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1. Introduction 

1.1 This Planning Statement (the ‘Statement’) has been prepared by Knight Frank LLP (‘Knight Frank’) on behalf of GHL 

(Leegate) Limited (‘the Applicant’) in support of a Full Planning Application submitted to the London Borough of 

Lewisham (‘LBL’) for the residential-led mixed-use redevelopment of the Leegate Centre, Lee Green, London, SE12 

8SS (‘the Site’). 

1.2 The description of Proposed Development is as follows: 

“Application for Full Planning Permission for the Proposed Development at Leegate Centre, bounded by 

Burnt Ash Road, Eltham Road, Leyland Road and Carston Close, for the demolition of existing buildings, 

and redevelopment to provide within buildings of up to 15 storeys, residential units (Use Class C3), flexible 

commercial floorspace (Use Class E), a community centre (Use Class F2) and a public house (Sui 

Generis), together with associated public realm, landscaping and highways improvements, vehicular 

access, car parking and servicing arrangements, cycle parking and stores, and all other associated and 

ancillary works.” 

1.3 The full detail of the Proposed Development is set out within Section 5 of this Planning Statement and within the 

accompanying Design & Access Statement prepared by Rolfe Judd Architects, but in summary comprises: 

• Demolition of all existing structures on the Site comprising the existing Leegate Centre, 36no. residential units 

(Use Class C3), Hand Car Wash and Multi-Storey Car Park (20,556sqm (GIA) in total); 

• Erection of a residential-led mixed-use development within three new urban blocks comprising: 

o 563no. residential units (Use Class C3), including on-site affordable housing (36% affordable housing 

provision by habitable room); 

o 690.6sqm (GIA) of flexible commercial floorspace (Use Classes E(a), E(b), E(c), E(d) and E(g)(i)); 

o A community centre (Use Class F2) comprising 264.2sqm (GIA) of floorspace; 

o A basket supermarket (Use Class E(a)) comprising 1,052.1sqm (GIA); 

o A restaurant (Use Class E(b)) comprising 308.4sqm (GIA); 

o A medical facility (Use Class E(e)) comprising 799.3sqm (GIA); 

o A gym (Use Class E(d)) comprising 400.6sqm (GIA); and 

o A public house (Sui Generis) comprising 283.9sqm (GIA). 

• Introduction of new and enhanced areas of public realm including a centrally located public square that will form 

the heart of the development, alongside new tree planting and play space for children of all ages; 

• Private outdoor amenity space available to all residents, including communal podiums, children’s play space, 

and private amenity space in the form of balconies; 

• 76no. car parking spaces, including 20no. blue badge spaces and electric vehicle charging point provision, 

located within two podium car parking areas;  

• 1,010no. long-stay and 140no. short-stay cycle parking spaces; and 

• Public realm enhancements and highways works, including the relocation of Burnt Ash Road pedestrian 

crossing. 

Background to the Proposed Development  

1.4 The Applicant acquired the Site from the previous owners, St Modwen, in March 2021 and continue to operate the 

existing commercial units within Leegate Centre. When the Applicant acquired the Site, only approximately 30-40% 

of the commercial units were occupied with the remainder vacant. As such, the Applicant has remained committed 

to trying to encourage and incentivise the letting and use of vacant units at the Leegate Centre in the short-term 

prior to the planned redevelopment of the Site, to ensure that the Site avoids becoming completely vacant and a 

negative impact on the community in the intervening period. In so doing, the Applicant has successfully attracted a 
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number of new tenants by offering rents significantly discounted from market rates or for business rate mitigation. 

Without comprehensive redevelopment there would be very limited scope to reinvest in Leegate Centre and minor 

refurbishments would not address its deficiencies.  Redevelopment creates the opportunity to invest significantly in 

the public, retail and community aspects creating bespoke modern premises that will act as a catalyst for 

regeneration in the immediate District Centre region of Lewisham but also to assist the wider strategic objectives of 

the Borough in optimising regeneration prospects. 

1.5 Redevelopment has been the subject of on-going planning discussions for over 7 years, with the first formal pre-

application meeting between the previous owner and the Greater London Authority (‘GLA’) taking place in September 

2014 (following a formal pre-application meeting with Transport for London (‘TfL’) in July 2014). The principle of 

mixed-use redevelopment has been, and continues to be, supported by the LBL and the GLA.  

1.6 This ‘allocated’ Site is clearly considered a prime location for redevelopment and one which, if such redevelopment 

is optimal and viable, can deliver transformative effects. This Statement will set out below how the Proposed 

Development will contribute to a multitude of public benefits both within the confines of the Proposed Development 

(and its occupants) but also neighbours in the immediate vicinity and the area more widely, to members of the public, 

local businesses and those constituents of Lewisham. 

1.7 The Applicant first engaged in pre-application discussions, under a Planning Performance Agreement (‘PPA’), with 

LBL in January 2021 regarding the principle of the Site’s comprehensive redevelopment to provide an optimised 

residential-led mixed-use scheme which delivers a policy compliant provision of affordable housing. 

1.8 Following initial pre-application discussions, the proposals have been subject to extensive consultation with key 

stakeholders including the GLA, LBL, LBL Design Review Panel (‘DRP’), Royal Borough of Greenwich (‘RBG’), and 

local residents / stakeholders (including Lee Forum, Leegate Traders Group and Lee Manor Society). The 

architectural approach has evolved considerably from the early discussions, with LBL Planning and Design Officers, 

the DRP and GLA broadly supportive of the development principles that are proposed as part of this Full Planning 

Application. 

1.9 The key objectives of the Proposed Development are to: 

• Deliver sustainable regeneration of an allocated, underutilised, brownfield site, which is beyond its design life 

cycle; 

• Reinvigorate Lee Green District Centre by providing a vibrant, new, purpose designed flexible retail, commercial 

and community offer which responds to the Site’s function and compliments the existing services and fac ilities 

at Lee Green;  

• Provide a range of new housing types and sizes to create a diverse and cohesive community, including the 

delivery of 36% affordable housing (by habitable room) comprising 70% social rent and 30% intermediate home 

ownership tenures; 

• Deliver a landscape masterplan comprising a number of character areas, including a new public square that will 

be the heart of the development supported by a reimagined Tigers Head Junction, a northern link to the public 

square from Eltham Road and an attractive pedestrian and cycle friendly residential street along Carston Close; 

• To contribute to the greening and biodiversity of London by including urban greening as a key element of the 

design and by delivering a high-quality landscape which includes tree planting, shrub and herbaceous planting, 

rain gardens, biodiverse roofs, vertical greening and podium landscapes; 

• Connect the proposed buildings to the wider community by delivering meaningful community benefits which can 

evolve along with local needs;  

• Create a new and significantly improved pedestrian experience through public realm and transport 

enhancements, including the relocation of the existing Burnt Ash Road pedestrian crossing and creation of new 

east-west and north-south links pedestrian and cycle links; and 

• Provide a highly sustainable development that encourages future residents to choose active travel modes. 
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Case for Development  

1.10 A full assessment of the Proposed Development against the Development Plan will be considered at Section 7. The 

following paragraphs are to set out, at high-level, the case for the Proposed Development as an introduction to the 

explanations and justifications which will follow in this Statement. 

(a) Making use of a brownfield Site  

1.11 Over time, the Site has become underutilised and dilapidated and is now considered to have a negative effect on 

the existing townscape, making the Leegate Centre itself an unpleasant destination for tenants and visitors. The 

design, layout and current condition of the Centre has resulted in an unsafe environment that has become associated 

locally with crime and antisocial behaviour.  

1.12 At the heart of the National Planning Policy Framework (2021) (‘NPPF’) is the presumption in favour of sustainable 

development. NPPF paragraph 119 promotes an “effective use of land in meeting the needs for homes and other 

uses” and paragraph 120 requires boroughs to give “substantial weight” to the value of using suitable brownfield 

land within settlements for homes. The Proposed Development makes use of an allocated, underutilised brownfield 

site to create a new residential-led mixed-use and sustainable neighbourhood integrated as part of the Lee Green 

District Centre.  

1.13 At a strategic level, Policy GG2 of the London Plan highlights that development proposals should enable the 

development of previously developed land to be supported, particularly on sites within and on the edge of town 

centres. The Proposed Development of the Site, in a brownfield location within the Lee Green District Centre fully 

accords with the aspirations of the policy set out in GG2 of the London Plan. 

1.14 Spatial Policy 3 of the Lewisham Core Strategy identifies Lee Green as a District Centre, dominated by a single 

storey supermarket and the Leegate Centre (which includes an office block). The Core Strategy states that both the 

supermarket and the Leegate Centre impact negatively on the coherence, legibility and identity of the District Centre. 

Furthermore, Policy SP3 states that the residential areas immediately surrounding each District Centre will be 

potential locations for intensification of the development pattern where opportunities exist and relate to public 

transport accessibility. These areas will form a transition between the District Centre, where a greater intensity of 

development would be expected and appropriate.  

1.15 Lewisham Development Management Local Plan (‘DMLP’) Policy 1 reiterates the ambitions of the NPPF and 

confirms that the Council will take a positive approach to sustainable development and work proactively with 

applicants to find solutions which mean that proposals secure development that improves the economic, social and 

environmental conditions in the Borough.  

(b) Optimising residential capacity  

1.16 The Proposed Development will provide a mix of residential dwelling tenures and increase the provision of much 

needed new homes. London Plan Policy H1 seeks to optimise the potential for housing delivery on all suitable and 

available brownfield sites, including those with existing or planned PTALs of 3-6 which are located within 800m 

distance of a station or town centre boundary; mixed-use redevelopment of car parks; and housing intensification 

on other appropriate low-density sites in commercial, leisure and infrastructure areas.  

1.17 Annex 1 (Table A1.1) of the London Plan identifies Lee Green District Centre as having low commercial growth 

potential, but medium residential growth potential. The London Plan states that boroughs should be planning 

proactively to seek opportunities for residential growth in and around town centres, in particular using the 

mechanisms set out in Policy SD7. 

1.18 In terms of housing delivery targets, the London Plan identifies LBL as having a minimum ten-year target (2019/2020 

– 2028/29) of 16,670. Lewisham’s draft Local Plan seeks to meet and exceed this target1. 

1.19 The principle of a high-density mixed-use development on the Site, including residential uses, is well established 

and supported across all policy levels. As set out above, the Site has been allocated for comprehensive mixed-use 

development in the Local Development Plan since 2013. Furthermore, the Site is subject to a 2015 resolution to 

grant planning permission (Ref. DC/14/090032) and an undetermined planning application for retail-led mixed-use 

redevelopment (Ref. DC/18/107468). As such, the principle of the Site’s redevelopment is considered acceptable 

 
1 Draft Lewisham Local Plan (Regulation 18 Document) (2021) Policy HO1 (Meeting Lewisham’s Housing Needs) Part A(a) 
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by the two GLA Stage 1 responses and the GLA Stage 2 response and LBL Committee Report for the resolution to 

grant.  

1.20 Emerging planning policy seeks to optimise the housing potential of land, particularly underutilised brownfield sites, 

through a design-led approach. Indeed, draft Site Allocation 3 (Leegate Shopping Centre) identifies an indicative 

capacity of 450no. net residential dwellings, which is a significant increase in the quantum proposed by the 2015 

and 2018 applications. The increase in the Site’s indicative development capacity clearly reflects the need to 

optimise the capacity of highly sustainable, town centre, brownfield, development sites through a design-led 

approach, as required by the new London Plan. 

1.21 The Proposed Development has been subject to significant design review and testing to ensure that the Site is 

optimised in accordance with the Development Plan requirements. The application demonstrates that the proposal 

accords with other relevant policy requirements, but not limited to, affordable housing provision and mix, design and 

amenity requirements, transport and parking provisions, and environmental considerations.  

1.22 Furthermore, the Applicant has carried out extensive pre-application consultation with key stakeholders to ensure 

that the Proposed Development is a betterment of the two previous planning applications and is a direct response 

to Lewisham’s draft Local Plan and the national, strategic and local ambitions to optimise development capacity at 

the Site.  

1.23 Overall, the Proposed Development represents a significant opportunity to replace a collection of underused and 

dilapidated buildings, which in their current form have a detrimental social and visual impact on the surrounding 

area, with a high-quality design-led residential-led mixed-use development that contributes to the revitalisation of 

the District Centre, delivers much needed housing (including affordable) and meets the aspirations of the adopted 

and emerging Development Plan. 

Submission Documents  

1.24 In accordance with national and local planning application validation guidelines and as confirmed with the LBL 

through the PPA, this Full Planning Application has been submitted with the following supporting standalone 

documents: 

• Application Forms and Notices (prepared by Knight Frank); 

• Completed Community Infrastructure Levy (‘CIL’) Form (prepared by Quod);  

• Planning Statement including draft S106 Heads of Terms and Affordable Housing Statement (prepared by 

Knight Frank);  

• Site location plan (prepared by Rolfe Judd Architects);  

• Existing and proposed plans, sections and elevations (prepared by Rolfe Judd Architects);  

• Phasing plans (prepared by Rolfe Judd Architects); 

• Accommodation Schedule (prepared by Rolfe Judd Architects); 

• Landscape drawings (prepared by Fabrik);  

• Design and Access Statement including Secured by Design Statement; material and architectural details; 

photographs and CGIs (prepared by Rolfe Judd Architects);  

• Landscape Design and Access Statement including lighting details; living roof details; Open Space Assessment; 

Urban Greening Factor details (prepared by Fabrik);  

• Circular Economy Statement (prepared by Greengage); 

• Commercial Market Report (prepared by Kalmars);  

• Commercial Strategy (prepared by Fourth Street);  

• Commercial Ventilation / Extraction Statement (prepared by Whitecode Consulting);  

• Outline Construction Environmental Management Plan (prepared by the Applicant); 
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• Energy Strategy including Overheating Strategy (prepared by Whitecode Consulting);  

• Family Housing Market Report (prepared by Knight Frank);  

• Fire Strategy comprising Fire Statement Form and Fire Safety Statement (prepared by Fire Risk Solutions); 

• Flood Risk Assessment including Foul Sewage Assessment (prepared by Cole Easdon);  

• Internal Daylight, Sunlight and Overshadowing Assessment (prepared by EB7);  

• Land Contamination Assessment (prepared by GB Card);  

• Site Waste Management Strategy (prepared by Stantec);  

• Statement of Community Involvement (prepared by Kanda Consulting);  

• Sustainability Statement including BREEAM Pre-Assessment (prepared by Whitecode Consulting);  

• Arboricultural Impact Assessment (prepared by Greengage); and 

• Whole Life Carbon Statement (prepared by Greengage). 

1.25 The Application is also supported by an Environmental Statement (‘ES’) prepared by Temple Group. The ES 

comprises the following volumes and technical appendices: 

• Volume 1, Non-Technical Summary; 

• Volume 2, Main Environmental Statement;  

• Volume 3, Built Heritage, Townscape and Visual Impact Assessment (prepared by Iceni Projects); and 

• Volume 4, Environmental Statement Technical Appendices. 

Environmental Impact Assessment - Scoping 

1.26 In accordance with the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 (‘the EIA 

Regulations’), a formal request for a Scoping Opinion was submitted to the LBL on 16 th March 2021 (Ref. 

DC/21/120867). 

1.27 The Environmental Scoping Opinion was issued by LBL on 19th April 2021 and concluded that the environmental 

topics recommended to be included within the Environmental Statement would meet the statutory requirements set 

out in Section 15(2)(a) of the EIA Regulations. 

1.28 In accordance with the Scoping Opinion, the following topics have been scoped into the assessment: 

• Socio-Economics; 

• Traffic and transport; 

• Air quality; 

• Noise and vibration; 

• Daylight, sunlight, overshadowing, light pollution and solar glare; 

• Wind microclimate; and 

• Heritage, townscape and visual impact. 

Purpose and Structure of the Planning Statement  

1.29 The purpose of this Statement is to provide a justification in ‘town planning’ terms for the Proposed Development; to 

assess the scheme against the Development Plan and draw on other material considerations to support the case 

for the proposed residential-led mixed-use redevelopment. The Statement is structured as follows: 

• Section 2 sets out an overview of the Site and the surrounding context; 

• Section 3 describes the planning history pertinent to the proposal; 
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• Section 4 summarises the planning consultations undertaken and the evolution of the scheme; 

• Section 5 describes the detail of the proposed residential-led mixed-use redevelopment; 

• Section 6 sets out the planning policy framework against which the Proposed Development should be 

assessed; 

• Section 7 assesses the acceptability of the proposal against the Development Plan and other material 

considerations; 

• Section 8 sets out the planning benefits of the scheme including the social, economic and sustainability 

benefits; 

• Section 9 outlines the proposed S106 draft Heads of Terms; and 

• Section 10 concludes the Planning Statement and makes clear the reasons why the scheme should be 

approved in line with National Planning Policy Framework, the Development Plan and other material 

considerations.  
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2. Site and Surrounding Area  

Overview 

2.1 The following section describes the key characteristics of the Site and surrounding area. An assessment of the 

constraints and opportunities associated with the Site and wider area is set out within the accompanying Design and 

Access Statement. 

The Existing Site 

2.2 The Site, which measures approximately 1.92 hectares and forms the southeast portion of the Lee Green District 

Centre, is wholly located within the LBL. 

2.3 The Site is situated on a prominent plot at the junction of Eltham Road (A20), which bounds the Site to the north, 

and Burnt Ash Road (A2212), which forms the western boundary. The junction where these roads meet is known as 

the Tiger’s Head Junction. The Site is bounded to the east by Leyland Road and Carston Close to the south. The 

application red line boundary is shown at Figure 1. 

2.4 Eltham Road marks the administrative borough boundary between LBL and RBG.  

Figure 1: Site Location Plan   

 

Source: Rolfe Judd Architects 

2.5 The Site’s existing primary use is a shopping centre (the Leegate Centre) but it also contains office accommodation, 

36no. residential units, a hand car wash, a multi-storey car park and community floorspace. 

2.6 The northern part of the Site comprises a run-down shopping parade of a typical 1960s layout, with commercial units 

fronting the surrounding streets of Eltham Road and Burnt Ash Road. The Site is in mixed-use, comprising mainly 

retail units (Use Class E(a)) at ground and first floors. In addition, there are a number of food and beverage units 

(Use Class E(b)) and leisure facilities (Use Class E(d)).  

2.7 There is also an area of underused external public realm on the corner of Eltham Road and Leyland Road that we 

understand was historically used for open air stalls on occasion. A pedestrian route runs through the Site which 

connects Leyland Road and the public realm area to Burnt Ash Road.  

2.8 The Museum of Neoliberalism (Use Class F(1)(c)) is situated within a unit fronting Eltham Road (A20). 

2.9 The northern part of the Site also contains an 8-storey building (Leegate House) which connects to the shopping 

parade and comprises office accommodation (Use Class E(g)(i)). A further 4-storey office building, known as 

Cantilever House, is located within the centre of the northern part of the Site.  
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2.10 Beyond the pedestrian route are further low scale commercial units and a public house (The Edmund Halley) (Sui 

Generis), which fronts onto Burnt Ash Road.  

2.11 In addition to existing town centre uses, the Site comprises 36no. residential units (Use Class C3) which are located 

at upper floors across the Site. 

2.12 The southernmost part of the Site comprises a multi-storey (ground plus one storey) car park with capacity for 

approximately 266no. vehicles. The car park adjoins a former petrol station which is currently in use as a hand car 

wash. 

2.13 Existing vehicular access to the Site is via Burnt Ash Road and Leyland Road. The multi-storey car park is accessed 

from a service road which links Burnt Ash Road and Leyland Road, with ingress from Burnt Ash Road and egress 

onto Leyland Road. Both access points are also used by other existing on-site uses to reach areas of the site beyond 

the multi-storey car park. A second service area for the site is accessed from Burnt Ash Road to the north of the car 

park access and of the Taunton Road junction. 

2.14 Over time the Centre has become underused and dilapidated and is now considered to have a negative effect on 

the existing townscape, making the centre an unpleasant destination for customers. The design, layout and current 

condition of the Site has resulted in an environment that has become associated locally with crime and antisocial 

behaviour. 

2.15 On the basis of the above, the Site is considered to represent a sustainable previously developed site and is precisely 

the type of site that should be subject to development. 

Public Transport Accessibility 

2.16 The Site is in a sustainable town centre location and has a Public Transport Accessibility Level (‘PTAL’) rating of 3, 

which is considered ‘moderate’ in terms of transport accessibility. The PTAL rating is not forecast to change by 2031.  

2.17 Lee Train Station is approximately 0.7km (9 minute walk) to the south of the Site, which provides services to Central 

London via Lewisham, Slade Green and Gravesend. In addition, Blackheath Train Station is approximately 1km (13 

minute walk) to the north of Site, which provides further services to London Victoria, London Cannon Street and 

London Charing Cross. 

2.18 There are several bus stops directly adjacent to the Site along Burnt Ash Road and Eltham Road with services to 

Lewisham, Crystal Palace, New Cross Gate, Woolwich and Plumstead. 

Heritage and Townscape 

2.19 The Site is not located within a Conservation Area; however, the Lee Manor Conservation Area boundary is 

approximately 70m to the south of the Site (at its nearest point). The Blackheath Park Conservation Area which is 

within the district boundary of RBG is approximately 200m to the north of the Site (at its nearest point). 

2.20 It is understood that discussions have taken place between LBL and RBG since 2009, to bring forward the 

designation of new conservation areas in Cambridge Drive, Lee High Road, Lee Green Town Centre and Manor 

Park. 

2.21 The Site does not contain any statutory or locally listed buildings. Notwithstanding, the Site is in proximity to several 

statutory listed buildings including Lee Green Fire Station (Grade II), opposite the Site on Eltham Road, and the 

former Police Station (Grade II) to the west on Lee High Road. It is also located close to the locally listed Old and 

New Tigers Head public houses, which are between approximately 50m and 70m to the north of the Site.  

2.22 Other locally listed buildings are located close to Lee Green junction and LBL has identified part of the junction, 

within its district boundary, as an Area of Special Local Character. The Grade II Registered Manor House Park and 

Garden is situated approximately 330m to the west of the Site (at its nearest point). Appendix 1 contains a map of 

heritage assets in proximity to the Site.  

