
 
 

 planning report GLA/5068/01  

  20 January 2020 

Land on the corner of Briant and Besson Street, New 
Cross Gate 

in the London Borough of Lewisham 

planning application no. DC/19/114805  
  

Strategic planning application stage 1 referral 

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 
2007; Town & Country Planning (Mayor of London) Order 2008. 

The proposal 

The comprehensive redevelopment of land at the corner of Briant and Besson Street 
including demolition of existing structures to deliver a mixed use development comprising 
324 residential units, flexible retail and commercial floorspace, a pharmacy, a GP surgery and 
community space in buildings ranging from 3 to 12 storeys, provision of disabled car parking, 
cycle parking and servicing facilities, landscaping and other associated works. 

The applicant 

The applicant is Besson Street LLP and the architect is Maccreanor Lavington Architects.  

Strategic issues summary 

Principle of development: Build-to-rent residential-led mixed use development which 
delivers an increase in social infrastructure is strongly supported in principle (paragraphs 18-
21). 

Housing: 35% affordable housing by habitable room all of which would be Discount Market 
Rent at London Living Rent levels. This does not accord with the 50% threshold for the Fast 
Track Route for developments on public land and therefore must follow the viability tested 
route. Review mechanisms and a 15-year covenant on the build to rent product must be 
robustly secured in the S106 (paragraph 22-31).  

Urban design and heritage: The proposal represents a high-quality design that effectively 
responds to the surrounding context. Further design and mitigation measures must be 
explored in relation to agent of change issues raised regarding the adjoining Music Room 
London. The proposal would result in less than substantial harm to the significance of the 
Hatcham Conservation Area, which is considered to be outweighed by the significant public 
benefits of the proposal, including affordable housing, a GP surgery and a community centre. 
The proposal is not considered to cause harm to the significance of Telegraph Hill 
Conservation Area or to nearby listed buildings (paragraphs 32-48). 

Transport: Cycle parking should be designed to meet the London Cycling Design Standards. 
Servicing demand estimation and servicing arrangements are not robust and should be 
reconsidered. Funding should be secured to consult on and, if agreed, implement, a 
controlled parking zone. The Council must also engage with Transport for London, GLA 
officers and the applicant to determine a significant contribution to mitigate impact on buses 
(paragraphs 63-69). 

Further information on energy, water and urban greening is required. 
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Recommendation 

That Lewisham Council be advised that the application does not yet comply with the London 
Plan and the Mayor’s intend to publish London Plan, for the reasons set out in paragraph 74 
of this report; but that the possible remedies set out that paragraph could address these 
deficiencies. 
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Context 

1 On 11 December 2019, the Mayor of London received documents from Lewisham Council 
notifying him of a planning application of potential strategic importance to develop the above site 
for the above uses. Under the provisions of The Town & Country Planning (Mayor of London) 
Order 2008, the Mayor has until 21 January 2020 to provide the Council with a statement setting 
out whether he considers that the application complies with the London Plan, and his reasons for 
taking that view. The Mayor may also provide other comments. This report sets out information 
for the Mayor’s use in deciding what decision to make. 

2 The application is referable under Category 1A, 1B(c) and 1C(c) of the Schedule to the 
2008 Order: 

• 1A “Development which comprises or includes the provision of more than 150 houses, 
flats, or houses and flats”; 

• 1B(c) “Development (other than development which only comprises the provision of 
houses, flats, or houses and flats) which comprises or includes the erection of a building 
or buildings outside Central London and with a total floorspace of more than 15,000 
square metres”; 

• 1C(c) “Development which comprises or includes the erection of a building that is more 
than 30 metres high and is outside the City of London.” 
 

3 Once Lewisham Council has resolved to determine the application, it is required to refer it 
back to the Mayor for his decision as to whether to direct refusal; take it over for his own 
determination; or allow the Council to determine it itself. 

4 The Mayor of London’s statement on this case will be made available on the GLA website 
www.london.gov.uk.  

Site description 

5 The 1.05 hectare site is located in the London Borough of Lewisham, within the New 
Cross/Lewisham/Catford Opportunity Area. The site is approximately 600 metres west of New 
Cross District Town Centre and is within an Area for Regeneration. The site lies within the 
Protected Vista Extension from the summit of Parliament Hill to St Paul’s Cathedral. It is partially 
within the Hatcham Conservation Area and adjacent to the Telegraph Hill Conservation Area and 
there are approximately 20 listed buildings in the nearby area. 

6 The site is currently cleared and is unoccupied. It has a site allocation in the Lewisham 
Site Allocations Local Plan 2013 for 173 homes, with community uses at ground floor including 
3,389 sq. m. of employment floorspace with a GP surgery, library, gym, community hall, café, 
crèche and public square. 

7 The site is bounded by houses and shops fronting onto the A2 New Cross Road to the 
north and a church and light industrial development to the east, Briant Street to the west, with 
Kender Primary School across the road, and Besson Street to the south. The site is connected to 
New Cross Road by a narrow strip of land to the north.  

8 The application site is within the area bounded by the A2 New Cross Road and the A202 
Queen’s Road (both parts of the TfL Road Network). Aside from a small frontage on New Cross 

http://www.london.gov.uk/
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Road, the site primarily fronts Briant Street and Besson Street, both of which have a 20mph 
speed limit supported by traffic calming measures. The site is located a 9-minute walk from 
Queen’s Road Peckham and an 11-minute walk from New Cross Gate station. It is also within 
short walking distance of buses running along New Cross Road and Queen’s Road. The site 
benefits from a public transport access level (PTAL) of 6a, on a scale of 1 – 6b, where 6b is the 
highest, and as such has excellent access to public transport. 

