) and sewerage 
infrastructure

Transport
 Will add to existing parking issue. 
 Resident’s parking sould be extended further in Ravensbourne Park
 Increased traffic congestion as a result of additional units. Impact on 

Stanstead Road junction. Delay emergency services.
 Greater traffic control is required in Ravensbourne Park as queues extend 

too far to Catford Bridge
 Bakerloo line not coming to Catford
 Ideal location for a station car park
 284 bus already compromised by cars parked on local roads

Other
 Should require a new planning permission, not an amendment 
 Concerned this is part of a bigger development that threatens Catford 

Constitutional Club
 If a fire breaks out emergency services won’t be able to reach it
 Represents a piecemeal approach whereas Catford needs longterm and 

well-planned regeneration
 Physical damage to, and impact on values of, surrounding properties (not 

planning considerations)
 No impact study undertaken to look at the impact on equalities and diversity 

in Catford
 No replacement leisure facilities to replace the stadium
 Prolonged construction period and vehicles impacting on safety

4.42 One letter of support was received, which made the following comments: 

 Believe this to be a well designed building by good architects 
 Tower is slender and well designed and the commercial space usable
 To solve housing crisis we need high density housing and next to 2 stations 

is as good a location as it can be
 The building is a significant distance from any other buildings
 Encourage keeping existing architects to produce the construction drawings 



4.43 In addition, two petitions against the application were received. The first was 
submitted on the 4th January and included 59no. signatures. The second was 
submitted on the 24th February and contained 502 signatures. 

4.44 Concerns were also raised with regard to the consultation of the application in 
terms of timing, scope and difficulty in accessing the application documents 
online. The Council’s Statement of Community Involvement (SCI) requires 
development of this size to consult residents within 50m of the site directly and a 
site notice must be displayed on all publicly accessible boundaries of the site. It is 
also required that a press notice is placed in a local newspaper. 

4.45 The application involved direct notification to residents beyond the required 50m, 
up to 500m distance. Site notices were placed on the site boundaries and the 
application was advertised in the local press. 

ii) Local Meeting 

4.46 A Local Meeting was held on the 25th February 2016, attended by 200-250 local 
residents (160no. signed the attendance sheet). Followed by a presentation by the 
applicant, the following key concerns were raised, in addition to those listed 
above: 

 Height of building out of context with area
 Existing consent should be implemented instead or build less flats
 Scheme could set a precedent for tall buildings in the area
 Role of Design Panel
 Concerns with scope of consultation
 Pressure on infrastructure and services 

4.47 The minutes of the Local Meeting are attached as Annex 1 to this report. 

4.48 Given the above actions, satisfactory consultation has been undertaken in line 
with the Council’s SCI and legislative requirements.

Other Consultees

4.49 Other consultees, including statutory agencies, community groups and 
associations, Council departments and external consultees were notified. Where 
responses were received, these are outlined below:-

Greater London Authority (GLA)

4.50 The application is referable to the GLA under Article 5 Category 1C (development 
over 30 metres in height (outside the City of London) of the Town and Country 
Planning (Mayor of London) Order 2008.  The Stage 1 Report of 22nd December 
2015 concludes that whilst the application is supported in strategic planning terms, 
the GLA considers that the application does not comply with the London Plan, but 
highlights possible remedies to address the deficiencies and suggests further 
information and discussion is required. A summary of the response, issues raised 
and possible remedies is set out below: 



4.51 Housing: housing choice is deemed acceptable in strategic terms, though the 
Council should confirm that it meets its own requirements. Bespoke density 
calculations should be undertaken to discount the river and Adenmore Road.

4.52 Affordable housing: it is understood that the proposal includes no affordable 
housing and this is line with the consented scheme. Given that this block is part of 
a wider masterplan scheme that has already been the subject of a recent viability 
review as part of the S73 application, not providing any affordable housing within 
Block A is acceptable in strategic planning terms.  

4.53 Design: the design of the proposal is generally of a high quality. The reduction of 
the consented scheme’s footprint is welcome, this has resulted in a significant 
increase of the public realm to the north between the railway and river edges, and 
a larger and better defined area of public space immediately to the east of Catford 
Station. 

4.54 The proposed amendments result in an improved standard of residential 
accommodation, with all units meeting or exceeding Mayoral Standards, an 
increase in dual aspect units, all units having minimum 2.5m floor-to-ceiling 
heights and all units having east west aspect, which is welcome. 

4.55 The principle of a simple building form consisting of a lower 5 storey podium 
element with a taller element above in this highly accessible location is supported. 
However the applicant should further explore reducing the massing of the podium 
element with a slight increase to the taller element. The applicant should revisit 
the podium to reduce the number of units per core. 

4.56 The development includes a building of 19 storeys, which is significantly taller than 
its immediate context. GLA officers are of the view that a tall building located on 
this site is appropriate, although consideration should be given to the issues 
raised in this report. Lewisham Council should confirm that the proposal for a tall 
building does not impact on the local context of the development site. For a 
building of this height to be acceptable, all aspects of the proposal will  need to be 
of outstanding design quality, in accordance with London Plan Policy 7.7. Critical 
to this will be the final choice of material and quality of detailing. GLA officers 
would like to see further visualisations to confirm.

4.57 Inclusive access: the inclusive design provisions are welcome. The Council should 
ensure compliance with M4(2) and M4(3). Further details are required regarding 
how disabled residents will access public transport.

4.58 Sustainable development: further information is required before the proposals can 
be considered acceptable and the carbon dioxide savings verified. The applicant 
should consider the incorporation of PV to maximise CO2 emissions savings. 
Conditions securing commitment for climate change mitigation measures should 
be included.

4.59 Transport: the development is car free, which is consistent with the consented 
scheme. This development would be unlikely to have a significant impact on public 
transport capacity. The developer should clarify the approach to parking for 
disabled residents and visitors. A Delivery and Servicing Plan and Construction 
Logistics Plan should be secured by condition. Cycle facilities (such as showers) 
should also be provided and secured by condition. The public realm should accord 
with TfL’s Station Public Realm Design Guidance. Further details are requested to 



show how cyclists and pedestrians would be safely catered for, servicing 
arrangements, taxi/drop off arrangements and disabled provision for the stations. 

4.60 The new public realm should be enhanced with Legible London signage. TfL 
requests a S106 contribution is secured for this.

4.61 There is an existing walking/cycling route under the south circular, connecting the 
site and Waterlink Way, which would benefit from improvement. TfL welcome the 
proposed improvements to the footway between the site, Adenmore Road and the 
south circular, subject to a S278 agreement.

Transport for London (TfL) 

4.62 The site benefits from a large pedestrianised zone, which lies to the east of the 
Ravensbourne River in Block A. The pedestrianised zone will connect Catford and 
Catford Bridge stations and will also connect to the wider area to the north. Whilst 
TfL is generally supportive of this connection; TfL is in the process of reviewing 
the details of this connection in light of TfL’s recent publication of their Station 
Public Realm Design Guidance in August 2015 (updated comments provided in 
GLA Stage 1 response). 

4.63 The level of cycle parking proposed for the residential units has increased and 
complies with London Plan (2015) standards. TfL also requests that cycle parking 
is provided for the commercial use to accord with these standards. Cycle changing 
facilities (such as showers) should also be provided and secured by condition. 

4.64 TfL does not consider there will be adverse impacts upon the highway or public 
transport networks arising from this application. In terms of deliveries to the 
commercial unit and Block A generally, a Delivery and Service Plan should be 
secured as part of the planning conditions.

4.65 A contribution of £10,233 should be secured for Legible London signage (2 
fingerposts and 1 minilith map based signage).

National Planning Casework Unit

4.66 No comments to make on this application.

Environment Agency

4.67 The site is situated within Flood Zones 1 and 2 and is considered to be at medium 
to low flood risk. Development in these zones would normally be covered by our 
Flood Risk Standing Advice, however proposals will included development in 
close proximity to the River Ravensbourne. We have reviewed the proposal and 
would have no objections subject to a condition requiring implementation in line 
with the approved FRA and finished ground floor levels set no lower than 17.22m 
AOD.

4.68 We note that the 8m buffer zone detailed in drawings APL05 and 2033-A-A-L-300 
has been measured from the edge of the river channel instead of top of bank. We 
acknowledge that the principle of this has already been established under the 
extant permissions, and that this may have been off-set by the in-channel 
enhancements to the River Ravensbourne, and additional s106 agreement 



through the current permissions. These same measures should be implemented 
for the redevelopment of this block.

4.69 The submitted Ecological Appraisal states that the increased massing of Block A 
would show little increase in shading from the consented scheme. It would be 
useful to have the increase quantified or an illustration provided to be sure that the 
shading will not significantly increase as a result of the massing. The proposed 
species should be tolerant of the proposed level of shade, bearing in mind there 
would still be morning sunlight in this part of the site.

Historic England

4.70 Aware that the site has a long planning history and that previous assessments 
have indicated low potential for below-ground survival, however we feel that in 
recent years archaeological interventions in the area have shown that potentially 
significant archaeology may still be uncovered. Therefore an updated desk-based 
assessment has been recommended.

Thames Water

4.71 No objections, subject to a condition requiring a piling method statement and 
informatives in respect of water pressure and construction over water mains.

Network Rail

4.72 No objections, provided that the proposal, both during construction and after 
completion of works on site, does not encroach onto Network Rail land or affect 
the safety, operation or integrity of the railway and its infrastructure and that any 
future maintenance can be conducted solely on the applicant’s land.

4.73 Detailed comments are provided with regard to works near the railway, however 
these are not planning considerations. Therefore the comments have been 
forwarded to the applicant and an informative has been specified advising the 
applicant to contact Network Rail for consent to works affecting their land.

Ecological Regeneration Manager

4.74 The living roof details submitted meet the Council’s requirements. 

4.75 The applicant should also replicate the contributions that other similar 
developments have made in support of local biodiversity and incorporate bird and 
bat boxes in to the buildings and landscape features (e.g. Schwegler bat bricks; 
swift, sparrow, open fronted & 26 & 32mm entrance hole bird boxes). The 
placement and management of these features should form part of the Ecological 
Management (and monitoring) Plan and be informed by a suitably qualified 
professional.

Environmental Health 

4.76 In relation to the Fixed plant noise, the submitted report details the criteria that 
they are working to which has considered our standard wording condition. We 
should however include the standard worded condition on any approval so that the 
full detail of the plant can be assessed once known. 



4.77 The lighting design has provided the statement that all illumination levels are 
below the 2 lux cut-off at the window, which meets the ILP and CIBSE standards 
and our requirements.

4.78 High level discharge will be provided for the ventilation to the commercial units, 
which ensures that odour issues from A3 use will be avoided. Clarification on this 
providing the ventilation route for any A3 use is required.

4.79 As regards contamination, the information submitted to date is acceptable, though 
part c of the existing condition requires to be discharged once remediation works 
have been completed.

4.80 The statements on air quality confirm the scheme will be AQ neutral.

4.81 The full CMP (Construction Management Plan) would need to be submitted. 

Highway Officer

4.82 Given the site’s proximity to the stations and the Town centre, a Car-free 
approach is acceptable in this location, subject to the provision of:- 

• Car Club membership for residents.
• Delivery and Servicing plan, that restricts servicing to the site during times of 

high footfall at the station (deliveries outside of the peaks i.e. 11-3pm).
• Construction Management Plan, should include details of how the access to 

the station will be maintained and should consider the impact of the works on 
the Waterlink Way cycle route.

• Implementation of the Travel Plan.
• A S106 agreement excluding future residents of the proposed development 

from obtaining permits in the surrounding Controlled Parking Zone.
• The applicant entering into a s278 agreement with the highway authority to 

secure improvement works adjacent to the site to enhance the pedestrian 
environment/public realm within the area to the south of Block A and between 
Catford and Catford Bridge stations

4.83 The S278 highways works will include:- 

• Enhancement of the Catford Road embankment beside the viaduct (South 
Circular) with planting & lighting (details of maintenance should also be 
secured), 

• Improvements to the subway that goes under the viaduct (improve lighting & 
surface treatment), 

• Streetscape works to the Adenmore Road / Ravensbourne Park junction 
(remove street clutter (bollards, etc), removal of a section of railing and the 
construction of steps. 

• Remove the section of Adenmore Road between Westdown Road and 
Ravensbourne Park (south of the entrance to the car park serving Blocks B & 
C) from the CPZ, amend the associated TMOs and create a Restricted 
Parking Zone (RPZ) in the public realm between the stations which will 
restrict parking except for in marked bays (restrictions will be in place 24 hrs 
a day). Parking will be limited to a loading bay for vehicles servicing Block A 
and a disabled bay for those cars dropping off or picking up disabled rail 
passengers.



• The vehicle access at the Adenmore Road / Ravensbourne Park junction will 
be closed to vehicle traffic and will become continuous footway outside 
Catford Station. In order to achieve this bollards or street furniture will be 
placed across the western end of Adenmore road (details to be agreed).

• Install double yellow lines on Westdown Road close to the junction with 
Adenmore Road to enable refuse collection, including associated TMO and 
construction of small dropped kerb for Eurobins  

Housing Officer

4.84 Recognise that the proposal is part of a masterplan which provided approximately 
30% affordable housing but the application should be the subject of independent 
financial viability review in order to determine if any additional affordable housing 
can be provided as part of this scheme.

Tree Officer

4.85 No objection to the proposals. 

Corbett Estate Neighbourhood Forum

4.86 The site is an important one in the Corbett Neighbourhood Plan area. As we 
develop the Corbett Estate Neighbourhood Plan we need to ensure that the socio 
economic and personal well-being of all residents and businesses are sustained 
through any development. Attach comments of Culverley Green Residents 
Association.  

Culverley Green Residents Association

4.87 Object to the application. The height of the proposed block is not in keeping with 
the architecture of this part of Catford which is mostly low rise. The architecture is 
bland and of a poor quality. It is bulky and mundane. No social housing provision 
so minimal benefit. Little provision for parking, only a cycle store. There are likely 
to be residents that own a car which will put pressure on the CPZ. Granting 
permission to this high tower would set a precedent for the Catford area, which 
would have an adverse impact on the area which is already struggling to improve 
residential facilities for families. This type of development will primarily attract the 
short stay letting market and commuters. Question whether the flood zone 
designation (flood zone 1) is correct.

Ladywell Society 

4.88 Height of tower is overbearing and out of keeping with the surrounding buildings 
and townscape and would have a harmful effect. Views in Environmental 
Statement show negative impact or are misleading.

4.89 Concern over creation of a precedent. The consultation exercise was only a tick-
box exercise, with no real impact on the application.

4.90 Question the estimated number of children generated by the proposal. Insufficient 
family housing is provided. Inappropriate and misleading to imply that youths can 
use Ladywell Fields, which is not in the applicant’s ownership.



4.91 The materials for station square are not referenced in the planning documents. If 
the incorrect materials are used, the area could become a ‘heat sink’.

4.92 The single bed flats look constricted due to their shape and certainly not 
generous.

4.93 No onsite parking for wheelchair users. No apparent assessment of impact of 9 
wheelchair users parking on Westdown Road.

5.0 Policy Context

Introduction

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

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

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

(c) any other material considerations.

A local finance consideration means:

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

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

5.2 Section 38(6) of the Planning and Compulsory Purchase Act (2004) makes it clear 
that ‘if regard is to be had to the development plan for the purpose of any 
determination to be made under the planning Acts the determination must be 
made in accordance with the plan unless material considerations indicate 
otherwise’. The development plan for Lewisham comprises the Core Strategy, the 
Development Management Local Plan, the Site Allocations Local Plan and the 
Lewisham Town Centre Local Plan, and the London Plan.  The NPPF does not 
change the legal status of the development plan.

National Planning Policy Framework

5.3 The NPPF was published on 27 March 2012 and is a material consideration in the 
determination of planning applications.  It contains at paragraph 14, a 
‘presumption in favour of sustainable development’. Annex 1 of the NPPF 
provides guidance on implementation of the NPPF.  In summary, this states in 
paragraph 211, that policies in the development plan should not be considered out 
of date just because they were adopted prior to the publication of the NPPF.  At 
paragraphs 214 and 215 guidance is given on the weight to be given to policies in 
the development plan.  As the NPPF is now more than 12 months old paragraph 
215 comes into effect.  This states in part that ‘…due weight should be given to 
relevant policies in existing plans according to their degree of consistency with this 
framework (the closer the policies in the plan to the policies in the Framework, the 
greater the weight that may be given)’.



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

Other National Guidance

5.5 On 6 March 2014, DCLG launched the National Planning Practice Guidance 
(NPPG) resource. This replaced a number of planning practice guidance 
documents.  