2.23 In terms of townscape and existing building heights, Leegate House is the tallest building on the Site at 8 storeys, 

consisting of ground floor and seven upper storeys. Further blocks are situated to the south of the Site and range 

between 2 and 6 storeys, including Cantilever House. On the southern perimeter of the Site, above the shopping 

precinct, are a number of residential blocks of up to three storeys in height. 
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Trees and Landscaping 

2.24 The public realm on the corner of Leyland Road and Eltham Road contains three trees that are covered by Tree 

Preservation Orders (‘TPOs’). There are also a number of trees around the perimeter of the Site, namely at the 

Tiger’s Head Junction and along Eltham Road and Leyland Road. 

2.25 Nonetheless, there is limited vegetation or soft landscaping within the Site boundary and the existing landscape and 

biodiversity value of the Site is limited, with an existing urban greening factor of 0.08. 

Flood Risk 

2.26 The Environment Agency’s Flood Risk Map for Planning service identifies that the south-eastern half of the Site is 

not affected by flooding, as it is located within Flood Zone 1. Land in Flood Zone 1 has less than 0.1% annual 

probability of river or sea flooding. 

2.27 The north-western half of the Site is situated in Flood Zones 2 and 3 which are at a higher risk of flooding. Land in 

Flood Zone 3 has a greater than 1% annual probability of river flooding and greater than 0.5% annual probability of 

sea flooding. 

2.28 The Map in Appendix 2 shows where the Site lies with relation to the different flood zones.  

2.29 The Site is not within a surface water critical drainage area. 

The Surrounding Area 

2.30 The Site lies approximately 2 km east of Lewisham Town Centre, 1.6 km south of Blackheath and forms the 

southeast quadrant of Lee Green District Centre. The Lee Green District Centre straddles the administrative 

boundary between LBL and RBG, however the Site itself falls entirely within LBL. 

2.31 Tigers Head Junction lies to the north-west of the Site, where there are a number of local services and amenities 

including shops, restaurants, a post office, and the locally listed Old Tigers Head public house. To the north of the 

Site, on the adjacent side of Eltham Road are further commercial properties including Lee Green Fire Station (Grade 

II listed). 

2.32 To the immediate west, on the opposite side of Burnt Ash Road is a single storey Sainsbury’s supermarket with a 

large surface level car park. The remainder of the District Centre includes terraced buildings ranging from 2 to 4 

storeys, typically comprising retail uses at ground floor level and residential at upper floors. Also situated to the west, 

on the opposite side of Burnt Ash Road is Abbey Manor College – a specialist provision College for 11-19 year olds. 

2.33 The area to the south of the Site is predominantly characterised by 3-storey residential terraced properties. 

2.34 To the east of the Site lies Leybridge Court development, which contains three 11-storey tower blocks, comprising 

132no. dwellings in total. 

2.35 Beyond the immediate surroundings, there are a number of large green spaces, including Weigall Road Sports 

Ground, Blackheath Park, and Manor House Gardens. 

2.36 The scale of the built environment around the Site varies significantly. Post-war residential terraces predominantly 

characterise the area to the south, with the Lee Manor Conservation Area comprising a variety of late 19th and early 

20th century housing. Whereas Leybridge Court to the east comprises a series of tall buildings with areas of 

landscaping and mature trees. This contrasts with the character of the District Centre quadrant and Tigers Head 

Junction which is more urban in nature. 
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3. Planning History  

3.1 The following section of the Statement provides a summary of the planning history relevant to the Site and its 

proposed redevelopment. Consideration has also been given to any relevant planning applications within the 

immediate area. 

Site History 

3.2 The Leegate Centre was constructed following the grant of planning permission in 1967 for the redevelopment of 

the island site bounded by Eltham Road, Burnt Ash Road, Leyland Road and Dorville Road. 

3.3 More recently, the Site has an extensive planning history, with two previous planning applications, submitted by St 

Modwen in 2015 (Ref. DC/14/090032) and 2018 (Ref. DC/18/107468) respectively, being key in establishing the 

principle of mixed-use redevelopment at the Site. 

3.4 The 2015 and 2018 planning applications are described in further detail below, however a full schedule of the Site’s 

recent planning history is provided at Appendix 3 of this Statement. 

The 2015 Application 

3.5 In February 2015, St Modwen submitted a Full Planning Application (Ref. DC/14/090032) (‘the 2015 Application’) 

for the comprehensive redevelopment of the Site for retail-led mixed-use development. The description of 

development was as follows: 

“Demolition of the existing buildings and redevelopment to provide a retail led mixed use development, 

including residential (Use Class C3), food store (Use Class A1), retail units (Use Class A1-A4), assembly 

and leisure (Use Class D2), non-residential institutions (Use Class D1), public realm, associated car 

parking, cycle parking, highways works, landscaping, access and all other associated work.” 

3.6 More specifically, the proposal comprised the following: 

• Food store (8,731sqm); 

• 229no. residential units including affordable housing; 

• 10no. retail units, food store café, public house, and a gym; 

• Community facility and education centre; 

• Communal private gardens and play space; 

• 420no. car parking spaces (320no. public spaces and 100no. residential spaces) and cycle parking; and 

• New public square and public realm. 

3.7 The proposal ranged from 2 to 10 storeys in height, with the tallest element positioned at the north of the Site 

adjacent to the Tiger’s Head Junction.  

3.8 Of the 229no. residential units proposed 36no. units (16%) were affordable, equating to 19% on a habitable room 

basis. The tenure of the affordable units comprised a split of 12no. units (33%) affordable rented (social) and 24no. 

units (67%) shared ownership (intermediate). 

3.9 The affordable housing offer deviated from the LBL planning policy requirement and the Full Planning Application 

was therefore supported by a Financial Viability Assessment (‘FVA’). The FVA was independently reviewed on behalf 

of LBL, and the affordable housing offer was verified as being the maximum achievable. Therefore, if granted, LBL 

required that any permission be subject to an affordable housing review mechanism, should the development not 

have materially progressed within 2-years of the grant of planning permission. In addition, if the development did 

commence within the 2-years but has not been completed within a further period thereafter (period was to be 

negotiated with the Applicant), then that would also trigger a review. 

3.10 LBL resolved to grant planning permission at Strategic Planning Committee on 17th May 2016, subject to referral to 

the Mayor of London, a S106 Agreement and planning conditions. The GLA issued their Stage 2 Report on 15 th 

February 2017, confirming that the London Mayor was satisfied for LBL to determine the application itself.  



   
  

 
 

Planning Statement. | Leegate Centre, Lee Green, London, SE12 8SS | Prepared on behalf of GHL (Leegate) Limited 
Ref: I1095419 | 23 May 2022 | Public 14 
 

3.11 The 2015 Application remains non-determined due to changes to material considerations since the planning 

application was considered by the Strategic Planning Committee in 2016.  

3.12 Notwithstanding the undetermined status of the 2015 Application, the resolution to grant established the principle of 

the Site’s redevelopment for a mixed-use scheme. 

The 2018 Application 

3.13 In June 2017 the anchor tenant of the 2015 Application Supermarket, Asda, confirmed it would not be renewing its 

pre-let agreement to occupy the proposed superstore. This gave St Modwen an opportunity to reconsider the 

proposals for the Site and prepare a revised planning application.  

3.14 In June 2018, St Modwen submitted a Full Planning Application (Ref. DC/18/107468) (‘the 2018 Application’) for a 

revised proposal on the Site. The revised description of development was as follows: 

“Demolition of the existing buildings and redevelopment to provide a retail led mixed use development 

including residential (Use Class C3), food store (Use Class A1), retail units (Use Class A1-A4), assembly 

and leisure (Use Class D2), non-residential institutions (Use Class D1), public realm, associated car 

parking, cycle parking, highways works, landscaping, access and all other associated work.” 

3.15 The Proposed Development remained mixed-use, seeking to reduce the size of the food store; increase the number 

of residential units and affordable housing; provide new office floorspace; reduce the number of car parking spaces; 

increase the size of the public realm; and improve pedestrian permeability through the Site. 

3.16 More specifically, the revised proposal comprised: 

• Food store (1,281sqm); 

• 393no. residential units including affordable housing;  

• 14no. retail units including public house, education facility, gym and community facility; 

• New office floorspace (562sqm); 

• Communal private gardens and play space; 

• 249no. car parking spaces (40no. public spaces and 131no. residential spaces) and cycle parking; and  

• New public square and public realm. 

3.17 As submitted, 64 no. residential units (16%) were proposed as affordable housing, equating to 21% affordable 

housing on a habitable room basis. The tenure of the affordable residential units comprised a split of 40no. units 

(62%) affordable rented (social rent) and 24no. units (38%) shared ownership (intermediate). 

3.18 The GLA issued their Stage 1 Report on 8th October 2018. The GLA supported the principle of redevelopment; citing 

the 2015 resolution to grant, Local Plan policy and adopted and draft London Plan policies as supporting the principle 

of a mixed-use development on the Site. The overall approach to design and architecture was supported, subject to 

minor design alterations.  

3.19 We understand that the 2018 Application remains undetermined due to the GLA and LBL’s desire for an increased 

affordable housing provision. Notwithstanding, the GLA and LBL supported the principle of redevelopment in regard 

to quantum, land uses and design.  

3.20 The Applicant does not propose to take the 2015 Application nor the 2018 Application forward and, as it has not 

been granted nor is there any reasonable prospect it now would be as the Site has since changed ownership (from 

St Modwen to the Applicant) and thus the Applicant would have to sign any legal agreement in order to affect the 

grant of such permissions. This is not what the Applicant intends to do as it is entirely focussed on bringing forward 

the Proposed Development. For the avoidance of doubt, there is therefore no issue of overlapping consents 

associated with the two previous applications and the application for the Proposed Development (if granted).  

Nonetheless, as stated above, both previous applications establish the precedent as to the acceptability for a mixed-

use development at the Site. 



   
  

 
 

Planning Statement. | Leegate Centre, Lee Green, London, SE12 8SS | Prepared on behalf of GHL (Leegate) Limited 
Ref: I1095419 | 23 May 2022 | Public 15 
 

Other Relevant Planning Applications and Permissions 

3.21 The following section details relevant planning applications within the vicinity of the Site. 

3.22 The most notable development in the wider area is Berkeley Homes Kidbrooke Village, which is approximately 1km 

to the northeast of the Site situated in RBG. Outline Planning Permission was granted in 2009 for the comprehensive 

redevelopment of Kidbrooke Village to deliver 4,000 homes and approximately 30,000sqm of commercial, 

community and leisure uses. Subsequent applications for individual phases have increased the number of residential 

units to approximately 4,900. The masterplan splits the site into six phases, and we understand that to date phases 

1 and 4 have been completed; phases 2 and 5 have been partially completed; phase 3 is under construction; and 

phase 6 has not yet started. 

3.23 In September 2021, RBG granted Full Planning Permission for a residential-led development at Kidbrooke Park 

Road. The Full Planning Application was for 117no. social housing units in buildings between 4-10 storeys, together 

with the provision of a nursery and community space. The application site is approximately 1.5km to the north of the 

Leegate Centre beyond the Berkeley Homes Kidbrooke Village development. Planning and construction work on 

Phase 2 of the Kidbrooke Park Road development is anticipated imminently.  

3.24 In February 2021, LBL granted Prior Approval Permission under Class O for the change of use from offices (Use 

Class B1(a)) to residential (Use Class C3) to create 218no. residential units at Lewisham House (Ref. 

DC/21/120369). This development is situated 1.7 km to the north-west of the Site.  

3.25 An emerging development has been identified at the former Ladywell Leisure Centre, located approximately 1.7 km 

to the west of the Site. In March 2020, a Screening Opinion (Ref. DC/20/116088) was submitted to LBL in respect 

of a mixed-use residential-led development providing up to 280no. residential units and flexible commercial 

floorspace, with a maximum height of 10 storeys. A Full Planning Application is anticipated to be submitted to LBL 

in due course. 
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4. Pre-Application Consultation and Scheme Evolution  

Overview 

4.1 The Applicant has carried out extensive pre-application consultation with a number of stakeholders including LBL, 

GLA, RBG, TfL, Historic England, and the local community. The consultation approach undertaken responds to the 

guidance / requirements laid out within the NPPF and that which is contained in LBL’s Statement of Community 

Involvement (‘SCI’).  

4.2 The pre-application consultation was carried out to gather feedback and for the opportunity for stakeholders to 

contribute to and shape the proposals. Full details pertaining to the consultation process are outlined in the SCI 

prepared by Kanda Consulting which accompanies this application.  

London Borough of Lewisham 

Pre-Application Meetings 

4.3 The proposed redevelopment has been fully informed and shaped by a comprehensive and constructive pre-

application process, set out by the PPA, with the LBL which has included 15 pre-application meetings with Officers 

from Planning, Highways, Design, Conservation, Flooding, Housing and Economy, Jobs and Partnerships. The 

series of pre-application meetings with LBL were as follows:  

• 14th January 2021: First pre-application meeting (principle of development); 

• 28th January 2021: Second pre-application meeting (design progression); 

• 11th February 2021: Third pre-application meeting (design progression); 

• 25th February 2021: Fourth pre-application meeting (landscape, flooding and highways); 

• 11th March 2021: Fifth pre-application meeting (design progression); 

• 8th April 2021: Sixth pre-application meeting (housing mix); 

• 15th April 2021: Seventh pre-application meeting (design progression); 

• 6th May 2021: Eighth pre-application meeting (design workshop); 

• 7th June 2021: Ninth pre-application meeting (design workshop); 

• 21st July 2021: Tenth pre-application meeting (design and conservation including Historic England); 

• 22nd September 2021: Eleventh pre-application meeting (design workshop); 

• 29th October 2021: Twelfth pre-application meeting (commercial strategy);  

• 17th December 2021: Thirteenth pre-application meeting (design and conservation);  

• 17th March 2022: Fourteenth pre-application meeting (CIL); and 

• 4th April 2022: Fifteenth pre-application meeting (S106 Heads of Terms). 

4.4 At the first pre-application meeting (14th January 2021), the early concept proposal for the redevelopment of the Site 

was presented and the discussion focused on initial design review analysis. Overall, LBL Officers supported the 

principle of redevelopment and welcomed the Applicant’s ambition to achieve a 35% (by habitable room) affordable 

housing offer. 

4.5 The following pre-application meetings (28th January and 11th February 2021) provided LBL Officers with an update 

on the design progression and design review analysis. Officers requested further details for the proposed residential 

accommodation including internal layouts, mix and quantum. Officers also requested further details in relation to the 

proposed massing and how this performs in respect of environmental impacts (e.g. daylight, sunlight and 

overshadowing, wind microclimate etc.). 
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4.6 On the 25th February 2021, the landscape masterplan and architectural design updates were presented alongside 

information on highways and servicing strategies. The meeting was attended by Officers from several disciplines 

including planning, design, conservation, highways and flooding. The Applicant also provided an overview of the 

consultation strategy and confirmed that programme of consultation engagement had begun, including meetings 

with ward Councillors and stakeholder groups. 

4.7 The pre-application meeting on the 11th March 2021 focused on daylight sunlight analysis and flood risk. The meeting 

was attended by various LBL representatives, including the LBL Flood Risk Manager. Members of the Applicant 

team presented an overview of the proposed flood risk strategy resistant and received feedback from LBL on the 

flood resistant construction measures to be incorporated.  

4.8 At the meeting on 8th April 2021, discussions focused on the residential unit mix and Officers from Planning and 

Housing were present. The Applicant provided an overview of the proposed residential unit mix alongside sensitivity 

testing and market analysis of the existing local housing stock. The analysis demonstrated that the Site is in a locality 

already benefiting from good provision of large family sized market units. 

4.9 A design development meeting was attended by LBL Officers on the 15th April 2021. Discussions focused on the 

proposed general arrangement plans and façade studies. 

4.10 Prior to the first DRP, a design workshop was held on 6th May 2021, and a further three workshops were held 

following the DRP between early June and mid-September. The DRP feedback, which focused on massing, layout, 

architecture and landscaping in particular, were discussed in detail at these workshops which were attended by LBL 

Design, Planning and Conservation Officers. A representative from Historic England attended the design workshop 

on the 21st July 2021 where the latest proposals were presented in both drawing/sketch and 3D model format. 

Historic England recognised the opportunities that the proposal presents to improve the urban environment in this 

historic part of the borough and acknowledged that the existing buildings on the Site are of relatively low architectural 

quality. Whilst broadly supportive, Historic England considered that the Proposed Development would result in some 

harm to the historic environment, towards the lower end of ‘less than substantial’. Therefore, any harm would need 

to be balanced against the significant public benefits the proposals would deliver in accordance with paragraphs 

199, 200 and 202 of the NPPF.  

4.11 On the 29th October 2021, Fourth Street presented the commercial strategy for the Proposed Development. The 

meeting was attended by LBL Officers from Planning and Economy, Jobs and Partnerships. LBL welcomed the 

Applicant’s ambition to revitalise the Lee Green District Centre and supported the principles of the commercial 

strategy. The proposed reduction in commercial floorspace was noted by Officers, who requested further evidence 

to support the proposed quantum and mix of commercial reprovision. Further detail was also requested regarding 

the layout of the commercial units and confirmation that they will be functional for their intended use. 

4.12 The thirteenth pre-application meeting took place on the 17th December 2021. LBL Officers supported the design 

progress, noting that many of the previous comments raised by Officers and DRP representatives had been 

appropriately responded to and resolved. Officers requested a number of minor design alterations be explored ahead 

of design freeze. 

4.13 The final two pre-application meetings (17th March and 4th April 2022) took place to discuss the CIL Phasing Strategy 

and the anticipated S106 Heads of Terms. The meetings were attended by the CIL Officer, Development 

Contributions Manager and Planning Officer. 

4.14 In summary, the design and architectural approach (including the massing and heights strategy) that has been 

adopted in the final proposals for the Proposed Development has been informed by extensive pre-application 

discussions with Officers at LBL and as such there is an expectation that, based on such pre-application, the principle 

of the Proposed Development (including design) is broadly supported. However, the Applicant of course recognises 

that the Proposed Development will be subject to full and proper assessment following submission of the Application 

(subject to validation checks) during the statutory determination period and, notwithstanding any pre-application 

feedback, such assessment will be carried out in accordance with LBL’s statutory duties and governance protocols. 

4.15 Further details of the design evolution of the Proposed Development in response to the comments raised throughout 

the LBL pre-application meetings is provided in the accompanying DAS prepared by Rolfe Judd Architects. 
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Design Review Panel 

4.16 The Proposed Development was presented to LBL DRP on two occasions; firstly on 18th May 2021 and subsequently 

on 20th October 2021.  

4.17 Key comments arising from both DRP meetings are outlined below, however please refer to the accompanying 

Design and Access Statement for a detailed review. 

DRP 1 

4.18 The proposals presented at the first DRP comprised: 

• 605no. residential units; 

• Building A1 at 15 storeys; and 

• Building B1 at 13 storeys and Building B4 at 15 storeys. 

4.19 The Panel provided in principle support for the densification of the redevelopment proposals to deliver 35% 

affordable housing, subject to satisfactory resolution of massing, public realm, townscape and other issues. 

4.20 The DRP considered that the impact of increased public realm would be key to the scheme’s success. The creative 

ideas proposed for the public realm were welcomed, though it was questioned whether this should be simplified – 

particularly the key apex at Tigers Head Junction. It was considered that further work was needed to enhance the 

landscape proposals for the residential podiums.  

4.21 Members endorsed the Applicant’s ambition to increase density. The rationale for the additional height at Block A1 

on the Tigers Head Junction was recognised, however the Panel suggested that simplification of the modelling could 

make the building appear more elegant.  

4.22 The Panel considered that at 13 storeys Building B1, which forms the eastern edge of the new public square, 

appeared dominant and any daylight and sunlight impacts caused by its proposed height would need to be balanced 

by appropriate public realm activities. The height of building B4 (15 storeys) was not supported, and it was 

recommended that the massing be redistributed across the scheme. 

4.23 A number of comments were raised relating to the layout of the development, particularly with regards to potential 

simplification of the layout, overlooking between units and balconies, and north facing single aspect units. 

DRP 2  

4.24 The proposals presented at the second DRP comprised: 

• 592no. residential units; 

• Building A1 at 15 storeys; and 

• Building B1 at 11 storeys and Building B4 at 13 storeys. 

4.25 The Panel indicated its broad support for the redevelopment and the masterplan-strategy and welcomed the 

opportunity to constructively re-engage with the team and the developing designs. In addition, the Panel commended 

the design development in terms of the landscape architecture. 

4.26 The Panel considered the architectural design quality of Blocks A1 and B2 to be an improvement to the initial DRP 

proposals but requested that further consideration was afforded to ensure Buildings B1 and B4 were just as 

successfully. 

4.27 The key discussion points during the second DRP focused on masterplanning & landscaping; massing; buildings B1 

and B4; and detailed residential layouts. 

4.28 It was agreed that the changes following the first DRP were positive. Nonetheless, it was questioned whether some 

of the massing across the scheme could be redeployed, suggesting that additional height would be more appropriate 

along Eltham and Leyland Road. 
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Greater London Authority (GLA)  

4.29 Two pre-application meetings were held with GLA Officers on 18th March and 7th July 2021, respectively. The 

purpose of the pre-application meetings was to discuss the strategic issues relevant to the redevelopment of the 

Site, in particular the principle of redevelopment, the proposed land uses, heritage and urban design, transport, 

sustainable development and environmental impacts.  

4.30 A summary of the written feedback from GLA Officers in respect of these issues is set out below. 

Principle of Redevelopment 

4.31 GLA Officers confirmed that the use of the Site for a residential-led redevelopment is supported in strategic planning 

terms given that the optimisation of the Site for residential and main town centre uses, would contribute to the 

delivery of much needed housing (including affordable housing) and the vitality and viability of the District Centre in 

line with London Plan Policies H1, SD6 and Good Growth Objective GG2. 

Land Use Principles 

4.32 The provision of new housing, retail, leisure and community floorspace was supported in strategic planning terms. 

Further, GLA Officers acknowledged that the provision of new residential units would positively contribute to 

Lewisham’s housing target, which was fully supported. 

4.33 With regard to affordable housing, GLA Officers acknowledged the Applicant’s intention to follow the Fast Track 

Route which was welcomed and supported. 

Heritage and Urban Design 

4.34 Whilst acknowledging that the Site does not contain any designated or non-designated heritage assets, GLA Officers 

explained that given the heritage assets in the surrounding context, the development proposals should avoid harm 

to these assets and identify townscape enhancement opportunities.  