Details of the proposal 

9 The applicant is proposing the development of a 324-unit build-to-rent development 
ranging from 3 to 12 storeys within 6 blocks centred around a central garden square, with 
residents’ services building, community centre, GP surgery and pharmacy. 

10 Block D01 is situated to the north of the development and contains the residential 
services building and fronts onto New Cross Road. It is adjacent to a pedestrian route from New 
Cross Road into the central courtyard. This block contains a flexible retail/commercial use with 
concierge and reception and a residents’ lounge, a first-floor residents’ gym, a second-floor 
flexible workspace for residents and a roof top terrace.  

11 The residential blocks are oriented around a central garden square, with Block A01 to the 
north, Block A02 to the west and Block B01 to the east. Block C01 is located to the south west of 
the square and is the tallest building at 12 storeys. This block also contains the community 
centre on the corner of Besson Street and Briant Street. Block B02, which fronts onto Besson 
Street to the south also contains residential development above the GP surgery and pharmacy. 

12 The proposal includes play space and an outdoor gym within the central garden square, a 
gravel area for boules sports to the north east of the site and an ecology garden behind the GP 
surgery to the east. Disabled parking, cycle parking and plant are also proposed. 

13 The proposal is a joint venture between the London Borough of Lewisham Council and 
Grainger on publicly owned land, under the name Besson Street LLP. 

Table 1: Proposed floorspace 

Floorspace by use (GIA) Proposed (sq.m.) 

Residential 28,005.7 

Commercial (retail, cafe and office) 107.8 

GP surgery 662.5 

Pharmacy 118.6 

Ancillary GP/ pharmacy 48.1 

Community space 126.9 

Total 29,069.5 
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Case history 

14 On 9 April 2019 a pre-application meeting was held with the GLA. The principle of the 
proposal was supported, subject the maximum viable uplift in the provision of affordable homes. 
The future application was required to address issues with respect to affordable housing, urban 
design, heritage, inclusive design, transport, and environment to ensure compliance with the 
London Plan and the Mayor’s intend to publish London Plan. A follow-up pre-application meeting 
was held on 13 August 2019 primarily to discuss viability matters and to provide an update on 
design. There is no other strategic planning history associated with this site. 

Strategic planning issues and relevant policies and guidance 

15 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
development plan in force for the area is Lewisham Council Core Strategy (June 2011); the 
Lewisham Council Development Management Local Plan (November 2014); the Lewisham Council 
Site Specific Allocations Development Plan Document (June 2013); the Lewisham Council Policies 
Map (December 2015); and the 2016 London Plan (Consolidated with alterations since 2011). 

16 The following are also relevant material considerations:  

• The National Planning Policy Framework (revised February 2019); 

• National Planning Practice Guidance; 

• The London Plan Intend to Publish version (December 2019); 

• In August 2017 the Mayor published his Affordable Housing and Viability SPG. This must 
now be read subject to the decision in R (McCarthy & Stone) v. Mayor of London 

• The New Cross Area Framework May 2019. 
 

17 The relevant issues and corresponding policies are as follows:  

• Opportunity Areas London Plan; 

• Housing London Plan; Housing SPG; Housing Strategy; Shaping 
Neighbourhoods: Play and Informal Recreation SPG; Shaping 
Neighbourhoods: Character and Context SPG; 

• Affordable housing London Plan; Housing SPG; Housing Strategy; Affordable Housing 
and Viability SPG; 

• Social infrastructure London Plan; 

• Urban design and heritage London Plan; Shaping Neighbourhoods: Character and Context 
SPG; Housing SPG; Shaping Neighbourhoods: Play and Informal 
Recreation SPG; 

• Inclusive design London Plan; Accessible London: achieving an inclusive 
environment SPG; 

• Environment London Plan; Sustainable Design and Construction SPG; London 
Environment Strategy; 

• Transport & Parking London Plan; Mayor’s Transport Strategy. 
 

Principle of development 
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18 London Plan Policy 2.13 and the Mayor’s intend to publish London Plan Policy SD1 provide 
that proposals in Opportunity Areas should seek to maximise density and contain a mix of uses. 
The London Plan identifies the New Cross/Lewisham/Catford Opportunity Area as having an 
identified development capacity for 6,000 new jobs and a minimum of 8,000 new homes. This is 
revised in the Mayor’s intend to publish London Plan to an indicative capacity of 4,000 new jobs 
and 13,500 new homes. 

19 The proposal for a residential-led mixed use development, including build-to-rent housing, 
social infrastructure and commercial space is supported in the Opportunity Area. The proposal 
would support the regeneration of New Cross and the proposed public realm improvements and 
access to New Cross Road would also improve north-south connections in the area. As such, the 
proposed development would support the objectives of the Opportunity Area as set out in London 
Plan Policies 2.13 and 2.15 and the Mayor’s intend to publish London Plan Policies SD1 and SD6. 

20 London Plan Policy 3.3 sets Lewisham an annualised average housing completion target 
of 13,847 units between 2015 and 2025 (increased to 16,670 units between 2019/20 and 
2028/29 in the Mayor’s intend to publish London Plan Policy H1). The proposal to introduce 
residential use to this under-utilised site responds positively to London Plan and the Mayor’s 
intend to publish London Plan policies to increase housing supply and optimise sites, which is 
supported, subject to the resolution of issues regarding agent of change and affordable housing 
set out below. 
 
