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Decision dated 17 December 2015, application
reference DC/15/94408.
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1.0

Introduction
Purpose of this Report

1.1

This report considers a full planning application for the demolition of an existing
retail warehouse building and the construction of two buildings of 16 storeys and 30
storeys in height, comprising 242 residential units and 960sqm flexible commercial
floorspace (Class A1:Shops, A2:Financial & Professional Services; A3:Restaurants
& Cafes, B1:Business, D1: Non-residential Institutions and D2:Assembly & Leisure
uses) with private and communal open space, on-site energy centre, cycle parking
and associated landscaping and public realm works. This planning application is
accompanied by an Environmental Statement and is submitted from GVA on behalf
of Threadneedle Pensions Limited (the Applicant), received on 23rd June 2017.

1.2

The submission of this planning application follows extensive pre-application
discussions between the Council and the Applicant regarding development
opportunities for the site. In response to the planning consultation comments
received, amendments to the public square, frontage to the future station, revised
flood risk assessment and addendum to the Environment Statement were received.

1.3

This report considers the proposals in light of relevant planning policy and guidance,
representations received and other material considerations. Officers
recommendation is that planning permission should be granted, subject to
obligations which would be secured by way of an agreement made under S.106 of
the Town and Country Planning Act 1990 (and other relevant powers) and
conditions which are set out in the recommendations section of this report.

2.0

Property/Site Description
The Site

2.1

The site measures approximately 0.26ha and is currently occupied by a warehousestyle retail store and associated car parking and delivery yard accessed from
Thurston Road, including 50 off-street car parking spaces. There are four trees on
the site along the Loampit Vale frontage.

2.2

The site is on the north side of Loampit Vale, within Lewisham Town Centre. In
addition to being next to Lewisham/DLR Station, Loampit Vale is very well served
by buses and the site has a Public Transport Accessibility Level (PTAL) of 6b, on a
scale of 1-6b where 6b is the highest.

2.3

The site falls within the ‘Loampit Vale Policy Area’ as defined in the Lewisham Town
Centre Local Plan (LTCLP) and is identified as Site ‘S3a’ – allocated for potential
mixed-use development. The inner part of the site is within Flood Zone 2 and the
outer part is within Flood Zone 3. The site is within Air Quality Management Area 6.
The Surrounding Area

2.4

Loampit Vale is a busy two-way main road that forms part of the A20 which is part
of the Transport for London Road Network (TLRN). Thurston Road is one-way eastbound road and forms part of the A2210. The western side of Thurston Road
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provides a two-way cycle route that forms part of ‘Waterlink Way’ which is part of
the national cycleway network.
2.5

To the north, on the other side of Thurston road, is the TfL bus stand that provides
parking facilities for up to 16 buses, driver facilities and additional car/van parking
spaces and is in use 24 hours a day. Further to the north is the railway
embankment/station platforms and beyond that the residential street of Armoury
Way.

2.6

To the south is the recently completed ‘Renaissance’ development, comprising 788
new homes, the leisure centre, retail and business space in buildings up to 24storeys. Further south is Cornmill Gardens open space and Prendergast Vale
College.

2.7

Immediately to the east is a railway embankment and Lewisham/DLR Station.
Beyond this is the 25-storey Lewisham Gateway scheme, which is under
construction, with initial elements already occupied.

2.8

To the west, on the other side of Thurston Road, is the Lewisham Retail Park. This
comprises a large format retail building that is divided in to four units (currently
occupied by Matalan, Mothercare, Poundland and Sports Direct) and a surface car
park. Further to the west is Nos. 66-76 Loampit Vale, a short three-storey terrace
of six ‘shops’ with two storeys of housing above. The owners of the Retail Park are
seeking to acquire the Loampit Vale properties and bring forward comprehensive
development, with proposals subject to a current planning application
(DC/16/097629), which the Committee resolved to grant permission for at its
meeting on 18 October 2017. That approved scheme is for seven buildings, up to
24-storeys in height.

2.9

To the west, on the other side of Jerrard Street, is the recently completed Thurston
Point development, comprising retail units and 406 homes in buildings up to 17storeys. The units are occupied by ASDA, Screwfix and a gym.
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Figure 1. Site Plan
3.0

Planning History

3.1

DC/12/079399 – granted on 14/03/2012. Variation of Condition (8) attached to
planning permission (DC/02/29055) dated 20 March 1989 to allow 9% of the net
sales area of Unit 3, Lewisham Retail Park, to be devoted to the sale of food in
connection with the erection of 2 non-food retail warehouse units, together with the
provision of two service yards and 224 car parking spaces.

3.2

DC/14/090157 – granted on 24/12/2015. The installation of 5 No. new display
windows in the front and side elevations at Carpetright, together with alterations to
the pattern of glazing to existing display windows.

3.3

DC/15/093220 – Issued on 25/08/2015. Screening Opinion pursuant to Regulation
5 of the Town and Country Planning (Environmental Impact Assessment)
Regulations 2011 (the Regulations) as amended in respect of a proposal for the
demolition of the existing retail unit and car park and erection of a maximum 25
storey building comprising approximately 260 residential units (a mix of private and
affordable tenure) and approximately 850sqm of commercial/retail floorspace, car
and cycle parking, refuse and recycling storage and soft and hard landscaping

3.4

DC/15/094408 – Issued on 17/12/2015. Scoping Opinion submitted under
Regulations 13 of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2011 in respect of demolition and removal of the existing
building and car park, and the construction of a mixed-use development with a
maximum height of approximately 25 storeys. The proposed development would
comprise approximately 260 residential units, 850sqm of ground floor
commercial/retail floor space, car and cycle parking, refuse and recycling storage
and soft and hard landscaping.
Pre-application discussions

3.5

Pre-application discussions started between the Applicant and Council Officers in
February 2015 and continued until submission of the application in June 2017. A
Planning Performance Agreement (PPA) was entered into between the Council and
the Applicant in June 2015 in order to provide a structure and timetable of
discussions between the Applicant and Officers.

3.6

In addition, Officers have also met the Applicant and its design team jointly with
officers from the Greater London Authority (GLA), Network Rail and Transport for
London (TfL). Council, GLA, Network Rail and TfL officers have provided written
advice to the Applicant at key stages in the design process.

3.7

Policy LTC4 of the Lewisham Town Centre Local Plan (LTCLP) calls for a
comprehensive masterplan endorsed by all landowners for Site S3b (Carpetright)
(this site) and Site S3a (the Retail Park site) and their surrounds. Between May and
October 2015, Officers worked closely with the Applicant and landowners of the
adjoining Retail Park site and their respective design teams to develop a
‘masterplan’ (or urban design framework as it became known) to establish key
principles around land use, layout, access, scale and massing. The resulting
document has not been endorsed by Members or adopted by the Council and has
no particular status as a planning document. However, it was prepared in
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collaboration with LBL, GLA and TfL officers and aims to assist both LBL and the
Mayor of London in their respective development management functions.
3.8

The Applicant and its design team have presented emerging proposals to the
Lewisham Design Panel on five separate occasions and received written comments
after each Panel meeting.

3.9

In August 2015, the Council issued a Screening Opinion under Regulation 5 of the
Town and Country Planning (EIA) Regulations 2011. The Council determined that
the development would be EIA development and as such, would require any
planning application to be accompanied by an Environmental Statement. In
December 2015, the Council issued a Scoping Opinion under Section 13 of the EIA
Regulations, giving its comments on the intended scope of the EIA and the ES.

3.10

The Applicant has held two public exhibitions on the emerging proposals; the first
in December 2016 and the second in April 2017. Details of the exhibitions and
comments made are set out in the submitted Statement of Community Involvement.

3.11

On 23rd June 2017, a full planning application was submitted and revisions to the
application were received on 13th December 2017 and 11 January 2018.

4.0

Planning Application
Summary

4.1

The application seeks full planning permission for the demolition of the existing retail
warehouse building and the comprehensive redevelopment of the site. The
proposed development consists of two tall buildings on the northern and eastern
edges of the site, with a public square in the south-west corner.

4.2

Block A on the northern edge would be between 14 and 16-storeys and include
commercial and ancillary residential space on the first two floors, with 65 residential
flats and private/communal roof terraces above. Block B on the eastern edge would
be between 26 and 30-storeys and include commercial space, an energy centre
(Combined Heat and Power plant) and ancillary residential space on the first two
floors, with 177 residential flats and private/communal roof terraces above. The two
tall buildings would be linked by a two-storey structure that would include a double
height commercial space with children’s play space on the roof. The proposed new
public square would be approximately 645sqm (0.065ha) in size and a new
servicing layby would be formed along the Thurston Road frontage.

4.3

The commercial space on the lower two floors would comprise four units and
amount to 960sqm (GIA) of flexible A1/A2/A3/B1/D1 and D2 space. Unit 4 (approx.
342sqm) is sized, shaped and designed so that it could provide a ticket hall and
entrance to a future Bakerloo Line Extension station.

4.4

A total of 242 new homes would be provided in different tenures and sizes, as set
out below in Table 1.
Table 1: Proposed Dwelling Mix and Tenure
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Market

Social
Rent

Shared
Ownership

Total

Percentage

1-bed

86

8

3

97

40%

2-bed

101

20

9

130

54%

3-bed

6

6

3

15

6%

193

34

15

242

100%

4.5

In total, 49 affordable homes would be provided, which would represent 20.2% by
unit and 22.5% by habitable room. All of the proposed affordable homes would be
located on the lower 10 residential floors of Block A.

4.6

No on-site car parking would be provided, but 428 long and short-stay cycle parking
spaces would be provided at first floor level (served by two bike lifts) and 36 shortstay spaces would be provided within the proposed new public square.
Construction

4.7

Section 9 of this report summarises the proposed construction programme and
sequence used for EIA purposes. In summary, the outline construction programme
has been estimated to start in 2018 and complete sometime during 2021.

Figure 2: Proposed Ground Floor
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Figure 3: Proposed scheme (existing Renaissance development to south,
approved Retail Park to west and Lewisham Gateway schemes to east)
Supporting Documents
4.8

In addition to the plans and drawings, a number of supporting document have been
submitted with the application. The Environmental Statement is discussed in detail
in Section 5. The other non-confidential supporting documents are briefly
summarised below.
Arboricultural Impact Assessment

4.9

The Arboricultural Report sets out the findings of a survey of 4 existing trees within
the site and a group of trees on the adjoining railway embankment. The trees are
given a ranking of A, B or C in descending order of value (arboricultural, landscape
or cultural) and the health and likely life of each tree given. The Assessment notes
that all 4 trees on the site would need to be felled to make way for the proposed
development and makes recommendations for the protection of the trees on the
adjoining railway embankment.
Building & Public Realm Materials Outline Specification

4.10

This sets out details of the proposed external materials.
Construction Management Plan
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4.11

This sets out details of proposed access and highways movements during the
demolition and construction phase. Topics covered include material deliveries,
worker travel plan, material storage and distribution, road cleanliness, parking and
expected size and number of vehicles. It also outlines expectations about cranes,
scaffolding and concrete deliveries and pours. Central to the Plan is the aim of
minimising impacts on local residents.
Delivery and Servicing Plan

4.12

This sets out details of delivering and servicing the development once it is built.
Topics covered include vehicle access arrangements, refuse collection, site
facilities management, servicing arrangements, storage and likely number of
vehicle trips for the different proposed uses.
Design and Access Statement (DAS)

4.13

The DAS provides an overview of the proposals. It starts by describing the context
before outlining the design process and consultation (including public consultation,
discussions with Lewisham, GLA and TfL officers and discussions at the Lewisham
Design Review Panel) and the design response. It also discusses how the principles
of inclusive design and ‘secured by design have been addressed and includes an
outline public realm lighting strategy. The DAS Addendum addresses comments
made by consultees in response to the application and explains the revisions made
in response.
Ecology Surveys

4.14

This sets out the findings of an extended Phase 1 habitat survey of the site
(including bats) and assesses the quality of the adjoining St John’s Station Site of
Importance for Nature Conservation. This recommends that a dusk emergence or
dawn return survey is undertaken in June or July to determine whether there are
any bat roosts in the existing building.
Energy and Sustainability Assessment

4.15

This assesses the likely energy requirements of the proposed development sets out
an energy strategy against the energy hierarchy (‘be lean’, ‘be clean’ and ‘be
green’). This also outlines an overarching sustainability strategy for the proposed
development and sets out particular commitments in relation to energy, water and
BREEAM standards.
Framework Travel Plans (Commercial and Residential)

4.16

These are two separate documents describe the site’s accessibility for pedestrians,
cyclists and public transport users and outlines travel planning measures and
initiatives to encourage future occupiers/visitors/residents to use sustainable modes
of transport. They also set out monitoring and review arrangements and
management and co-ordination issues
Historic Environment Assessment (Archaeology)

4.17

This desk-based study reports on an assessment of the likely impact on buried
heritage assets (archaeological remains) – including post-medieval and prehistoric
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Planning Statement
4.18

The Planning Statement provides a summary of the development and the nature
and structure of the planning application. It also sets out the policies that the
Applicant considers relevant to the proposals sets out a policy justification for the
proposal, including the proposed amount and type of affordable housing and
potential Heads of Terms for a s.106 Agreement. Financial viability is the subject of
a separate Financial Viability Assessment.
Site Waste Management Plan

4.19

This sets out actions taken to design-out waste before construction begins and
makes recommendations for waste reduction during the demolition and construction
stage. The recommendations set out in this framework document are due to be
incorporated into the SWMP developed by the Principal Contractor and Waste
Management Company.
Statement of Community Involvement (SCI)

4.20

The SCI sets out the consultation undertaken by the Applicant prior to the
submission of the planning application. It includes details of stakeholder meetings
and public exhibitions and other consultation arrangements, summarises feedback
and provides the exhibition material that was used to engage with people.
Transport Assessment (TA)

4.21

The TA assess the suitability of the site for development within the context of
national and local transport planning policy, reviews the accessibility of the site by
travel modes other than the private car, details the existing trip generation of the
site and sets out details of the likely trip generation of the proposed development,
together with proposed cycle parking arrangements. It then assesses the likely
transport impacts of the proposed development – both in terms of the temporary
demolition/construction phase and the permanent operational phase – before
drawing conclusions. See also the Framework Travels Plans, described above.

5.0

Environmental Impact Assessment

5.1

Whilst the current Town and Country Planning (Environmental Impact Regulations)
date from 2017, transitionary arrangements provide that where a scoping opinion
request or an Environmental Statement have been submitted prior to the 16 th May
2017, the 2011 (Environmental Impact Assessment) Regulations as amended still
apply. In this case, a scoping opinion request was submitted to the Council in
November 2015 and Environmental Statement was submitted to accompany the
planning application in July 2016. Given this, the application is to be determined
under the 2011 (Environmental Impact Assessment) Regulations (as amended) (the
Regulations).

5.2

By virtue of Regulation 3 of the Town and Country Planning (Environmental Impact
Assessment) Regulations 2011 (as amended) (the EIA Regulations) the Council
cannot grant planning permission in respect of the application unless it has first
taken in to consideration the environmental information. The environmental
information means the ES, any further or other information received, any
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representations made by any consultation bodies and any representations made by
any other person about the environmental effects of the proposed development.
5.3

Paragraph 10 (b) of Schedule 2 to the EIA Regulations identifies ‘urban
development projects’ as requiring an Environmental Impact Assessment (EIA) if
the development includes more than 1 hectare of development which is not
dwelling-house development or it includes more than 150 dwellings or the area of
the development exceeds 5 hectares and, in each case, the development is likely
to have significant effects on the environment by virtue of factors such as size,
nature and location.

5.4

The Screening Opinion issued in August 2015 confirmed the Council’s view that the
proposals constituted EIA development and an ES would be required. The Scoping
Opinion issued in December 2015 advised the Applicant that the ES should assess
the impact of the proposals in respect of Transport, Noise and Vibration, Air Quality,
Wind Microclimate, Sunlight and Daylight and overshadowing, Ecology, Water
Resources and Flood Risk, Land Contamination, Townscape and Visual Impact,
Socio-Economic Issues and above ground Built Heritage and (unless addressed in
a separate Health Impact Assessment) health.

5.5

Where EIA is required, the EIA Regulations require submission of an ES to assess
the likely significant environmental effects of the development at each stage of the
development programme i.e. demolition, construction and operation. It must provide
an outline of any alternative sites/schemes considered and the reasons for selecting
the proposed development site. In terms of the effects of the scheme it must identify
the baseline situation, the nature of the impact both direct and indirect, whether it is
temporary (demolition and construction) or permanent (operation) and measures to
mitigate the adverse impacts in each case. It must also identify the residual effects
after mitigation as well as the cumulative effects of such a scheme in relation to
other developments in the area. The Council cannot grant planning permission for
any development which is required to be subject to EIA unless it has first taken the
environmental impacts of the proposed development into account.

5.6

An Environmental Statement (ES) was submitted with the planning application.
Further information in the form of ES Addendums relating to Daylight Sunlight and
Overshadowing, Socio-Economics and Health, Wind Microclimate, Water
Resources and Flood Risk and revised Flood Risk Assessment (which comprises
Appendix 12-A of the ES) was submitted on 13 December 2017. The ES as updated
is referred to where appropriate throughout this report and considered in detail in
Section 9.

6.0

Consultation

6.1

This section outlines the consultation carried out by the Applicant prior to
submission of the planning application and by the Council following its receipt and
summarises the responses received.
Pre-application public consultation

6.2

The Applicant held two public exhibitions at the pre-application stage. Both were
held at Glass Mill Leisure and were advertised by way of a flyer sent to
approximately 1,780 local households, setting up a website and inviting Lewisham
Ward Councillors and a number of local community groups. The first was held on
- 13 -

Thursday 1st December 2016 and a second was held on Wednesday 26th April
2017. The first exhibition was attended by around 45 people and the second by
around 95 people. Details of the consultation and comments made are set out in
detail in the Applicant’s Statement of Community Involvement.
Council consultation
6.3

The Council’s consultation was in accordance with the minimum statutory
requirements and those required by the Council’s adopted Statement of Community
Involvement.

6.4

Four site notices were displayed for the planning application and Environmental
Statement. Notices were displayed on lamp posts on Loampit Vale and Thurston
Road. The application and supporting documents and other relevant material are
lodged on the Council’s website in the usual way. A press notice was also published
in the local newspaper in respect of the planning application accompanied by the
Environmental Statement.

6.5

Letters were sent to 1,792 residents and business in the surrounding area. Emails
providing a link to the application details were sent to the relevant ward Councillors.
The following statutory consultees and stakeholders were also consulted:
Docklands Light Railway
Environment Agency
Historic England- Archaeology
London Fire & Emergency Authority
Mayor of London/GLA
Metropolitan Police Design Out Crime Officer (Lewisham)
Network Rail
Southern Gas Network
Secretary of State, National Planning Casework Unit
Thames Water
Transport for London
UK Power Network
Southeastern Railway
Royal Borough of Greenwich

6.6

The following local groups were consulted;
Lewisham Central Residents Association
Lewisham Cyclists
Lewisham Gateway Action Group
Quaggy Waterways Action Group
Ladywell Society
Blackheath Society

6.7

The following Council services were consulted:
Building Control
Highways
Ecological Regeneration
Emergency Planning
- 14 -

Environmental Protection
Environmental Sustainability
Drainage
District Surveyors
Planning Policy
S106/CIL
Property and Deign
Legal Services
Urban Design
Housing
Education
Parks Manager
Air Quality officer
Children and Young People
6.8

Consultation on the minor revisions to the proposed ground floor layout and public
square, elevations along Thurston Road and materials and the further information
submitted in relation to the Environmental Statement (including a revised Flood Risk
Assessment) was carried out in December 2017 in the form of site notices and a
press notice in the local newspaper.
Written Responses received from Local Residents and Organisations

6.9

At the time of writing this Report, 29 letters of objections have been received
(although there is support for some proposed elements of the scheme).

6.10

Objections received are addressed in Section 14 of this report (‘Summary of
representations’). A shorter summary of comments received is set out below.
Local Residents

6.11

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


Impact on transport and social infrastructure
o There is already an over capacity of commuters using Lewisham Station,
the proposal would lead to further congestion;
o Platforms are already at over-capacity, the trains and DLR are at a strain
during peak hours;
o The proposal should not compromise any public transport improvement
project including foundation works;
o it is uncertain Lewisham can provide adequate transport capacity in the
next decade;
o The proposal should be delayed until Bakerloo Line Extension is
delivered;
o Support for proposed new station entrance;
o There is no funding guarantee for the Bakerloo Line extension, new train
station or a public square;
o Lack of car parking spaces and increase parking problem in the area;
o Inadequate cycle parking facilities in area, a dedicated cycle lane on
Thurston Road/Loampit Vale should be provided and fear that proposed
cycle parking spaces would not be used;
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o Crossing of Loampit Vale near Thurston Road is already difficult for
pedestrians; and
o Additional strain on schools, GPs/health provision, emergency services
and other public services).


Height, scale and density
o Too many high-rise building in the area;
o Proposed buildings would be over-bearing and out of scale;
o Excessive height, particularly Block B which would be 30 storeys and 104
metres in height and would be disproportionate to its surroundings;
o Tallest building should not be on the main road;
o Impact on skyline and building would be visible from Blackheath; and
o Close proximity of tower blocks in the area.
o Residents living in tower blocks are more likely to suffer from depression,
illness and isolation;
o Exceeds residential density in the Local Plan; and
o Overdevelopment, original proposal was a 19-storey building



Uses
o Lack of affordable housing and a minimum of 30% should be provided;
o Overprovision and unoccupied top-end flats in the area (e.g. River Mill
One.
o Lack of detail on potential heat interface units (the district heat network
is not as green as is presented).;
o Concern that commercial uses would remain vacant; and
o The area needs other uses (including a cinema).



Design
o Support in principle for the proposed public square
o The design of the public square and landscaping is poor and there is
inadequate tree planting;
o The proposed buildings are poorly designed;
o Proposed external material is poor and dark in colour presenting a
gloomy and depressing appearance during the winter season;
o Future residential should not be liable for maintenance of the public
square; and
o Location of communal terraces is not acceptable.



Residential amenities
o Loss of outlook;
o Loss of privacy for flats and communal roof terrace opposite
o Loss of sunlight and daylight;
o Increased wind effects;
o Increases air pollution
o Impinge quality of life;
o The area suffered from huge disruption and continuous development in
the past 4 years, including Lewisham Gateway Development; and
o Cumulative environmental impact on environment (noise, air quality,
flooding, wind and light).



Consultation
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o Consultation is not comprehensive and there was no advertisement in the
press;
o Residents in River Mill One were not fully involved in the consultation
process; and
o No consultation letter and/or invitation letter to Local Meeting was
received.
6.12

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






Devaluation of property;
Loss of views;
Compensation should be paid to residents with reduced TV signal;
The Council should review their Local Plan including infrastructure provision;
and
Fire safety concerns following Grenfell Tower disaster.

Blackheath Society
6.13

The consultation carried out by developer and the Council is inadequate and failed
to reach all interested parties and allow sufficient time to response.

6.14

The proposed layout, positing and massing of the proposal is considered
acceptable in the context. However, objection is raised to the height of the proposed
30 storey building (105 metres) which would be over 35% taller than the existing
buildings in Lewisham. Members have discussed in the last strategic comment that
significant height increases cannot be justified by commercial consideration alone.

6.15

The design of Block A and the top 4 floors in Block B is unconvincing with no public
access to the rooftop terraced.

6.16

The increased in affordable housing offer from 3.7% to 20.2% is welcomed.
However, it should be at least 25% and there is a lack of s106 details for providing
new public spaces/access to a possible BLE underground station.

6.17

It is totally inappropriate for the Council to be considering approving this major
scheme when adequacy of transport infrastructure provision is so uncertain. An
independent transport impact study for Lewisham, focusing on station and train
access/congestion, and taking into account latest development should be carried
out and published. A costed and agreed plan to address transport infrastructure
problems is needed before new large developments are address.

6.18

There is an absence of firm agreement and timetable to create a new western
station entrance by all parties.

6.19

There is a lack of an independent holistic assessment of the cumulative effect of
this proposal and other proposed tall schemes on infrastructure, services and
amenities

6.20

The improvements to the public square, entrance between the blocks and changes
to a lighter and warmer palette of colours for brickwork and cladding are welcomed.
Ladywell Society
- 17 -

6.21

Objection is raised to the buildings height and would be higher than the
Renaissance Sienna Alto at 24 storeys. The proposal risks creating a canyon effect
down Loampit Vale. The proposed 16 storey building is more in line with existing
developments and the proposed Retail Park development.

6.22

The improved affordable housing offer from 3.7% to 20% is welcomed but still well
below the 50% requirements. 9.92% of the proposed units would be social rent and
10.33% shared ownership units. To cope with Lewisham’s need for socially rented
housing, the proposed shared ownership units should be either social rent or
London Living rent units.
Lewisham Cyclists

6.23

The provision of new public space and a car free development is supported.
However, the proposal represents an intensive development and the proposed
public spaces may not be fully useable.

6.24

The site is close to the major Lewisham gateway junction and is one of the most
dangerous junction in the borough. There is a need to improve the existing access
for people on bicycles and on foot to mitigation the lack of access and encourage
more sustainable journey by bicycle and or on foot in line with the mayors’ health
Streets for London Walking and cycling strategy and the Lewisham Mayor’s
Lewisham Cycling Strategy.

6.25

It is recommended that a new shared use foot/cycle bridge across the River Quaggy
between a widened and unimpeded Silk Mills path and Thurston Road near to the
proposed new station entrance be provided. A detailed site survey would be needed
to consider the most convenient and practical location of such a bridge, and whether
there is the potential to create an underpass beneath the SE rail line closer to the
(new) station entrance than the existing short underpass off Thurston Road to the
NE. An improved Toucan crossing could also be envisaged across Thurston Road,
and this would ultimately improve access for people on bicycles from the western
approaches to the junction, to the station itself, but ultimately across the barriers
created by the river and rail routes to the east of the entire Gateway junction. A
cycle hub, potentially within one or more of the existing railway arches, to include
secure cycle storage, maintenance and repair facilities, and other services aimed
at encouraging people on bicycles to use this public transport should also be
provided.
Written Responses received from Statutory Agencies
Environment Agency

6.26

The Agency has no objection to the revised scheme, subject to planning conditions
covering the following:



Floodplain storage compensation – approval of maintenance plan to manage
floodable voids over lifetime of development and management of sump
pump;
Bund around the proposed electricity sub-station and energy centre is set at
a minimum height of 7.44m AOD;
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6.27

Finished floor levels for more vulnerable uses including residential sleeping
accommodation set at above 7.43m AOD; and
Ground Water Protection – site investigation, unexpected contamination,
verification report, SUDS and piling.

In addition, the EA has made clear that safe access and egress outside the
floodplain in the event of flooding (as sought in Lewisham’s SFRA) is not possible.
Developments based on wet access and egress routes should only be approved by
the Council, in its emergency planning role, where it considers that they are safe in
flood risk terms.
Greater London Authority

6.28

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

6.29

The GLA provided its Stage 1 response letter on the proposals on 18th December
2017. Whilst the application is broadly supported in strategic planning terms, the
GLA concludes that it does not yet fully comply with the London Plan, as follows:








6.30

Principle of development: The proposed residential-led mixed use
redevelopment of this Opportunity Area site is supported and the scheme has
significant potential to support regeneration and place making objectives for
Lewisham Town Centre.
Housing: The applicant originally proposed 4% affordable housing; this has been
increased to 20% through a robust viability review process led jointly by GLA
and Council officers. Whilst a 20% affordable housing offer would typically be
wholly unacceptable for a standalone high-density residential development,
nothing the exceptional transport safeguarding requirements and futureproofing
cost unique to this site; and, the baseline viability position, the offer is an
acceptable minimum in this case; subject to appropriate upward review
mechanism. Notwithstanding this GLA officers seek further discussion with
Lewisham Council and the applicant to test a range of alternative tenure
scenarios in order to establish whether a higher percentage provision of
affordable housing could be delivered.
Urban design: The architectural approach to this high-density town centre
scheme is supported.
Air Quality and noise: suitable mitigation of localised air quality and noises must
be secured as part of any planning application.
Transport: The applicant must address issues with respect to Bakerloo Line
extension, transport impact, car and cycle parking, construction logistics,
serving, agent of change, DLR infrastructure, travel planning and highway
works. Financial contribution of £80,000 sought towards DLR capacity
enhancements.