4.35 The urban design approach to optimise development capacity on an underutilised brownfield Site was supported, 

subject to the Applicant demonstrating the proposals are of the highest quality of design. 

4.36 GLA Officers agreed with the design rationale but noted that further information will be required to justify the 

appropriateness of any tall buildings in respect to their visual, functional and environmental impacts in accordance 

with the requirements of London Policy D9.  

4.37 London Plan policy objectives on inclusive access should be achieved. It was advised that the future application 

should include an inclusive design statement (provided as chapter within the Design & Access Statement prepared 

by Rolfe Judd Architects) that sets out how the development can be entered and used safely, easily and with dignity 

by all; is convenient and welcoming (with no disabling barriers); and provides independent access without additional 

undue effort, separation, or special treatment. 

Transport 

4.38 GLA Officers considered the proposed pedestrian environment within and immediately around the Site to be positive. 

The planning application should demonstrate how the proposed layout and site accesses, will ensure road safety 

and efficient operation of the road network in line with the Mayor’s Transport Strategy. 

4.39 A Car Park Management Plan should set out how parking spaces would be managed, including providing electric 

vehicle charging points and converting conventional parking spaces for use by disabled people. Residential and 

retail parking must not exceed the parking standards set out in the London Plan. 

Sustainable Development and Environment 

4.40 The proposed redevelopment should be met with a minimum on-site 35% reduction in carbon emissions beyond 

Part L of 2013 Building Regulations, with any carbon shortfall to net zero being paid into the relevant borough’s 

carbon offset fund. 
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4.41 The GLA recommended that the drainage strategy should maximise opportunities to use Sustainable Drainage 

System (‘SuDS’), as set out in London Plan Policy SI13. Roofs and new public realm areas were identified as 

opportunities to integrate SuDS such as green and blue roofs, tree pits, and permeable paving into the landscape, 

thereby providing amenity and water quality benefits. 

Transport for London 

4.42 A pre-application meeting with TfL took place on the 10th June 2021. This meeting was attended by numerous TfL 

representatives including the Spatial Planning Case Officer and Traffic Modelling Officer. Overall, TfL welcomed 

numerous aspects of the proposals and considered the proposed public realm to be of a high-quality design. 

4.43 It was noted that the cycle parking provision must meet the quantum standards and follow the guidance set out in 

the London Cycling Design Standards (‘LCDS’). 

4.44 The relocation of the bus stop along Burnt Ash Road was considered acceptable in principle, subject to providing 

further detail of the replacement bus stop design, however the removal of the northbound bus lane was not 

supported. The relocation of the pedestrian crossing along Burnt Ash Road was considered acceptable in principle. 

4.45 TfL confirmed the level of detail that should be included within the Parking Design and Management Plan as 

requested by GLA officers, including passive and active Electric Vehicle Charging Point (‘EVCP’) provision and 

parking for disabled residents.  

Community Engagement 

4.46 The community consultation strategy commenced in February 2021 and comprised a series of virtual engagement 

sessions, two in-person public exhibitions held in November 2021, with a model and a webinar with the Lee Green 

Assembly. 

4.47 An initial public consultation was held in April 2021, and due to government guidance linked to the pandemic strongly 

discouraging face-to-face public exhibitions, the consultation was held wholly virtually. Having reviewed all 

community comments from the first public consultation exercise in April 2021, the Applicant undertook a second in-

person public consultation in November 2021. 

4.48 The SCI highlights the key themes raised by the local community and stakeholders through the community 

engagement process, and how these comments have been responded to in the Proposed Development.  
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5. Proposed Development 

Introduction 

5.1 This application seeks Full Planning Permission for the residential-led mixed use redevelopment of the Site. The 

description of Proposed Development is as follows: 

“Application for Full Planning Permission for the Proposed Development at Leegate Centre, bounded by 

Burnt Ash Road, Eltham Road, Leyland Road and Carston Close, for the demolition of existing buildings, 

and redevelopment to provide within buildings of up to 15 storeys, residential units (Use Class C3), flexible 

commercial floorspace (Use Class E), a community centre (Use Class F2) and a public house (Sui 

Generis), together with associated public realm, landscaping and highways improvements, vehicular 

access, car parking and servicing arrangements, cycle parking and stores, and all other associated and 

ancillary works.” 

5.2 Specifically, the Proposed Development comprises: 

• Demolition of all existing structures on the Site comprising the existing Leegate Centre, 36no. residential units 

(Use Class C3), Hand Car Wash and Multi-Storey Car Park (20,556sqm (GIA) in total); 

• Erection of a residential-led mixed-use development within three new urban blocks comprising: 

o 563no. residential units (Use Class C3), including on-site affordable housing (36% affordable housing 

provision by habitable room); 

o 690.6sqm (GIA) of flexible commercial floorspace (Use Class E(a), E(b), E(c), E(d) and E(g)(i)); 

o A community centre (Use Class F2) comprising 264.2sqm (GIA) of floorspace; 

o A basket supermarket (Use Class E(a)) comprising 1,052.1sqm (GIA); 

o A restaurant (Use Class E(b)) comprising 308.4sqm (GIA); 

o A medical facility (Use Class E(e)) comprising 799.3sqm (GIA); 

o A gym (Use Class E(d)) comprising 400.6sqm (GIA); and 

o A public house (Sui Generis) comprising 283.9sqm (GIA). 

• Introduction of new and enhanced areas of public realm including a centrally located public square that will form 

the heart of the development, alongside new tree planting and play space for children of all ages; 

• Private outdoor amenity space available to all residents, including communal podiums, children’s play space, 

and private amenity space in the form of balconies; 

• 76no. car parking spaces, including 20no. blue badge spaces and electric vehicle charging point provision, 

located within two podium car parking areas;  

• 1,010no. long-stay and 140no. short-stay cycle parking spaces;  

• Public realm enhancements and highways works, including the relocation of Burnt Ash Road pedestrian 

crossing. 

Phasing 

5.3 The Proposed Development will be phased over the following demolition and construction sequences:  

• Phase 1:  

o Phase 1A includes the demolition of the northern part of the Site with 9no. existing trees located at 

the junction, Eltham Road and Burnt Ash Road. 

o Phase 1B will comprise the delivery of Block A and associated public realm and landscaping. 
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• Phase 2 

o Phase 2A proposes the demolition of the existing Site including 7no. existing trees located on the 

northeast corner of the Site and along Leyland Road. 

o Phases 2B and 2C will deliver Blocks B and C respectively and will follow on from Phase 2A 

demolition. 

5.4 The construction of the Proposed Development will be conducted in line with a Construction Environmental 

Management Plan (‘CEMP’). An Outline CEMP has been prepared to provide an overarching and strategic 

framework for the management of environmental effects and the implementation of measures, prior to, and during, 

the demolition and construction phase. 

Vision and Objectives 

5.5 Our Vision for Lee Green is to be the catalyst that brings this worn but important District Centre into the 21st Century. 

It is recognised that there is an opportunity to evolve and optimise the design of two previous planning applications 

on the Site to deliver a truly mixed-use regeneration scheme that will reinforce Lee Green’s role within Lewisham’s 

town centre hierarchy, attracting wider investment and improvement. This approach will be enabled by an enhanced 

housing provision, including a policy compliant affordable housing offer. 

5.6 The key objectives of the Proposed Development are to: 

• Deliver sustainable regeneration of an allocated, underutilised, brownfield site, which is beyond its design life 

cycle; 

• Reinvigorate Lee Green District Centre by providing a vibrant, new, purpose designed flexible retail, commercial 

and community offer which responds to the Site’s function and compliments the existing services and facilities 

at Lee Green;  

• Provide a range of new housing types and sizes to create a diverse and cohesive community, including the 

delivery of 36% affordable housing (by habitable room) comprising 70% social rent and 30% intermediate home 

ownership tenures; 

• Deliver a landscape masterplan comprising a number of character areas, including a new public square that will 

be the heart of the development supported by a reimagined Tigers Head Junction, a northern link to the public 

square from Eltham Road and an attractive pedestrian and cycle friendly residential street along Carston Close; 

• To contribute to the greening and biodiversity of London by including urban greening as a key element of the 

design and by delivering a high-quality landscape which includes tree planting, shrub and herbaceous planting, 

rain gardens, biodiverse roofs, vertical greening and podium landscapes; 

• Connect the proposed buildings to the wider community by delivering meaningful community benefits which can 

evolve along with local needs;  

• Create a new and significantly improved pedestrian experience through public realm and transport 

enhancements, including the relocation of the existing Burnt Ash Road pedestrian crossing and creation of new 

east-west and north-south links pedestrian and cycle links; and 

• Provide a highly sustainable development that encourages future residents to choose active travel modes. 

Character Areas 

5.7 The Site includes a number of different character areas that are summarised below.  

The Square 

5.8 The Square is intended to be a 21st century response to the historic village green and will become the social heart 

of the development, providing a hub for amenity, play, recreation and circulation for residents and the public. 
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Tiger’s Head Junction 

5.9 Tiger’s Head Junction is the primary focal point of the development, sharing a close connection with the historic 

pubs on the north side of the crossroads. A large feature tree is proposed on this corner, creating a focal point that 

can be seen from along Eltham Road and Burnt Ash Road. 

5.10 Feature paving maps the course of River Quaggy locally, highlighting the close relationship of Lee Green with the 

river. A combination of seating will also be provided, along with generous pedestrian circulation around the tree and 

furniture. 

Burnt Ash Road 

5.11 Burnt Ash Road runs north-south along the western boundary of the Site. It will accommodate the proposed 

commercial units to the north, opening into The Square at its centre, and to the south, a basket supermarket and 

residential units. 

5.12 Further south, the road is to be lined with mature Maple and London Plane trees as it enters the Lee Manor 

Conservation Area. It is proposed that this tree planting be extended northwards improving and bolstering this green 

link. 

5.13 Street furniture is also proposed to avoid clutter and maximise circulation and cycle standards are to be strategically 

placed for visitors and users of the commercial units. 

Eltham Road 

5.14 The proposed building line closely follows the line of the existing building, which ensures that the majority of the 

existing trees can be retained, and the footway widths maintained. 

5.15 A unified treatment of concrete flag paving to adoptable standards will be used as a surface treatment across the 

footway and under the existing trees to create a simple, uncluttered space. Minimal street furniture would also be 

introduced.  

Leyland Road 

5.16 Running along the eastern boundary of the Site, this is quiet residential road with residential units facing onto it, new 

tree planting, service and parking bays will be provided. The road will be fully open to pedestrians and cyclists but it 

will be closed to vehicular traffic past Carston Close. 

Carston Close 

5.17 It is proposed that this new residential street will create a safe and green link for pedestrians and cyclists between 

Burnt Ash Road and Leyland Road. Residential dwellings are proposed along the northern side, activating the street 

and providing passive surveillance. 

5.18 At the eastern end of the street, there will be a play trail embedded into the planting and a basketball half-court, 

which will provide value for older children. 

Northern Link 

5.19 The Northern Link provides permeability through the Site, connecting Eltham Road with The Square and on to Burnt 

Ash Road. It is proposed that the link will be predominantly hard space that provides functionality, short stay cycle 

parking, access and circulation for the surrounding commercial units and community centre. 

Residential Street 

5.20 Running north-south and linking Carston Close and with The Square, this street is a soft, green space providing 

circulation and play opportunities, with pedestrian priority. It has been designed to maximise the amount of greening 

achievable and with an opportunity for Street Art on the retail storage façade.  

Podiums 

5.21 Each of the blocks has a podium space sitting at its heart, providing private play and amenity space for residents 

and their visitors. The podiums are divided into smaller spaces using the raised planters, tree planting, and other 
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elements of furniture to define and delineate. The podiums will also provide amenity for the residents of each block 

and some play provision for children aged 0-4 years. 

5.22 Please refer to the Design and Access Statement prepared by Rolfe Judd Architects and Landscape Design and 

Access Statement prepared by Fabrik Landscape Architects for further details.  

Public Realm and Landscaping 

5.23 The Proposed Development includes substantial public realm and landscaping improvement works which will seek 

to strengthen existing pedestrian connections and create new links through the Site.  

5.24 The landscape masterplan breaks down the block of the existing Site and creates a new homes with high quality 

public realm (The Square) and increased permeability connecting the Proposed Development with the wider urban 

fabric. Key components to the masterplan include: 

• 16no. trees, including 3 TPOs will be removed to facilitate the construction of the Proposed Development but 

these losses will be offset with the replacement and additional tree planting in the streetscape and within the 

scheme. 

• Maximisation of tree planting within the new public realm and along surrounding streets to assist in the greening 

of the Site and bring people closer to nature, whilst also providing separation between pedestrians and vehicle 

movement where possible and helping to reduce particulate pollution.  

• Introduction of additional soft landscaping including planting to increase biodiversity and provide new habitats 

for wildlife, including in the public realm and the communal resident podium gardens. 

• Incorporation of biodiverse roofs. 

• Play areas are distributed appropriately throughout the masterplan allowing children direct access to plan. 

5.25 The Proposed Development will provide spaces where people will dwell, walk, and cycle in a greener and more 

pleasant environment than the existing conditions. Significant improvements will be made to the pedestrian network 

and public realm within the Site to encourage active travel to and from the Proposed Development. 

5.26 The improved pedestrian routes with better natural surveillance and active frontages will help create a perception of 

safety and security. The urban realm will be significantly improved through provision of benches, lighting and 

greenery to create an environment conducive to active travel. 

5.27 In terms of the play strategy, the Proposed Development delivers 1,513sqm of play on-site. The play provision for 

children aged 0-4 years will include ‘doorstep playable space’, offering a range of small playful landscape features 

for small children, close to home and well-integrated within the public realm and communal spaces. Elements of 

play are included for children aged 5-17 years within The Square and along Carston Close including a new half court 

in the south-east corner of the Site. The remainder of the play requirement for children of ages 5-11 and 12-17 years 

will be provided for off-site. 

5.28 For further details of the play space provision and strategy please refer to the Landscape Design and Access 

Statement prepared by Fabrik. 

Quantum of Development 

5.29 The Site currently comprises the Leegate Centre, 36no. residential units, a hand car wash and multi-storey car park. 

5.30 The Leegate Centre comprises a mix of land uses including retail, office, community and leisure, however over time 

the Centre has become underutilised and dilapidated and is now considered to have a negative social and visual 

impact, making the Centre an unpleasant destination for customers.  

5.31 The existing commercial, community and leisure floorspace totals 18,265sqm (GIA) and the residential 

accommodation totals 2,291sqm (GIA), equating to 20,556sqm (GIA) overall. All of the existing buildings on the Site 

are proposed to be demolished to facilitate the Proposed Development. 

5.32 National, regional local planning policy and guidance seek to focus new development towards previously developed 

land, and to maximise the effective use of such sites in meeting local housing needs. The proposals therefore seek 
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the comprehensive redevelopment of the Site to deliver significant housing, together with the provision of enhanced 

and viable commercial floorspace. 

5.33 Table 1 below provides a breakdown of the proposed land uses and their associated quantum (sqm GIA). 

Table 1: Proposed Land Uses / Floorspaces Schedule  

Land Use Planning Use Class Units / Floorspace (sqm GIA) 

Residential  C3 563 units  

Community Centre F2 264.2  

Supermarket E(a) 1,052.1 

Restaurant E(b) 308.4  

Medical Centre E(e) 799.3  

Gym E(d) 400.6  

Flexible Commercial E(a) to E(d) & E(g)(i) 690.6 

Public House Sui Generis 283.9  

Source: Rolfe Judd Architects Area Accommodation Schedule  

5.34 Table 2 provides an overview of the component parts of the Proposed Development and provides a breakdown of 

the proposed use and quantum by block. 

Table 2: Floorspace and Land Use by Block 

Block  Block Description and Land Uses 

No. 

Residential 

Units 

Residential 

Floorspace 

(sqm GIA) 

Non-

Residential 

Floorspace 

(sqm GIA) 

Total Proposed 

Floorspace 

(sqm GIA) 

A 

(comprising 

buildings A1, 

A2, A3) 

- Residential units (Use Class C3) in building 

heights of up to 15 storeys.  

- Residents lounge at first floor accessible to 

all residents of the development 

(regardless of location and tenure). 

- Private external amenity spaces for the 

residential units in the form of balconies. 

- Communal external amenity space in the 

form of an external podium at second floor. 

- A mix of non-residential uses at ground 

floor including 3no. flexible commercial 

units (Use Class E(a)-(d), E(g)(i)); 1no. 

public house (Sui Generis); and 1no. 

restaurant (Use Class E(b)). 

- A mix of non-residential uses at first floor 

including a medical facility (Use Class 

E(e)); and a gym (Use Class E(d)). 

178 16,772.1 2,302.7 19,074.8 

 

B 

(comprising 

buildings B1, 

B2, B3, B4, 

B5 and 

residential 

street 

townhouses) 

- Residential units (Use Class C3) in building 

heights of up to 12 storeys including 

duplexes and triplexes (townhouses) 

- Private external amenity spaces for the 

residential units in the form of balconies 

and private terraces. 

- Communal external amenity space in the 

form of a landscaped podium at first floor. 

- 62no. resident car parking spaces provided 

within a podium car park. 

- A mix of non-residential uses at ground 

floor including 1no. flexible commercial unit 

(Use Class E(a)-(d), E(g)(i)); and 1no. 

community centre (Use Class F2). 

263 26,139.4 549.2 26,688.6 

C 

(comprising 

buildings C1, 

C2, C3 and 

residential 

- Residential units (Use Class C3) in 

buildings of up to 8 storeys including 

duplexes and triplexes (townhouses). 

122 12,082.2 1,686.6 13,768.8 
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street 

townhouses) 

- Private external amenity spaces for the 

residential units in the form of balconies 

and private terraces. 

- Communal external amenity space in the 

form of a landscaped podium at first floor. 

- 14no. car parking spaces for public use 

associated with the commercial uses 

provided within a podium car park. 

- A basket supermarket (Use Class E(a)) at 

ground floor. 

Total  563 54,993.7 4,538.5 59,532.2 

Source: Knight Frank 

Block A  

5.35 Block A occupies a prominent position at the Tiger’s Head Junction intersected by Eltham Road (A20) and Burnt 

Ash Road (A2212). Block A is formed of three buildings: A1, A2 and A3, and linked by an external communal 

landscaped podium at second floor.  

5.36 The location of Block A on the junction has provided an opportunity to deliver a marker building within the Proposed 

Development. Building A1 is 15 storeys in height (inclusive of ground floor), and will be flanked by buildings A2 and 

A3, standing at 8 and 10 storeys respectively.  

5.37 Block A includes a single storey basement which includes plant equipment and residential long cycle parking spaces. 

The ground floor comprises a mix of uses including flexible commercial units, a restaurant and public house that sit 

alongside associated refuse stores, back of house areas, a site management office / concierge, residential entrance 

cores and the commercial entrance core for the first floor non-residential uses. A gym, medical facility, and residents 

lounge is provided at first floor, with residential units at upper floors. 

Block B 

5.38 Block B is located on the eastern side of the Site, bounded by Eltham Road to the north, Leyland Road to the east 

and Carston Close to the south. Block B is formed of five buildings: B1, B2, B3, B4 and B5. An external communal 

landscaped podium is provided at the first floor, accessible to all residents of Block B. Triplex units are proposed 

along the Residential Street and duplex units along Leyland Road and Carston Close. 

5.39 Block B building heights range from 3 storeys (the triplex townhouses along the Residential Street) and 12 storeys, 

(Building B1), which occupies a central position facing onto the new public square.  

5.40 Block B comprises predominantly residential units, a resident car park at ground floor accessed via Leyland Road, 

cycle and refuse stores and plant space. The ground floor of Block B also includes the new community centre (Use 

Class F2) which fronts onto the new northern link and on the northeast corner of the public square; and a new flexible 

commercial unit faces onto Eltham Road. 

Block C 

5.41 Block C is located in the southwest part of the along Burnt Ash Road and Carston Close and is formed of three 

buildings: C1, C2, C3 and triplex units along the Residential Street. An external communal landscaped podium is 

provided at the first floor accessible to all residents of Block C.   

5.42 Block C building heights range from 3 storeys (the triplex townhouses along the residential street) to 8 storeys. 

5.43 The ground floor of Block C contains the basket supermarket (Use Class E(a)) that will be accessible from The 

Square and Burnt Ash Road, creating active frontages in these locations. The supermarket will also have a 

sufficiently sized back of house area. 

5.44 To the north of the street on the east elevation of Block C, three recessed wall panels provide a street gallery where 

members of the local community will be able to display street art. 
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Residential Accommodation 

5.45 The Proposed Development will provide a total of 563no. high quality residential units (1,496no. habitable rooms) 

representing a net increase of 527no. residential units on the existing residential provision (36no. units).  The existing 

residential is market housing previously let at market rents.  

5.46 Table 3 summarises the overall dwelling mix. A total of 84no. units (15%) will be provided as ‘family sized units’ (i.e. 

3+ bedrooms). 

Table 3: Overall Dwelling Mix by Unit Size 

Type Studio 1b2p 2b4p 3b5p 4b7p  

Units 13 263 203 72 12  

Habitable Rooms 13 526 609 288 60  

% by Unit 2% 47% 36% 13% 2%  

% by Habitable Rooms 1% 35% 41% 19% 4%  

Total Units 563 

Total Habitable Rooms 1496 

Source: Rolfe Judd Architects Area Accommodation Schedule  

5.47 The residential units are located across the three Blocks and will be provided across all levels. The scheme will also 

comprise a number of duplex and triplex units within Blocks B and C, providing private entrances onto the new 

Residential Street, Leyland Road and Carston Close.   

5.48 Reflecting the key priority objectives of the LBL to deliver a significant quantum of affordable housing, the Proposed 

Development is to provide 137no. affordable units (36% by habitable rooms), making a notable contribution towards 

meeting the needs of the borough. The affordable housing will comprise 114no. (70%) social rent and 59no. (30%) 

intermediate home ownership (on a habitable room basis).  

5.49 Tables 4, 5 and 6 show the proposed tenure mix by unit and habitable room. The affordable tenure mix comprises 

a combination of genuinely affordable products including intermediate home ownership and social rent. The 

residential accommodation has been designed to be tenure blind. 