21 The Mayor’s intend to publish London Plan Policy D10 requires applicants to take 
account of the Agent of Change principle and consider and mitigate for existing noise and other 
nuisance generating uses in a sensitive manner in new development. The site is located adjacent 
to several noise generating uses, including a music venue, a church, a stone cutter’s yard and 
Kender Primary School, which have the potential to generate a nuisance for the occupiers of any 
residential development. The applicant proposes a variety of noise mitigation measures to 
address the noise generating uses. However, as detailed in the urban design section below, 
officers have concerns that the mitigation measures may be insufficient to mitigate for the noise 
generating uses, particularly the music venue. The applicant must show that it has fully 
addressed the agent of change principle before the principle of residential development on this 
site can be supported. 
 
22 London Plan Policy 3.17 and the Mayor’s intend to publish London Plan Policy S2 support 
the provision of new health and social care facilities in areas of identified need, in places easily 
accessible by public transport, walking and cycling. The Mayor’s intend to publish London Plan 
Policy S2 further encourages the co-location of health and social services with housing, to 
achieve a more efficient land use. The Mayor’s intend to publish London Plan Policy S1 also 
supports the co-location of different types of social infrastructure together. The proposed 
development would deliver a relocated GP surgery and pharmacy within one of the blocks and a 
separate community centre for the use of the New Cross Gate Trust, which are supported. The 
GP surgery and the pharmacy would replace existing nearby provision and would provide 
modern facilities with an increased number of GPs compared to the existing outdated 
healthcare provision. It is noted that the GP surgery would be leased to the New Cross Gate 
Trust at a peppercorn rent, so that the rent for the GP surgery will go to the trust to support its 
revenue stream. As such the proposal would increase the provision of social infrastructure in 
the local area, which is strongly supported. 
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Housing 
 
23 The following residential unit breakdown has been provided with the application:  

Table 2: Proposed housing provision 

Housing type 1 bed units 2 bed units 3 bed units Total units (%) Total habitable 
rooms (%) 

Market rent 105 81 24 210 (64.8%) 573 (64.8%) 

Discount Market 
Rent at London 
Living Rent level 

57 44 13 114 (35.2%) 311 (35.2%) 

Total  162 125 37 324 884 

Percentage of units 50% 38.6% 11.4% 

Affordable housing 
 
24 London Plan Policy 3.9 seeks to promote mixed and balanced communities by tenure and 
household income and Policy 3.12 seeks to secure the maximum reasonable amount of affordable 
housing. Policy H4 of the Mayor’s intend to publish London Plan and the Mayor’s Affordable 
Housing and Viability SPG set a strategic target of 50% affordable housing. Policy H5 of the Mayor’s 
intend to publish London Plan and the Mayor’s Affordable Housing and Viability SPG set out a 
‘threshold approach’ whereby schemes meeting or exceeding a specific threshold of affordable 
housing (in this case 50% on public land) by habitable room without public subsidy and which 
meets other criteria are not required to submit viability information to the GLA, nor would the 
application be subject to a late stage review mechanism. At a local level, Lewisham Council’s Core 
Strategy sets a borough-wide strategic target of 50% affordable housing. 
 
25 The Mayor’s Affordable Housing and Viability SPG and the Mayor’s intend to publish 
London Plan Policy H11 provide specific guidance on build-to-rent (BTR) schemes. To qualify as 
BTR, a scheme must meet the criteria within the Mayor’s intend to publish London Plan Policy H11, 
including the following: be comprised of over 50 units; held in a covenant for at least 15 years; be 
subject to a clawback mechanism, in the event of the covenant being broken; under a unified 
management; and tenancies of three or more years must be made available. The proposed build to 
rent units must fully comply with the definitions set out in the Mayor’s intend to publish London 
Plan Policy H11 and the Mayor’s Affordable Housing and Viability SPG. 
 
26 The applicant proposes to deliver 35% of the scheme by habitable room and unit as 
affordable housing, all of which would be of Discount Market Rent (DMR) tenure at London Living 
Rent (LLR) levels. Whilst this offer is welcomed as a starting point it does not accord with the 50% 
threshold for the Fast Track Route for this type of application on public land as described in Policy 
H6 of the Mayor’s intend to publish London Plan or the approach set out in the Mayor’s SPG. The 
applicant has provided a viability assessment, which will be robustly interrogated by GLA officers 
to ensure the scheme delivers the maximum amount of affordable housing. The applicant must 
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investigate the potential for Mayoral grant funding (and any other available public subsidy) with a 
view to further increasing affordable housing delivery within the scheme.  
 
27 It is noted that the applicant proposes to disperse the affordable housing around the 
development, so that the discounted units can be moved around and swapped with market units 
depending on demand. The Council must ensure that the final agreed level of affordable housing is 
robustly secured in the S106 agreement by unit and habitable room so that this approach does not 
result in a reduction in affordable housing or family-sized affordable homes.  
 
28 The applicant has provided details of the affordability of the DMR, showing that this is 
provided at LLR levels as per Table 2 below. In order to comply with the requirements of Policies 
H6 and H11 of the Mayor’s intend to publish London Plan, the Mayor’s Affordable Housing and 
Viability SPG, and the London Plan Annual Monitoring Report the Council must also ensure that 
the combined rent and service charge should be no greater than 40% of net household income 
and, as a minimum, DMR units should be affordable to households on incomes below £60,000 a 
year (the relevant  income threshold stated in the AMR). Rent level assumptions and income 
thresholds must be secured accordingly by the Council in the S106 agreement. 