London Fire and Emergency Planning Authority
An undertaking providing access for fire appliances as required by Part B5 of the
Building Regulations Approved Document and adequate water supplies for
firefighting purposes should be provided.
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Historic England (Greater London Archaeological Advisory Service)
6.31

No objection is raised based on the submitted archaeological desk-based
assessment report (dated 23th May 2017 prepared by MOLA). However, a planning
condition requiring a two-stage process of archaeological investigation prior to any
works commenced shall be attached. An informative stating the investigation works
shall be prepared and implemented by a suitably professionally accredited
archaeological project in Greater London. The applicant shall be reminded that (1)
this condition is exempt from deeded discharged under Schedule 6 of the Town and
Country Planning (Development Management Procedure) (England) Order 2015;
(2) any planned geotechnical site work will need to respect the archaeological
interest and be therefore a part of the archaeological specification; and, (3) A
suitable specification should therefore be submitted before its implementation. The
results presented as a report will inform the planning process.
Metropolitan Police Designing Out Crime Officer

6.32

A secured by Design condition requiring the development to follow the principles
and physical security requirements of Secured by Design shall be attached. An
informative shall also be attached stating the external windows and doors to be
used on the buildings shall be certified by accredited by UKAS (Notified Body).
Network Rail (NR)

6.33

NR have concerns the impact upon Lewisham Railway station prior to the opening
of BLE some years later and believe more focussed improvements will be needed
to safely accommodate the additional passenger number this and other
development will bring. NR seeks a planning contribution of £400,000 towards
internal station improvement works and to mitigate the station congestion as a result
of this development. NR appreciate the proposal is designed to deliver a new station
entrance and has been worked closely with TfL to ensure the BLE project can go
ahead. In the event that the Bakerloo Line does not terminate at Lewisham, NR
considers that it is highly unlikely that it would be able to make use of the proposed
new station entrance as a means of access to the main station. To deliver this
satisfactorily, any paid entrance would need to connect to both subways within the
station and to do so would require utilisation of TfL land currently serving as the bus
stand. NR believes that should the Bakerloo Line not terminate Lewisham, then TfL
would be unlikely to relocate their bus stand. As such, any property and effective
connection to the main station would be at risk and reliant on land under third party
ownership.
Note: Officers remain in active and constructive discussions with Network Rail
regarding opportunities at Lewisham Station through the jointly commissioned
Interchange Study. This ensures that development including Carpetright and the
currently submitted Conington Road proposals (DC/17/101621) do not preclude
future access arrangements and opportunities at the Station. Officers do not
consider that the proposals would preclude any future station opportunities as
discussed within the main body of the report.
Southern Gas Network

6.34

No comment was received.
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Thames Water
6.35

No objection to the proposal in terms of sewerage infrastructure capacity. It is
recommended that a fat trap shall be installed and maintained for any catering
establishment and waste oils shall be collected by a contractor.
With regards to the water supply and prior to commencement of the works, an
impact studies of the existing water supply infrastructure and foundation design
shall be submitted and approved in writing by, the local planning authority (in
consultation with Thames Water). The studies should determine the magnitude of
additional capacity required in the system and a suitable connection point. Details
of pilling method statement including measures to prevent and minimise potential
damaged to subsurface water infrastructure and programme for the works shall be
secured by a planning condition. An informative noting the presence of large water
within 5 metres of the site and required 24 hours access for maintenance purpose
shall be attached.
Docklands Light Railway

6.36

In view of the infrastructure protection perspective, detail of Cranes, lifting
equipment should be secured by a planning condition. Precaution must be taken by
the developer to ensure nothing can fall onto DLR’s infrastructure either during or
after the construction and demolition.
Royal Borough of Greenwich

6.37

No objection is raised.
Transport for London

6.38

TfL has raised a number of comments separately from the GLA Stage 1 report.
These are summarised as follows:





Trip Generation/Mode Share: TA predicts that the proposed development would
result in an additional 148 two-way person trips being generated in the AM peak
and 107 in the PM peak. The TA predicts that majority of trips to/from the site
will be made by public transport. No impacts on the capacity of local bus services
are anticipated from the development however a review of the current and
planned capacity of the DLR network indicates that the Lewisham branch
between Bank & Stratford is now operating over capacity meaning in the AM
peak preventing users from boarding trains. Additional demand generated from
this development would place further strain on the DLR network and extend
capacity constraints further south along the network during the AM peak. To
address the capacity issues on the DLR network, the purchase of additional train
is required and a S106 contribution of £80,000 towards capacity enhancement
of the DLR is sought prior to the occupation of the site.
Noise/internal amenity: The applicant will be required to demonstrate that the
buildings are designed so as to provide satisfactory sound insulation against
external noise and vibration.
Bus Stand and bus network: TfL is working on delivering a number of air quality
initiatives to cut tailpipe emissions from the bus fleet. TfL is concerned when
windows are open during the summer months that Block A could lead to
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nuisance complaints from future residents. The applicant has not provided any
further assessment of which levels and/or units would be affected by noise or
quality and which would need to be mitigated with mechanical ventilation. TfL
would expect that this would apply to all units on the northern façade as a
minimum unless other proven. There may be other facades to Blocks adjacent
to the railway corridor or highways which also required similar treatment. The
Council’s Environmental Protection team has identified that mechanical
ventilation can comprise acoustically-treated fans that are capable of providing
normal and summertime flow rates so occupations do not need to open windows
during hot summer day, and if combined with a boost facility, then this may
reduce the need to open windows for summer cooling or rapid ventilation
purposes. The details of mechanical ventilation system, window glazing and
balcony design should be agreed, tested and secured by planning conditions
prior to construction. Future occupiers should be made aware of the existence
of the bus stand before they move in.
Site layout/Design: Commercial Unit 4 has been revised to provide a potential
BLE station entrance/ticket hall (this has been done). TfL cannot make any
guarantee or commitment to use a space in the development at this point as this
area would not need to be required for the Bakerloo Line Extension, Network
Rail may comment on the merits of this area for access to National rail station
which is high on its list of stations where congestion relief measures are
required.
Arrangements for the following are generally acceptable - cycle parking, car
parking, deliveries and servicing, travel planning and construction logistics)
Need condition to ensure DL communications are sufficient after the buildings
have been introduced.
S.278 Agreement needs to cover works to Loampit Vale (including bus stop
relocation) and a license will be needed for proposed overhanging balconies.

Written Objections from Councillors and MPs
6.39

No written objections have been received from Councillors or MPs.
Responses from Council departments and affiliates
Ecological Regeneration

6.40

The recommended ecological enhancements measures outlined in the Ecology
surveys should also be secured by planning conditions. It is also recommended that
a peregrine nest box be installed at the terraces.
Environmental Protection Team – Air Quality

6.41

A detail Construction Method Statement taking into account the ongoing and
emerging neighbouring development shall be secured by planning condition and
details shall be submitted and approved prior to commencement of the works. The
statement shall include noise and air quality mitigation and monitoring measures
with reference to the monitoring dust and PM10s. The applicant shall work with the
principal contractor and established a construction working group resolving any
potential issues. A financial contribution will need to be secured via S106 agreement
for environment protection purposes.
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Environmental Protection Team - Noise
6.42

The submitted ES indicates that 3 different glazing specifications are proposed on
the proposed buildings and this advices that the site is suitable for residential use
and would meet the maximum average noise requirement (LAeq) during the night
time at 30dB and during day time at 35dB. However, the proposed glazing materials
to be installed on the relevant elevation of the proposed buildings should be tested
against the maximum noise requirement (LAmax) and this should be secured by a
planning condition.

6.43

In addition, mechanical extract ventilation system should be provided for the
bedroom overlooks the noisiest façade at night to avoid sleep disturbance. The
detail of the mechanical extract ventilation system should be secured by planning
condition.

6.44

The proposed external plants including air handling units, condensers and chiller
would comply with the BS4142:2014. However, the location of the external plant is
distinctive and has the potential for intermittency. A minimum of 3dB penalty should
be applied.
Emergency Planning Officer

6.45

No comments received.

6.46

However, reliance on residents staying in their homes as a safe place of refuge until
flood water in surrounding streets has subsided has been accepted by the Council
before, including for the Sherwood Court development, also on Thurston Road, and
the adjoining Retail Park scheme. In these cases, a site-specific plan to maintain
the safety of residents in perpetuity was secured by planning obligation.
Housing

6.47

The mix of the 24 rented units is acceptable. The biggest demand in the borough
(for social rent) is 2-bed and the mix reflect that. A change of tenure from 49/51 to
70/30 in favour of social rent is requested.
Transport and Highways

6.48

Officers have raised the following comments:






To accord with the London Plan requirements, an off-site disabled parking
financial contribution is required as no disabled parking has been provided;
A financial contribution towards a review of the CPZ /parking controls in the
vicinity of the site to minimise the impact of the proposal on car parking in the
area is required;
A car club strategy is required for the development and this can be achieved
through an appropriate planning obligation or a condition. The strategy should
include confirmation that car club membership will be provided for residents for
3 years;
The applicant will have to enter into a Section 38 Agreement with the appropriate
Highway Authority (LB Lewisham for Thurston Road & TfL for Loampit Vale) for
the proposed widening of the footways. This should be secured by a Planning
obligation or condition;
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The applicant will also have to enter into a Section 278 Agreement with the
appropriate Highway Authority (LB Lewisham for Thurston Road & TfL for
Loampit Vale) to secure public realm / highways improvements to Thurston
Road and Loampit Vale;
Given the increase in pedestrian and cycle trips associated with the proposed
development the S278 should include improvement works to the toucan
crossing on Loampit Vale to widen the toucan to 8m;
The development proposals include the provision of a public square. A right of
way across the square and a right for public use of the square and how the
square is managed should be secured by a Planning obligation or condition;
Further details in relation to cycle parking and lighting in the square should be
secured by a Planning obligation or condition;
A full Residential Travel Plan, Commercial Travel Plan, Delivery and Servicing
Plan including a waste management plan should be secured by Planning
obligation or condition;
A Construction Logistics Plan/Construction Management Plan should be
secured by Planning obligation or condition and should consider the construction
phasing of committed developments in the town centre. It should also confirm
that the applicant will participate in the Lewisham Town Centre zonal CLP; and
Residents of the development should be excluded from obtaining CPZ permits
and this can be controlled or secured through an appropriate planning obligation
or condition.

Lewisham Design Review Panel (LDRP)
6.49

The LDRP considered emerging proposals on five separate occasions during the
pre-application stage (February 2015, June 2015, January 2016, May 2016 and
February 2017). The comments of the Panel following its last review of the scheme
at the pre-application stage is summarised in Table 2 below.
Table 2: Lewisham Design Review Panel Comments
LDRP Summary (08-02-17)
The latest work on the form, massing and public
realm had greatly improved since the review in May
2016.
The design strategy for the ticket hall and potential
connections to the various rail transport systems
looked sound and the double height space in
particular was likely to lead to a generous welcoming
and appropriately scaled public space.

Officer Comment
Noted.

The Panel were generally very supportive of the
public square and the specimen tree planting
creating an outdoor room which provide a particular
character and distinctive sense of place to the
development. The diurnal and nocturnal studies
indicate the public realm in its multi-modal form and
thought these to be successful
Further consideration is required for the ground level
junction between the rear of the building and the

Noted. The layout of the
proposed public square
has been amended with
additional planting and
soft landscaping.
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Noted. The frontage of
the ticket hall (Unit 4) has
been
increased
and
safeguarded which is
agreed by TfL.

The spaces between the
buildings and the railway

railway embankment. The panel questions how the
space will be managed and given its largely service
function would be better being screened completely
from the public realm.

embankment are not
publicly accessible and
would be gated for
servicing and delivery
purposes only.
The Panel considered that the proposed buildings The
height
of
the
could grow marginally taller by one storey and this proposed building has
would compensate the loss of units between the been increased to 30
proposed buildings.
storeys in height.
The relationship between the plans and building
form needs further clarification, in particular that the
tripartite system indicated very clearly in the
massing studies, does not integrate fully with the
building plan layout.
Some apartments would be northerly and single –
aspect overlook over the railway.

Further study with regard to play provision is
required. The Panel noted precedents where whole
floors are dedicated to play and landscape space
within dense development
Further work is needed to strengthen architecturally
the station entrance

Detailed elevation and
floor plans have since
been provided.
The proposed buildings
would be sited at an angle
which provided a wider
view.
None
of
the
proposed family units
would be single aspect.
The
plans
have
minimised single aspect
units.
Child play spaces areas
are provided above the
safeguarded station unit
and would be accessible
by the residential units in
both buildings.
The entrances to ground
floor units including the
future station have been
designed to integrate with
the proposed buildings.

Local meeting
6.50

Given the level of local interest in the proposals, those people that had commented
on the proposals at the end of the three-week local consultation period were invited
to a local meeting, which took place on 11th December 2017 at 6pm. The minutes
of the meeting are at Appendix 1.

7.0

Policy Context
Introduction

7.1

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:- 25 -

(a)
(b)
(c)
7.2

the provisions of the development plan, so far as material to the application,
any local finance considerations, so far as material to the application, and
any other material considerations.

A local finance consideration means:(a)
(b)

a grant or other financial assistance that has been, or would or could be,
provided to a relevant authority by a Minister of the Crown, or
sums that a relevant authority has received, or would or could receive, in
payment of Community Infrastructure Levy (CIL).

7.3

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.'

7.4

The development plan for Lewisham comprises the Lewisham Core Strategy, the
Lewisham Development Management Local Plan, the Lewisham Site Allocations
Local Plan and the Lewisham Town Centre Local Plan, and the London Plan
(Consolidated with Alterations since 2011) 2016. The NPPF does not change the
legal status of the development plan.

7.5

It is important to note that when considering whether development proposals accord
with the development plan, it is necessary to consider the question with regard to
the development plan as a whole.
National Planning Policy Framework

7.6

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)’.

7.7

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

7.8

On 6 March 2014, DCLG launched the National Planning Practice Guidance
(NPPG) resource. This replaced a number of planning practice guidance
documents.
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7.9

In March 2015, the Technical housing standards – nationally described space
standard was adopted and sets out the minimum space requirements for residential
accommodation.
London Plan (March 2016)

7.10

The London Plan was updated on 14 March 2016 to incorporate the Housing
Standards and Parking Standards Minor Alterations to the London Plan (2015). A
more recent, draft replacement London Plan was published by the Mayor of London
for public consultation on 29 November 2017, however, given the very early stage
in this process, this document has very limited weight as a material consideration
when determining planning applications and is not referred to further in this report.
The policies in the current adopted London Plan (2016) relevant to this application
therefore are:Policy 1.1
Policy 2.13
Policy 2.15
Policy 2.16
Policy 3.1
Policy 3.2
Policy 3.3
Policy 3.4
Policy 3.5
Policy 3.6
Policy 3.7
Policy 3.8
Policy 3.9
Policy 3.10
Policy 3.11
Policy 3.12

Delivering the strategic vision and objectives for London
Opportunity Areas and Intensification Areas
Town centres
Strategic outer London development centres
Ensuring equal life chances for all
Improving health and addressing health inequalities
Increasing housing supply
Optimising housing potential
Quality and design of housing developments
Children and young people’s play and informal recreation facilities
Large residential developments
Housing choice
Mixed and balanced communities
Definition of affordable housing
Affordable housing targets
Negotiating affordable housing on individual private residential and
mixed-use schemes
Policy 3.13 Affordable housing thresholds
Policy 3.14 Existing housing
Policy 3.15 Co-ordination of housing development and investment
Policy 3.16 Protection and enhancement of social infrastructure
Policy 3.17 Health and social care facilities
Policy 4.1 Developing London’s economy
Policy 4.2 Offices
Policy 4.7 Retail and town centre development
Policy 4.8 Supporting a successful and diverse retail sector
Policy 4.9 Small shops
Policy 4.12 Improving opportunities for all
Policy 5.1 Climate change mitigation
Policy 5.2 Minimising carbon dioxide emissions
Policy 5.3 Sustainable design and construction
Policy 5.4A Electricity and gas supply
Policy 5.5 Decentralised energy networks
Policy 5.6 Decentralised energy in development proposals
Policy 5.7 Renewable energy
Policy 5.8 Innovative energy technologies
Policy 5.9 Overheating and cooling
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Policy 5.10
Policy 5.11
Policy 5.12
Policy 5.13
Policy 5.14
Policy 5.15
Policy 5.16
Policy 5.17
Policy 5.18
Policy 5.20
Policy 5.21
Policy 6.1
Policy 6.2
Policy 6.3
Policy 6.7
Policy 6.9
Policy 6.10
Policy 6.11
Policy 6.12
Policy 6.13
Policy 7.1
Policy 7.2
Policy 7.3
Policy 7.4
Policy 7.5
Policy 7.6
Policy 7.7
Policy 7.8
Policy 7.14
Policy 7.15
Policy 7.18
Policy 7.19
Policy 7.30
Policy 8.1
Policy 8.2
Policy 8.3
Policy 8.4

Urban greening
Green roofs and development site environs
Flood risk management
Sustainable drainage
Water quality and wastewater Infrastructure
Water use and supplies
Waste self-sufficiency
Waste capacity
Construction, excavation and demolition waste
Aggregates
Contaminated land
Strategic approach
Providing public transport capacity and safeguarding land for
transport
Assessing effects of development on transport capacity
Better streets and surface transport
Cycling
Walking
Smoothing traffic flow and tackling congestion
Road network capacity
Parking
Building London’s neighbourhoods and communities
An inclusive environment
Designing out crime
Local character
Public realm
Architecture
Location and design of tall and large buildings
Heritage assets and archaeology
Improving air quality
Reducing noise and enhancing soundscapes
Protecting local open space and addressing local deficiency
Biodiversity and access to nature
London’s canals and other rivers and waterspaces
Implementation
Planning obligations
Community infrastructure levy
Monitoring and review for London

London Plan Supplementary Planning Documents (SPG)
7.11

The London Plan SPGs relevant to this application are:Housing and Viability (August 2017)
Housing (May 2016)
Accessible London: Achieving an Inclusive Environment (October 2014)
Town Centres (July 2014)
The control of dust and emissions during construction and demolition (July 2014)
Sustainable Design and Construction (April 2014)
Shaping Neighbourhoods: Play and Informal Recreation (September 2012)
Land for Industry and Transport (September 2012)
Planning for Equality and Diversity in London (October 2007)
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London Plan Best Practice Guidance
7.12

The London Plan Best Practice Guidance relevant to this application are:Development Plan Policies for Biodiversity (2005)
Health Issues in Planning (2007)
Managing the Night Time Economy (2007)
Core Strategy

7.13

The Core Strategy was adopted on 29 June 2011. The following lists the relevant
strategic objectives, spatial policies and cross cutting policies from the Core
Strategy as they relate to this application:Spatial Policy 1
Spatial Policy 2
Core Strategy Policy 1
Core Strategy Policy 4
Core Strategy Policy 5
Core Strategy Policy 6
Core Strategy Policy 7
Core Strategy Policy 8
Core Strategy Policy 9
Core Strategy Policy 10
Core Strategy Policy 12
Core Strategy Policy 13
Core Strategy Policy 14
Core Strategy Policy 15
Core Strategy Policy 16
Core Strategy Policy 17
Core Strategy Policy 18
Core Strategy Policy 19
Core Strategy Policy 20
Core Strategy Policy 21

Lewisham Spatial Strategy
Regeneration and Growth Areas
Housing provision, mix and affordability
Mixed Use Employment Locations
Other employment locations
Retail hierarchy and location of retail development
Climate change and adapting to the effects
Sustainable design and construction and energy
efficiency
Improving local air quality
Managing and reducing the risk of flooding
Open space and environmental assets
Addressing Lewisham’s waste management
requirements
Sustainable movement and transport
High quality design for Lewisham
Conservation areas, heritage assets and the historic
environment
The protected vistas, the London panorama and local
views, landmarks and panoramas
The location and design of tall buildings
Provision and maintenance of community and
recreational facilities
Delivering educational achievements, healthcare
provision and promoting healthy lifestyles
Planning obligations

Lewisham Town Centre Local Plan
7.14

The Lewisham Town Centre Local Plan (LTCLP) was adopted by the Council on 24
February 2014. The following lists the relevant LTCLP policies as they relate to this
application:LTCLP 0
LTCLP 2
LTCLP 4
LTCLP 9

Presumption in favour of sustainable development
Town Centre boundary
Loampit Vale Policy Area
Growing the local economy
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LTCLP 10
LTCLP 14
LTCLP 16
LTCLP 17
LTCLP 18
LTCLP 19
LTCLP 20
LTCLP 21
LTCLP 22
LTCLP 25
LTCLP 26
LTCLP 27
LTCLP 28

Mixed use
Town Centre vitality and viability
Retail Area
Evening Economy uses
Public realm
Tall buildings
Public and shopper parking spaces
Sustainable transport
Social infrastructure
Heritage assets
Carbon dioxide emission reduction
Adapting to climate change
Implementation

Development Management Local Plan
7.15

The Lewisham Development Management Local Plan (DMLP) was adopted by the
Council at its meeting on 26 November 2014. The following lists the relevant
policies from the DMLP as they relate to this application:DM Policy 1
DM Policy 7
DM Policy 9
DM Policy 13
DM Policy 14
DM Policy 17
DM Policy 19
DM Policy 20
DM Policy 22
DM Policy 23
DM Policy 24
DM Policy 25
DM Policy 26
DM Policy 27
DM Policy 28
DM Policy 29
DM Policy 30
DM Policy 32
DM Policy 35
DM Policy 36

DM Policy 37
DM Policy 38
DM Policy 40
DM Policy 41

Presumption in favour of sustainable development
Affordable rented housing
Mixed use employment locations
Location of main town centre uses
District centres shopping frontages
Restaurants and cafés (A3 uses) and drinking establishments
(A4 uses)
Shopfronts, signs and hoardings
Public houses
Sustainable design and construction
Air quality
Biodiversity, living roofs and artificial playing pitches
Landscaping and trees
Noise and vibration
Lighting
Contaminated land
Car parking
Urban design and local character
Housing design, layout and space standards
Public realm
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
Non-designated heritage assets including locally listed buildings,
areas of special local character and areas of archaeological
interest
Demolition or substantial harm to designated and nondesignated heritage assets
Public conveniences
Innovative community facility provision
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DM Policy 42
DM Policy 43

Nurseries and childcare
Art, culture and entertainment facilities

Residential Standards Supplementary Planning Document (August 2006, updated
2012)
7.16

This document sets out guidance and standards relating to design, sustainable
development, renewable energy, flood risk, sustainable drainage, dwelling mix,
density, layout, neighbour amenity, the amenities of the future occupants of
developments, safety and security, refuse, affordable housing, self-containment,
noise and room positioning, room and dwelling sizes, storage, recycling facilities
and bin storage, noise insulation, parking, cycle parking and storage, gardens and
amenity space, landscaping, play space, Lifetime Homes and accessibility, and
materials.
Planning Obligations Supplementary Planning Document (February 2015)

7.17

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.
Shopfront Design Guide Supplementary Planning Document (March 2006)

7.18

This document seeks to promote good design in order to enhance the character
and appearance of the Borough as a whole. The guide advises on the use of
sensitive design and careful attention to detail and that whilst shopfront design
encompasses a wide variety of styles and details there are certain basic rules that
apply everywhere.

8.0

Planning Considerations
Introduction

8.1

The application proposes the redevelopment of the existing warehouse retail unit
and associated car parking comprehensive for a high density residential tower with
non-residential uses (including a possible BLE Station entrance) at ground and first
floor. The proposal raises a large number of planning considerations. The
application has also generated a significant amount of interest and objection. The
planning considerations are set out and examined in the following section of this
Report.

8.2

The main issues to be considered in respect of this application are:
a)
b)
c)
d)
e)
f)
g)
h)

Principle of development
Layout, Scale and design
Housing - mix, tenure and standard of accommodation
Neighbour amenity
Transport
Energy and Sustainability
Flood risk
Ecology
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i) Waste
Principle of development
8.3

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

8.4

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

8.5

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

8.6

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

8.7

The Lewisham Town Centre Local Plan (LTCLP) seeks to support and manage
growth in the Town Centre. Policy LTC 1 identifies the application site as falling
within an ‘edge of centre’ location and Policy LTC 16 identifies it as part of a
‘Proposed Secondary Shopping Frontage’. Policy LTC 16 goes on to outline the
envisaged role that Secondary Frontages would play in the retail hierarchy of the
Lewisham Town Centre, making clear that proposals for the loss of A1 uses will
generally be acceptable, subject to certain criteria being met, and supporting text
(6.43) makes clear that a wide range of commercial uses are required in order to
support the vision for Lewisham town centre to achieve metropolitan status.

8.8

Policy LTC 2 makes clear that all new development will need to contribute positively
to the delivery of the vision and the objectives for the Town Centre and must
conform with and implement this spatial strategy. Policy LTC4 designates the
Loampit Vale Policy Area (including the application site) for mixed use
development, that compliments the primary shopping area by (amongst other
things):



Uses on the ground floor and possibly first floor need to be retail (A1, A2, A3),
Business (B1 and community (D1, D2)
Additional storeys will provide residential uses across a range of dwelling types
and sizes
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8.9

Policy LTC4 also sets out specific policy requirements for the Loampit Vale Area
including S3b (Carpetright) and S3a (the Retail Park and Nos. 66-76 Loampit Vale)
in the form of site-specific requirements. These include:



8.10

The ground floor must provide an active frontage and strong built edge,
especially facing Loampit Vale
Buildings must be an appropriate scale, mindful of the immediate context and
the importance of Loampit Vale as a major route without trying to compete with
Lewisham Gateway
A high quality public realm
Generous tree lined pavements of at least 6 to 8 metres to create boulevards
Incorporate communal heating and cooling systems
Consider the proximity of the proposed ‘bus layover’ site when planning for
sensitive uses on adjacent sites
Ensure a positive reduction in flood risk (Flood Zone 3a)

Taller elements of new development should address Loampit Vale.
Accessibility to Lewisham transport interchange should be enhanced wherever
possible.

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

8.11

Policy LTC4 requires a comprehensive masterplan for sites S3b and S3a
(Carpetright and Retail Park) that is endorsed by all landowners. Policy LTC26
makes clear that the Council will implement the LTCLP by working with public,
voluntary, community and private sector partners and co-ordinating action,
including where appropriate using its compulsory purchase powers.

8.12

As outlined in below, the principal owners of these sites worked collaboratively with
officers and GLA/TfL on the preparation of an informal urban framework.
Land Use: Non-residential Uses

8.13

As demonstrated above under Principle of development, national, London-wide and
local policies support retail and other non-residential uses in the Loampit Vale
Policy Area and specifically on the application site. DM Policy 19 makes clear that
where applications require a new shop front, in addition to new residential or
commercial units, an appropriate level of shop front fit-out will be required.

8.14

The existing site accommodates approximately 1,778sqm of ‘retail’ floorspace in
the form of a large format retail unit, all of which is currently occupied by a single
tenant, Carpetright.

8.15

The proposal is for 4 flexible use commercial units (three of which are two-storey)
that amount to 960sq.m (a net reduction in non-residential floorspace of 818sqm).
The range of proposed uses are A1 (Shops), A2 (Financial and Professional
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Services), A3 (Restaurants and Cafes), D1 (Non-residential Institutions) and D2
(Assembly and Leisure). The location, use and size of the proposed units are
summarised in Table 3 below.

Table 3: Proposed Non-residential Uses
Type & Location

Uses

Area Sqm
(GIA)

Commercial Unit 1

A1, A2, A3, B1, D1, D2

234

Commercial Unit 2

A1, A2, A3, B1, D1, D2

178

Commercial Unit 3

A1, A2, A3, B1, D1, D2

156

Commercial Unit 4

A1, A2, A3, B1, D1, D2 (Double-height
space – potential station entrance)

342

Communal
commercial

Waste storage etc.

50
Total

960

8.16

All of the proposed non-residential uses are appropriate for this town centre location
and the proposed net reduction in non-residential space is considered acceptable,
given the site’s secondary frontage location, taking into account the other schemes
benefits such as the public square.

8.17

Unit and shop front fit-out. In accordance with London Plan Policy 4.9 and DM Policy
19, it is recommended that a planning obligation requires the Applicant to fit-out of
the units to shell and core and internal fittings and install shop fronts prior to the
occupation of any residential unit.

8.18

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

8.19

Hours of Opening. London Plan Policy 4.6 and Core Strategy Policy 6 support the
night-time economy, particularly in secondary frontages. DM Policy 17 makes clear
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that, amongst other things, soundproofing and opening hours will be taken in to
account when considering applications for cafes/restaurants and DM Policy 26
seeks to ensure that new noise sensitive uses, such and residential, are located
away from existing or planned sources of noise pollution. A balance needs to be
struck between encouraging cafes/restaurants along around the proposed town
centre square and safeguarding residential amenity. It is recommended that a
planning conditions restricts opening hours of all permitted uses within the A and D
use classes in the commercial units to 07.00 to 23.00 hours. This would not apply
to B use classes in order to ensure maximum flexibility of the commercial units.
Employment and Local Labour
8.20

Based on appropriate job to floorspace ratios, the ES estimates that the existing
non-residential uses on the site have the potential to support 20 Full Time
Equivalent (FTE) jobs, since clarified as being 18 FTE jobs). Given the range of
proposed non-residential uses, the ES estimates that the gross direct employment
in Greater London is likely to be between 21 and 64 FTE jobs. The ES estimates
that construction is likely to result in gross direct employment in Greater London of
268 FTE jobs.

8.21

DM Policy 11 seeks financial contributions towards training and/or local
employment schemes. The Council’s Planning Obligations SPD requires a financial
contribution to support the capital and revenue costs of services provided by the
Local Labour and Business Scheme which benefits both the residential population
and local economy. Guidance in the SPD splits the contributions between
residential and commercial uses and to seek an equal amount (calculated at £530
per dwelling/job). Based on the median of the range of the likely net increase in
number of direct jobs (25) and 242 dwellings, this equates to a financial contribution
of £141,510. However, in order to facilitate the Applicant’s affordable housing offer,
which extends 10% beyond the viability assessed maximum provision, officers
recommend that, in this case, £50,000 is secured by planning obligation.
Land Use: Housing

8.22

The following paragraphs address the acceptability of housing in principle and the
proposed residential density. Affordable housing and the standard of the proposed
residential accommodation is addressed under the heading ‘Housing mix, tenure
and standard of accommodation.’

8.23

The NPPF states that housing applications should be considered in the context of
the presumption in favour of sustainable development. Paragraphs 50 to 55 of the
NPPF recognise the need to deliver a wide choice of high quality homes, widen
opportunities for home ownership and create sustainable, inclusive and mixed
communities.

8.24

London Plan Policy 3.3 (Increasing housing supply) recognises the pressing need
for more homes in London and Table 3.1 sets a target of 13,847 additional homes
to be built in Lewisham in the 10 years from 2015-2025 with an annual monitoring
target of 1,385 per year. A significant increase in this target is to be applied based
upon revised methodology to establish housing need in London (2,117 per year).
London Plan Policy 3.7 (Large residential developments) encourages large
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residential developments in areas of high public transport accessibility and Policy
3.8 (Housing choice) calls for a range of different sizes and types of dwellings.
8.25

Core Strategy Policy 1 makes clear that development should not result in a net loss
of housing and supporting text notes the overwhelming housing need within
Lewisham. The numbers referred to drew on the Strategic Housing Market
Assessment (SHMA) (2007-2008), which have been superseded by the South-East
London Housing Market Assessment (2014) and most recently by the London Plan.