Table 4: Proposed Private Tenure Mix (Units and Habitable Rooms) 

Type Studio 1b2p 2b4p 3b5p 4b7p  

Units 13 210 140 27 0  

Habitable Rooms 13 420 420 108 0  

% by Unit 3% 54% 36% 7% 0%  

% by Habitable Rooms 1% 44% 44% 11% 0%  

Total Units  390 

Total Habitable Rooms   961 

Source: Rolfe Judd Architects Area Accommodation Schedule  

Table 5: Proposed Intermediate Home Ownership Tenure Mix (Units and Habitable Rooms) 

Type Studio 1b2p 2b4p 3b5p 4b7p  

Units 0 25 23 11 0  

Habitable Rooms 0 50 69 44 0  

% by Unit 0% 42% 39% 19% 0%  

% by Habitable Rooms 0% 31% 42% 27% 0%  

Total Units  59 

Total Habitable Rooms   163 

Source: Rolfe Judd Architects Area Accommodation Schedule  
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Table 6: Proposed Social Rented Tenure Mix (Units and Habitable Rooms) 

Type Studio 1b2p 2b4p 3b5p 4b7p  

Units 0 28 2b4p 3b5p 12  

Habitable Rooms 0 56 40 34 60  

% by Unit 0% 25% 120 136 10%  

% by Habitable Rooms 0% 15% 35% 30% 16%  

Total Units  114 

Total Habitable Rooms   372 

Source: Rolfe Judd Architects Area Accommodation Schedule  

5.50 The proposals include the provision of 55no. (10%) accessible wheelchair homes distributed throughout Blocks A, 

B and C. The distribution of these accessible wheelchair homes ensures that these are fully integrated into the 

development and community. 

5.51 All the proposed residential units will meet, and in some instances exceed, the Nationally Described Space 

Standards and will have private external amenity space which complies with the requirements of the London Plan 

and GLA’s Housing SPG. 

5.52 In addition to the residential accommodation, in Block A there will be a concierge located at ground floor and a 

resident’s lounge at first floor that will provide additional valuable amenity space for use of all future residential 

occupants of the Site.  

Commercial Strategy 

5.53 The Applicant has appointed Fourth Street to curate a commercial strategy to ensure that the Proposed Development 

successfully contributes to Lewisham’s continuing growth, and more specifically the vitality and viability of the Lee 

Green District Centre. 

5.54 The existing Leegate Centre comprises 14,038sqm (GIA) of non-residential floorspace (excluding the multi-storey 

car park and hand car wash situated at the south of the Site). However, when the Site was acquired in March 2021, 

only 9,326sqm (GIA) of the non-residential floorspace in the Centre was occupied, with many units remaining 

unoccupied. Nonetheless, the Applicant has sought to temporarily occupy empty commercial units by offering 

tenants below market rents on short-term leases to ensure that the Site remains as vibrant and active as possible 

prior to any redevelopment. As such, the current occupancy levels at the Leegate Centre cannot be considered to 

fully reflect market demand or the quality and dilapidated state of much of the existing Centre.  

5.55 The aspiration for the Site is to ensure that the proposed commercial uses and floorspace encourage investment to 

improve vibrancy and vitality and support the boroughs strategic policies and objectives for Lee Green. The balance 

and quantum of non-residential uses has been fully informed by market intel and research taking into account 

existing and future demand, comparable District Centres and redevelopment schemes and engagement with key 

stakeholders. 

5.56 The Proposed Development will comprise the following non-residential uses that inform the commercial strategy: 

• A basket supermarket that will cater for new and existing residents, and respond to a clear local demand; 

• A medical facility (akin to a GP Surgery) that will service the growing population within the development and 

local area, and relieve pressure on existing health services in the facility;  

• A health and fitness provision (gym) to encourage and improve physical and mental wellbeing for existing local 

residents and future occupants; 

• Food and beverage provision which will enliven the development both during the day and night-time and support 

the local economy;  

• Reprovision of a dedicated community centre that can be utilised intensively by local residents, charities and 

businesses; and 
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• A suitable provision of flexible convenience and comparator retail, that can adapt to suit the changing demands 

of the market.  

5.57 The proposed commercial uses and their quantum are set out in Table 7 overleaf. 

Table 7: Non-residential land uses and floorspaces 

 

Source: Rolfe Judd Architects Area Accommodation Schedule  

5.58 The commercial units have been positioned to maximise ground floor active frontages in and around the Site, which 

will in turn ensure a vibrant and safe public realm. The commercial units are located in prominent and visible positions 

from the major thoroughfares of Lee High Road, Eltham Road and Burnt Ash Road and overlooking The Square.  

5.59 All units have been designed with flexibility in mind, therefore having a depth of no greater than 10 metres. Units will 

have large frontages (where possible) which will provide prominent, well-lit and visible internal spaces. While 

commercial units may need to allow for a column grid defined by the structure above, these columns will enable 

flexibility in how the space is used and fitted out, as well as allowing for increasing or decreasing unit sizes. 

5.60 All of the commercial units have been designed to ensure the suitable requirements for access, operations and 

servicing can be delivered. 

5.61 Overall, the Commercial Strategy has been prepared to allow for flexibility to ensure the comprehensive 

redevelopment can accommodate a range of uses and respond to economic and social trends throughout the 

developments life-span.  

5.62 Please refer to the accompanying Commercial Strategy prepared by Fourth Street for further details. 

Scale and Massing 

5.63 The architectural approach to scale, massing and layout has been developed to respond to the Site’s context. 

Indeed, the scale and massing of the comprehensive redevelopment seeks to maximise the delivery of new high 

quality homes through the efficient and effective use of a previously developed site, whilst respecting the historic 

and local context.  

5.64 The proposed scale and massing have been subject to extensive technical assessment, consultation and discussion 

throughout the pre-application process in order to achieve an optimised development density, within a scheme which 

carefully balances height, design quality and the delivery of public benefits including the delivery of a policy compliant 

affordable housing provision. 

5.65 Table 8 details the proposed height of each building within the development.  

Table 8: Proposed Building Heights  

Land Use Type of Use Use Class Floorspace (sqm GIA) 

Flexible Commercial  Retail or Leisure/Recreation or Office E(a) to E(d) & E(g)(i) 690.6 

Supermarket  Retail E(a) 1,052.1 

Restaurant Retail E(b) 308.4  

Medical Centre Community E(e) 799.3  

Gym Leisure/Recreation E(d) 400.6  

Public House  Public House Sui Generis 283.9 

Community Centre Community F2(b) 264.2 

Total Non-Residential Floorspace 3,799.1 

Block Building 
Storey heights in floors 

(inclusive of ground floor) 

Building height in m. 

AOD 

Building height in m. 

A 

A1 15 storeys 69.77 52.69 

A2 8 storeys 47.00 29.93 

A3 10 storeys 53.28 36.42 

B 
B1 12 storeys 58.68 42.15 

B2 Taller Block: 10 storeys 50.95 33.83 
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Source: Rolfe Judd Architects  

5.66 The prevailing height across the Proposed Development is around 8 storeys however, taller elements have been 

integrated into the proposals, where appropriate. Building A1 is the tallest building in the development at 15 storeys 

and forms a marker building at Tiger’s Head Junction. With Building B1 being the face of The Square at 12 storeys. 

The building form and height contribute to the viability of the mixed-use scheme and create greater opportunities for 

quality public realm at street level. 

Car and Cycle Parking Provision 

Car Parking 

5.67 In total 76no. car parking spaces will be provided on the Site. 

5.68 62no. car parking spaces, including 18no. blue badge accessible spaces (equivalent to 3%), will be provided for 

residents within a podium car park in Block B accessed via Leyland Road. The residential car parking provision 

represents a car parking ratio of 0.11 spaces per unit. 

5.69 14no. commercial car parking spaces, including 2no. blue badge accessible spaces, will be provided within a podium 

car park in Block C accessed via Burnt Ash Road.  

5.70 A further 4no. parking bays are delivered along Leyland Road, 2no. accessible spaces for visitors and 2no. car club 

bays. 

5.71 All parking spaces will be equipped with Electric Vehicle Charging Points (‘EVCP’) to meet a 20% active EVCP 

provision plus 80% passive provision.  

Cycle Parking 

5.72 The development will provide cycle parking in accordance with the London Plan minimum cycle parking standards. 

5.73 All long-stay cycle parking has been accommodated in a combination of two-tier cycle racks and Sheffield Stands 

(20%), including a further 5% accessible Sheffield Stands at various safe, secure and dry locations on-site, each 

within close distance of cores.  

5.74 Sheffield stands will also be provided for short stay parking adjacent to buildings for visitors, in visible locations to 

encourage use and increase natural surveillance. 

5.75 The long and short stay cycle parking provision is detailed in Table 9. 

Table 9: Long and Short Stay Cycle Parking Provision 

Use Long Stay (no. spaces) Short Stay (no. spaces) Total 

Residential (Use Class C3) 982 15 997 

Community Centre (F2)  1  3  4 

Supermarket (E(a))  7  40  47 

Restaurant (E(b))  2  16  18 

Medical Centre (E(e))  5  8  13 

Gym (E(d))  1  5  6 

Flexible Commercial (E(a to d 

& g))  
10  38  48 

Public House (Sui Generis)  2  15  17 

Total 1,010 140 1,150 

Source: Transport Assessment prepared by Steer Group  

Shorter Block: 7 storeys 41.43 24.3 

B3 8 storeys 44.88 27.68 

B4 
Taller Block: 10 storeys 51.48 34.05 

Shorter Block: 8 storeys 44.88 27.45 

B5 5 storeys 35.2 18.08 

C 

C1 
Taller Block: 8 storeys 45.93 33.18 

Shorter Block: 5 storeys 35.88 19.28 

C2 8 storeys 44.2 27.24 

C3 5 storeys 34.53 17.40 
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Highways Works 

5.76 The proposed highways and infrastructure work that are proposed by the development are summarised below.  

• Leyland Road: 

o Removal of the crossover to the existing car park and delivery of a new crossover to the new residential 

car park. 

o Relocation of the existing Low Traffic Neighbourhood Road (‘LTN’) closure (discussed further below). 

o Rationalisation of servicing and parking bays on western extent of road. 

• Burnt Ash Road: 

o Delivery of new inset bus stop on southbound arm of the road, removing need for buses to stop 

southbound traffic. 

o Removal of existing crossovers into servicing area, existing car park and car wash and delivery of a 

new crossover to the new commercial car park. 

o Relocation of existing pedestrian crossing south of Taunton Road to the north to align with the 

proposed public square. 

o Delivery of new inset loading bay to service the proposed basket supermarket. 

• Carston Close: 

o Landscaping treatment and creation of restricted access connection through to Leyland Road for 

refuse collection and emergency access. 

5.77 No physical highway works are proposed to Eltham Road or the Tigers Head Junction. 

5.78 Leyland Road is currently closed to through traffic, with the exception of cycles, emergency and refuse collection 

vehicles, initially delivered as part of a LTN trial. It is understood this closure is now to remain permanent. As such 

the LTN closure is proposed to be retained but relocated slightly south of its current position. 

Vehicular and Pedestrian Access  

5.79 There will be significant improvements to the permeability of the Site with new public realm and circulation areas 

linked to direct east-west and north-south links through the Site connecting to the local area. The landscape 

masterplan, including the public realm and the routes around the buildings, has been designed to provide 

accessibility for all. 

5.80 Vehicular access will be afforded from Leyland Road (for the residents car park) and Burnt Ash Road (for the 

commercial car park). The cycle access and networks will create a healthy environment in which people choose to 

cycle by providing appropriate levels of cycle parking which will be fit for purpose, secure and well-located. 

5.81 The Site is surrounded by roads along its northern, eastern and western boundaries providing vehicular, cycle and 

pedestrian circulation around the Site’s periphery. The masterplan introduces two new connections through the Site; 

a pedestrian link from Eltham Road southwards through the Site to Carston Close along the southern boundary, and 

a pedestrian/ cycle link east west along Carston Close connecting Leyland Road with Burnt Ash Road. A new public 

square (The Square) is also introduced along Burnt Ash Road. These connections and public open spaces improve 

permeability through the site, north-south and east-west, creating safe, pleasant, activated routes for pedestrians 

and cyclists. 

Refuse and Servicing 

Residential Arrangements  

5.82 The Proposed Development will have dedicated refuse stores for the residential units located at ground floor within 

Blocks A, B and C, designed to accommodate the residential waste and recycling needs. The residential waste 

stores will only be accessible to residents and the Facilities Management Team. 
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5.83 A separate bulky waste storage area of 58 sqm (GIA) is provided within the ground floor of Block A for use by 

residents across the development.  

5.84 Residential waste and recycling will be collected by the LBL and in principle twice weekly collections have been 

agreed. The servicing collection points have been agreed with LBL but where internal bins are proposed, the 

Facilities Management Team will present containers at the collection point and return the bins to the stores ones 

they have been emptied. 

Commercial Arrangements  

5.85 Commercial units will be provided on a shell and core basis and as such the storage areas for commercial waste 

streams will be designed within the internal fit out of the units when taken on by the tenants. 

5.86 Commercial refuse and recycling waste will be collected by dedicated commercial waste contractors directly from 

the commercial units. Following their appointment, specifics relating to material separation and frequency of 

collection will be refined and finalised. 

5.87 The collection days/times will be specified with the contractor to make sure they do not conflict with other collections 

in the area. 

Delivery and Servicing Strategy 

5.88 A total of 3no. new servicing bays are proposed around the development, 2no. new bays along Leyland Road, 1no. 

new bay along Burnt Ash Road. An existing servicing bay on Eltham Road is to be retained and utilised by the 

Proposed Development. All of the loading bays are accessed via the public highway. The areas have been designed 

to be able to operate without detriment to the proposed car parking areas and access operations for the wider 

development. The Facilities Management Team will be responsible for the management of all deliveries to/from the 

residential units with the commercial tenants responsible directly for all commercial activity. 
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6. Planning Policy Framework 

Introduction 

6.1 This Section outlines the planning policy considerations which have informed the Proposed Development. 

6.2 Section 38(6) of the Planning and Compulsory Purchase Act 2004 (as amended) and Section 70(2) of the Town and 

Country Planning Act 1990 (as amended) require planning applications to be determined in accordance with policies 

contained within the Statutory Development Plan unless material considerations indicate otherwise. 

6.3 For the purposes of this application the adopted Development Plan comprises: 

• The London Plan (2021); 

• LBL Core Strategy (2011); 

• LBL Site Allocations Local Plan (2013); and  

• LBL Development Management Local Plan (2014). 

6.4 Additional material considerations include: 

• National Planning Policy Framework (‘NPPF’) (2021); 

• National Planning Practice Guidance (‘NPPG’); 

• London Plan Supplementary Planning Guidance (‘SPGs’) / London Plan Guidance (‘LPG’) including: 

o Accessible London: Achieving an Inclusive Environment (2014); 

o Affordable Housing and Viability (2017); 

o Be Seen Energy Monitoring (2021); 

o Circular Economy (2022); 

o Character and Context (2014); 

o Housing (2016); 

o Planning for Equality and Diversity in London (2007); 

o Play and Informal Recreation (2012);  

o Public London Charter (2021); 

o Sustainable Design and Construction (2014); 

o The control of dust and emissions during construction and demolition (2014); and 

o Whole Life-Cycle Carbon Assessments (2022). 

• LBL Planning Obligations Supplementary Planning Documents (‘SPD’) (2015). 

6.5 The full list of London Plan and adopted and emerging Lewisham Local Plan policies pertinent to the Proposed 

Development are included at Appendix 4.  

6.6 The Site is designated within the Lee Neighbourhood Planning Area and Forum. Lee Neighbourhood Planning Area 

and Forum was originally designated by the LBL and RBG on 13th January 2016, for a period of five years. On 21st 

June 2021, the LBL redesignated the Lee Neighbourhood Planning Area and Forum for a further five years. The 

Neighbourhood Forum are in the process of preparing a Neighbourhood Plan for the Lee Neighbourhood Planning 

Area and Forum. 
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Emerging Development Plan 

Draft Local Plan 

6.7 LBL are in the process of reviewing their Local Plan which will replace and update the current DPD’s to ensure an 

integrated approach to planning in the Borough over the 15-year period from 2018–2033.  

6.8 An emerging draft of the Local Plan was considered at a meeting of Mayor and Cabinet on 11 th March 2020. 

Subsequently a Regulation 18 Stage ‘Main Issues and Preferred Approaches document’ version of the draft Local 

Plan and corresponding ‘Proposed Schedule of Changes to the Policies Map’ was considered at a meeting of Council 

on 25th November 2020. The Council approved the draft Local Plan to be published for consultation and the plan 

has now been formally published for public consultation (Regulation 18 stage). The consultation closed on 11th April 

2021.  

6.9 The draft Local Plan is at an early stage of development therefore limited weight can be placed on policies within 

this document at this time. Notwithstanding, emerging policies have been afforded consideration in this Statement 

where they are considered to be of particular significance. 

Draft Neighbourhood Plan 

6.10 Lee Neighbourhood Forum is in the process of preparing a Neighbourhood Plan for Lee Green Neighbourhood Area. 

A draft Neighbourhood Plan was published for pre-submission consultation (Regulation 14) in May 2019. It was 

understood that following discussions between the Applicant and the Chair of the Lee Neighbourhood Forum in early 

2021 that an updated version of the Neighbourhood Plan was being prepared. Notably, within the Regulation 14 

document, the Site was not identified as a site allocation and as such was at odds with the adopted Development 

Plan. 

6.11 The Lee Neighbourhood Forum has since submitted its proposed Neighbourhood Plan and Strategic Environment 

Assessment (‘SEA’) to the LBL and RBG. Accordingly, a Regulation 16 consultation ran 11th March to 6th May 2022.  

6.12 Within the Regulation 16 document, the Site is allocated as ‘SA 10 Leegate Shopping Centre’ for a m ixed-use 

development (discussed in detail below).   

Site-Specific Designations 

Adopted Designations 

6.13 As shown on the LBL adopted policies map extract (Appendix 5) the Site is subject to the following site-specific 

designations: 

• Site Allocation SA23 Leegate Centre (Mixed use housing / retail / community facilities); 

• District Town Centre (Lee Green); 

• Primary Shopping Frontage (part); 

• Secondary Shopping Frontage (part); and  

• Air Quality Management Area. 

Emerging Policy Designations 

6.14 The ‘Proposed Schedule of Changes to the Policies Map’ document was approved for consultation by the Council 

in November 2020 and includes a number of policy map amendments, which would affect the Site’s Local Plan 

designations.  

6.15 Lee Green is to be retained as a District Centre but is also to be identified as a ‘Growth Node’ within the ‘proposed 

Growth Strategy’, which will replace the Core Strategy diagram. The Lee Green District Centre boundary is to remain 

unchanged, but the primary and secondary shopping frontages are to be removed and replaced with a blanket 

primary shopping area designation.  
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6.16 A new ‘Area of Special Local Character’ (‘ASLC’) known as Lee Green ASLC is proposed directly to the northeast 

of the Site encompassing the buildings fronting onto the Tigers Head Junction between Lee High Road and Lee 

Road. 

6.17 Relevant extracts of the ‘Proposed Schedule of Changes to the Policies Map’ are included at Appendix 6 of this 

Statement. 

Site Allocation 

 Adopted Local Plan Site Allocation 

6.18 The Site is allocated under allocation SA23 (Leegate Centre) within the LBL Site Allocations Local Plan for “mixed 

use retail-led with housing, offices and hotel”. The timescales for the delivery of development on the Site is 2021-

2026.  

6.19 An indicative housing capacity of 130no. dwellings is stated. However, the principle of a greater quantum of 

residential has been established through the 2015 Application which included 229no. residential units. Furthermore, 

the principle of delivering an even greater quantum of residential development (393no. residential units) has also 

been supported by LBL and the GLA as part of the 2018 Application.  

6.20 The allocation acknowledges that the Site forms a significant part of the Primary Shopping Area within the Lee Green 

District Centre, and its redevelopment would improve environmental quality, whilst also supporting and reinforcing 

the role of the District Centre within the borough’s retail hierarchy. The site allocation also recognises that the 

redevelopment or refurbishment of the Centre provides an opportunity to provide modern retail units.  

6.21 Mitigation measures would need to address waste management, flood risk, air quality, and noise and vibration. 

6.22 Details of the adopted Local Plan Site Allocation is included at Appendix 7 of this Statement.  

Draft Local Plan Site Allocation  

6.23 The Site is allocated in the draft Local Plan under Lewisham East Area Site Allocation 3 (Leegate Shopping Centre). 

The Site is allocated for: 

“Comprehensive mixed-use redevelopment of existing shopping centre comprising compatible main town 

centre, commercial, community and residential uses. Redevelopment of existing buildings and 

reconfiguration of spaces to facilitate a street-based layout with new and improved routes, both into and 

through the site, along with public open space and public realm enhancements.”  

6.24 The allocation identifies an indicative development capacity of 450no. net residential units and gross non-residential 

floorspace comprising 805sqm of employment floorspace and 5,449sqm of ‘main town centre’ uses. The timeframe 

for delivery is identified as between 2020/2021 and 2024/25.  

6.25 LBL acknowledge that the Site is key to the renewal and revitalisation of the town centre and will play a critical role 

in linking sites and neighbourhoods surrounding it. Local Plan supporting paragraph 16.25 states: 

“Comprehensive redevelopment will deliver a significant amount of new housing together with modern 

retail and employment space, leisure, community and cultural facilities to support the long-term vitality and 

viability of the town centre. Development will also enable public realm enhancements to improve 

connections to and through the area.” 

6.26 Paragraph 16.26 sets out the development requirements which include: 

• The Site must be re-integrated with the surrounding street network to improve access and permeability into and 

through the town centre. This will require significant reconfiguration and re-orientation of existing buildings and 

spaces to achieve a hierarchy of routes with clearly articulated east-west and north-south corridors.  

• Positive frontages, with active ground floor frontages within the Primary Shopping Area and along key routes.  

• Delivery of new and improved public realm and open space, in accordance with site-wide public realm strategy. 

6.27 As noted above, the draft Local Plan is at an early stage of development therefore the draft policies carry limited 

weight. Notwithstanding, the draft site allocation provides a clear indication of LBL’s vision for the Site.  
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6.28 The draft Local Plan Site Allocation is included at Appendix 8 of this Statement.  