 

 

 

 

Table 2: Income levels associated with the London Living Rent units for Telegraph Hill ward 

Unit Size London Living Rent levels per week 
(£)  

Estimated Annual Household Income 
Approximate (£) 

1 Bed £237.92 £35,349 

2 Bed £264.23 £39,257 

3 Bed £290.77 £43,200 

 
29 The requirement for an early stage viability review will be triggered if an agreed level of 
progress on implementation is not made within two years of the permission being granted (or a 
period agreed by the Borough), as set out in the Mayor’s Affordable Housing and Viability SPG 
and Policy H6 of the Mayor’s intend to publish London Plan. A late stage review must also be 
secured should the affordable offer remain below the 50% threshold for the Fast Track Route. 
GLA officers request early engagement with the Council and the applicant to ensure appropriate 
wording for review mechanisms, and covenant as well as obligations around phasing and 
delivery of affordable housing within the Section 106 agreement.  
 
Housing choice 
 
30 London Plan Policy 3.8 and the Mayor’s intend to publish London Plan Policy H10 
encourage a full range of housing choice. Policy H10 ‘Housing size mix’ of the Mayor’s intend to 
publish London Plan states that boroughs should not set prescriptive dwelling size mix 
requirements for market and intermediate homes; and for low cost rent, boroughs should 
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provide guidance on the size of units required to ensure affordable housing meets identified 
needs.  
 
31 Of the 324 units, 39% are two-bed and 11% are three-bed. In addition, the applicant has 
indicated that 11% of the affordable housing would be family-sized. The final agreed level of 
family-sized affordable homes must be robustly secured in the S106 agreement to avoid any loss 
of family-sized affordable homes when the affordable units are moved around throughout the 
development. The proposed housing mix does not raise any strategic concerns.  
 
Children’s play space 
 
32 Policy S4 ‘Play and informal recreation’ of the Mayor’s intend to publish London Plan and 
London Plan Policy 3.6 seek to ensure that development proposals include suitable provision for 
play and recreation, and incorporate good-quality, accessible play provision for all ages, of at 
least 10 sq. m. per child. The proposal would provide 1,180 sq.m. of dedicated play space, which 
marginally exceeds the calculated requirement of 1,175.7 sq.m. of play space as set out in the 
Mayor’s SPG and so is supported. The play space would not be segregated by tenure as the 
affordable provision would be scattered throughout the development and all the play space 
would be located within the publicly accessible public realm. 
 

Urban Design  

33 London Plan Policies 7.1 and 7.4 and the Mayor’s intend to publish London Plan Policies D1, 
D2 and D3 seek to ensure that new developments are well-designed and fit into the local character 
of an area. New buildings and spaces should respond to the form, style and appearance to 
successfully integrate into the local character of an area, with a positive relationship with the 
natural environment and respect and enhancement of the historic environment. London Plan 
Policy 3.4 and the Mayor’s intend to publish London Plan Policy D3 also seek to optimise the 
potential of sites, having regard to local context, design principles, public transport accessibility, 
and capacity of existing and future transport services. 
 
Optimising the potential of the site 
 
34 London Plan Policy 3.4 and the Mayor’s intend to publish London Plan Policy D3 seek to 
optimise the potential of sites, having regard to local context, design principles, public transport 
accessibility, and the capacity of existing and future transport services, using an assessment of 
site context and a design-led approach to determine site capacity. The scheme would have a 
residential density of 308.6 units per hectare. This exceeds the guidance ranges in Table 3.2 of 
the London Plan, but is within the thresholds for increased scrutiny of design quality set out in 
the Mayor’s intend to publish London Plan Policy D4 (Part D). 
 
35 The proposed layout effectively facilitates north-south movement through the site and 
provides a variety of active frontages both within the site and on its outside. It is noted that the 
development is intended to serve the wider community, with public access to the outdoor gym 
and to the courtyard, which is supported. The proposed building layout provides large 
welcoming routes into the centre of the site whilst also providing a positive sense of enclosure 
for the central courtyard. The applicant has made effective use of the spaces in between 
buildings for urban greening including providing an ecology garden behind the GP surgery and 
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creating a green space for boules sports and relaxation adjacent to the neighbouring music 
venue. 
 
Height, massing and architecture 
 
36 The proposed height and massing are generally acceptable, notwithstanding the heritage 
impacts detailed below. The development would provide a transition in scale between the 3-storey 
block on New Cross Road to the north and the proposed 12-storey block to the south of the site. 
Since pre-application stage the applicant has broken the blocks up in the centre of the site and 
introduced a slightly more varied ridge height, which helps to reduce the perceived mass of the 
blocks. 

37 The 12-storey building would make a positive contribution to the townscape by acting as a 
marker for the community centre and the GP surgery within the development. The development 
rises up in height from New Cross Road towards the tall building and the building is surrounded by 
large areas of public realm and wide streets, providing an effective transition in scale to the tall 
building and avoiding an overly dominant appearance.  

38 The proposed pattern of irregular hexagon-shaped balconies rising up with the buildings 
are a strong architectural feature reminiscent of London mansion blocks, notwithstanding the 
issues around agent of change detailed below. The balconies, along with the consistent brick 
materials provide a consistency of form and materials to the development, whilst also being 
sympathetic to the prevailing brick materials and character setting of the surrounding area. 

