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planning report GLA/3867/01  

 5 November 2018 

1 Creekside, Deptford  
in the London Borough of Lewisham  

planning application no.DC/18/106708  

  

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 
Redevelopment of the site, including the demolition of existing buildings (including one vacant residential 
unit) to provide 56 residential units (36% affordable) alongside 1,541 sq.m of commercial office space. The 
proposed development will range in scale between 4-8 Storeys.  

The applicant 

The applicant is Bluecroft Creekside Ltd and the architect is Metropolitan Workshop. 

Strategic issues 

Principle of development: The redevelopment of this brownfield site to provide intensified commercial and 
residential uses is supported in accordance with the principles of the Deptford Creek/Greenwich Riverside 
Opportunity Area and local plan designation as a Local Employment Location. The applicant and Council 
should confirm how the workplace will be managed and provide full details of the rent levels (paragraphs 13-
18). 

Housing: 36% affordable housing, with a split of in favour of social rent, has been verified as the maximum. 
Grant funding must be explored and early and late stage review mechanisms must be secured (paragraphs 
19-27). 

Urban design: The design responds well to the local context and proposes a high-quality redevelopment. 
The Council must secure key details of facing materials, rooflines and any glazing to ensure a high-quality 
building is delivered (paragraphs 28-34) 

Matters relating to sustainable development and transport must be addressed. 

Recommendation 

That Lewisham Council be advised that while the application is generally acceptable in strategic planning 
terms the application does not comply with the London Plan and draft London Plan, for the reasons set out 
in paragraph 50 of this report; but that the possible remedies set out in this paragraph could address these 
deficiencies. 

Context 

1 On 20 June 2018 the Mayor of London received documents from Lewisham Council 
notifying him of a planning application of potential strategic importance to develop the above site 
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for the above uses. Under the provisions of The Town & Country Planning (Mayor of London) 
Order 2008 the Mayor must 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 the following Category of the Schedule to the Order 
2008:  

• 1C(1)(c) “Development which comprises or includes the erection of a building… 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 within the Deptford Creekside Conservation Area, which was designated in 2012.  
The site also falls within the Deptford Creek/Greenwich Riverside Opportunity Area, as defined in 
the London Plan and is close to the Strategic View Corridor of St Paul’s Cathedral from Blackheath 
Point.   

6 The site is located on the corner of Creekside and Deptford Church Street. The western side 
of the site is scrubland, whilst a car repair garage occupies single/two storey buildings and an open 
yard on the remainder. To the north and west is an inter-war brick built housing estate of 
predominantly five storeys. To the east are single and two storey warehouse buildings occupied by 
a cash and carry and an art studio/gallery. This part of Creekside is generally occupied by a mix of 
employment and creative uses in a variety of predominantly former industrial buildings and is 
designated as a Local Employment Location in Lewisham’s Local Plan. To the south, on the 
opposite corner of Creekside, is a three storey public house. 

7 Deptford Bridge Docklands Light Railway (DLR) station is a short walking distance from the 
site, located approximately 300 metres away. Deptford Bridge station provides links to Lewisham in 
the south and Canary Wharf to the north. Deptford station (National Rail) and New Cross London 
Overground station are both within 800 metres walking distance. The site is served by bus route 
47, with nearby stops less than 150 metres walk on Deptford Church Street. There are also a 
number of bus services available from New Cross Road/Deptford Broadway, including the 189, 
N89, 53 and 453. As such, the site records an excellent Public Transport Accessibility Level (PTAL) 
of 6a, on a scale of 0 to 6, where 1 is classed as very poor and 6 is excellent.   

Details of the proposal 

8 Redevelopment of the site, including the demolition of existing buildings (including one 
vacant residential unit) to provide 56 residential units (36% affordable) alongside 1,541 sq.m of 
commercial office space. The proposed development will range in scale between 4-8 Storeys. 

Case history 

9 On 25 May 2017, a pre-application meeting was held with GLA officers regarding the above 
proposal (D&P/3867). The principle of redeveloping this site to provide a mixed use development 
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of around 1,200 sq.m. of B1 workspace and 60 residential units was broadly supported. 
Clarification regarding of the affordability of the workspace for SMEs and creative uses, as well as 
further consideration of affordable housing was requested. The applicant was further advised to 
address issues in respect of sustainable development and transport. 