Other Relevant Local Plan Site Allocations 

6.29 Sainsbury’s Lee Green (Lewisham East Area Site Allocation 4) is situated to the west of the Site on the opposite of 

Burnt Ash Road. The Site is proposed for: 

“Comprehensive mixed-use redevelopment with compatible main town centre, commercial and residential 

uses. Reconfiguration of existing buildings and spaces to facilitate new and improved routes, both into and 

through the site, along with public realm enhancements.” 

6.30 The draft site allocation identifies an indicative development capacity of 120no. net residential units 4,123sqm of 

‘main town centre’ uses. 

6.31 Land at Lee High Road and Lee Road (Lewisham East Area Site Allocation 5) is situated directly to the northwest 

of the Site on the corner of Tiger’s Head Junction. The Site is proposed for: 

“Mixed-use redevelopment of existing car dealers comprising compatible main town centre and residential 

uses. Public realm enhancements including improved access to the River Quaggy” 

6.32 The draft site allocation identifies an indicative development capacity of 55no. net residential units, 256sqm of 

employment floorspace and 1,023sqm of main town centre uses. 

6.33 To date, no planning applications / planning permissions have been submitted to or granted planning permission by 

LBL in relation to the aforementioned draft site allocations.  

Draft Neighbourhood Plan Site Allocation  

6.34 The Site is allocated in the Lee Neighbourhood Plan (Regulation 16 document) under allocation SA10: Leegate 

Shopping Centre, for mixed-use development, including an indicative 450no. residential units.  

6.35 The Lee Neighbourhood Plan (Regulation 16 document) Site Allocation contains a number of criteria which 

development of the Site is expected to contribute to including the following:  

• An active public realm frontage incorporating appropriate town centre uses;  

• A permeable site, with connectivity to bordering streets; 

• Shop frontages that are designed to acknowledge the heritage proportions of shop frontages on Lee Road; 

• A variety of flexible, ground floor units; 

• Retention of the three mature TPO trees;  

• Developments must pay attention to the overall appearance, having regard to the two existing bordering 

Conservation Areas and one proposed Conservation Area; 

• Height and bulk of a human scale. Consideration of the use of upper storey setbacks to reduce height impacts 

at street level, noting evidence suggesting a maximum of 11 storeys; 

• Retention of existing traders and long-term tenants where possible; 

• Account for the congested junction between the A20 and the B212; 

• Inclusion of a community centre at ground level; and 

• Retention or increase of existing public realm total size.  

6.36 The Lee Neighbourhood Plan (Regulation 16 document) Site Allocation is included at Appendix 9 of this Statement. 
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7. Planning Assessment  

Introduction  

7.1 This Section assesses the Proposed Development against the Development Plan and identifies other material 

considerations of weight where appropriate. Through pre-application discussions, and as made clear by planning 

policy and guidance, the key matters to consider are as follows: 

• Principle of Residential-Led Mixed-Use Development;  

• Principle of the Commercial Strategy; 

o Use Class E (Commercial, Business and Service); 

o Community and Leisure Uses; 

o Reprovision of Public House; 

• Principle of Residential Development; 

• Quality of Residential Accommodation; 

• Principle of Tall Buildings; 

• Design; 

• Heritage, Townscape and Visual; 

• Amenity Impacts; 

• Arboriculture;  

• Landscaping and Public Realm; 

• Biodiversity and Ecology; 

• Highways and Transport; 

• Refuse and Servicing; 

• Energy;  

• Sustainability;  

• Flooding and Drainage; 

• Fire Safety; and 

• Construction and Environmental Management. 

7.2 Each of these matters is considered in detail below.  

Principle of Residential-Led Mixed-Use Redevelopment 

Policy Context 

7.3 The principle of residential-led mixed-use redevelopment of the Site is clearly established through national, strategic 

and local planning policy where residential supply is a priority for the NPPF, London Plan and Lewisham’s Plan. 

7.4 At the heart of the NPPF is the presumption in favour of sustainable development (paragraph 11), which states that 

consent should be granted without delay, where proposals accord with the Development Plan. The NPPF promotes 

the effective and efficient use of land in meeting the need for new homes and other strategic uses, while safeguarding 

and improving the environment and ensuring safe and healthy living conditions (paragraph 119). 

7.5 Paragraph 119 promotes the effective and efficient use of land in meeting the need for new homes and other uses, 

while safeguarding and improving the environment and ensuring safe and healthy living conditions.  
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7.6 Further, the NPPF sets an economic objective to help build a strong, responsive and competitive economy, by 

ensuring a sufficient amount of land of the right types is available in the right places and at the right time to support 

growth, innovation and improved productivity. Significant weight should be placed on the need to support economic 

growth and productivity, taking into account both local business needs and wider opportunities for development.  

7.7 Paragraph 120 of the NPPF specifically identifies mixed-use schemes in the context of encouraging multiple benefits 

from urban land. Furthermore, paragraph 92 highlights the importance of mixed-use schemes in promoting social 

interaction, including opportunities for meetings between people who might not otherwise come into contact with 

each other.  

7.8 At the strategic level, London Plan Policy GG1 supports developments that will help to build strong and inclusive 

communities; improve physical environments and generate a wide range of socio-economic benefits.  

7.9 Policy GG2 highlights that to make the best use of land, proposals that enable the development of previously 

developed land will be supported, where sites are well-connected to public transport and in close proximity to town 

and local centres. The policy further explains that those involved in planning and development must proactively 

explore the potential to intensify the use of land and promote higher density development in the most sustainable 

locations. 

7.10 At the local level, Core Strategy Spatial Policy 3 identifies Lee Green as a District Centre, dominated by a single 

storey supermarket and Leegate Centre (which includes an office block), both of which impact negatively on the 

coherence, legibility and identity of the town centre. SP3 states that the residential areas immediately surrounding 

each District Centre will be potential locations for intensification of the development pattern where opportunities exist 

and relate to public transport accessibility. These areas will form a transition between the District Centre, where a 

greater intensity of development would be expected and appropriate.  

7.11 DMLP Policy 1 reiterates the ambitions of the NPPF and confirms that the Council will take a positive approach to 

sustainable development and work proactively with applicants to find solutions which mean that proposals secure 

development that improves the economic, social and environmental conditions in the Borough. 

7.12 As outlined in Section 6 above, the Site is in a sustainable town centre location and is allocated within adopted and 

emerging Site Allocation documents for high density mixed-use development.  

Planning Assessment 

7.13 The principle of residential-led mixed-use redevelopment on the Site is well established and supported across all 

policy levels, accordingly the Site has been allocated for comprehensive mixed-use development since 2013 and 

continues to be proposed as part of the draft Local Plan.  

7.14 Over time, Leegate Centre has become underused and dilapidated and is now considered to have a negative effect 

on existing townscape, making the centre an unpleasant destination for tenants and visitors. The design, layout and 

current condition of the Site has resulted in an environment that has become associated locally with crime and 

antisocial behaviour. Consequently, the Site at present makes an extremely limited contribution in economic, social 

or land use terms. 

7.15 The Site comprises sustainable, allocated, brownfield land, with a PTAL rating of 3, which is considered ‘moderate’ 

in terms of transport accessibility. Therefore, the Site represents an underutilised previously development land, in a 

prominent, sustainable and accessible location with Lee Green District Centre. 

7.16 Furthermore, in providing 563no. residential units and 3,799.1sqm (GIA) of commercial floorspace, including a 

community centre and a re-provided public house, the Proposed Development represents an effective and efficient 

use of a previously developed town centre site.  

7.17 Indeed, there is a clear opportunity to make more efficient use of this land, to deliver a more positive contribution to 

the townscape and streetscape and achieve the Council’s strategic aspirations through the delivery of new homes, 

jobs, investment and economic growth. 

7.18 The principle of residential-led mixed-use redevelopment is strongly supported across all levels of planning policy. 

Consequently, the principle of the redevelopment of the Site should be supported in line with the presumption in 

favour of sustainable development.  
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7.19 Moreover, the principle of demolition of the existing buildings and the Site’s redevelopment has been established 

through the resolution to grant planning permission (2015 Application). Furthermore, the redevelopment of the Site 

for an optimised scheme has been confirmed as acceptable in principle by the LBL and the GLA through pre-

application discussions and a GLA Stage 1 Report. 

7.20 Overall, the redevelopment represents a significant opportunity to replace an underutilised and dilapidated Site, 

which in its current form has a negative impact on the surrounding area, with the development of a high-quality 

residential-led mixed-use development that contributes to the revitalisation of the District Centre and meets the 

aspirations of the adopted and emerging Development Plan.  

7.21 As such, the principle of comprehensive residential-led mixed-use redevelopment is considered to wholly accord 

with the overarching objectives of national, strategic and local planning policy guidance.  

Principle of the Commercial Strategy  

Policy Context 

7.22 The Site is located within the Lee Green District Centre boundary and partly within the Primary and Secondary 

Shopping Frontages, therefore, the Site is within a ‘town centre’ in accordance with definition set out in the NPPF.  

7.23 NPPF paragraph 86 stipulates that planning policies and decisions should support the role that town centres play at 

the heart of local communities, by taking a positive approach to their growth, management and adaptation. 

Therefore, planning policies should (inter alia), where suitable and viable town centre sites are not available for main 

town centre uses, allocate appropriate edge of centre sites that are well connected to the town centre.  

7.24 ‘Main town centre uses’ are defined in the NPPF glossary as including the following:  

“Retail development (including warehouse clubs and factory outlet centres); leisure, entertainment and 

more intensive sport and recreation uses (including cinemas, restaurants, drive-through restaurants, bars 

and pubs, nightclubs, casinos, health and fitness centres, indoor bowling centres and bingo halls); offices; 

and arts, culture and tourism development (including theatres, museums, galleries and concert halls, hotels 

and conference facilities).”  

7.25 London Plan Policy SD7 requires boroughs to take a town centre first approach. Boroughs are encouraged to 

proactively plan to meet forecast need for main town centre uses by allocating sites within or (where justified) on the 

edge of town centres and through town centre.  

7.26 London Plan Policy SD8 Part E states that, “District Centres should focus on the consolidation of a viable range of 

functions, particularly convenience retailing, leisure, social infrastructure, local employment and workspace, whilst 

addressing the challenges of new forms of retailing and securing opportunities to realise their potential for higher 

density mixed-use residential development and improvements to their environment.” 

7.27 Annex 1 of the London Plan identifies Lee Green District Centre as having ‘low commercial growth’ potential. Such 

centres are encouraged to pursue a policy of consolidation by making the best use of existing capacity, either due 

to (a) physical, environmental or public transport accessibility constraints, or (b) low demand. 

7.28 Core Strategy Spatial Policy 3 seeks to reinforce District Hubs as places which will sustain a diversity of uses and 

activities appropriate for each hub’s function and location. New retail, leisure, and other town centre uses, and 

facilities will be focused in these town centres. New development will maintain and enhance the status of each town 

centre and improve its vitality and viability, attractiveness, accessibility and overall environment.  

7.29 In accordance with Core Strategy Policy 6 and DM Policy 13, the Council will expect major retail development, 

leisure and related town centre uses to be located within the Major and District Centres.  

7.30 Adopted Site Allocation SA23 designates the Site for mixed-use retail-led development with housing, offices and 

hotel and draft Site Allocation 3, allocates the Site for comprehensive mixed-use redevelopment comprising 

compatible main town centre, commercial, community and residential uses. 

Planning Assessment  

7.31 The principle of main town centre uses on the Site is supported given the Site’s location within the Lee Green District 

Centre; the nature of the Site’s existing mixed-use; the adopted and emerging site allocation; and the existing 2015 

Application which received resolution to grant for a mixed-use retail-led scheme. 
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7.32 The mix and quantum of non-residential floorspace within the Proposed Development has been informed by the 

Commercial Strategy and a Commercial Market Evidence Report prepared by Kalmars. The Commercial Strategy 

has been subject to consultation with local businesses, tenants and other key stakeholders. 

7.33 The proposed non-residential uses are set out in Table 10 below and are considered in more detail in the subsequent 

sections of this Statement.  

Table 10: Proposed Non-Residential Land Uses / Floorspaces Schedule  

Land Use Type of Use Planning Use Class Floorspace (sqm GIA) 

Supermarket Retail E(a) 1,052.1 

Flexible 

Commercial 

Retail or Leisure/Recreation 

or Office 

E(a) to E(d) & E(g)(i) 690.6 

Restaurant Retail E(b) 308.4  

Gym Leisure/Recreation  E(d) 400.6  

Medical Centre Community E(e) 799.3  

Community 

Centre 

Community F2 264.2  

Public House Public House  Sui Generis 283.9  

Total 3,799.1 
Source: Rolfe Judd Architects Area Accommodation Schedule  

Office Accommodation  

Policy Context 

7.34 The Site is allocated in the adopted Development Plan for “mixed use retail-led with housing, offices and hotel.” The 

allocation identifies an indicative housing capacity, but does not specify an indicative non-residential capacity. The 

draft Local Plan allocates the site for, “Comprehensive mixed-use redevelopment of existing shopping centre 

comprising compatible main town centre, commercial, community and residential uses.” The allocation identifies the 

Site as having indicative development capacity of gross non-residential floorspace comprising 805sqm of 

employment floorspace and 5,449sqm of main town centre uses.  

7.35 Core Strategy Policy 5 explains that employment land within town centres, which has the potential to contribute to a 

District Hub should be recommended for retention in employment use. Other uses including retail, community and 

residential will be supported if it can be demonstrated that site specific conditions including site accessibility, 

restrictions from adjacent land uses, building age, business viability, and viability of redevelopment show that the 

site should no longer be retained in employment use. 

7.36 DM Policy 11 states that the Council will seek to retain employment uses on sites and buildings in town centres 

where they are capable of continuing to contribute to and support clusters of business and retail uses, and where 

the use is compatible with the surrounding built context. Uses not within the B Use class, such as retail, leisure, or 

other uses appropriate to a town centre or local hub will be considered as part of a mix of uses where the number 

of jobs created by the proposal outweighs the loss of an employment site, and results in no net loss of jobs. Where 

uses are proposed for a site or building in employment or retail use that do not involve any job creation or retention, 

the Council will require evidence that a suitable period of active marketing of the site for re-use/redevelopment for 

business uses through a commercial agent, that reflects the market value has been undertaken. 

7.37 The Council will seek contributions to training and/or local employment schemes where there is loss of local 

employment as a result of redevelopment or change of use. The Planning Obligations SPD (2015) explains that in 

the exceptional circumstances where the Council may take the view that the loss of employment floorspace is 

acceptable, the Council will seek a financial contribution. The cost of a job has been calculated as the equivalent of 

the cost of supporting a trainee for one year, in order to provide an opportunity to secure long term employment, 

which is £10,000. 

Planning Assessment 

7.38 The Site is allocated for mixed-use development including office accommodation; however, the allocation does not 

specify an indicative quantum of office that should be provided. The draft Local Plan allocation suggests that the 

Site has an indicative employment floorspace capacity of 805sqm.  
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7.39 The Site currently comprises a total of 5,102sqm (GIA) of office floorspace (Use Class E(g)(i)). The majority of this 

floorspace (4,617sqm) (GIA) is within Leegate House and Cantilever House, with the remaining 485sqm of 

floorspace provided within 6no. small units, predominately located at first floor of the Centre (with the exception of 

one unit at ground level).  

7.40 Notwithstanding, only 2,915sqm (GIA) of the total office floorspace is currently occupied. There are currently 

significant quantities of unoccupied office space within Leegate House and Cantilever House, space that has been 

empty for many years. Spaces that are occupied are tenanted at very low rents. While this can, in part, be explained 

by the poor state of these spaces currently, it is also indicative of limited demand for such space in Lee Green at 

present.  

7.41 In addition, much of the office space available on site is utilised by organisations that are not typical office users, 

such as Bow Arts. 

7.42 The Proposed Development does not include dedicated office floorspace and would result in a reduction of office 

accommodation on the Site. However, the Proposed Development would allow for the provision of up to 690.6sqm 

of office accommodation (Use Class E(g)(i)) within the flexible commercial units located at ground floor of Blocks A 

and B. 

7.43 It is noted that the flexible commercial offer will be limited to the following Class E uses: 

• E(a) Display or retail sale of goods, other than hot food; 

• E(b) Sale of food and drink for consumption (mostly) on the premises; 

• E(c) Provision of: 

o E(c)(i) Financial services, 

o E(c)(ii) Professional services (other than health or medical services), or 

o E(c)(iii) Other appropriate services in a commercial, business or service locality 

• E(d) Indoor sport, recreation or fitness (not involving motorised vehicles or firearms or use as a swimming 

pool or skating rink); and 

• E(g)(i) Offices to carry out any operational or administrative functions. 

7.44 As of the 1st September 2020, the changes to the Town and Country Planning (Use Classes) Order 1987 allows 

uses falling within Class E (commercial, business and service) that broadly incorporates the previous retail use 

classes A1 to A3 (shops, financial and professional services and restaurants and cafes) and B1 use class (offices, 

research and development and industrial processes which can take place without impact on amenity), including 

gyms, nurseries and health centres to move between uses in the same use class. Therefore, planning permission 

would not be required for the change of use of the lawful food and drink use (Use Class E(b)) to any alternative 

commercial, business or service uses within Use Class E. 

7.45 The ambition of the Commercial Strategy is to carefully curate and provide a non-competing retail offer, together 

with an appropriate mix of food and beverage floorspace that promotes the day and night-time economy, focused 

around The Square. 

7.46 The Commercial Market Report prepared by Kalmar’s explains that it is not appropriate to re-provide the existing 

quantum of office accommodation in this location as the vacant floorspace on Site demonstrates a lack of demand 

for such space in Lee Green.  

7.47  Kalmar’s have concluded that Lee Green is not an appropriate office location due to the following constraints: 

• Limited train and tube transport, Lee Station is an 8-minute walk and is not a main station, and office staff do 

not favour buses.  Easy access to other office centres is important for tenants; 

• The Site is a long way from other office hubs, such as Central London, Canary Wharf, Bromley etc; 

• The surrounding character and uses are residential, much of which is social housing, and does not provide an 

attractive setting for office use or uses; and 

• The local services and facilities are unsuitable / do not cater for office use, i.e. no sandwich bars.  
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7.48 These matters are prevalent and are represented in the existing vacancy rates for the office accommodation across 

the Site. Of the 5,102sqm of office floorspace, over 57% of this is vacant (Cantilever House in its entirety). In addition, 

the office floorspace that is occupied is typically used for non-traditional office uses, such as ad-hoc and temporary 

studios and storage space for existing tenants of the Leegate Centre.  

7.49 In addition, the Applicant has offered existing tenants much lower than market rents for the office accommodation 

in an attempt to keep the space occupied in the short term.   

7.50 Notwithstanding the difficulties associated with letting the existing sub-standard office floorspace (even at discounted 

rents), it is considered that there is not a local demand for any medium to large office provision as part of the 

Proposed Development.  

7.51 At the time that the applicant acquired the Site, there were 138 employees at the Site, and this has since increased 

to 175 employees as a result of the applicant offering space to tenants on short-term leases below market rents. 

Confirmation as to whether these jobs are full, or part time equivalent is unknown.  

7.52 Utilising the Homes and Communities Agency Employment Density Guide 3rd Edition (2015) the number of full-time 

employees that would be created by the Proposed Development has been calculated and is shown in Table 11. 

Table 11: Estimated Job Creation  

Use Floorspace (Sqm) Employment Density Estimated Job Creation 

Supermarket 1,052.1 15-20 52.6-70.1 

Medical 799.3 41.3 19.4 

Gym 400.6 65 6.2 

Restaurant 308.4 15-20 15.4-20.6 

Public House 283.9 15-20 14.2-18.9 

Flexible Commercial 690.6 12-20 34.5-57.6 

Community 264.2 50 5.3 

TOTAL   147.6-198 

Source: Economic Benefits Note prepared by Greengage 

7.53 The Proposed Development is expected to create up to 198 full time equivalent jobs once operational. Furthermore, 

the Proposed Development is estimated to create 130 direct construction jobs. Furthermore, the Proposed 

Development is expected to deliver £16.2million resident expenditure in Lewisham’s local economy per annum, a 

net increase of £8.1million per annum. 

7.54 As such, the Proposed Development will result in an overall increase in job creation which appropriately mitigates 

against the proposed loss of office floorspace. 

Retail and Food and Beverage Floorspace 

Policy Context 

7.55 London Plan Policy E9 states that development proposals involving the redevelopment of surplus retail space should 

support other planning objectives and include alternative town centre uses on the ground floor where viable. 

7.56 London Plan policy SD6 states that the vitality and viability of London’s town centres should be enhanced by 

optimising residential growth potential, securing a high-quality environment and complementing local character and 

heritage assets. 

7.57 Policy SD7 requires development proposals to ensure that commercial floorspace relates to the size, role and 

function of the town centre. A range of commercial unit sizes should be provided. 

7.58 Core Strategy Policy 6 states that the change of use and contraction of shopping facilities will be considered if 

evidence is established that there is no economic prospect of such uses continuing. Furthermore, DM Policy 14 

states that the Council will not support ground level residential uses within primary or secondary shopping frontages.  

7.59 Draft Local Plan Policy EC10 seeks to focus future growth and investment within and around town centres and Draft 

Local Plan Policy EC11 states that development proposals for main town centre uses should support the distribution 

of these uses to meet the borough’s future need for 5,300sqm net additional retail floorspace over the 10 year period 

2020-2030.  
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Planning Assessment 

7.60 The Site falls within Lee Green District Centre, designated by the London Plan and Local Plan. Core Strategy Spatial 

Policy 3 and Site Allocation SA23 encourage the redevelopment of Leegate Centre for a mixed-use development 

including retail. 

7.61 The Commercial Strategy prepared by Fourth Street explains that the strategic principle of the Proposed 

Development is to enhance the District Centre through, amongst other things, the addition of convenience and 

comparison retail which meets the basic needs of residents, encourages more routine day-to-day interaction, and 

serves a larger daytime population of residents, workers, and visitors. 

7.62 In response to market and local evidence, it has been established by Fourth Street that the following retail and food 

and beverage facilities will be required: 

• A mid-sized food store that will cater for new and existing residents and respond to a clear gap in the local 

provision, identified by our research and confirmed in consultation with local residents. 

