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planning report D&P/3477/01 

30 April 2015 

Leegate Shopping Centre, Lee Green 

in the London Borough of Lewisham  

planning application no.DC/14/90032   

  

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 demolition and comprehensive redevelopment of the Leegate Shopping Centre for a retail led 
mixed use scheme within new buildings ranging from 2 to 11 storeys in height to provide a 3,901 
sq.m. (A1) food store with additional ancillary circulation space, servicing, parking and café; 229 
residential (C3) units; approximately 2,579 sq.m. of additional retail units (A1 to A4); 2,136 sq.m. 
leisure (D2); 376 sq.m. crèche/training (D1/D2); together with approximately 4,571 sq.m. of new 
or improved public realm, 420 car parking spaces, 490 cycle parking spaces, highways works, 
landscaping and other associated works. 

The applicant 

The applicant is St Modwen Properties and the agent is Deloitte Real Estate. 

Strategic issues 

The principle of a mixed use development is strongly supported and the design is viewed as being 
of a high quality.  Issues relating to retail, housing mix, affordable housing, access, 
children’s play, sustainable energy and transport should be resolved before stage 2 referral. 

Recommendation 

That Lewisham Council be advised that the application does not comply with the London Plan, for 
the reasons set out in paragraph 72; but the possible remedies set out in that paragraph could 
address these deficiencies. 

Context 

1 On the 31 March 2015 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 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. 
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2 The application is referable under Categories 1A, 1B and 1C of the Schedule to the Order 
2008: 

1A:  Development which comprises or includes the provision of more than 150 houses, flats, or 
houses and flats. 

1B:  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: (c) outside 
Central London and with a total floorspace of more than 15,000 square metres. 

1C: Development which comprises or includes the erection of a building of one or more of the 
following description: (c) the building 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 site is located within the boundary Lee Green town centre and consists of 2.25 
hectares of developed land which is irregularly trapezoid in shape.  The majority of the site is in the 
applicant’s ownership. 

6 The site is currently occupied by concrete and brick building dating from the 1960's of up 
to eight storeys in height.  On the ground floors and first floors the land use is predominantly retail 
with a number currently vacant units.  In the north–west corner is Leegate House a seven storey 
office building and in the north east corner is Cantilver House which comprises five storeys of 
commercial floorspace with an area of ground floor open space partially used for open air market 
stalls.  On the southern perimeter of the site above the shopping precinct are a number of 
residential blocks up to three storeys in height and a two storey car park building.  

7 The site has frontage to Burnt Ash Road, Leyland Road, and Eltham Road (A20). The latter 
forms part of the Transport for London Road Network (TLRN).  The site is approximately 800 
metres from Lee rail station and there are two pairs of bus stops along the frontage of the site. 
Measured on a scale of 1a – 6b where 6b is the highest, the site has a PTAL of 3 which is 
considered moderate. 

 

Details of the proposal 

8 The proposal envisages the demolition of the existing Leegate Shopping Centre to provide 
a retail led mixed use development comprising 229 residential units and c20,000 sq.m. of retail use.  
The key design and development features of the proposal are: 
  

 The full redevelopment of the urban block with the development edges wrapped around the 
food store/warehouse/service yard.  

 An arcade that separates the food store from retail units that would act as an entrance foyer to 
the proposed supermarket.  
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 New buildings ranging from 2 to 10 storeys in height with massing based around a podium with 
second floor car park and third floor shared communal courtyard.  

 New shop units facing onto Eltham Road and Burnt Ash Road. 

 Approximately c4,000 sq.m. of public realm. 

 420 car parking spaces. 

 530 cycle spaces. 

 Highways works and landscaping on Eltham Road and Burnt Ash Road.  
 

Case history 

9 The application proposals were subject to the GLA pre-application process and a pre-
application report was issued on 24 November 2015. 

Strategic planning issues and relevant policies and guidance 

10 The relevant issues and corresponding policies are as follows:  
 

 Mix of uses 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; draft Revised 
Housing Strategy;  

 Density London Plan; Housing SPG; 

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

 Access London Plan; Accessible London: achieving an inclusive 
environment SPG;  

 Sustainable development London Plan; Sustainable Design and Construction SPG; Mayor’s 
Climate Change Adaptation Strategy; Mayor’s Climate Change 
Mitigation and Energy Strategy; Mayor’s Water Strategy; 

 Ambient noise London Plan; the Mayor’s Ambient Noise Strategy; 

 Transport and parking London Plan; the Mayor’s Transport Strategy;  

 Crossrail London Plan; Mayoral Community Infrastructure Levy; Crossrail 
SPG. 