8.26

LTCLP Policy LTC4 designates the application site for mixed-use development, with
non-residential uses on ground/first floor and additional storeys above providing
residential uses across a range of dwelling types and sizes.

8.27

Given the above, the proposed housing use is acceptable in principle.
Residential Density

8.28

London Plan Policy 3.4 (Optimising Housing Potential) states that taking into
account local context and character development should optimise housing output
for different types of location within the relevant density range shown in Table 3.2.
It makes clear that proposals which compromise this policy should be resisted. The
site is within a Central location with a PTAL of 6b, where the density matrix sets an
indicative density range of 650-1100 habitable rooms (or 140-405 units) per
hectare.

8.29

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

8.30

The proposal is for 242 dwellings, and the site measures 0.26 hectares. Not taking
account of the proposed non-residential floorspace to allow comparison with nearby
approved schemes, this results in a density of 931 dwellings per hectare (dph) or
2,481 habitable rooms per hectare (hrph). Both levels of density would exceed the
indicative density range set out in London Plan Policy 3.4. However, exceeding the
density matrix does not mean that the development is automatically inappropriate
for the site. In this regard, the Mayor’s Housing SPG states that exceptionally,
higher densities on individual developments may be acceptable where these can
be clearly and robustly justified by local circumstances. They must be tested
rigorously, taking account of different aspects of ‘liveability’ related to proposed
dwelling mix, design and quality, physical access to services, long term
management of communal areas, and the wider context of the proposal including
its contribution to local ‘place shaping’ as well as concerns over ‘place shielding’. It
is particularly important to take account of its impact in terms of massing, scale and
character in relation to nearby uses, and design should be exemplary.

8.31

The proposed density higher than other approved/built schemes in the area,
including 52-54 Thurston Road (544 dph) Lewisham Gateway (484 dph), Retail
Park (478dph), Renaissance (464 dph), Thurston Point (393 dph) and. However, as
discussed in Paragraphs 8.97 to 8.135 of this report, the proposed standard of
housing is generally very good and proposed amenity and play space provision
generally meets relevant standards. Furthermore, Paragraphs 8.136 to 8.148
consider the likely effects of the proposal on neighbours’ amenity and finds this to
be acceptable and Paragraphs 8.50 to 8.60 conclude that the proposed scale and
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massing is acceptable and the overall development as proposed could be
considered exceptional. The site is immediately next to Lewisham Station and could
accommodate an entrance to a Bakerloo Line station and Paragraphs 8.176 to
8.181 conclude that impacts on the local transport network would be acceptable.
The Applicant’s assessment that there would be no significant effect on social
infrastructure that could not be mitigated by CIL contributions or s106 financial
contributions is accepted by officers.
Development Potential
8.32

London plan Policy 7.6 makes clear that, amongst other things, buildings should
not cause unacceptable harm to the amenity of surrounding land and buildings and
should optimise the potential of sites.

8.33

Section 3.0 of this report (Planning History) explains how, in accordance with Policy
LTC4, officers worked with the Applicant and land owners of the adjoining Retail
Park site to prepare an informal urban design framework to establish key principles
for both sites around land use, layout, access, scale and massing. This Framework
has helped ensure that the application proposals complement the emerging
proposals for the Retail Park site, which is the subject of a separate planning
application (with a resolution to grant). The ES reports on a cumulative assessment
that take account of the application proposals for the Retail Park. This found no
significant cumulative effects that would prejudice the development of either site.

8.34

The ‘Transport’ section below outlines the emerging proposals for a Bakerloo Line
Extension (BLE), including a new station at Lewisham, and how the application
proposals have been designed to facilitate a BLE and the possible further extension
by locating the proposed residential core and piled foundations in ways that allow
for running tunnels to continue further south. Transport for London (TfL) will want to
optimise the development potential of land above a station box, i.e. the existing bus
layover space, probably for residential-led development, in order to help strengthen
the business case for the BLE. Discussions with the Applicant and TfL took place
at the pre-application stage and proposed Building A has been set further back from
the boundary with the bus layover site – to 1.5m. The Applicant’s Design and
Access Statement includes an indicative layout showing how the bus layover site
could reasonably be developed, with and without a BLE. Officers are satisfied that
there are satisfactory ways of developing the bus layover site in ways which would
mean that the two schemes were compatible and that development potential is not
prejudiced.
Layout, Scale and Design

8.35

Urban design is a key consideration in the planning process. The NPPF makes it
clear that Government places great importance on the design of the built
environment. Good design is a key aspect of sustainable development, is indivisible
from good planning, and should contribute positively to making places better for
people. The NPPF states that it is important to plan positively for the achievement
of high quality and inclusive design for all development, including individual
buildings, public and private spaces and wider area development schemes.

8.36

The NPPF requires Local Planning Authorities to undertake a design critique of
planning proposals to ensure that developments will function well and add to the
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overall quality of the area, not just for the short term but over the lifetime of the
development. Decisions should aim to ensure that developments:





8.37

establish a strong sense of place, using streetscapes and buildings to create
attractive and comfortable places to live, work and visit;
optimise the potential of the site to accommodate development, create and
sustain an appropriate mix of uses and support local facilities and transport
networks;
respond to local character and history, and reflect the identity of local
surroundings and materials, while not preventing or discouraging appropriate
innovation;
create safe and accessible environments where crime and disorder, and the fear
of crime, do not undermine quality of life or community cohesion; and
are visually attractive as a result of good architecture and appropriate
landscaping.

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

8.38

Policy LTC4 of the Lewisham Town Centre Local Plan requires a comprehensive
master plan for the application site and the adjoining Retail Park site (allocation
S3a) that is endorsed by all landowners. The principal owners of these sites worked
collaboratively with officers and GLA/TfL on the preparation of an informal urban
framework. The master plan established the following shared vision;
“To bring forward the mixed-use regeneration of the two sites to provide a highquality development which contribute to the vitality and viability of the town centre
and support Lewisham in achieving Metropolitan status and its objectives for both
sites. The masterplan will respond to the existing and emerging context to facilitate
future regeneration and also facilitate public transport improvements, including
planned future changes to Lewisham Station, the potential for a station serving an
extended Bakerloo Line, where feasible, ensuring that opportunities are taken to
facilitate convenient and high quality pedestrian access, together with significant
townscape and public realm enhancements to ensure members of the public benefit
from a positive experience of the proposals”

8.39

As part of the masterplan framework document, the design teams jointly established
21 ‘Key Principles’ which related to design, transport (including potential future
Bakerloo Line extension), energy, housing, non- residential uses, and relationships
with adjoining sites.

8.40

Following the establishment of these principles, a series of potential options for
each site were assessed. This in turn directly informed the rational for the layout of
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the proposed scheme. The LDRP reviewed the proposed masterplan and were
supportive of the established principles and proposed massing strategy.
Layout
8.41

Policy LTC4 of the Lewisham Town Centre Local Plan details common principles
which all sites within the town centre are required to adhere. Of relevance to the
current application are the following;





The provision of active frontages and strong built edge proportionate to the town
centre location, especially facing Loampit Vale;
The provision of a high quality public realm is to be provided by ensuring a
consistent and coordinated treatment of materials and street furniture and
substantially improving key pedestrian and cycle routes along Loampit Vale,
Thurston Road, Jerrard Street and north – south routes that link to the
surrounding residential areas; and
Provision of generous tree lined pavements of at least 6 to 8 metres in width to
create boulevards.

8.42

General. The site occupies one of the prime Town Centre locations in the Borough
and is pivotal to the future major transport infrastructure improvement in the Southeast London and the Country. Transport interchanges often serve as a gateway to
a town centre, it is essential to ensure the proposed layout would positively improve
the built environment of the site and not prejudice existing or emerging future
transport operations and planned improvement works.

8.43

At present, the site is predominantly covered by hardstanding and has no public
amenity value. The existing building has some blank walls facing Loampit Vale and
Thurston Road and is not considered visually attractive at the street level.

8.44

The proposed layout is well designed to provide two distinct, slender mixed used
buildings along the northern and eastern boundaries with a new south-west facing
landscaped public square (Loampit Square). Four commercial units are proposed
at the ground and mezzanine levels and one of the unit (Unit 4) would be safeguard
to facilitate potential Bakerloo Line a new station entrance and ticket hall. The
safeguarding of this unit (Unit 4) would enable the delivery of the future transport
infrastructure network improvement. In response to the comments received from
Network Rail and TfL, the frontage of Unit 4 has been increased to accommodate
the expected footfall of a future BLE station/railway station. No objection has been
raised by Network Rail or TfL in terms of the siting, floor area and the frontage of
this safeguard commercial unit. It is considered that the proposed layout would be
acceptable and would not prejudice the future BLE and railway improvement works.

8.45

The proposed ground floor commercial units would be mainly glazed and doubleheight facing Thurston Road and Loampit Vale. These would enable the proposed
buildings to interact with the future users and visitors at street level and increase
amount of active frontage facing the proposed public square. The use of clear
glazing materials would also enable some lively internal uses visible from the
outside and add to the interest of the building. Officers consider that the layout of
the proposed buildings including the proposed commercial units and the siting of
the future station is acceptable, providing a strong built edge in the town centre and
facilitate the footfall of the future station.
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8.46

The proposed residential accommodation would be located above the commercial
units with a child play area located at the first floor above the potential station
entrance (Unit 4) linking the two buildings. Two communal terraces would be
provided at Level 14 and Level 16 in Block A and further commercial terraces would
be provided at level 26 and Level 28 in Block B. The proposed communal facilities
such as cycle storage and waste storage areas would accessible by all the future
occupiers with internal lifts and no more than 7 residential units sharing an internal
lift. The internal layout of the residential accommodation is designed to maximise
the outlook and minimise the number of single, north facing and family units.

8.47

New Public Square: The proposed square (approx. 645sqm) would be south facing
on the corner of Thurston Road. There would be 2m wide ‘spill-out’ space for tables
and chairs in front of the proposed commercial units under a double-height
colonnade. The proposed square has been revised during the course of the
application to provide necessary additional flood storage capacity and to make the
overall space more inviting and has been designed to provide direct pedestrian
routes across and around it – in anticipation of the potential station entrance.

8.48

Thurston Road and Loampit Vale Footways: Building A would be set approx. 4.0
to 4.5m back from the existing site boundaries to allow for a Thurston Road footway
width of approx. 6m (including a proposed servicing and car parking layby). Building
B would be located about 1.5m in from the boundary with the Loampit Vale, allowing
for a footway width of approx. 6m. TfL has agreed to adopt as public highway the
full set back from the kerb. It is recommended that this is secured by an s278
Agreement (required by a condition). Commercial units and a residential lobby
would front on to Loampit Vale at ground and first floor level. The Thurston Road
frontage would also be partly fronted by commercial unit and residential lobby, but
would also accommodate an access to/from commercial and residential bin stores
and a substation. These frontages would be approx. 2m from the footways behind
a double-height covered colonnade. Two small areas of residential balconies would
over sail the Loampit Vale footway by up to approx.1m, with a clearance height
above the footway of approx.9.5m.

8.49

Service corridor. A gated pedestrian service area of between approx. 1.5 to 2m wide
would run around the rear of Blocks A and B, providing access to a small bin store
area and plant.
Scale (Massing and Height)

8.50

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

8.51

Policy 18 of the Core Strategy Core Strategy Policy 18 relates to the location and
design of tall buildings and identifies Lewisham Town Centre as an appropriate
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location for tall buildings. The policy also states that tall buildings will be considered
inappropriate where they would cause harm to the identified qualities of the local
character, heritage assets, landscape and open space features of amongst other
designations the World Heritage Site of Maritime Greenwich including its setting
and Buffer Zone, the setting of the World Heritage Site and its Buffer Zone;
conservation areas and their settings, and local views and landmarks. Tall buildings
will need to be of the highest design quality.
8.52

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

8.53

The site is identified in the Lewisham Tall Buildings Study. This states that
Lewisham Town Centre is not overly sensitive in terms of open space other than
Cornmill Gardens, but that amenity around the pedestrianised high street and
market should be enhanced, and that the impact of tall buildings on the River
Ravensbourne should be taken into consideration when considering the location of
tall buildings. It states that development of tall buildings in the town centre needs to
take into account the quality and management of the public realm for pedestrian
and vehicular movement alike. The Study also notes buildings such as St Stephen’s
Church and the Lewisham Clock Tower provide a sense of place and history. Other
landmarks in Lewisham are important as a method of way-finding such as the
Citibank building, and add a sense of place to the centre. All are important to
consider when deciding where to locate tall buildings. The Study does not however,
provide guidance on maximum building heights (in terms of storeys or height Above
Ordnance Datum).

8.54

In terms of the location of tall buildings the Study notes that tall and bulky buildings
forms including Citibank Tower already exist in Lewisham and therefore new tall
building developments will not be an unfamiliar urban form in the local context. In
terms of the sensitivity of the town centre for tall buildings the Study identifies the
northern part of the town centre as being broadly appropriate for tall buildings in
principle.

8.55

Block A would step up from 14 to 15 and then to 16-storeys northwards, up from
the proposed public square. Block B would step up from 26 and 28-storeys to 30storeys at its central part. The 30-storey element of Block B would be approximately
105.3m AOD. This compares with the approved 25-storey Lewisham Gateway
building (approx. 91.5m AOD) and the approved 24-storey Retail Park building on
the south side of Thurston Road (approx. 91.4m AOD). The Connington Road
scheme (DC/17/101621) which was considered at the committee meeting on 12
December 2017 and deferred for further consideration proposes a 34-storey
building (approx. 124.95m AOD). However, as the Connington Road application has
yet to be determined, this proposal has limited weight in supporting the height
proposed within these proposals. The resubmission of the revision to the approved
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outline scheme at Lewisham Gateway (Phase 2) is under consideration by way of
application DC/18/105128 but has yet to be determined.
8.56

The Environmental Statement includes a Townscape and Visual Impact Assessment
(TVIA) which assesses 27 medium and long-range views of the proposed
development. The location of these views was agreed by officers and are consistent
with the viewpoints used to assess the impact of the existing tall building situated
within the town centre.


























Shooters Hill Road
Shooters Hill Road (2)
Mounts Pond Road
Lewisham Hill
Hither Green Lane near Canada Gardens
Mountsfield Park
Blythe Hill Fields
Ravensbourne Park
Ladywell Park
Hilly Fields
Elverson Road DLR
Thurston Road
Lewisham Station 1
Lewisham Station 2
Loampit Vale
Rennell Street
Elmira Street
Brookbank Road
Loampit Hill
Loampit Vale at railway bridge
Cressingham Road
Marsala Road
Broomill Park
Armoury Road
Silkworks

8.57

The assessment took account of the current and emerging townscape of Lewisham
Town Centre including Lewisham Gateway and the Lewisham Renaissance
schemes, as well as Thurston Point and the approved Retail Park scheme. Overall
the assessment finds that the proposed development, once completed would have
a positive benefit to views and townscape character of Lewisham Town Centre.
Officers agree with this assessment.

8.58

At 30-storeys, the tallest element of Block B would be five-storeys taller than the
tallest building so far approved in Lewisham Town Centre and proposed building
height has been common amongst the objections received and the Blackheath
Society has also objected to aspects of the TVIA and the lack of public access to
the proposed rooftop terraces in Block B. Officers have helped to shape the scheme
during pre-application discussions and have thoroughly considered the design
rationale, urban design analysis in the Design and Access Statement and findings
of the TVIA. Officers consider the case for two tall buildings that enable and frame
a new public square has been clear and well thought through. The proposed
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stepping of each building and the contrast in height between the two buildings
themselves is considered appropriate. Although the building profile along Loampit
Vale is punctuated by taller buildings, the general approach is a gradual step up in
height towards the town centre. The proposed scheme would continue this
approach, with the proposed taller building (Block B) providing a new focal point
when approaching the town centre from the west and providing a marker for the
existing station and potential new station entrance that would be included in its
base. Both proposed tall buildings would positively address the adjoining streets
(Loampit Vale and Thurston Road) and the proposed new square, be well designed
and make a noticeable but positive impact on Lewisham’s skyline.
8.59

The Blackheath Society has raised concerns that there is no public access to the
proposed communal roof terraces on Levels 26 and 28 of Block B. London Plan
Policy 7.7 (h) encourages publicly accessible areas on upper floors of tall buildings
where appropriate. In this case, Officers have reviewed the plans, and consider that
it would not be appropriate for the public to have access to communal amenity
spaces, as these open areas would be immediately next to private terrace areas
and access to them via the communal lifts would raise security and safety concerns.

8.60

As outlined in Section 6, the scheme has been reviewed five times by the LDRP.
Following much collaborative working and refinement, officers and the LDRP now
support the scale, massing and height of the proposed buildings. Officers have
continued to work with the design team to ensure a high-quality proposal and now
consider that they represent a convincing and well considered scheme.
Appearance and Architectural design

8.61

Facade treatments and articulation: The proposed architectural language is
intentionally uncomplicated to compliment the proposed stepped building massing.
The ground, mezzanine and first floors of each building would be grouped together
to form a base. The primary brick elevations of each building would be divided into
bays by a series of columns within overall brick frames, with horizontal running bond
brickwork further subdividing the elevations by arranging the floors into groups of
four floors within the main body of both buildings, and three and two at the top of
some elevations. This provides a subtle unifying interest and create a legible sense
of building height. Both buildings would have a stepped profile to create an
interesting and varied skyline. The end elevations of Block B (the taller building)
would have a more vertical emphasis, distinctly divided in to three elements, with
stacking fenestration separated by vertical piers of brickwork that run up the
building. There is a greater ratio of glazing compared to solid panels on the
proposed western (Thurston Road) elevation of Block A and the south-eastern
(Loampit Vale) elevation of Block B and the brick frame would also be recessed at
the edges of these elevations. The two-storey link building would include a partially
glazed roof to allow natural light in to Unit 4/potential station ticket hall.

8.62

Windows and door configurations are limited in number and have been carefully
arranged to create aligned and ordered facades. Windows and doors would be
recessed by a minimum of 225mm to add depth and enhance the rhythm of the brick
piers and there would be inset balconies on all elevations.

8.63

The application includes a comprehensive set of large scale bay studies, plans,
sections, architectural details and detailed material palette which satisfy Officers’
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requirements to secure a building of high quality design for the site. The proposed
external material palette has been revised since the application was first submitted
to ensure that both buildings would be lighter and warmer in appearance. Block A
would be primarily in dark grey/brown brick with dark grey mortar, whilst Block B
(the taller building) would be primarily in a light grey/brown brick. Both buildings
would incorporate bronze colour cladding panels and fenestration.
8.64

Overall, Officers consider that the proposed architecture is well considered,
responsive to its environment and appropriate for the site and would deliver high
quality buildings.
Public realm and landscaping

8.65

Loampit Square. London Plan Policy 2.18 states that development should make the
public realm comprehensive with gateways and focal points and that architecture
should contribute to a coherent streetscape and wider cityscape. The proposed
public square would comprise soft and hard landscaped areas, framed by two
planning areas and a tree canopy to provide a green buffer to Loampit Vale (A20),
together with a larger specimen tree nearer the centre. Detailed design has been
revised since the application was first submitted, with changes designed to make
the square more permeable and able to deal with expected pedestrian flows
associated with a station entrance. The square would include visitor cycle parking
and lighting columns and other street furniture – including a long timber bench along
the north-west edge - with opportunities for the incorporation of public art. The
proposed trees would be lit at night to help ensure the space is attractive and safe
at all times. The proposed hard landscape material reflects the history of brick
making in the area, with brick being the predominant material (using a narrow format
ratio to allow for a variety of patterns). Natural stone kerbs and channels would
contrast with brick, with permeable paving around the trees to ensure water supply.

8.66

The established materials palette is proposed for Loampit Vale and Thurston Road
footways, with the inclusion of Natural Marshalls Perfecta slabs which have been
used elsewhere along Loampit Vale. A pedestrian service corridor would run around
the back of Blocks A and B (providing access to a bin store and mechanical plant)
and it will be important that the two entrances are gated to ensure a safe and secure
environment. Officers recommend that details of hard and soft landscaping,
including lighting and means of enclosure for the square/service corridor, and a
management and maintenance plan are reserved by condition.

8.67

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

8.68

A total of 4 x individual trees (2 sycamores and 2 limes) on the site were identified
as part of the Aboricultural Survey submitted in support of the application. The
development would result in the removal of all four existing trees from the site.
However, three of these are Category C features and the Category B tree would
need to be removed in order to create a suitable working space during construction
activities. Their losses would be offset by the planting of 7 trees in the square. The
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proposed species (Scott’s Pine and Oak) have been chosen to ensure tall stems
which allow for views below the canopies across the square and to the potential
station entrance. The proposed development should not harm trees on the adjoining
railway embankment and the Council’s Tree Officer who has not raised any objection
to the proposals.
8.69

Roof spaces. The tallest roof spaces (Level 17 on Block A and Level 30 on Block
B) would comprise bio-diverse roofs and are discussed further under the ecology
section below. The lower roof spaces would be private and communal roof terraces,
comprising hard paving, planted areas and potted trees.
Conservation and Heritage Assets

8.70

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.

8.71

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 DMLP 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.

8.72

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 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’.

8.73

The application site does not lie within a conservation area or archaeological priority
area (APA), although there is an APA (APA 6 - Lewisham and Catford/Rushey
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Green) which lies 30m to the north, east and south of the site. The accompanying
Archaeological Desk-Based Assessment details that this designation is due to
medieval settlements that developed next to the Ravensbourne River. Historic
England has reviewed the accompanying Archaeological Desk-Based Assessment.
No objections have been raised to the proposed development subject to suitable
conditions being imposed.
8.74

The ES includes a Townscape and Visual Impact Assessment which assesses the
impact of the proposed development on the surrounding Built Heritage. While the
site is not located in a conservation area and does not contain any listed buildings,
there are a number of conservation areas and listed buildings situated within the
vicinity. The ES assesses the likely significant impacts upon the following
Conservation areas and nationally and locally listed buildings:
Nationally Listed








Lewisham Bridge Primary School, Elmira Street
Church of Transfiguration, Algernon Road
Church of Saint Stephen and Saint Mark Lewisham, Cressingham Rd,
London SE13
Clock Tower, Lewisham High Street
No. 11 and Nos. 14-18 Somerset Gardens
Nos. 4-10 Somerset Gardens
Nos. 10-18 Belmont Hill

Locally listed buildings





Nos. 65-71 Lewisham High Street
Nos. 85-87 Lewisham High
Nos. 93-95 Lewisham High Street,
The Joiners Arms (66 Lewisham High Street)

Conservation Areas











8.75

St. Stephen’s Conservation Area
Belmont Conservation Area
Mercia Grove Conservation Area
Blackheath Conservation Areas (LBL and RBG)
West Greenwich Conservation Area
Somerset Gardens Conservation Area
Brookmill Road Conservation Area
St. John’s Conservation Area
Brockley Conservation Area
Ladywell Conservation Area
St. Mary’s Conservation Area

Officers note that the nearest listed buildings are Lewisham Bridge Primary School,
located on Elmira Street, St Stephens Church on Cressingham Road to the east of
the site and the Church of the Transfiguration situated to the south west of the site
on Algernon Road. The proposed development would be separated from Lewisham
- 46 -

Bridge Primary School and the Church of the Transfiguration by the Renaissance
development while the proposed development would be separated from St
Stephens Church by the existing railway viaduct and the Gateway Development,
which is currently under construction. The separation and position of the scheme
would ensure that the setting of the buildings would not be significantly affected and
would not harm their respective special interest.
8.76

The heritage assets listed above are of importance. However, the accompanying
ES finds that there would be a change of medium magnitude to both nationally and
Locally listed buildings which have low to moderate sensitivity. Accordingly, the
significance is considered to be minor to moderate and the effect is found to be
neutral. It should be noted that Historic England has not raised any objection to the
proposed development.

8.77

With regard to the potential impact of the proposed development upon the
surrounding conservation areas, the Loampit Vale site is some distance from the
Belmont and St Stephen’s conservation areas and are separated by the dominant
road system and railway viaduct along with Phase 1A and 1B Lewisham Gateway
development. In this context it is considered that the proposed development would
have no discernible impact on the setting of these and other conservation areas,
and their character and appearance would therefore be preserved.

8.78

Officers have concluded that the effect of the prepossessed development on
surrounding Listed buildings and conservation areas would be neutral and their
setting will be preserved. Accordingly, mitigation is not required. In light of the
above, Officers consider that, the setting of both the designated and non-designated
heritage assets, would be preserved.
Housing - mix, tenure and standard of accommodation
Affordable housing and tenure mix

8.79

The NPPF recognises the need to deliver a wide choice of high quality homes,
widen opportunities for home ownership and create sustainable, inclusive and
mixed communities. The NPPF specifies that local planning authorities should plan
for a mix of housing based on current and future demographic trends, identify the
size, type, tenure and range of housing that is required in particular locations. This
should reflect local demand, and where a need for affordable housing is identified,
local planning authorities should set policies for meeting this need on site, unless
off-site provision or a financial contribution of broadly equivalent value can be
robustly justified and the agreed approach contributes to the objective of creating
mixed and balanced communities. Such policies should be sufficiently flexible to
take account of changing market conditions over time.

8.80

Given that the application site is within close proximity to local services and to the
necessary social infrastructure, it is considered suitable for affordable housing in
accordance with Core Strategy Policy 1 and London Plan Policies 3.11 and 3.12.
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.
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8.81

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.

8.82

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.

8.83

The proposed development would provide 242 new dwellings, of which 49 would
be affordable. This amounts to 20.2% by unit and 22.5% by habitable rooms. The
proposed tenure mix is 69% Social Rent and 31% Intermediate (Shared Ownership)
and the proposed dwelling mix is set out in Table 4 below:
Table 4: Proposed Affordable Housing
Affordable Housing Mix
Unit Type
Social Rent
1-bed
2-bed
3-bed

8
20
6
34

23.5%
58.8%
17.7%
100%

Shared
Ownership
3
20%
9
60%
3
20%
15
100%

Overall
11
29
9
49

22.5%
59.2%
18.4%
I00%

8.84

The rented units would be let at Lewisham social rent levels (1-bed £144.26, 2-bed
£152.73 and 3-bed £161.22). The intermediate (shared ownership) units would be
available initially to households meeting the Lewisham income levels as defined in
the Planning Obligations SPD 2015 and subsequently, if not purchased, to those
meeting the GLA income bands.

8.85

All of the proposed affordable housing would be located in Block A between Level
2 and Level 11. There would be one residential entrance and lobby and no
differentiation in terms of the design or external materials between affordable and
private homes and all future residents would have access to the proposed
communal terraces in Block A and children’s play area that would be shared
between both blocks. Officers consider that the proposed location of the affordable
housing units and access to amenities is acceptable taking into account
management and maintenance efficiency.

8.86

Scheme viability. The level of affordable housing proposed 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
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Council's Planning Obligations SPD the Applicant submitted an Economic Viability
Appraisal Report (EVA) (May 2017), prepared by ULL Property.
8.87

The application as originally submitted proposed 9 affordable units (5 Affordable
Rent and 4 Shared Ownership, amounting to 3.7% by unit (3.6% by habitable rooms
23HR/645 HR) and the May 2017 EVA sought to demonstrate that this was the
maximum reasonable amount that could be provided. This low offer was justified
largely on the basis of exceptional costs associated with a complex foundation
solution that safeguards the proposed BLE. The Council commissioned GL Hearn
to undertake a development appraisal of the current application and their
September 2017 review challenged a number of assumptions (including
Benchmark Land Value, build costs and sales values for both affordable and market
units). Following discussion, agreement on assumptions was reached between the
parties and the Applicant submitted a revised appraisal (January 2018) that
proposed 25 affordable homes (17 Social Rent and 8 Shared Ownership),
amounting to 10.3% by unit (11.3% by habitable rooms 73/645HR). GL Hearn’s
updated review (January 2018) (attached as Appendix 2) notes that this is in
advance of the maximum contribution the scheme could viably support and is
greater than the ‘maximum reasonable amount’ based on as close as possible to
the Council’s policy compliant tenure mix of 70/30 Social Rent: Shared Ownership.

8.88

Working with the GLA, officers have asked the Applicant to model how much
affordable housing could be provided and retain viability if the scheme provided a
different tenure mix. The results of this testing are set out in Table 4 below.

32%

Scenario 2

60%

40%

Scenario 3

39%

Scenario 4

30%

8.89

% Affordable by unit

68%

Total Affordable units

Shared Ownership

Scenario 1 (Jan 2018)

Options

Additional Affordable

Social Rent

Table 5: January 2018 Affordable Housing Scenarios

25

10.3%

1

26

10.7%

61%

7

32

13.2%

70%

10

35

14.5%

The findings of Table 4 above demonstrate that it may be possible to provide
additional affordable housing at different tenure mixes and retain viability. However,
all of the scenarios fall significantly short of the Mayor of London’s threshold of 35%
and, notwithstanding the findings of the Applicant’s detailed viability appraisals and
GL Hearn’s review, Council and GLA officers have encouraged a greater level of
affordable housing within the scheme. In response, in order to reach a favourable
planning outcome, the Applicant has chosen to make a strategic decision and agree
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to offer to provide 49 affordable homes (34 Social Rent and 15 Shared Ownership)
(69:31 split). This amounts to 20.2% by unit and 22.5% by habitable rooms. In doing
so, the Applicant is essentially absorbing the exceptional costs associated with a
complex foundation solution that safeguards the proposed BLE and the reduced
income from accommodating a BLE station entrance.
8.90

In summary, following officers and the GLA working in collaboration, the affordable
housing offer has increased from 9 units (3.7%) to 25 units (10.3%) (the accepted
‘maximum reasonable amount’) and then to 49 units (20%). Officers welcome the
Applicant’s offer to go beyond what has been accepted as the ‘maximum
reasonable amount’ and it is recommended that this level and amount of affordable
housing is secured by planning obligations in a s106 Agreement. GLA officers have
been involved in these discussions and are content for the application (including
the latest affordable housing offer) to be determined by this committee.