Housing quality 
 
39 London Plan Policy 3.5 and the Mayor’s intend to publish London Plan Policy D6 promote 
quality in new housing provision, with further guidance provided in the Mayor’s Housing SPG. 
All of the units would meet the London Plan and the Mayor’s intend to publish London Plan 
minimum space standards, which is supported. The ground floor maisonettes would be slightly 
raised above the street, with stepped access that would naturally provide a barrier from the 
street and would provide some privacy to occupants at the ground floor, although issues 
relating to accessible dwellings should be addressed as per paragraph 53 below. 68% of the 
units would be dual aspect, with 1.9% north facing single aspect units which have been designed 
to be oversized by 14% to improve the quality of the residential amenity, which is acceptable.  
 
40 To ensure a consistency of design, the balconies for the one-bedroom units would be 
slightly over-sized whilst those for two-bedroom units would be under-sized. The balconies 
would be a hexagonal shape, accommodated by an indent within each building. The applicant 
has shown that the under-sized balconies for the two-bedroom units would still allow adequate 
space for outdoor furniture. The proposed balcony design also allows for adequate levels of 
daylight and sunlight; the applicant’s daylight and sunlight assessment that shows that 91% of 
all habitable rooms would offer future occupants good levels of daylight and 73% would be well 
sunlit throughout the year. As such, given the strong design rationale for the balcony design, the 
undersized balconies for the two-bedroom units are acceptable. 
 
Agent of change 
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41 The Mayor’s intend to publish London Plan Policy D10 requires applicants to take 
account of the Agent of Change principle and consider and mitigate for existing noise and other 
nuisance generating uses in a sensitive manner in new development. In addition, London Plan 
Policy 4.6 and the Mayor’s intend to publish London Plan Policy HC5 seek to ensure that mixed 
use development proposals promote and protect London’s culture and creative industries and 
London Plan Policy HC6 also states that developments should address the cumulative impact of 
night-time uses on residents. 

42 The development is immediately adjacent to several noise generating uses including the 
Music Room London venue, the New Cross Christian Centre, a stone restoration business and 
Kender Primary School. The applicant’s noise and vibration assessment notes potential noise 
impacts from road traffic, playground noise, vehicles loading/unloading, cutting and grinding 
and music from both the music venue and the church. The applicant proposes a variety of 
mitigation measures for the worst case noise scenarios including high performance glazing, 
partially openable windows and mechanical ventilation.  

43 With respect to the Music Room London, GLA officers have concerns about the potential 
for complaints about the noise generated by the venue which could compromise its continued 
operation. It is noted that the applicant has worked with the venue to update its noise and 
vibration assessment and that this now takes account of very loud performances in the rear 
studio space, which is not acoustically protected, and mitigates for this. However, officers 
consider that the noise may still be considered a nuisance to residents using balconies or with 
open windows, particularly during the summer. The applicant should consider alterations to the 
design of the development. For example, the balconies facing the Music Room London in Blocks 
AO1 and B01 could be altered to become winter gardens or to include solid balustrades. 
Alternatively, the applicant should consider a contribution towards further acoustic protection 
for the music venue. The applicant should also ensure that the noise generated by the rear 
ancillary space behind the music venue is mitigated for. Any design changes and mitigation 
measures should be informed by engagement with the Music Room London and should be 
agreed between both parties and the Council. The Council should also confirm if the proposed 
mitigation measures are sufficient to address nuisance noise from the other noise generating 
uses. 

Fire safety 

44 In accordance with Policy D12 ‘Fire safety’ of the Mayor’s intend to publish London Plan, 
the Council should secure an informative prescribing the submission of a fire statement, 
produced by a third party suitable qualified assessor. It is noted that all the units would be fitted 
with a sprinkler system, which is supported. 

Heritage 

45  The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the tests for 
dealing with heritage assets in planning decisions. In relation to listed buildings, all planning 
decisions “should 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” and in relation to 
conservation areas, special attention must be paid to “the desirability of preserving or enhancing 
the character or appearance of that area”. If harm is identified, it should be given considerable 
importance and weight. 
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46 The NPPF states that when considering the impact of the proposal on the significance of a 
designated heritage asset, great weight should be given to the asset’s conservation and the more 
important the asset, the greater the weight should be. Significance can be harmed or lost through 
alteration or destruction of the heritage asset or development within its setting. Significance is the 
value of the heritage asset because of its heritage interest, which may be archaeological, 
architectural, artistic or historic, and may derive from a heritage asset’s physical presence or its 
setting. Where a proposed development will lead to ‘substantial harm’ to or total loss of the 
significance of a designated heritage asset, local planning authorities should refuse consent, unless 
it can be demonstrated that the substantial harm or loss is necessary to achieve substantial public 
benefits that outweigh that harm or loss. Where a development will lead to ‘less than substantial 
harm’, the harm should be weighed against the public benefits of the proposal, including securing 
its optimum viable use. Policy HC1 ‘Heritage conservation and growth’ of the Mayor’s intend to 
publish London Plan, as well as London Plan Policy 7.8, states that development should conserve 
heritage assets and avoid harm, which also applies to non-designated heritage assets. 

47 The northern part of the proposal on New Cross Road is located within the Hatcham 
Conservation Area to the north and east and the site is adjacent to Telegraph Hill Conservation 
Area to the south. In addition, the site is adjacent to the Grade II listed 96 New Cross Road and 
there are over 20 listed buildings within 500 metres.  