 
11 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
development plan in force for the area are Lewisham Core Strategy, Development Plan DPD (2011) 
and the 2011 London Plan (consolidated with alterations since 2011 (March 2015)). The following 
are also relevant material considerations:  

 The National Planning Policy Framework and Technical Guide to the National Planning 
Policy Framework. 

 Lewisham Council Development Management Local Plan (2014). 
 

Principle of development  

12 The development proposals are for a balanced retail and residential led mixed use 
development with a total floorspace area of 51,261 sq.m. (Table 1).  This includes the provision of 
229 residential units together with communal and leisure uses.  
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13 The proposals are coming forward within Lee Green which is identified within the London 
Plan hierarchy as a district centre (table A2.1 town centre classifications and broader directions)  
and London Plan policy 2.15 (Town Centres), policy 4.7 (retail & town centres) and policy 4.8 
(supporting a successful & diverse retail sector) all support the application proposals that support 
the strategic retail hierarchy of town centres and enhances the vitality and viability of the town 
centres. 
 
Table 1: Land use mix  
 

Land use  Class sq.m. Units 

Residential    27,834 229 

Food Store (related) A1/A3 18,048   

Food Store Café A3 354   

Commercial  A1/A3 1,802   

Public House  A4 690   

Community  D1 353   

Gym  D2 2,041   

Management Suite  A1/A3 139   

Total    51,261 229 

 
14 At the pre-application stage the applicant was however required to provided assurance that 
the proposals would involve the replacement of existing community uses (including a church) 
which are supported and protected by London Plan policy 3.16 (Protection and enhancement of 
social infrastructure) and policy 3.1 (Ensuring equal life chances for all).  The applicant has 
indicated that the redevelopment would include a replacement 353 sq.m. community centre (D1) 
on site and this is welcome.  It is however requested the applicant set out what arrangements are 
being made for the relocation of the evangelical church and any support mechanism that would be 
offered.  Further assurance should also be provided on the decanting of existing tenants and how 
their housing needs will be met. 

 

Retail  
 
15 The application proposals are for 18,048 sq.m. (gross) supermarket and c5,240 sq.m. 
(gross) of retail, leisure and community uses.   
 
16 The site is located within the boundary of Lee Green town centre, which is defined as a 
district centre in London Plan table A2.1 (Town centres classifications and broad future directions).  
As the site is within a town centre and identified in Lewisham Council’s Core Strategy for retail led 
mixed use redevelopment, there is no requirement under London Plan policy 4.7 (Retail and town 
centre development) for the applicant to provide a sequential test or retail impact assessment.   
 
17 At the pre-application stage the applicant was requested to provide a study of potential 
impacts on existing shopping provision within Lee Green in its planning statement.  The applicant 
has provided a retail statement that sets out analysis of the centre retail capacity and health using 
GLA health check data.  This provides sufficient assurance that the application retail floorspace 
proposals will positively enhance the viability and vitality of the town centre. 
 
18 The applicant at pre-application stage was requested to set out the approach to decanting 
existing operating businesses (including the Weatherspoon’s public house) and the existing 
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community use/s and make reference to the criteria set out in Annexe 2 of the London Plan 
(London’s town centre network).  
 
19 In response the applicant’s planning statement has established a decanting strategy in 
relation to long term and short term tenants.  This indicates that a number of the tenancies have a 
break clause for the applicant to gain possession and implement the scheme and the intention is to 
negotiate with other tenants to gain possession of units and to plan their potential relocation 
either within the development or elsewhere.  These will be selected on the basis of existing 
viability, access to capital for quality fitting out work, and attractiveness/ suitability of retail offer 
for new tenant mix.  It is also noted that the pub floorspace is based on potential re-provision of 
the Weatherspoon’s currently on Burnt Ash Road.  The applicant should provide further details on 
the businesses response to the decanting strategy and set out options explored to where existing 
retailers can be relocated.  
 