London Plan (March 2015)

5.6 On 10 March 2015 the London Plan (consolidated with alterations since 2011) 
was adopted.  The policies relevant to this application are:

Policy 1.1 Delivering the strategic vision and objectives for London
Policy 2.9 Inner London
Policy 2.13 Opportunity areas and intensification areas
Policy 2.14 Areas for regeneration
Policy 3.3 Increasing housing supply
Policy 3.4 Optimising housing potential
Policy 3.5 Quality and design of housing developments
Policy 3.6 Children and young people’s play and informal recreation facilities
Policy 3.8 Housing choice
Policy 3.9 Mixed and balanced communities
Policy 3.10 Definition of affordable housing
Policy 3.11 Affordable housing targets
Policy 3.12 Negotiating affordable housing on individual private residential and mixed use 

schemes
Policy 3.13 Affordable housing thresholds
Policy 3.15 Co-ordination of housing development and investment
Policy 4.1 Developing London’s economy
Policy 4.3 Mixed use development and offices
Policy 4.7 Retail and town centre development
Policy 4.8 Supporting a successful and diverse retail sector and related facilities and services
Policy 4.9 Small shops
Policy 5.1 Climate change mitigation
Policy 5.2 Minimising carbon dioxide emissions
Policy 5.3 Sustainable design and construction
Policy 5.6 Decentralised energy in development proposals
Policy 5.7 Renewable energy
Policy 5.9 Overheating and cooling 
Policy 5.10 Urban greening
Policy 5.11 Green roofs and development site environs
Policy 5.12 Flood risk management
Policy 5.13 Sustainable drainage
Policy 5.14 Water quality and wastewater Infrastructure
Policy 5.15 Water use and supplies
Policy 5.17 Waste capacity
Policy 5.21 Contaminated land
Policy 6.1 Strategic approach
Policy 6.3 Assessing effects of development on transport capacity



Policy 6.7 Better streets and surface transport
Policy 6.9 Cycling
Policy 6.10 Walking
Policy 6.11 Smoothing traffic flow and tackling congestion
Policy 6.12 Road network capacity
Policy 6.13 Parking
Policy 7.1 Lifetime neighbourhoods 
Policy 7.2 An inclusive environment
Policy 7.3 Designing out crime
Policy 7.4 Local character
Policy 7.5 Public realm
Policy 7.6 Architecture
Policy 7.7 Location and design of tall and large buildings
Policy 7.14 Improving air quality
Policy 7.15 Reducing and managing noise, improving and enhancing the acoustic 
environment and promoting appropriate soundscapes
Policy 7.18 Protecting open space and addressing deficiency
Policy 7.19 Biodiversity and access to nature
Policy 7.21 Trees and woodlands
Policy 7.30 London’s canals and other rivers and waterspaces
Policy 8.3 Community infrastructure levy

London Plan Supplementary Planning Guidance (SPG)

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

Accessible London: Achieving an Inclusive Environment (2004)
Housing (2012)
Sustainable Design and Construction (2006)
Planning for Equality and Diversity in London (2007)
Shaping Neighbourhoods: Play and Informal Recreation (2012)

London Plan Best Practice Guidance

5.8 The London Plan Best Practice Guidance’s relevant to this application are:  
Development Plan Policies for Biodiversity (2005)
Control of dust and emissions from construction and demolition (2006)
Wheelchair Accessible Housing (2007)
London Housing Design Guide (Interim Edition, 2010)

Core Strategy

5.9 The Core Strategy was adopted by the Council at its meeting on 29 June 2011. 
The Core Strategy, together with the Site Allocations, the Lewisham Town Centre 
Local Plan, the Development Management Local Plan and the London Plan is the 
borough's statutory development plan. The following lists the relevant strategic 
objectives, spatial policies and cross cutting policies from the Lewisham Core 
Strategy as they relate to this application: 

Spatial Policy 1 Lewisham Spatial Strategy
Spatial Policy 2 Regeneration and Growth Areas
Spatial Policy 5 Areas of Stability and Managed Change
Core Strategy Policy 1 Housing provision, mix and affordability

http://www.london.gov.uk/thelondonplan/guides/spg/spg_01.jsp
http://www.london.gov.uk/thelondonplan/guides/spg/spg_03.jsp
http://www.london.gov.uk/thelondonplan/guides/spg/spg_04.jsp
http://www.london.gov.uk/thelondonplan/guides/spg/spg_07.jsp
http://www.london.gov.uk/thelondonplan/guides/spg/spg_08.jsp
http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_06.jsp
http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_04.jsp
http://www.london.gov.uk/thelondonplan/guides/bpg/bpg_01.jsp


Core Strategy Policy 6 Retail hierarchy and location of retail development
Core Strategy Policy 7 Climate change and adapting to the effects
Core Strategy Policy 8 Sustainable design and construction and energy efficiency
Core Strategy Policy 9 Improving local air quality
Core Strategy Policy 10 Managing and reducing the risk of flooding
Core Strategy Policy 11 River and waterways network
Core Strategy Policy 12 Open space and environmental assets
Core Strategy Policy 14 Sustainable movement and transport
Core Strategy Policy 15 High quality design for Lewisham
Core Strategy Policy 16 Conservation areas, heritage assets and the historic environment
Core Strategy Policy 17 The protected vistas, the London panorama and local 

views, landmarks and panoramas
Core Strategy Policy 18 The location and design of tall buildings
Core Strategy Policy 21   Planning obligations

Development Management Local Plan

5.10 The Development Management Local Plan was adopted by the Council at its 
meeting on 26 November 2014. The Development Management Local Plan, 
together with the Site Allocations, the Lewisham Town Centre Local Plan, the 
Core Strategy and the London Plan is the borough's statutory development plan. 
The following lists the relevant strategic objectives, spatial policies and cross 
cutting policies from the Development Management Local Plan as they relate to 
this application:

5.11 The following policies are considered to be relevant to this application:

DM Policy 1 Presumption in favour of sustainable development
DM Policy 13 Location of main town centre uses
DM Policy 16  Local shopping parades and corner shops
DM Policy 17 Restaurants and cafés (A3 uses) and drinking establishments (A4 uses)
DM Policy 19 Shopfronts, signs and hoardings
DM Policy 22 Sustainable design and construction
DM Policy 23 Air quality
DM Policy 24 Biodiversity, living roofs and artificial playing pitches
DM Policy 25 Landscaping and trees
DM Policy 26  Noise and vibration
DM Policy 27 Lighting
DM Policy 28  Contaminated land
DM Policy 29 Car parking
DM Policy 30 Urban design and local character
DM Policy 32 Housing design, layout and space standards
DM Policy 35  Public realm
DM Policy 36 New development, changes of use and alterations affecting 

designated heritage assets and their setting: conservation 
areas, listed buildings, schedule of ancient monuments and 
registered parks and gardens



DM Policy 37 Non designated heritage assets including locally listed 
buildings, areas of special local character and areas of 
archaeological interest

Planning Obligations Supplementary Planning Document (January 2011)

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

6.0 Planning Considerations

6.1 The planning application raises a number of issues against which the proposals 
have been assessed in terms of development plan policy and other material 
considerations. These can be summarised as follows: 

a) Principle of Development
- Land use and quantum
- Tall building

b) Design and Public Realm
c) Townscape, Built Heritage and Visual Impact 
d) Housing
e)     Transport and Access
f) Impact on Neighbouring Amenity
g) Sustainability and Energy
h)     Other Considerations
i) Response to Objections
j)      Planning Obligations

6.2 Each of the topics is assessed below in relation to policies set out in the 
development plan and other material considerations together with the information 
set out in the ES (2015). Points raised by consultees are considered under the 
relevant topic. 

6.3 Environmental impacts identified in the applicant’s Environmental Statement (ES) 
are assessed at Section 7 of this report. Financial viability and deliverability are 
considered in Section 8.

Principle of Development

6.4 An important material consideration in this case is that there is an extant planning 
permission for a mixed use block of 92 residential units and 508m² commercial 
space of up to 8 storeys for the site. In considering the principle of development 
for the proposed scheme therefore, the relevant matters are the difference in the 
nature and quantum of uses proposed and in the scale of the development. These 
matters are considered in turn below. 

Land uses and quantum



6.5 The principle of residential led development on this site has been established 
through the original planning permission (DC/07/67276) for the wider masterplan 
site, approved in January 2009 and later amended. 

6.6 It is noted that since the original planning permission and principal amending 
permission (DC/14/85895 granted in March 2014), the London Plan has been 
updated and the Council’s Development Management Local Plan has been 
adopted. Officers consider that the principle of a residential led scheme on this 
site is reinforced by the current planning policy context, which continues to 
promote high quality development in sustainable locations. 

6.7 Policy 3.3 of the London Plan as updated in March 2015 sets the annual target of 
housing within the Borough as 1,385 units i.e. 13,850 for the 10 year period to 
2025. Policy 3.4 of the London Plan seeks to optimise the housing potential of 
development sites in order to meet the demand for housing. 

6.8 Strategic Objective 2 of the Core Strategy outlines that the Council aims to exceed 
the housing target set by the London Plan (which has increased since the Core 
Strategy was adopted). It outlines that the regeneration and growth areas have the 
potential to deliver 82% of the Borough’s forecast housing growth. This will 
primarily be achieved through the development of higher density housing within 
the town centres of Lewisham and Catford. 

6.9 The Catford Greyhound Stadium site is identified as being situated within Catford 
Town Centre within the supporting documents. However, the LDF Proposals Map 
shows the site as being situated just outside the designated Town Centre 
boundary. It was proposed within the draft Catford Town Centre Local Plan to 
extend the town centre boundary to include the site, however this plan was 
withdrawn prior to adoption (for other reasons). The town centre boundary runs 
along the eastern side of the Hayes railway line, on Doggett Road.

6.10 It is noted in paragraph 4.15 of the Core Strategy Vision for Lewisham 2026 that 
the site is a key development opportunity to help drive the redevelopment of 
Catford Town Centre. It is also noted that the site has a high PTAL rating, 6a, 
indicating that access to public transport is excellent. 

6.11 The consented scheme for the application site comprises a building (Block A) of 4-
8 storeys, providing 92 residential units and 508m² of Class A1/A2/B1 
retail/commercial floorspace at ground floor level, together with public realm 
works. 

6.12 The current application is a full application seeking permission for the same 
number of residential units and a reduced amount of commercial floorspace 
(390m² in A1/A2/A3/A4 or B1 uses).

6.13 As a contribution to the Council's housing target, the provision of 92 residential 
units is supported in principle.

6.14 The size of the residential units has increased to meet Mayoral standards, 
resulting in a greater gross external area for the proposed (9,228 m²) in 
comparison with the consented scheme (approx. 7,238 m²) which is discussed in 
the Design considerations below. In evaluating the intensity of the proposed use, 
the density of the scheme is more informative. 



6.15 In their consultation response, the GLA observed that the inclusion of large areas 
of highway, river and river bank artificially reduced the density calculation for the 
scheme. The consented masterplan has a density of 395 habitable rooms per 
hectare. The consented Block A, excluding the highway and river has a residential 
density of 1,128hr/ha (410 units/ha). The proposed scheme, over the same area, 
has a slightly lower residential density of 1,051hr/ha (390 units/ha). This is due to 
the amended mix proposed, which results in less bedrooms overall, and the 
reduction in commercial floorspace.

6.16 Core Strategy Policy 15 seeks to ensure a high quality of development in the 
Borough, including residential schemes,  with densities in line with those set out in 
the London Plan. Policy 3.4 of the London Plan 2011 seeks to ensure that 
development proposals achieve the maximum intensity of use compatible with 
local context. Table 3.2 (Sustainable residential quality) identifies appropriate 
residential density ranges related to a site’s setting (assessed in terms of its 
location, existing building form and massing) and public transport accessibility 
level (PTAL). 

6.17 The site is located within an Area of Stability and Managed Change, just outside 
Catford Town Centre and has a PTAL of 6a, indicating excellent accessibility to 
public transport connections. Based on the criteria supporting Table 3.2, the site 
would fall between the ‘Urban’ and ‘Central’ setting density ranges set out in the 
London Plan. 

6.18 Central settings are characterised as “areas with very dense development, a mix 
of different uses, large building footprints and typically buildings of four to six 
storeys, located within 800 metres walking distance of an International, 
Metropolitan or Major town centre.” The density range for an ‘Central Setting’ with 
a high PTAL is 215-405 dwellings per hectare (650-1,100 hr/ha). 

6.19 Urban settings are “areas with predominantly dense development such as, for 
example, terraced houses, mansion blocks, a mix of different uses, medium 
building footprints and typically buildings of two to four storeys, located within 800 
metres walking distance of a District centre or, along main arterial routes”. The 
density range for an ‘Urban Setting’ with a high PTAL is 70-260 dwellings per 
hectare (200-700 hr/ha). 

6.20 The site is considered to be more closely aligned with the Central Setting on 
account of the proximity to Catford Town Centre, the mix of uses nearby and the 
scale of development to the north and south, in particular. However, it is noted that 
there are residential areas of 2-3storey housing located to the west and east. It is 
important to note that the density matrix should not be applied mechanistically. Its 
density ranges for particular types of location are broad, enabling account to be 
taken of other factors relevant to optimising potential, such as local context, 
design and transport capacity, as well as social infrastructure, open space and 
play.

6.21 The density of the proposed scheme would be at the higher end of the Central 
Setting range, however it is noted that it would be slightly lower than the 
consented scheme. This is considered acceptable, subject to consideration of the 
scale and design in relationship to the surrounding context, which are considered 
further below. 



6.22 In this case, the density calculation is useful also as a tool to compare the 
consented and proposed schemes in terms of the quantum of development. As 
the two schemes are very similar in this respect, it is concluded that the proposal 
would not have a greater impact than the consented scheme in terms of 
infrastructure, including demand for school places, the road network, public 
transport, health services etc.

6.23 In respect of commercial use, the application proposes two units, amounting to a 
total of 390m² with flexibility within Use Classes A1/A2/A3/A4 or B1. 

6.24 Core Strategy Policy 6- Retail hierarchy and location of retail development states 
that the Council will expect major retail development (+1,000 m²) to be located 
within the major and district centres and, where proposed in edge of centre 
locations, to be supported by a sequential test. 

6.25 The proposed units, if both used for retail use, would be significantly under this 
threshold and therefore not in conflict with this policy. It is considered that the 
application site, situated between two stations and within a large residential 
development, would be appropriate for retail use of the proposed scale, serving 
day-to-day needs of residents and complementing the facilities available in the 
town centre.

6.26 DM Policy 11- Other employment locations, states that redevelopment of a site on 
a commercial street frontage will be supported when the site or building is 
redeveloped to a high standard of environmental and design quality in line with the 
other policies in the Development Plan, where a business use is retained on the 
ground floor, and a business and/or residential development is provided on upper 
floors (where an appropriate standard of amenity can be achieved). Uses not 
within the B Use class, such as retail, leisure, or other uses appropriate to a town 
centre or local hub will be considered as part of a mix of uses where the number 
of jobs created by the proposal outweighs the loss of an employment site, and 
results in no net loss of jobs.

6.27 In this case, there is no existing commercial use on the site and the proposal 
would therefore provide new employment space. Although set back from the 
existing commercial frontages of Catford Road and Catford Hill, the site 
nevertheless sits within an area which is characterised by commercial and retail 
uses at ground floor. If the proposed units were to be used for B1 uses, this would 
be considered appropriate in this context.

6.28 The amount of commercial floorspace is reduced compared with the extant 
scheme, which is largely a factor of the reduced footprint of the building. The 
commercial units proposed are likely to serve the immediate needs of the 
occupiers of Catford Green and users of the stations. Notwithstanding the 
reduction in floor area, the amount of commercial floorspace is considered 
appropriate for the location.

6.29 DM Policy 17- Restaurants and cafes (A3) and drinking establishments (A4), 
states that the Council will consider proposals for restaurants and cafés (A3) and 
drinking establishments (A4) provided certain criteria are met, including: affect on 
vitality of town centres, impact on nearby residents, parking and traffic generation, 
appropriate ventilation, refuse management and opening hours. The proposed 
units are considered appropriate for A3/A4 use on account of their location 



between two stations, providing a facility for people to meet or wait. Consideration 
is given to ventilation, traffic, refuse and neighbouring amenity later in this report.

6.30 Overall, the provision of retail/restaurant/café/commercial units at ground floor is 
considered appropriate in principle, as well as from a design perspective in terms 
of providing active uses to the station square and river walkway. This is discussed 
further in the Design section below.

6.31 In terms of the nature and quantum of the land uses proposed, these are similar to 
the consented scheme, and the proposal is considered acceptable in this regard. 

Tall building

6.32 The key policies guiding the assessment of tall buildings in the borough are 
London Plan Policy 7.7 Location and design of tall and large buildings and Core 
Strategy Policy 18 The location and design of tall buildings.  

6.33 London Plan Policy 7.7- Location and design of tall and large buildings states, as 
a strategic objective that: 

“Tall and large buildings should be part of a plan-led approach to changing or 
developing an area by the identification of appropriate, sensitive and inappropriate 
locations. Tall and large buildings should not have an unacceptably harmful 
impact on their surroundings.”

6.34 Similarly, Core Strategy Policy 18 - The location and design of tall buildings, states 
that: 

“Tall buildings may be appropriate in specific locations identified by the Lewisham 
Tall Buildings Study. These locations are Lewisham and Catford town centres, 
Convoys Wharf, Oxestalls Road, Plough Way and Surrey Canal Triangle. Within 
these locations the Study identifies further details of areas which may be 
appropriate, inappropriate or sensitive to tall buildings. All tall building proposals 
should be accompanied by detailed urban design analysis to assess its impact 
upon the immediate and wider context”

6.35 The Tall Buildings Study was completed in 2010 and updated in 2012 and forms 
part of the evidence base for the Core Strategy and other LDF documents. The 
study was prepared using the methodology developed by the Commission for 
Architecture and the Built Environment (CABE) and English Heritage. Its purpose 
is to assess whether the two major town centres in the borough, and strategic 
sites allocated in the Core Strategy for high density mixed use development, are 
suitable locations for tall buildings.

6.36 For the purposes of the study, tall buildings are defined as “buildings that are 
significantly taller than the predominant height of buildings in the surrounding area 
and/or buildings that have a notable impact on the skyline of the borough and/or  
buildings that are more than 25 metres high adjacent to the River Thames or more 
than 30 metres high elsewhere in the borough (The Town and Country Planning 
[Mayor of London] Order 2008).” 

6.37 The study concludes that the sites identified for growth and development in the 
Core Strategy are all by and large appropriate for the location of tall buildings. The 
study shows that certain areas are more sensitive to tall buildings than others and 



highlights those areas where strong justifications would be required to prove that 
the issues identified in the study have been addressed. There are also some 
places in the study areas where it is apparent that tall buildings would not be 
appropriate. The subject site is identified as ‘sensitive’ within the Tall Buildings 
Study.

6.38 The study, in paragraph 4.2.2, lists the main points of sensitivity for the sites 
identified in Catford. These include the potential impacts on local open spaces, the 
setting of heritage assets, the character of Victorian terraced housing, local views 
and landmarks. The need for tall buildings to address issues of overcrowding and 
improve public realm as well as achieve a positive relationship with existing tall 
buildings in the town centre are also identified. At paragraph 3.1.2 the Study also 
notes that the River Ravensbourne is vulnerable to overshadowing by buildings 
which might harm biodiversity interests. These matters are assessed in the Design 
and Townscape, Built Heritage and Visual Impact sections further below.

6.39 In respect of planning decisions, London Plan Policy 7.7 states that: 

“Applications for tall or large buildings should include an urban design analysis 
that demonstrates the proposal is part of a strategy that will meet the criteria 
below. This is particularly important if the site is not identified as a location for tall 
or large buildings in the borough’s LDF.” 

6.40 Part C of the policy lists the criteria, stating that tall buildings should: 

a. generally be limited to sites in the Central Activity Zone, opportunity areas, 
areas of intensification or town centres that have good access to public 
transport

b. only be considered in areas whose character would not be affected adversely 
by the scale, mass or bulk of a tall or large building 

c. relate well to the form, proportion, composition, scale and character of 
surrounding buildings, urban grain and public realm (including landscape 
features), particularly at street level; 

d. individually or as a group, improve the legibility of an area, by emphasising a 
point of civic or visual significance where appropriate, and enhance the 
skyline and image of London 

e. incorporate the highest standards of architecture and materials, including 
sustainable design and construction practices 

f. have ground floor activities that provide a positive relationship to the 
surrounding streets 

g. contribute to improving the permeability of the site and wider area, where 
possible 

h. incorporate publicly accessible areas on the upper floors, where appropriate 
i. make a significant contribution to local regeneration. 