Strategic planning issues and relevant policies and guidance 

10 The key considerations and strategic policies are set out below: 

• Opportunity Areas  London Plan; 

• Employment London Plan; Land for Industry & Transport SPG; 

• Housing and affordable housing London Plan; Housing SPG; Providing for Children and 
Young People’s Play and Informal Recreation SPG; 
Affordable Housing & Viability SPG; 

• Urban design, views and heritage London Plan; Character and Context SPG; London View 
Management Framework SPG; 

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

• Sustainable development London Plan; Sustainable Design and Construction SPG; 
Mayor’s Environment Strategy; 

• Transport and parking London Plan. 
 
11 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
development plan in force for the area is the Lewisham Core Strategy (June 2011), Development 
Management Policies (November 2014) and Site Allocations (June 2013), as well as the London 
Plan (Consolidated with Alterations since 2011). 

12 The following are relevant material considerations:   

• The National Planning Policy Framework and National Planning Practice Guidance.  

• Draft London Plan (consultation draft December 2017 and minor suggested changes 
August 2018), which should be taken into account on the basis explained in the NPPF. 

 

Principle of development 

13 The site is subject to the following strategic planning designations: falling within the 
Deptford Creek/Greenwich Riverside Opportunity Area and a Local Employment Location within 
the local plan. The strategic issues associated with these designations are considered below.  

Deptford Creek/Greenwich Riverside Opportunity Area 

14 London Plan Policy 2.13 identifies the Deptford Creek/Greenwich Riverside Opportunity 
Area as having capacity to accommodate a minimum of 5,000 homes and 4,000 jobs which has, 
through draft London Plan Policy SD1 been revised to 5,500 homes and 3,000 jobs. The draft 
London Plan specifically recognises that the area as a whole has potential for a cultural quarter, for 
smaller scale leisure and tourism-related provision, business workspaces and additional housing. 
Draft London Plan Policy SD1 identifies opportunity areas as the capital’s most significant locations 
for development capacity and seeks to ensure that this capacity is delivered in a sustainable and 
integrated way to ensure the successful delivery of the growth targets outlined above. The 
proposed workspace and residential uses are complimentary to the strategic policy context of the 
site and would enhance the cultural offer in Deptford and contribute towards increased housing 
supply in line with London Plan Policy 3.1 and draft London Plan Policy H1. Given this, the 
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proposal is in conformity with the aspirations of the London Plan and draft London Plan in this 
regard. 

Employment  

15 London Plan Policy 4.2 and draft London Plan Policy E1 support the management and 
mixed use redevelopment of office provision to improve London’s competitiveness. This edge of 
town centre site is identified as part of the wider Local Employment Location SA14 in the 
Lewisham Local Plan (Policy DM10). These policies seek to ensure the continued functioning of 
these areas as a valuable element of the local economy by protecting B Use Classes. However, the 
London Plan expects proposals within Opportunity Areas to meet or exceed the minimum 
guidelines for employment capacity, which for Deptford Creek/Greenwich Riverside is 4,000 new 
jobs. In this context and given the low employment density of the existing car repair garage which 
currently provides for 520 sq.m, its replacement with 1,541 sq.m of workspace to support the local 
creative sector, with a significant increase in the number of jobs is strongly supported.  

16 The configuration of the space, which is capable of subdivision to multiple studio spaces for 
artists, is strongly supported. The workspace will be provided to the Council at shell and core 
standard who will fit out and manage tenancies through a workspace provider, which is welcomed. 
The proposed rent levels for this space are expected to vary across the scheme, with an element of 
low rents to encourage start-ups and space let at close to market rent for grow on space and to 
provide an adequate return for the Council to make the space viable. Details of this blended rent 
approach should be clarified and appropriately secured.  

Existing residential  

17 London Plan Policy 3.14 and draft London Plan Policy H10 seek to robustly protect any 
existing housing stock from loss or conversion. However, both of the above policies set out that an 
exception may apply if the existing housing is replaced at existing or higher densities with at least 
the equivalent of overall floor space. The site currently includes 1, 2-bedroom private residential 
dwelling (currently vacant/derelict) totalling 62 sq.m (GIA). The proposals include the provision of 
56 apartments which provide for 5,320 sq.m (GIA) of residential floorspace. The increased 
provision of residential floorspace (equivalent to 5,258 sq.m) is supported in accordance with 
Policy H10 of the draft London Plan and London Plan Policy 3.14.  

Principle of development conclusion 

18 The redevelopment of this brownfield site to provide intensified commercial and residential 
uses is supported in accordance with the principles of the Deptford Creek/Greenwich Riverside 
Opportunity Area and local plan designation as a Local Employment Location.  