Housing  

20 London Plan Policy 3.3 confirms the pressing need for more homes in order to promote 
opportunity and provide a real choice for all Londoners in ways that meet their needs at a price 
they can afford.  Part B of this policy states that the Mayor will seek to ensure that the housing 
need identified in paragraphs 3.17 and 3.18 of the London Plan is met, particularly through 
provision consistent with at least an annual average of 420,000 net additional homes across 
London.  Table 3.1 sets a target for Lewisham Council to deliver a minimum of 1,385 new 
residential units a year until 2025.  The proposal would make a welcomed contribution to the 
supply of housing, meeting up to 16.5% of the annual target.   
 
Housing mix 

21 London Plan policy 3.8 encourages a full range of housing choice.  This is supported by the 
London Plan Housing SPG, which seeks to secure family accommodation within residential 
schemes, particularly within the social and affordable rented sector, and sets strategic guidance for 
councils in assessing their local needs.  Policy 3.11 of the London Plan states that within affordable 
housing provision, priority should be accorded to family housing.   

Table 2: Residential mix & tenure  

  Private  
Affordable 
Rent  

Shared 
ownership Total  

% of 
units  

1 bed 2 person  69 0 11 80 34.9 

2 bed 4 person  116 0 12 128 55.9 

3 bed 5 person  8 12 1 21 9.2 

Total 193 12 24 229 100.0 

 

22 The housing mix set out in table 1 and table 2 are derived from figures set out in the 
applicant’s design & access statement and its viability assessment.  Both set a target quantum of 
804 units.  
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23 The proposed residential mix does not provide for a reasonable provision of larger units 
with just 9% three bed units, whilst 35% are one bed dwellings and 56% are 2 bed dwellings. 
Twelve of the twenty-one 3 bed units would be provided as town houses facing onto Carston Close 
and are indicated by the applicant as being affordable dwellings.  Although these larger town 
houses are very welcome, the overall percentage of larger units should be increased to create a 
more balanced housing mix. 

Affordable housing  

24 London Plan policy 3.11(affordable housing targets) requires borough councils to “seek the 
maximum amount of affordable housing”.  In order to give impetus to a strong and diverse housing 
sector, 60% of affordable housing provision should be for social rent and affordable rent and 40% 
for intermediate rent or sale.  Priority should be accorded to the provision of affordable family 
housing. 

25 London Plan policy 3.12, as revised, requires that the maximum reasonable amount of 
affordable housing should be sought when negotiating on individual private residential and mixed 
use schemes.  Negotiations on sites should take account of their individual circumstances including 
development viability, resources available from registered providers (including public subsidy), the 
implications of phased development including provisions for re-appraising the viability of schemes 
prior to implementation (‘contingent obligations’), and other scheme requirements. 

26 The Lewisham Council affordable housing requirement set by its Core Strategy policy 1 is 
for 50% as a starting point for negotiations in all developments providing 10 or more dwellings. 
The policy states where the site is in an area of high concentration of social housing the Council 
would consider a contribution to be provided in a way which assists the securing of a more 
balanced social mix – this may include a higher percentage of intermediate units. 

Table 3: affordable housing mix  

Unit type  
no. of 
units 

% on unit 
type basis  

% on unit 
Affordable  

1 bed 2 person flats 11 17.9 30.6 

2 bed 4 person flats 12 29.3% 33.3 

3 bed 5 person flats 1 4.10% 2.8 

3 bed 5 person houses 12 100 33.3 

Total 36   100.0 

 

27 The applicant has submitted an affordable housing statement that sets out an initial 
affordable housing offer of 36 units equating to 15.7% of all residential units with the housing mix 
comprising 33% affordable rent and 67% shared ownership.  The affordable rent houses will be 
located to the south of the site, fronting Carston Close.  The shared ownership units will be located 
in Block G on ground and seven upper floors.    

28 The mix of affordable housing units by type indicates that c35% will be 3 bed units and this 
mix is split 33% affordable rent and 67% shared ownership.  The applicant’s planning statement 
states that the affordable housing mix was informed by discussions with Lewisham Council and 
registered providers active in the borough and that any increase in affordable rent units to achieve 
a 70:30 affordable rent/ intermediate for sale could not be achieved due to a need for separate 
cores for management purposes.  The applicant has received offers from two registered providers 
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for a slightly different housing mix and GLA officers require that any correspondence be made 
available to review in context of concerns raised in relation to the affordable offer.  