48 The proposal would be clearly visible above many buildings within the Hatcham 
Conservation Area, notably the old library (occupied by the Music Room London), where there is 
currently open sky. Despite the overall quality of the development, the proposed development 
would therefore have a minor adverse effect on the setting of the Hatcham Conservation Area as it 
rises above the prevailing roof line and is of a notably different architectural style. It is noted that 
the design of the proposed New Cross Building is sympathetic to the Conservation Area and 
emulates the appearance of the nearby Minerva Terrace in its window placement, projecting shop 
frontage and name display plaque, which offsets some of the harm caused by the height above the 
roofline. In addition, the proposed development does not negatively affect the historic or 
architectural interest of any of the buildings in the Conservation Area. Nonetheless, the adverse 
impact of the development is not entirely mitigated by this and the proposal is considered to cause 
less than substantial harm to the overall significance of the Hatcham Conservation Area by virtue 
of the impact on its character, appearance and setting. This is outweighed by the significant public 
benefits of the proposal, including the provision of affordable housing, a GP surgery and a 
community centre. 

49 The proposal would be visible from Telegraph Hill Conservation Area, notably from 
Telegraph Hill Upper Park and Waller Road. In these views the proposal would appear largely 
obscured by trees and where visible would appear as part of the background of development 
along the northern side of Queens Road, which is not part of the Conservation Area. As such, the 
impact on the character, appearance and setting would be neutral, and no harm is caused to the 
significance of the Telegraph Hill Conservation Area by the proposal.  

50 The proposal would not be visible from nearby listed buildings, including the Grade II listed 
96 New Cross Road, and so causes no harm to the significance of these heritage assets. 

Strategic views 
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51 With respect to strategic views, London Plan Policies 7.11 and 7.12 and Policies HC3 and 
HC4 of the Mayor’s intend to publish London Plan identify strategically important views of St Paul’s 
Cathedral and state that development should not harm and seek to make a positive contribution 
to the characteristics, composition and landmark elements of these views. 
 
52 The site is not over sailed by any strategic viewing corridors, however, the building falls 
within panorama view 2A.1 from the summit of Parliament Hill to St. Paul’s Cathedral as defined 
by the London View Management Framework (LVMF) SPG. The applicant has provided the view 
from the separate application for Fielden House which the applicant states would occlude the 
proposed development. However, it is unclear exactly where the development would be in this 
view and the applicant should provide a revised view with a wireframe for the proposed 
development. Notwithstanding this, the development is likely to be largely obscured by the Shard 
and so the proposed development is unlikely to have any direct visual impact on this view. 

Inclusive design 

53 London Plan Policy 7.2 and the Mayor’s intend to publish London Plan Policy D3 seek to 
ensure that proposals achieve the highest standards of accessible and inclusive design (not just 
the minimum) ensuring that developments can be entered and used safely, easily and with 
dignity by all; are convenient and welcoming with no disabling barriers, providing independent 
access without additional undue effort, separation or special treatment; and are designed to 
incorporate safe and dignified emergency evacuation for all building users. 
 
54 Policy 3.8 of the London Plan and the Mayor’s intend to publish London Plan Policy D5 
requires that at least 10% of new build dwellings meet Building Regulation requirement M4(3) 
‘wheelchair user dwellings’ (designed to be wheelchair accessible or easily adaptable for 
residents who are wheelchair users); and all other new build dwellings must meet Building 
Regulation requirement M4(2) ‘accessible and adaptable dwellings’. The applicant has 
confirmed that the proposal would provide 33 wheelchair user dwellings, equivalent to 10% of 
homes. It is noted that the ground floor units would have stepped access at the front. The one 
M4(3) standard dwelling (located in Block A01) at ground floor appears to have level access via a 
rear corridor. The drawings indicate that this corridor is only just over a metre wide; the 
applicant should provide more detailed drawings that clarify that this corridor would be fully 
accessible to wheelchair users. The other units would also have rear corridors but these appear 
to be accessed by steps, which connect to M4(2) standard dwellings. The applicant should clarify 
how residents living in these units who require wheelchair access during their tenancy could be 
supported. The Council should secure M4(2) and M4(3) requirements by condition as part of any 
permission.  
 

Environment 

Energy 

55 In accordance with the principles of London Plan Policy 5.2 and Policy SI2 of the Mayor’s 
intend to publish London Plan, the applicant has submitted an energy statement, setting out how 
the development proposes to reduce carbon dioxide emissions. In summary, the proposed 
strategy comprises: energy efficiency measures (including a range of passive design features and 
demand reduction measures) and renewable technologies (comprising PV panels and heat pumps). 
The approach proposed would achieve a 40% carbon dioxide reduction for the domestic element 
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and a 29% reduction for the non-domestic element against 2013 Building Regulations. The carbon 
dioxide savings meet the target within Policy 5.2 of the London Plan. The applicant should 
investigate and adopt further passive measures to reduce the risk of overheating, provide 
correspondence on the potential for connection to a district heating network and provide further 
details on PV provision and the operation of the heat pumps.  

 

 

Water 

56 The site is in Flood Zone 3, in an area benefitting from River Thames tidal defences. A 
Flood Risk Assessment (FRA) has been submitted as required under the NPPF. The FRA considers 
the risk of flooding from a range of other sources. When mitigation measures are considered, 
the residual flood risk to the site is low. The approach to flood risk management for the 
proposed development complies with London Plan Policy 5.12 and the Mayor’s intend to 
publish London Plan Policy SI12. 