6.41 Part D states that tall buildings: 

a should not affect their surroundings adversely in terms of microclimate, wind 
turbulence, overshadowing, noise, reflected glare, aviation, navigation and 
telecommunication interference 

b should not impact on local or strategic views adversely 



6.42 Part E provides guidance in respect of tall buildings in sensitive locations, 
including conservation areas, listed buildings and their settings, registered historic 
parks and gardens, scheduled monuments, battlefields, the edge of the Green 
Belt or Metropolitan Open Land, World Heritage Sites or other areas designated 
by boroughs as being sensitive or inappropriate for tall buildings, which should be 
given particular consideration. 

6.43 Part C, elements b, c, e, f, g and h, Part D and E are related specifically to the 
design, townscape and environmental impacts of the proposal and are considered 
further below. The remaining elements of part C of the policy are considered here. 

6.44 Part C(a) - Catford is located within an Opportunity and Intensification Area, 
defined by Policy 2.13 of the London Plan. Opportunity areas are considered to be 
the capital’s major reservoir of brownfield land with significant capacity to 
accommodate new housing, commercial and other development linked to existing 
or potential improvements to public transport accessibility. 

6.45 The Lewisham Core Strategy (2011) sets out the vision, objectives, strategy and 
policies that will guide public and private sector investment to manage 
development and regeneration in the borough over the period to 2026. It 
anticipates major change in the borough, with a focus on Lewisham, Catford, 
Deptford and New Cross. 

6.46 The supporting text to Spatial Policy 1- Lewisham Spatial Strategy of the Core 
Strategey describes Catford’s status in the spatial strategy: 

“Catford Town Centre is the borough’s second largest town centre and plays an 
important role as the civic heart of the borough. It is located on an important 
crossroads and is well served by public transport. The Council has an aspiration to 
see significant improvement to the physical environment, working with commercial 
investors and developers to bring about comprehensive redevelopment of the 
area.”

6.47 Spatial Policy 2 – Regeneration and Growth Areas gives effect to the London Plan 
Opportunity Area designations and states that key regeneration and development 
opportunites will be focused on the localities of Lewisham, Catford, Deptford, 
Deptford Creekside, and New Cross/New Cross Gate. The majority of the 
borough’s new housing, retail and employment uses will be focused within the 
Regeneration and Growth Areas, including the delivery of approximately 14,975 
new homes to 2026. Directing growth to these areas ensures the character of the 
borough’s conservation areas, residential neighbourhoods and the limited and 
finite supply of green and public open space are protected and enhanced.

6.48 The policy sets the aims for Catford over the plan period: 

Catford Town Centre will:
1. be designated as a Major town centre with new development seeking to 

maintain and enhance its status, to secure its physical regeneration and 
ensure its continued contribution to the local night-time economy

2. build on its role as the civic heart of the borough
3. accommodate up to 22,000 square metres of additional retail floorspace by 

2026
4. accommodate 650 additional new homes by 2016 and up to 1,100 

additional new homes by 2026



5. be one of the borough’s preferred locations for new office development.

The Council will prepare an area action plan for the Catford Town Centre to 
ensure the forecast growth is managed and delivered. The area action plan is the 
implementation and delivery plan for the changes that will occur in the town centre 
during this period. In particular, it will provide a detailed planning and 
implementation strategy for major opportunity sites within the town centre.

6.49 The Council produced a Catford Town Centre Local Plan to an advanced stage, 
however it was withdrawn in December 2013 to enable further consideration of the 
re-routing of the A205 with Transport for London (TfL), which was not supported 
by the draft plan. The withdrawn plan proposed to extend the town centre 
boundary to include the stations and application site. 

6.50 Although the site is not located within the town centre boundary, it does sit on the 
edge of that boundary as well as those of the Catford Opportunity and 
Intensification Area and of the Regeneration and Growth Area, is identified within 
the  Core Strategy as a key development opportunity to help drive the 
redevelopment of Catford Town Centre, has a PTAL rating of 6a ‘Excellent’ and is 
located between two stations. Based on these factors, the application site is 
considered to meet criterion C(a) of London Plan Policy 7.7. 

6.51 Part (d) -  The site is located between Catford and Catford Bridge Stations and on 
the Waterlink Way. A landmark building on the site would help to improve the 
legibility of these facilities by providing a visual link to the surrounding area. 
Consideration of whether the skyline would be enhanced is intrinsic to the design 
of the building and discussed in the Design and Townscape, Built Heritage and 
Visual Impacts sections below.

6.52 Part (i) – the supporting text to Policy 7.7 notes that, whilst high density does not 
need to imply high rise, tall and large buildings can form part of a strategic 
approach to meeting the regeneration and economic development goals laid out in 
the London Plan, particularly in order to make optimal use of the capacity of sites 
with high levels of public transport accessibility. Catford Town Centre is identified 
in the London Plan and Council’s Local Development Plan as a focus of growth 
and regeneration and the site has a high PTAL rating. It is considered that a tall 
building in this location, provided it were of the highest standard of design, would 
raise Catford’s profile and contribute to local regeneration.

6.53 Based on a review of the strategic policy context, it is considered that the 
application site is suitable for a tall building, subject to achieving a high quality of 
design (including scale, mass and architecture), a successful relationship to the 
surrounding context and no significant environmental impacts. This is confirmed 
by the GLA Stage I response which advises that “GLA officers are of the view that 
a tall building located on this site is appropriate”, subject to other considerations. 
The response further notes that “for a building of this height to be acceptable, all 
aspects of the proposal will  need to be of outstanding design quality, in 
accordance with London Plan Policy 7.7. Critical to this will be the final choice of 
material and quality of detailing.”

6.54 These matters are discussed below.

Design and Public Realm



6.55 The NPPF sets out 12 core land-use planning principles that should underpin both 
plan-making and decision-taking.  One of these principles is that planning should 
always seek to secure high quality design and a good standard of amenity for all 
existing and future occupants of land and buildings.

6.56 Section 7 of the NPPF (Requiring good design), makes it clear that the 
Government attaches great importance to the design quality of the built 
environment.  The policy framework recognises that good design is a key aspect 
of sustainable development, it is indivisible from good planning, and should 
contribute positively to making places better for people.  It is important to plan 
positively for the achievement of high quality and inclusive design for all 
development, including individual buildings, public and private spaces and wider 
area development schemes.  The NPPF states that planning policies and 
decisions should aim to ensure that developments respond to local character and 
history, and reflect the identity of local surroundings and materials, while not 
preventing or discouraging appropriate innovation.  They should also be visually 
attractive as a result of good architecture and appropriate landscaping.

6.57 The London Plan also places great importance on design and local character.  
Policy 7.4 (Local Character), states that development should have regard to the 
form, function, and structure of an area, place or street and the scale, mass and 
orientation of surrounding buildings.  Policy 7.6, Architecture, reinforces the 
emphasis on good design and provides that architecture should make a positive 
contribution to a coherent public realm, streetscape and wider cityscape.  It should 
incorporate the highest quality materials and design appropriate to its context.

6.58 In accordance with national and regional policy, the Core Strategy and 
Development Management Local Plan also set out policies to ensure that design 
is a fundamental consideration in all planning decisions.  Core Strategy Policy 15 
(High quality design for Lewisham) states that for all development, the Council will 
ensure the highest quality design and the protection or enhancement of the 
historic and natural environment, which is sustainable, accessible to all, optimises 
the potential of sites and is sensitive to the local context and responds to local 
character.  

6.59 Core Strategy 18 requires that tall buildings will need to be of the highest design 
quality. The silhouette, crown and bulk of the building will be important 
considerations, as will its contribution to an interesting skyline and its visual impact 
and interest at street level. 

6.60 Development Management Local Plan Policy 30 (Urban design and local 
character) adds more detail and states that as well as requiring all development 
proposals to attain a high standard of design, planning applications should 
demonstrate how the development achieves a site specific design response.

6.61 The application proposes a 19 storey tower with 5 storey podium. A building of this 
scale in this location must be designed to an exceptional standard and be 
appropriate to local and wider contexts. The proposal is assessed against these 
policies below.

Layout 

6.62 The placement of the building on the site achieves a number of urban design 
objectives. The reduction in the building footprint from the consented scheme 



provides a more generous public realm at the base of the tower in a location which 
must accommodate movement of people not only to the new building but also to 
and from local destinations. 

6.63 By pulling the building away from Catford Station, and providing a more generous 
public realm, the scheme creates a successful sense of arrival at this location. It is 
considered that the closer integration between the public realm and the layout of 
the building will result in an enhanced sense of safety, and sense of place, to the 
immediate area during both the day and night. 

6.64 The building at ground floor level provides two commercial units, with flexible 
retail/restaurant/café/office use. The units would face the proposed public square 
and river, providing active frontages to these areas and relating positively with 
them. The residential entrance on the eastern elevation would further animate this 
area. Plant, refuse and cycle storage are contained to the rear (west) and north of 
the building. 

6.65 The footprint of the building follows the curve of the river, tapering towards the 
north. This is considered a positive response to the river, which is recognised as 
being a very important feature of the site. The Ravensbourne River Corridor 
Improvement Plan 2010, a study of the Ravensbourne Corridor conducted jointly 
by Lewisham Council and the Environment Agency, makes various specific 
recommendations in relation to open space and treatment of the river in Lewisham 
and Catford Town Centres, in order to ensure that the river is reintegrated into the 
urban environment, improve its value as open space and its biodiversity value. In 
respect of the application site it recommends that future development creates an 
attractive and safe station environment using the river as its main asset and seeks 
to enhance the public realm and the presence of the river by improving 
embankments where possible and providing resting and overlooking facilities 
along its way. 

6.66 In line with the consented scheme, the proposals would deliver naturalisation 
works to the Ravensbourne, within the site boundary, which will help to restore the 
river process, increase habitat value and aid the management of flood risk. The 
landscape proposals submitted provide a comprehensive response to the site, 
linking the building, River Ravensbourne, Waterlink Way, wider masterplan and 
Ladywell Fields. The commercial uses and public realm would be directly 
connected to the river, with new seating and planting proposed along both banks. 

6.67 The proposal would also include enhancement of Adenmore Road, which would 
become a largely pedestrianised zone.

6.68 Public access to the upper floors of the building is not proposed. Given 
the residential nature of the building this is considered acceptable.

6.69 The quality of the landscape details and the future maintenance of the public 
realm and its accessibility to the public are key to the success of this space. It is 
proposed to secure these details by conditions and in a variation to the existing 
legal agreement. 

Scale and Massing

6.70 The taller buildings of the town centre (Milford Towers, Laurence House, Civic 
Centre, Eros House and Rosenthal House) date from the 60s and 70s and have 



heights ranging from 6 to 13 storeys over large footprints. Residential areas to the 
immediate west and east of the application site are of a lower scale, 
predominantly 2 storeys. Notwithstanding its position in a low-lying area, bounded 
by the south circular and two rail lines, the height of the proposed building would 
be substantially greater than that of its surroundings and prominent on the skyline. 
In light of this, the building must be of very high design quality to be acceptable. 

6.71 As detailed in the design and access statement, several options to distribute the 
scale and massing of the building were tested. This culminated in the proposed 
scheme which is comprised of a 19 storey tower and 5 storey podium. The tower 
presents a slender form of 4 units per floor, typically the minimum at which 
buildings of this typology are viable. These units are expressed in the facade 
treatment, which appears as four vertical elements, that culminate in the stepped 
arrangement of the top of the tower, with the tallest element located on the south 
eastern corner. The tower is clearly significantly taller than the surrounding built 
context, however its slender proportions are sympathetic to the form of that 
context and it is not considered that it would appear overly bulky.

6.72 The podium has deliberately been restricted to a height of 5 storeys, so that it is 
less visible in local views, thereby emphasising the slender proportions of the 
tower.

6.73 The massing approach creates a much clearer distinction in scale and results in a 
more elegant building form at the junction of two stations in comparison to the 
consented scheme.  The part 5/part 19 storey proposal is seen to be an 
improvement on the consented scheme of part 4/part 8/part 6 storeys. At five 
storeys, the podium element responds to the existing Catford Green blocks and 
the riverside walk which it defines.  

6.74 It is considered that the proposed form of the building achieves a number of 
townscape objectives. The simpler and stronger massing approach which 
produces a podium building reduced in height and a more slender tower element 
extended in height as compared to the previously consented scheme enables a 
much improved public realm experience at the base of the building, whilst also 
enhancing the visual impact of the building as experienced both near and far. On 
account of its location between the stations and the quality of the design, it is 
considered that it would be an appropriate landmark building. Ensuring excellence 
in the detailed design of the development is essential to realising these objectives. 

6.75 Consideration is given further below to the impact on townscape, built heritage 
and views.

Architecture, Materials and Elevational Detail

6.76 The architectural language of the façade is based on two ordered grids. The 
primary vertical grid is created by a series of double height elements, which focus 
the eye along strong vertical lines. The use of inset corner balconies on each of 
the tower’s corners serves to break down the massing thereby reducing the 
overall bulk by allowing glimpses of sky and light beyond. The architectural 
language is reinforced by a limited brick based palette of materials that is light in 
tone.

6.77 The 19 storey element in particular, through its detailed design, has the potential 
to create townscape interest and mark the junction of two stations. The light 



emitted by upper floors, its glazed facades, its ground floor uses and the 
architectural language which has been  developed all can add vibrancy to the area 
and create a very positive townscape experience at the base of the building 
proposed.

6.78 Officers consider the design and materials to be of the highest design quality, 
complementing the existing scheme and the wider context. The use of brick as the 
primary facing material is supported as it is widely used in the area and on 
account of its strong weathering properties. The proposed materials would be 
secured via condition and the detailed bay studies would be added into the 
approved plans to ensure the quality of the architecture illustrated is delivered by 
the construction phase. Details of the shopfronts would be required by condition. 
Furthermore, given the acute need to ensure the delivery of the highest standard 
of design, it is considered necessary in this case to require that the same calibre 
of architect is retained to construction stage or is retained to oversee the delivery 
of the detailed design. This is proposed to be secured in the amended S106 
agreement.

Design and crime

6.79 Core Strategy policy 15 (CS15) (High quality design for Lewisham) states that for 
all development the Council will ensure design acts to reduce crime and the fear 
of crime. The layout and design of the site means that routes and public open 
space within the site will be overlooked with retail uses and/or entrances to flats 
above located on them. Lighting is provided to all public areas. Secure cycle 
parking is provided within the service access to the west of the building. 

6.80 The Metropolitan Police Secure by Design Officer commented on the scheme at 
pre-application stage and in response to his comments, the footprint of the 
building along the east elevation was altered from a ‘stepped’ arrangement to a 
gradual curve, in order to avoid creating areas with limited surveillance. 

6.81 It is considered that the proposed layout and design raises no significant concerns 
in terms of crime and the fear of crime.

Summary 

6.82 In terms of design overall, it is considered that the proposed building would be of a 
distinctive and elegant form, which would add positively to the legibility of the area, 
the variety of the skyline and the regeneration potential of Catford, in line with 
London Plan Policies 7.6 and 7.7 and Core Strategy Policies CS15 and CS18.

Townscape, Built Heritage and Visual impact

6.83 The site is identified as ‘sensitive’ within the Lewisham Tall Buildings Study (2010, 
updated 2012). Sensitivity for major sites identified in Catford is related to potential 
impacts on local landmarks, conservation areas, other designated and 
undesignated heritage assets, open spaces, low rise Victorian terraced housing 
and local view points. 

6.84 London Plan Policy 7.7 Part E provides guidance in respect of tall buildings in 
sensitive locations, including conservation areas, listed buildings and their 
settings, registered historic parks and gardens, scheduled monuments, 
battlefields, the edge of the Green Belt or Metropolitan Open Land, World Heritage 



Sites or other areas designated by boroughs as being sensitive or inappropriate 
for tall buildings, which should be given particular consideration. 

6.85 The supporting text to Policy 7.7, at paragraph 7.25, adds that tall buildings should 
be resisted in areas that will be particularly sensitive to their impacts and only be 
considered if they are the most appropriate way to achieve the optimum density in 
highly accessible  locations, are able to enhance the qualities of their immediate 
and wider settings, or if they make a significant contribution to local regeneration. 

6.86 Core Strategy Policy 18 sets similar criteria, stating that “Tall buildings will be 
considered inappropriate where they would cause harm to the identified qualities 
of the local character, heritage assets, landscape and open space features listed 
below:

a. World Heritage Site of Maritime Greenwich, the setting of the World 
Heritage Site, and the World Heritage Site Buffer Zone

b. London panoramas, protected vistas as defined in the London Plan and 
local views and landmarks

c. conservation areas and their settings
d. Metropolitan Open Land and other open spaces including London 

squares
e. historic parks and gardens
f. listed buildings and their settings
g. Sydenham Ridge Area of Special Character, which comprises a 

topographical feature where tall or bulky buildings would affect the 
skyline and have an adverse effect on the landscape and local 
residential amenity

h. riverside environments where tall buildings might harm biodiversity 
interests through overshadowing

i. existing residential environments and their amenity.

6.87 Core Strategy Policy 17 provides guidance on the protection of local and wider 
views which may be affected by development. It states that, to protect their role in 
creating identity and assisting wayfinding:

a.     protected vistas and the London panorama, will be managed in 
accordance with strategic and local guidelines, specifically the London 
Plan policies and the London Plan Supplementary Planning Guidance 
View Management Framework

b.     local views, landmarks and panoramas identified on the Proposals Map 
will be managed to ensure that new development does not impede or 
detract from local views or obscure local landmarks.

Townscape and Visual Impact

6.88 The site is not located within a viewing corridor protected by the London Plan SPG 
View Management Framework, however it does fall within three local views: from 
Blythe Hill Fields, Mountsfield Park and Forster Park, which are identified on the 
LDF Proposals Map and listed in Appendix 6 of the Development Management 
Local Plan.

6.89 The visibility and impact of the tower in local and wider views is assessed by the 
Townscape, Built Heritage and Visual Impact Assessment, which is an Appendix 



to the Environmental Statement submitted. The assessment is based on computer 
generated images designed to show the visibility and appearance of the proposed 
development from publicly accessible locations around the Site. A total of 13 local 
and eight wider key views were assessed. All of the wider views and 6 of the local 
views are verified views.

6.90 The study shows that the proposed building would be visible from the local 
surrounding area,  viewed from Catford Road, Ladywell Fields Park, Doggett 
Road, Medusa and Brookdale Road as well as the Ladywell Fields Athletic Track. 
From these locations, the high urban design and architectural quality of the 
proposal are considered to enhance the townscape.

6.91 The study shows that the proposed building would be most prominent in two views 
from Canadian Avenue, as well as in views from the Town Centre and on the 
approach from the west (Catford Road). In these views, the building would create 
a landmark for the stations, River Ravensbourne, Ladywell Fields and the 
Waterlink Way as well as signalling regeneration for the area. The likely effect and 
significance in these views is assessed as ‘Moderate, beneficial, local’ by the ES. 
This is due to the high quality of the architecture, the slender form of the building, 
its stepped height and light colour primary material, which would be an 
improvement over the ‘slab’ form of the consented building. 