29 The initial 15.7% affordable housing offer is supported by a viability assessment, this offer 
is relatively low given the current state of the housing market and a higher provision would be 
expected.  The applicant viability report should therefore be independently assessed on behalf of 
Lewisham Council to ensure the maximum is being achieved on-site and the findings shared with 
GLA officers prior to stage 2 referral.  

30 Lewisham Council should confirm the agreement over the affordable housing mix.  It is GLA 
officers opinion that whilst the provision of town houses is a welcome part of the scheme the 
applicant should increase the proportion of 3 bed units and that the affordable rent/ intermediate 
for sale should closer to the 60%:40% targeted by London Plan policy.  In terms of design 
constraints the adopted design approach is robust enough in its quality to accommodate more 
affordable rented units and this should be strongly considered.  

Density 

31 London Plan policy 3.4 requires development to optimise housing output for different 
locations taking into account local context and character, the design principles in Chapter 7 and 
public transport capacity.  Table 3.2 provides density guidelines in support of this and should be 
read alongside the opportunity area policies, which expect high density development in such 
locations. 
 
32 The site is located in a town centre, which is a Central setting, and has a PTAL level of 3 
density levels ranging from 70 to 170 habitable rooms are suggested in London Plan Table 3.2.  
The applicant has completed calculation of density and this estimates the development will result 
in a residential development of 119 dwellings per hectare.  The residential density is of a high 
quality and appropriate for the PTAL and town centre location.  

Urban design 

Layout 

33 The proposed scheme is well designed, successfully integrating a large supermarket with 
servicing, car parking and residential accommodation above. 
 
34 Particularly welcomed is the way in which the architects have wrapped the supermarket 
unit with active uses on all sides ensuring a good distribution of activity and overlooking on all 
surrounding streets and avoiding any large amounts of blank frontage facing the public realm. 
Where retail units or townhouses could not be provided, the architects have designed the foyers 
to the residential cores to be wide and shallow so that they wrap the retail unit, and have 
located inhabited staff areas where this was not possible. 

 
Residential quality 

35 The residential quality is high, with each core accessed directly from the street providing 
legible entrances with to each individual block which is strongly supported.  Each block provides 
clusters of no more than eight units on each floor, ensuring a good sense of community to each 
block and 70% dual aspect units.  The provision of stand-alone townhouses is also strongly 
supported, as these not only increase the number of houses, they also successfully wrap the 
supermarket improving the quality of Carston Road.  
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Building height, massing and appearance  

36 The overall height and massing of the scheme ranges from three to eleven storeys in 
height, with the taller element marking the crossroads of Eltham and Lee High Road.  Whilst the 
building is larger and bulkier than the surrounding context its town centre location is considered 
an appropriate place for this scale of development. 
 
37 The appearance of the building is characterised by its brick cladding and simple gridded 
elevation.  The drawings indicate a high quality of detailing and materials which is also 
welcomed. To ensure this quality is delivered, the applicant is strongly encouraged to retain the 
same architects through to construction phase and this should be secured by condition.  

 

Access  

38 GLA access officer requires clarification and justification regarding to flood risk justification 
used for two type 2.25 ground floor duplex units to the south of cores F and G being elevated for 
visual privacy and flood protection, due to their immediate proximity to the street.  These have a 
short flight of easy rise stairs inside the front door before reaching the entrance level WC and living 
space, but are not considered to strictly meet Lifetime Homes Appendix 1, as they are not above a 
garage or a shop and do not provide direct level access on entry.   

39 It is has been noted that 19 of the 24 wheelchair dwellings are 1b2p, the applicant should 
include larger units unless this can justified by a housing needs assessment.  The applicant should 
also illustrate what design features will be incorporated to ensure that all shared surface areas are 
safe and usable for disabled people.  

Children & young person’s play  

40 Children and young people need free, inclusive and accessible spaces offering high-quality 
play and informal recreation opportunities in child-friendly neighbourhood environments.  Policy 
3.6 of the London Plan seeks to ensure that all children and young people have access to such 
provision.  The challenge facing boroughs and their partners in play provision will be to find 
opportunities to retain and increase the provision of play and informal recreation, particularly in 
housing developments. 

41 A play space strategy has been established for the masterplan and this is set out in 
reasonable detail, it identifies the following provision by age group: 

 Door step playable space (0-5 years) are located within the podium courtyard consisting of 
three 100 sq.m. doorstep play areas, one 160 Sq.m. play area and rooftop play area on 
block H.  These will incorporate play features and seating, with the topography of the 
courtyard level also providing for informal play including a woodland play and adventure 
trail. 