8.91

The proposed development would give rise to additional demands on existing social
infrastructure such as schools and health services. Funding of the provision,
improvement, replacement, operation or maintenance of infrastructure to support
the development of the Borough is now secured through Community Infrastructure
Levy (CIL) payments. Borough CIL payments are expected to be around £1,526,
352 and Mayoral CIL requirements (to help fund Crossrail 1) amount to about
£875,845. The most recent viability appraisal work takes account of the likely CIL
payments and the site-specific mitigation measures that require financial
contributions, as set out in Section 10 of this report.

8.92

Taking account of guidance in the Mayor of London’s Affordable Housing and
Viability SPG, officers recommend that s106 obligations require the proposed level
of affordable housing is subject to review. The precise terms of the review will be
negotiated with the Applicant. However, these should secure an early stage review
(upon substantial implementation if the planning permission has not been
implemented within two years) and a late stage review (when 75% of homes are
sold or occupied and where developer returns meet or exceed an agreed level).
Housing Mix and Quality

8.93

Core Strategy Policy 1 ‘Housing provision, mix and affordability’ makes clear that in
order to ensure that proposed housing development responds to local need, the
provision of family housing (3+ bedrooms) will be expected as part of any new
development with 10 or more dwellings. In the case of affordable housing, the policy
seeks 42% of new homes as family dwellings. In terms of private housing, the
objective is to enable families to remain in an area and therefore provide long term
sustainability for local communities. This policy further states that an appropriate
mix of dwellings within a development will be sought having regard to:
a. the physical character of the site or building and its setting;
b. the previous or existing use of the site or building;
c. access to private gardens or communal garden areas for family dwellings;
d. the likely effect on demand for car parking within the area;
e. the surrounding housing mix and density of population;
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f. the location of schools, shops, open space and other infrastructure requirements.
8.94

The proposed development comprises 242 self-contained residential units and the
table below provides a breakdown of the proposed accommodation:

Table 6: Residential Mix
Private

Intermediate Social
Shared
Rented
Ownership

Total

Percentage

1-bed

86

3

8

97

40.1%

2-bed

101

9

20

130

53.7%

3-bed

6

3

6

15

6.2%

Total

193

15

34

242

100%

8.95

As detailed in Table 5 above, the proposed development would provide a range of
dwelling types and sizes between 1b/2p and 3b/5p. Whilst at 18% the level of
affordable family units would below the policy requirement, it should be noted that
the proposal affordable accommodation would also provide a large number of 2bed units (59%) which is considered to be suitable for smaller families. The housing
mix is only the starting point in considering the merits of the proposal and
consideration should be given to the quality of the proposed accommodation, local
character of the site, location and the type of building proposed.

8.96

The site is located within Lewisham Town Centre is served by Lewisham Mainline
Station, Lewisham DLR station along with numerous bus routes and is in a highly
accessibly location. Given this and the constraints of the site, officers consider the
proposed dwelling mix to be acceptable.
Standard of residential accommodation

8.97

London Plan Policy 3.5 sets out the minimum floor space standards for new homes
relative to the number of occupants. It outlines that the design of all new dwellings
should include adequately sized rooms, convenient and efficient room layouts and
meet the changing needs of Londoners’ over their lifetimes.

8.98

DM Policy 32 ‘Housing design, layout and space standards’ and Policy 3.5 ‘Quality
and design of housing developments’ of the London Plan requires housing
development to be of the highest quality internally, externally and in relation to their
context. These police set out the requirements with regards to housing design,
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seeking to ensure the long-term sustainability of the new housing provision.
Informed by the NPPF, the Mayors Housing SPG provides guidance on how to
implement the housing policies in the London Plan. In particular, it provides detail
on how to carry forward the Mayor’s view that “providing good homes for Londoners
is not just about numbers. The quality and design of homes, and the facilities
provided for those living in them, are vital to ensuring good liveable
neighbourhoods”.
8.99

Nationally prescribed space standards were released in March 2015 to replace the
existing different space standards used by local authorities. It is not a building
regulation and remains solely within the planning system as a new form of technical
planning standard.

8.100

The national housing standards are roughly in compliance with the space standards
of the London Plan. However, there are differences in the spacing of individual
rooms as well as floor to ceiling heights. In the instance of conflict, the national
housing standards take precedent.

8.101

In addition to this, DM Policy 32 seeks to ensure that new residential development
provides a satisfactory level of privacy, outlook, direct sunlight and daylight. It also
states that new housing should be provided with a readily accessible, secure,
private and usable external space and includes space suitable for children’s play.

8.102

Standard 31 of the Housing SPG states that “A minimum ceiling height of 2.5 metres
for at least 75% of the gross internal area is strongly encouraged.” The technical
housing standards require the minimum internal floor areas set out in Table 6 below.
Table 7: Minimum internal floor areas
Dwelling Size
1b/2p
2b/3p
2b/4p
3b/5p

Minimum internal floor
area requirement (sq.m)
50
61
70
86

Proposed internal floor
area (sq.m) ranges
50.5 to 62.68
61.63 to 72.26
72.26 to 78.71
87.79 to 116.13

8.103

All proposed accommodation would comply with the minimum internal floor area as
set out in the Technical Housing Standards with dedicated internal storage areas.
The proposed plans have also been annotated with essential furniture which
demonstrates that all units could comfortably accommodate the necessary furniture
and circulation spaces. Furthermore, the internal floor to ceiling heights would be a
minimum of 2.5 metres. It is considered that adequate internal living spaces would
be provided for the future occupiers.

8.104

Standard 4.10.1 of the Mayor’s Housing SPG sets out the baseline requirements
for private open space. The standard requires a minimum of 5sq.m to be provided
for 1-2-person dwellings and an extra 1sq.m for each additional occupant. All
private amenity spaces adhere to the policy requirements in terms of their sizes.

8.105

Both the Mayor’s Housing SPG and DM Policy 32 ‘Housing design, layout and
space standards’ details specific considerations in relation to outlook and daylight
and sunlight. The Housing SPG states that developments should avoid single
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aspect dwellings that are north facing, exposed to noise levels above which
significant adverse effects on health and quality of life occur, or contain three or
more bedrooms.’
8.106

Daylight and Sunlight. In relation to levels of daylight and sunlight, the British
Research Establishment (BRE) guidelines “Site Layout Planning for Daylight and
Sunlight: A guide to good practice” recommends best practice standards of new
development. Similarly, Standard 32 of the Housing SPG details that “All homes
should provide for direct sunlight to enter at least one habitable room for part of the
day.” The Housing SPG further states that where direct sunlight cannot be achieved
in line with Standard 32, developers should demonstrate how the daylight standards
proposed within a scheme and individual units will achieve good amenity for
residents.

8.107

The ES as revised reports on an assessment of daylight for 152 windows in the
proposed buildings and finds that 90% would meet BRE guidelines. Two living
rooms would fall below standard, but it is noted that this would be predominantly
caused by balconies above these windows.

8.108

The BRE guidelines outline that where a group of dwellings are proposed, site
layout and design should maximise the number of dwellings that have main living
areas which receive the recommend amount of sunlight. The ES also includes a
detailed assessment of access to sunlight for the primary living areas for 123
windows within the 90 degrees of due south along with an overshadowing analysis
of the proposed roof top communal open spaces. This finds that 53% of windows
would meet or exceed the Annual Probable Sunlight Hours (APSH) guidelines for
summer months and 80% would meet the APSH guidelines for winter months. Most
of the windows that fall below the standards relate to bedrooms, which are less
important than living rooms in terms of sunlight. Between 57 and 59% of the
communal terraces in Block A at Levels 14 and 15 would receive two or more hours
of sunlight on 31 March, whereas the figures for the terraces in Block B at Levels
26 and 28 are 80% and 83%. All of which exceed the BRE Guidelines.

8.109

The London Plan Housing SPG recognises the potential difficulties of fully
complying with British Research Establishment (BRE) guidelines “Site Layout
Planning for Daylight and Sunlight: A guide to good practice”. In this regard, the
Housing SPG outlines that in light of the London Plan’s strategic approach to
optimise housing output (Policy 3.4) and the need to accommodate additional
housing supply in locations with good accessibility which are suitable for higher
density development, such standards should be “applied sensitively to higher
density development in London, particularly in central and urban settings”. In regard
to levels on internal daylight or sunlight, the Housing SPG states that “quantitative
standards on daylight and sunlight should not be applied rigidly, without carefully
considering the location and context and standards experienced in broadly
comparable housing typologies in London.”

8.110

Officers accept that a development of this scale would inevitably result in some
dwellings not achieving the recommended internal daylight and sunlight levels and
consider the internal daylight and sunlight conditions to be acceptable when the
overall high level of residential amenity and regenerative benefits of the scheme are
taken into account.
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8.111

Privacy and overlooking between units. The lowest level flat at Level 02 in Block B
would be about 15m away from the outer edge of the nearest platform at Lewisham
Station and be set above the height of the platform, meaning that occupiers would
have satisfactory outlook and privacy.

8.112

Some of the dwellings in the two proposed Blocks would face each other obliquely
across fairly tight distances. Most of the proposed relationships would safeguard
the privacy of future occupiers. However, secondary living room windows in flats in
the north-west corner of Block B would face bedroom windows in flats in the southeast corner of Block A and would be approx. 9.7m apart. Officers are concerned
that this proposed relationship could prejudice privacy and it is recommended that
the secondary living room windows in Block B that face bedrooms (on Levels 03 to
Levels 14) are fitted with one-way/obscured glazing and that this is secured by
condition.

8.113

Acoustic Comfort. The Mayor’s Housing SPG (Standard 29) seeks to minimise the
number of single aspect dwellings and avoid single aspect dwellings that are north
facing, or exposed to noise levels above which significant adverse effects on health
and quality of life occur, or which contain three or more bedrooms. Of the 242
proposed dwellings, 62 (25.5%) would be single aspect units. However, none of the
single aspect units would be north facing on to the existing bus layover. There would
be 25 single-aspect east facing properties in Block B, which would face on to the
railway/station platforms, but none of these would be family-sized homes.

8.114

The ES reports on a noise and vibration assessment. A noise survey was carried
out which details that the major noise sources that would likely impact the proposed
development would be from the heavily trafficked streets surrounding the site along
with the adjacent bus layover. The survey found that the noise climate during the
night-time was dominated by traffic (cars and buses) and trains (from 04.30) and
that ambient noise levels were not significantly different during the day-time and
night-time. The ES finds that the internal noise environment of all proposed
dwellings would meet the relevant night-time criteria through the introduction of
three specific glazing conditions, depending on location and exposure to external
noise sources. This is based on windows being closed and mechanical ventilation
being provided. However, it goes on to say that windows should be openable to
allow ‘purge’ ventilation (e.g. opening the window after burning toast) or additional
cooling during the hottest periods of the summer months.

8.115

TfL has raised concerns that the introduction of housing close to a 24-hour bus
layover which has up to 100 bus interchanges per hour at peak times could lead to
complaints against the use of the bus layover being raised by residents living in the
flats on the northern façade of Block A (with night-time/early morning complaints in
particular). TfL has requested that conditions ensure that details of mechanical
ventilation, window glazing and balcony design are secured by conditions to ensure
satisfactory living conditions and that new housing can co-exist with the bus layover
without resulting in complaints against its use. It also requests that future occupiers
are made aware of the existence of the bus layover before they move in.

8.116

The proposed homes in Block A would be at Level 2 (approx. 9.7m above ground
level) and above and set in 1.6m from the boundary. This relationship follows preapplication discussions, including with TfL, in order to make provision in the
development for a BLE station entrance accessed via a public square. There would
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be 25 x 1 and 2-bed dual aspect flats in Block A that would include living rooms and
bedrooms on the north-facing façade, with each living room having an inset balcony.
The ES demonstrates to officer’s satisfaction that appropriate internal noise levels
for sleeping would be achievable if windows are closed. TfL accepts that bus
technology is likely to improve over the next 5 to 10 years, with the use of quieter
hybrid and electric vehicles expected to lead to a reduction in bus generated noise.
The Applicant has confirmed that it is willing to include sliding acoustic screens to
all the proposed balconies on both this façade and the façade facing the station, to
enable occupiers to reduce noise levels on their amenity space if they so wish. This
is considered a pragmatic and sensible solution.
8.117

Following discussion with TfL, GLA and the applicant on this issue, officers
recommend that the following measures are secured by way of planning obligation
or condition. Firstly, that all future occupiers are informed of the existence of the
bus layover before they move in. Secondly, that approval of details of the proposed
acoustic insulation for windows/mechanical ventilation be required by condition.
Thirdly, that approval of details of the proposed sliding acoustic screens to
balconies be required by condition.

8.118

An assessment of the proposed fixed mechanical plant is also included in the ES.
The proposed scheme would be designated to accord with the Council’s
requirements for the prevention of noise creep from successive development in the
area. Officers recommend the imposition of the Council’s standard fixed plant noise
condition. It is also recommended that a condition ensure that party walls between
domestic and non-domestic uses are adequately constructed

8.119

Wind and Microclimate. Chapter 6 of the accompanying ES details that a Boundary
Wind Tunnel Assessment (BWTA) has been carried out to predict and analyse the
wind environment at the site, following development and identify required mitigation.
The wind conditions of the proposed square are predicted to be suitable for walking
and sitting. The assessment identifies that some balconies and terraces at upper
levels would be likely to experience Minor Adverse effects. Mitigation, in the form of
screens and hedges and canopies have been embedded within the detailed
proposals and with these in place the likely effects are predicted to be Indiscernible.
If the approved Retail Park scheme is built, then additional screens would be
required for balconies on all levels of the north-west corner of Block A. It is
recommended that these mitigation measures are secured by condition.

8.120

Accessible housing. With effect from 1 October 2015, the standards for wheelchair
accessible housing are covered by Part M of the Building Regulations and new
residential development is no longer required to meet the Lifetime Homes Criteria
at planning stage. However, this remains a matter to consider to ensure that a
scheme is capable of meeting this standard.

8.121

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

8.122

Core Strategy Policy 1 requires major schemes to provide 10% of all units and each
tenure type to be constructed as accessible. Development Management Policy 32
states that the Council will require new build housing to be designed to ensure that
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internal layout and external design features provides housing that is accessible to
all intended users.
8.123

The development has been designed to comply with Part M of the Building
Regulations and the accompanying Design and Assess Statement outlines how the
scheme has been designed to meet the required regulations both in terms of access
to and movement within the proposed buildings and in regard to the internal layout
of the proposed units. In accordance with policy, just over 10% of the proposed
residential units (25 one and two-bed units) would be capable of being fitted-out as
‘wheelchair accessible dwellings’ while all other units would be ‘accessible and
adaptable dwellings.’ Of the ‘wheelchair adaptable dwellings, 19 would be private
units, 5 would be Social Rent and 2 would be Shared Ownership.

8.124

Following comments from Lewisham Highways, two previously proposed
accessible car parking bays have been omitted from the proposed lay-by on
Thurston Road, meaning that this is a ‘car free’ scheme and there would be no
wheelchair accessible car parking spaces allocated for the ’wheelchair adaptable
dwellings.’ This is due to the desire to remove vehicles from the public square, but
also ensure that sufficient loading space for deliveries and servicing is provided on
site. The site is in an accessible location by public transport – with main line train
and DLR services having step-free access and is served by a large number of
accessible bus routes – meaning that the scheme could still realistically provide
homes for wheelchair users. All buses are also step free. Nevertheless, officers
recommend that a financial contribution is sought to fund a review of CPZ parking
controls and to identify potential opportunities for additional on-street accessible car
parking spaces in the Lewisham Town Centre. The Transport Assessment identifies
potential for up to 8 spaces along Thurston Road.

8.125

Overall, the proposed standards of accommodation including internal layout are
considered to be acceptable for the reasons set out above.

8.126

Communal Amenity Space. Standard 4 of the Housing SPG states that, where
communal open space is provided, it should be demonstrated that the space is:





8.127

safe
overlooked by surrounding development;
accessible disabled people including people who require level access and
wheelchair users; and
designed to take advantage of direct sunlight; has suitable management
arrangements in place.

The scheme would provide communal roof terraces, as set out in Table 8 below.
Table 8 – Roof top communal amenity space
Location

Approx. Area

Block A – Level 14

65sqm

Block A – Level 15

100sqm

Block B – Level 26

145sqm
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Block B – Level 28

65sqm

8.128

The proposed rooftop amenity spaces would be provided for all of the residents of
the respective blocks. The ES as revised assesses the likely wind/microclimate of
these spaces and recommends the inclusion of 2.4m high screens around these
terraces on Blocks A and B and the inclusion of 1.5m high hedges on the lower
terrace on Block B and 2m high wind canopies on top of the entrances to the Level
14 terrace on Block A and Level 26 terrace on Block B. It is recommended that
these are secured by planning condition. The ES Addendum also clarifies that the
likely noise environment of these terraces would meet the desirable maximum 50dB
noise standard for external spaces and that they would more than meet the
minimum sunlight (2 hours on at least 50% of the space on 21 March).

8.129

Officers recommend that a condition requires details of the proposed screens,
hedges and canopies and requires that the landscaping of the terraces is completed
prior to the occupation of any of the flats which they are intended to serve. It is also
recommended that a s106 Agreement secures access to terraces on Block A by
everyone living in the building, including occupiers of the proposed affordable
housing.

8.130

Play space: Table 8 below sets out the estimated child yield of the proposed
development, based on the GLA’s SPG play-space requirement calculator.
Table 9 – Estimated Child yield
Age Group

No. of Children

Percentage of total

Under 5

28

57

5- 11

13

26.5

12+

8

16.5

Total

49

100

8.131

The Mayor’s Shaping Neighbourhoods: Play and Informal Recreation SPG requires
10sqm of child play space to be provided per child for new developments, equating
to 400sqm. London Plan policy 3.6 (Children and young people’s play and
recreation) requires all necessary play-space to be provided on site where feasible.

8.132

Communal play space for children under 5's (which needs to be less than 100m
from the dwellings) would be provided on Level 2 (above Commercial Unit 04/the
potential station entrance and accessible to both proposed buildings) in the form of
external and internal play spaces. The external play space would be bounded by a
3m high glazed screen. This would amount to 367sqm which would provide for all
under 5 requirements and about 90% of the 5-11-year-old requirement. The Design
and Access Statement identifies Cornmill Gardens (within 200m), Ladywell Fields,
Brookmill Park and Broadwell Fields within 800-1000m and accessed by the
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Waterlink Way/National Cycle Route 21 as providing opportunities to make good
the shortfall of on-site play space.
8.133

The inability to provide all play space on site is not in itself a reason to refuse a
scheme and the Mayor’s London Plan: Shaping neighbourhoods: Play and informal
recreation SPD (2012) allows for off-site provision, including creation of new
facilities, improvements to existing provision and/or a financial contribution towards
this provision may be acceptable where it can be demonstrated that this would fully
satisfy the needs of the development whilst continuing to meet the needs of existing
residents.

8.134

Officers are satisfied that the site constraints and proposed layout (including the
provision of a public square) means that it is impractical to provide all of the
necessary play space on site. Officers consider that financial contributions for
improvements to the open spaces closest to the application site, being Cornmill
Gardens, Ladywell Fields and Hilly Fields are necessary as these facilities would
not be able to meet the needs of the development whilst continuing to meet those
of existing residents if the contribution is not secured. This financial contribution
would be directed towards improvements for the parks in light of the additional
demand created by the child yield of the scheme. It is recommended that £24,000
is to be secured in the S.106 which is to address the shortfall of play space to be
provided on site. Officers consider the play space provided by the development,
together with the financial sum, to be acceptable.

8.135

Fire Safety. The scheme would provide as a minimum, resident sprinkler protection,
firefighting facilities, including stairs/ lifts/ risers and emergency power supply,
insulation materials of limited combustibility and mechanical ventilation to common
corridors and stair lobbies. The fire safety measures are designed to ensure that
fire growth is significantly restricted and provides a safe means of escape. Access
for fire appliances as required by Part B5 of the Building Regulations Approved
Document and adequate water supplies for firefighting purposes would be provided.
Neighbour Amenity

8.136

DMLP Policy 32 (Housing design, layout and space standards) requires new
schemes to “provide a satisfactory level of privacy, outlook and natural lighting both
for its future residents and its neighbours.” The Council’s Residential Standards
(updated 2012) also require developments to be neighbourly and sets out relevant
guidance.

8.137

Construction Phase. The ES reports on an assessment of likely significant
environmental effects during the construction phase and identifies adverse effects
in relation to, amongst other things, traffic, noise and air quality. It is recommended
that these likely effects are mitigated by planning conditions that require the
implementation of approved Construction Environmental Management Plan and
Construction Logistics Plan (traffic) and limit the hours of working and traffic
movements and a planning obligation that requires the developer to participate in a
Lewisham Construction Forum to manage construction activities across the Town
Centre.

8.138

Daylight, Sunlight and Overshadowing. The ES Addendum submitted in support of
the application reports on an assessment based on Building Research
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Establishment (BRE) BR209 “Site Layout Planning for Daylight and Sunlight, A
Guide to Good Practice” (2011), which is the ‘industry standard’ guidance.
8.139

Daylight. The existing low-rise warehouse building that currently occupies the
application site provides a baseline condition which is not typical of a city location
nor reflective of recent development in the area, meaning that homes facing on to
the site experience unusually high levels of daylight and sunlight for their context.
The assessment in the ES Addendum was based on Vertical Sky Component
(VSC), with a VSC of 15% or at least 0.8 times its existing value taken as an
acceptable threshold and a range of VSC and Daylight Distribution criteria to
identify likely Negligible, Minor, Moderate and Major adverse effects. Negligible
effects re those where BRE guidance and numerical targets for daylight and
sunlight are met and a change in condition would be no more than 20% from the
existing. The Assessment also takes account of the likely cumulative effects of
adjoining Lewisham Retail Park scheme. Officers consider the methodology to be
acceptable and consistent with similar approach taken in relation to the Retail Park
ES.

8.140

A summary of the potential effects is set out below:

8.141



Renaissance West – of the 54 windows analysed, 83% would experience a
Negligible effect. The 9 windows that would experience a Moderate adverse
effect, generally do so due to the design of the Renaissance building itself.



Renaissance East – of the 187 windows analysed, over 61% would experience
a Negligible effect. The majority of the remaining windows would experience a
Minor effect (48) or a Moderate effect (21) all serve bedrooms for which daylight
is less important, as well as each room they help light being served by more
than one window. The 4 windows that would experience a Major adverse effect
do so because of their location behind existing recessed balconies.



Lewisham Gateway – of the 126 windows analysed, 64% would experience a
Negligible effect. In total, 23 windows would experience a Minor effect and 22 a
Moderate effect. All of those that would experience a Moderate effect have a
relatively low VSC in the baseline situation, demonstrating that the design of the
building itself restricts access to daylight.



Armoury Way – All 6 windows tested would meet the BRE Guidelines and would
experience a Negligible effect.

When the approved Retail Park scheme is taken in to account in relation to the
lower two floors of Renaissance West and East, the likely effects would increase as
follows:


Renaissance West – 10 windows that would experience a Negligible effect
would see their impact increase such that 5 of these windows would experience
a Minor effect and 5 windows would experience a Moderate effect.



Renaissance East – 47 windows would have increased effects such that 1
window would have a Minor effect, 37 would have a Moderate effect and 9 would
have a Major effect.
- 59 -

8.142

Taking account of the existing low-rise buildings on this and the Retail Park site, the
ES Addendum demonstrates that neighbouring residential properties would enjoy
an appropriate level of daylight for this town centre location and the predicted
negative impacts are acceptable.

8.143

Sunlight. The Applicant’s assessment was based on Annual Probable Sunlight
Hours (APSH) and Winter Probable Sunlight Hours (WPSH). The BRE guidance is
that living rooms should ideally receive at least 25% of APSH throughout the year
and 5% during winter months and that the difference between APSH is not less
than 0.8 times its former value. In total, 132 windows were tested in existing homes
in Lewisham Gateway and Armoury Road. All of these windows would experience
only a Negligible effect on sunlight during both the summer and winter months. The
impact is therefore not objectionable in this regard.

8.144

Wind/microclimate. The ES Addendum reports on an assessment of wind tunnel
testing of the proposed development, which considered the likely effects on wind
conditions in the surrounding area – including at locations on both sides of Loampit
Vale, Thurston Road, Lewisham Station forecourt and the proposed public square.
This found that surrounding streets would be suitable for pedestrians walking
through the area and visiting the proposed buildings and that the revised
landscaping proposals for the proposed public square would cause no material
change to the wind microclimate and the wind tunnel testing results.

8.145

Privacy, overlooking and Outlook. The Council’s Residential Standards (updated
2012) states that the acceptable distance between front elevations should normally
be determined by the character of road widths in the area. It adds that normally,
unless it can be demonstrated that privacy can be maintained through design, there
should be a minimum separation of 21 metres between directly facing habitable
room windows on main rear elevations (with a greater separation distance being
required for higher buildings – noting that this is a general rule that will be applied
flexibly.

8.146

London Plan Policy 3.5 (Quality and Design of Housing Developments) focuses on
standards in new development, with the Mayor of London’s Housing SPG (March
2016) noting that former commonly used minimum separation distances between
habitable rooms of 18 – 21m may be useful yardsticks, but advocates a more
flexible approach to managing privacy.

8.147

The proposed development faces existing homes in the Renaissance development
across Loampit Vale and the Lewisham Gateway development to the east. They
would also face the approved Retail Park development on the west side of Thurston
Road. Block B would be approximately 34m away from windows and communal
roof terrace in the Renaissance East development and approximately 62m away
from windows in the Lewisham Gateway development. Block A would be
approximately 20m away from windows in the approved Retail Park Building A.
Officers consider that the above proposed separation distances and detailed
arrangements are appropriate and should adequately safeguard the privacy of
occupiers of existing and approved neighbouring homes.

8.148

Noise and Disturbance. The site is in Lewisham Town centre, with heavily trafficked
roads on all sides. Proposed measures to control commercial unit opening hours,
noise break-out, ventilation equipment, service delivery times and noise from plant
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and machinery to safeguard the amenity of future residents of the proposed
development should ensure that noise and disturbance for existing neighbouring
residents would be acceptable.
Transport
General
8.149

The NPPF recognises that transport policies have an important role to play in
facilitating sustainable development but also in contributing to wider sustainability
and health objectives. All developments that generate significant amounts of
movement should be supported by a Transport Statement or Transport
Assessment. Plans and decisions should take account of whether the opportunities
for sustainable transport modes have been taken up and that (depending on the
nature and location of the site), safe and suitable access to the site can be achieved
for all people. It should be demonstrated that improvements could be undertaken
within the transport network that cost effectively limit the significant impacts of the
development. The NPPF clearly states that development should only be prevented
or refused on transport grounds where the residual cumulative impacts of
development are severe.

8.150

The NPPF includes as one of the 12 core land-use principles, to 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 para. 29 states that
the transport systems needs to be balanced in favour of sustainable transport
modes, giving people a real choice about how they travel. Guidance on the role and
preparation TAs and Travel Plans is provided in National Planning Practice
Guidance.

8.151

Policy 6.1 in the London Plan (Strategic Approach) sets out the Mayor’s strategic
approach to transport which aims to encourage the closer integration of transport
and development 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.

8.152

London Plan Policies 6.1 and 6.2 support the Bakerloo Line Extension (BLE), as
discussed further below.

8.153

London Plan Policy 6.13 and Tables 6.2 and 6.3 provide minimum cycle and
maximum car parking requirements should be used as a basis for assessment.
Parking levels are considered further below.

8.154

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. A network of high quality, connected and accessible walking and
cycling routes across the Borough will be maintained and improved.
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8.155

Policy LTC21 outlines the Council’s aim to improve sustainable transport access
within Lewisham Town Centre. Key development considerations include working
with a range of partners including Transport for London (TfL), Network Rail, public
transport providers, landowners, developers and other stakeholders to ensure that
improvements are secured and delivered to the frequency, quality, accessibility and
reliability of the town centre public transport network.

8.156

Paragraph 2(d) of Policy LTC4 outlines the Council’s aim to improve the pedestrian
environment in the Loampit Vale Policy Area (within which the application site sits)
by providing generous tree lined pavements of at least 6 to 8 metres in width to create
boulevards.

8.157

Existing public transport accessibility. The entirety of the application site is located
within 100 metres walking distance of Lewisham rail and DLR station and bus stops
adjacent to Lewisham Gateway. In view of the extensive public transport provision,
the site has a Public Transport Accessibility Level (PTAL) of 6b, the highest
achievable TfL accessibility rating.

8.158

Existing highway layout, bus layover and on-site car parking. As noted above, the
application scheme is bounded by Loampit Vale and Thurston Road. Loampit Vale
forms part of the A20 Red Route for which TfL is the highway authority. Stopping
is prohibited outside the application site between 7 a.m. and 7 p.m., Monday to
Saturday, although it is permitted outside these hours. TfL proposals to widen the
carriageway on Loampit Vale between the two rail bridges to permit implementation
of an eastbound bus lane have been considered in the design of the application
scheme.

8.159

Thurston Road is a one-way eastbound street east of Jerrard Street, forming part
of the A2210, for which the Council is the highway authority. One access point is
provided to the current site. The TfL bus layover area is immediately north of the
site, with in and out access points. There are two temporary taxi ranks on Thurston
Road (adjacent to the bus layover and adjacent to the site) and these are expected
to be relocated once Lewisham Gateway is completed. Loading is permitted on
remaining single yellow lines at any time and waiting is permitted outside the hours
of 8.00 a.m. to 6:30 p.m., Monday to Saturday. The southern end of the street is
controlled by single red lines which prohibit stopping between 7.00 a.m. and 7.00
p.m., with double red lines on the immediate approaches to Loampit Vale. The
Waterlink Way two-way cycle route occupies part of the western footway of
Thurston Road.

8.160

The junction of Jerrard Street with Thurston Road operates under give-way control.
The Council is concerned about the rudimentary quality of crossing facilities for
pedestrians and cyclists and the poor condition of the Worth Way pedestrian/cycle
route linking Thurston Road with Armoury Road. The application scheme proposes
to fund enhancements to both facilities, as discussed further below.