6.92 Townscape effects will be experienced also from Ladywell Fields, Doggett Road, 
Medusa and Brookdale Roads as well as Ladywell Fields Athletic Track. From 
these locations, the impact will be minor and beneficial, due to the slender form 
and high quality architecture.

6.93 From Blythe Hill Fields and Mountsfield Park the proposed development would 
only be glimpsed due to the presence of intervening vegetation and/or changes in 
topography. From Bellingham Road and Thornsbeach Road (on the development 
side of Forster Memorial Park) the proposed development would not be visible 
due to the presence of intervening vegetation, buildings and the local topography. 
The site is on the edge of the Hilly Fields local view. Officers have confirmed that 
the site would not be visible from this viewpoint.

6.94 It is concluded that the proposed building would not detract from local views or 
obscure local landmarks. Overall, while it would be prominent in short to medium 
distance views, it is considered that, by virtue of its slender form, considered scale 
and high standard of architecture, it would make a positive contribution to the 
regeneration of the area by acting as a landmark, raising the profile and the urban 
quality of the area and adding variety to its skyline, in accordance with Core 
Strategy Policy 17,

Built Heritage

6.95 The NPPF states that preserving and enhancing the historic environment is one of 
the core principles of sustainable development.  London Plan Policy 7.8 (Heritage 
assets and archaeology) states that developments that could affect the setting of 
heritage assets should be developed with a scale and design sympathetic to the 
heritage assets.  Core Strategy Policy 16 Conservation areas, heritage assets and 
the historic environment and Development Management Policy 36 (New 
development, changes of use and alterations affecting designated heritage assets 
and their setting: conservation areas, listed buildings, schedule of ancient 



monuments and registered parks and gardens) both require designated and non-
designated heritage assets and Conservation areas and their settings to be 
protected, preserved and/or enhanced through new development and changes of 
use.  

6.96 The NPPF gives guidance on the approach when considering the impact of 
proposals on heritage assets.  Paragraph 132 of the NPPF states that when 
considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset’s 
conservation.  The more important the asset, the greater the weight should be.  
Paragraph 134 advises that where a development will lead to less than substantial 
harm to the significance of a designated heritage asset, this harm should be 
weighed against the public benefits of the proposal, including securing its optimum 
viable use. Paragraph 135 of the NPPF requires that ‘The effect of an application 
on the significance of a non-designated heritage asset should be taken into 
account in determining the application. In weighing applications that affect directly 
or indirectly non designated heritage assets, a balanced judgement will be 
required having regard to the scale of any harm or loss and the significance of the 
heritage asset’.

6.97 There are two statutory listed heritage assets in proximity to the site. These are 
the Grade II Holbeach School approximately 350m to the north east on Doggett 
Road and the Grade II Broadway Theatre approximately 350m to the east on 
Catford Road. The nearest conservation area is Culverley Green, 80m to the 
south east. The locally listed Catford Bridge Tavern and St Dunstan’s College 
main building and dining hall are located 90m and 280m away, respectively to the 
east and west.

6.98 The proposals have the potential to affect the setting of these heritage assets. 
Section 66 Planning (Listed Buildings and Conservation Areas) Act 1990 imposes 
a statutory duty on local planning authorities when considering whether to grant 
planning permission for development which affects a listed building or its setting.  
In such cases, the local planning authority must have special regard to the 
desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses. Similarly, Section 72 of the act 
requires that local planning authorities pay special attention in the exercise of 
planning functions to the desirability of preserving or enhancing the character or 
appearance of a conservation area. ‘Preserving’ in the context of the statutory 
duty means doing no harm. 

6.99 Designated heritage assets most affected by the development are Holbeach 
School, the Broadway Theatre and Culverley Green Conservation Area. The 
nearest undesignated heritage asset is the locally listed Catford Tavern. The 
Townscape, Built Heritage and Visual Impact Assessment shows that the likely 
effect on the setting of these buildings would range from minor to moderate 
beneficial. This is due to the slender form of the building, very high quality of 
architecture, light colour of the predominant material, the separation distances to 
heritage assets and the varied nature of the intervening built context which 
combine to result in a non-dominant relationship. 

6.100 Officers consider that the proposal would not therefore result in harm to 
designated heritage assets. It is not therefore necessary to consider whether the 
public benefits of the scheme would outweigh that harm, though it is noted that 



these are significant and, aside from the design of the building, would include the 
enhancement of the public realm, naturalisation of the River Ravensbourne and 
contribution to local regeneration.

6.101 Historic England were consulted, but have not provided comment on the 
application. The Council’s Conservation Officers have expressed no concern with 
the proposals. 

6.102 In light of the above, Officers consider that, the setting of both designated and 
non-designated heritage assets would ultimately be preserved, in accordance with 
London Plan Policies 7.7 and 7.8 and Core Strategy Policies CS16 and DM36. 

Open Spaces and Routes

6.103 Core Strategy Policy 12 ‘Open Space and Environmental Assets’ recognises the 
strategic importance of the natural environment and to help mitigate against 
climate change the Council will conserve nature, green the public realm and 
provide opportunities for sport, recreation, leisure and well-being. This is achieved 
by, among other things, “protecting the character, historic interest and amenity of, 
and within, open spaces, as well as the effects of development outside their 
boundaries; and maintaining and improving the publicly accessible open space 
network, such as the Waterlink Way,…South East London Green Chain…and 
parks and gardens and preserving or enhancing the local biodiversity and 
geological conservation interests in accordance with national and regional policy”.

6.104 The areas of open space in the vicinity of the site comprise Ladywell Fields and St 
Dunstan’s College Jubilee Ground, both Metropolitan Open Land (MOL). The 
Waterlink Way, which runs through the site, along Adenmore Road, is a 
designated walking and cycling route. The River Ravensbourne and the  railway 
corridors on the eastern and western boundaries of the site area designated as 
Green Corridors, protected for their nature conservation and informal recreation 
value.

6.105 The proposed development will be visible in views from both Ladywell Fields and 
the Jubilee Grounds, however in both cases it would be viewed beyond or against 
intervening development. It is considered that it would not have a material impact 
on the open quality or character of these spaces.

6.106 The proposed building would sit directly adjacent to the Waterlink Way and River 
Ravensbourne. It’s impact on the Waterlink Way is considered to be beneficial as 
it will serve to mark the location of the route and improve the surface treatment on 
this section of it. Cycle and pedestrian access would be maintained along the 
route. Similarly, it will mark the location of the river as it passes closes to the town 
centre, improve its setting and enable people to have a closer relationship to it.

6.107 As such, it is considered that the proposal would have a beneficial impact on 
nearby open spaces and routes, in accordance with Core Strategy Policy 12.

Summary

6.108 The proposed scheme has been assessed using accurate, visual modelling as 
part of an Environmental Statement. The application site is not considered to be 
particularly sensitive, though is located adjacent near a conservation area and two 
designated heritage assets, two areas of MOL and on a riverside. Overall, in 



respect of townscape, built heritage and visual impact it is considered that the 
proposal responds positively to the local townscape character.

Housing

Size and Mix of Residential Accommodation

6.109 London Plan Policy 3.8 states that the Borough LDFs and planning decisions 
should ensure new developments offer a range of housing choices, in terms of the 
mix of housing sizes and types, taking account of the housing requirements of 
different groups and the changing roles of different sectors in meeting these.

6.110 The mix of units proposed within this building needs to be considered in the 
context of the consented building and wider masterplan. The proposed unit mix as 
compared to the consented Block A is outlined in Table 2 below, whilst Table 3 
outlines the residential mix of the entire Catford Green Scheme (as amended and 
including the recent application DC/15/93128 which has a resolution to grant) 
taking into consideration the proposed changes.

Table [ 2 ]: Residential Mix Block A

Consented Scheme 

(as amended)

% Proposed Scheme %

1 Bedroom 23 25% 29 32%

2 Bedroom 69 75% 62 67%

3 Bedroom 0 0% 1 1%

Total 92 92

Table [ 3 ]: Residential Mix Catford Stadium Masterplan

Consented % Proposed %

Studio 4 0.7% 4 0.7%

1 Bedroom 239 37.6% 245 38.5%

2 Bedroom 319 50% 312 49%

3 Bedroom 49 7.7% 50 7.8%

4 Bedroom 24 4% 24 4%

Total 635 635



6.111 As outlined above, the proposed development would reduce the percentage of two 
bedroom units, increase the number of one bed units and introduce a three bed 
unit to Block A. 

6.112 It is noted within the LDF and housing evidence base that there is a demand for 
three bedroom family units. It is noted that other blocks within the masterplan 
provide family housing and that the proportion of these larger units has been 
gradually increased through amending and new applications relating to the site. 
The original masterplan consent in 2009 provided 39no. 3bed and 24no. 4bed 
units. Including the current proposal, provision would be 50no. 3bed and 24no. 
4bed units. Further, the balance between 1 and 2 bed units is improved, though 
two bed units remain the highest proportion. 

6.113 The supporting text to London Plan Policy 3.4 Optimising Housing Potential at 
paragraph 3.29 states that, “while there is usually scope to provide a mix of 
dwelling types in different locations, higher density provision for smaller 
households should be focused on areas with good public transport accessibility 
(measured by Public Transport Accessibility Levels [PTALs]), and lower density 
development is generally most appropriate for family housing.

6.114 Given the site’s location between two stations and its high PTAL rating, it is 
considered appropriate for a high proportion of smaller units. 

6.115 Core Strategy Policy 1 also requires the provision of 10% wheelchair units in 
schemes of 10 or more units. The proposal includes 9 wheelchair adaptable units, 
4no. 1bed and 5no. 2bed. This is considered acceptable in accordance with the 
policy requirement. 

6.116 Core Strategy Policy 1 also requires that all new homes should be Lifetime Homes 
compliant. However it is noted that Lifetime Homes equivalent requirements now 
fall under Building Regulations. The submitted documents state that the proposal 
has been designed to Lifetime Homes standards and should therefore meet the 
equivalent Building Regulations standard, M4(2). There are no topographical or 
other reasons why the approved units cannot meet this standard. 

6.117 A condition is recommended to secure the provision of the wheelchair units to 
Building Regulations Part M4(3)(2) and the remaining units to Building 
Regulations Part M4(2), equivalent to Lifetime Homes. In addition, it is proposed 
to secure through the s.106 agreement, the marketing of the private adaptable 
units. 

6.118 Therefore, in accordance with Core Strategy Policy 1, it is proposed that all units 
other than the wheelchair units shall be required by condition to meet this 
standard. Evidence of certification by a recognised building control body will be 
required to be submitted by condition.

6.119 As such, the proposed scheme in terms of unit size mix is acceptable.

Affordable Housing

6.120 The London Plan and the LDF seek to increase the provision of affordable 
housing to improve housing choice to all residents. In addition, affordable housing 
should be integrated into development to ensure a satisfactory mix and balance of 
communities. Affordable housing is defined in the NPPF and definitions consistent 



with it are also given in the London Plan and the Council’s Core Strategy and 
Development Local Management Plan.

6.121 The Core Strategy commits the Council to negotiating for an element of affordable 
housing to be provided in any major residential development with the starting point 
for negotiations being a contribution of 50% affordable housing on qualifying sites 
across the Borough, subject to financial viability. 

6.122 With regard to tenure mix, Core Strategy Policy 1 states that the affordable 
housing component is to be provided as 70% social rented and 30% intermediate 
housing although it also states that where a site falls within an area which has 
existing high concentrations of social rented housing, the Council will seek for any 
affordable housing contribution to be provided in a way which assists in securing a 
more balanced social mix.  The London Plan has a 60%-40% split to allow a 
higher percentage of intermediate housing or other arrangements as considered 
appropriate.  In terms of dwelling sizes Core Strategy Policy 1 also states that the 
provision of family housing (3+ bedrooms) will be expected as part of any new 
development with 10 or more dwellings and in the case of affordable housing, the 
Council will seek a mix of 42% as family dwellings (3+ bedrooms), having regard 
to criteria specified in the Policy relating to the physical character of the site, 
access to private gardens or communal areas, impact on car parking, the 
surrounding housing mix and the location of schools and other services. 

6.123 As noted above, the proposed development would provide 92 residential units, all 
in private market tenure. This needs to be considered in the context of the wider 
masterplan. The consented Block A was also 100% private, though the wider 
scheme as a whole delivered 29.4% affordable housing and is subject to a review 
mechanism on 75% occupation to determine if an increased affordable housing 
contribution can be provided. All of the affordable housing would be provided 
within Phases 1 and 2. 

6.124 The GLA noted in its Stage 1 response that the wider masterplan provided 29.4% 
affordable housing and, while Block A did not contain any affordable housing, it 
did contribute to the wider viability case, which was tested as part of the s73 
application approved in March 2014. On that basis, the GLA response considers 
that the non-provision of affordable housing in the current proposal is acceptable 
in strategic planning terms. 

6.125 The level of affordable housing proposed within this application falls short of the 
50% target in Core Strategy Policy 1. As already noted, the 50% figure is a 
starting point for negotiations and is subject to viability. In line with guidance set 
out in the Council's Planning Obligations SPD the applicant has prepared a 
financial viability assessment.  Specialist viability consultants, LSH, were 
appointed by the Council to advise on viability issues and have undertaken a 
review of the scheme and assessed the level of affordable housing that can be 
provided. That report is based on the latest purchase prices for other units in 
Catford Green, and taking into an account a premium for units in the upper levels 
of the tower. A copy of LSH’s report is attached to this report at Annex 2 and 
further consideration of financial viability is set out at Section 7 of this report.  In 
summary, the advice is that the application scheme, taking account of the lower 
value per square foot that would be achieved for the larger units, CIL payments 
which were not due on the consented scheme and S106 costs, would result in a 
minor uplift in return compared to the consented scheme. 



6.126 As identified above, the consented masterplan is subject to a review mechanism 
designed to capture any uplift in return from the development since the scheme 
was last subject to viability review at the time of the 2014 S73 approval. That 
review mechanism secures contributions towards affordable housing equivalent to 
50%, including the 29.4% provision on site. As the principle of a private block on 
this site has been established, albeit contributing to the viability of affordable 
housing in the wider masterplan, and the number of units would not increase in 
comparison with the consented scheme, it is considered appropriate that the uplift 
identified by the viability review would be captured by the existing review 
mechanism. Any payment received by the Council as a result of the review 
mechanism will be used by the Council in order to provide additional affordable 
housing within the borough.

6.127 This would be secured through a variation to the original Section 106 agreement. 

Standard of Residential Accommodation

6.128 London Plan Policy 3.5 and Table 3.3 set out minimum space standards which all 
proposed dwellings are expected to meet or exceed. Development Management 
Policy DM32 and Core Strategy Policy 15 also seek to protect and improve the 
character and amenities of residential areas in the Borough. 

6.129 In March 2015 the Government published Technical Housing Standards- 
nationally described space standard, to rationalise the varying space standards 
used by local authorities. As the new technical standards differed in some areas to 
the standards set in the London Plan and Housing SPG, the Mayor began a 
process of reviewing these policies and identifying additional ‘optional’ standards 
which would apply in London. Until such time as these optional standards are 
adopted, current London Plan standards should be interpreted with reference to 
the nearest equivalent national technical standards. In the instance of conflict, the 
national housing standards take precedent.

6.130 The Minor Alterations to the London Plan (MALPs) are now at an advanced stage, 
having been through the necessary consultation stages and an Examination in 
Public. Having not received a direction from the Secretary of State, and no 
rejection by the London Assembly, the Mayor’s intention is to publish (adopt) the 
MALPs in late March 2016. As the MALPs are at this advanced stage, they can be 
considered to have significant weight in planning terms and the following 
assessment has regard to them. 

6.131 Table 3.3 of the MALPs sets out minimum space standards for new development. 
The standards for the proposed unit sizes are outlined below:-

 1 bedroom 2 person: 50m²

 2 bedroom 4 person: 70 m²

 3 bedroom 6 person: 102sq m² (two levels) 

6.132 All units in the proposed scheme would meet or exceed these standards. One bed 
units range from 50-58.7m², two beds range from 70-84.4m², and the 3bed duplex 
unit would have a floor area of 113.4m².  In the consented scheme, only 4% of the 
units are to Mayoral standard. One beds range from 40.7-51.4 m² and two beds 



range from 51-55m². All proposed units also comply with the MALP requirements 
in respect of individual room sizes and storage provision.

6.133 The original masterplan was approved in 2009, prior to the introduction of the 
Mayoral space standards in 2012. Of the 589 units approved, 35no. met the 
Mayor’s standards. The S73 application approved in 2014 brought a further 
212no. units up to Mayoral standard, leaving 342no. units under size. The recent 
approval of a revised scheme for the northernmost blocks (Blocks T&U) of the 
masterplan reduced this number to 209no. non-compliant. If the current 
application is approved, this would reduce the figure to 117no. This is seen as a 
significant improvement to the quality of accommodation proposed when 
compared with the originally approved scheme.

6.134 The nationally described space standard sets a minimum ceiling height of 2.3 
meters for at least 75% of the gross internal area of the dwelling. To address the 
unique heat island effect of London and the distinct density and flatted nature of 
most of its residential development, a minimum ceiling height of 2.5m for at least 
75% of the gross internal area is strongly encouraged in the MALPs so that new 
housing is of adequate quality, especially in terms of light, ventilation and sense of 
space. All units in the propsed scheme have a minimum 2.5m floor to ceiling 
height. Floor to ceiling heights in the consented scheme are 1.9-2.1m.

6.135 The layout of the building achieves a high proportion (85%) of dual aspect units. 
The single aspect units are all west facing. Given the high proportion of dual 
aspect units and lack of any north facing single aspect units, the proposal is 
considered to perform well in this regard. By comparison, the consented scheme 
has only 24% dual aspect units. 

6.136 For those units at 1st floor level, with aspect west, the separation distance to the 
rail line is 17.5metres which is considered acceptable to maintain good outlook for 
occupiers. The consented scheme includes two ground floor units which, due to 
their proximity to the railway embankment and public route, would provide poor 
outlook and privacy for occupiers. 

6.137 Given the orientation of the flats and proposed position of windows it is considered 
that habitable rooms within the proposed development would generally receive 
good levels of natural light.

6.138 The GLA Stage I response states that it is disappointing that the design does not 
have a maximum of 8 units sharing the same core, though notes that the 
proposed scheme improves on the consented scheme of 16 units per core. 
Standard 3.2.1 of the Mayor’s Housing SPG states that the number of dwellings 
accessed from a single core should not exceed eight per floor, subject to dwelling 
size mix.