 Local playable space (5-11 years), youth space (12+ years) and Neighbourhood playable 
space: located off site 400 metres walking distance at Weigall Road Sports Ground and 
Edith Smith Gardens. 

42 The applicant has provided this strategy but has not completed detailed work on the child 
yield using the Mayor’s Shaping Neighbourhoods: Play and Recreation SPG (2012).  The applicant 
should undertake this calculation work and the findings should relate to its play space strategy.  
The applicant should also provide a commitment to enhancing existing facilities at Weigall Road 
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Sports Ground and Edith Smith Gardens, subject to discussion with Lewisham Council and the 
committed funding contribution should be secured by condition or within the s106 agreement. 

Sustainable energy  

43 The applicant has broadly followed the energy hierarchy and sufficient information has 
been provided to understand the proposals as a whole.  Further revisions and information are 
required before the proposals can be considered acceptable and the carbon dioxide savings 
verified. 

44 A range of passive design features and demand reduction measures are proposed to reduce 
the carbon emissions of the proposed development.  Both air permeability and heat loss 
parameters will be improved beyond the minimum backstop values required by building 
regulations.  Other features include energy efficient lighting.  The applicant has also included the 
provision of accredited construction details with a target y-value of 0.05 W/sq.m K, which is 
welcomed.  The applicant should explain the processes in place in order to ensure that achieving 
this challenging performance level will be possible. 

45 The demand for cooling will be minimised through solar control glazing, low energy lighting 
and the ventilation strategy.  The applicant should provide evidence of how policy 5.9 has been 
addressed to avoid overheating and minimise cooling demand.  The development is estimated to 
achieve a reduction of 18 tonnes per annum (2%) in regulated carbon dioxide emissions compared 
to a 2013 Building Regulations compliant development.  

46 The applicant has carried out an investigation and there are no existing or planned district 
heating networks within the vicinity of the proposed development.  The applicant has, however, 
provided a commitment to ensuring that the development is designed to allow future connection 
to a district heating network should one become available. 

47 The applicant is proposing to install a site heat network.  However, the applicant should 
confirm that all apartments and non-domestic building uses will be connected to the site heat 
network.  A drawing showing the route of the heat network linking all buildings uses on the site 
should be provided.  The applicant should confirm that the site heat network will be supplied from 
a single energy centre and further information on the floor area and location of the energy centre 
should be provided.  

48 The applicant is proposing to install a 165 kWe gas fired CHP unit as the lead heat source 
for the site heat network.  The CHP is sized to provide the domestic hot water load, as well as a 
proportion of the space heating (60% of the total heat load).  A reduction in regulated carbon 
dioxide emissions of 173 tonnes per annum (21%) will be achieved through this second part of the 
energy hierarchy. 

49 The applicant is also proposing to install ASHPs in the retail units to provide both heating 
and cooling.  With regards to the energy hierarchy the use of CHP should be optimised before 
considering the use of renewables for heating.  Further information should be provided on how the 
ASHPs proposed will not impact on the optimisation of the CHP system and on ensuring that the 
development is designed to connect to district heating in the future.  The applicant should provide 
monthly heat load profiles to show the amount of heat that will be provided by the air source heat 
pump relative to the other heat sources i.e. the CHP and the top-boilers.  A reduction in regulated 
CO2 emissions of 105 tonnes per annum (16%) will be achieved through this third element of the 
energy hierarchy. 
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50 Based on the energy assessment submitted the strategy will result in a reduction of 296 
tonnes of CO2 per year in regulated emissions compared to a 2013 Building Regulations compliant 
development is expected, equivalent to an overall saving of 35%.  The carbon dioxide savings meet 
the target set within Policy 5.2 of the London Plan however the comments above should be 
addressed before compliance with London Plan energy policy can be verified. 

Noise 

51 Policy 7.15 (reducing and managing noise, improving and enhancing the acoustic 
environment and promoting appropriate soundscapes) of the London Plan states that development 
proposals should seek to reduce noise by minimising the existing and potential adverse impacts of 
noise on, from, within, or in the vicinity of, development proposals as well as separating new noise 
sensitive development from major noise sources wherever practicable through the use of distance, 
screening or internal layout in preference to sole reliance on sound insulation.  
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52 As requested at the pre-application stage the applicant has demonstrated in the design & 
access statement how the noise impacts form the car park and service yard operations on adjacent 
units is mitigated against, making reference to the dwellings adjacent to the open area in the 
shared communal courtyard.  
 

