
Note of Local Meeting
Catford Green, Adenmore Road, Catford SE6

7.30pm, 25th February 2016
Civic Suite, Lewisham Council, Catford Road SE6 4RU

Application details 

Reference: DC/15/94002

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.

Attendance
Councillor Klier (Chair)
Councillor Walsh
Councillor Muldoon
Suzanne White, Planning Officer (SW)
Kirstin Clow, Planning Manager (KC)
Phil Hayden, Barratt London (PH)
Gerry Cassidy, Barratt London (JC)
Reinhold Schmaderer, Glenn Howells Architects 
Jack Pritchard, Glenn Howells Architects 
Rachel Stephenson, Local Meeting Clerk

200-250 local residents attended (160 signed attendance sheet)

Note of Meeting

Introduction

Councillor Klier explained that the purpose of the meeting was to provide an 
opportunity for those attending to listen to a presentation by the applicant, ask 
questions and raise points of concern, all of which will be documented and taken into 
consideration in the determination of the application.

Applicant’s Presentation

PH provided an overview of Barratt London’s involvement with Catford Green and the 
previous history of the site. The main points were as follows:

 Barratt London were chosen by the landowner, the Greater London Authority, 
to redevelop the 11-acre site and we’ve been working on site since 2014. 

 The consented scheme was not satisfactory and we committed to the Council 
to reconsider the design

 Block A is the last phase to develop and it is considered the most important to 
get right as it is between the stations.



 In 2009, there was a consented scheme for 92 units at Block A. The concerns 
with the previous scheme included:

- sited too close to Catford station 
- large footprint leaves little space around the station 
- the apartments had a poor layout
- the apartments do not meet current space standards set out by the 

Mayor
- it was not an inspired design.  

 The proposal has tried to tackle concerns on the consented scheme through 
working with the Greater London Authority (GLA), Lewisham Council Officers, 
Design Review Panel and relevant consultees. 

 We chose Glenn Howells Architects to develop a new scheme for the site. 
They are a leading architects practice in London. GC of BPTW will explain 
how we got here, then Glenn Howells will introduce the scheme. 

 No additional units are proposed. The building will mark the stations and 
create a new station square. 

GC provided an overview of the background to the scheme. The main points made 
were: 

 The former greyhound stadium operated from 1932-2003. It was then 
acquired by English Partnerships. Countryside and Hyde submitted a scheme 
for 589 units (including 29% affordable) and commercial space and which 
was granted in 2009. 

 The scheme then stalled with the downturn. The land was transferred to the 
GLA, who chose Barratt London as their development partner. Barratt were 
asked to enhance the scheme, in particular the architectural detailing and 
appearance, increase the footprints of blocks in order to achieve Mayoral 
standards for a greater proportion of the units, improve the public realm and 
improve services (including provision of a nursery). 

 Barratts are seeking to continue the enhancement of the scheme. This site 
already has planning permission for 92 units. Affordable housing is provided 
in the rest of the site. No parking is proposed for this building. 

 Previous consultation showed development was still needed on the public 
realm.

 When we looked at Block A, we wanted to enhance the public realm, create a 
transport hub, design a slender and elegant building and provide residential 
units that meet the Mayor’s space standards.

 It was a collaborative process, including meetings with planning and highways 
officers and the Lewisham Design Review Panel. The DRP is an independent 
panel appointed by LBL to ensure design quality is achieved. 

 Two public consultation events were held for this scheme. 
 Under new legislation, the current scheme is subject to Community 

Infrastructure Levy (CIL). Local planning authorities can use CIL money to 
provide or improve infrastructure, and to pay for the operation and 
maintenance of this infrastructure, which includes schools, health facilities 
etc.

 In terms of the policy framework, including tall building policy, Catford is 
identified as having potential for tall buildings. 

 These are the deliverables of the scheme: 
- provides a new civic space
- opens up the River Ravensbourne
- provides a better approach to the underpass



- improves sustainability
- meets residential standards
- enhances integration with existing development

RS provided comments on their involvement with the proposal. The main points 
included:

 We were excited to have the opportunity to look at the scheme
 In the consented scheme, the units did not meet the Mayor’s size standards. 

The consented scheme created a big wall on the Ravensbourne and took up 
a lot of space. The public space was not working, it presented poor public 
frontage and visibility through the site. 

 We are seeking to make it better as it is a very important space in Catford. 
 A small square was consented. By pushing the building back, we can create a 

meaningful station square. All units would be to Mayoral standards. 96% 
weren’t in the consented scheme. 

 The same number of units are proposed and a new larger square is created. 
This location is a transport hub, a new gateway for existing and new 
residents. 

 The Ravensbourne is a very important visual element. We have included a 
walkway along the river. The ground realm is very important.