8.161

The current Carpetright store has 50 car parking spaces accessed from Thurston
Road. There is no dedicated cycle parking.

8.162

Bakerloo Line Extension. In autumn 2014 Transport for London (TfL) consulted on the
possibility of extending the Bakerloo Line from Elephant and Castle, through Southwark
and Lewisham towards Bromley and Hayes. In December 2015, TfL announced that
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their preferred option for the first phase of an extension is via Old Kent Road, New Cross
Gate and Lewisham – where it would initially terminate.
8.163

A further round of consultation was carried out between February and April 2017 in
regard to the location of underground stations, ventilation shafts and associated work
sites. The Mayor’s draft Transport Strategy (June 2017) includes Proposal 81 to extend
the Bakerloo Line as one of several schemes to increase tube capacity. The Strategy
identifies an extension being delivered between 2020 and 2030. However, it should be
noted that the proposed extension, which would likely cost in the region of £3bn, has
not been allocated funding and the route has not been formally safeguarded.

8.164

London Plan Policy 6.1 identifies a Bakerloo Line southern extension as one of the
major transport schemes the Mayor expects to work with all relevant partners to
progress and London Plan Policy 6.2 seeks to ensure that development proposals
provide adequate safeguarding for these schemes. Core Strategy Policy 14 makes
clear that the Council will work with TfL, Network Rail and other partners to ensure the
delivery of necessary infrastructure. The Council supports the proposed BLE, including
a second phase on to Catford Bridge, Bromley and Hayes.

8.165

Officers have held pre-application discussions with TfL/GLA/Network Rail and the
Applicants and owners of the adjoining Retail Park site to help ensure that the proposals
both safeguard sufficient land for a BLE and allow for the appropriate development of
the Carpetright and Retail Park sites. The existing TfL bus layover site, immediately to
the north of the application site, is identified as the location of a BLE station box and TfL
propose to build overrun tunnels beyond the box immediately underneath the site to
allow empty trains to be parked. The overrun tunnels would also enable a further
extension to the Bakerloo Line south in the future. The Applicant has prepared a
structural feasibility report to demonstrate that the proposed development could be
constructed without compromising the ability of TfL to deliver the proposed BLE. TfL is
generally satisfied that this is the case. However, further technical work and detailed
ground investigations are required to demonstrate that the Applicant’s proposed
foundation piling solution can accommodate the necessary alignment of BLE tunnels
and has asked that these details be reserved by condition. It is recommended that such
a condition, together with one that requires the approval of a general method
statement, is attached to any permission so as to safeguard the BLE. If the BLE
goes ahead, a major construction site would be located immediately to the north of
Block A and detailed arrangements would need to be made to mitigate construction
impacts should this scheme be approved and built and the BLE proceed.

8.166

As outlined above, the proposed development provides passive provision for a BLE
ticket hall and entrance in the form of the proposed double height commercial unit
No. 4 that has been located, shaped and sized to be fit for conversion to this
purpose. This would provide a well-located station entrance directly off of a new
public square. It is recommended that the potential for this unit to be used as an
entrance is secured by way of a planning obligation

8.167

Creation of boulevards. The application scheme responds to Policy LTC4 by setting
back the building line by at least 8 metres on the Loampit Vale frontage (to take account
of TfL’s bus lane proposals) and the Applicant proposes to treat the setback areas with
paving. In order to regularise the highway boundary on Loampit Vale, elements of
private land are to be dedicated as public highway and vice versa and adopted by
TfL. The recommended condition requiring the entering in to a s278 Highways
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Agreement will enable these arrangements to be agreed. It should be noted that
some of the balconies on Block B would overhang the footway (at about 9.7m above
ground level) and additional highway licences with TfL will be required.
8.168

Servicing. London Plan Policy 6.13 requires schemes to provide for the needs of
businesses and residents for delivery and servicing and London Plan Policy 6.14
states that development proposals should promote the uptake of Delivery and
Service Plans. Various options for servicing and reuse collection were considered
at the pre-application stage. Given the constraints of the site and the need to
safeguard the potential BLE, officers agree that the most appropriate strategy is to
service the site from Thurston Road via the proposed lay-by. The application is
supported by a Delivery and Servicing Plan, which sets out how the servicing of the
development and refuse collection would be effectively managed. Further
development of the plan can be secured by condition.

8.169

Car Parking. Core Strategy policy CS14 states that the car parking standards
contained within the London Plan will be used as a basis for assessment. Policy
6.13 supports car-free developments that provide for disabled people in locations
with high public transport accessibility, seeks to prevent excessive car parking
provision that may undermine cycling, walking and public transport use. In addition
to setting out maximum parking standards in Table 6.2, it requires that
developments must provide for the needs of disabled users. The site has a PTAL
of 6b (‘Excellent’), is immediately next to Lewisham Station and zero/low car parking
provision is acceptable in principle. The feasibility of providing a limited number of
accessible car parking spaces and servicing in a basement was explored during
pre-application discussions. However, the small size of the site, need to safeguard
the potential BLE and associated impact on viability meant that officers accepted
that this was not practically viable. The proposal is therefore ‘car free’. Given the
site’s location and accessible public transport offers in the form of Lewisham Station
(which offers step free access) and buses (also step free), officers consider this
provision to be acceptable for the proposed 25 wheelchair accessible units.
However, it is recommended that a planning obligation requires a study in to the
opportunities to increase the number of on-street accessible car parking spaces on
Thurston Road is explored further with the developer and TfL and that the developer
provides these where this is possible. Officers consider this approach to be
acceptable on what is a very constrained site.

8.170

Policy LTC20 requires (amongst other things) that existing public and shopper
parking is retained where appropriate and further provision to meet the needs of the
growing retail sector in the town centre will be sought to maintain the current ratio
of parking spaces to retail floorspace. The proposed commercial units would have
a very different format to the existing retail warehouse and do not require car
parking to accommodate successful retail/other uses. The loss of the existing car
parking space is therefore considered acceptable.

8.171

Car Capping. It is recommended that a planning obligation ensures that residential
occupiers of the scheme (with the exception of disabled drivers) would not be eligible
to apply for on-street parking permits. This restriction is common to major new
developments within the Borough within existing/potential controlled parking zones and
is considered appropriate in view of the high PTAL of the development and the need to
protect the amenity of existing residents who need to park on-street. The restriction is
also supported by TfL, as it would reduce traffic generated by the application scheme.
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8.172

Cycle parking. London Plan Policy 6.9 sets out to bring a significant increase in
cycling to at least 5% of modal share by 2026, supported by the implementation of
Cycle Superhighways and the central London cycle hire scheme and provision of
facilities for cyclists including secure cycle parking and on-site changing and shower
facilities for cyclists. The application scheme proposes 428 cycle parking spaces for
the residential elements, split into 422 long stay spaces and 6 short stay spaces within
internal cycle stores with bike lifts. The proposed number of long stay spaces exceeds
the minimum set out in the London Plan and incorporate TfL’s requirements for 5% of
cycle parking spaces to be designed to accommodate adaptable bikes. The proposed
scheme also includes 37 cycle parking spaces for the non-residential elements, split
into 5 long stay spaces within the proposed commercial units and 32 short stay spaces
within the surrounding public realm. The proposed number of spaces complies with the
minima set out in the London Plan.

8.173

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

8.174

Trip generation. The methodology for estimating the trip generation of the scheme
has been agreed with officers from the Council and from TfL. All-modes trip rates
for the retail and residential elements have been derived from the TRAVL database.
Retail mode shares have been taken from the Lewisham Retail Capacity Study
(2009) and further and residential mode shares have been taken from the 2011
Census. Three key time periods have been assessed – weekday AM Peak hour
(0800-0900), weekday PM Peak hour (1700-1800) and Saturday midday hour
(1200-1300). Officers and TfL are satisfied that the trip generation of the proposals
has been accurately represented.

8.175

The estimated net change in trips between the existing development in full
occupation and the proposed situation is summarised below with the impacts on
various modes summarised in the following paragraphs:
Table 10: Estimated Change in Trips
Mode
Car Driver
Car Passenger
Bus
Rail
DLR
Taxi
Walk
Cycle
Other
TOTAL

AM Peak Hour PM Peak Hour Saturday
midday
(0800-0900)
(1700-1800)
(1200-1300)
-3
-19
-35
+2
+2
+3
+29
+22
+31
+67
+49
+68
+28
+21
+29
+1
0
+1
+14
+11
+15
+6
+5
+6
+1
+1
+1
+145
+92
+119

- 65 -

8.176

Traffic impact. The development is generally anticipated to reduce vehicle trips on
the surrounding highway network. There is expected to be a small increase during
the weekday AM Peak Hour but this would be counterbalanced by more substantial
reductions during the weekday PM Peak Hour and the Saturday midday hour.

8.177

Public transport impact. Concerns have been raised by local people about
overcrowding on rail services at Lewisham station. The development is anticipated
to increase usage of public transport (rail, buses and DLR). Although public
transport loadings as a result of this development and unbuilt committed
developments would increase at peak times, officers consider that these could
generally be accommodated by the planned significant public transport
enhancements in Lewisham town centre (as discussed further below).

8.178

It is also anticipated that the opening of the Abbey Wood branch of the Elizabeth
Line (Crossrail 1) in 2019 will reduce loadings at Lewisham. This is because
passengers travelling between destinations east of and including Abbey Wood and
Central London will transfer from South-eastern trains to the Elizabeth Line at
Abbey Wood to take advantage of faster journey times. The proposed development
would help to fund the Elizabeth Line by way of a Mayor of London CIL contribution.

8.179

TfL has reviewed the current and planned capacity of the DLR network and this
indicates that the Lewisham branch between Bank and Stratford is now operating
over capacity, meaning that in some instances users are unable to board trains
during the morning peak. It also finds that additional demand from this and other
planned development would place further strain on the DLR network and extend
capacity constraints further south along the network during morning peak. To help
address this issue, TfL is proposing to buy additional rolling stock to help increase
frequencies of services and has requested that the Applicant makes a financial
contribution of £80,000 towards DLR capacity enhancements, this would be added
to other financial contributions from adjacent developments if approved. The
additional trains are due to come in to service in May 2022. It is recommended that
this is secured by way of a planning obligation. At TfL’s request, it is recommended
that a planning condition requires ‘before and after’ tests of DLR radio signal
strength and the provision of any necessary boosters.

8.180

The Council is also seeking to improve the environment at Lewisham station,
reduce congestion and potentially provide new western and northern accesses to
improve the station catchment. The Council is working with TfL, GLA, Network Rail
and South-Eastern Trains to identify a cost-effective programme of incremental
enhancements which take account of longer-term aspirations to extend the
Bakerloo Line through Lewisham town centre and to extend the London
Overground from New Cross to Lewisham station and potentially beyond. Network
Rail has requested a financial contribution of £400,000 towards the costs of internal
Lewisham Station improvement works to mitigate station congestion and it is
recommended that this is secured by way of a planning obligation. The Interchange
study will include options for additional access points into Lewisham Station such
as that in absence of BLE.

8.181

The Transport Assessment and ES report on the likely significant cumulative
impacts of unbuilt but committed developments in the town centre upon the public
transport network and finds these to be acceptable. Officers agree with this
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assessment, subject to securing the financial contributions requested by TfL and
Network Rail outlined above.
8.182

Travel planning. London Plan Policy 6.3 makes clear that impacts on transport
capacity and the network must be fully assessed and that, amongst other things,
workplace and residential travel plans should be provided in support of significant
applications. The application is supported by satisfactory interim separate
Residential and Commercial Travel Plans and it is recommended that the approval
and implementation of detailed travel plans is secured by condition.

8.183

The construction phase. London Plan Policy 6.3 makes clear that impacts on
transport capacity and the network must be fully assessed and that, amongst other
things, Construction Logistics Plans should be submitted to support strategic
development proposals.

8.184

Peak construction traffic is estimated as being circa 17 vehicles (34 vehicle
movements) visits to the site per day (13 HGVs and 4 LGVs/cars). Assuming a
10-hour working day, the peak traffic generation would equate to about 4 vehicle
movements per hour. The Transport Assessment also considers movements by
construction workers, estimating 60 workers on site in the peak period with 77%
expected to travel by public transport.

8.185

The ES notes that the expected increase in vehicles on the highway, particularly
larger vehicles and HGVs, may result in disturbance to other highway users and
cause safety concerns. Mitigation is identified as being a Construction Logistics
Plan (CLP) and the use of ‘Banksmen’ to ensure highway safety etc. and wheel
washing. A preliminary Construction Management Plan has been submitted in
support of the application and it is recommended that the implementation of an
updated Plan is secured by planning condition. It is also recommended that the
scope of a CEMP, to be secured by condition, includes the other identified
measures. With these in place, the ES identifies residual Minor Adverse effects.

8.186

There are a number of nearby strategic development proposals for Lewisham Town
Centre (including schemes for the Lewisham Retail Park, Lewisham Gateway and
Connington Road sites), with the potential for one or more schemes being on site
at the same time. Officers therefore recommend that a planning obligation requires
developers of this site to take part within a Lewisham Construction Forum, which
will seek to manage and coordinate construction impacts and activities across
Lewisham Town Centre.
Energy and Sustainability
Energy

8.187

London Plan Policies 5.1 (Climate change mitigation), 5.2 (Minimising carbon
dioxide emissions), 5.3 (Sustainable design & construction), 5.5 (Decentralised
Energy Networks), 5.6 (Decentralised energy in development proposals), 5.7
(Renewable energy), 5.8 (Innovative energy technologies) and 5.9 (Overheating
and cooling) requires developments to meet the highest standards of sustainable
design, including the conservation of energy and water; ensuring designs make the
most of natural systems and the conserving and enhancing the natural
environment.
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8.188

The London Plan approach is reflected in Core Strategy Policies 7 (Climate change
and adapting to the effects) and 8 (Sustainable design and construction and energy
efficiency) which states that the Council will explore opportunities to improve the
energy standards and other sustainability aspects involved in new developments
and that it 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 meet at least 20% of the total energy demand through on-site
renewable energy.

8.189

Core Strategy Policy 8 also requires compliance with Code for Sustainable Homes
(CfSH) Level 6 from April 2016 and that non-residential development will be
required to achieve a minimum of Building Research Establishment Environmental
Assessment Method ‘Excellent’ standard, or any future national equivalent. DMLP
Policy 22 (Sustainable design and construction) gives further guidance on energy
efficiency. However, the CfSH was withdrawn in March 2015, although the
Ministerial Statement makes clear that LPAs may continue to apply requirements
relating to energy.

8.190

Policy LTC4 (Loampit Vale Policy Area) states that buildings must incorporate
communal heating and cooling systems and facilitate the Policy Area becoming a
decentralised energy hub, in accordance with Policy LTC24. Policy LTC24 (Carbon
dioxide emissions) calls for all major developments to incorporate communal
heating and sets out detailed guidance on energy centre location and energy
networks. It also highlights the potential for the Loampit Policy Area to support a
cluster of decentralised energy.

8.191

The Energy and Sustainability Assessment submitted in support of the application
addresses the proposals in relation to the energy hierarchy of ‘be lean’ (use less
energy), ‘be clean’ (supply energy efficiently) and ‘be green’ (use renewable
energy). It also sets out an assessment of proposed measures to reduce the risk of
overheating and reduce reliance on air conditioning.

8.192

Be Lean. The Applicant’s Assessment identifies the incorporation of a number of
passive design measures. These include the provision of a Communal Heating and
Cooling system for all of the proposed commercial units, high standards of thermal
envelope and air tightness, improved thermal bridging standards, the use of
Mechanical Ventilation with Heat Recovery (MVHR) (which will recycle heat from
dwellings as fresh air is brought in) and energy efficient lighting. These measures
would deliver about 8.6% carbon dioxide emission savings compared to the 2013
Regulations.

8.193

Be Clean. London Plan Policy 5.6 requires major proposals to select energy
systems in accordance with the following hierarchy - Connection to: 1. Existing
heating or cooling networks; 2 Site-wide CHP Network; and 3. Communal heating
and cooling.

8.194

Be Green. The Applicant’s report explains that a number of alternative renewable
energy technologies were considered before settling on the use of Solar
Photovoltaics (PV). The proposals incorporate ne PV array on part of the roof of
Block A and two PV arrays on parts of the roof on Block B (a total of 78sqm). The
PV arrays would set above areas of proposed biodiverse roof and behind parapets.
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They would deliver about 3% carbon dioxide emission savings compared to the
2013 Regulations.
8.195

The lean, clean and green measures together would deliver about 39% carbon
savings compared to the 2013 Regulations. This meets the requirements of London
Plan Policy 5.2 and Core Strategy Policy 8. It is recommended that the delivery of
these on-site measures and the achievement of the identified carbon savings is
secured by way of a planning obligation.

8.196

This application was received after the London Plan ‘zero carbon’ policy came in to
force on 1st October 2016. The Applicant proposes a financial contribution of
£443,040 as a carbon reduction payment calculated at £104 per tonne to off-set the
shortfall of 142 tonnes per year (for 30 years). This contribution would be paid into
the Council’s carbon offset fund which would be used to reduce carbon emissions
and improve sustainability across the borough. Officers and the GLA gave robustly
interrogated the Applicant’s Energy and Sustainability Assessment and consider
that given the constraints of the site and the slender forms of the proposed
buildings, the proposed on-site savings and off-site financial contribution are
acceptable.

8.197

Connection to District Heating Network. The Applicant’s Energy and Sustainability
Assessment outlines an investigation of potential connections to existing heat
networks, principally the existing Renaissance Energy Network which is operated
by E.on and currently provides heat for Renaissance and Thurston Point. The
energy centre has insufficient capacity at present, but the Applicant identifies
conditions which may allow for connection in the future. Given this, the Applicant is
proposing that, in accordance with Policy LTC24, a potential connection is
safeguarded by (a) allowing for an ‘expansion zone’ to allow for a heat network
connection with consumer substation (b) locating the energy centre for the site near
to Loampit Vale – with an access route along the site boundary being safeguarded.
Officers consider that this is reasonable and recommend that this approach is
secured by planning obligation.

8.198

The Applicant has also investigated the potential to connect to a future development
on the Carpetright site, but concluded that this was not acceptable due to risks
associated with the potential BLE, flood risk and resilience, TfL Red Route
constraints and uncertainties over timing. Officers accept this position.

8.199

The proposed site-wide energy system (with potential to connect to the
Renaissance energy network) would comprise a CHP engine and boilers and
provide space heating and domestic hot water for all of the proposed homes and
non-residential units and would deliver about 27% carbon dioxide emission savings
compared to the 2013 Regulations

8.200

Overheating and cooling. London Plan 5.9 sets out a hierarchy of measures
including minimising internal heat generation, reducing solar gain in summer
months, using thermal mass to manage heat within buildings, natural ventilation
and mechanical ventilation. The proposals incorporate measures, prioritising
higher-order ones, including shading from balconies and appropriate glazing (gvalue) specification, openable windows and Mechanical Ventilation Recovery
System. The Applicant’s Assessment identifies a number of south-facing flats in
Block A and a number of west-facing flats in Block B which would be at risk of
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overheating in late afternoons and recommends that the lower glazing panel of
south and west facing windows incorporate fritting to reduce solar gain. It is
recommended that this is secured by condition.
Environmental sustainability
8.201

Environmental sustainability is a cross-cutting theme that is also considered under
a number of other headings in this report, including Layout Scale and Design,
Transport and Standard of Residential Accommodation.

8.202

London Plan Policy 5.3 (Sustainable Design and Construction) and Core Strategy
Policies 7 and 8 advocate the need for sustainable development. Policy LTC25
(Adapting to climate change) also calls for all developments to adapt to the potential
of climate change and incorporate appropriate measures (including living roofs and
walls, water saving measures, SUDS, planning etc.). The Mayor’s Sustainable
Design and Construction SPG (April 2014) sets out targets and provides guidance
as to how to achieve those targets as efficiently as possible.

8.203

As outlined above in relation to Energy, the Government has withdrawn the CfSH
and Core Strategy 8’s requirement that new homes meet Level 6 from April 2016
cannot be secured. However, the Ministerial Statement withdrawing the CfSH
makes clear that LPAs may continue to apply requirements relating to water
efficiency. As such, Officers recommend that a planning condition secures
compliance with the standard set out in the Mayor’s SPG of 105 litres per person
per day – which is equivalent to the former CfSH Level 4.

8.204

However, Core Strategy 8’s requirement that non-residential development should
achieve a minimum of BREEAM ‘Excellent’ standard or any future national
equivalent still stands. The Applicant’s Energy and Sustainability Assessment
includes a BREEAM pre-assessment for a non-specific non-residential building
type, using BREEAM 2014 New Construction, Shell and Core. This indicates that
the proposed development is on target to achieve an ‘Excellent’ Shell and Core
rating. The Applicant has signalled a commitment to meeting this and it is
recommended that this is secured by way of a planning condition.

8.205

The Applicant’s Assessment also sets out a cross-check against each of the other
standards in the Mayor of London’s Sustainable Design and Construction SPG.
This is a helpful systematic way of considering environmental sustainability issues
and demonstrates a high level of compliance with standards. This would be secured
by the range of recommended planning conditions and obligations.

8.206

Drainage. London Plan Policy 5.13 requires development to utilise SUDS, unless
there are practical reasons for not doing so. The supporting text to the policy
recognises the contribution ‘green’ roofs can make to SUDS. The hierarchy within
Policy 5.11 of the London Plan confirms that development proposals should include
‘green’ roofs and that Boroughs may wish to develop their own green roof policies.
To this end, Core Strategy Policy 7 specifies a preference for Living Roofs (which
includes bio-diverse roofs) which in effect, comprise deeper substrates and a more
diverse range of planting than plug-planted sedum roofs, providing greater
opportunity for bio-diversity.
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8.207

The existing development is served by a connection to a combined Thames Water
sewer in Loampit Vale. The Applicant’s Drainage Strategy is based on a water
discharge rate of 5.1l/s. To achieve this, the surface water discharge rate would be
attenuated by the use of SuDS measures. Set out below is a summary of what
measures would and would not be included as part of the proposals, based on the
SuDS hierarchy set out in London Plan Policy 5.13:






Rainwater Harvesting – No, the above ground drainage design has not been
developed
Ground infiltration systems – No - given the constraints of the site;
Ponds and open water features - No - given the constraints of the site;
Living Roofs – No – whilst there is some limited opportunity for bio-diverse roofs
(below the proposed PV arrays on parts of the roof of both buildings) these do
not form part of the drainage strategy; and
Attenuation tanks – Yes – a layer of geocellular storage cells are proposed
below the proposed public square (approx. 170 cubic metres), combined with a
flow restriction device to limit the rate of surface water discharge.

8.208

The proposed attenuated surface water and peak foul water discharge rate has
been calculated to be 23.99 l/s, giving a total proposed combined discharge rate of
18.6 l/s, which would represent a significant reduction from the existing rate of
76.6l/s. Thames Water have confirmed that they have no objections to the
proposals.

8.209

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

8.210

The NPPF (Para. 99) states that developments in areas at risk of flooding should
employ measures to mitigate flooding without displacing the risk of flooding
elsewhere. The Government’s Technical Guidance: Flood Risk and Coastal
Change (2014) requires the mitigation of the potential impacts of flooding through
design and flood resilient and resistant construction. Buildings should also be
designed to accommodate a safe exit for less able-bodied residents/users.

8.211

London Plan Policy 5.12 (Flood Risk Management) requires the mitigation of
flooding, or in the case of managed flooding, the stability of buildings, the protection
of essential utilities and the quick recovery from flooding. Core Strategy Policy 10:
(Managing and reducing the risk of flooding) requires developments to result in a
positive reduction in flooding to the Borough.

8.212

The site is approximately 100m to the west of the Ravensbourne River and the
entire site is within Flood Zone 3a (High risk) of flooding. In December 2017, the
Environment Agency raised concerns that the originally submitted Flood Risk
Assessment (FRA) did not outline level-for-level flood storage compensation to
compensate for a larger building footprint on the site and the proposed ground floor
commercial space was below the design flood level and there was no safe place of
refuge proposed. The EA also queried the level of protection for the proposed
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electricity sub-station. Following discussion, the Applicant has submitted a revised
FRA and revisions to the proposed scheme.
8.213

The revised FRA takes account of detailed fluvial modelling of the Ravensbourne
and these have been used to inform the following necessary mitigation measures –
which are recommended to be secured by planning condition and obligation:


Flood compensation storage – the central part of the proposed public square
has been lowered by between 100 and 450mm to ensure that there is no net
loss from the site of floodplain storage. Following further comments from the EA,
the proposed scheme has been further revised to accommodate a floodable
underfloor void of about 330mm in height and associated maintenance area
under parts of Block A to mitigate flood risk. It is recommended that the details
of this space and the management and maintenance arrangements to ensure
that the void is effective for the lifetime of the building is secured by a planning
obligation.



Commercial units – inclusion of internal staircases between the ground and first
floors to provide a safe place of refuge above the 7. 13m AOD design flood level
(1% Annual Exceedance Probability plus 35% climate change allowance and no
freeboard);



Residential units – all residential accommodation is proposed to be located on
the second floor or higher, significantly above the 7.13m AOD design flood level
(1% Annual Exceedance Probability plus 35% climate change allowance and no
freeboard);



Sub-station and Energy Centre – Following comments by the EA, a compound
bund wall set to a top elevation of 7.44 m AOD would surround the proposed
substation and energy centre (300mm above the design flood level). It is
recommended that this is secured by condition.

8.214

With the proposed Foul and Surface Water Drainage Strategy in place, the
Applicant’s FRA finds that the risk of flooding from surface water and the surcharge
of combined sewers would be low. The risk of flooding from the failure of the nearby
Weigall Road Flood Storage Area is also considered to be low. The proposed
development does not contain any below ground accommodation such as
basement car parking or storage and there is no risk of flooding from high ground
water levels.

8.215

The proposed housing, sub-station and energy centre are classified as ‘More
Vulnerable’ and ‘Essential Infrastructure’ for the purposes of flood risk and, to be
acceptable, such uses in Flood Zone 3a need to pass the Exception Test. This is a
tool used to demonstrate that the flood risk to people and property is managed,
allowing necessary development to proceed where suitable sites with a lower risk
of flooding are not available. The Applicant’s FRA concludes that, subject to the
adoption of the proposed mitigation measures, the risk of flooding to the proposed
development from all sources (tidal, fluvial, surface water, and ground water) is low
and that the risk of flooding would not increase elsewhere. It goes on to state that
the inclusion of the proposed energy centre would provide wider sustainability
benefits that outweigh flood risk ad that the Exception Test has been satisfied.
Officers agree with this conclusion.
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8.216

The acceptability of flood emergency response procedures rest with the Council.
The proposed development would be surrounded by flood water during a major
flood event and there would not be a safe means of access to or from a dry area
outside of the floodplain (contrary to the advice in the Council’s Strategic Flood Risk
Assessment). Instead, residents would be expected to stay in their homes and use
these as a safe place of refuge until water in surrounding streets subside. The
Council has accepted reliance on a safe refuge before, including for the recently
approved Lewisham Retail Park scheme (DC/16/097629), the Sherwood Court
development, also on Thurston Road (DC/15/093176 and DC/12/80762) and this is
considered an appropriate approach here, subject to a planning obligation that
requires the approval of a site-specific flood risk management plan.

8.217

The Applicant’s ES identifies potential risks during the demolition and construction
phase of increasing sediment loads (from dust and debris) and clogging of drains
and spills of hydrocarbons and oils in to the drainage system which could adversely
affect the Ravensbourne River and/or drainage infrastructure. However, subject to
appropriate measures being implemented via a Construction Environmental
Management Plan (CEMP) the likely significant effects are identified as
Indiscernible. It is recommended that the implementation of an approved CEMP is
secured by planning condition.

8.218

The local geology is a mix of gravels and chalk, with ‘made ground’ to varying
thickness. The site is within a Source Protection Zone, which protects the underlying
aquifer.
Ecology

8.219

London Plan Policy 7.19 (Biodiversity and access to nature) makes clear that
development proposals should wherever possible make a positive contribution to
the protection, enhancement and creation and management of biodiversity. Core
Strategy Policy 12 recognises the importance of the natural environment and the
Council’s need to conserve nature and promotes living roofs. Policy DMLP 24
requires all new development to take full account of appropriate Lewisham and
London Biodiversity Action plans and guidance and minimise potential adverse
impacts.

8.220

The existing site provides a very hard environment with very little by way of trees or
other planting (with just 4 individual trees located along the Loampit Vale frontage)
with negligible ecological value. The Applicant’s submitted Ecology Survey sets out
the findings of an extended Phase 1 habitat survey of the site (including bats) and
assesses the quality of the adjoining St John’s Station Site of Importance for Nature
Conservation. The survey found a small area of Japanese knotweed and notes that
building has the potential to support roosting bats. It goes on to recommend the
following mitigation measures:





Suitable fencing along the eastern boundary and other measures to safeguard
the adjoining SINC during construction;
Removal of Japanese knotweed;
Checking for nests if the building is to be demolished and/or trees to be felled
during the bird breeding season (March to end August);
Further bat survey to check for maternity roosts; and
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Ecological enhancements (at least two bat boxes and two bird boxes on the
building(s), creation of an invertebrate logger or at least two insect boxes and
the planting of at least five native trees).

8.221

The proposed scheme includes the provision of 7 trees in the proposed Loampit
Square (a net gain of three), including native species, and approx. 285sqm of biodiverse roofs, incorporating the proposed photovoltaic arrays.