Air quality  

53 London Plan policy 7.14 sets out that all development proposals should be at least air 
quality neutral and not lead to further deterioration of existing poor air quality. At the pre-
application stage the applicant was requested to demonstrate that the air quality impacts on 
residential units adjacent to the car park and service areas are fully investigated and outline the 
proposed mitigation measures that will be adopted.  This work has been undertaken in response to 
this requirement.  
 

Flood risk  
 
54 The site is partially within flood risk zone 3a and series of mitigation measures specified in 
the Flood Risk Assessment are required in order to ensure that the development complies with 
London Plan policies 5.12 flood risk management and 5.13 sustainable drainage.  The site is 
partially within Flood Zones 3a and 2 and a Flood Risk Assessment (FRA) has been undertaken by 
Atkins.  This confirms that the site is vulnerable to flooding from the river Quaggy, which is 
approximately 80 metres to the north of the site and from surface water, which presents extensive 
risks in the Lee Green area.  The FRA states that a range of mitigation measures should be in place 
to manage the residual flood risk for the development: 
 

 The vehicle access into the basement carpark will include a ramp with a minimum crest level 
of 17.02 metres AOD (300 mm above the 1 in 100-year plus climate change flood level) to 
prevent flood water from entering the basement.  Similarly, all other accesses, vehicle and 
pedestrian, into the basement must have thresholds no lower than this level to prevent 
them from becoming pathways that allow the basement to flood. 

 The basement will incorporate a sump pump to enable any water that enters to be removed 
and discharged into the surface water drainage system. 

 All areas within the proposed development with a minimum finished floor level lower than 
16.72m AOD (1 in 100-year plus climate change flood level) should incorporate flood 
resilient features such as but not limited to: high level electrical sockets and other similar 
fittings; non-absorbent floor finishes and water-resistant wall construction and finishes. 

 The Proposed Development will be registered with the Environment Agency Flood 
Warnings Direct service.  

 A flood emergency plan will be prepared for the Proposed Development detailing 
evacuation and recovery procedures. 

 The finished floor level of all buildings will be at least 0.15 metres above adjacent external 
ground levels.  Where flush thresholds are required, ramped access will be provided. 

 
55 These measures should be secured via an appropriate planning condition overall approach is 
therefore considered to comply with London Plan Policy 5.12. 
 
56 The FRA states that the development will reduce surface water run-off by at least 50%.  
This is particularly important in this location as the risk of surface water flooding is relatively 
extensive through the local vicinity.  The run-off reduction will be achieved by the inclusion of 
2,581 sq.m. of green roof and subsurface attenuation storage totalling 418m3. 
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57 This approach is considered to be compliant with London Plan policy 5.13.  These aspects 
of the proposals should be secured via an appropriate planning condition. 
 

Transport  
 
58 TfL notes that this development will push the Eltham Road/Burnt Ash Road/Lee High 
Road/Lee Road junction on the TLRN over capacity.  However, full assessment and identification 
of appropriate mitigation is complicated by TfL’s own proposals for the junction, which are 
intended to address existing safety issues at the junction.  TfL, Lewisham Council and the 
developer have had a number of discussions as to how to resolve this issue and agree measures by 
which the development impacts can be appropriately impacted. 
 
59 The issue has been further complicated by the recent decision by TfL in response to the 
Council’s request to further review the impact of the safety scheme in the context of a number of 
other interventions along the A20 corridor in this part of London, notably the Lewisham Gateway 
scheme.  Therefore it is recommended that discussions should continue between the three parties 
with the expectation that an agreed approach between TfL and Lewisham officers and the 
developer can be reported at stage 2.  This approach would need to be secured by condition and 
through the s106 agreement and/or a section 278 agreement.  TfL is also aware of Lewisham’s 
concerns about the potential wider impacts of the development upon borough highway over and 
above those on the TLRN.  These include proposals by the applicant in respect of the bus lane and 
bus stops on Burnt Ash Road.  For this reason and because of the relationship with the TLRN 
impacts TfL would wish to be involved in discussions between the developer and Lewisham Council 
seeking to resolve these concerns prior to consideration of the application by the Council and 
referral back to the Mayor. 
 