6.139 The proposed scheme includes three floors with 11 units per core and one floor of 
10 units per core, representing 22.8% of units. The remaining units are 4 per core. 

6.140 It is noted that the standard allows for flexibility depending on dwelling size mix. 
The supporting text to the policy states that eight family sized (over two bedrooms) 
units dwellings per core is normally a maximum, but up to 12 single person 
units/core may be acceptable. 



6.141 Based on the mix of units (8x1bed 2pers & 3x2bed 4pers), floors one to three 
would provide circulation for up to 28 persons. The fourth floor would provide 
circulation for 30 persons (5x1bed 2pers & 5x2bed 4pers). By comparison, an 
arrangement of 8 two-bed units would result in 32 persons sharing a core and 8 
family-sized units would result in more. 

6.142 On the basis of the proposed mix and therefore occupancy levels, it is considered 
that the proposed scheme is in accordance with this standard. 

6.143 The site is bordered by railway lines to the east and west and the south circular 
(A205) to the south.The External Building Fabric Assessement submitted confirms 
that noise mitigation measures would be required in order to ensure an acceptable 
level of amenity for future occupiers. It proposes that mechanical ventilation would 
be installed throughout Block A and that it would include a boost function within 
bedrooms to negate the necessity to open a window. 

6.144 The Council’s EHO has advised that this is acceptable in principle, but that details 
of the boost facility would be required to be submitted for approval. This is 
proposed to be secured by condition. 

6.145 Also of relevance to the quality of the proposed residential environment is the 
provision of private and communal amenity space. Every unit is provided with an 
enclosed balcony, providing sheltered external amenity space of a high quality. All 
balconies meet the required depth and space standards and most are also dual 
aspect.

6.146 The roof of the podium would provide communal amenity and play space of 272m² 
for residents of the buiding, enclosed by a fence of 1.5metres height and shrub 
planting. The amenity space would be set back from the parapet by between 1.5 
and 7.7metres and surrounded by a biodiverse living roof of 212m². An additional 
rooftop garden of 68m² is proposed at level 16. Both communal amenity areas 
would be full accessible. It is proposed that a s106 obligation be specified 
requiring that these amenity spaces are managed and available for residents in 
perpetuity.

6.147 London Plan Policy 3.6 requries development proposals that include housing to 
make provision for play and informal recreation, based on the expected child 
population generated by the scheme and an assessment of future needs. The 
GLA benchmark provision is 10m² per child to be provided on site. Using the 
GLA’s calculator to estimate potential child yield derived from the unit mix results 
in a requirement for 70m² of play space, which the proposal exceeds. 

6.148 Overall it is considered that the type, location and size of private and communal 
amenity space provided for the residential units is acceptable for a development of 
this nature and density.  Combined with the layout and planning of the dwellings it 
is considered that the proposed development will provide a high quality of 
accommodation. 

6.149 For this reason, it is considered that the proposed development is acceptable in 
terms of standard of accommodation, in accordance with the National Technical 
Standards, London Plan Policy 3.5, Core Strategy Policy 15 and DMLP Policy DM 
32.



Transport and Access

6.150 A Transport Assessment (TA) was submitted with the planning application the 
scope of which was discussed with officers prior to its preparation.

6.151 One of the 12 core land-use principles set out in the NPPF is that planning should 
actively manage patterns of growth to make the fullest possible use of public 
transport, walking and cycling, and focus significant development in locations 
which are or can be made sustainable.  Regarding the promotion of sustainable 
transport the NPPF states that the transport systems needs to be balanced in 
favour of sustainable transport modes, giving people a real choice about how they 
travel.  

6.152 Policy 6.1 of the London Plan (2015) sets out the Mayor’s strategic approach to 
transport which aims to encourage the closer integration of transport and 
development.  This is to be achieved by encouraging patterns and nodes of 
development that reduce the need to travel, especially by car; seeking to improve 
the capacity and accessibility of public transport, walking and cycling; supporting 
measures that encourage shifts to more sustainable modes and appropriate 
demand management; and promoting walking by ensuring an improved urban 
realm.  Core Strategy policy Core Strategy Policy 14 (Sustainable Movement and 
Transport) states that there will be a managed and restrained approach to car 
parking provision to contribute to the objectives of traffic reduction while protecting 
the operational needs of major public facilities, essential economic development 
and the needs of people with disabilities. Car free status for new development can 
only be assured where on-street parking is managed so as to prevent parking 
demand being displaced from the development onto the street. Controlled parking 
zones may be implemented where appropriate. A network of high quality, 
connected and accessible walking and cycling routes across the borough will be 
maintained and improved.

6.153 Development Management Local Plan Policy 29 sets criteria for the acceptability 
of new car limited development, specifying that it will only be considered: in areas 
with a PTAL of 4 or higher or where this can be achieved through investment in 
transport infrastructure; where there’s no detrimental impact on the provision of 
on-street parking in the vicinity; no negative impact on the safety and suitability of 
access and servicing; protection of required publicly accessible or business use 
car parking; inclusion of car clubs, car pooling schemes, cycle clubs and cycle 
parking and storage; an equitable split of parking provision between private and 
affordable residential Development; and on-site accessible priority parking for 
disabled drivers. Additionally, all new development will need to ensure that an 
appropriate number of bays have an electric charging point installed and an 
appropriate level of passive provision, in line with London Plan Table 6.2 Parking 
Standards.

Access and Parking

6.154 In line with the consented scheme, the application proposes that Adenmore Road 
would become a primarily pedestrianised route. Vehicular access from 
Ravensbourne Park would be prevented, except for emergency vehicles. This 
would be implemented through the installation of bollards or moveable street 
furniture on Adenmore Road, near Catford Station. Details are to be agreed with 



Highways through a S278 agreement. Vehicular access for servicing would be 
from Adenmore Road, via Westdown Road. 

6.155 Pedestrian access would be available from both Adenmore Road and Westdown 
Road. All approaches to the site have been designed to be fully accessible, with 
any changes in level compliant with Building Regulations requirements.

6.156 The site is located on the Waterlink Way. Pedestrian and cycle access along this 
part of the route will be enhanced by the reduction in vehicular traffic and public 
realm improvements proposed. As vehicular activity is expected to be low, the 
carriageway to be used by vehicles is proposed to be shared surface. The width 
available to vehicles has been reduced from that existing in order to keep vehicle 
speeds low. If two vehicles need to pass each other, there is a short widened 
section to enable this. At present, the connection between the Waterlink Way and 
Adenmore Road is poor. In the proposed scheme, the surface treatment from the 
underpass would be continuous and pedestrians and cyclists would be the 
dominant users.

6.157 Access for disabled drop-off to Catford Bridge Station (up line) would be available 
(the temporarily installed barrier to the south of Block B would be removed). The 
existing layby on Ravensbourne Park to the west of Catford Station would be 
unaffected. The area would become a Restricted Parking Zone whereby parking 
would be restricted (24hrs) except for in marked bays which would be limited to a 
disabled bay for Blue Badge holders or those cars dropping off or picking up 
disabled rail passengers.

6.158 The development is also ‘car free’, a principle which is supported by TfL and the 
Council’s Highways Officer on account of the high public transport accessibility of 
the site and surrounding Controlled Parking Zone. The S106 agreement for the 
masterplan requires the application to provide a car club scheme. A car club 
space has been provided on site and all occupiers have been given 1 year free 
membership. It is proposed that this would apply to the present scheme, if 
approved.

6.159 There would be no parking for wheelchair users on site. However, there are Blue 
Badge bays on Westdown/Adenmore Road, close to the northern access point of 
the site. In addition, Blue Badge holders can park in any pay & display bay within 
a CPZ. If additional bays were required, these could be designated on Westdown 
Road or Adenmore Road. 

6.160 Step free access will be available through the public square to the Catford Bridge 
‘up’ line. Access to the ‘down’ line would also be possible via Catford Bridge or 
potentially via the proposed footbridge adjacent to Block K of the masterplan to 
Doggett Road. At the time of writing the footbridge is subject to a planning 
application (DC/15/93227) to be determined at the same committee meeting as 
this application. Catford Station does not have step free access and it is not 
known when this may be provided. Nonetheless, the application site and wider 
masterplan provide level access throughout and measures to improve the 
pedestrian environment directly bordering the site have been discussed and 
agreed with the applicant. These are as follows: 

 Enhancement of the Catford Road embankment beside the viaduct with 
planting & lighting 



 Improved lighting & surface treatment to the subway under the viaduct 
 Streetscape works to the Adenmore Road / Ravensbourne Park/Catford 

Road junction to remove street clutter (bollards, etc), a section of railing 
and construct steps to ease congestion

 Create a Restricted Parking Zone (RPZ) in the public realm between the 
stations which will restrict parking except in one marked disabled bay 
(restrictions will be in place 24 hrs a day) and a loading bay for the 
commercial units

 The vehicle access at the Adenmore Road / Ravensbourne Park junction 
will be closed to vehicle traffic and will become continuous footway outside 
Catford Station. In order to achieve this bollards or street furniture will be 
placed across the western end of Adenmore road (details to be agreed).

 Install double yellow lines on Westdown Road close to the junction with 
Adenmore Road to enable refuse collection, including associated TMO and 
construction of small dropped kerb for Eurobins

 Contribution to TfL for installallation of Legible London Signs or wayfinding 
signs 

  
6.161 It is proposed that public access through the site be secured within the Section 

106 agreement, as outlined within the planning obligations section below. Further 
it is proposed to update the existing obligation for a car club scheme to require 1 
year free membership for all new occupiers.

6.162 In respect of access and parking the proposals, together with mitigation identified, 
are considered to be appropriate and in accordance with planning policy.

Highway Impacts

6.163 In terms of trip generation, as the number of residential units remains consistent 
with the consented scheme and given the reduction in commercial area, the 
Transport Assessment concludes that the proposal will result in lower trip 
generation than the consented scheme. This is evidenced by comparison to trip 
generation in comparable developments in London. 

6.164 Similarly, in respect of the commercial units, trip rates are estimated by applying 
service vehicle trip rates derived for comparable development. An allowance is 
made for vehicles undertaking removals, maintenance and courier deliveries. This 
results in an estimated three deliveries per day of which one would be a Heavy 
Goods Vehicle (HGVs) and two would be smaller Light Goods Vehicles.

6.165 On this basis the TA concludes that the proposed development would result in a 
net improvement in terms of highway capacity and road safety from the consented 
situation and, considered on its own merits, would not result in an unacceptable 
impact on the transport network.  

6.166 A Residential Travel Plan was submitted with the application, outlining the 
measures proposed to be implemented to encourage an overall reduction in travel 
and practices that support sustainable development. It includes draft targets for 
implementation and a monitoring programme. It is intended that the Residential 
Travel Plan will be finalised following occupation of 75% of units within the wider 
Catford Green Development once greater detail of the travel patterns of the new 
residents is known. This is considered reasonable and it is proposed to secure 
implementation of the residential travel plan by condition. 



6.167 The existing s106 agreement includes obligations relating to a restriction on 
residents parking permits and the provision of a car club scheme. It is proposed 
that the current application would be subject to these requirements also.

6.168 The GLA, TfL and the Council’s Highways Officer have advised that the scheme 
would be unlikely to have a significant impact on public transport capacity.

6.169 Subject to mitigation through the inclusion of a restriction on applying for a parking 
permit in the event of a CPZ being introduced, provision of a car club scheme and 
public realm improvements, the overall development impacts are considered to be 
acceptable.

Servicing and Refuse

6.170 A draft Delivery and Servicing Plan is provided as an appendix to the Transport 
Assessment. 

6.171 The proposed layout plan indicates a loading bay near the south east corner of the 
building. With the exception of the collection of waste, delivery and servicing for 
the proposed building would take place from vehicles using this loading bay. A 
tracking diagram within the plan shows that there is sufficient space for a HGV to 
enter and exit the site in a forward gear. 

6.172 As identified earlier, it is anticipated that servicing will amount to three deliveries 
per day, one of which a HGV. It is proposed to limit the timings of deliveries to 
occur outside the peak hours so as to minimise conflict with pedestrian 
movements. This would be secured by condition.

6.173 Refuse would be collected from the northern access to the site, on Westdown 
Road. Waste would be removed from the commercial and residential bin stores by 
the on-site management service. This is in line with the strategy in operation for 
the rest of the masterplan site. The requirement to take bins out for collection and 
return them directly afterwards would be secured as part of a detailed Delivery 
and Servicing Plan.

6.174 Therefore, the proposed details with respect to refuse and servicing are 
considered acceptable.

Cycle Parking

6.175 Table 6.3 of the London Plan provides the minimum cycle parking spaces required 
for new development. One space should be provided for 1 bedroom units and two 
spaces for other dwellings. Furthermore, one space per 40 dwellings should be 
provided for short stay parking.

6.176 The residential development provides the required amount of cycle parking: 156 
long stay spaces plus 3 short stay spaces. 

6.177 Based on the highest standards applicable to the non-residential uses proposed, 1 
long stay space per 175m² and 1 short stay space per 40m² are required. The 
development proposes 3 long stay and 10 short stay spaces and therefore meets 
these requirements.



6.178 In their consultation response, TfL stated that cycle changing facilities (such as 
showers) should also be provided and secured by condition. This was raised with 
the applicant, who has stated that the units are to be fitted out to shell and core. 
Therefore the addition of showers would reduce internal floorspace, restrict 
internal fit out options and may, in turn, lead to difficulty in letting the units. 

6.179 The cycle parking provision is proposed to be secured by condition. On this basis, 
the minimum cycle parking standards of the London Plan would be met and the 
development would satisfy the relevant policies with regard to promotion of 
sustainable transport modes.

Construction

6.180 The applicant has outlined that the impact of construction traffic would be 
mitigated through the utilisation of the consented Construction Logistics & 
Environmental Plan, which has been approved as a condition of the original 
scheme as amended by DC/13/84895.

6.181 An updated version of that plan has been submitted with the application and 
proposes to  utilise measures similar to that consented. It is considered that a 
further updated version is required which would set out measures to ensure 
continued access to the stations and along the Waterlink Way during construction. 
A condition has been specified to secure this.

6.182 Taking the above matters into account, it is considered that the proposals are 
acceptable with regard to transport and parking, in accordance with London Plan 
Policy 6.1, Core Strategy Policy 14 and Policy DM29.

Impact on Neighbouring Amenity

6.183 Policy 7.6 of the London Plan states that buildings should not cause unacceptable 
harm to the amenity of surrounding land and buildings, particularly residential 
buildings, in relation to privacy, overshadowing, wind and microclimate.

6.184 Core Strategy 18 requires an assessment to be made on the potential 
developmental, overshadowing or micro-climatic problems at street level in 
relation to tall buildings.

6.185 Development Management Policy 32 requires the siting and layout of all new-build 
housing to respond positively to the site specific constraints and opportunities, as 
well as being attractive, neighbourly, provide a satisfactory level of outlook and 
natural lighting for both future and existing residents and meet the functional 
needs of future residents. All new-build housing will be required to be sited to 
minimise disturbance from incompatible uses and be well located in relation to 
public transport with a high quality pedestrian environment.

6.186 An assessment of the impact of the proposals on the amenities of neighbouring 
occupiers is considered below.

Daylight/Sunlight

6.187 Submitted in support of the proposal was a daylight/sunlight report. The 
methodology and criteria used for these assessments comprise the Building 
Research Establishment’s guidance ‘Site layout planning for daylight and sunlight: 



a guide to good practice’ (BRE, 2011) and the British Standard document 
BS8206-2:2008.

6.188 The report includes an assessment of daylight using the three principal methods, 
being a measurement of the Vertical Sky Component (VSC), the No-Sky Line 
Contour (NSC) and the Average Daylight Factor (ADF). For sunlight the Annual 
Probable Sunlight Hours (APSH) method is used. An assessment of 
overshadowing of neighbouring amenity areas is also included. 

6.189 The VSC method calculates the amount of visible sky available to each window or 
to points on the façade of a building where windows have not yet been designed. 
This method does not consider the size or nature of rooms behind the façade. By 
reference to the BRE guidance, should windows achieve sufficient levels of VSC 
they are seen as compliant in terms of daylight and no further tests are required.

6.190 The NSC method describes the distribution of daylight within rooms by calculating 
the area of the ‘working plane’ which can receive a direct view of the sky and 
hence ‘sky light’. The working plane height is set at 850mm above floor level 
within a residential property and 700mm within a commercial property. The BRE 
does not state a required amount of no-sky line but suggests a recommended 
maximum reduction.

6.191 The ADF method calculates the average illuminance within a room as a proportion 
of the illuminance available to an unobstructed point outdoors under a sky of 
known luminance and luminance distribution. This is the most detailed of the 
daylight calculations and considers the physical nature of the room behind the 
window, including window transmittance, and surface reflectivity.

6.192 For sunlight the APSH test calculates the percentage of statistically probable 
hours of sunlight received by each window in both the summer and winter months. 
March 21st through to September 21st is considered to be the summer period 
while September 21st to March 21st is considered the winter period. For 
properties surrounding a new development only those windows orientated within 
90º of due south and which overlook the Site of the Proposed Development are 
relevant for assessment. 

6.193 The assessment is based on a 3-dimensional CAD model, created from the 
scheme drawings, survey information, site photographs and Ordnance Survey 
information.

6.194 It considers the impact of the proposals in respect of daylight and sunlight levels 
on the following surrounding properties: 

 The Copperfield (Catford Bridge Tavern);
 2 – 38 Doggett Road;
 New Build, Doggett Road (DC/12/79846);
 1 – 2 Sussex Mews;
 2 – 11 Ravensbourne Park;
 18 – 27 Westdown Road;
 Block B, Catford Green; and
 1 – 7 Renshaw Close



6.195 The results of the assessment show that the proposed scheme will achieve full 
compliance with the BRE guidance in respect of daylight and sunlight levels to all 
windows within the properties that fall within the scope of assessment. 

6.196 The report also assesses the impact of the proposals on sunlight to existing 
amenity spaces associated with the following surrounding properties:

 Rear gardens of 18-24 Westdown Road (even);
 Rear gardens of 2-6 Ravensbourne Park (even);
 Rear gardens of new build to rear of 18-24 Westdown Road
 Rear gardens of Renshaw Close (even) 
 Open space surrounding proposal 
 Open space south of Block B
 Gardens to rear of 5-27 Doggett Road (odd)

6.197 The results of the sunlight amenity (overshadowing) assessment show that 27 of 
the 28 areas will retain levels of sunlight amenity that fully comply with the BRE 
targets.