8.222

It is recommended that planning conditions secure a Construction Environmental
Management Plan (CEMP and the approval and implementation of a Habitat
Creation Management Plan (HCMP) to ensure that the above mitigation measures
and potential enhancements are realised. It is also recommended that a condition
secures the approval of details and delivery of the proposed bio-diverse roofs.
Waste

8.223

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

8.224

The Applicant’s Delivery and Servicing Management Plan includes an Operational
Waste Management Strategy. It is estimated that the development would generate
around 40,000 litres of residential waste and 4,000 litres of commercial waste a
week For the proposed housing, an intermediate waste store is proposed for each
block and residents would be responsible for transferring their waste and recycling
to these stores. The proposed commercial units would have dedicated space for
segregation and storage of waste. On a daily basis (or as required) the proposed
facilities management team would transfer waste to separate residential and
commercial collection stores in Block A – close to the proposed Thurston Road
layby where it would be picked up by refuse lorries. Transferring waste across the
proposed public square is expected to take place outside of busy periods.

8.225

The Applicant has submitted a Site Waste Management Plan (SWMP) to support
its planning application. This sets out to (a) document the initial waste reduction
recommendations made and incorporated within the proposed development and to
provide information on how waste management ideas will be implemented
throughout the project and (b) enable the waste management recommendations in
the report to be incorporated into a site-specific plan to be developed by the
principal contractor (with responsibility for developing the SWMP falling on the
principal contractor, once appointed).

8.226

The SWMP outlines the potential waste and associated cost reductions through
good waste management and design mitigation actions as well as the Applicant’s
commitments to minimise waste, manage waste efficiently and divert waste from
landfill. It includes the target of 90% diversion from landfill for demolition waste and
95% diversion for construction waste. It is recommended that general compliance
with the submitted SWMP is secured by way of a planning condition.
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9.0

Environmental Impact Assessment
Introduction

9.1

The position regarding the need for and scope of EIA of the proposals is set out in
Section 5 of this report. This Section reviews the various topics covered by the
submitted ES and ES Addendum. The key findings of the ES as revised are referred
to in earlier sections where necessary and have been used as an integral part of
considering the acceptability of the proposed development. This section sets out,
in one place, a summary of the findings of the ES as revised and proposed further
mitigation (over and above deigned-in mitigation that is embedded in the
proposals). Overall, officers generally agree with the findings of the ES as revised,
unless otherwise stated, and have recommended the use of planning conditions or
obligations to secure the identified supplementary mitigation and other measures
that they consider necessary.
Non-Technical Summary (NTS)

9.2

As required by the Regulations, the ES is accompanied by a Non-Technical
Summary (NTS). This provides a brief introduction to the proposals advises on
discounted alternative development approaches and summarises the likely level of
significant effects and the means of mitigation.
Environmental Statement (ES)

9.3

The sections below set out how the ES as revised has addressed the likely
significant environmental effects of the proposed development, what the impacts
are and proposed mitigation. It also sets out the Council’s conclusions regarding
impacts and proposed mitigation measures and identifies the mechanisms by which
mitigation would be secured. The headings correspond to the relevant chapters of
the ES.
Development Description

9.4

Chapter 2 summarises the key aspects of the proposed development, which have
been discussed at length in earlier sections of this report. It also identifies key
demolition and construction activities and identifies a construction programme and
sequencing that was assumed for EIA purposes. This is set out in Table 10 below.
Table 11: Assumed Phasing for EIA Purposes
Date

Action

Duration

Mid-2018

Demolition and clearance

6-8 weeks

Late 2018

Construction

24-30 months

Mid-2021

Completion

Operational from this point onwards

Alternatives and design evolution
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9.5

Chapter 3 of the ES reports on an assessment of a ‘do nothing’ option and
concludes that, in the context of recent development and emerging proposals, if the
site was not developed its contribution to policy objectives set out in the Lewisham
Town Centre Local Plan (LTCLP) would be limited. Alternative sites were not
considered as the site is identified for development in the LTCLP. The chapter goes
on to summarise design evolution and the alternative massing, development mix
and landscape and public realm options that were considered before arriving at the
application scheme.
Assessment Methodology

9.6

Chapter 4 of the ES outlines the methodology adopted, including temporal and
spatial scope, assessment of effects (including determining significance) and
cumulative and interactive effects. For the latter, following consultation with officers,
the assessment took account of 19 committed developments, including Lewisham
Gateway and the now approved Retail Park schemes.
Townscape and visual impact

9.7

Chapter 5 of the ES outlines an assessment of townscape and visual impact.
Following the Council’s Scoping Opinion, this assessment includes above ground
heritage assets. The assessment is based on the principles set out in the third
(2013) edition of ‘Guidelines for Landscape and Visual Impact Assessment’,
produced by the Landscape Institute with the Institute of Environmental
Management and Assessment. It assesses the likely effects of the proposed
development using Accurate Visual Representations on the townscape from 27
close range and long-distance viewpoints (agreed with officers), character areas,
conservation areas, listed and locally listed buildings.

9.8

Construction. The assessment finds that, with site hoardings in place to provide
some mitigation, cranes and other machinery associated with construction works
would contribute to a temporary Minor to Moderate Adverse effect on views,
townscape character areas and built heritage assets.

9.9

Operation. The assessment concludes that the appearance of the proposed
development would contribute positively to views and townscape character, with a
mixture of Neutral and Minor to Moderate Beneficial effects, depending on the
location. In relation to built heritage assets, the assessment found the effects to be
Minor to Moderate Neutral.

9.10

Cumulative. The assessment identifies similar temporary Moderate Adverse effects
during the construction phase. The introduction of the committed schemes does not
result in different effects in relation to the identified views or character areas. In
respect of heritage assets, the Assessment finds that the proposed Lewisham
Gateway scheme would reduce substantially the visibility of the Listed Church of
St. Stephen, the St. Stephen’s Conservation Area and Belmont Conservation Area
and the locally listed Nos. 17-31 Lewisham High Street. As a result, the effect of the
proposed development on these assets would be reduced to ‘Negligible to Minor’,
‘Minor’ and ‘Negligible’ respectively.
Wind microclimate
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9.11

Chapter 6 of the ES and its Addendum outlines an assessment of issues relating to
wind microclimate. Following the Council’s Scoping Opinion, this is based on a
Boundary Wind Tunnel Assessment (BWTA) and assesses 67 locations on and
surrounding the site at ground level (including pavement/building entrance areas
on both sides of Loampit Vale, and Thurston Road and Lewisham Station forecourt)
and a large number of locations within the proposed scheme itself. It adopts the
industry-standard Lawson pedestrian comfort criteria for different activities
(including long-term sitting, standing or short-term sitting, walking or strolling and
business walking) and tests the wind conditions at locations in relation to their
intended use.

9.12

Construction. The assessment notes that there is the potential for construction
activities to change the local wind environment, but that, in general, pedestrian
expectations are such that any adverse conditions are accepted as temporary
environmental effects and with standard site hoardings in place the effects are likely
to be Indiscernible.

9.13

Operation. The site is sheltered by the surrounding buildings to the south and the
proposed design and orientation of development helps to reduce the effects at
ground level by reducing facade downwash and wind acceleration. The assessment
finds that the adjoining streets would be suitable for their intended activity (leisure
strolling) and that entrance areas would be suitable for standing/sitting. The likely
effects for the surrounding area are assessed as Indiscernible. The proposed
development itself is expected to produce localised areas of increased wind speed
– but following the inclusion of mitigation to balcony/terrace areas (including the use
of screens, hedges and canopies), these areas are also assessed as being suitable
for their intended use (long-term sitting). These mitigation measures have been
embedded within the proposed design and the resultant residual effects are
assessed as Indiscernible. The proposed mitigation measures, including approval
of details, is recommended to be secured by way of a planning condition.

9.14

Cumulative. The approved Lewisham Gateway and Retail Park schemes were
incorporated in to the wind tunnel model and tested. The approved Retail Park
scheme is identified as being likely to have an adverse impact on balconies on the
north-west elevation of Block A, but that the inclusion of a screen around the
proposed balconies would mitigate this. The Assessment also found that the
development of Nos. 87-89 and other developments to the south west of the site
may lessen likely wind effects. In all other locations, the likely effects of the
proposed development in combination with other developments were found to be
negligible, making no difference to the tolerability of different activities on and
around the site.
Daylight, Sunlight and Overshadowing

9.15

Chapter 7 of the ES and its Addendum outlines an assessment of issues relating to
daylight and sunlight, including existing nearby buildings and proposed buildings.
The assessment was based on Building Research Establishment (BRE) BR209
“Site Layout Planning for Daylight and Sunlight, A Guide to Good Practice” (2011).
The threshold of acceptability adopted for Vertical Sky Component (VSC) was a
VSC of 15% or at least 0.8 times its existing value. The threshold for Annual
Probable Sunlight Hours (APSH) and Winter Probable Sunlight Hours (WPSH) was
that living rooms should ideally receive at least 25% of APSH throughout the year
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and 5% during winter months and that the difference between APSH is not less
than 0.8 times its former value. For garden or amenity space, BRE guidance
recommends that to appear adequately sunlit throughout the year, at least 50% of
the space should receive at least two hours of sunlight on 21 March.
9.16

The ES notes that existing low-rise buildings that currently occupy the site provide
a baseline condition which is neither typical of a city location nor reflective of recent
development in the area, meaning that homes facing on to the site experience
unusually high levels of daylight and sunlight for their context. In such
circumstances, the BRE guidance allows for alternative targets to be met, including
the use of a hypothetical ‘mirror image’ building set an equal distance apart from a
boundary as a basis of establishing alternative target values. The assessment in
the ES takes account of this.

9.17

Construction. Some negligible short-term effects are likely

9.18

Operation and Cumulative. The findings of the ES Addendum are discussed in
detail in in Section 8 of this report, both in respect of the proposals themselves and
likely effects on neighbouring properties. In summary, 90% of the tested windows
in the proposed development itself would suffer a Negligible effect in terms of
daylight and 53% of tested windows would achieve the BRE guidelines for sunlight
– with all proposed spaces (public square and communal terraces) meeting the
BRE Guidelines. The Assessment identifies a number of adverse effects on nearby
homes in the Renaissance development and Lewisham Gateway, including a
number of Moderate and Major adverse effects and these are set out in detail in
Section 8.
Transport

9.19

Chapter 8 of the ES draws on the findings of the Transport Assessment (TA). It
takes account of relevant guidance in the IEMA Guidance for Environmental
Assessment of Road Traffic and identifies suitable criteria for assessing the
magnitude of likely significant effects in relation to Severance/Driver Delay,
Pedestrian and Cyclists Amenity, Local Bus Capacity and DLR/National Rail
Capacity. The future baseline years are 2020 for construction and 2022 for
operation.

9.20

Construction. Peak construction traffic is estimated as being circa 17 vehicles (34
vehicle movements) visits to the site per day (75% HGVs, 25% LGVs and cars).
Assuming a 10-hour working day, the peak construction traffic generation would
equate to approximately 4 vehicle movements an hour. The ES also considers
movements by construction workers, estimating 60 workers on site in the peak
period.

9.21

The ES notes that the expected increase in vehicles on the highway, particularly
larger vehicles and HGVs, may result in disturbance to other highway users and
cause safety concerns. Mitigation is identified as being a Construction Logistics
Plan (CLP) and the use of ‘Banksmen’ to ensure highway safety etc. and wheel
washing. A CLP has been submitted in support of the application and it is
recommended that its implementation is secured by planning condition. It is also
recommended that the scope of a CEMP, to be secured by condition, includes the
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other identified measures. With these in place, the ES identifies residual Minor
Adverse effects.
9.22

Operation. The proposed development incorporates designed-in mitigation in the
form of no on-site car parking and generous cycle parking and proposed Travel
Plans submitted in support of the application. The ES summarises the likely net
effect on the number of car trips (-3 Week day AM Peak, - 19 Weekday PM Peak
and -35 Saturday 1200-1300). It also identifies the likely net effect on other modes
– identifying increases in other modes (bus, rail, DLR, taxi, walking and cycling) of
+145 (Weekday AM Peak), +92 (Weekday PK Peak) and +119 (Saturday 1200 –
1300).

9.23

The ES demonstrates that the proposed development is predicted to reduce the
level of car traffic generated to the site when compared with the current Carpetright
store use. As such, the ES identifies an Indiscernible Beneficial effect on the
operation of the local highway network and Minor Beneficial effects on public realm
and cyclists/pedestrian amenity. The development would increase the number of
journeys taken on public transport in the local area, with the ES noting that this
would represent a minor percentage of the overall local public transport demand
and that any environmental effects would be Indiscernible. As such, the ES does
not identify the need for supplementary mitigation (over and above CIL payments).

9.24

Cumulative Effects. Given that peak hour vehicle flows are predicted to decrease,
the ES focuses on likely operational cumulative effects on public transport. Based
on the above assessment of likely cumulative effects, the ES identifies an
Indiscernible Adverse effect.
Noise & Vibration

9.25

Chapter 9 of the ES outlines an assessment of issues relating to noise and vibration.
Baseline noise monitoring were carried out at three locations (corner of Jerrard
Street/Thurston Road, corner of Thurston Road/Loampit Vale and corner of Jerrard
Street/Loampit Vale) at both the busiest (07.00–09.30 and 05.30-07.00) and
quietest (10.00-12.00 and 02.30-0430) times. Reference is also made to a previous
vibration assessment (2015) submitted in support of an application for development
at Sherwood Court (on Thurston Road). Noise predications were based on British
Standards, World Health Organisation and North American standards using the
baseline noise survey results and existing and predicted future traffic flows.

9.26

Construction. Subject to the implementation of an appropriate Noise and Vibration
Management Plan and Traffic Management Plan to be part of a Construction
Environmental Management Plan (CEMP) (to be secured by planning condition),
the ES identifies Moderate Adverse noise and vibration effects at properties in
homes in the nearby Renaissance developments.

9.27

Operation. With appropriate mitigation in place to control noise emissions from
fixed mechanical plant and equipment to be 5 decibels (dB) below the background
noise level, the effects on people living in homes in the nearby Renaissance,
Thurston Point and Sherwood Court developments are predicted to be
Indiscernible. A planning condition is recommended to secure this mitigation. Traffic
noise generated by the development is predicted to have an Indiscernible effect.
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The ES also assesses the suitability of the site for housing, including internal noise
conditions and the noise environment of outdoor recreation spaces
9.28

Cumulative. The adjoining Retail Park site is identified as having the greatest
potential cumulative effect during construction. The ES concludes that if the
construction of both sites happened at the same time, the impact of people living in
homes in the nearby Renaissance, Thurston Road and Sherwood Court
developments would be larger than only for one of the developments – resulting in
either a larger impact over a defined period or a similar level of impact but over a
longer period. However, if mitigation measures to avoid cumulative effects are
applied during the development of the Retail Park site, the significance should not
be altered (i.e. Moderate Adverse) – with some short-term Major Adverse effects
due to piling.
Air Quality

9.29

Chapter 10 of the ES draws on the findings of the Transport Assessment and
assesses likely effects during the construction and operational phases (traffic and
energy centre emissions) by use of the industry standard ADMS-Roads model. It
also includes the findings of an Air Quality Neutral Assessment – with all air quality
neutral benchmarks being met.

9.30

Construction. Subject to the implementation of an appropriate Construction
Environmental Management Plan (CEMP) (to be secured by planning condition),
the ES identifies Negligible/Minor Adverse effects from dust and pollutant
concentrations from activities and traffic during the construction phase.

9.31

Operation. The findings take account of the designed-in mitigation that is outlined
in Section 8 of this report and energy centre stack/emissions. The ES concludes
that there would be Negligible effects in relation to energy centre emissions and all
proposed future receptors are predicted to meet relevant air quality objectives.

9.32

Cumulative Effects. The ES identifies a Minor Adverse residual cumulative effect
during the construction phase in relation to dust and emissions associated with
other nearby construction sites.
Ground Contamination

9.33

Chapter 11 of the ES outlines an assessment of issues relating to ground
conditions. This takes account of the site’s history, a review of available data and
the use of a Source-Pathway-Receptor conceptual model. The assessment
identifies potential Minor to Major adverse effects during both the construction and
operational phases on construction workers/occupiers, neighbours/maintenance
workers, groundwater, surface waters, flora and fauna and the built environment.

9.34

Construction and Operation. The assessment notes that the potential effects would
be mitigated by the completion of an (intrusive) site investigation and further risk
assessment work following the grant of permission that would inform a remediation
strategy, if needed, and through the adoption of good construction practice during
the construction phase by way of a Construction Environmental Management Plan
(CEMP). With this mitigation in place, the ES finds that the residual effects would
be Indiscernible.
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9.35

Cumulative Effects. Considering the development and surrounding land uses, no
cumulative effects are anticipated relating to ground conditions.
Water Resources & Flood Risk

9.36

Chapter 12 of the ES and Addendum draws on the findings of a Foul and Surface
Water Drainage Strategy and revised Flood Risk Assessment (which form
appendices) and sets out the findings of an assessment of how the development
would influence flood risk, within the site and beyond its boundary. As such, it takes
account of Environment Agency flood mapping, modelled flood levels from the 2015
fluvial modelling of the River Ravensbourne, historic flood events, flood defence
data and proposed surface water and foul sewage discharge rates.

9.37

Construction. A number of potential risks are identified from increasing sediment
loads (from dust and debris), clogging of drains and spills of hydrocarbons and oils
in to the drainage system which could adversely affect the Ravensbourne River
and/or drainage infrastructure. However, subject to appropriate measures being
implemented via a Construction Environmental Management Plan (CEMP) the
likely significant effects are identified as Indiscernible. It is recommended that the
implementation of an approved CEMP is secured by planning condition.

9.38

Operation. With the proposed Drainage Strategy in place, including geocellular
attenuation tanks and flow restriction device, the ES reports that a surface water
discharge rate of 5l/s would be achieved. The use of interceptors (which trap
pollutants) would additionally reduce the impact of pollutants contained within
surface water run-off. Although there would be an increase in water demand and
capacity required for foul sewerage, the overall effect would be a reduction in the
combined discharge rate (18.6l/s as opposed to the existing rate of 76.6 l/s and this
is identified as a Moderate Beneficial effect. Adherence to the proposed drainage
strategy and use of water reduction measures would be secured by planning
condition

9.39

Cumulative Effects. Cumulative construction effects are not expected to be
significant, providing that CEMP’s are secured for other developments (which they
are). Given that requirements for reductions in surface water run-off and water
saving measures are likely to be secured for other developments (which they are),
cumulative effects on foul water capacity are not considered significant and surface
water effects are likely to be Major Beneficial.
Socio-economics and Health

9.40

Chapter 13 of the ES and its Addendum outlines an assessment of issues relating
to socio-economic and, following the Council’s Scoping Opinion, health. It draws on
the findings of other chapters of the ES (and their addendums) and is based on the
former English Partnerships ‘Additionality Guide, A Standard Approach to
Assessing the Additional Impacts of Projects’ (2008), Homes and Community
Agency Employment Densities (2015) and NHS London HUDU Rapid Health
Impact Assessment Tool (2013). The assessment also takes account of the
Council’s Infrastructure Delivery Plan Framework document (2015) and other
source documents and uses the Council’s Planning Obligations Calculator to
generate likely ‘child yields’.
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9.41

Construction. The ES concludes that the 268 FTE construction jobs in Greater
London would result in a Minor Beneficial Effect, whilst the displacement of existing
businesses and disruption to nearby businesses would represent a Minor Adverse
Effect. The loss of existing jobs is considered to have an Indiscernible Effect (taking
account of jobs that would be provided as part of the proposed development). The
ES identifies potential negative effects on health from reduced air quality and noise,
but, subject to the implementation of an appropriate Construction Environmental
Management Plan (CEMP) considers these to be Indiscernible.

9.42

Operation. The ES identifies Minor Beneficial Effects associated with the predicted
resultant net increase in employment of 21-64 FTE jobs in Greater London and the
addition of 242 homes (49 of them now ‘affordable’). In terms of childcare and
education, the ES identifies and Indiscernible Effect from the predicted 12 additional
pre-school aged children and (following mitigation in the form of Borough CIL
contributions) an Indiscernible Effect from the predicted 21 additional Primary
school-aged children and 9 Secondary school-aged children. The ES estimates a
likely increase in population of 464 people. Taking account of existing GP and
dental facilities within 1km of the site and their list sizes relative to commonly used
benchmark standards, an Indiscernible effect on healthcare is identified. It also
identifies Minor Beneficial Effects in relation to public realm and additional
amenities. In terms of health, a range of Neutral and Positive effects are identified
based on recognised key health determinants.

9.43

Cumulative. The ES concludes that there would be an Indiscernible Effect on social
infrastructure (taking account of the proposed health facility), Major Beneficial
Effects associated with redevelopment of the local area and improvements to the
public realm and amenities and a Minor Beneficial Effect in relation to employment.

10.0

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

10.1

(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

Paragraph 122 of the Community Infrastructure Levy Regulations (April 2010) puts
the above three tests on a statutory basis. A planning obligation cannot be a reason
for granting planning permission, unless it satisfies the tests set out in Regulation
122.
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10.2

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

10.3

The obligations secured need to be considered in the context the infrastructure
payments covered by the Community Infrastructure Levy CIL). The matters covered
by CIL are set out in the Council’s Regulation 123 List and include the following:

10.4



State education facilities



Public health care facilities



Strategic transport enhancements (excluding site-specific, highways and public
transport matters



Publicly accessible open space, allotments and biodiversity



Strategic flood management infrastructure



Publicly owned leisure facilities



Local community facilities including community but excluding places of worship)



Public Emergency Services (this is intended to apply to physical projects by the
police, fire or ambulance services)

The following S106 requirements have been identified in respect of the scheme:
Public Realm and Access Strategy


Plan identifying publicly accessible areas and rights of way over the proposed
public square and potential station entrance, including zones for external seating
associated with proposed commercial units.



Developer to meet on-going management and maintenance costs of the
proposed public square.

New Station Ticket Hall and Entrance


Unit 4 to be occupied by commercial operator until such time as TfL and/or
Network Rail requires the space in order to deliver a station ticket hall and
entrance. At such time, TfL/Network Rail shall give advance notice to the LPA
and Unit 4 owner of 12- months’ notice subject to an 18-months minimum for
the tenant to vacate the Unit and for the Unit 4 owner to hand it over to
TfL/Network Rail. The Unit and the rights necessary for its operation as a station
ticket hall will then be leased in perpetuity to TfL/Network Rail at a peppercorn
rent.
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TfL and/or Network Rail to pay all costs for fitting out the space as a station
entrance and meet all on-going management and maintenance costs.

Car Club


Car club membership strategy to be submitted to and approved prior to first
occupation demonstrating agreement reached with car club provider for
arranged/paid membership for 3 years for all first occupiers of residential units.

Travel Plans


Detailed Travel Plan for residential and non-residential uses to be submitted and
approved by the Council. Compliance provisions. Monitoring costs of £10,000.

Car Parking Permits


Removal of residents’ rights to apply for parking permit.

DLR Capacity Enhancements


Financial contribution of £80,000 towards DLR capacity enhancement works to
be paid on first occupation of the development.

Lewisham Station Works


Financial contribution of £400,000 towards capacity enhancements works at
Lewisham Station to be paid upon 25% of occupation of development.

Wheelchair Parking and CPZ review


Financial contribution of £25,000 to meet the costs of a CPZ review and
additional wheelchair provision study in consultation with the LPA and TfL to
identify opportunities for additional car parking bays to be undertaken. The
developer as part of the CPZ review and wheelchair provision study shall
implement the works (physical works and amendment to Traffic Regulations) as
agreed by the LPA and TfL (where necessary).



Any agreed additional spaces to be provided by LBL prior to first occupation of
any wheelchair accessible homes.

Commercial unit Fit Out


All shop fronts to be installed prior to occupation of any residential unit within
the Block they are located (Unit 4 assumed to be in both Blocks).



Not to occupy any residential unit until the commercial units have been
constructed and completed to shell and core standard within the relevant phase.



Mechanism to enable the fit out of the commercial units to specified level once
occupiers are identified.

Affordable Housing
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Minimum 22.5% affordable housing (by habitable rooms) (20.2% by unit)



69% Social Rent & 31% Intermediate Rent (by habitable room)



Dwelling mix: Social Rent: 8 x 1-bed, 20 x 2-bed and 64 x 3-bed (100 hab rooms)
(34 units); Intermediate Rent: 3 x 1-bed, 9 x 2-bed and 3 x 3-bed 45 hab rooms)
(15 units).



Wheelchair accessible dwellings: Social Rent: 5; Intermediate Rent: 2;



Location - Block A – Social Rent dwellings A01 to A34 (Levels 2 to 8) and
Intermediate Rent dwellings A35 to A49 (Levels 9 to 11).



Phasing/timing of delivery – 40% affordable housing shall be practicably
completed before occupation of more than 50% of the Market dwellings –
thereafter 100% of affordable housing shall be practicably completed before
occupation of more than 80% of Market dwellings.



Access of occupiers of Affordable Housing to the communal roof terrace on
Levels 14 & 16 in Block A shall be on the same terms as occupiers of Market
housing.



Occupiers and visitors to Social Rent dwellings on Levels 2 to 6 in Block A are
to have access to the two lifts that serve all levels of the building in the event
that their dedicated single lift is out of action,



Review mechanism - Early stage review (Upon substantial implementation if the
planning permission has not been implemented within two years) and a late
stage review (when 75% of homes are sold or occupied and where developer
returns meet or exceed an agreed level). Any surplus profit as part of the late
stage review would be delivered in the form of an in-lieu affordable financial
contribution. The baseline for an early stage review of any surplus profit would
be the maximum reasonable amount agreed between the applicant and the
Council (equivalent scheme value of delivering 10.3% affordable housing rather
than the offer above the maximum reasonable amount of 20.2% unit).



The Social and/or Intermediate Rented housing content of the scheme shall not
exceed 50% of the total number of habitable rooms.

Energy Strategy and Safeguarding potential connection to District Heating Network


Using energy efficiency measures, site-wide CHP and solar PV arrays as set
out in the Energy and Sustainability Assessment (24 May 2017), reduce
regulated carbon dioxide emissions by 39% as compared to Part L of the
Building Regulations (as amended 2013).



Financial contribution towards carbon offsetting of £443,040 shall be payable
upon completion of 90% of dwellings.



Safeguard a route between the energy centre and Loampit Vale and allow
sufficient space in the energy centre for a plate heat exchanger to enable
connection to a District Heating Network (DHN).
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Prior to commencement (excluding demolition) submit in writing to the LPA for
approval a feasibility report on connecting the approved development to the
Renaissance Energy Network, including evidence of discussions with operator.



Connect to the Renaissance Energy Network where feasible and viable.

Local Labour and Business


Financial contribution of £50,000.



A Local Labour and Business Strategy to be submitted to and agreed with the
Council’s Economic Development Officer prior to the commencement (including
demolition) of development.

Bus stand Presence


Potential purchasers and renters of homes to be informed about the presence
of the existing bus stand before they agree to buy/rent by way of the following
statement: “The land immediately north of the site is owned and used by London
Bus Services Ltd (LBSL). This land has been used as an operational bus stand
since 2014. The bus stand operates up to 24 hours per day, every day of the
year. The design and construction of the building has borne in mind the
proximity of the bus stand and has taken into account noise arising from LBSL’s
land.”

Air Quality


Financial contribution for LBL Environmental Protection Service of £15,000 upon
commencement of development to monitor and manage air quality during to
construction and operational phases).

Play space contributions


Financial contribution of £24,000 towards improvements to Hilly Fields, Cornmilll
Gardens and Blackheath to cater for additional demands for play for 12+ year
old children as a result of this development, payable upon 50% occupation.

Flood Risk Management Plan


Approval and implementation of a site-specific plan to maintain the safety of
residents in perpetuity (including details of the advance warning systems, advice
on safe refuge, review and update procedures and dissemination to all
residential occupiers).

Lewisham Construction Forum


Take part within a Lewisham construction forum, which will seek to manage and
coordinate construction impacts and activities across Lewisham Town Centre.

Miscellaneous


Monitoring, legal and other professional fees Total
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10.5

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

11.0

Local Finance Considerations

11.1

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

a grant or other financial assistance that has been, or would or could be,
provided to a relevant authority by a Minister of the Crown; or
sums that a relevant authority has received, or would or could receive, in
payment of Community Infrastructure Levy (CIL).

11.2

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

11.3

CIL is therefore a material consideration. CIL is payable on this application and the
Applicant has completed the relevant form.

12.0

Community Infrastructure Levy

12.1

The above development is liable for both the Mayor’s CIL and the Council’s CIL.
The completed CIL form was submitted with the application documents. An
informative would be added to the decision notice advising the Applicant to notify
the Council when works commence.

13.0

Equalities Considerations

13.1

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.

13.2

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

13.3

The duty is a “have regard duty” and the weight to attach to it is a matter for the
decision maker bearing in mind the issues of relevance and proportionality.
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13.4

Officers are satisfied that equalities issues have been appropriately considered
through the assessment of the application.

14.0

Summary of representations

14.1

The proposals have generated considerable interest amongst local residents,
interest groups and other consultees. The representations received cover a range
of topics and can be grouped into eight broad categories:
1. Ability of public transport infrastructure to cope with additional demand;
2. Traffic and parking;
3. Increased pressure on local services;
4. Excessive building height;
5. Unacceptable/inadequate proposed uses;
6. Poor design;
7. Negative impact on residential amenity
8. Inadequate consultation and invitation to the planning local meeting;
Ability of public transport infrastructure to cope with additional demand

14.2

This and other planned developments in Lewisham Town Centre would clearly
increase demand for train, DLR and bus services at peak times. However, as
outlined in Sections 8 (Transport) and 9 (EIA) of the report, officers consider that
these could be accommodated by planned public transport enhancements – most
notably the soon to be completed Elizabeth Line (Crossrail 1), proposed capacity
enhancements to DLR services and improvements to Lewisham Station. In addition
to the payment of Mayoral CIL, the recommended financial contributions requested
by TfL and Network Rail will help deliver capacity improvements. Officers have also
worked with TfL to ensure that the proposals safeguard and facilitate the delivery of
the proposed BLE, an issue that was also raised by some local residents.
Traffic and parking

14.3

A number of local people have raised concern about increased traffic and increased
pressures for car parking in the area. As outlined in Section 8 (Transport) of the
report, the proposed car-free scheme would result in loss of 50 car parking spaces
and this is expected to result in an overall reduction in the amount of vehicle
movements to and from the site at peak times. It is recommended that planning
obligations prohibit future residents (other than blue badge holders) from having a
parking permit and that the scope of providing additional accessible car parking
spaces on Thurston Road be investigated. These measures should ensure that
parking stress levels in surrounding streets do not worsen.