60 Whilst the supermarket would be serviced off site, on street loading and unloading is 
proposed for the other non-residential parts of the scheme.  The proposals to accommodate this 
servicing by the extension of an existing loading bay on the TLRN and the provision of a new 
loading bay on Burnt Ash Road should be considered as part of the aforementioned discussions on 
the impact of the development upon the TLRN and borough highway.  Servicing for the residential 
units would occur from Leyland Road.  The ultimately agreed arrangements (including a Delivery 
and Service Plan) should be secured through the appropriate conditions/s106 agreement and as 
necessary s278 agreements with TfL and/or the Council.  TfL would also expect a Construction and 
Logistics Plan (CLP) as part of a Construction Management Plan to be secured by condition to 
appropriately manage any potential adverse effects on the TLRN.  Protection of the mature street 
trees during construction should also be secured by condition.  It should be noted that other 
approvals may be required from TfL in respect of the works.  
 
Walking,cycling & buses 
 
61 There is a proposal by the applicant to improve the footway and public realm on all three 
frontages of the site.  The principle of these works is welcomed and would be subject to 
subsequent s278 agreements with TfL and the Council.  At this stage, in addition to ensuring that 
they coordinate with the TfL junction improvement scheme, and any agreed highway mitigation 
measures, TfL would need to be satisfied that the materials and design of the works to the TLRN 
are in accord with its streetscape design guidance.  The design and layout of the development 
should also ensure retention of the mature street trees. 
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62 A shared cycle and pedestrian surface is proposed on the southern side of Eltham Road, to 
the east of the junction with Leyland Road.  Although it is commendable that the developer has 
considered provision for cyclists further details are required.  A shared surface is not in accordance 
with the principles of the London Cycle Design Guidance (unless other options have been 
exhausted) and furthermore it is unclear to TfL how cyclists would use this facility.  Whilst 
residential cycle parking is in accordance with London Plan (2015) standards, provision for the 
non-residential uses does not comply and should therefore be increased accordingly.  Cycle 
changing facilities, including showers, should be provided for staff of the commercial activities on 
site.  TfL is satisfied that the development proposals are unlikely to adversely impact upon the 
capacity of public transport, subject to resolution of any issues arising from the highways impact of 
the development.  To support sustainable travel TfL requests that £45,000 is secured for 
improvements to the bus stops servicing the site to accord with relevant TfL guidance. 
 
63 TfL also requests that £12,004 is secured in the s106 agreement for Legible London 
signage for the route between Lee Station and the development.  This signage would continue 
routes already signed in the area. 
 

Car parking 
 

64 Whilst TfL considers that the proposed residential parking provision is acceptable, TfL seeks 
a reduction in the level of town centre parking proposed for the non-residential elements of the 
scheme to at least accord with the maximum London Plan (2015) standards. This reduction could 
also assist in addressing the highways impacts of the development referred to above TfL has 
reviewed the submitted Car Park Management Plan (CMP). It is noted that long stay parking would 
be discouraged, by way of an enforced maximum parking time of three hours, which is supported 
by TfL. The CMP should be secured as part of the S106 agreement. 
 
65 To support sustainable travel, commercial and residential occupants should be exempt from 
securing Controlled Parking Zone (CPZ) parking permits and this should be included in the S106 
agreement. The free membership to a car club scheme for all residents which has been offered by 
the applicants should also be secured in this agreement. Parking bay(s) for the car club should also 
be identified.  TfL welcomes the proposals for electric vehicle charging points (EVCP’s) and Blue 
Badge parking for both the residential and commercial elements of the development.  The actual 
provision of both should comply with London Plan policy once the ultimate number of parking 
spaces has been determined. The provision of EVCP’s and Blue Badge spaces should be secured by 
condition with their management included in the CMP. 

 
Travel planning 
 
66 A framework travel plan has been prepared which is welcomed. However the eventual 
Travel Plans should contain a greater array of targets, particularly relating to the uptake of walking. 
The full travel plans should be secured, enforced, monitored and reviewed as part of the S106 
agreement. 
 

Mayoral CIL  
 
67 In accordance with London Plan policy 8.3, the Mayoral Community Infrastructure Levy 
(CIL) came into effect on 1st April 2012. All new developments that create 100 sq.m. or more of 
additional floor space are liable to pay the Mayoral CIL. The levy is charged at £35 per square 
metre of additional floor space in the London Borough of Lewisham. 
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68 The applicant can estimate the future CIL charge by referring to the Greater London 
Authority website http://www.london.gov.uk/publication/mayoral-community-infrastructure-levy. 