6.198 The area which does not comply with the BRE overshadowing guidance is the 
easternmost new build unit at the rear of 18-24 Westdown Road. The report 
identifies that this area currently experiences low sunlight amenity with only 34% 
of its area seeing 2 hours of sun on the 21st of March. It is  noted that this garden 
sits to the north of the property it serves and as such would have a low 
expectation for direct sunlight. This will be reduced to c. 20% direct sunlight for 2 
hours on the 21st of March, a retained level of 0.6 times existing, below the BRE 
target of 0.8. Although the predicted levels fall short of the BRE targets it should 
be considered that the quantum of loss is minor to a garden with low expectation 
for direct sunlight.

6.199 Overall, the effect of the proposed development on the surrounding amenity areas 
is considered minimal and in line with the intentions of the BRE guidance.

6.200 An assessment of the transient overshadowing over amenity areas of nearby 
properties and the River Ravensbourne has also been provided. 

6.201 In the morning of March the 21st the shadow will pass over the rear gardens 
serving properties on Ravensbourne Park and Westdown Road. Due to the 
distance (minimum 44m) and massing, the shadow will pass quickly, not causing a 
shadow of more than 1 hour in an any one location.

6.202 There will be a brief period of additional shadow to the rear gardens of the 
properties on the west of Doggett Road between 3pm and 4pm. Again, this 
shadow passes quickly and would cause no breach of the quantitative values 
suggested in the BRE guidance.

6.203 The podium amenity area on the building would see shadow to the west of the 
block in the morning, north at midday and east in the afternoon. The river to the 
east of the site would see shadow from 1pm until sun down, though this would be 
transient and would not be prolonged over any one area.

6.204 The shadows would increase in the winter months when the expectation for 
sunlight is lower and would reduce in the summer months when direct sunlight is 
most enjoyed.



6.205 Overall, the study shows the development would not significantly impact on the 
surrounding properties or areas of amenity in terms of sunlight and daylight. 
Planning officers agree with these findings and therefore find the impacts 
acceptable.

Outlook and Overbearing impact

6.206 Whilst it is evident that the view of the site from surrounding properties would 
change, it is not considered that there would be an adverse impact in this respect. 
The proposed building is located some distance, a minimum of 39.6 metres from 
the closest residential property (Renshaw Close), or 41.5 metres for the tower 
element. Separating the building from residential properties to the west is the 
railway embankment, which sits 5.8metres above the ground level of the building 
and has mature planting on both sides of the rail line. Properties in Renshaw 
Close are orientated north-south, with the flank walls of the two closest units 
facing the application site, with the rail line in between. As such, outlook would not 
be affected. 

6.207 The building will be visible from external areas, however the application site is 
located on the edge of the town centre, and more closely associated with the 
larger scale of buildings therein. Further, it is relevant to consider the approved 
building which, due to its greater footprint, would appear as a large continuous 
mass in comparision to the taller, but more slender proposed building. 

6.208 The Council does not have guidance in respect of separation distances for flank to 
flank relationships, instead reference is made to the requirement of Policy DM 32 
for new development to be neighbourly and provide adequate outlook. It is 
considered that the design of the proposed building would, through its siting and 
the distribution of accommodation, achieve a comfortable relationship with the 
neighbouring dwellings, whilst also making efficient use of the site.  

Privacy

6.209 The Council’s Residential Development Standards SPD (updated 2012) states 
that developers will be expected to demonstrate how the form and layout of their 
proposals will provide residents with a quality living environment, and how privacy 
will be provided both for the neighbours and the occupiers of the proposed 
development. 

6.210 It states that a minimum separation distance of 21 metres should be maintained 
between directly facing habitable room windows on main rear elevations, unless 
mitigated through design. This separation will be maintained as a general rule but 
will be applied flexibly dependent on the context of the development. A greater 
separation distance will be required where taller buildings are involved.

6.211 The acceptable distance between front elevations should normally be determined 
by the character of road widths in the area. The use of mews, courtyard, and other 
similar forms of development may entail relatively small front to front distances.

6.212 The minimum distance between habitable rooms on the main rear elevation and 
the rear boundary, or flank wall of adjoining development, should normally be 9 
metres or more.



6.213 The separation distances between the proposed building and adjacent properties 
are as follows: 

 41.5m (tower) to Renshaw Close (front to flank relationship)

 50.75m (tower) to rear of 18-24 Westdown Road (oblique angle)

 55.5m (tower) to Catford Bridge Tavern 

 73m (podium) to Doggett Road (front to rear)

 74m (podium) to Doggett Road (front to rear oblique)

 61.5m (podium) to Block B (oblique)

 91.5m (tower) to Block B (front to front)
6.214 The above are minimum distances on the horizontal and would increase for units 

on the upper floors of the proposed building. With regard to the closest residential 
properties to the site, Renshaw Close, the relationship is flank to front. The 
houses in Renshaw Close are orientated north-south, and have only one window 
facing east, which is at 1st floor level and is obscure glazed. This is thought to be a 
bathroom. It would not therefore be considered that the proposed building would 
have an unacceptable impact on privacy to these properties.

6.215 Taking into consideration also the mature planting, railway embankment and 
buildings on the eastern and western sides of the building, it is considered that the 
proposed scheme would not have an unacceptable impact on privacy for 
neighbouring properties.

Sustainability and Energy

6.216 Policy 5.2 of the London Plan (2015) requires developments to make the fullest 
contribution to the mitigation of and adaptation to climate change and meeting 
CO2 emission targets through a combination of using less energy (‘Be lean’) the 
efficient supply of energy (‘Be clean’) and using renewable energy sources (‘Be 
green’).  Policy 5.3 seeks to ensure that developments meet the highest standards 
of sustainable design and construction.  

6.217 This approach is reflected in Core Strategy Policy 8 (CS8) (Sustainable design 
and construction and energy efficiency).  The Council will expect all new 
development to reduce CO2 emissions through a combination of measures 
including maximising the opportunity of supplying energy efficiently (by prioritising 
decentralised energy generation for any existing or new developments) and 
achieving maximum CO2 savings through on-site renewable energy.  

6.218 Core Strategy Policy 8 states that all new residential development (including 
mixed use) will be required to achieve a minimum of Level 4 standards in the 
Code for Sustainable Homes from 1 April 2011 and Level 6 from 1 April 2016, or 
any future national equivalent.

6.219 Changes in national policy during 2015 mean that the implementation of Code for 
Sustainable Homes standards is now regulated by Building Control, though 
residential development is still expected to meet code level 4 in respect of energy 
performance and water efficiency. Applications are still considered in light of the 
policy objectives to ensure that measures are taken in the design so that the 
energy efficiency savings set out in policy can be achieved.



6.220 The application is supported by a Sustainability Statement and an Energy 
Statement which set out how sustainable design and construction measures have 
been integrated into the design response to the site, particularly in relation to 
energy, daylight, ventilation and water, rather than as ‘add-on’ mitigation 
measures and how they contribute to meeting the above policy objectives. 

6.221 These measures include designing all residential units to Code for Sustainable 
Homes Level 4 standard and the non-residential space to BREEAM ‘Very Good’. 
Core Strategy Policy 8 requires that all new non-residential floorspace achieves a 
minimum BREEAM score of ‘Excellent’. The maximum predicted score in the 
BREEAM pre-assessment appended to the Sustainability Statement was 68.43%, 
1.57% short of the 70% needed for BREEAM “Excellent”.

6.222 Officers raised this as a concern with the applicant who identified that this was the 
maximum score achievable for fit out to shell and core. However, the applicant 
has since considered whether there are additional credits that could reasonably be 
achieved by the future tenants of the two commercial units. They have identified 
that, if tenants specify energy systems (including cooling, lighting and ventilation) 
as necessary to achieve the required performance, a final score of 70.71% would 
be achieved, sufficient for a BREEAM ‘Excellent’ rating. This is proposed to be 
secured by condition.

6.223 Energy efficiency measures to be employed, providing an 7.56% improvement 
over Part L 2013, include: 

 Insultation in walls, floors and roofs that exceeds required performance 
levels;

 Windows carefully designed to balance daylight, heat loss and heat gain;
 Air leakage rate of 4 m3/m2hr ,  40% of the regulatory limit;
 Reduced effect of non-repeating thermal bridges including the use of high-

performance thermal breaks for all balcony connections;
 All lighting, both in individual apartments and in the communal areas will use 

lamps with a luminous efficacy of at least 45 lamp-lumens/watt (equivalent to 
an “A” rating);

 All common area lighting will have automatic controls with occupancy and 
daylight sensors;

 Any white goods that are supplied (fridges, freezers, washer dryers and 
dishwashers) will be models that are “best practice” for energy consumption; 
and

 Mechanical ventilation systems will be installed in every apartment and the 
systems used will exceed Energy Savings Trust “best practice” guidelines.

6.224 The proposed building would be connected to the CHP system within the energy 
centre of the Catford Green masterplan. The specification of the energy centre 
was approved under a condition within the original planning permission (as 
amended in 2014). The CHP unit will deliver sufficient low carbon heat to reduce 
the predicted carbon dioxide emissions from the development by 28.76%.

6.225 Due to the increased size of the units in the proposed building compared with the 
consented block, and taking account of the separate proposal to increase the 
number of units within Blocks T and U, the Energy Statement calculates that the 
total peak heat load may on rare occasions exceed the capacity of the existing 



Energy Centre plant. To address this supplementary boilers will be installed in a 
plant room on the ground floor of the proposed block. 

 
6.226 The Energy Centre was designed in conjunction with the selected ESCo partner, 

Eon, who have now taken over operation of the scheme. They are under contract 
to provide low carbon heat into the network, and this includes providing annual 
results that demonstrate that the design target “Heat Emissions Rate” is being 
met, and the resulting emissions saving is realised on an ongoing basis.

6.227 In respect of renewable sources, the application as submitted did not include any 
measures. The reasons outlined in the Energy Statement were that photovoltaic 
panels were the only renewables considered suitable for the building, but given 
the limited roof space and consequent limited contribution to energy savings, were 
discounted. However, in subsequent discussions, the applicant has proposed 
installing photovoltaics on the roof of the tower, delivering a further 0.88% 
reduction in emissions. It is not considered that any other renewable energy 
options would be suitable for the proposed development. 

6.228 In total, the renewable energy, CHP unit and building efficiency measures would 
result in a total saving of 45.91t/yr against the baseline emission of Building 
Regulations Part L 2010 levels, being 37.21%. This represents a shortfall of 
2.69%.

6.229 The GLA Stage I response states that emissions savings should be assessed 
against 2013 Building Regulations, however this is a reference to the revised 
energy policy in the MALPs, which was subsequently withdrawn. Therefore, 
energy performance is assessed against Policy 5.2 as set out in the London Plan 
2015, which requires a 40% improvement over Building Regulations 2010. 

6.230 In particular, the GLA point to the inclusion of photo voltaics and improved energy 
efficiencies in order to bring carbon emission reductions up to the required 
standard. As noted above, the applicant has since introduced photovoltaics on the 
roof. In relation to energy efficiency, the applicant states that the predicted energy 
savings have been thoroughly modelled and will be deliverable. They also suggest 
that further efficiencies may be possible through the detailed design. 

6.231 Core Strategy Policy 8 requries that major developments fully contribute to CO2 
emission reductions in line with the regional and national requirements, and make 
a financial contribution to an offset fund if this cannot be adequately achieved on 
site. This contribution will be based on a price per tonne of CO2 calculated on the 
cost of reducing CO2 from the existing housing stock. The price per tonne of CO2 
and operational details of the offset fund are set out in the Planning Obligations 
Supplementary Planning Document. The charge is £104 per year for every tonne 
of CO2 required to be offset to meet the target figure. The amount is calculated on 
the basis of the annual difference (in tonnes) between the predicted carbon 
emissions of the development and the target carbon emissions. The figure should 
be multiplied by £104 to come to the amount to be paid per year, and then 
multiplied by the assumed 30 year lifespan of the offset measures. In this case, 
based on a shortfall of 3.43 tonnes per year, the contribution is calculated as 
follows: 

3.43tonnes x £104 x 30years = £10,701.60



6.232 The 40% reduction in CO2 emissions should be met on-site whenever possible. In 
light of this and given that there is still the possibility for the scheme to meet the 
target savings in full, it is considered appropriate in this case to require an 
assessment of the as built saving and any shortfall (higher or lower) to be covered 
by a contribution calculated on the basis set out above. This is recommended to 
be secured through a variation to the legal agreement. 

6.233 The Sustainability Statement details water saving measures to be specified, 
including efficient water installations, designed to keep water consumption to less 
than 105 litres per person per day, equivalent to CfSH 4 requirements. 

6.234 The development includes a range of features which will enable it to adapt to the 
potential effects of climate change including windows of limited size with deep 
reveals, balcony overhangs which will provide summer shade and, where 
necessary, solar control glazing. As a result of these measures, no risk of 
overheating of the residential units was identified in the assessment submitted.

6.235 Officers consider that the proposals are acceptable and, subject to relevant 
controls to secure their implementation as an integral part of the development, are 
to be supported. Conditions are therefore proposed in respect of BREEAM, water 
efficiency and connection to the CHP scheme. 

6.236 Overall, it is considered that the proposed development, together with the 
mitigation identified, would meet the policy requirements of the London Plan and 
LDF in terms of sustainability and energy.

Other Considerations

Flood Risk and Drainage

6.237 Under London Plan Policy 5.12, development proposals must comply with the 
flood risk assessment and management requirements set out in the NPPF and the 
associated technical Guidance on flood risk over the lifetime of the development 
and have regard to measures proposed in Thames Estuary 2100 (TE2100 – see 
paragraph 5.55) and Catchment Flood Management Plans.

6.238 London Plan Policy 5.13 states that development should utilise sustainable urban 
drainage systems (SUDS) unless there are practical reasons for not doing so, and 
should aim to achieve greenfield run-off rates and ensure that surface water run-
off is managed as close to its source as possible in line with the following drainage 
hierarchy:

- 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; and,



- discharge rainwater to the combined sewer.

6.239 The site is located predominantly within the Environment Agency (EA) Flood Zone 
1 (low risk area) with an area of Flood Zone 2 and 3 to the eastern boundary. The 
area of the site that is to be developed into dwellings lies entirely within Flood 
Zone 1.  

6.240 The principle sources of flood risk to the development are considered to be the 
risk of surface water flooding as a consequence of the urban surroundings 
together with the increase in impermeable area of the site following construction of 
the development. The fluvial flood risk to the site is from the River Ravensbournce 
which lies along the eastern boundary of the Site. The submitted Flood Risk 
Assessment includes modelled flood level data for this watercourse provided by 
the EA. The proposed development is at low risk of flooding from sources 
including rivers and watercourses, overland flow, sewers and groundwater.

6.241 The EA have raised no objection and recommended that the mitigation measures 
in the submitted Flood Risk Assessment are carried out, with a specific 
requirement that finished ground floor levels for the building are set no lower than 
17.22m AOD. This should be added as a condition should the application be 
approved.

6.242 The proposed development includes measures to reduce the surface water 
discharge through sustainable drainage techniques. The proposed drainage 
strategy includes a combination of green roofs, permeable paving with sub-base 
storage and an underground attenuation tank. A potential surface water outfall to 
the River Ravensbournce has been established as part of the wider development.

6.243 The consented scheme secured naturalisation works to approximately 125m of 
the River Ravensbourne that flows through the eastern part of the site. Currently, 
the river at this location is a heavily engineered rectangular, concrete lined 
channel. The proposed naturalisation scheme includes installation of a gravel bed 
and low level deflectors designed to encourage a natural meander in the 
watercourse during low flows. These works remain part of the proposed scheme.

6.244 Overall, the scheme is not considered to have a negative impact in terms of 
flooding and would provide an improved sustainable urban drainage system for 
the site to meet the requirements of the NPPF, London Plan and Core Strategy 
Policy 10.

Ecology 

6.245 Core Strategy Policy 12 states that in “recognising the strategic importance of the 
natural environment and to help mitigate against climate change the Council will 
conserve nature” which will be achieved by “preserving or enhancing the local 
biodiversity and geological conservation interests in accordance with national and 
regional policy” as well as “promoting living roofs and walls in accordance with 
London Plan policy and Core Strategy Policy 8”.

6.246 At the more detailed level, DMLP Policy 24 requires all new development to take 
full account of biodiversity in development design, ensuring the delivery of benefits 
and minimising of potential impacts on biodiversity and geodiversity.



6.247 The application is supported by an Ecological Appraisal based on an updated 
ecological survey of the site. The report identifies that the site consists primarily of 
hard standing, with the only current features of ecological interest along the 
eastern and western boundaries. 

6.248 The ecological appraisal states that an updated ecological walkover survey was 
conducted in April 2015 to record information about the nature and distribution of 
habitats and their potential to support protected species.

6.249 The results of the desk study indicate that there are no statutory or non-statutory 
designated Sites of Nature Conservation Importance located within or immediately 
adjacent to the site that are likely to be negatively affected by development.

6.250 No recent evidence of protected or notable species was recorded during the 
update survey, and none of the records returned from the desk study are 
considered to pose any ‘in principle’ constraints to the development of the site.

6.251 Public open space provision and ecological enhancements and additional planting 
as part of the soft landscaping scheme have been designed to provide ecological 
benefit. Specifically the retained and enhanced habitat buffer to the Ravensbourne 
River and the provision of a new sedum/green roof have been designed to benefit 
biodiversity.

6.252 Ecological enhancements and future monitoring of these enhancements in line 
with the previous recommendations included within the Landscape and Ecology 
Management Plan (as approved through condition of the original consent), are to 
be adopted during future works in order to safeguard potential bat, reptile and 
breeding bird interests and ensure legal compliance.

6.253 The consented ecological improvements include the provision of an 8m wide 
habitat buffer zone along the western bank of the river, planted with native, 
riparian species. It is recommended that these meaures are secured via condition. 

6.254 The EA raised a query as to how much the increased massing of the proposed 
building would increase shading over the river. They commented that the 
proposed species in this area should be tolerant of the proposed level of shade, 
bearing in mind there would still be morning sunlight in this part of the site. The 
submitted Daylight and Sunlight Assessment shows that, although the proposed 
building would be taller than the consented, as the taller element is more slender, 
the shadow caused by the building moves across the river more quickly. 

6.255 The applicant’s Ecology Consultant has provided further comment also in 
response, stating that riparian corridors are typically shaded by bankside trees 
and therefore marginal and aquatic plants are inherently shade tolerant. The plant 
species mixtures that are proposed for the buffer zone include many species that 
are tolerant of shade and therefore they do not consider that the transient 
afternoon shading of the corridor would prevent successful establishment of the 
buffer zone nor reduce the overall quality of the resource. Equally, the shaded 
conditions will reduce rates of oxygenation within the river therefore reducing the 
potential for algal blooms to occur at this location.