 The scheme has been developed with the DRP. At the Design Review Panel 
meeting, various options were presented, between 11-21 storeys. It was 
considered important to encourage activity on the ground floor to create 
security through surveillance. Following the first meeting, we reduced the 
footprint. Given the prominence of the location, it was felt it needed to include 
a lower shoulder and a slender design. 

 At the first public consultation event, we had about 20 models. 
 A reduced option was developed of 15 storeys. DRP commented that it was 

not elegant. 
 The proposed design of the building has a 5 storey shoulder with a varied top 

- 16 to the rear, 17, then 19. This will give different impressions of the building 
from different views.

 It was important to have a quality building that sits well in Catford.  It is not a 
‘flat’ building, it incorporates features, including recessed balconies and the 
brickwork, creates more richness and warmth to the design. The balconies 
are not just bolted on. It needs a richness on account  of the height. We 
presented this scheme at the second public consultation event. 

 With the same amount of units, the new proposal achieves a 30% smaller 
footprint, a 30m set-back building to provide more publicly accessible open 
space, improved east to west connections, space for retail/commercial units 
and a naturalised river. The new station square would present a gateway, 
which would be a window of opportunity for the area.

 The viewpoints show its not a low building, but is high quality. It will be a 
warm, well detailed building. There is a richness to the material, with varied 
brown/red tone bricks. It will not be like something from the 60s. The close-
ups show the that the building will have a varied roofline in views.

 The fly-through video clip shows an abstract general form without detail. It 
demonstrates the greater integration between both stations, improved 
connection through site including emergency access for both ends, and 
creates visual interest.

Q & A Session 



Q: Can this application be withdrawn or is it either the lower or higher building?
A:  There is the opportunity for the application to be withdrawn. The existing consent 
cannot be withdrawn. This scheme does not have planning permission, this meeting 
is part of the planning process. 

Q: Is it the reality that the initial building crams too much into the site? The design is 
incongruous and an eyesore. The main concern is the height, could the same 
footprint be proposed with a compromise on the height?
A: Architects looked at the height and thought a constant height would create a bulky 
building. 

Comment: There are concerns with the presentation, it showed 2 dimensions and not 
3 dimensions. The concerns are much more than ground level. Site could be a bus 
terminus. Video distorted reality, daylight was not portrayed correctly. Prefer 8 storey 
to match existing. 

Q: Would the flats become more expensive due to design? Would there be a higher 
premium on other local sites due to a precedent set here?
A: In the first phase of Catford Green there are smaller units and in the second phase 
the units increased to meet mayors standard. In regards to the price, if you buy a 1 
bedroom flat there is a ceiling for larger units. Standards mean we have to deliver a 
set unit size. Value per square foot decreases as units get bigger. 60% of the 
properties sold are first time buyers. We are proud to deliver in this area.
A: Unfortunately premiums are not a planning matter and therefore we are unable to 
comment.

Q: Will this development set a precedent?
A: All planning applications are judged on their merits. 

Q: Concerns with consultation for previous application and the impact of the building 
from another directions to understand the wider context. The viewpoints are very 
selective and don’t show impact on people living nearby. I would like to understand 
the rationale.
A: A more detailed Townscape and Visual Impact Assessment was undertaken which 
considers many more views, 24 in total. These were agreed with Officers. The 
analysis of the place was not taken lightly. 

Q: Why was planning permission granted for original scheme?
A: It was granted in 2009, before mayoral standards were introduced. It was 
determined in accordance with policy at that time. It was a different policy framework.

Comment: The original scheme should finish as agreed. This scheme would change 
the nature of Catford.

Q: Who are the Design Review Panel? Can you explain the tall building policy?
A: They are a group of highly qualified Architects from recognised practises across 
London. Many Councils have them. They provide architectural expertise as part of 
pre-application discussions. Some are local and some are not. They look at and 
debate the merits of schemes and provide professional advice.
A: The tall building policy is borough-wide, not specific to Catford. It is based on a tall 
building study, which for the growth areas identifies each site and assesses its 
appropriateness for tall buildings as either appropriate, sensitive or inappropriate. 
The application site is identified as sensitive.

Q: Are the Design Review Panel aware of planning policy?



A: The Design Review Panel do not approve planning applications. The Council take 
on their guidance as well as other consultees.

Q: Concern with the argument for the proposal, as it would sacrifice sky line for 
footprint. 
Councillor: The scheme would provide improved access and change first impressions 
of the area. 

Q: Concern with the type of demographic the development is trying to attract and the 
impact on the local people.
A: This is the last element of the masterplan, that delivered affordable and family 
housing. Urban design principles include siting the building within a good public 
space. Due to the issues with this major transport hub, we thought this area deserved 
attention. The public space would give back something to the local community. 
Within the larger masterplan of Catford Green, affordable housing was delivered.