14.4

There has been some concern about proposed cycle facilities in the area and the
likely use of the proposed cycle parking. The Council is looking to improve cycle
routes in the area and the proposed development of the adjoining Retail Park site
would improve the existing cycle route on Thurston Road. Generous cycle parking
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would be provided in accordance with policy requirements (including provision for
adaptable bikes) and parking areas would be served by dedicated bike lifts to help
make them attractive to use. Recommended Condition 29 requires a Highway
Agreement to secure various mitigation works, including widening the existing
Toucan crossing on Loampit Vale.
Increased pressure on local services
14.5

A number of concerns about the adverse impact that the proposed number of
dwellings and their residents would have on local services – including schools,
health facilities and emergency services. In accordance with the CIL Regulations,
the Applicant is required to pay a local community infrastructure levy to meet the
demand associated to the proposed development. The CIL payments would be
used to fund local instructress including education, public health care facilities,
publicly owned leisure facilities, local community facilities and emergency services.
Officers also recommend that financial contributions are secured to improve play
space in the local area. As outlined in Section 9 (EIA) above, ES identifies and
Indiscernible Effect from the predicted 12 additional pre-school aged children and
(following mitigation in the form of Borough CIL contributions) an Indiscernible
Effect from the predicted 21 additional Primary school-aged children and 9
Secondary school-aged children. The ES estimates a likely increase in population
of 464 people. Taking account of existing GP and dental facilities within 1km of the
site and their list sizes relative to commonly used benchmark standards, an
Indiscernible effect on healthcare is identified.
Excessive building height

14.6

The most common concern raised by those objecting to the proposals is excessive
building height, in particular Block B which at up to 30-storeys (105 metres) would
be the tallest building in Lewisham. Objections include the resultant cluster of tall
buildings in Lewisham and its negative impact to the skyline, negative impact on
townscape and undue prominence from the surrounding area, negative impact on
views, excessive differentiation, between the height of the proposed two buildings
and lack of public access. Section 8 (Layout, Scale and Design) addresses these
issues, with officers concluding that the proposed two tall buildings would be
acceptable.
Unacceptable/inadequate proposed uses

14.7

A number of objections were raised due to the level of proposed affordable housing
provision. The level of affordable housing provision has increased to 20.2% by unit
(22% by habitable rooms) with an improved tenure split. It should be noted that the
site is subject to an exceptional cost associated to the BLE extension, station
safeguarding and foundation proofing works. The proposed provision is above what
has been agreed as the ‘maximum reasonable amount’ and officer consider that
the level of affordable housing is considered acceptable. Some local residents fear
that the proposed commercial units will remain vacant and some would like to see
a cinema. Officers recommend a planning obligation to ensure shop fit outs that
encourage occupation of the proposed units. None of the proposed units are large
enough for a cinema (and the Council is encouraging the provision of this as part
of Lewisham Gateway) and are likely to be occupied by small shops/cafes.
- 89 -

Poor design
14.8

A number of objectors raise concern about the quality of the proposed public square
and buildings. The scheme has been considered by the Lewisham Design Review
Panel on a number of occasions at pre-application scheme and the design team
has responded positively to comments made. In addition, a number of revisions
have been made to the application since it was submitted – including revised/more
welcoming design for the proposed public square and changes to the colour of brick
proposed for Block. Subject to reserving details and materials, officers consider the
design of the proposals to be acceptable.
Negative impact on residential amenity

14.9

Most people objecting to excessive height voice concerns about the impact on
residential amenities in terms of loss of outlook, loss of sunlight, loss of daylight,
loss of privacy and wind. As discussed in Section 8 (Neighbour Amenity) and
Section 9 (EIA) of this report, separation distances between existing and proposed
habitable rooms are considered to be acceptable and officers consider that the
proposed relationships would enable a reasonable level of outlook, privacy, sunlight
and daylight to be maintained and that the resultant wind environment would be
acceptable. Some local residents have also raised concerns about increased air
pollution. The proposals would result in a reduction in traffic, the main source of
poor air quality, and Section 9 (EIA) notes that EIA predicts Indiscernible effects
associated with the energy centre. Nevertheless, it is recommended that financial
contributions are secured to further work to improve air quality in the area. A number
of people have voiced concerns about the loss of views from their flats/communal
terrace, which is not a material consideration
Inadequate consultation and invitation to the planning local meeting

14.10

Some local people have raised concerns about the quality of consultation on the
application. Section 6 (Consultation) sets out the steps taken by the Council. This
includes consulting on the minor revisions and further environmental information
(ES Addendum and revised Flood Risk Assessment) by way of site and press
notices and letter (sent on 10 December 2017) for a longer period than required by
regulations or the Council’s Statement of Community Involvement to take account
of the Christmas/New Year break. A letter was sent on 29 November 2017 to those
that had commented, inviting them to a Local Meeting on 11 December 2017.

15.0

Conclusion

15.1

This Report provides Officers comprehensive consideration of the planning
application and it supporting documentation, including the further/additional
information submitted and representations received.
Key Considerations

15.2

This Report has considered the proposals in the light of adopted development plan
policies and other material considerations including the information in the ES (as
revised) and other information or representations relevant to the environmental
effects of the proposals.
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15.3

The application site is located within Lewisham Town Centre where Spatial Policy
2 of the Core Strategy encourages more intensive mixed-use redevelopment. Policy
LTC 4 in the Lewisham Town Centre Local Plan allocates the application site (S3b)
for mixed-use development. DMLP Policy 1 (Presumption in favour of sustainable
development) repeats the ambitions of the NPPF and confirms that the Council will
take a positive approach to sustainable development and will work proactively with
Applicants to find solutions which mean that proposals secure development that
improves the economic, social and environmental conditions in the Borough.
Lewisham Spatial Strategy Policy 1 states that all new development will need to
contribute positively to the delivery of the vision for Lewisham which includes the
provision of new homes, good design in new buildings a net increase in open
spaces and for developments to mitigate that impact where appropriate.

15.4

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









Take account of the existing ‘bus layover’ site;
Safeguard the proposed Bakerloo Line Extension and make provision for a
station entrance and ticket hall to serve a BLE and/or Lewisham Station;
Facilitate generous tree–lined pavements by setting back buildings from
existing building lines and providing high quality public realm;
Provide a new public square;
Provide a range of non-residential uses at ground and first floor level that
would be consistent with the site’s ‘edge of centre’ location and ensure active
frontages;
Provide a range of type and sizes of new homes, including affordable
housing;
Comprise appropriate scaled buildings that take account of the existing and
likely future context; and
Incorporate communal heating and make provision for connection to the
existing Renaissance Energy Network.

15.5

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

15.6

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

15.7

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

15.8

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 consistent with national policy. For the reasons
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addressed in this report, there are no other material considerations which Officers
consider outweigh the grant of planning permission. In light of the above, on
balance, the application is therefore recommended for approval.
16.0

RECOMMENDATION A

16.1

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

17.0

RECOMMENDATION B

17.1

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:

17.2

The following S106 requirements have been identified in respect of the scheme:
Public Realm and Access Strategy


Plan identifying publicly accessible areas and rights of way over the proposed
public square and potential station entrance, including zones for external seating
associated with proposed commercial units.



Developer to meet on-going management and maintenance costs of the
proposed public square.

New Station Ticket Hall and Entrance


Unit 4 to be occupied by commercial operator until such time as TfL and/or
Network Rail requires the space in order to deliver a station ticket hall and
entrance. At such time, TfL/Network Rail shall give advance notice to the LPA
and Unit 4 owner of 12- months’ notice subject to an 18-months minimum for
the tenant to vacate the Unit and for the 0Unit 4 owner to hand it over to
TfL/Network Rail. The Unit and the rights necessary for its operation as a station
ticket hall will then be leased in perpetuity to TfL/Network Rail at a peppercorn
rent.



TfL and/or Network Rail to pay all costs for fitting out the space as a station
entrance and meet all on-going management and maintenance costs.

Car Club


Car club membership strategy to be submitted to and approved prior to first
occupation demonstrating agreement reached with car club provider for
arranged/paid membership for 3 years for all first occupiers of residential units.

Travel Plans
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Detailed Travel Plan for residential and non-residential uses to be submitted and
approved by the Council. Compliance provisions. Monitoring costs of £10,000.

Car Parking Permits


Removal of residents’ rights to apply for parking permit.

DLR Capacity Enhancements


Financial contribution of £80,000 towards DLR capacity enhancement works to
be paid on first occupation of the development.

Lewisham Station Works


Financial contribution of £400,000 towards capacity enhancements works at
Lewisham Station to be paid upon 25% of occupation of development.

Wheelchair Parking and CPZ review


Within three months from the date commencement of works and following
agreement of a start date with TfL and the LPA, a CPZ review and additional
wheelchair provision study in consultation with the TfL and the LPA to identify
opportunities for additional accessible car parking bays shall be undertaken



Developer to meet the costs of implementing any additional on-street bays and
CPZ review agreed by the LPA and TfL (physical works and amendment to
Traffic Regulations) of up to £25,000.



Any agreed additional spaces to be provided by LBL prior to first occupation of
any wheelchair accessible homes.

Commercial unit Fit Out


All shop fronts to be installed prior to occupation of any residential unit within
the Block they are located (Unit 4 assumed to be in both Blocks).



Not to occupy any residential unit until the commercial units have been
constructed and completed to shell and core standard within the relevant phase.



Mechanism to enable the fit out of the commercial units to specified level once
occupiers are identified – to include fully fitted shopfronts, shell and core
including floors, capped services (water, electric).

Affordable Housing


Minimum 22.5% affordable housing (by habitable rooms) (20.2% by unit)



69% Social Rent & 31% Intermediate Rent (by habitable room)



Dwelling mix: Social Rent: 8 x 1-bed, 20 x 2-bed and 64 x 3-bed (100 hab rooms)
(34 units); Intermediate Rent: 3 x 1-bed, 9 x 2-bed and 3 x 3-bed 45 hab rooms)
(15 units).
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Wheelchair accessible dwellings: Social Rent: 5; Intermediate Rent: 2;



Location - Block A – Social Rent dwellings A01 to A34 (Levels 2 to 8) and
Intermediate Rent dwellings A35 to A49 (Levels 9 to 11).



Phasing/timing of delivery – 40% affordable housing shall be practicably
completed before occupation of more than 50% of the Market dwellings –
thereafter 100% of affordable housing shall be practicably completed before
occupation of more than 80% of Market dwellings.



Access of occupiers of Affordable Housing to the communal roof terrace on
Levels 14 & 16 in Block A shall be on the same terms as occupiers of Market
housing.



Occupiers and visitors to Social Rent dwellings on Levels 2 to 6 in Block A are
to have access to the two lifts that serve all levels of the building in the event
that their dedicated single lift is out of action,



Review mechanism - Early stage review (Upon substantial implementation if the
planning permission has not been implemented within two years) and a late
stage review (when 75% of homes are sold or occupied and where developer
returns meet or exceed an agreed level). Any surplus profit as part of the late
stage review would be delivered in the form of an in-lieu affordable financial
contribution. The baseline for an early stage review of any surplus profit would
be the maximum reasonable amount agreed between the applicant and the
Council (equivalent scheme value of delivering 10.3% affordable housing rather
than the offer above the maximum reasonable amount of 20.2% unit).



The Social and/or Intermediate Rented housing content of the scheme shall not
exceed 50% of the total number of habitable rooms.

Energy Strategy and Safeguarding potential connection to District Heating Network


Using energy efficiency measures, site-wide CHP and solar PV arrays as set
out in the Energy and Sustainability Assessment (24 May 2017), reduce
regulated carbon dioxide emissions by 39% as compared to Part L of the
Building Regulations (as amended 2013).



Financial contribution towards carbon offsetting of £443,040 shall be payable
upon completion of 90% of dwellings.



Safeguard a route between the energy centre and Loampit Vale and allow
sufficient space in the energy centre for a plate heat exchanger to enable
connection to a District Heating Network (DHN).



Prior to commencement (excluding demolition) submit in writing to the LPA for
approval a feasibility report on connecting the approved development to the
Renaissance Energy Network, including evidence of discussions with operator.



Connect to the Renaissance Energy Network where feasible and viable.

Local Labour and Business
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Financial contribution of £50,000.



A Local Labour and Business Strategy to be submitted to and agreed with the
Council’s Economic Development Officer prior to the commencement (including
demolition) of development.

Bus stand Presence


Potential purchasers and renters of homes to be informed about the presence
of the existing bus stand before they agree to buy/rent by way of the following
statement: “The land immediately north of the site is owned and used by London
Bus Services Ltd (LBSL). This land has been used as an operational bus stand
since 2014. The bus stand operates up to 24 hours per day, every day of the
year. The design and construction of the building has borne in mind the
proximity of the bus stand and has taken into account noise arising from LBSL’s
land.”

Air Quality


Financial contribution for LBL Environmental Protection Service of £15,000 upon
commencement of development to monitor and manage air quality during to
construction and operational phases).

Play space contributions


Financial contribution of £24,000 towards improvements to Hilly Fields, Cornmilll
Gardens and Blackheath to cater for additional demands for play for 12+ year
old children as a result of this development, payable upon 50% occupation.

Flood Risk Management Plan (pending EA written comment)


Approval and implementation of a site-specific plan to maintain the safety of
residents in perpetuity (including details of the advance warning systems, advice
on safe refuge, review and update procedures and dissemination to all
residential occupiers).

Lewisham Construction Forum


Take part within a Lewisham construction forum, which will seek to manage and
coordinate construction impacts and activities across Lewisham Town Centre.

Miscellaneous


Monitoring, legal and other professional fees

18.0

RECOMMENDATION (C)

18.1

Subject to completion of a satisfactory legal agreement, authorise the Head of
Planning to GRANT PERMISSION subject to conditions, including those set out
below and with such amendments as are considered appropriate to ensure the
acceptable implementation of the development:
1. Time Limit
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The development to which this permission relates must be begun not later than the
expiration of THREE years beginning with the date on which the permission is
granted.
Reason: As required by Section 91 of the Town and Country Planning Act 1990.
2.Compliance with approved details
The development shall be carried out strictly in accordance with the following
application plans, drawings and documents which are hereby approved:
00960-JTP-MP-001 Rev P1, 00960-JTP-MP-002 Rev P1, 00960-JTP-MP-003 Rev
P5, 00960-JTP-MP-004 Rev P4, 00960-JTP-MP-005 Rev P1, 00960-JTP-MP-100
Rev P5, 00960-JTP-MP-101 Rev P5, 00960-JTP-MP-102 Rev P4, 00960-JTP-MP103 Rev P1, 00960-JTP-MP-104 Rev P2, 00960-JTP-MP-105 Rev P2, 00960-JTPMP-106 Rev P1, 00960-JTP-MP-107 Rev P1, 00960-JTP-MP-108 Rev P1, 00960JTP-MP-109 Rev P1, 00960-JTP-MP-110 Rev P1, 00960-JTP-MP-111 Rev P1,
00960-JTP-MP-112 Rev P1, 00960-JTP-MP-113 Rev P1, 00960-JTP-MP-114 Rev
P1, 00960-JTP-MP-115 Rev P1, 00960-JTP-MP-120 Rev P1, 00960-JTP-MP-200
Rev P2, 00960-JTP-MP-201 Rev P3, 00960-JTP-MP-202 Rev P3, 00960-JTP-MP203 Rev P2, 00960-JTP-MP-204 Rev P2, 00960-JTP-MP-205 Rev P2, 00960-JTPMP-206 Rev P2, 00960-JTP-MP-207 Rev P2, 00960-JTP-MP-250 Rev P2, 00960JTP-MP-251 Rev P2, 00960-JTP-MP-301 Rev P2, 00960-JTP-MP-302 Rev P2,
100 Rev P4, 101 Rev P1, 102 Rev P1, 103 Rev P1, 104 Rev P4, 105 Rev P3, 106
Rev P2.
Application Form & Ownership Certificate, Existing & Proposed Site Location Plan,
Existing & Proposed Block Plan, Application Form & Ownership Certificate,
Arboricultural Impact Assessment, Building & Public Realm Material Outline
Specification, CIL Additional Information Requirement Form, Construction Logistics
Management Plan, Delivery and Servicing Plan, Design and Access Statement and
Addendum, Energy and Sustainability Assessment, Ecology Surveys,
Environmental Statement (Volume 1: Main Report, Volume 2: Technical
Appendices, Non-Technical Summary, Environmental Statement Addendums),
Financial Viability Assessment (Private and Confidential), Framework Travel Plans
(Commercial & Residential), Historic Environment Assessment, Site Waste
Management Plan. Statement of Community Involvement and Transport
Assessment
Reason: To ensure that the development is carried out in accordance with the
approved documents, plans and drawings submitted with the application and is
acceptable to the local planning authority.
3. Removal of Permitted Development rights
Notwithstanding the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking, re-enacting or modifying that Order), the A1A3, D1, D2 ‘commercial units’ hereby approved shall be used for uses falling within
these use classes and for no other purposes of the Schedule to the Town and
Country Planning (Use Classes) Order 1987, or in any provision equivalent to that
Class in any statutory instrument revoking and re-enacting that Order.
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Reason: To ensure that the development hereby permitted contributes positively to
the vision for Lewisham Town Centre and the objectives for the Loampit Vale Policy
Area as required by Policies LTC2 and LTC4 in the Lewisham Town Centre Local
Plan (February 2014).
4. External Pipes
Notwithstanding the Town and Country Planning (General Permitted Development)
Order 2015 (or any Order revoking, re-enacting or modifying that Order), no
plumbing or pipes, including rainwater pipes, shall be fixed on the external facades
of any building hereby approved.
Reason: In order that the local planning authority may be satisfied with the details
of the proposal and to accord with Policy 15 High quality design for Lewisham of
the Core Strategy (June 2011) and DM Policy 30 Urban design and local character
of the Development Management Local Plan (November 2014).
5. Shop Front Design
No development shall commence above 2nd floor level on site until plans,
elevations and sectional details at a scale of 1:10 or 1:20 showing the proposed
frontages to the commercial units have been submitted to and approved in writing
by the local planning authority.
(b) The development shall be constructed in full accordance with the approved
details.
Reason: In order that the local planning authority may be satisfied with the details
of the proposal and to accord with Policy 15 High quality design for Lewisham of
the Core Strategy (June 2011) and Development Management Local Plan
(November 2014) DM Policy 19 Shop fronts, signs and hoardings.
6. Opening Hours
The A1-A3, D1, D2 ‘commercial units’ hereby approved shall not be used other than
between the hours of 07.00 and 23.00 on any day of the week.
Reason: To safeguard the amenities of the adjoining premises and the area
generally and to comply with Paragraph 120 of the National Planning Policy
Framework, DM Policy 26 Noise and Vibration and DM Policy 32 Housing design,
layout and space standards of the Development Management Local Plan
(November 2014).
7. Noise break-out
No music, amplified sound system or other form of loud noise shall be used or
generated which is audible outside any of the A1-A3, D1, D2 ‘commercial units’
hereby approved.
Reason: To safeguard the amenities of the adjoining premises and the area
generally and to comply with Paragraph 120 of the National Planning Policy
Framework, DM Policy 26 Noise and Vibration and DM Policy 32 Housing design,
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layout and space standards of the Development Management Local Plan
(November 2014).
8. Ventilation
(a)The specification of the appearance of and the equipment comprising a
ventilation system which shall include measures to alleviate noise, vibration, fumes
and odours (and incorporating active carbon filters, silencers and anti-vibration
mountings where necessary) in respect of any A3 use of a Commercial Unit shall
be submitted to and approved in writing by the local planning authority prior to first
occupation of any Commercial Unit for A3 purposes.
(b) No non-residential unit shall be first occupied for A3 purposes until the ventilation
systems as approved under part (a) of this condition has been installed in that
Commercial Unit in accordance with the plans and specification approved under the
said part (a) and such ventilation systems shall thereafter be permanently retained
and maintained in accordance with the approved specification.
Reason: To safeguard the amenities of the adjoining premises and the area
generally and to comply with Policy 17 Restaurants and cafes (A3 uses) and
drinking establishments (A4 uses) of the Development Management Local Plan
(November 2014).
9. Screens/hedges/canopies - communal terraces
(a) Prior to occupation of any residential dwelling in the relevant block, full details
of proposed screens, hedges and canopies around the edges/entrance of the
approved terraces on Levels 14 and 16 of Block A and Levels 26 and 28 of Block
B shall be submitted to and approved in writing by the local planning authority.
(b) The approved screens, hedges and canopies for the terraces in Block A shall
be implemented before the relevant residential dwellings in Block A are first
occupied.
(c) The approved screens, hedges and canopies for the terraces in Block B shall
be implemented before the relevant residential dwellings in Block B are first
occupied.
(d) The approved screens, hedges and canopies shall be maintained thereafter.
Reason: In order to protect the amenities of the future occupiers of the relevant
residential dwellings.
10. Screens - balconies
(a) Prior to occupation of residential dwellings A04, A-09, A-14, A-19, A-24, A-29,
A-34, A-39, A-44, A-49, A-54, A-59, A-63, A-65, , B-01, B-07, B-08, B-14, B-15, B21, B-22, B-28, B-29, B-35, B-36, B-42, B-43, B-49, B-50, B-56, B-57, B-63, B-64, B70, B-71, B-77, B-78, B-84, B-85, B-91, B-92, B-98, B-99, B-105, B-106, B-112, B-113,
B-119, B-120, B-126, B-127, B-133, B-134, B-140, B-141, B-147, B-148, B-154, B-155,
B-161 and B-162, full details of sliding screens to the balconies of these dwellings
shall be submitted to and approved in writing by the local planning authority.
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(b) the design and specification of the screens required by (a) above shall ensure
that when the screens are shut, noise levels on the balconies shall not exceed 55dB
LAEQT.
(c) The approved screens shall be implemented before any of the residential
dwellings listed in (a) are first occupied.
(d) The approved screens shall be maintained thereafter.
Reason: In order to protect the amenities of the future occupiers of residential
dwellings in Block A against potential adverse wind effects and to ensure that
occupiers of residential dwellings in Blocks A and B have a satisfactory noise
environment.
11. Obscured/one-way glazing
(a) Prior to occupation of residential dwellings B-13, B-20, B-27, B-34, B-41, B-48,
B-55, B-62, B-69, B-76, B-83 and B-90, full details of proposed obscured/one-way
glazing to the two secondary living room windows in the north façade of these
dwellings shall be submitted to and approved in writing by the local planning
authority.
(b) The approved obscured/one-way glazing shall be implemented before any of
the residential dwellings listed in (a) are first occupied.
(c) The approved obscured/one-way glazing shall be maintained thereafter.
Reason: In order to protect the amenities of the future occupiers of the relevant
residential dwellings.
12. External Materials – Buildings & Public Realm
Blocks A and B and the surrounding areas of public realm shall be finished in
materials identified in the Design and Access Statement Addendum (December
2017) and drawing 100 Rev P5 unless minor variations are otherwise approved in
writing by the local planning authority.
Reason: In order that the local planning authority may be satisfied as to the external
appearance of the proposal in accordance with Policy 15 High quality design for
Lewisham of the Core Strategy (June 2011) and DM Policy 30 Urban design and
local character of the Development Management Local Plan (November 2014) and
Policies 7.4 Local character and 7.6 Architecture of the London Plan (2016).
13. External Materials – Buildings (Details and Samples)
No development, other than demolition, shall commence on site until a detailed
schedule, drawings and samples of the following have been submitted to and
approved in writing by the local planning authority. The development shall be
carried out in accordance with the approved details.
(i) 1m x 1m sample panel to be constructed on site of each proposed brick type for
all buildings. Details of mortar are to be provided.
(ii) 1m x 1m sample panels of bricks. Details of mortar are to be provided.
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(iii) Samples of all windows, including joinery and fixing.
(iv) All glazed and metal balustrade for balconies including details of fixing and
handrails where applicable.
(v) Samples of cladding to all balconies, including soffit finish and provision to
handle rainwater.
Reason: In order that the local planning authority may be satisfied as to the external
appearance of the proposal in accordance with Policy 15 High quality design for
Lewisham of the Core Strategy (June 2011) and DM Policy 30 Urban design and
local character of the Development Management Local Plan (November 2014) and
Policies 7.4 Local character and 7.6 Architecture of the London Plan (2016).
14. Public Square and Service Corridor
Notwithstanding the generality of the details shown on Drawing 100 Rev P4, full
details of the proposed hard and soft landscaping of the public square (including
external materials, tree and soft landscaping and street furniture) and proposed
gates to the Thurston Road and Loampit Vale entrances to the service corridor
around the back of Blocks A and B shall be submitted to and approved in writing by
the LPA within 6 months of commencement of development above slab level
The approved hard and soft landscaping shall be implemented and thereafter
retained in accordance with the approved details.
15. External Lighting
Prior to first occupation of the development, a scheme for any external lighting that
is to be installed at the site, including measures to prevent light spillage, shall be
submitted to and approved in writing by the local planning authority and such details
shall include evidence to demonstrate that the proposed lighting is the minimum
needed for security and working purposes and that the proposals minimise pollution
from glare and spillage, following the Institute of Lighting Engineer’s guidance and
shall not exceed 2 lux at any window of a habitable room.
Any such approved external lighting shall be installed in accordance with the
scheme approved under part (a) of this condition and shall thereafter only be
retained in accordance with the scheme approved under the said part (a).
Reason: In order that the local planning authority may be satisfied that the lighting
is installed and maintained in a manner which will minimise possible light pollution
to the night sky and neighbouring properties and to comply with DM Policy 27
Lighting of the Development Management Local Plan (November 2014).
16. Open Space Management & Maintenance Plan
(a) An Open Space Management & Maintenance Plan shall be submitted to and
approved in writing by the Local Planning Authority within 6 months of
commencement of development above slab level. These shall include management
& maintenance and responsibilities for all communal play spaces/communal
terraces and the publicly accessible square.
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(b) Once provided, these spaces shall be managed and maintained in accordance
with the approved Plan.
Reason: To ensure that the podium garden and public realm landscaping areas are
adequately managed in accordance with Policy 15 High quality design for
Lewisham of the Core Strategy (June 2011) and DM Policy 25 Landscaping and
trees in the Development Management Local Plan (November 2014).
17. Secure by Design
No part of the development hereby approved shall be first occupied until certification
that the development has achieved Secure by Design accreditation has been
submitted to and approved in writing by the local planning authority.
Reason: To ensure that the local planning authority may be satisfied that the
proposal reduces opportunities for criminal behaviour and makes a positive
contribution to a sense of security and to comply with Policy 15 High quality design
for Lewisham of the Core Strategy (June 2011) DM Policy 30 Urban design and
local character of the Development Management Local Plan (November 2014) and
Policy 7.3 Designing out crime of the London Plan (2016).
18. Satellite Dishes
Notwithstanding the Provisions of Article 4 (1) and part 25 of Schedule 2 of the
Town and Country Planning (General Permitted Development) Order 2015, no
satellite antenna shall be erected or installed on the buildings hereby
approved. The proposed development shall have a central dish or aerial system
for receiving all broadcasts for the residential units created: details of such a
scheme shall be submitted to and approved by the local planning authority prior to
the occupation of the property, and the approved scheme shall be implemented and
permanently retained thereafter.
Reason: In order that the local planning authority may be satisfied with the details
of the proposal and to accord with Policy 15 High quality design for Lewisham of
the Core Strategy (June 2011) and DM Policy 30 Urban design and local character
of the Development Management Local Plan (November 2014).
19. Wheelchair Housing
(a) The detailed design for each dwelling hereby approved shall meet the required
standard of the Approved Document M of the Building Regulations (2015) as
specified in the schedule below:
Unit reference number

Approved Document
M (2015) Access
Requirement

List all Market tenure wheelchair
M4(3)(2)(a)
units: A-52, A-53, A-57, A-58, B-01,
B-06, B-08, B-13, B-15, B-20, B-22,
B-27, B-29, B-34, B-36, B-43, B-50,
B-57 and B-64.
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Dwelling type

Wheelchair user
(adaptable)

List of all Social Rented wheelchair
units: A-02, A-03, A-04, A-07 and
A-08.

M4(3)(2)(a)

Wheelchair user
(adaptable)

List all Intermediate Shared
Ownership units: A-37 and A-38.