6.256 The Council’s Ecological Regeneration Manager has reviewed the proposals and 
has not raised any concerns. 



6.257 DM Policy 24 outlines that new living roofs are required to be designed and fitted 
by a qualified and accredited installer and include an extensive substrate base, 
except where it can be demonstrated that such a base is not feasible and 
achievable. Developers should enter into an agreement with an installer that 
guarantees 80% coverage in 5 years.

6.258 The living roof details submitted show a biodiverse living roof with a substrate 
base that undulates between 75mm and 150mm. This roof base would be seeded 
and planted with native wildflower species that includes other materials to vary the 
micro-habitat/typography characteristics of the locality. The specification set out 
meets the Council’s requirements and includes details of planting methods and 
maintenance to ensure that the planting will take successfully.

6.259 As per the comments set out in Section 3 above, the Council’s Ecological 
Regeneration Manager has advised that he is content with the findings and 
mitigation set out in the Ecology Report and with the specification of the living roof. 

6.260 Overall, with the implementation of the above proposed measures, it is considered 
that there will be a net gain in biodiversity value within the site, in accordance with 
Core Strategy Policy 12.

Trees

6.261 In respect of the consideration of trees in planning applications, Paragraph 118 of 
the NPPF advises planning authorities that “planning permission should be 
refused for development resulting in the loss or deterioration of irreplaceable 
habitats, including ancient woodland and the loss of aged or veteran trees [those 
which, because of their great age, size or condition are of exceptional value for 
wildlife, in the landscape, or culturally] found outside ancient woodland, unless the 
need for, and benefits of, the development in that location clearly outweigh the 
loss”. 

6.262 London Plan Policy 7.21 advises that “Existing trees of value should be retained 
and any loss as the result of development should be replaced following the 
principle of ‘right place, right tree’. Wherever appropriate, the planting of additional 
trees should be included in new developments, particularly large-canopied 
species.” 

6.263 Core Strategy Policy 12 states that in “recognising the strategic importance of the 
natural environment and to help mitigate against climate change the Council will 
conserve nature” which will be achieved by “protecting trees, including street 
trees, and preventing the loss of trees of amenity value, and replacing trees where 
loss does occur”.

6.264 Applications for all major development and/or those where a TPO is in place are 
required under DM Policy 25 to submit an Arboricultural Survey carried out by an 
appropriate, competent person, in line with BS5837 and retain existing trees for 
the most part and in the event of tree removal, provide replacement planting. New 
and replacement tree planting must use an appropriate species that reflects the 
existing biodiversity of the borough.

6.265 The proposed scheme proposes the removal of 17no. trees, of which 14no. were 
to be removed as part of the consented scheme. The three additional trees 
proposed for removal as part of this application are T13 (BS Category U- 



undesirable for retention), T15 (BS Category C1- low quality) and T16 (BS 
Category B2- moderate quality). It is also proposed to prune Group G10 along the 
western boundary with the rail line. 

6.266 The additional trees for removal are large and their removal would be a noticeable 
loss to the character of the area. However, it is noted that T13 is in poor health 
and required to be removed for arboricultural reasons. Trees T15 and T16 are 
large trees, identified as being in declining condition possibly due to 
compaction/contamination within the rooting zone. The location of Block A 
conflicts with the RPA of T15. The proposed works to naturalise the river will 
involve removing the concrete embanking and underpinning the area. As the trees 
are in decline, have their roots capped to the east by the concrete river 
embankment, would require underpinning to naturalise the river and would 
constrain the development, the submitted Arboricultural Impact Assessment states 
that it will not be feasible to retain them. The Council’s Tree Officer has raised no 
objection to the removal of these trees.

6.267 The proposed landscape plans shows the planting of 5no. new trees along 
Adenmore Road and 6no. trees in planters within the public square. The 
consented scheme included the retention of two existing trees (T15 and T16) 
within the river buffer zone and the planting of  3no. new trees in this area. It is 
proposed that equivalent replacement planting would be provided as part of the 
proposed scheme, to be required by condition and subject to agreement with the 
EA. It is considered that the location and number of new tree planting proposed 
would relate well to the proposed building and public realm, lining Adenmore 
Road, adding to the character of the public square and garden and providing 
shade. 

6.268 Overall, it is considered that the removal and replacement of trees proposed is 
acceptable. It is recommended that conditions are added to secure development 
in line with the submitted Tree Protection Plan and to require details of the 
planting specification to be submitted for approval. 

Wind and Microclimate

6.269 The construction of new buildings, and in particular tall buildings, has the potential 
to cause adverse wind conditions due to the deflection of winds down to 
pedestrian levels.  This can lead to potentially adverse effects on pedestrian 
comfort and safety.  

6.270 A Pedestrian Level Wind Microclimate Assessment was undertaken as part of the 
design process for the proposed scheme and submitted in support of the 
application. The assessment is based on wind tunnel tests of a model of the 
proposed building, with measurements taken at up to 80 locations for 36 wind 
directions, in 10° increments, and in the context of meteorological data for London. 
The results are measured against the Lawson Comfort Criteria. The assessment 
was based on the scheme without landscaping and therefore represents the worst 
case scenario. 

6.271 The assessment concludes that, in the absence of landscaping, the proposed 
development and surrounding area generally records wind conditions ranging from 
acceptable for leisure walking use to acceptable for sitting use, during the windiest 
season. Wind conditions one category higher than desired are recorded at service 



entrances on the north-west of Block A and at locations on the Catford train 
station platform, during the windiest season. With mitigation, in the form of 
landscaping, these locations are expected to provide acceptable wind conditions 
for comfortable pedestrian use of these areas. 

6.272 Similarly, wind conditions at some locations in amenity spaces, balconies and on 
terraces are expected to be up to one category higher than desired, during the 
summer season, and would require mitigation to provide wind conditions classified 
as acceptable for sitting use.

6.273 The type of mitigation required to bring individual locations within the ‘desirable’ 
wind level include dense evergreen landscaping and localised shelter to doors and 
seating areas at ground level. Terrace and balcony locations can be mitigated by 
providing additional localised shelter of at least 1.5m in height surrounding seating 
areas.

6.274 With the implementation of the proposed landscaping scheme and identified 
mitigation measures, residual effects are considered to be negligible at worst.  
Conditions are proposed to ensure the mitigation measures are implemented 
accordingly. 

Air Quality

6.275 London Plan Policy 7.14 Improving Air Quality notes at a strategic level that “the 
Mayor recognises the importance of tackling air pollution and improving air quality 
to London’s development and the health and well-being of its people.”

6.276 Core Strategy Policy 7 Climate change and adapting to the effects states that the 
council will adopt a partnership approach to implement the principles of 
‘avoidance, mitigation and adaptation’ to reduce Lewisham’s CO2 emissions. This 
will be achieved by, among other measures, “applying the London Plan policies 
relevant to climate change including those related to: air quality, energy efficiency, 
sustainable design and construction, retrofitting, decentralised energy works, 
renewable energy, innovative energy technologies, overheating and cooling, 
urban greening, and living roofs and walls.”.

6.277 Development Management Local Plan Policy 23: Air quality states that “the 
Council will require all major developments that have the potential to impact on air 
quality to submit an Air Quality Impact Assessment (AQIA) considering the 
potential impacts of pollution from individual and cumulative development on the 
site and on neighbouring areas and detailing any appropriate mitigation measures 
that would reduce exposure to acceptable levels.

6.278 The Council has designated six Air Quality Management Areas (AQMAs), which 
consist of five areas in the north and east of the borough, together with a series of 
ribbon roads in the south. The Eastern AQMA (number 5) came into effect in 30 
August 2013 and monitors only NO2, as PM10 levels in the area are below legal 
limits. The proposed development site is located approximately 40m from the 
AQMA.

6.279 The application is supported by an Air Quality Impact Assessment. The 
assessment identifies that the cumulative effect significance from both the traffic 
flow and the operations of boilers and CHP is determined to be negligible at 11 
receptors and slight at 2 receptors (D34 and D35). Based on the effect 



significance on individual receptors, the overall effect significance is adjudged to 
be not significant. In summary, predicted long-term and short-term maximum 
concentrations for all modelled substances at all sensitive receptors and at every 
modelled elevation level were assessed to be below the national objectives for 
long-term and short-term protection of human health and habitats. It should be 
noted that emissions were assumed to be constant, e.g. the boiler in operation for 
24-hours per day, 365-days per year. In reality, 1 boiler will be operating 5 hours 
per day and 365 days per year; 2 boilers will be operating 2 hours per day and 
365 days per year; and 1 supplementary boiler will be operating 2 hours per day in 
winter only (October to March). 

6.280 Therefore, the results presented within this assessment are considered to 
represent an absolute worst case scenario and the actual impacts should be much 
less than the predicted in this assessment.

6.281 The submitted Sustainability report covers the air quality neutral assessment 
(building emissions) and concludes that “As the Building Emissions of NOx are 
lower than the benchmark values the development can be considered to be ‘Air 
Quality Neutral’ in respect of emissions from this source and no further mitigation 
is necessary and the development is fully compliant with this aspect of The 
London Plan 2015 Policy 7.14 Improving Air Quality, and the complementary local 
Lewisham LDF Core Strategy Policy 9: Improving local air quality”.

6.282 In addition, a Ventilation/Extraction Statement was submitted which shows that 
high level discharge will be provided for ventilation of the commercial units, which 
would ensure that odour issues from A3 use would be avoided. Detailed plans for 
the ventilation route are secured by condition, should either of the units be used 
for this use.

6.283 The Council’s Environmental Health Officer has reviewed the submitted 
documents and has confirmed that the scheme is acceptable in respect of air 
quality.

Response to objections

6.284 Section 5 of this report outlines the consultation that has taken place and 
summarised the consultation responses. A number of objections raised by the 
consultation process were not easily addressed within the considerations above. 
These are considered below. 

i) Scheme will set a precedent of tall buildings for the town centre: all 
applications are considered on their individual merits.  When proposals come 
forward for other sites in and around the town centre they will be considered 
against the prevailing policy context and material considerations at the time.  

ii) Reduced energy from solar panels on neighbouring properties: the proposal 
relates to one, relatively slender building and it is considered unlikely that the 
it would result in a material impact in this regard.

iii) Piecemeal approach to regeneration: the withdrawal of the Catford Town 
Centre Local Plan was unfortunate. The existing Development Plan provides 
adequate policy guidance to assess any proposals for sites in the town 
centre that come forward. The Council has begun work on the preparation of 



its new Local Development Plan, which will provide an updated policy context 
for redevelopment in the town centre.

iv) A case has not been made for abandoning the consented scheme: it is open 
to applicants to submit new/alternative applications for sites and have these 
determined by the local planning authority.

v) Leisure uses required to replace stadium: it is understood that the stadium 
became unviable and for that reason finally closed. The application site 
benefits from an extant consent for a residential led scheme and this form of 
development is still considered appropriate. The Council’s Development Plan 
seeks to guide major new leisure uses towards the town centre.

vi) Within Corbett Neighbourhood Plan Area: it has been confirmed that the site 
does not lie within the Neighbourhood Plan Area.

vii) Light spill and glare: all external lighting proposed is designed to be sufficient 
to provide a safe level of light, but with the use of cowels to prevent light spill 
or glare of a level that would be harmful to residential amenity or motorists. 
Internal lighting would not be expected to be of a level to cause nuisance.

viii) Commercial units should not be take-aways: the application does not 
propose take-out use (Class A5). 

ix) Control use of balconies: prevention of clothing or clutter on balconies falls 
outside of planning control. However, in this case, as the balconies are 
recessed and have solid glass balustrades, they would be expected to be 
more usable and therefore less likely to become an area used for storage. 

Planning Obligations 

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

(a) Necessary to make the development acceptable

(b) Directly related to the development; and

(c) Fairly and reasonably related in scale and kind to the development

6.286 Paragraph 122 of the Community Infrastructure Levy Regulations (April 2010) puts 
the above three tests on a statutory basis, making it illegal to secure a planning 
obligation unless it meets the three tests.



6.287 The applicant has provided a planning obligations statement outlining the 
obligations that they consider are necessary to mitigate the impacts of the 
development.

Existing obligations

6.288 It should be noted that the original planning consent included contributions 
through the Section 106 agreement. This agreement has been amended through 
deeds of variation reflecting the subsequent Section 73 applications.

6.289 The following heads of terms were secured in the S106 agreement dated 2009 
and subsequent Deeds of Variation for the Catford Green development in its 
entirety:

The provision and delivery of the affordable housing as set out in Schedule 7 of 
the S106 Agreement

Construction of a Footbridge onto Doggett Road       £2,000,000
and/or station improvements
Ladywell Fields open space contributions £160,000
Contribution to the Town Centre Manager £50,000
Controlled Parking Zone implementations £20,000
Provision of a Carclub £20,000
Off-site cycle improvements £20,000
TfL bus stops improvements £25,000
TfL junction improvements £50,000
EA River Ravensbourne contributions            £36,000
Highway works are not carried out before the necessary S287/38 are signed
Local Labour scheme -
Open space management plan -
On-Site car parking management scheme -
Provision of the CHP plant -
Wheelchair Housing provision -
Review mechanism for viability at 75% occupation               -
Monitoring costs £13,000

Total          £2,394,000

Proposed obligations

6.290 The majority of the obligations that would mitigate the impacts of the development 
are either covered under the original Section 106 or now collected under Local CIL 
payments, which will be calculated on the basis of the proposed scheme. 
However, there are instances whereby the impacts of the proposed development 
differ from the consented scheme or require additional mitigation in order to satisfy 
the current policy context. These obligations are as follows: 

1. Housing

 marketing strategy for wheelchair adaptable units 

 existing financial review mechanism to be applied to proposed scheme



2. Public Realm

 implementation of public realm works

 provision of public routes through the site with the right to pass and repass

 maintenance and management of the public realm in accordance with a 
management plan agreed with the Council 

3. Transport:

 financial contribution of £10,233 to TfL in for the provision of Legible London 
Signs or wayfinding signs outside both Catford Stations

 provision of car club membership for all residential occupiers of the site (with 
free membership for a minimum of one year)

 restriction on parking permit applications (including mechanism to secure 
implementation and notification of restriction to prospective occupiers)

 implementation of works to the public highway (under a Highways 
Agreement/s)

- Enhancement of the Catford Road embankment beside the viaduct 
(South Circular) with planting & lighting (details of maintenance should 
also be secured), 

- Improvements to the subway that goes under the viaduct (improve 
lighting & surface treatment), 

- Streetscape works to the Adenmore Road / Ravensbourne Park 
junction (remove street clutter (bollards, etc), removal of a section of 
railing and the construction of steps. 

- Remove the section of Adenmore Road between Westdown Road and 
Ravensbourne Park (south of the entrance to the car park serving 
Blocks B & C) from the CPZ, amending the associated TMOs and 
create a Restricted Parking Zone (RPZ) in the public realm between the 
stations which will restrict parking except for in marked bays 
(restrictions will be in place 24 hrs a day) Parking will be limited to a 
loading bay for vehicles servicing Block A and a disabled bay for those 
cars dropping off or picking up disabled rail passengers.

- The vehicle access at the Adenmore Road / Ravensbourne Park 
junction will be closed to vehicle traffic and will become continuous 
footway outside Catford Station. In order to achieve this bollards or 
street furniture will be placed across the western end of Adenmore road 
(details to be agreed).

- Install double yellow lines on Westdown Road close to the junction with 
Adenmore Road to enable refuse collection, including associated TMO 
and construction of small dropped kerb for Eurobins  

4. Sustainability & Energy 

 Carbon Emissions Monitoring/Carbon offset contribution 

5. Design Quality 



 retention of same/equal calibre architect to produce all construction drawings 
or to oversee the detailed design in order to ensure the delivery of scheme 
quality

6. Television reception

 undertake reception survey and take reasonable endeavours to agree and 
implement mitigation measures in consultation with owners/occupiers 

7. Commercial units 

 specification of commercial space fit out to include service connections and 
other infrastructure and marketing in accordance with an approved marketing 
strategy.

 Commercial floorspace to be constructed and made available prior to any 
occupation of the residential units

8. Other 

 update other obligations as necessary (inc. updated schedule of 
accommodation)

9. Costs:

 meeting the Council’s legal, professional and monitoring costs associated 
with the drafting, finalising and monitoring of the Agreement

6.291 Officers consider that the obligations outlined above are appropriate and 
necessary in order to mitigate the impacts of the development and make the 
development acceptable in planning terms. Officers are satisfied the proposed 
obligations meet the three legal tests as set out in the Community Infrastructure 
Levy Regulations (April 2010).

7.0 Environmental Impact Assessment (EIA)

7.1 The application constitutes Schedule 2 development under the EIA Regulations. 
Given the likely significant effects on the environment of the proposals, specifically 
in relation to Townscape and Visual Impact, the application is accompanied by an 
Environmental Statement (ES) that sets out the baseline conditions, reports on 
likely significant impacts arising from the development in this respect, considers 
alternatives and cumulative impacts.

7.2 Section 6 above considered the townscape, built heritage and visual impacts of 
the proposed scheme as they relate to planning policy. Considering these impacts 
using EIA methodology, the ES concludes that: 

 During construction, temporary, localised negligible to moderate adverse 
effects are anticipated on townscape character, built heritage assets and 
views. These effects will be temporary, lasting the duration of the 
construction period.

 Once completed and occupied, the proposed development will have an 
overall beneficial effect on the local townscape character, built heritage 



assets and views and no significant adverse townscape and visual effects 
have been identified.

7.3 Under the Town and Country Planning (Environmental Impact Assessment) 
Regulations 2011 (as amended 2015) (Sch. 4) an ES is required to provide “an 
outline of the main alternatives studied by the applicant or appellant and an 
indication of the main reasons for his choice taking into account the environmental 
impacts”. The submitted ES presents 4 alternatives to the proposed development: 

 The ‘No Development’ Alternative;

 ‘Consented Block A’ Alternative;

 ‘Alternative Sites’; and

 ‘Alternative Designs’.

7.4 The ‘No Development’ alternative refers to the option of leaving the Application 
Site in its current state. This option would result in the loss of delivery of 92 homes 
therefore not maximising the development opportunity and resulting in inefficient 
use of land for which there is an existing consented scheme in an important and 
highly visible location within Catford. The ‘No Development’ option was rejected by 
the Applicant and would not be supported by officers.

7.5 The ‘Consented Block A’ alternative refers to the option of implementing the 
design of Block A which forms part of the consented wider Catford Green 
development. This option would result in the delivery of 92 homes (albeit units that 
do not comply with the Mayoral housing standards) and some commercial space, 
however it would result in the loss of the opportunity to create a landmark building 
in this part of Catford and associated public realm improvements to the southern 
part of the wider Catford Green development beyond those which are included in 
the consented scheme. This alternative would result in reduced townscape and 
visual impacts from certain views in the surrounding area since the height of the 
consented Block A comprises eight storeys. Whilst it is recognised that this option 
relates to an extant consent, officers are of the view that the proposed scheme is 
more closely aligned with current planning policy and would be preferable in terms 
of delivering the objectives of the Development Plan.