Housing 

19 The proposed development would deliver 56 residential units with the following mix 
(habitable rooms in brackets): 

Unit size Private 
Shared 

Ownership 
Social Total 

One bed 12 (24) 9 (18) 5 (10) 26 (52) 

Two bed 22 (66) 0 1 (3) 23 (69) 

Three bed 2 (8) 0 5 (23) 7 (31) 

Total 36 (98) 9 (18) 11 (36) 56 (152) 
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Affordable housing  

20 London Plan policies 3.11 and 3.12 and draft London Plan Policy H5 and Policy H6 seek to 
maximise the delivery of affordable housing, setting a strategic target of 50% across London. The 
Mayor’s Affordable Housing and Viability SPG seeks to increase the provision of affordable housing 
in London and embed affordable housing into land prices. The Mayor’s SPG introduced a threshold 
approach to viability, which is now incorporated within Policy H6 of the draft London Plan. The 
SPG also sets out a preferred tenure split of at least 30% low cost rent (social or affordable rent 
significantly less than 80% of market rent), at least 30% intermediate (with London Living Rent 
and shared ownership being the default tenures), and the remaining 40% to be determined by the 
local planning authority, and this has been incorporated within Policy H7 of the draft London Plan.  

21 Schemes that provide 35% affordable housing on site, without public subsidy, and meet the 
specified tenure mix, in accordance with Policy H7 of the draft London Plan, are not required to 
submit viability information nor be subject to a late stage review (Fast Track Route). In the case of 
publicly owned land and industrial land, this threshold is increased to 50% affordable housing in 
recognition of low land values and the potential for surplus public sector land to make a higher 
contribution to affordable housing. The site is partly public land and partly industrial land. 

22 In this regard, the application proposes 20 affordable homes which equates to 36% 
affordable housing on a habitable room basis and comprises 11 affordable rented units and 9 
shared ownerships units. This results in an overall tenure split of 55% social rent and 45% 
intermediate (by unit). The applicant and Council must confirm the proposed rental levels and 
income thresholds for the affordable units to be secured as part of the S.106, which should be 
provided to GLA officers in advance of the Stage 2 referral.   

23 The provision of a 36% affordable housing (before public subsidy) fails to meet the 
threshold outlined in the Mayor’s Affordable Housing and Viability SPG and Policy H5 of the draft 
London Plan for the ‘Fast Track Route’ and therefore must be assessed through the viability tested 
route. The applicant must investigate (and evidence) the potential for Mayoral grant funding with 
a view to further increasing affordable housing delivery.  

24 Having reviewed the viability assessment submitted alongside this application GLA officers 
accept that the 36% affordable housing offer, split 67% social rent and 33% shared ownership (by 
habitable room) is the maximum amount this scheme can viable deliver. Early and late stage 
reviews must be secured as part of any S.106 agreement. 

Residential mix  

25 London Plan Policy 3.8 encourages new developments to offer a range of housing choices 
in terms of mix and size. Draft London Plan Policy H12 recognises that a higher proportion of one 
and two bedroom units is generally more appropriate in more central or urban locations and states 
that boroughs should not set prescriptive dwelling size mix requirements for market and 
intermediate homes. In view of the site circumstances, in strategic terms the mix (outlined above) is 
acceptable.  

Children’s play space  

26 London Plan Policy 3.6 and draft London Plan Policy S4 require development proposals to 
make provisions for play and informal recreation based on the expected child population generated 
by the scheme.   The Mayor’s Play and Recreation SPG and draft London Plan Policy S4 expect a 
minimum of 10 sq.m per child to be provided in new developments. 
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27 Based on the proposed housing mix, the child yield would be 15 children, generating a 
requirement for 151.3 sq.m. of playspace. A total of 200 sq.m. playspace is proposed at the second 
floor in the form of a shared amenity terrace.  The applicant has outlined that playspace for 
children of 12 and above will not be provided on site with surrounding facilities such as 
wavelengths leisure centre being used for this provision. Details of the play spaces must be secured 
by condition, in addition to s.106 contributions towards existing facilities intended to provide off-
site playspace opportunities.    

Urban design and heritage 

Layout  

28 The applicant was advised at pre-application stage that the layout of the northern 
residential core should be revised to ensure that the entrance opens to the south onto this route to 
improve activity to the yard. This core has been re-orientated to respond to this advice and now 
ensures activation to this space within the scheme. The proposed layout appropriately defines the 
spaces within the scheme and responds appropriately to the surrounding context.  