M4(3)(2)(a)

Wheelchair user
(adaptable)

All other units

M4(2)

Accessible and
adaptable

(b) No development shall commence above ground level until written confirmation
from the appointed building control body has been submitted to and approved in
writing by the local planning authority to demonstrate compliance with part (a).
(c) The development shall be carried out in accordance with the details approved
under part (b)
Reason: In order to ensure an adequate supply of accessible housing in the
Borough in accordance with Policy 1 Housing provision, mix and affordability and
Policy 15 High quality design for Lewisham of the Core Strategy (June 2011) and
DM Policy 32 Housing design, layout and space standards of the Development
Management Local Plan (November 2014).
20. Air Quality
(a) The boilers to be provided for space heating and domestic hot water shall have
‘ultra-low’ dry NOx emissions not exceeding 40 mg/kWh.
(b) The CHP unit to be provided shall comply with the emissions standards for ‘Band
B’ as set out in the Mayor of London’s Sustainable Design and Construction SPG
(2014)
(c) Air intake points for the ventilation of dwellings shall be submitted to and
approved in writing by the local planning authority before any dwelling is first
occupied. Intake points shall thereafter be implemented and maintained in the
approved locations.
Reason: To prevent an increase in local problems of air quality within an Air Quality
Management Areas (AQMAs) as required by Policy 7.14 of the London Plan (2016)
and DM Policy 28 of the Development Management Local Plan (November 2014).
21. Protection against external noise – Buildings
(a) The residential units herby approved shall be designed so as to provide sound
insulation against external noise and vibration, to achieve levels not exceeding
30dB LAeq (night) and 45dB LAmax for bedrooms (measured with F time
weighting), 35dB LAeq (day) for other habitable rooms, with windows shut and other
means of ventilation provided;
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(b) The evaluation of human exposure to vibration within the buildings shall not
exceed the vibration dose values criteria ‘Low probability of adverse comment’ as
defined BS6472.
(c) Development of residential units in either Block shall not commence until details
of a sound and vibration insulation scheme complying with part (a) of this condition
and a Mechanical Ventilation and Heat Recovery (MVHR) system for that Block
have been submitted to an approved in writing by the local planning authority.
(d) The residential units in a particular Block shall not be occupied until the sound
insulation scheme and MVHR system approved pursuant to part (b) of this condition
for that Block has been implemented in its entirety and a report demonstrating the
effectiveness of the scheme in meeting the standards in part (a) of this condition
has been submitted to and approved in writing by the Local Planning Authority.
Thereafter, the sound insulation scheme shall be permanently maintained in
accordance with the approved details.
Reason: To safeguard the amenities of the occupiers of the proposed dwellings and
to comply with DM Policy 26 Noise and vibration, DM Policy 32 Housing design,
layout and space standards of the Development Management Local Plan
(November 2014).
22. Protection against external noise
The design and specification of the screens required to the Level 2 external play
space and all communal amenity areas hereby approved shall ensure that noise
levels in these spaces shall not exceed 55dB LAEQT.
Reason: To safeguard the amenities of the occupiers of the proposed dwellings
and to comply with DM Policy 26 Noise and vibration, DM Policy 32 Housing design,
layout and space standards of the Development Management Local Plan
(November 2014).
23. Fixed Plant Noise
(a) The rating level of the noise emitted from fixed plant on the site shall be 5dB
below the existing background level at any time. The noise levels shall be
determined at the façade of any noise sensitive property. The measurements and
assessments shall be made according to BS4142:2014.
(b)Other than demolition, site clearance and ground works, development shall not
commence until details of a scheme complying with part (a) of this condition have
been submitted to and approved in writing by the local planning authority.
(c) The development shall not be occupied until the scheme approved pursuant to
part (b) of this condition has been implemented in its entirety. The scheme as
approved shall be permanently retained thereafter.
Reason: To safeguard the amenities of the occupiers of the proposed dwellings
and to comply with DM Policy 26 Noise and vibration, DM Policy 32 Housing design,
layout and space standards of the Development Management Local Plan
(November 2014).
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24. Protection against noise from commercial units/station ticket hall
(a) No development shall commence until full written details, including relevant
drawings and specifications of the proposed works of sounds insulation against
airborne noise to meet D’nT,w + Ctr dB of not less than 55 for walls and/or ceilings
where residential dwellings share a party wall with non-domestic use(s) have been
submitted to and approved in writing by the local planning authority.
(b) The development shall only be occupied once the soundproofing works as
agreed under part (a) have been implemented in accordance with the approved
details.
(c) The soundproofing shall be retained permanently in accordance with the
approved details.
Reason: To safeguard the amenities of the occupiers of the proposed dwellings and
to comply with DM Policy 26 Noise and vibration, DM Policy 32 Housing design,
layout and space standards of the Development Management Local Plan
(November 2014).
25. Cycle parking Spaces
(a) The approved long-stay cycle parking arrangements and bike lifts for Blocks A
and B for 428 long-stay cycle parking spaces (including 5% ‘accessible/adaptable’
spaces) as shown on Drawing 00960-JTP-MO-102 Rev P5 shall be implemented
and made ready for use prior to the first occupation of the development.
(b) Prior to commencement of development (other than demolition), plans shall be
submitted to and approved in writing by the local authority identifying the location
and details of the 32-commercial short-stay cycle parking spaces within the public
realm and 6 residential short-stay cycle parking spaces incorporated in the
residential long-stay cycle space.
(c) The short-stay cycle parking arrangements approved under (b) above shall be
implemented and made ready for use prior to the first occupation of the
development.
Reason: To accord with Policy 14 Sustainable movement and transport in the
Lewisham Core Strategy (June 2011) and Policy 6.13 of the London Plan (2016).
26. Delivery and Servicing Management Plan
Prior to the first occupation of the development, a Delivery and Servicing
Management Plan, including the proposed location of delivery and service areas,
shall be submitted to and approved in writing by the local authority, to include details
of how deliveries and servicing will be effectively managed at the development bays
and any required changes to parking restrictions surrounding the development.
Reason: To accord with Policy 14 Sustainable movement and transport in the
Lewisham Core Strategy (June 2011) and Policy 6.3 of the London Plan (2016).
27. Safeguarding Bakerloo Line Extension
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Prior to the commencement of the development a method statement including
details of proposed piling for Blocks A and B, shall be submitted to and approved in
writing by the local authority, following consultation with TfL, to demonstrate to the
local planning authority’s satisfaction that detailed arrangements for the
construction and operation of the development hereby permitted shall not impede
the future construction and operation of a Bakerloo Line Extension to and through
Lewisham Town Centre.
Reason: To safeguard the provision of a Bakerloo Line Extension and accord with
Policy 14 Sustainable movement and transport in the Lewisham Core Strategy
(June 2011) Policies 6.1 and 6.2 of the London Plan (2016).
28. DLR Radio Communications
(a) A ‘pre’ and ‘post development Radio Communications Survey Report shall be
submitted to and approved in writing by the local planning authority, in consultation
with Transport for London, within 3 months of completion of development. The
Report shall set out an assessment of the level of any impact the development has
on the strength of DLR radio signals and identify any necessary mitigation
measures (including signal boosters).
(b) Any identified necessary mitigation measures shall be implemented within a
timeframe to be agreed with the Local Planning Authority in consultation with
Transport for London.
Reason: To ensure that the proposed development does not compromise the safe
and effective operation of the DLRL network.
29. Highway Mitigation/Public Realm
No development (other than demolition) shall commence until such time as the
developer has entered into a Highways Agreement with the Highway Authority to
secure the implementation of following highway mitigation works:
(a) Modifications to Thurston Road to accommodate the approved loading
bay/accessible parking bays.
(b) Any modifications to waiting and loading and car parking restrictions to facilitate
further on-street accessible car parking bays and provision of bays;
(c) Widening of existing Toucan crossing across Loampit Vale;
(d) Tying in new site boundary with existing public highway;
(e) Removal of redundant vehicle access on Thurston Road;
(f) Removal and relocation of any existing signalling junction boxes;
(g) Improvement works to the footways on Loampit Vale and Thurston Road,
including setting back development boundaries to achieve footway widths to a
minimum of 8 metres on the Loampit Vale frontage (taking account of TfL proposals
for carriageway widening) and minimum of 6 metres on the Thurston Road
frontage;
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(h) Adoption by TfL of Loampit Vale footway up to the approved new back of
highway;
(i) Stopping up of redundant highway land on Loampit Vale; and
(j) replacement of existing bus stop on Loampit Vale.
Reason: To ensure an acceptable standard of development in accordance with
Policies DM Policy 35 Public realm of the Development Management Local Plan
(November 2014) and Policies LTC18 Public realm and LTC21 Sustainable
transport of the Lewisham Town Centre Local Plan (February 2014).
30. Drainage
The Foul and Surface Water Drainage Strategy (ES Appendix 12-B, 23 May 2017)
shall be implemented in full before any residential dwelling hereby approved is first
occupied.
No drainage systems for the infiltration of surface water drainage in to the ground
are permitted other than with the express written consent of the Local Planning
Authority, in consultation with the Environment Agency, which may be given for
those parts of the site where it has been demonstrated that there is no resultant
unacceptable risk to controlled waters. Any such approved drainage systems shall
be carried out in accordance with the approved details.
Reason: To prevent the increased risk of flooding, to improve water quality and to
ensure that drainage does not present a contamination risk to groundwater in
accordance with Policies 5.12 Flood risk management and 5.13 Sustainable
drainage in the London Plan ( 2016) and Objective 6: Flood risk reduction and water
management and Core Strategy Policy 10:Managing and reducing the risk of
flooding (2011) and to comply with Development Management Local Plan
(November 2014) DM Policy 28 Contaminated land.
31. Flood Risk - Flood Storage
(a) No development (other than demolition) shall be commenced until such time as
the following have been submitted to and approved in writing by the local planning
authority, in consultation with the Environment Agency:
(i) Details of proposed floodable void space (minimum 63 cubic metre capacity) and
associated maintenance zone under parts of Block A;
(ii) A Floodable Void Management and Maintenance Plan to manage and maintain
the floodable void over the lifetime of the development. The Plan shall include
details of general maintenance and maintenance that will be required after a flood
event and details of how the proposed sump pump will be managed during and after
a flood event; and
(b) once provided, the floodable void space and associated maintenance zone
required under part (a) (i) shall be managed and maintained in perpetuity in
accordance with the Floodable Void Management and Maintenance Plan approved
under part (a) (ii).
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Reason: To prevent flooding elsewhere by ensuring that compensatory storage of
flood water is provided in accordance with Policies 5.12 Flood risk management
and 5.13 Sustainable drainage in the London Plan (July 2011) and Objective 6:
Flood risk reduction and water management and Core Strategy Policy 10:
Managing and reducing the risk of flooding (2011).
32. Flood Risk - Levels
(a) The flood resilient enclosure/bund around the substation and energy centre shall
be to a crest height of at least 7.44m AOD.
(b) the finished floor levels for ‘more vulnerable’ including residential sleeping
accommodation shall be set above 7.43m AOD.
Reason: To safeguard essential infrastructure and ‘more vulnerable’ uses against
flooding in accordance with Policies 5.12 Flood risk management and 5.13
Sustainable drainage in the London Plan (July 2016) and Objective 6: Flood risk
reduction and water management and Core Strategy Policy 10: Managing and
reducing the risk of flooding (2011).
33. Living (Bio-Diverse) Roofs
(a) Within 6 months of commencement of development above slab level, details of
the biodiversity living roofs on Blocks A and B which shall allow for a substrate depth
of 150 mm and shall be designed to support a water load of 12litres/m2 (=12kg/m2)
and a soil load of 150mm depth minimum (circa 225kg/m2) shall be submitted to
and approved in writing by the local planning authority.
(b) The biodiversity living roofs shall be provided in accordance with the details
approved under part (a) of this condition before any dwelling is first occupied and
such biodiversity living roofs shall thereafter be permanently retained and
maintained in accordance with the approved details.
(c)The biodiversity living roofs shall not be used as an amenity or sitting out space
of any kind whatsoever and shall only be used in the case of essential maintenance
or repair, or escape in case of emergency.
Reason: To comply with Policies 5.10 Urban greening, 5.11 Green roofs and
development site environs, 5.12 Flood risk management, 5.13 Sustainable
Drainage and 7.19 Biodiversity and access to nature conservation in the London
Plan (2016), Policy 10 managing and reducing flood risk and Policy 12 Open space
and environmental assets of the Core Strategy (June 2011), and DM Policy 24
Biodiversity, living roofs and artificial playing pitches of the Development
Management Local Plan (November 2014).
34. Ecology
(a) Prior to above ground works, a Habitat Creation Management Plan (BCMP) shall
be submitted to and approved in writing by the Local Planning Authority and include:
(i) Planting of trees and shrubs in the public square, covering a variety of species,
including those of benefit to wildlife;
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(ii) Installation of two bird boxes (including one designed for peregrine falcons) and
two bat boxes; and
(iii) The creation of an invertebrate logger/installation of insect boxes.
(b) Approved details are to be implemented and maintained as approved.
Reason: To comply with Policy 7.19 Biodiversity and access to nature conservation
in the London Plan (2016), Policy 12 Open space and environmental assets of the
Core Strategy (June 2011), and DM Policy 24 Biodiversity, living roofs and artificial
playing pitches and local character of the Development Management Local Plan
(November 2014).
35. Contaminated Land
(a)
No development (including demolition of existing buildings and
structures, except where prior agreement with the Council for site investigation
enabling works has been received) shall commence until: (i) A desk top study and site assessment to survey and characterise the nature and
extent of contamination and its effect (whether on or off-site) and a conceptual site
model have been submitted to and approved in writing by the local planning
authority in consultation with the Environment Agency.
(ii) A site investigation report to characterise and risk assess the site which shall
include the gas, hydrological and contamination status, specifying rationale; and
recommendations for treatment for contamination encountered (whether by
remedial works or not) has been submitted, (including subsequent
correspondences as being necessary or desirable for the remediation of the site) to
and approved in writing by the Council, in consultation with the Environment
Agency.
(b) The remediation scheme approved under Part (a) shall be implemented in full.
(c) If during any works on the site, contamination is encountered which has not
previously been identified (“the new contamination”) the Council shall be notified
immediately and the terms of paragraph (a), shall apply to the new contamination.
No further works shall take place on that part of the site or adjacent areas affected,
until the requirements of paragraph (a) have been complied with in relation to the
new contamination.
(d)
The development shall not be occupied until a closure report for the
development has been submitted to and approved in writing by the Council, in
consultation with the Environment Agency.
This shall include verification of all measures, or treatments as required in (Section
(a) i & ii) and relevant correspondence (including other regulating authorities and
stakeholders involved with the remediation works) to verify compliance
requirements, necessary for the remediation of the site have been implemented in
full.
(d) The closure report shall include verification details of both the remediation and
post-remediation sampling/works, carried out (including waste materials removed
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from the site); and before placement of any soil/materials is undertaken on site, all
imported or reused soil material must conform to current soil quality requirements
as agreed by the authority. Inherent to the above, is the provision of any required
documentation, certification and monitoring, to facilitate condition requirements.
Reason: To ensure that the local planning authority may be satisfied that potential
site contamination is identified and remedied in view of the historical use(s) of the
site, which may have included industrial processes and for the protection of
controlled waters and to comply with Development Management Local Plan
(November 2014) DM Policy 28 Contaminated land.
36. Water Efficiency – New Dwellings
The sanitary fittings within each residential dwelling shall include low water use
WCs, shower taps, baths and (where installed by the developer) white goods
designed to comply with an average household water consumption of less than 105
litres/person/day.
Reason: To comply with Policies 5.1 Climate change and mitigation, 5.2 Minimising
carbon dioxide emissions, 5.3 Sustainable design and construction, 5.7 Renewable
energy, 5.15 Water use and supplies in the London Plan (2016) and Core Strategy
Policy 7 Climate change and adapting to the effects, Core Strategy Policy 8
Sustainable design and construction and energy efficiency (2011).
37. BREEAM ‘Excellent’
(a) The commercial units shell and core works hereby approved shall achieve a
minimum BREEAM Rating of ‘Excellent’.
(b) No development of the commercial units shall commence until a Design Stage
Certificate for each building (prepared by a Building Research Establishment
qualified Assessor) has been submitted to and approved in writing by the local
planning authority to demonstrate compliance with part (a) of this condition.
(c) Within 3 months of first occupation of any commercial unit, evidence shall be
submitted in the form of a Post Construction Certificate (prepared by a Building
Research Establishment Qualified Assessor) to demonstrate full compliance with
part (a) of this condition in respect of such commercial unit.
Reason: To comply with Policies 5.1 Climate change and mitigation, 5.2 Minimising
carbon dioxide emissions, 5.3 Sustainable design and construction, 5.7 Renewable
energy, 5.15 Water use and supplies in the London Plan (2016) and Core Strategy
Policy 7 Climate change and adapting to the effects, Core Strategy Policy 8
Sustainable design and construction and energy efficiency (June 2011).
38. Solar protection measures - prevention of overheating.
(a) No development above slab level shall be commenced until details of fritting to
the lower glazing panels to the south and west facing windows in the following
dwellings have been submitted to and approved in writing by the local planning
authority:
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Block A: A-02, A-07, A-12, A-17, A-22, A-27, A-32, A-37, A-42, A-47, A-52 and A57
Block B: B-04, B05, B-06, B-11, B-12, B-13, B-18, B-19, B-20, B-25, B-26, B-27, B32, B-33, B-34, B-39, B-40, B-41, B-46, B-47, B48, B-53, B-54, B-55, B-60, B-61,
B-62, B-67, B-68, B-69, B-74, B-75, B-76, B-81, B-82, B-83, B-88, B-89, B-90, B95, B-96, B-97, B-102, B-103, B-104, B-109, B-110, B-111, B116, B-117, B-118, B123, B-124, B-125, B-130, B131, B-132, B-137, B-138, B-139, B-144, B-145, B146, B-151, B-152, B-153, B-158, B-159, B-160, B-165, B-166, B-167, B-169, B170, B-171, B-173, B-174, B-175, B-176 and B-177.
(b) The approved fretting shall be carried out before the dwelling to which it relates
to is first occupied and shall be retained thereafter.
Reason: To comply with Policies 5.9 Overheating and cooling in the London Plan
(2016) and prevent the dwellings from overheating.
39. Archaeology
(a) No development other than demolition to existing ground level shall take place
until the applicant (or their heirs and successors in title) has secured the
implementation of a programme of archaeological evaluation site work in
accordance with a Written Scheme of Investigation which has been submitted by
the applicant and approved by the local planning authority in writing.
(b) Under Part (a), the applicant (or their heirs and successors in title) shall
implement a programme of archaeological evaluation in accordance with a Written
Scheme of Investigation.
(c) A report of the evaluation results will be submitted for approval by the local
planning authority which will be given in writing.
(d) Dependent upon the results presented under Part (c), no development other
than demolition to existing ground level shall take place until the applicant (or their
heirs and successors in title) has secured the implementation of a programme of
archaeological mitigation site work in accordance with a Written Scheme of
Investigation which has been submitted by the applicant and approved by the local
planning authority in writing.
(e) Under Part (d), the applicant (or their heirs and successors in title) shall
implement a programme of archaeological mitigation in accordance with a Written
Scheme of Investigation.
(f) The site investigation and post-investigation assessment will be completed prior
to one year post the completion date of the development as defined by the borough
building regulation officer, in accordance with the programme set out in the Written
Scheme of Investigation approved under Parts (a) and (d), and the provision for
post investigation assessment, analysis, of the results and archive deposition has
been secured.
Reason: To conserve, protect and enhancement the archaeological heritage of
Lewisham in accordance with Development Management Local Plan (November
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2014) DM Policy 37 Non-designated heritage assets including locally listed
buildings, areas of special local character and areas of archaeological interest.
40. Site Waste Management Plan
Demolition and construction activities shall be carried out in accordance with the
Carpetright Site Waste Management Plan (31 May 2017).
Reason: To minimise the generation of and increase recovery of demolition and
construction waste and to comply with Policy 5.18 Construction, excavation and
demolition waste of the London Plan (2016).
41. Bat Survey
No development shall commence until a dusk emergence or dawn return to roost
survey in the June or July preceding commencement has been undertaken by a
suitably qualified person and the survey report has been submitted to and approved
in writing by the local planning authority. Any necessary mitigation identified in an
approved survey report shall be carried out before demolition occurs.
Reason: In order that the local planning authority may be satisfied that the
demolition and construction process will not harm protected species and to comply
with Policy 7.19 Biodiversity and access to nature conservation in the London Plan
(2016) and DM Policy 24 Biodiversity, living roofs and artificial playing pitches and
local character of the Development Management Local Plan (November 2014).
42. Construction Environmental Management Plan
(a) Development shall not commence until such time as a Construction
Environmental Management Plan (CEMP), taking into account the existing and
emerging construction works in the Lewisham Town Centre and in consultation with
Network Rail and Transport of London has been submitted to and approved in
writing by the local planning authority. The plan shall cover: (i) Dust mitigation measures in the form of a Dust Management Plan and include
communications, site management and monitoring arrangements specified in
section 10.5.2.2 of the Environmental Statement (May 2017).
(ii) The location and operation of plant and wheel washing facilities
(iii) Details of best practical measures to be employed to mitigate noise and vibration
arising out of the construction process
(iv) Security Management (to minimise risks to unauthorised personnel).
(v) Details of the training of site operatives to follow any Environmental
Management Plan requirements
(vi) Timing and methodology for removal of trees and buildings (minimising impact
on any nesting birds)
(vii) Removal of Japanese Knotweed
(viii) Pollution of water/ flood risk
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(ix) Unexploded Ordnance survey
(x) Cranes and lifting equipment and measures to safeguard the safety of the
adjoining Network Rail railway platform/lines and nearby DLR infrastructure.
(b) No works shall be carried out other than in accordance with the Construction
Management Plan as approved under part (a) of this condition
Reason: In order that the local planning authority may be satisfied that the
demolition and construction process is carried out in a manner which will minimise
possible noise, disturbance and pollution to neighbouring properties and to comply
with Policy 5.3 Sustainable design and construction, Policy 6.3 Assessing effects of
development on transport capacity and Policy 7.14 Improving air quality of the
London Plan (2016) and to ensure the safety of Network Rail and DLR railway
infrastructure.
43. Piling
(a) No piling or any other foundation designs using penetrative methods shall take
place, other than with the prior written approval of the local planning authority,
following consultation with Thames Water, Environment Agency, Transport for
London and Network Rail.
(b) Details of any such operations referred to in part (a) of this condition must be
submitted to and approved in writing by the local planning authority prior to
commencement of any piling works and such details shall include details of the
relevant penetrative methods.
(c) Any such operations referred to in part (a) of this condition shall be carried out
only in accordance with the details approved under part (b) of this condition.
Reason: To prevent pollution of controlled waters and to comply with Core Strategy
(2011) Policy 11 River and waterways network and Development Management
Local Plan (November 2014) DM Policy 28 Contaminated land.
44. Non-Road Mobile Machinery (NRMM)
An inventory of all Non-Road Mobile Machinery (NRMM) shall be kept on-site and
registered on http://nrmm.London/ showing the emission limits for all equipment and
shall be made available to Local Planning Authority offices if required. All NRMM of
net power between 37kW and 560kW will be required to meet Stage IIIA of EU
Directive 97/68/EC.’
Reason: In order that the local planning authority may be satisfied that the
demolition and construction process is carried out in a manner which will minimise
possible noise, disturbance and pollution to neighbouring properties and to comply
with Policy 5.3 Sustainable design and construction, Policy 6.3 Assessing effects of
development on transport capacity and Policy 7.14 Improving air quality of the
London Plan (2016).
45. Construction Logistics Management Plan
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(a) No development shall commence on site until an updated Construction Logistics
Management Plan, taking into account the existing and emerging construction
works in the Lewisham Town Centre and in consultation with Transport of London
has been submitted to and approved in writing by the Local Planning Authority. The
Plan shall demonstrate the following: (i) Rationalise travel and traffic routes to and from the site.
(ii) Provide full details of the number and time of construction vehicle trips to the site
with the intention and aim of reducing the impact of construction vehicle activity on
road traffic and residential amenity by
(iii) Minimising trips to and from the site between 08.00 and 09.00 and 15.00 and
18.00 during Prendergast Vale School term times and 08.00 and 09.00 and 17.00
and 18.00 during school holidays;
(iv) Traffic marshalling and off/on site holding areas; and
(v) Taking account of delivery times of any other construction sites within 500m of
the site which are due to be active at the same time.
(vi) Measures to deal with safe pedestrian movement.
(vii) Full details of how the cycle and pedestrian network on Thurston Road is to be
maintained
(viii) Construction staging and how this will impact on access/egress arrangements
and avoid adverse impact on bus operations on Thurston Road.
(b) The measures specified in the approved details shall be implemented prior to
commencement of development and shall be adhered to during the period of
construction.
Reason: In order to ensure satisfactory vehicle management and to comply with
Policy 14 Sustainable movement and transport of the Core Strategy (June 2011).
46. Construction – Deliveries & Hours of Working
During the construction period, no work, other than vehicle movements to and from
the site in accordance with an approved Construction Logistics Management Plan,
shall take place on the site other than between the hours of 08.00 and 18.00 on
Mondays to Fridays and 08.00 and 13.00 on Saturdays and not at all on Sundays
or Public Holidays.
Reason: In order to ensure satisfactory vehicle management and to comply with
Policy 14 Sustainable movement and transport of the Core Strategy (June 2011).
Informatives
A.

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

Pre-commencement conditions:
The following pre-commencement conditions attached to this decision
notice are considered necessary in order to protect the protect the
amenities of future occupiers and users of the proposed development
and encompasses ecological benefits, and to ensure that the
proposed development results in a sustainable and well-designed
scheme:
Condition 13 – External Materials – Buildings (Details and Samples)
Condition 24 – Protection against noise from commercial units/station
ticket hall
Condition 27 – Safeguarding Bakerloo Line Extension
Condition 29 – Highway Mitigation\Public Realm
Condition 35 – Contaminated Land
Condition 39 – Archaeology
Condition 41 – Bat Survey
Condition 42 – Construction Environmental Management Plan
Condition 43 – Piling
Condition 45 – Construction Logistics Management Plan

C.

The Applicant is advised that any works associated with the
implementation of this permission (including the demolition of any
existing buildings or structures) will constitute commencement of
development. Further, all pre-commencement conditions attached to
this permission must be discharged, by way of a written approval in
the form of an application to the Planning Authority, before any such
works of demolition take place. In relation to Condition 3, Enabling
Works means exploratory boreholes, excavation and/or site
preparation, temporary construction works and piling, temporary
diversion of highways, pegging out, the erection of temporary fencing
and hoardings or other measures to secure the site, the construction
of temporary access and service roads, construction and laying of
temporary services and drainage and the diversion laying construction
enlargement repair maintenance cleansing connection to and use of
services to serve the development, provision of temporary
construction and security site accommodation. For the avoidance of
doubt, Enabling Works excludes demolition.
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D.

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

E.

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

F.

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

G.

The land contamination condition requirements apply to both whole site
and phased developments. Where development is phased, no unit
within a phase shall be occupied until a), b) and c) of the condition have
been satisfied for that phase.
Applicants are advised to read ‘Contaminated Land Guide for
Developers’ (London Borough’s Publication 2003), on the Lewisham
web page, before complying with the above condition. All of the above
must be conducted in accordance with DEFRA and the Environment
Agency's (EA) - Model Procedures for the Management of Land
Contamination.
1. Applicants should also be aware of their responsibilities under Part IIA
of the Environmental Protection Act 1990 to ensure that human health,
controlled waters and ecological systems are protected from
significant harm arising from contaminated land. Guidance therefore
relating to their activities on site, should be obtained primarily by
reference to DEFRA and EA publications.
2. Written schemes of investigation will need to be prepared and
implemented by a suitably professionally accredited archaeological
practice in accordance with Historic England’s Guidelines for
Archaeological Projects in Greater London. This condition is exempt
from deemed discharge under schedule 6 of The Town and Country
Planning (Development Management Procedure) (England) Order
2015.
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H.

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

I.

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

J.

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

K.

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

L.

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

M.

The weighted standardised level difference (D’nT,W + Ctr) is quoted
according to the relevant part of the BS EN ISO 717 series. To guarantee
achieving this level of sound insulation, the Applicant is advised to employ
a reputable noise consultant details of which can be found on the
Association of Noise Consultants website.

N.

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

O.

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

P.

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

Q.

Thames Water Comments
Thames Water requests that the Applicant should incorporate within their
proposal, protection to the property by installing for example, a nonreturn valve or other suitable device to avoid the risk of backflow at a
later date, on the assumption that the sewerage network may surcharge
to ground level during storm conditions. Please note, there is a large
water main within 5 metres of the site and 24-hour access to it is
required.
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Surface Water Drainage - With regard to surface water drainage it is the
responsibility of a developer to make proper provision for drainage to
ground, water courses or a suitable sewer. In respect of surface water,
it is recommended that the Applicant should ensure that storm flows are
attenuated or regulated into the receiving public network through on or
off-site storage. When it is proposed to connect to a combined public
sewer, the site drainage should be separate and combined at the final
manhole nearest the boundary. Connections are not permitted for the
removal of groundwater. Where the developer proposes to discharge to
a public sewer, prior approval from Thames Water Developer Services
will be required. They can be contacted on 0800 009 3921. Reason - to
ensure that the surface water discharge from the site shall not be
detrimental to the existing sewerage system.
Thames Water would advise that with regard to sewerage infrastructure
capacity, we would not have any objection to the above planning
application.
Thames Water would recommend that petrol / oil interceptors be fitted in
all car parking/washing/repair facilities. Failure to enforce the effective
use of petrol / oil interceptors could result in oil-polluted discharges
entering local watercourses.
Thames Water recommends the installation of a properly maintained fat
trap on all catering establishments. We further recommend, in line with
best practice for the disposal of Fats, Oils and Grease, the collection of
waste oil by a contractor, particularly to recycle for the production of bio
diesel. Failure to implement these recommendations may result in this
and other properties suffering blocked drains, sewage flooding and
pollution to local watercourses.
Water Comments
The existing water supply infrastructure has insufficient capacity to meet
the additional demands for the proposed development. Thames Water
therefore recommend the following condition be imposed: Development
should not be commenced until: Impact studies of the existing water
supply infrastructure have been submitted to, and approved in writing by,
the local planning authority (in consultation with Thames Water). The
studies should determine the magnitude of any new additional capacity
required in the system and a suitable connection point. Reason: To
ensure that the water supply infrastructure has sufficient capacity to cope
with the/this additional demand.
No impact piling shall take place until a piling method statement
(detailing the depth and type of piling to be undertaken and the
methodology by which such piling will be carried out, including measures
to prevent and minimise the potential for damage to subsurface water
infrastructure, and the programme for the works) has been submitted to
and approved in writing by the local planning authority in consultation
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with Thames Water. Any piling must be undertaken in accordance with
the terms of the approved piling method statement. Reason: The
proposed works will be in close proximity to underground water utility
infrastructure. Piling has the potential to impact on local underground
water utility infrastructure. The Applicant is advised to contact Thames
Water Developer Services on 0800 009 3921 to discuss the details of
the piling method statement.
Supplementary Comments
Running through the proposed development are easements and way
leaves. These are Thames Water Assets. The company will seek
assurances that these will not be affected by the proposed development.
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