 
69 Lewisham Council adopted its Community Infrastructure Levy (CIL) charging schedule in 
February 2015 and have adopted a Zone based response.  This should be taken into account 
should be taken in determining s106 obligations and s278 agreements with the Council. 
 

Local planning authority’s position 

70 At the pre-application stage Lewisham Council were supportive of the principle of 
development.  

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, or 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 
purpose of determining the application and any connected 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. 

Financial considerations 

72 There are no financial considerations at this stage. 

Conclusion 

73 London Plan policies on housing, urban design, inclusive design, climate change, and 
transport are relevant to this application. Whilst the principle of mixed use development is 
supported, a number of strategic concerns are raised, and consequently the application does not 
accord with London Plan Policy. The following could address these deficiencies: 
 

 Principle of development:  The principle of the proposed mixed use development on the 
applicant’s site is strongly supported.  But assurance is required in relation to the relocation 
of the evangelical church and decanting of existing business and residential tenants.   

 Housing mix: The proposed residential mix does not provide for a reasonable provision of 
larger units with just 9% three bed units, whilst 35% are one bed dwellings and 56% are 2 
bed dwellings.  The overall percentage of larger units should be increased to create a more 
balanced housing mix. 

 Affordable housing: The initial 15.7% affordable housing offer is supported by a viability 
assessment this report should be independently assessed on behalf of Lewisham Council to 
ensure the maximum is being achieved on-site and the findings shared with GLA officers 
prior to stage 2 referral; Lewisham Council should confirm the agreement over the 
affordable housing mix because it is GLA officers opinion that whilst the provision of town 
houses is a welcome part of the scheme the applicant should increase the proportion of 3 
bed units and that the affordable rent/ intermediate for sale should closer to the 60%:40% 

http://www.london.gov.uk/publication/mayoral-community-infrastructure-levy
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targeted by London Plan policy; and the applicant has received offers from two registered 
providers for a slightly different housing mix and GLA officers require that any 
correspondence be made available to review in context of concerns raised in relation to the 
affordable offer.  

 Retail:  The applicant should provide further details on the businesses response to the 
decanting strategy for existing businesses and set out the options explored to where 
existing retailers can be relocated.  

 Urban design: The approach to the development masterplan is strongly supported. 

 Access:  The applicant should provide justification for two type 2.25 ground floor duplex 
units to the south of cores F and G being elevated for visual privacy and flood protection 
that are not Lifetime Homes Appendix 1 compliant; increase the variety of wheelchair 
dwellings; and the applicant should also illustrate what design features that will be 
incorporated to ensure that all shared surface areas are safe and usable for disabled people. 

 Children & young person’s play: The applicant has provided this strategy but has not 
completed detailed work on the child yield using the Mayor’s Shaping Neighbourhoods: 
Play and Recreation SPG (2012).  The applicant should undertake this calculation work and 
the findings should relate to its play space strategy and Lewisham Council should consider 
if funds should be provided for the enhancement of existing facilities for off-site play 
provision. 

 Sustainable energy: Based on the submitted energy assessment the carbon dioxide 
savings exceed the target set within Policy 5.2 of the London Plan however the comments 
set out in this report relating to verification information should be addressed in full before 
compliance with London Plan energy policy can be accepted.  This information should be 
provided before stage 2 referral. 

 Flood risk/ surface water: All flood risk and surface water run-off mitigation measures 
should be by condition.  

 Transport:  It is recommended that discussions should continue between TFL, the 
applicant and Lewisham Council to resolve issues relating to Eltham Road/Burnt Ash 
Road/Lee High Road/Lee Road junction.  The applicant should also respond in full to 
issues raised by TFL in relation to access and parking, trip generation & mode split, walking 
cycling, public transport and freight and travel planning.  

 

 

 

 

for further information, contact GLA Planning Unit : 
Colin Wilson, Senior Manager –Development & Projetcs: 
020 7983 4783    email colin.wilson@london.gov.uk 
Justin Carr, Strategic Planning Manager (Development Decisions) 
020 7983 4895    email justin.carr@london.gov.uk 
Jonathan Aubrey, Case Officer 
020 7983 5823    email jonathan.aubrey @london.gov.uk 
 

 