Height, massing and Conservation Area setting 
 
29 The approach to massing proposes two slender blocks of 6 and 8 storeys with feature 
pitched roofs, with a 4 storey link. This approach, coupled with further articulation, deep window 
reveals and recessed balconies, helps to break down the massing. The building would have similar 
proportions to the taller blocks approved as part of the nearby Faircharm scheme and other historic 
industrial buildings in the Conservation Area. The proposed height and massing is supported. The 
applicant has provided a range of rendered views of the scheme from within the Conservation Area 
which demonstrate that whilst the development will be a visible addition within the conservation 
area it would not cause harm to its significance.  

30 The Planning (Listed Buildings and Conservation Areas) Act 1990 sets out the statutory 
duties for dealing with heritage assets in planning decisions; which 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.” In relation to conservation areas, ‘in the exercise of planning 
powers within a conservation area, the decision maker is required to pay special attention to the 
desirability of preserving or enhancing the character or appearance of that area’. 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; significance can be harm or loss 
through alteration or destruction of the heritage asset or development within its setting.  Policy 
HC1 of the draft London Plan, like London Plan Policy 7.8, states that development should 
conserve heritage assets and avoid harm. A series of townscape views have also been analysed.  
Overall, the scheme is considered to have a positive impact upon the conservation area and 
townscape through the introduction of a high quality, well designed scheme which appreciably 
improves the existing situation.  

Architecture and materials 
 
31 A high quality contemporary design is proposed, incorporating a combination of dark and 
light brickwork with soldier course detailing, deep window reveals and recessed balconies with 
projecting brick balustrades. The pitched roofs would give the building a distinctive appearance, 
whilst reflecting the pitched roofs of the adjacent Crossfields Estate. The proposal to use a 
combination of brick tones from dark to light complements the industrial character of the area and 
ensure the scheme responds to its various contexts. The overall approach to architecture and 
materials is strongly supported, but the success of this approach is dependent on the use of high 
quality materials and detailing, which should be secured by the Council by condition. 
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Noise 

32 The applicant is reminded of the Agent of Change principles that would apply, as set out in 
draft London Plan policy D12. The applicant and Council must ensure that there are sufficient 
mitigation measures in place to ensure that potential future occupiers would not adversely affect 
the continued operation of pre-existing employment uses and music venue which neighbours the 
site, in particular the Birds Nest Pub which is situated south of the site beyond Creekside.  

Fire safety  

33 In accordance with Policy D11 of the draft London Plan, the Council should secure an 
informative prescribing the submission of a fire statement, produced by a third party suitably 
qualified assessor.   

Strategic views 
 
34 The development is close to the Blackheath Point to St Paul’s Cathedral strategic viewing 
corridor, as set out in the London View Management Framework (LVMF) SPG.  The management 
plan for this view, which is detailed within the LVMF, suggests that St Paul’s Cathedral, as the 
focus of attention in this view, is its most important feature. However it also identifies St Paul’s 
Deptford as a local legibility feature.  Both are Grade-I listed, meaning that strategic views are 
an important part of their setting. As set out in the Heritage Townscape & Visual Impact 
Assessment, the proposed development would not unduly impact on the views to either of these 
features, or on the view more generally.    
 

Inclusive access  

35 London Plan Policy 7.2 and draft London Plan Policy D3 require that all new development 
achieves the highest standard of accessible and inclusive design. These policies seek to ensure that 
all new development can be used easily and with dignity by all.  

36 London Plan Policy 3.8 and draft London Plan D5 require that 10% of new housing is 
delivered as designed to be wheelchair accessible and that the remaining 90% are easily adaptable 
for residents who are wheelchair users. The scheme proposes that 5 units (equivalent to 9%) will be 
delivered as wheelchair accessible. This is unacceptable and compliance with the above policies 
should be secured by condition, along with Building Regulations standards M4(2) and M4(3) in line 
with London Plan Policy 3.8.  

Sustainable development  

37 In accordance with the principles of London Plan Policy 5.2 and Policy SI2 of the draft 
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 a site heat network driven by combined heat and power plant. The approach proposed would 
achieve a 37% carbon dioxide reduction. Whilst the principles of the energy strategy are supported, 
the applicant must explore the potential for additional measures to deliver further carbon dioxide 
reductions. Once all opportunities for securing further feasible on-site savings have been 
exhausted, a carbon offset contribution should be secured to mitigate any residual shortfall.  
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38 The applicant is required to provide further clarification and detail on issues with respect to; 
the proposals U-values, cooling demand, overheating, connection to a district heat network, the 
energy centre and the inclusion of renewable technologies. A full technical note has been produced 
in respect of the above issues which has been forwarded to the agent for their information and 
which must be responded to in full prior to the Mayor’s decision-making stage.  