• Food and beverage provision that appeals to a range of audiences in Lee Green and beyond. Such offerings 

will give people reasons to stay in Lee Green, through higher quality day and night-time offers. A stronger 

evening economy in the area will help foster feelings of safety and security, something that the current Leegate 

Centre fails to do. 

• A suitable provision of convenience and comparator retail that balances the need to support the growth of Lee 

Green as a District Centre, but at the same time does not simply displace retail activity from surrounding streets. 

7.63 The quantum of the retail and food and beverage floorspace has been informed by evidence of typical floorspaces 

in similar locations across London. In addition, the quantum and configuration of the proposed commercial units has 

been refined through engagement with potential operators.  

7.64 The proposed supermarket in Block C has been established in line with typical space required by mid-sized basket 

food-stores in similar urban locations in London.  

7.65 In addition, it is assumed that of the 691sqm of flexible commercial floorspace, much of this would likely come 

forward as retail or food and beverage use. The Commercial Strategy prepared by Fourth Street sets out how the 

flexible units have been designed to balance several market factors. 

7.66 It is not necessary to compare this proposed commercial provision with the existing space available on Site. As 

previously explained, there are high vacancy rates across the Site and in turn, much of this space is underutilised, 

of poor quality, and occupied by organisations on a part-time basis, making a limited contribution to the enlivenment 

of Lee Green’s streetscape. Indeed, a significant quantum of this space is used for storage and ancillary space and 

is situated at upper floors of the buildings. 

7.67 As described above, the result of this is persistently low rental values, poor impressions of Lee Green as a place, 

and subsequent inability attract investment to the area. 

7.68 The commercial provision proposed, while reduced, will be more densely and actively used, set within adaptable 

and flexible spaces to ensure compatibility with the wider District Centre’s offer. The spaces will be of high quality 

and fitted out in such a way as to better serve the needs of tenants, new and old. All of this will serve to change 

perceptions of Lee Green into a welcoming, vibrant part of Lewisham. 

Community and Leisure Uses 

Policy Context 

7.69 Paragraph 93 of the NPPF notes that to provide the social, recreational and cultural facilities and services the 

community needs, planning policies and decisions should (inter alia), “plan positively for the provision and use of 

shared spaces, community facilities (such as local shops, meeting places, sports venues, open space, cultural 

buildings, public houses and places of worship) and other local services to enhance the sustainability of communities 

and residential environments.” 
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7.70 The London Plan defines ‘social infrastructure’ as covering facilities such as health provision, early years provision, 

schools, colleges and universities, community, recreation and sports facilities, places of worship, policing and other 

criminal justice or community safety facilities, children and young people’s play and informal recreation facilities. 

7.71 London Plan Policy S1 Part A confirms that when preparing Development Plan’s, boroughs should ensure the social 

infrastructure needs of London’s diverse communities are met, informed by a needs assessment of social 

infrastructure. 

7.72 Part F of Policy S1 sets out that development proposals that would result in a loss of social infrastructure in an area 

of defined need as identified in the borough’s social infrastructure needs assessment required under Part A should 

only be permitted where: 

1. There are realistic proposals for re-provision that continue to serve the needs of the neighbourhood and wider 

community; or, 

2. The loss is part of a wider public service transformation plan which requires investment in modern, fit for purpose 

infrastructure and facilities. 

7.73 Core Strategy Policy 19 explains that the Council will apply the London Plan policies relating to community and 

recreational facilities to ensure that there is no net loss of facilities and that the needs of current and future 

populations arising from development are sufficiently provided for. Part D supports and encourages the co-location 

of services and multi-use facilities. 

7.74 The supporting text further emphasises that existing floorspace and facilities will be protected except where provision 

is being reconfigured, upgraded or is being re-located in order to improve services and meet identified needs.  

Planning Assessment 

7.75 The existing Site comprises a total of 2,597sqm (GIA) of community/leisure floorspace of which 340sqm is vacant. 

The community floorspace (1,476sqm) comprises a mix of uses including a community centre (Use Class F2(b)), a 

Place of Worship (Use Class F1(f)), a museum (Use Class F1(c)) and a public house (Sui Generis). The leisure 

floorspace (1,121sqm) comprises a number of health and fitness studios (Use Class E(d)).  

7.76 The Proposed Development comprises 1,748sqm (GIA) of community/leisure floorspace, split by 1,347.4sqm of 

community floorspace and 400.6sqm of leisure floorspace, within the following uses: 

• Community Centre (community use): Since acquiring the Site, the Applicant has engaged with 

representatives from the Lee Green Community Centre regarding the reprovision of a new community centre 

within the Proposed Development. The new purpose-built Community Centre (Use Class F2(b)) will be 

264.2sqm (GIA) and located at the ground floor of Block B along the Northern Link connecting the Square with 

Eltham Road. The new Community Centre will be more accessible and will be significantly larger and of better 

quality than the existing 123sqm Community Centre situated at Unit 3 of the Centre. A dedicated community 

hub, situated prominently and visibly at the heart of the Proposed Development, is intended to be used 

intensively by local residents, charities, faith groups and businesses. It is anticipated that the existing Lee Green 

Community Centre will relocate to and manage this facility once built, to ensure it responds to resident need. 

The space will be designed and fitted out to flexibly meet the needs of a broader range of organisations and 

activities. Should planning permission be granted, the S106 Agreement would include provisions in relation to 

the future fit out and commercial terms of the space. 

 

• Medical Facility (community use): The Proposed Development includes a 799.3sqm (GIA) medical facility 

(Use Class E(e)), akin to a GP Surgery, situated at the first floor of Block A. The facility will service a growing 

local population and it has been found through a soft market testing exercise undertaken with the local NHS 

Clinical Commissioning Group (‘CCG’) and local medical providers that health services in the vicinity of Lee 

Green are overstretched. Accordingly, the Proposed Development seeks to ease this through the provision of 

a new facility. The facility has been designed to be flexible at this stage, to allow it to be fitted out according to 

the requirements of a future tenant. 

 

• Health and Fitness Provision (leisure use): A 400.6sqm (GIA) gym/fitness studio (Use Class E(d)) is 

proposed at the first floor of Block A. The health and fitness provision is provided to improve physical and 

mental health and wellbeing outcomes in local residents. This provision could be a gym, yoga studio, fitness 

suite, or similar. Residents in Lee Green and surrounding wards have poorer health outcomes than the rest of 
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London at present and the Proposed Development can help to encourage physical activity and healthy eating. 

This is also related to the creation of new green space within the development. 

• Public House (leisure use): A new 283.9sqm (GIA) public house (Sui Generis) will be located within the 

ground floor block A facing onto The Square, allowing space for outside seating overlooking the new public 

realm. The public house will be multi-functional and easily adaptable to facilitate a wide range of potential 

purposes including both daytime and evening activities. Further detail regarding the public house is included in 

more detail in the section below. 

7.77 It is acknowledged that the Proposed Development would result in an overall reduction of community and leisure 

floorspace compared to the existing provision. However, the new community/leisure floorspace will be purpose built, 

and of a significantly higher quality than the existing provision. Furthermore, the proposed quantum of 

community/leisure floorspace has been informed by comprehensive market analysis undertaken by commercial 

experts Kalmars and Fourth Street, to ensure that the proposed types and size of uses remain viable in the long 

term. Please refer to the supporting Commercial Strategy and Commercial Market Report for more detail. 

7.78 It is acknowledged that the Proposed Development would result in an overall reduction of community and leisure 

floorspace compared to the existing provision. However, the new community/leisure floorspace will be purpose built, 

and of a significantly higher quality than the existing provision offering greater flexibility for a wider range of user 

groups. Furthermore, the proposed quantum of community/leisure floorspace has been informed by comprehensive 

market analysis undertaken by commercial experts Kalmars and Fourth Street, to ensure that the proposed types 

and size of units remain viable in the long term. Please refer to the supporting Commercial Strategy and Commercial 

Market Report for more detail. 

7.79 In the first instance, it is important to consider the Site’s existing condition. Historically an important and bustling 

shopping centre for local residents, in recent decades the Site has deteriorated, resulting in falling occupancy levels, 

lower rents, and associated problems of anti-social behaviour and crime. The Site has become an eyesore and 

contains large areas of vacant and underused spaces that could provide new homes, commercial provision, and 

community facilities. These factors contribute towards the sense of dilapidation and decline in the area, deter new 

business moving in and external investment in facilities or premises, and encourage anti-social behaviour due to a 

lack of natural surveillance. 

7.80 Since acquiring the Site, the Applicant has remained committed to filling unoccupied units at the Centre in the short 

term, to ensure vibrancy and active use even before the redevelopment. They have succeeded in attracting several 

new tenants to the Site by offering rents at significantly below market value, assisting in reducing the vacancy rates. 

For example, 384sqm of the occupied community and leisure floorspace has been occupied since the Applicant 

acquired the Site, with tenants taking up short-term leases, in the knowledge that the Site is proposed for 

redevelopment.  

7.81 Secondly, the existing leisure uses on the Site (health and fitness studios) are in units which benefit from flexible 

‘Class E’ use. As mentioned above, this means that the units could be switched to an alternative use within Class E 

without requiring planning permission. As such, the existing leisure uses on the Site could be ‘lost’ at any time, 

should the tenants leave the Site and the units be occupied by a different type of Class E use. Subsequently, the 

requirement to consider the loss of leisure use against Policy CS19 would fall away.  

7.82 Thirdly, the existing units in leisure and community use have not been purpose-built for such uses specifically. The 

Proposed Development will include new purpose-built community and leisure facilities. Whilst there would be a 

reduction in the quantum of leisure/community floorspace on the Site, the new gym space would be a significant 

upgrade to the quality of the existing fitness uses on the Site, within brand new, reconfigured, fit-for-purpose spaces.  

7.83 Finally, the Proposed Development includes 690.6sqm of flexible commercial floorspace which could be used as 

Class E(a), E(b), E(c), E(d), or E(g)(iii). As such, the flexible commercial floorspace could technically be used for 

‘leisure’ use. If all of the flexible floorspace were to be used as such, this would increase the provision of leisure 

floorspace on the Site up to 1,091.2sqm.  

Loss of Existing Place of Worship 

7.84 As noted above, the NPPF and London Plan include Place of Worship within the definition of community uses. 

7.85 Core Strategy Policy 19  explains that the Council will apply the London Plan policies relating to community and 

recreational facilities to ensure that there is no net loss of facilities and that the needs of current and future 
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populations arising from development are sufficiently provided for. Policy 19 Part D supports and encourages the 

co-location of services and multi-use facilities. 

7.86 Policy DM 44 aims to ensure that new provision of faith premises in the borough are appropriately located, 

designated, constructed and managed to benefit users. Policy DM 44 further states that the preferred locations for 

the development of public Place of Worship are the network of major and district town centres.  

Planning Assessment 

7.87 As acknowledged above, the existing Site comprises some lawful Place of Worship floorspace. This floorspace is 

situated at Unit 14A (first floor) of the Leegate Centre comprising 340 sqm (GIA) and Unit 6, Eltham Road (ground 

and first floor) comprising 156 sqm (GIA). It should be noted that despite marketing attempts either as a Place of 

Worship or other commercial use (subject to an appropriate planning permission), Unit 14A is currently unoccupied 

and therefore the only occupied Place of Worship floorspace on the Site is at Unit 6.  

7.88 Unit 6 is currently tenanted by the Christ Family Assembly (‘CFA’). The Applicant has consulted with CFA during the 

pre-application stage with regard to the functions undertaken at Unit 6. The CFA confirmed that the main use of the 

Site is for office functions and there are no congregations held on the Site. Furthermore, the CFA have confirmed 

that they pay business rates on the basis of the site being used as an office. Notwithstanding its lawful use, the 

function of Unit 6 is considered to now be more akin to an office, providing clerical and administrative support to the 

wider organisation. 

7.89 The loss of the Place of Worship floorspace as a community use has been considered in the above section of this 

Statement. It is acknowledged that the overall quantum of community floorspace will be reduced on the Site, however 

the quality of the new community floorspace would be greatly improved. Furthermore, the Proposed Development 

will include a new purpose-built community centre which will provide a flexible space which can be used by local 

community organisations, residents, charities, faith groups and businesses. This approach accords with the 

aspirations of London and Local Plan policies which support and encourage the co-location of services and multi-

use facilities. 

7.90 Discussions with existing tenants at the Site in relation to tenant relocation strategy, including the occupants of Unit 

6 Eltham Road, have been ongoing throughout the pre-application stages of the Proposed Development. Further 

detail can be founded within the Commercial Strategy prepared by Fourth Street which is submitted in support of 

this application. 

Reprovision of Public House 

Policy Context  

7.91 NPPF paragraph 93 states that to provide the social, recreational and cultural facilities and services the community 

needs, planning policies and decisions should plan positively for the provision and use of shared spaces, community 

facilities (including public houses) and other local services to enhance the sustainability of communities and 

residential environments. 

7.92 At the strategic level, London Plan Policy HC7 explains that “applications which propose the loss of public houses 

with heritage, cultural, economic or social value should be refused unless there is authoritative marketing evidence 

that demonstrates that there is no realistic prospect of the building being used as a pub in the foreseeable future”. 

7.93 Further, Policy HC6 explains that in planning decisions, Boroughs should (1) “promote the night-time economy, 

where appropriate, particularly in strategic areas of night-time activity, and town centres where public transport such 

as the Night Tube and Night Buses are available”; and (6) “protect and support evening and night-time cultural 

venues such as pubs, night clubs, theatres, cinemas, music and other art venues”.  

7.94 At the local level, Policy DM 20 aims to prevent the loss of public houses unless robust evidence is provided to justify 

the loss and the proposed change of use has been adequately assessed as suitable. The policy acknowledges the 

importance of public houses in generating social interactions and providing space for community groups to meet.  
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Planning Assessment 

7.95 The Site currently comprises 548sqm (GIA) of floorspace in use as a public house (The Edmund Halley) comprising 

325sqm at ground floor level, which is usable by customers, and 223sqm at first floor level used for storage and 

back of house purposes. 

7.96 The Proposed Development seeks the demolition of all existing buildings and structures on the Site, including the 

existing public house. However, a new public house is proposed as part of the Site’s comprehensive redevelopment.  

The new public house will comprise 283.9sqm (GIA) and be located within the ground floor of block A facing onto 

the public square, allowing space for outside seating overlooking the new public realm. The existing public house 

does not provide any outdoor seating, as such the new public house will offer a facility currently unavailable, which 

considered an enhancement.  

7.97 The floorspace at the ground floor will be multi-functional and easily adaptable to facilitate a wide range of potential 

purposes including both daytime and evening activities.  

7.98 A public house falls within the definition of ‘main town centre uses’, accordingly, the proposed public house will help 

to enhance, diversify and support the proposed commercial strategy for the Lee Green District Centre, as such the 

principle of a public house in this location is acceptable.  

7.99 In accordance with London Plan Policy HC7, the heritage, cultural, economic and social value of the existing public 
house are considered in detail below.  

 

Heritage Value 

7.100 In terms of heritage value, Iceni have prepared a Heritage Appraisal that is found at Appendix 10, which assesses 

of the significance of The Edmund Halley public house and the potential impact of the proposed demolition and re-

provision of the public house upon this significance. 

7.101 The principle of demolishing the existing pub has been accepted as part of the 2015 Application and also has not 

been raised as an issue in subsequent pre-application discussions with LBL or the GLA in relation to alterations to 

the proposals. The perceived low value of the existing pub (built in 1967) is supported by the assessment which has 

determined that any limited interest held by the building is exclusively from its association with the Leegate Centre. 

This assessment further reiterates that as the existing pub derives its low significance from its group value as part 

of the Leegate Centre complex, its demolition as part of the Proposed Development of this Site is appropriate. 

7.102 Through its reprovision of an accessible functional space, the proposal successfully maintains the current communal 

role of the Site. Its association and physical integration with the Proposed Development of the Leegate Centre further 

maintains the group value of the Site. 

7.103 Overall, the existing pub hold no inherent heritage significance which warrants protection, however the communal 

use of the pub is assessed to hold some value which should be preserved. The proposed reprovision of a pub would 

permit the continuation of the communal activity and land use characteristics from which the existing pub derived 

limited value. 

Cultural Value 

7.104 In cultural terms, the pub is not registered as an asset of community value, nor is it included on specific protectionist 

registers. 

7.105 Two public consultation events were undertaken close to the pub, in the area that the pub would have served, and 

a notice advertising the public consultation events was also displayed on the pub. These events were well attended, 

and no formal objections were raised relating to the loss of the pub. This indicates a lack of connection to the local 

community, and that the pub is not of local cultural significance. 

7.106 The pub provides a single function as a drinking establishment. It does provide other community or cultural functions, 

for example, hosting mother and baby groups, community theatre events or use as a music venue. 

7.107 There are no known historical or communal associations with the pub beyond the local community which it served.  

Economic Value 
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7.108 While the public house is operated by Wetherspoons, the proposed new public house will continue to provide 

employment opportunities and a wide range of direct and indirect economic benefits for the local community. The 

economic value of redeveloping the pub and providing an upgraded, potentially more efficient facility, far outweighs 

its retention. Overall, there will be negligible economic value difference.  

Social Value 

7.109 In social terms and as explained above, two public consultation events were undertaken close to the pub, in the area 

that the pub would have served. These events were well attended, and no objections were raised relating to the loss 

of the pub. This indicates a lack of connection to the local community, and that the pub is not of local social value. 

7.110 As explained above, the pub provided a single function as a drinking establishment and did not provide a wider 

social function.  

Conclusions 

7.111 It is concluded that the existing public house is of no heritage, cultural, economic, or social value.  As a replacement 

facility is being incorporated in the proposed development, there is no requirement to submit marketing evidence to 

justify the existing public house loss. 

7.112 Whilst the replacement public house is smaller than the existing public house overall, the new floorspace area for 

this particular use is considered to be acceptable in the context of the social, economic and community benefits it 

will elicit. The customer facing floorspace of the community pub will be similar to the existing and it will be enhanced 

by the outdoor element proposed. 

7.113 At 283.9sqm, the trading floorspace is considered to be appropriately sized and will help to ensure the long-term 

viability of the pub, as the size is commensurate with other successful pubs elsewhere. The existing public house 

comprises a lot of wasted space, whereas the proposed floorspace has been specifically designed and planned to 

meet the needs of the pub and community, and also ensure the maximum efficiency of every square metre. 

7.114 The provision of a new public house will also contribute towards the delivery of a truly mixed-use development 

contributing towards the character and function of The Square. The pub will hold a prominent part of the Site, be 

connected to the new public realm, and create an active frontage and a space for the use to spill out into The Square. 

7.115 The proposals will deliver a new pub that will make a far greater contribution to the overarching development 

proposals; the socio-economic objectives of LBL; and the local community.  

7.116 In the context of the above, the proposed delivery of a replacement pub is considered to be justified in strategic and 

local policy terms. In addition to complying with relevant public house / community facilities policies, the proposed 

pub would also make a compelling contribution to the policies surrounding the Lee Green District Centre.  

7.117 The delivery of a pub would help to achieve a greater balance of uses within the Proposed Development; provide 

an important area of active frontage onto The Square; contribute to the delivery of a mixed and balanced community; 

represent an efficient use of brownfield land; and deliver a significant quantum of social, economic and public 

benefits. 

7.118 It is therefore concluded that the demolition and subsequent re-provision of the public house shall deliver significant 

economic, social and cultural benefits to the local community, and contribute towards the objectives of facilitating a 

vibrant and active District Centre and night-time economy area within the Proposed Development. As such the 

proposals accord with London Plan and Local Plan Policies. 

Principle of Residential Development  

Policy Context 

7.119 There is strong policy support for the optimisation of all suitable and available brownfield sites for residential 

development. Section 5 of the NPPF emphasises the importance of delivering a sufficient supply of homes. 

Paragraph 60 sets out the importance of a sufficient amount and variety of land coming forward where it is needed, 

particularly so that “the needs of groups with specific housing requirements are addressed and that land with 

permission is developed without unnecessary delay”. Paragraph 74 sets out the needs for LPAs to ensure they have 

a minimum of five years’ worth of housing against their requirement.  
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7.120 As detailed above, NPPF paragraph 119 states that “planning decisions should promote an effective use of land in 

meeting the need for homes”, whilst paragraph 120 c) identifies that decisions should “give substantial weight to the 

value of using suitable brownfield land within settlements for homes”. Paragraph 120 d) also states that decisions 

should “promote and support the development of under-utilised land and buildings, especially if this would help to 

meet identified needs for housing where land supply is constrained, and available sites could be used more 

efficiently”. 

7.121 The latest Housing Delivery Test 2021 measurement for Lewisham is 87%, therefore, as the delivery has fallen 

below 95%, the LBL are required to prepare and publish an Action Plan to address the reasons for the under-

delivery.  

7.122 London Plan Policy GG2 explains that those involved in planning and development must proactively explore the 

potential to intensify the use land to support additional homes and promote higher density development in the most 

sustainable locations. Furthermore, Policy GG4 states that those involved in planning and development must 

“ensure that more homes are delivered”. 

7.123 London Plan Policy H1 identifies a ten-year minimum housing supply target for Lewisham of 1,667 per annum 

between 2019/20 and 2028/29 (equating to 16,670 dwellings over the ten-year plan period). Furthermore, Policy H1 

seeks to ensure that boroughs achieve their ten-year housing targets through the optimisation of housing delivery 

on all suitable and available brownfield sites through their Development Plans and planning decisions, especially 

sites that have an existing or planned PTAL of 3-6 or which are located within 800m of a station or town centre 

boundary. 

7.124 Annex 1 of the London Plan identifies Lee Green District Centre as having low commercial growth potential, but 

medium residential growth potential. The residential growth potential is a broad strategic-level categorisation 

informed by the Mayor’s 2017 Strategic Housing Land Availability Assessment (‘SHLAA’) and Town Centre Health 

Check and takes into consideration the potential for impacts on heritage assets. The London Plan states that 

boroughs should be planning proactively to seek opportunities for residential growth in and around town centres, in 

particular using the mechanisms set out in Policy SD7, as discussed above. 

7.125 New residential accommodation is supported by Core Strategy Spatial Policy 1, which states that provision will be 

made for an additional 18,165 net dwellings across the plan period and that higher density development can be 

supported, but will need to be compatible with public transport accessibility.  