7.6 No alternative sites are considered by the ES. The ES states that this is because 
the scheme can only be delivered on the application site, having been designed to 
be part of the consented wider Catford Green development. It is considered that 
the site is appropriate in planning policy terms for a residential led development, 
with the potential to include a tall building subject to meeting other policy 
requirements. 

7.7 In respect of alternative design, the ES considers a number of options considered 
during the design development process. It provides an overview of the different 
options considered, which included a tower element ranging from 15-20 storeys 
and a podium ranging from 5-8 storeys. Through this process, the proposed 
development was arrived at as being the most appropriate design solution for the 
site, taking into account the planning policy context, standard of design, and 
consideration of the local context. 



7.8 The ES also considers the potential cumulative effects of the development in 
relation to other developments within approximately 1 kilometre (km) of the site. Of 
these, the consented Catford Stadium Masterplan is the most significant. The ES 
also notes that the withdrawn Catford Town Centre Local Plan identified other 
major sites within the town centre for redevelopment, though none of these are the 
subject of a planning application or permission at the current time and are 
therefore not assessed. 

7.9 In terms of the cumulative effects assessment the majority of the views do not 
identify any of the consented schemes. View 12 on Doggett Road and View A 
near the entrance to Ladywell Fields on Maylons Road identify the footbridge and 
the Blocks T&U applications, respectively. The cumulative effect identified for View 
12 is moderate beneficial and for View A the cumulative effect is negligible.

7.10 The ES also considers the construction-related effects of the development. The 
ES describes the anticipated programme of construction works and the key 
activities that would be carried out on the site to deliver the submitted scheme.  It 
identifies, in general terms, potential effects associated with construction activities 
and outlines proposals for their mitigation.  The construction programme indicates 
that the development would take approximately 2 years to complete and the ES 
assumes that the building contractors would apply general mitigation in the form of 
best practice on-site operations and the application of best practicable means to 
minimise construction impacts.  Generic site management techniques are 
proposed to minimise noise and vibration impacts from construction activities and 
hoardings, and other mitigation such as wheel washing and dust avoidance 
measures would be used to minimise effects on the public realm and surrounding 
area during the construction of the development.  

7.11 Although a construction environmental management plan (CEMP) has been 
submitted as part of the application, it is considered that a revised plan is required 
to take into account continued operation of the Waterlink Way and operation of the 
stations.  Submission of and compliance with a CEMP will be secured by 
condition.

7.12 Overall, the ES concludes that the proposed development will not result in any 
significant effects, either in isolation or in cumulatively with other consented 
developments, and would not require any mitigation.

7.13 Officers consider that the ES has adequately assessed the likely significant 
impacts from the development and that with mitigation through the CEMP the 
effects can be managed and reduced to an acceptable level.  These will be 
required to be submitted and approved under conditions. 

8.0 Financial Viability and Deliverability

Scheme Viability

8.1 A Financial Viability Assessment prepared by DS2 was submitted at the same 
time as the planning application which, as indicated above, proposes nil affordable 
housing. It is noted however that the consented block formed part of the viability 
case for affordable housing provided by the wider masterplan.  

8.2 In order to assess the overall viability of the proposed development and determine 
whether additional affordable housing could be delivered on the site the Council 



commissioned LSH to undertake a development appraisal of the current 
application proposals. 

8.3 The LSH report provides their opinion on the key appraisal inputs such as land 
purchase costs, construction costs, residential sales values, and rents and yields 
for the commercial space.  Commentary is also provided on typical finance rates, 
marketing costs and other development costs as well as typical rates of return for 
the developer.  A copy of LSH’s report is attached to this report at Annex 2.  The 
principal elements are summarised below.

8.4 In terms of development value, this is informed by a review of sales achieved for 
other units on the Catford Green development up to January 2016. On the basis of 
this review, LSH have identified a blended capital value of £524per sq. ft. for 
market housing. This indicates an uplift over the capital value per sq. ft. the 
applicant identified in the submitted Financial Viability Assessment of c. £22 per 
sq. ft. which is equivalent to 4.39%. This results in an overall value for market 
housing of £34.65m. LSH advise that the blended overall capital value for the 
extant scheme would be £552 per sq. ft, equating to £28.17m overall. 

8.5 In terms of commercial revenue there are limited comparable investment 
transactions, but based on available market evidence a rental figure of £20 per sq. 
ft. is considered to be a reasonable assumption.  

8.6 In respect of costs, a budget Cost Estimate prepared for the scheme has been 
reviewed by LSH’s in-house quantity surveyors. Their advice to the Council is that 
the overall build costs are not unreasonable on a £ per sq. ft. or a cost per unit 
basis giving rise to an overall build cost of approximately £19.59m. To this would 
be added Mayoral and Borough CIL, which have been calculated at approximately 
£978,878.23 (depending on the end use of the commercial units).  Construction 
costs for the extant scheme are calculated at £17.14m.

8.7 In this case the site benefits from an extant planning permission for 92 residential 
units and 508m² commercial space. In the circumstances it is considered that 
appraising the scheme on the basis of the Market Value is appropriate.

8.8 The appraisal also includes reasonable allowances for Professional fees, 
Marketing and Legal costs, Contingencies and Finance Costs.  The appraisal 
assumes that planning obligations for the masterplan scheme are applied to the 
proposed scheme on a pro-rata basis.  The LSH report concludes that the residual 
land value (value of scheme as completed less costs including profit) of the 
proposed scheme would be £0.54m greater than that of the extant scheme. The 
proposed scheme therefore generates a surplus.

8.9 Core Strategy Policy 1 sets a strategic target of 50% affordable housing from all 
sources and that this is the starting point for negotiations. The policy also notes 
that the level of affordable housing on sites will be subject to a financial viability 
assessment and the Council’s SPD on planning obligations provides further 
guidance. 

8.10 In this case, there is an existing review mechanism for the wider masterplan which 
was applied to the 2014 S73 amending application on the basis that sales values 
might improve over the medium term and the scheme may be able to provide 
additional contributions towards affordable housing, up to the 50% policy target. 



The review mechanism is triggered on 75% occupation, at which point the 
developer must submit an Open Market Revenue Report. 

8.11 It is proposed that the application scheme would be subject to the same review 
mechanism such that any increased value derived from the proposal would 
contribute to additional delivery of affordable housing up to the equivalent of 50% 
of units across the masterplan site.

Implementation and Deliverability

8.12 The submitted Financial Viability Assessment sets out the applicant’s programme 
for construction of the proposed building. It indicates that construction would 
commence in May 2016 and be completed in April 2018. It would constitute the 
final phase of the wider development. 

Infrastructure 

8.13 The proposed development is not anticipated to give rise to additional demands 
on existing social infrastructure such as schools and health services as there is no 
increase in units (or occupancy) compared with the consented scheme. However, 
it will nonetheless be subject to Community Infrastructure Levy (CIL) payments, 
which fund the provision, improvement, replacement, operation or maintenance of 
infrastructure to support the development of the Borough.   As required by the CIL 
Regulations 2010 the Council has identified a list of types of the infrastructure that 
will be funded in whole or in part through CIL.  These include state education 
facilities, public health care facilities, strategic transport enhancements, publicly 
accessible open space, allotments and biodiversity, strategic flood management 
infrastructure, publicly owned leisure facilities and local community facilities.  
Borough CIL payments arising from the proposed development amount to around 
£598-631k depending on the end use of the commercial units (Class B uses are 
not chargeable).

8.14 In addition, and where they meet the tests set out in the legislation, s.106 
contributions may also be sought including site-specific highways and public 
transport related works needed to make the development acceptable in planning 
terms.  In this case works to Adenmore Road, the junction with Ravensbourne 
Park and improvements to the underpass under Catford Bridge are considered 
necessary and would be delivered through a S278 agreement.  In addition TfL 
have identified a need for Legible London signage arising from the increased use 
of existing services.  Financial contributions necessary to mitigate the impact of 
the proposed development and make it acceptable in planning terms will be 
secured through the s.106 agreement. 

 Management and Maintenance

8.15 The scheme includes publicly accessible routes and public realm that will be 
managed and maintained privately.  Full public access will, however, need to be 
provided to the routes into and through the site and this is proposed to be secured 
as part of the s.106 agreement.

9.0 Local Finance Considerations

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



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

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

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

9.3 The Mayor of London's CIL is therefore a material consideration. CIL is payable on 
this application and the applicant has completed the relevant form.

9.4 The proposed development will be liable for the Mayor of London's CIL and 
Borough CIL and these are therefore a material consideration. The Mayor of 
London's CIL is calculated at £35/m2 (GIA) (irrespective of land use).  The 
application site falls within Zone 2 of the Borough charging schedule with a levy of 
£70/m2 for Use Class C3, £0/m2 for Use Class B, and £80/m2 for all other uses.  
Based on the proposed mix and quantum of development the following CIL 
payments are due:

London Mayoral CIL £347,343

Borough CIL £598,926-£631,534 (depending on extent of Class B use)

9.5 The Borough CIL payment is significant in comparison to the total s.106 package 
secured under the 2009 planning permission for the wider development which 
amounted to approximately £2.39m.  The Borough CIL and Mayoral CIL which 
were not due on the previous scheme, are therefore new and additional costs to 
the development.  As noted above, these payments will contribute towards the 
additional demands on existing social infrastructure such as schools and health 
services arising from the proposed development.  

10.0 Community Infrastructure Levy

10.1 The Local CIL charge was adopted in April 2015. As such, any new development 
proposals are subject to Local CIL.

10.2 The proposed development proposes 92 residential units and commercial space. 
As such, all these units and floorspace (except Class B use) are subject to the CIL 
charge regardless of the previous consented development. 

10.3 The applicant has completed the relevant CIL form, including any exemptions. An 
informative should be added to the decision notice advising the applicant of further 
CIL requirements.

11.0 Equalities Considerations 

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

(a) eliminate discrimination, harassment, victimisation and any other conduct that  
is prohibited by or under the Act;

(b) advance equality of opportunity between persons who share a relevant 
protected characteristic and those who do not;



(c) foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it.  

11.2 The protected characteristics under the Act are:  Age, disability, gender 
reassignment, pregnancy and maternity, race, religion or belief, sex and sexual 
orientation. The duty is a “have regard duty” and the weight to attach to it is a 
matter for the decision maker bearing in mind the issues of relevance and 
proportionality.

11.3 Equality issues have been duly considered as part of the assessment of this 
application. It is not considered that the application would have any direct or 
indirect impact on the protected characterises.

12.0 Conclusion

12.1 This report has considered the proposals in the light of adopted development plan 
policies and other material considerations including the information in the ES and 
other information or representations relevant to the environmental effects of the 
proposals.  

12.2 The proposals have attracted a number of objections from neighbouring properties 
on a wide range of issues.  Those material concerns expressed by residents have 
been considered and addressed in earlier sections of this report and in provisions 
set out in the recommended conditions and Section 106 agreement.  

12.3 The principle of residential led development on this site has been established 
through the original planning permission (DC/07/67276) for the wider Catford 
Stadium site, approved in January 2009 and later amended. In terms of the nature 
and quantum of the land uses proposed, as these are similar to the consented 
scheme they would not be expected to cause additional strain on local 
infrastructure, and the proposal is considered acceptable in this regard. 

12.4 One of the 12 core land-use principles set out in the NPPF is that planning should 
actively manage patterns of growth to make the fullest possible use of public 
transport, walking and cycling, and focus significant development in locations 
which are or can be made sustainable.  The site has a PTAL rating of 6a, 
indicating that access to public transport is excellent.

12.5 The site is identified in the Core Strategy Vision for Lewisham 2026 as a key 
development opportunity to help drive the redevelopment of Catford Town Centre. 

12.6 Catford is identified as an Opportunity and Intensification Area by Policy 2.13 of 
the London Plan and within the  Regeneration and Growth Areas as defined by 
the Council’s Core Strategy which, together with Lewisham Town Centre, New 
Cross and Deptford are proposed to be the focus for the majority of the borough’s 
new housing, retail and employment uses. By directing growth to these areas, the 
Core Strategy seeks to deliver the housing targets set by the London Plan, whilst 
ensuring the character of the borough’s conservation areas, residential 
neighbourhoods and the limited and finite supply of green and public open space 
are protected and enhanced.

12.7 Based on a review of the strategic policy context, it is considered that the 
application site is suitable for a tall building, subject to achieving a high quality of 



design (including scale, mass and architecture), a successful relationship to the 
surrounding context and no significant environmental impacts.

12.8 In terms of design, it is considered that the proposed building would be of a 
distinctive and elegant form, which would add positively to the legibility of the area, 
the variety of the skyline and the regeneration potential of Catford. The placement 
of the building on the site achieves a number of urban design objectives. The 
reduction in the building footprint from the consented scheme provides a more 
generous public realm at the base of the tower to facilitate those accessing the 
stations, neighbouring blocks and Ladywell Fields.  

12.9 It is considered that the proposed form of the building achieves a number of 
townscape objectives. The simpler and stronger massing approach which 
produces a podium building reduced in height and a more slender tower element 
extended in height as compared to the previously consented scheme enables a 
much improved public realm experience at the base of the building, whilst also 
enhancing the visual impact of the building as experienced both near and far. On 
account of its location between the stations and the quality of the design, it is 
considered that it would be appropriate as a landmark. 

12.10 The proposed scheme has been assessed using accurate, visual modelling as 
part of an Environmental Statement. It is concluded that the proposed building 
would not detract from local views or obscure local landmarks. The proposed 
building would be prominent in short to medium distance views, however it is 
considered that, by virtue of its slender form, considered scale and high standard 
of architecture, it would make a positive contribution to the regeneration of the 
area by acting as a landmark, raising the profile and the urban quality of the area 
and adding variety to its skyline.

12.11 The proposal would deliver a high quality of residential accommodation, 
particularly in comparison to the consented scheme. 

12.12 The scheme, with mitigation secured, has not been shown to give rise to 
unacceptable environmental impacts in respect of microclimate, wind turbulence, 
overshadowing, noise, glare, or telecommunication interference. It would not result 
in significant impacts on neighbouring amenity in terms of privacy, outlook or 
overbearing impact. 

12.13 Together with the mitigation specified, the proposed development is considered to 
meet the policy requirements of the London Plan and LDF in terms of 
sustainability and energy.

12.14 The proposed development would not have a harmful impact on biodiversity and, 
through measures including a biodiverse living roof and improvements to the River 
Ravensbourne, would deliver ecological benefits to the area.

12.15 The NPPF is underpinned by a presumption in favour of sustainable development.  
Officers consider that with the recommended mitigation, planning conditions and 
obligations in place the scheme is broadly consistent with local and national 
policies.  In the determination of this application the Council has also taken into 
account the other material considerations, including guidance set out in adopted 
supplementary planning documents and in other policy and guidance documents 
and the responses from consultees, which lead to the conclusions that have been 
reached in this case. 



12.16 Overall, Officers consider that the proposed scheme is of a very high quality and 
appropriate for the site, would deliver a significant improvement over the 
consented development, would not result in any significant   and is therefore 
considered acceptable.

13.0 RECOMMENDATION (A) 

To agree the proposals and refer the application, this report and any other 
required documents to the Mayor for London (Greater London Authority) under 
Article 5 of the Town and Country Planning (Mayor of London) Order 2008 
(Category1C of the Schedule of the Order).

RECOMMENDATION (B)

Subject to no direction being received from the Mayor of London, to authorise 
officers to negotiate and complete a legal agreement under Section 106 of the 
1990 Act (and other appropriate powers) to cover the following principal matters 
including such other amendments as considered appropriate to ensure the 
acceptable implementation of the development:

1. Housing

 marketing strategy for wheelchair adaptable units 

 existing financial review mechanism to be applied to proposed scheme

2. Public Realm

 implementation of public realm works

 provision of public routes through the site with the right to pass and repass

 maintenance and management of the public realm in accordance with a 
management plan agreed with the Council 

3. Transport:

 financial contribution of £10,233 to TfL for the provision of Legible London 
Signs or wayfinding signs outside both Catford Stations

 provision of car club membership for all residential occupiers of the site (with 
free membership for a minimum of one year)

 restriction on parking permit applications (including mechanism to secure 
implementation and notification of restriction to prospective occupiers)

 implementation of works to the public highway (under a Highways 
Agreement/s)

- Enhancement of the Catford Road embankment beside the viaduct 
(South Circular) with planting & lighting (details of maintenance should 
also be secured), 

- Improvements to the subway that goes under the viaduct (improve 
lighting & surface treatment), 



- Streetscape works to the Adenmore Road / Ravensbourne Park 
junction (remove street clutter (bollards, etc), removal of a section of 
railing and the construction of steps. 

- Remove the section of Adenmore Road between Westdown Road and 
Ravensbourne Park (south of the entrance to the car park serving 
Blocks B & C) from the CPZ, amending the associated TMOs and 
create a Restricted Parking Zone (RPZ) in the public realm between the 
stations which will restrict parking except for in marked bays 
(restrictions will be in place 24 hrs a day) Parking will be limited to a 
loading bay for vehicles servicing Block A and a disabled bay for those 
cars dropping off or picking up disabled rail passengers.

- The vehicle access at the Adenmore Road / Ravensbourne Park 
junction will be closed to vehicle traffic and will become continuous 
footway outside Catford Station. In order to achieve this bollards or 
street furniture will be placed across the western end of Adenmore road 
(details to be agreed).

- Install double yellow lines on Westdown Road close to the junction with 
Adenmore Road to enable refuse collection, including associated TMO 
and construction of small dropped kerb for Eurobins  

4. Sustainability & Energy 

 Carbon Emissions Monitoring/Carbon offset contribution 

5. Design Quality 

 retention of same/equal calibre architect to produce all construction drawings 
or to oversee the detailed design in order to ensure the delivery of scheme 
quality

6. Television reception

 undertake reception survey and take reasonable endeavours to agree and 
implement mitigation measures in consultation with owners/occupiers 

7. Commercial units 

 specification of commercial space fit out to include service connections and 
other infrastructure and marketing in accordance with an approved marketing 
strategy.

 Commercial floorspace to be constructed and made available prior to any 
occupation of the residential units

8. Other 

 update other obligations as necessary (inc. updated schedule of 
accommodation)

9. Costs:

 meeting the Council’s legal, professional and monitoring costs associated 
with the drafting, finalising and monitoring of the Agreement



RECOMMENDATION (C)

Subject to completion of a satisfactory legal agreement in relation to the matters 
set out above, authorise the Head of Planning to GRANT PERMISSION subject to 
conditions including those set out in Annex 3 below and such amendments as 
considered appropriate to ensure the acceptable implementation of the 
development.