57 The surface water drainage strategy for the proposed development generally complies 
with London Plan Policy 5.13 and the Mayor’s intend to publish London Plan Policy SI13. 
Submission of current infiltration testing results and Lead Local Flood Authority approval of the 
detailed drainage design prior to commencement should be conditioned. 

58 The proposed development generally meets the requirements of London Plan Policy 5.15 
and the Mayor’s intend to publish London Plan Policy SI5 on water use and infrastructure. The 
applicant should also consider water harvesting and reuse to reduce consumption of 
wholesome water across the entire development site. This can be integrated with the surface 
water drainage system to provide a dual benefit. 

Urban greening and biodiversity 

59 London Plan Policy 5.10 and the Mayor’s intend to publish London Plan Policy G5 state that 
developments should provide new green infrastructure that contributes to urban greening. Policy 
G5 also sets out a new Urban Greening Factor (UGF) to identify the appropriate amount of urban 
greening required in new developments. The Mayor’s intend to publish London Plan Policy G6 
further states that proposals that create new or improved habitats that result in positive gains for 
biodiversity should be considered positively. London Plan Policy 7.21 and the Mayor’s intend to 
publish London Plan Policy G7 seek to protect existing trees of value, which should be retained 
where possible or otherwise replaced.  

60 The proposal includes a large amount of green infrastructure, including extensive green 
roofs covering the entire roof space of each building and integrated with PV provision, which is 
strongly supported. The only exception to this is the residential amenity building to the north of 
the site, but this provides an outdoor residential terrace with significant areas of planting, and so is 
also supported. The applicant is not proposing to retain any of the existing low-quality trees but 
would replace them with a range of high-quality trees, which is acceptable. The applicant also 
proposes shrub planting, climbing plants and rain gardens, as well as an ecology garden to the rear 
of the GP surgery. The applicant should provide the UGF score for the development with the aim 
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of meeting the target of 0.4 for predominantly residential developments as set out in the Mayor’s 
intend to publish London Plan Policy G5. 

61 The applicant has carried out a preliminary ecological assessment that suggests the site 
provides foraging for birds and bats but that this is unlikely to be locally significant. The applicant is 
proposing a variety of measures to improve biodiversity including bat roosts, bird boxes, a stag 
beetle loggery, an invertebrate “hotel”, nectar-rich flowering plants for bees and butterflies and 
open mosaic habitats at roof level. This would provide a positive gain for biodiversity and is 
strongly supported.    

62 London Plan Policy 7.22 and the Mayor’s intend to publish London Plan Policy G8 support 
the provision of sites for small-scale food growing. The roof terrace on the residential amenity 
block would provide space for residents to grow plants for food, which is supported.  

Transport 

63 The proposal to allow public access through the site is welcomed. The applicant’s Active 
Travel Zone assessment identifies a number of elements that could be introduced to improve the 
walking environment. Additional improvements would be appropriate on Besson Street and Briant 
Street themselves. The Council should consider securing appropriate financial contributions 
towards these items. 
 
64 Whilst the cycle parking meets the quantum required by the Mayor’s intend to publish 
London Plan Policy T5, the applicant has not designed the cycle parking in accordance with the 
London Cycling Design Standards (LCDS). As designed there is little space for wider cycles (cargo 
cycles, cycle trailers and a range of adapted cycles for disabled riders), no space for children’s 
cycles, and no space for cyclists who would find two-tier racks difficult to use. The applicant must 
re-design the cycle parking in accordance with the LCDS. 
 
65 The assessment of servicing demand is not robust and therefore the loading bays proposed 
may not have sufficient capacity, while also raising design concerns. The applicant should consider 
re-designing these bays in consultation with Council and Transport for London officers. A robust 
Delivery and Servicing Plan should be secured by condition, potentially with a need for mitigation 
in the form of increased provision of on-street loading space on Briant and Besson Streets.  
 
66 Whilst the development is intended to be car-free (aside from disabled persons’ parking) in 
line with the Mayor’s intend to publish London Plan Policy T6.1(A), it sits within an area which is 
not subject to on-street parking controls. Existing demand is very high, and parking stress will 
increase as a result of dedication of some on-street space for loading, for disabled visitors to the 
GP surgery and pharmacy, any overspill disabled person’s parking, and as a result of any general 
parking arising from residents of the development. It is recommended that Lewisham Council 
secures funding to consult upon and, if approved, subsequently implement a controlled parking 
zone from which residents of this development are excluded. Provided parking is controlled, there 
will be only a very small road traffic impact from the development. 
 
67 Provision of on-site disabled persons’ parking at the rate of 3% of residential units is 
proposed, equipped with the minimum acceptable level of electric vehicle charging points. Funding 
should be secured for future provision of additional disabled persons’ parking spaces on-street, if 
demand arises, including with electric vehicle charging points in line with the Mayor’s intend to 
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publish London Plan Policy T6.1(H).  
 
68 It is noted that there is significant crowding on rail services from New Cross Gate and 
Queen’s Road Peckham stations. The proposal will add to a cumulative impact on already-
congested public transport services, specifically buses and London Overground services. The 
proposal may therefore need appropriate mitigation for it to have an acceptable impact on local 
public transport services. The Council must therefore engage with Transport for London, GLA 
officers and the applicant to determine a significant contribution towards mitigation measures, to 
be used toward buses is required. 
 