Transport   

Design, Access and Healthy Streets  

39 A Pedestrian Environment Review System audit and Cycling Level of Service assessment 
must be completed of key routes and crossings between the site, transport nodes, cycling 
infrastructure, retail centres and other important destinations.   

40 The requirement for an additional 15.4 metre loading bay on Deptford Church Street is 
considered unnecessary for the needs of the development. The inset loading bay on Creekside 
should be utilised whilst the inset loading bay on Deptford Church Street should be removed.     

Cycle parking 

41 Provision has been made for 40 commercial long-stay cycle spaces and 79 long-stay 
residential spaces. The commercial provision exceeds draft London Plan standards however the 
residential provision falls below the current London Plan requirement of 86 spaces and the draft 
London Plan requirement of 99 spaces. The applicant must therefore revisit the basement layout 
and redistribute the cycle parking in order to provide a greater quantum of residential cycle parking 
in order to meet draft London Plan standards for both land uses. 5% of long-stay stands should be 
able to accommodate larger cycles, including adapted cycles used by people with mobility 
impairments. 

Car parking  

The applicant is proposing an entirely car free development with no provision for Blue Badge 
spaces. In accordance with London Plan policy 6.13, further discussion is required regarding the 
provision of Blue Badge compliant car parking spaces.  

Legible London   

42 A financial contribution must be secured that would require the applicant to install or fund 
Legible London wayfinding within the scheme to provide navigation for pedestrians and cyclists.   

Travel planning  

43 The submission of a travel plan is welcomed. Given mode shift targets are still to be set 
once baseline surveys are undertaken a separate Residential and Workplace Travel Plan and all 
agreed measures therein should be secured by condition. 

Construction and servicing   

44 The provision of a draft Construction Logistics Plan (CLP) and Delivery and Servicing Plan 
(DSP) is welcomed. The detailed CLP and DSP should be secured by condition, in line with current 
London Plan polices 6.11, 6.14, T4 and T7 Freight and Servicing.  
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Transport conclusion  

45 Prior to the Mayor’s decision-making stage the applicant is required to address issues in 
respect of; the submission of PERS audit and CLOS assessment, the quantum of loading bays, cycle 
parking, blue badge parking and construction and servicing plans.   

Community Infrastructure Levy  

46 In accordance with London Plan Policy 8.3 and draft London Plan Policy T9, Mayoral 
Community Infrastructure Levy (CIL) must be secured.  

Local planning authority’s position 

47 Lewisham Council Planning Officers are currently assessing the application and are 
targeting to present the application to the borough’s Planning Committee in January 2019.  

Legal considerations 

48 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 

49 There are no financial considerations at this stage. 

Conclusion 

50 London Plan and draft London Plan policies on; Opportunity Areas, employment, housing, 
affordable housing, urban design, heritage, inclusive access, sustainable development 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 set out below: 

• Principle of development: The redevelopment of this brownfield site to provide 
intensified commercial and residential uses is supported in accordance with the principles of 
the Deptford Creek/Greenwich Riverside Opportunity Area and local plan designation as a 
Local Employment Location. The applicant and Council should confirm how the workplace 
will be managed and provide full details of the rent levels. 

• Housing: 36% affordable housing, with a split of in favour of social rent, has been verified 
as the maximum. Grant funding must be explored and early and late stage review 
mechanisms must be secured. 

• Urban design: The design responds well to the local context and proposes a high-quality 
redevelopment. The Council must secure key details of facing materials, rooflines and any 
glazing to ensure a high-quality building is delivered. 
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• Sustainable development: Further revisions and information is required regarding; the 
proposals U-values, cooling demand, overheating, connection to a district heat network, 
the energy centre and the inclusion of renewable technologies before the proposals can be 
considered acceptable and compliance with the London Plan and draft London Plan 
verified. 

• Transport: Prior to the Mayor’s decision-making stage the applicant is required to address 
issues in respect of; the submission of PERS audit and CLOS assessment, the quantum of 
loading bays, cycle parking, blue badge parking and construction and servicing plans. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact GLA Planning Unit (Development & Projects Team): 
Juliemma McLoughlin, Chief Planner  

020 7983 4271    email Juliemma.McLoughlin@london.gov.uk 
Nick Ray, Team Leader 
020 7983 4178    email Nick.Ray@london.gov.uk  
Connaire O’Sullivan, Case Officer 
020 7983 6589 email Connaire.OSullivan@london.gov.uk  
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