Q: If bigger flats are required, why don’t you build fewer flats?
A: Barratt London are developers of flats and houses across the UK. The vast 
majority of houses and flats were built by developers. We would like to build those 
units and there is serious concern that the previous scheme is not right.

Comment: From a report read, 15 people were consulted and 100% said they didn’t 
like the height. 700 signatures on petition and Catford is sensitive to tall buildings. 
There should be a community representative at Design Review Panel.
Q: Why is that feedback not in the design?
A: At least 1,000 letters were sent in the consultation. The national legislation is to 
consult immediate neighbours, the Council standards are to consult within a 50m 
radius for major applications such as this. In this case, given it’s significance, we 
decided to consult up to 500m from the site. 

Q: Is this the same DRP that approved the tall buildings in Lewisham Town Centre? 
Would like larger square. Should be more innovative about delivering housing. 
A: The DRP were not involved in those buildings in Lewisham Town Centre. They are 
one of many consultees, alongside everyone here.

Q: Can the number of units be changed as an amendment? 
A: No, that would be too great a change. 

Q: Can you change the proposal to limit the transport impacts? There is currently 
crowding on the trains.
A: The proposal is for the same amount of units, therefore the impact would be the 
same as the original consent.

Q: Can you amend the scheme after these comments? 
A: Yes, but if substantial, it could not be determined under the scope of this 
application.

Q: Would there be a provision of enhancement to local services in Catford area e.g. 
healthcare? The areas are very difficult to access.
Councillor: increased population will create a strain to the population, however we 
are not here to discuss that issue.

Q: Is there an impact assessment?
Councillor: We are discussing the proposed development.



Q: If units increased, should it be reconsulted? 
A: It is the same number of units.

Q: If they would be larger properties, for families, have you considered the impact on 
schools?
A: The units would be a similar mix of 1 and 2 unit apartments, with some 3 units. 
Therefore would largely not be family properties.

Q: Concern with no parking within the scheme.
A: Like the 2009 scheme, it would be a car-free development. The future occupiers 
would buy a property with the knowledge of no parking spaces within the site. With 
the close proximity to centre and two stations this was considered possible. 
Residents permits would be restricted. Disabled parking spaces would be available. 

Q: Will people be prevented from owning cars?
A: Within the whole development, there are also parking spaces.

Q: Can the proposal be changed?
A: This is a new application, which is still to be determined. Officers will recommend 
a decision and the strategic committee are entitled to a make their decision. 

Comment: As a resident behind the site, the proposal would cause pollution and 
disruption impacts. There are concerns with the height.

Comment: Due to the wider impact on the area, the community should help work on 
the scheme. Developers in Deptford worked well with the community to get 
something right.

Q: What is an affordable home?
A: 80% of market rent. This scheme is private. The affordable units were delivered in 
the earlier phases of the Catford Green development, pepper potted throughout. 

Q: Do you think the proposed building fits with the existing blocks? 
A: In the context, it is a tall building. We agreed to come back and look at this site. As 
a marker building, we do not consider it to be inappropriate. 

Q: Will the proposal go ahead following Strategic Committee?
Councillor Walsh: There are ten councillors in a strategic committee and there is an 
opportunity to contact them to express your comments. We are representing the 
community and we have got the mood of the room. As there is a square footage 
increase, the development will create an increased income. The applicants can make 
further amendments. Collective councillors will make an informed decision. I’m 
hoping Barratts can create more discussions. If still not acceptable at final stage, 
your local representatives will make a decision. You may want to start a working 
group. 

SW: The minutes will be circulated following this meeting to anyone who has left their 
details. We will then determine next steps. 
KC: There are no confirmed dates of the Strategic Committee meeting. 

Q: Confusion with 2nd March date listed on poster displayed on suite. Does this 
represent decision date?
A: The date you are referring to is when the consultation will end, 2nd March. Not a 
decision date.



Comment: There is a general concern with the future masterplan for the wider 
context of the area. I would like to see the scheme in context of next 5-10 years 
timescale.  

Comment: I do agree area around station should be improved. I think the original 
design could be the compromise. Having contacted owners of both Catford’s 
stations, there are no improvements planned for these areas. 

Comment: Concerns with the safety of cyclists passing through site currently.
GC: I am happy to discuss this in detail with you after the meeting.

Comment: Development will effect traffic on south circular and no parking is 
provided.

Q: What are Barratts profits? 
A: costs of development have increased.

Q: When is last opportunity to comment?
A: We will always accept comments up to the time that a decision is made.  

 Cllr Klier closed the meeting at 10pm. 

     