69 A Construction Logistics Plan and Parking Design and Management Plan should be secured 
by condition. The Travel Plans should be secured, monitored and enforced within the S106 
agreement. 
 

Local planning authority’s position 

70 Lewisham Council officers are currently reviewing the application. A committee date for the 
application has not yet been set.  
 

Legal considerations 

71 Under the arrangements set out in Article 4 of the Town and Country Planning (Mayor of 
London) Order 2008, the Mayor is required to provide the local planning authority with a 
statement setting out whether he considers that the application complies with the London Plan, 
and his reasons for taking that view. Unless notified otherwise by the Mayor, the Council must 
consult the Mayor again under Article 5 of the Order if it subsequently resolves to make a draft 
decision on the application, in order that the Mayor may decide whether to allow the draft 
decision to proceed unchanged, direct the Council under Article 6 of the Order to refuse the 
application, or issue a direction under Article 7 of the Order that he is to act as the local planning 
authority for the purposes of determining the application. There is no obligation at this present 
stage for the Mayor to indicate his intentions regarding a possible direction, and no such decision 
should be inferred from the Mayor’s statement and comments. 

72 The Equality Act 2010 provides that in exercising its functions (which includes the functions 
exercised by the Mayor as Local Planning Authority), that the Mayor as a public authority shall 
amongst other duties have due regard to the need to a) eliminate discrimination, harassment, 
victimisation and any other conduct that is prohibited under the Act; b) advance equality of 
opportunity between persons who share a relevant protected characteristic and persons who do 
not share it; c) foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it. The protected characteristics set out in the Equality 
Act are: age, disability, gender reassignment, pregnancy and maternity, race, religion or belief, sex 
and sexual orientation. The Equality Act acknowledges that compliance with the duties set out may 
involve treating some persons more favourably than others, but that this does not permit conduct 
that would otherwise be prohibited under the Act. Officers will consider the applicant’s response 
to the agent of change principle in terms of the development’s potential impact on the practice of 
religion or belief at the adjacent New Cross Christian Centre. Other matters of consideration where 
equality issues may arise include the provision of accessible housing and parking bays, the 
provision of accessible cycle parking, the provision of affordable and family housing, the provision 
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of replacement and new social infrastructure, and the protection of neighbouring residential 
amenity. 

Financial considerations 

73 There are no financial considerations at this stage. 

Conclusion 

74 London Plan and the Mayor’s intend to publish London Plan policies on Opportunity Areas; 
housing; affordable housing; social infrastructure; design; heritage; inclusive design; climate 
change; green infrastructure; and transport are relevant to this application. Having regard to these 
policies the application complies with some of these policies but not with others as per the 
schedule below: 

• Principle of development: Build-to-rent residential-led mixed use development which 
delivers an increase in social infrastructure is strongly supported in principle. 

• Housing: 35% affordable housing by habitable room all of which would be Discount 
Market Rent at London Living Rent levels. This does not accord with the 50% threshold 
for the Fast Track Route for developments on public land and therefore must follow the 
viability tested route. Review mechanisms and a 15-year covenant on the build to rent 
product must be robustly secured in the S106.  

• Urban design: The proposal represents a high-quality design that effectively responds to 
the surrounding context. Further design and mitigation measures must be explored in 
relation to agent of change issues raised regarding the adjoining Music Room London.   

• Heritage: The proposal would result in less than substantial harm to the significance of 
the Hatcham Conservation Area, which is considered to be outweighed by the significant 
public benefits of the proposal, including affordable housing, a GP surgery and a 
community centre. The proposal is not considered to cause harm to the significance of 
Telegraph Hill Conservation Area or to nearby listed buildings 

• Strategic views: The applicant should provide a revised view with a wireframe for the 
proposed development in panorama view 2A.1 from the summit of Parliament Hill to St. 
Paul’s Cathedral. 

• Inclusive design: The applicant should provide more detailed drawings that clarify that 
the corridor in Block A01 would be fully accessible to wheelchair users. The applicant 
should clarify how residents living in ground floor units only accessible by steps who 
require wheelchair access during their tenancy could be supported. The Council should 
secure M4(2) and M4(3) requirements by condition as part of any permission. 

• Environment: The Energy Hierarchy has broadly been followed but applicant should 
provide further information on overheating, district heating connection and the heat 
pumps. Submission of current infiltration testing results and Lead Local Flood Authority 
approval of the detailed drainage design prior to commencement should be conditioned. 
The extensive area of urban greening is strongly supported. The applicant should provide 
the UGF for the development with the aim of meeting the target of 0.4 for commercial 
developments as set out in the Mayor’s intend to publish London Plan Policy G5. 

• Transport: Cycle parking should be designed to meet the London Cycle Design Standards. 
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Servicing demand estimation and servicing arrangements are not robust and should be 
reconsidered. Funding should be secured to consult on and, if approved, implement a 
controlled parking zone. The Council must also engage with Transport for London, GLA 
officers and the applicant to determine a significant contribution to mitigate impact on 
buses. 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact GLA Planning Unit: 
Debbie Jackson, Director, Built Environment 
020 7983 5800 email: debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email: john.finlayson@london.gov.uk 
Alison Flight, Deputy Head of Development Management 
020 7084 2820 email: alison.flight@london.gov.uk 
Kate Randell, Team Leader – Development Management 
020 7983 4783     email: kate.randell@london.gov.uk 
Reece Harris, Senior Strategic Planner (Case officer) 
020 7983 5802 email: reece.harris@london.gov.uk 
 