7.126 The Lewisham strategic housing target is set by the London Plan, which stipulates a ten-year target of 16,670 net 

housing completions over the period 2020 to 2030 (Policy HO1). Draft Policy HO1 suggests that delivery against 

Lewisham’s Local Housing Need figure will be maximised.  

7.127 As set out in draft Policy QD6, LBL will increase housing supply by allocating strategic sites for new housing 

development and ensure that all development proposals make the best use of land and optimise the capacity of 

housing sites. 

7.128 The Site is allocated under ref. SA23 (Leegate Centre) within the LBL Site Allocations Local Plan for “mixed use 

retail-led with housing, offices and hotel”, with an indicative capacity of 130no. residential units. Furthermore, the 

Site is allocated in the draft Local Plan under Lewisham East Area Site Allocation 3 (Leegate Shopping Centre) for 

“comprehensive mixed-use redevelopment of existing shopping centre comprising compatible main town centre, 

commercial, community and residential uses.” The proposed indicative development capacity has increased to 

450no. residential units, together with 805sqm of employment floorspace and 5,449sqm of main town centre uses.  

Planning Assessment 

7.129 The Proposed Development will provide 563no. residential units (36% affordable by habitable room), each with 

generous private and communal amenity spaces and access to high-quality landscaped public realm, which will 

positively contribute towards housing delivery in LBL. 

7.130 The Site currently comprises 36no. residential units situated above the Leegate Centre which are predominantly 

owned by the Applicant. The Proposed Development seeks to demolish the 36no. residential units to facilitate the 

proposals. The housing policies of the London Plan and the Local Plan focus primarily on the delivery of new homes. 

Broadly speaking, the loss of homes should only be acceptable should they be replaced by new, high-quality housing 

and result in a housing gain (DM Policy 2).  
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7.131 DM Policy 2 (Prevention of loss of existing house) notes that the Council will only grant planning permission The 

proposed quantum of units represents an increase from the emerging and proposed site allocation indicative site 

capacities. Given the Site’s District Centre location, the Site is considered appropriate for higher density residential 

development, optimising the number of homes delivered in the urban area, in a sustainable location.  

7.132 The residential quantum has defined through a design-led process, in collaboration with the LBL and the GLA and 

seeks to effectively reuse and optimise previously developed land, and assist with the continued improvement, 

enhanced sustainability and long-term viability of the Lee Green District Centre. This approach is consistent with 

London Plan Policy D3 that requires all development to make the best use of land by following a design-led approach 

that optimises the capacity of sites, including site allocations (discussed in further detail below). 

7.133 There is a clear policy requirement at a local, regional and national level to provide new housing, and specifically 

within the location of the Site. Given the Proposed Development will deliver high-quality homes in a sustainable 

location, it is considered the proposed residential accommodation in this location is acceptable in principle.  

7.134 The loss of 36 existing homes is clearly outweighed by the substantial intensification of residential dwellings including 

new affordable tenures. This new housing and the uplift in residential population will also enhance the vitality and 

viability of commercial and community uses in the proposed development. 

Affordable Housing  

Policy Context 

7.135 The delivery of affordable housing is a key issue for both the LBL and the GLA.  

7.136 London Plan Policy H4 sets out a strategic target of 50% of new homes to be affordable housing. Policy H5 confirms 

that the initial threshold level of affordable housing on gross residential development is set at a minimum of 35%. 

The threshold approach set out in London Plan Policy H5 allows for applications to be determined without viability 

assessment at application stage, where a minimum of 35% affordable housing is provided (calculated by habitable 

rooms) and specific criteria are met.  

7.137 At the local level, Core Strategy Policy 1 states that the Council will seek the maximum provision of affordable 

housing with a strategic target for 50% affordable housing from all sources. The starting point for negotiations will 

be a contribution of 50% affordable housing on qualifying sites across the borough, nonetheless, the Council accept 

the London Plan Fast Track Route. 

7.138 To promote mixed and balanced communities, the affordable housing component is to be provided as 70% social 

rented and 30% intermediate housing in accordance with Core Strategy Policy 1. The Council also sets out that for 

affordable housing, they will seek a mix of 42% as family dwellings (3+ bedrooms). When providing affordable rented 

housing, priority will be given to delivering family homes (3 or more bedrooms) (Core Strategy Policy 1). 

7.139 Draft Local Plan Policy HO3 sets a strategic target for 50% of all new homes to be genuinely affordable. However, 

proposals that deliver high-quality affordable housing through the Fast Track Route, as per London Plan Policy H5, 

to achieve a minimum 35% will be considered favourably. An affordable tenure split of 70% genuinely affordable 

(social rent or London Affordable Rent) and 30% intermediate (London Living Rent or shared ownership) will be 

sought.  

Planning Assessment 

7.140 Reflecting the objectives of the policies outlined above and to increase the supply of affordable housing throughout 

Lewisham in meeting the local needs of residents, the Proposed Development will provide 173no. affordable housing 

units equating to 36% by habitable room. Of the affordable units, 59no. units will be intermediate home ownership 

tenure (30% by habitable room) and 114no. units will be social rent (70% by habitable room).  

7.141 The affordable housing offer reflects a London Plan policy compliant offer and is therefore eligible to follow the Fast 

Track Route. As such, in accordance with London Plan Policy H5 this planning application is not required to be 

accompanied by a Financial Viability Assessment as confirmed by Officers at LBL and the GLA during the pre-

application engagement. 

7.142 The affordable housing offer is shown in Table 12 below, demonstrated on a unit and habitable room basis. As 

demonstrated in Table 12, the affordable housing will comprise a range of unit types, all of which deliver generous 

sized units. 
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Table 12: Proposed Total Affordable Housing Mix (Social Rented and Intermediate Home Ownership) 

Dwelling Size 
Affordable Housing Mix (Social Rent and Intermediate Home Ownership) 

No. Units % by Units No. Hab Rooms % By Hab Rooms 

Studio 0 0% 0 0% 

1-bedroom (1b2p) 53 31% 106 20% 

2-bedroom (2b4p) 63 36% 189 35% 

3-bedroom (3b5p) 45 26% 
33% 

180 34% 
45% 

4-bedroom (4b7p) 12 7% 60 11% 

Total 173 100% 535 100% 

Source: Rolfe Judd Architects Area Accommodation Schedule   

7.143  The Proposed Development will provide 57no. (33%) affordable family sized dwellings (3+ bedrooms), and when 

calculated on a habitable room basis, this equates to 45%. 

7.144 Furthermore, when factoring in the 2-bedroom 4 persons unit this would increase to 69% on a unit basis and 80% 

on a habitable room basis, which would significantly exceed the 42% target. It is advised that 2-bedroom 4 persons 

units are capable of providing accommodation for smaller families and should be considered within the definition of 

‘family dwellings’ accordingly.    

7.145 The affordable housing tenure mix for social rented dwellings and intermediate home ownership are presented in 

Table 13 and Table 14 below. 

Table 13: Proposed Social Rented Housing Mix  

Dwelling Size 
Affordable - Social Rented 

No. Units % by Units No. Hab Rooms % By Hab Rooms 

Studio 0 0% 0 0% 

1-bedroom (1b2p) 28 25% 56 15% 

2-bedroom (2b4p) 40 35% 120 32% 

3-bedroom (3b5p) 34 30% 136 37% 

4-bedroom (4b7p) 12 10% 60 16% 

Total 114 100% 372 100% 

Source: Rolfe Judd Architects Area Accommodation Schedule   

Table 14: Proposed Intermediate Home Ownership Housing Mix 

Dwelling Size 
Affordable - Intermediate Home Ownership 

No. Units % by Units No. Hab Rooms % By Hab Rooms 

Studio 0 0% 0 0% 

1-bedroom (1b2p) 25 50% 50 31% 

2-bedroom (2b4p) 23 69% 69 42% 

3-bedroom (3b5p) 11 44% 44 27% 

4 bedroom (4b7p) 0 0% 0 0% 

Total 59 100% 163 100% 

Source: Rolfe Judd Architects Area Accommodation Schedule   

7.146 It should also be noted that the private and affordable accommodation is located throughout the blocks and will be 

designed to be tenure blind throughout. In addition, all affordable accommodation benefits from external amenity 

spaces and access to the podiums.  

7.147 Overall, the proposed quantity and quality of the affordable accommodation is a significant planning benefit of the 

Proposed Development. 
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Residential Mix 

Policy Context 

7.148 Paragraph 62 of the NPPF states that the provision of a range of housing sizes available for different groups living 

in the community should be adequately planned for and the assessed need for affordable housing should be met 

on-site (Paragraph 63). 

7.149 London Plan Policy H10 states that schemes should generally consist of a range of unit sizes with schemes required 

to have regard to robust local evidence, the requirement to deliver mixed and inclusive neighbourhoods, the nature 

and the location of the site (with a higher proportion of one and two bed units generally more appropriate in locations 

with higher public transport access) and the aim to optimise housing potential on sites. 

7.150 In accordance with Local Plan Core Strategy Policy 1 the Council will seek an appropriate mix of dwellings within a 

development, having regard to the physical character of the site and its setting; the previous or existing use of the 

site; access to private gardens or communal garden areas for family dwellings; the likely effect on demand for car 

parking locally; the surrounding housing mix and density of population; and local facilities, services and other 

infrastructure requirements.  

7.151 For affordable housing, the Council will seek a mix of 42% as family dwellings (3+ bedrooms) (Core Strategy Policy 

1). Furthermore, DM Policy 7 states that when providing affordable rented housing, priority will be given to delivering 

family homes (3 or more bedrooms).  

7.152 DM Policy 32 states that, “single person dwellings will not be supported other than in exceptional circumstances. 

Developments will be required to have an exceptional design quality and be in highly accessible locations”. The 

Council does not provide a definition for ‘exceptional design quality’. 

Planning Assessment 

7.153 As shown in Table 15 below, the Proposed Development comprises a mix of 13no. studios (2% of units), 263no. 1-

bed apartments (47% of units), 203no. 2-bed apartments (36% of units), 72no. 3-bed apartments (13% of units) and 

12no. 4-bedroom apartments (2%). 

Table 15: Proposed Overall Housing Mix 

Dwelling Size 
Overall Housing Mix 

No. Units % by Units No. Hab Rooms % By Hab Rooms 

Studio 13 2% 13 1% 

1-bedroom (1b2p) 263 47% 526 35% 

2-bedroom (2b4p) 203 36% 609 41% 

3-bedroom (3b5p) 72 13% 288 19% 

4-bedroom (4b7p) 12 2% 60 4% 

Total 563 100% 1,496 100% 

Source: Rolfe Judd Architects Area Accommodation Schedule   

7.154 The Site is situated within the Lee Green District Centre, with a PTAL 3 which is considered ‘moderate’ in terms of 

public transport accessibility. The proposed mix of units which includes a higher proportion of 1- and 2-bedroom 

units is considered acceptable in light of London Plan Policy H1.  

7.155 A small proportion (13no.) of studio units are proposed, equivalent to 2% of the total dwellings. All studio units will 

be for private sale and are located within Buildings A2, B2 and C1. The studio units will meet or exceed the nationally 

described space standards (‘NDSS’), provide ample private amenity space and are considered to be of ‘exceptional 

design quality’.  

7.156 The proposed housing mix has been subject to extensive pre-application discussions with LBL. As such, it is 

concluded that the proposed housing mix is appropriate and broadly aligns with regional and local policy aspirations.  

7.157 Notwithstanding, a Three Bed Market Evidence Report prepared by Knight Frank has been submitted in support of 

this planning application. The Report considers the proposed mix for the private for sale units; more specifically the 
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number of family sized (3+ bed) units in direct response to the LBL Strategic Housing Market Assessment (‘SHMA’) 

(2019).  

7.158 Of the proposed private units, 27no. (7%) are proposed to be 3+ bed. The Three Bed Market Evidence Report 

demonstrates that due to the high-density nature and prevailing price point of the local area, a higher percentage of 

3-bedroom flats is unlikely to be well received in the market, which would undermine the viability and deliverability 

of the Proposed Development. On balance, it is concluded that the proportion of private 3-bedroom units is reflective 

of market demand for units of this nature, in this location.  

7.159 In summary, the Proposed Development provides a range of unit sizes, will help create a mixed and balanced 

community and contribute towards meeting housing need within LBL.  

Residential Density 

Policy Context 

7.160 London Plan Policy D3 requires all development to make the best use of land by following a design-led approach 

that optimises site capacity. The design-led approach requires consideration of design options to determine the most 

appropriate form of development that responds to a site’s context and capacity for growth, and existing and planned 

supporting infrastructure capacity. In accordance with Policy D3 Part B, higher density developments should 

generally be promoted in locations that are well connected to jobs, services, infrastructure and amenities by public 

transport, walking and cycling.  

7.161 Core Strategy Policy 1 states that higher density development will need to be compatible with public transport 

accessibility, except where development opportunities can ensure an increase in accessibility and a restrained and 

managed approach to car parking provision is followed, in conjunction with improvements to connectivity through 

walking and cycling.  

7.162 Core Strategy Policy 15 states that for all development, the Council will apply the housing densities as outlined in 

the London Plan except where this is not appropriate for preserving or enhancing the characteristics of conservation 

areas. This is reiterated in Core Strategy Spatial Policy 3, which states that the density of development in District 

Hubs will need to correspond with an area’s accessibility to public transport and conservation area status.  

7.163 DM Policy 30 states that where relevant, development proposals will need to be compatible with and/or complement 

the urban typologies in Lewisham. Supporting paragraph 2.231 acknowledges that the assignment of a housing 

density to a particular site is a complex issue. It continues, “Housing densities need not be identical to that of the 

surrounding housing context in order to be successful and therefore the density ranges can be indicative only. 

Successful development will depend on thoughtful and innovative design in order to achieve an integrated result 

with the surrounding built context.” Development proposals will therefore be assessed on an individual basis as part 

of the development management process.  

7.164 Draft Local Plan Policy QD6 explains that development proposals must demonstrate that the design-led approach 

has been used to optimise a site’s capacity. Policy QD6 adds that to establish the optimum capacity consideration 

must be given to the appropriate development density of a site through the appraisal of design options. 

Planning Assessment 

7.165 In accordance with London Plan Policy D3, a design-led approach has been adopted by the Architects to optimise 

the Site’s development potential. In consideration of the Site’s context and setting, the proposal seeks to ensure the 

best use of a previously developed site in order to optimise the delivery of new exemplary homes and it achieves 

this whilst also provided a well-informed commercial strategy.  

7.166 Furthermore, the design has been informed by an extensive pre-application consultation with the LBL, GLA, LBL 

DRP and other key stakeholders listed in Section 4 of this Statement. The GLA confirmed that the optimisation of 

the underutilised brownfield site (which is a site allocation in the Local Plan and reasonably well-connected to public 

transport), would be supported subject to the application demonstrating the highest quality of design.  

7.167 There are no negative impacts arising from the development that indicate the proposed density is inappropriate (as 

demonstrated in the following sections) and as such, the proposed density of the Proposed Development is 

considered to be acceptable and in line with the GLA’s design-led approach. 
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Quality of Residential Accommodation 

7.168 Paragraph 130 of the NPPF states that planning decisions should ensure that developments “create places that are 

safe, inclusive and accessible which promote health and well-being, with a high standard of amenity for existing and 

future users”. 

Residential Space Standards  

7.169 London Plan Policy D6 requires developments to be of high-quality design and to provide adequately sized rooms 

with comfortable and functional layouts which are fit for purpose and meet the needs of Londoners without 

differentiating between tenures.  

7.170 In accordance with the requirements of London Plan Policy D6, the proposals have been designed to ensure full 

compliance with the requirements of the NDSS and in some cases exceed the minimum internal size requirements 

for residential. A full schedule of unit sizes is provided within the accompanying Design and Access Statement. 

7.171 It should also be noted that the proposed units have been designed to be tenure blind in respect of materials, design 

and amenity provision. 

Floor to Ceiling Heights 

7.172 London Plan Policy D6 and DM Policy 32 requires habitable rooms, kitchens and bathrooms to have a minimum 

floor height of 2.5 metres between finished floor level and finished ceiling level. The requirements of these policies 

have been met in all instances. 

Aspect  

7.173 London Plan Policy D6 stipulates residential development should maximise the provision of dual aspect dwellings 

and normally avoid the provision of single aspect dwellings. A single aspect dwelling will only be acceptable where 

it is considered a more appropriate design solution than a dual aspect dwelling, and it can be demonstrated that it 

will have adequate positive ventilation, daylight and privacy, and avoid overheating. 

7.174 DM Policy 32, Part 4(c) states that development must provide accommodation of a good size, a good outlook, with 

acceptable shape and layout of rooms, with main habitable rooms receiving direct sunlight and daylight, and 

adequate privacy. North facing single aspect flats will not be supported.  

7.175 The Proposed Development has sought to maximise the number of dual aspect homes throughout, with a total of 

58% dual aspect units. A breakdown of single and dual aspect units on a Block-by-Block basis is provided in Table 

18 below.  

Table 16: Single and Dual Aspect Quantums (Block-by-Block basis) 

 Block A Block B Block C Total  

 No. Units % by 
Units 

No. Units % by 
Units 

No. Units % by 
Units 

No. Units % by 
Units 

Single Aspect Units 79 55.6 102 61.2 58 47.5 239 42.5 
Dual Aspect Units 99 44.4 161 38.8 64 52.5 324 57.5 
Total Units in Block 178 263 122 563 

Source: Rolfe Judd Architects DAS 

7.176 Those single aspect homes that are proposed are to be west, east or south facing and exclusively 1b2p units, 

ensuring that the Proposed Development does not include any single aspect north facing units, meeting the 

aspirations of both the London Plan and LBL Local Plan. Additionally, any 1b2p single aspect units benefit from 

either south-west facing orientations or generous openings to ensure good levels of daylight. 

7.177 It is considered that all the residential units will benefit from sufficient aspect and will receive good overall daylight 

levels and be appropriately ventilated. 

Wheelchair Accessible Housing  

7.178 In accordance with London Plan Policy D7 and Core Strategy Policy 1, 55no. (10%) of the units have been designed 

to meet Building Regulation requirement M4(3) ‘wheelchair user dwellings’, and all other dwellings have been 

designed to meet Building Regulation requirement M4(2) ‘accessible and adaptable dwellings’. 



   
  

 
 

Planning Statement. | Leegate Centre, Lee Green, London, SE12 8SS | Prepared on behalf of GHL (Leegate) Limited 
Ref: I1095419 | 23 May 2022 | Public 55 
 

7.179 The wheelchair accessible units comprise a range of units include 20no. 1b2p dwellings; 6no. 2b4p dwellings; 27no. 

2b3p dwellings; and 2no. 3b5p dwellings. The proposed wheelchair accessible units therefore broadly represent the 

mix of homes provided across the development. 

7.180 Each of the Blocks has one or more fully accessible unit, designed to meet the requirements of Building Regulations 

requirement M4(3) The majority of the M4(3) ‘Wheelchair User Dwellings’ are located at either ground floor level or 

on accessible routes from a wheelchair accessible lift on lower levels of the building.  

Private and Communal External Amenity Space Provision 

7.181 London Plan Policy D6 states that where there are no higher local standards in the borough Development Plan 

Documents, a minimum of 5sqm of private outdoor space should be provided for 1-2 person dwellings and an extra 

1sqm should be provided for each additional occupant, and it must achieve a minimum depth and width of 1.5m. 

DM Policy 32 requires developments to provide private amenity space in accordance with London Plan policies.  

7.182 The London Plan does not set any standards for communal amenity space, but London Plan Table 3.2 (Qualitative 

design aspects to be addressed in housing developments) lists the requirements for communal outside amenity 

space, if delivered as part of development proposals. Such requirements include provision of sufficient space; be 

designed to be easily accessed from all related dwellings; and meet the changing needs of different occupiers.  

7.183 The Proposed Development has been designed to ensure that each residential unit has access to its own high-

quality private external amenity space, as either a balcony or terrace. In all instances, the spaces will meet or exceed 

the London Plan and Local Plan requirements.  

7.184 In terms of external communal amenity space, the Proposed Development provides extensive communal amenity 

space for the benefit of future residents across each block. Podiums are located on the second floor of Block A and 

on the first floors of Blocks B and C. Every unit within each Block has step free access onto the podiums, either via 

the cores or directly from their own private external terraces. 

7.185 The communal space will be accessible to all residents and has been sensitively designed and landscaped to create 

a tranquil green environment for future residents. Further detail is provided within the Landscape Design and Access 

Statement prepared by Fabrik.  

7.186 The proposed communal amenity space will be accessible to all residents, providing safe, high quality, usable 

communal amenity space. Indeed, the architectural approach adopted ensures that the proposed communal amenity 

spaces will benefit from good daylight and sunlight when considered in the context of the BRE guidance.  

7.187 Consequently, the communal amenity space alongside the private amenity space will afford excellent levels of 

amenity for future residents. Furthermore, coupled with the site’s urban location, and proximity to public open space 

(Edith Nesbit Pleasure Ground / Weigall Road Sports Ground), the proposed private and communal amenity space 

afforded to future residents is considered to be acceptable. 

Children’s Play Space Strategy  

7.188 Policy S4 of the London Plan requires development proposals to incorporate “good-quality, accessible play provision 

for all ages”. At least 10sqm of play space is required to be provided per child, with the play space providing; a 

stimulating environment; can be accessed safely from the street independently; forms an integral part of the 

surrounding neighbourhood; incorporates tress and/or other greenery; is overlooked; and not segregated by tenure.  

7.189 DMP Policy 32 states that “new-build housing development will be required to be (inter alia) provided with a readily 

accessible, secure, private and usable external space and include space suitable for children’s play”.  

7.190 In accordance with Policy S4, the GLA’s Population Yield Calculator has been used to calculate the level of play 

space required to be delivered as part of the development. A total of 2,154sqm of children’s play space is required, 

split across the following age groups: 

• 0 to 4 years: 932sqm 

• 5 to 11 years: 717sqm  

• 12 to 15 years: 331sqm  

• 16 to 17 years: 175sqm  
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7.191 The Proposed Development will deliver the play space requirements for children aged 0 to 4 years on-site. This will 

incorporate ‘doorstep playable space’, offering a range of small playful landscape features for small children, close 

to home and well-integrated within the public realm and communal spaces.  

7.192 In addition to this, it is proposed that elements of play are included for children aged 5 to 17 years within The Square 

and Carston Close. The remainder of the play requirement for children aged 5 to 11 and 12 to 17 years will be 

provided off-site, in the surrounding locations that are within walking distance of the site.  

7.193 The Proposed Development will deliver 1,513sqm of child play on-site, which equates to a shortfall of 641sqm that 

will be provided for off-site, through a contribution secured by a S106 Agreement as agreed with LBL. Given the 

nature of the Site, and its proximity to existing play space, it is considered that the level of on-site play provision 

provided is acceptable.  

Principle of Tall Buildings 

Policy Context 

7.194 The government’s objective is for the effective and efficient use of land, as set out in NPPF Chapter 11. Paragraph 

119 promotes the effective use of land to meet the need for homes and other uses, while safeguarding and improving 

the environment and ensuring safe and healthy living conditions. Paragraph 124 supports high-density 

developments where there is an existing or anticipated shortage of land for meting identified housing needs. 

7.195 London Plan Policy D9 states that “based on local context, Development Plans should define what is considered a 

tall building for specific localities, the height of which will vary between and within different parts of London but should 

not be less than 6 storeys or 18 metres measured from ground to the floor level of the uppermost storey”. 

7.196 Policy D9 (B) explains that boroughs should identify locations where tall buildings may be an appropriate form of 

development subject to meeting other requirements of the Plan and (C) explains that development proposals should 

address visual, functional environmental and cumulative impacts. Supporting paragraph 3.9.1 acknowledges the 

positive contribution that tall buildings which are of exemplary architectural quality and in the right place can have 

and that many tall buildings have become a valued part of London’s identity.  

7.197 Core Strategy Policy 18 states that tall buildings will need to be of the highest design quality to be considered 

acceptable. The silhouette, crown and bulk of the building will be important considerations. The policy requires that 

all proposals for tall buildings to be accompanied by detailed urban design analysis to assess the impact on 

surrounding context.  

7.198 DM Policy 30 states that, where relevant, development proposals will need to be compatible and/or complement 

with urban typologies and address the design and environmental issues. Height, scale and mass should relate to 

the urban typology of the area.  

7.199 Lewisham Characterisation Study (2019) Identifies the potential to ‘transform Lee Green from a crossroads to a 

meeting place’, with significant opportunities at Lee Green to help enhance the District Centre. Improvements such 

as cycle infrastructure, lane narrowing and shop front improvements could be delivered alongside the redevelopment 

of key sites including the Leegate Centre, the Sainsbury's and other former car garage sites. The Site is identified 

within a ‘place intensification’ area, where the character should be re-examined. Lee Green is identified as a location 

which has sites and opportunities which should be brought forward to help enhance and repair the distinct character 

of the centre. 

7.200 Draft Local Plan Policy QD4 outlines that ‘tall buildings’ in Lewisham will be defined as buildings that cause significant 

change to the skyline and which are 30 metres in height, or, are significantly taller than the prevailing height of the 

buildings in the immediate and surrounding area. Policy QD4 adds that tall buildings will only be considered 

acceptable in-principle in the locations identified in the Tall Buildings Suitability Plan in the Tall Buildings Study 

(2021).  

7.201 The Draft Lewisham Tall Buildings Study (2021) helps to determine locations where tall buildings may be 

appropriate, subject to meeting other requirements of the Development Plan. The Study contains a tall building 

suitability plan. The Site is identified within a District Centre and Growth Area, both of which are of ‘medium suitability’ 

for tall buildings. The Site has been identified on an extract of the Tall Buildings Suitability Plan at Figure 2 below.  
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Figure 2: Draft Lewisham Tall Building Study (2021), Tall Buildings Suitability Plan 

 

Source: Draft Lewisham Tall Buildings Study (2021) 

Planning Assessment 

7.202 The Site is within the Lee Green District Centre and comprises a sustainable brownfield parcel of land, with a PTAL 

rating of 3. The Site has been identified within the Draft Lewisham Tall Buildings Study (2021) as having ‘medium 

suitability’ for tall buildings. The Draft Tall Buildings Study (2021) and emerging Local Plan does not provide a 

definition for ‘medium suitability’ or stipulate threshold heights. Therefore, in accordance with Draft Policy QD4, tall 

buildings at the Site would be acceptable in-principle.  

7.203 Indeed, the principle of a tall building of up to 10 storeys has been considered acceptable on the Site through the 

2015 resolution to grant planning application.  

7.204 The Proposed Development comprises a number of ‘tall buildings’ in the context of the London Plan and Local Plan 

definitions. The prevailing height across the Site is 8 storeys, with the tallest building being at Building A1 at 15 

storeys, with a maximum height of 69.765m AOD (52.69m). The second tallest building is Building B1 which is 12 

storeys with a maximum height of 58.675m AOD (42.15m). Building A1 forms, a marker building at the Tigers Head 

Junction and B1 fronts onto The Square. 

7.205 The location of building heights across the Site has been subject to significant design analysis and articulation 

testing, through pre-application discussions with LBL officers and DRP, the GLA and Historic England, following 

which the proposed building heights, in the context of their detailed design, were considered to be the most suitable.  

7.206 The design testing included viewing the proposed heights from the immediate and distant context. Whilst a good 

selection of Blocks front the perimeter of the Site, the taller elements also successfully act and ‘marker’ elements 

anchoring both the key intersection at Tiger’s Head Junction, and the location of The Square. 

7.207 The Proposed Development seeks to make the best use of land through the adoption of a design-led approach that 

will ensure the Site’s capacity is optimised, whilst responding to its context. The approach taken demonstrates that 

there is capacity for growth and will support infrastructure capacity improvements. 

7.208 In accordance with London Plan Policy D9, an assessment of the visual, functional, environmental and cumulative 

impacts of the Proposed Development is set out below.  

7.209 From an urban design perspective, there is a strong argument for a tall element which satisfactorily addresses the 

junction, unlike the existing Leegate House, especially given the building line has been set back a considerable 

distance from the junction itself since the 1960s. The design evolution confirmed that the junction is the natural 

location of the tallest element, and that it is important to both mark the junction and to respond to its scale and width. 

7.210 The proposed 15 storey building on the Tigers Head Junction will improve the legibility of the surrounding area, 

particularly in medium distance views where pedestrians would benefit from orientating themselves in relation to the 

Junction. 



   
  

 
 

Planning Statement. | Leegate Centre, Lee Green, London, SE12 8SS | Prepared on behalf of GHL (Leegate) Limited 
Ref: I1095419 | 23 May 2022 | Public 58 
 

7.211 In addition, other parts of the Site are also able to accommodate height, with secondary views from the west along 

Taunton Road terminating in a tall central element (Building B1) which addresses a central space within the heart of 

the development.  

7.212 Good urban design practice and policy requires the tall elements of any scheme to be well designed, with high 

quality detailing and materials, and a base which meets the ground appropriately to produce an attractive urban 

environment and active frontages. In considering human scale, the constituent parts of a building, including its 

details, should be taken into account, as well as its overall envelope. The Proposed Development, by virtue of its 

high-quality detailed design, set back upper floors and commercial double heights are considered to have qualities 

which relate to ‘human scale’.  

7.213 The proposal would change the immediate setting of the Tigers Head Junction, which includes non-designated 

heritage assets, while also affecting the wider setting of designed heritage assets including the Lee Manor 

Conservation Area and the Grade II listed former Police Station and Fire Station. However, it is considered that none 

of the heritage assets depend on their setting as the principal element of their significance and that each is 

experienced in a varied urban environment where the juxtaposition of elements of different scales, eras and 

architectural approaches is expected.  

7.214 The setting provided by the existing Leegate Centre does not contribute to the significance of any of the assets, and 

gives rise to negative visual impacts in the townscape. In addition to the visual environment within which the heritage 

assets are experienced, their setting is also affected by the movement of vehicles on the busy A20 (Eltham Road/Lee 

High Road) and at the junction, and the noise and vibration that this gives rise to.  

7.215 It is considered that the Proposed Development represents an appropriate response, in height, massing and detailed 

design terms, to the junction, including its individual elements, and that no material harm would arise to their 

significance as non-designated assets. The Proposed Development represents a significant enhancement in the 

townscape, and within the setting of the junction’s heritage assets, in comparison to the existing buildings on the 

Site.   

7.216 The result of this assessment demonstrates that there are no adverse impacts of the Proposed Development, and 

it will create beneficial heritage, townscape and visual effects for the area. 

7.217 In terms of environmental impacts, the supporting technical and environmental assessments demonstrate that the 

tall buildings do not create any wind microclimate, daylight, sunlight and overshadowing and solar glare impacts. As 

such the proposals are considered acceptable, particularly given the urban context of the Site. Further details can 

be found in the Amenity Impacts section of this Statement.  

Conclusion 

7.218 The height and design of the proposed development has been carefully considered and has evolved through 

extensive pre-application discussions with officers at the LBL, GLA, Historic England, as well as presentations to 

the LBL DRP. The development is of exceptional architectural quality and shall contribute positively to the townscape 

and the streetscape. This DRP has confirmed the Proposed Development, in particular Building A1 is successful as 

a ‘tall building’.  

7.219 It is considered that the Proposed Development is justified and reflects and builds upon the requirements of London 

Plan Policy D9 and as such tall buildings are considered suitable in this location. In addition, the range of significant 

additional public benefits (as outlined in Section 8 of this statement) should also be given significant weight in the 

planning process. 

Design and Appearance  

Policy Context  

7.220 Section 12 of the NPPF stresses the fundamental importance of high-quality, beautiful design in the pursuit of 

delivering sustainable development. The NPPF sets out a clear rationale for high quality design, reinforcing that 

“good design is a key aspect of sustainable development, creates better places in which to live and work and helps 

make development acceptable to communities.” 
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7.221 Furthermore, Paragraph 134 states that “Significant weight should be given to development which reflects local 

design policies and government guidance on design, taking into account any local design guidance and 

supplementary planning documents such as design guides and codes. 

7.222 The National Model Design Code forms part of the government’s planning practice guidance and expands on the 

ten characteristics of good design set out in the National Design Guide. The ten characteristics have informed the 

design evolution of the Proposed Development and the Design and Access Statement confirms how these key 

design principles have been incorporated to ensure a ‘well-designed’ place. 

7.223 At the strategic level, London Plan Policy GG1 seeks to ensure that new buildings and the spaces they create are 

designed to reinforce or enhance the identity, legibility, permeability and inclusivity of neighbourhoods, and are 

resilient and adaptable to changing community requirements. 

7.224 Policy D2 explains that the density of development proposals should consider, and be linked to, the provision of 

future planned levels of infrastructure rather than existing levels, and be proportionate to the site’s connectivity and 

accessibility by walking, cycling, and public transport to jobs and services (including both PTAL and access to local 

services). 

7.225 Policy D3 explains that all development must make the best use of land by following a design-led approach that 

optimises the capacity of sites, including site allocations. Optimising site capacity means ensuring that development 

is of the most appropriate form and land use for the site. The design-led approach requires consideration of design 

options to determine the most appropriate form of development that responds to a site’s context and capacity for 

growth, and existing and planned supporting infrastructure capacity. Policy D3 (B) states that higher density 

developments should generally be promoted in locations that are well connected to jobs, services, infrastructure, 

and amenities by public transport, walking and cycling, in accordance with Policy D2. 

7.226 Policy D4 requires Design and Access Statements to be submitted with development proposals which demonstrate 

that proposals meet the design requirements of the London Plan, and part (D) explains that development should be 

subject to design scrutiny, making use of the design review process. 

7.227 Policy D5 requires development proposals to achieve the highest standards of accessible and inclusive design and 

that an Inclusive Design Statement should be included within application submissions. These principles are 

supported by Policy D7 which explains that to provide suitable housing and genuine choice for London’s diverse 

population. 

7.228 Core Strategy Policy 15 refers to Borough-wide place-making and states that the Council will expect development 

to be of the highest quality design, which optimises the potential of sites whilst being sensitive to the local context 

and responding to local character. Policy 15 goes on to state that within Lee Green, urban design policy aims to 

improve the civic space and connections between sites with mixed use development.  

7.229 DM Policy 30 sets out detailed principles to support good urban growth in the borough. Policy 30 states development 

proposals will need to be compatible with and/or complement the urban typologies and address the design and 

environmental issues identified in  

7.230 LBL prepared the Lewisham Characterisation Study in 2019 that sets out a description of the physical form of the 

borough, its history, places, streets and buildings. The Site falls within the area known as Lee Green which is 

described as an area that is denser than Blackheath, with more tightly developed terraces of Victorian properties 

and a number of estates from the 1960s and 70s. The Study identifies the potential to ‘transform Lee Green from a 

crossroads to a meeting place’, with significant opportunities at Lee Green to help enhance the District Centre. 

Improvements such as cycle infrastructure, lane narrowing and shop front improvements could be delivered 

alongside the redevelopment of key sites including the Leegate Centre. The Site is identified within a ‘place 

intensification’ area where the character should be re-examined. Lee Green is identified as a location which has 

sites and opportunities which should be brought forward to help enhance and repair the distinct character of the 

centre.  

Planning Assessment 

7.231 The following section considers the design and appearance of the Proposed Development against the relevant 

planning policies. The application is supported by a Design and Access Statement prepared by Rolfe Judd Architects 

which provides further detail in relation to the evolution of the scheme and the final design. 

https://www.gov.uk/government/collections/planning-practice-guidance
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7.232 The design of the Proposed Development has emerged following a thorough review of the Site’s existing and 

emerging context and consideration of the site’s opportunities and constraints. The design has been informed 

through extensive pre-application consultation with the LBL, GLA, DRP and other key stakeholders listed in Section 

4 of this statement. The pre-application consultation was carried out to gather feedback and the opportunity for 

stakeholders to contribute to and shape the proposals. 

Architecture and Appearance 

7.233 The architectural identity of the Proposed Development varies across the Site and between buildings. Five key 

architectural ‘types’ have been applied to the building design.  

7.234 Type 1 includes all three buildings in Block A. The proposed design for Type 1 will give prominence and wayfinding 

to the Tiger’s Head Junction and celebrate the confluence of the historic environment. The overall form of Block A 

responds to two areas of public space, establishing a key relationship with the Tigers Head Junction as well as The 

Square. The facade will seek to be a more formal and elegant style of architecture that creates a structured rhythm 

with considered detailed intervention influenced by the local context. 

7.235 Type 2 relates to Block B1 that fronts onto The Square and stands in the centre of the new Proposed Development. 

Working with the form, the architectural style will be defined through a simple hierarchy of elements.  

7.236 Type 3 applies to Blocks C1 and C2 which have been designed to be simple, integrating a considered approach 

through the use of materiality and detailing which have taken influences from its local context, including the Lee 

Manor Conservation Area. 

7.237 Type 4 directly responds to the lower scale of housing situated on the adjacent side of Carston Close. 

7.238 Similar to the approach for Type 3, the design intention for blocks within Type 5, is to be a simple but well considered 

approach incorporating detailed brick variety in materiality. Within the local context and especially further south along 

Leyland Road there is a variety of architectural styles that sit next to each other. 

7.239 The primary materials include a selection of bricks, with the secondary materials consisting of a selection of coloured 

/ textured glass reinforced concrete elements and metal panels. 

Layout and Form 

7.240 The Proposed Development has been designed to respond to the local character of the existing site and surrounding 

area, informed by a thorough analysis of the site’s history and context. 

7.241 The design-led approach has considered a range of design options to determine the most appropriate form of 

development for the Site. Further information regarding the design evolution can be found within the accompanying 

Design and Access Statement. 

7.242 The Proposed Development follows six key urban design principles: 

1) Reinvigorate the District Centre around the Tigers Head Junction 

2) Redistribute the public realm 

3) Extend the green boulevards 

4) Enhance permeability  

5) Active frontages 

6) Provide new housing to complement the District Centre uses improving choice and mix 

7.243 The Proposed Development is a genuine mixed-use proposal that provides a complementary commercial and 

community offer alongside a mixed tenured residential offer, across 13 buildings.  Set within a high quality inclusive 

public realm, that offers a new public square located off Burnt Ash Road. In addition, there are new connections 

through the centre of the Site on a north-south axis that being the new residential street and northern link to Eltham 

Road as well as on an east-west axis which is Carston Close. 

7.244 The Square will be lined with active and lively uses which include, flexible commercial, restaurant, pub, residential 

entrances and a supermarket.  
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7.245 In addition to access from Burnt Ash Road, The Square can be accessed via the northern link from Eltham Road 

and the new residential street from Carston Close. Along the main section of the residential street are triplex houses, 

which offer a different feel and scale of development when walking through. 

7.246 Landscaped podium gardens are proposed at the first floor of Blocks B and C and the second floor of Block A which 

will provide communal amenity spaces for the residents living in these blocks. The first floor within Block A 

incorporates the gym and medical centre, both of which will be publicly accessible. The resident’s lounge is located 

on the first floor and is accessible to all residents of the development. 

Inclusive Design and Access 

7.247 In accordance with London Plan Policy D5 this application is supported by an Inclusive Design and Access 

Statement prepared by Rolfe Judd Architects and is found in the DAS. 

7.248 Level pedestrian circulation is proposed throughout the Site, the communal areas of the buildings, and within each 

residential unit. Walkways throughout the Site are designed to be clear and uninterrupted. Where external landscape 

changes in level occur, ramps of a gradient of 1:20 and stairs designed in line with the Building Regulations 

(Approved Document Part M) will be provided. 

7.249 The majority of fully accessible residential units are located on accessible routes from a wheelchair accessible lift 

on lower levels of the building. The units are distributed across the Proposed Development to provide a range of 

locations and types of accommodation. 

7.250 All disabled / adaptable residential layouts are showing 1200mm corridor widths and 850mm clear door openings 

for wheelchair accessibility. WC and bathrooms have been designed to allow for potential installation of lifting hoists. 

7.251 Pedestrian movements are given priority within the Site, with vehicle movements and cycle access restricted to the 

periphery of the Site.  

Conclusions 

7.252 In consideration of the above, it is concluded that the Proposed Development is of an appropriate layout and form 

which optimises the Site, is exemplary in terms of appearance and provides high-quality residential, designed to be 

inclusive and accessible, and to contribute to the health and wellbeing of occupants. The proposals have been 

subject to a thorough review by the LBL’s Design Officers and DRP. 

7.253 As detailed above, the scheme is of a high-quality design and has incorporated the design principles of all relevant 

Policies and Guidance, including the National Design Guide. Thus, in line with Paragraph 134 of the NPPF, the 

scheme should be considered favourably.  

7.254 It is therefore concluded that the design and appearance of the Proposed Development complies with national, 

regional and local planning policy. 

Heritage, Townscape and Visual Impact 

Policy Context 

7.255 Chapter 16 of the NPPF sets out the overarching guidance relating to the preservation and enhancement of heritage 

assets. The key paragraphs are summarised below: 

• Paragraph 194: “in determining applications, local planning authorities should require an applicant to describe 

the significance of any heritage assets affected, including any contribution made by their setting.” 

• Paragraph 195: “local planning authorities should identify and assess the particular significance of any heritage 

asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) 

taking account of the available evidence and any necessary expertise.” 

• Paragraph 197: “local planning authorities should take account of:  

a) the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable 

uses consistent with their conservation; 

b) the positive contribution that conservation of heritage assets can make to sustainable communities including 

their economic vitality; and  
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c) the desirability of new development making a positive contribution to local character and distinctiveness.” 
 

• Paragraph 199: “great weight should be given to the asset’s conservation (and the more important the asset, 

the greater the weight should be).” 

• Paragraph 202: “Where a development proposal will lead to less than substantial harm to the significance of a 

designated heritage asset, this harm should be weighed against the public benefits of the proposal including, 

where appropriate, securing its optimum viable use.” 

• Paragraph 203: “the effect of an application on the significance of a non-designated heritage asset should be 

taken into account in determining the application. In weighing applications that directly or indirectly affect non-

designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or 

loss and the significance of the heritage asset.” 

• Paragraph 206: “local planning authorities should look for opportunities for new development within 

Conservation Areas and World Heritage Sites, and within the setting of heritage assets, to enhance or better 

reveal their significance. Proposals that preserve those elements of the setting that make a positive contribution 

to the asset (or which better reveal its significance) should be treated favourably”.  

7.256 At the strategic level, London Plan Policy SD1 explains that Boroughs should recognise the role of heritage in place-

making. London Plan Policy HC1 requires that development proposals affecting heritage assets, and their settings, 

should conserve their significance by being sympathetic to the assets’ significance and appreciation within their 

surroundings. The cumulative impacts of incremental change from development on heritage assets and their settings 

should also be actively managed. Development proposals should avoid harm and identify enhancement 

opportunities by integrating heritage considerations early on in the design process. 

7.257 London Plan Policy D9 states that proposals for tall buildings should make a positive contribution to the existing and 

emerging skyline and not adversely affect local or strategic views; and make a positive contribution to the local 

townscape in terms of legibility, proportions and materiality. 

7.258 At a local level, Lewisham Core Strategy Policy 16 and DM Policy 36 both require designated and non-designated 

heritage assets and conservation areas and their settings to be protected, preserve, and/or enhanced through new 

development and changes of use.  

Planning Assessment 

7.259 A Heritage, Townscape and Visual Impact Assessment (‘HTVIA’) has been undertaken by Iceni Projects and forms 

Volume 3 of the Environmental Statement submitted in support of this planning application.  

7.260 The HTVIA assesses the wider heritage and townscape impacts of the Proposed Development against the existing 

baseline and emerging context. It covers impacts during the demolition and construction phase and the completed 

development, both in the existing context and with other cumulative schemes. 

7.261 In terms of existing site context, the Site was redeveloped as the Leegate Centre in the post-war period. Leegate 

House is the tallest part of that development, rising to 8 storeys with a partial 9th floor occupied by plant. Leegate 

House does not satisfactorily respond to the Lee Green junction, rather facing directly onto Burnt Ash Road. 

7.262 There are no listed or locally listed buildings located within the Site boundary, and it does not fall within the boundary 

of a Conservation Area.  

7.263 The boundary of the Lee Manor Conservation Area is located within approximately 70m of the Site to the southwest, 

taking in the south side of Effingham Road and the west side of Burnt Ash Road. Blackheath Conservation Area is 

located to the north, its boundary coming within approximately 575m of the Site.  Blackheath Park Conservation 

Area is closer to the Site, extending as far south on Lee Road as Meadowcourt Road, approximately 200m from the 

Site boundary. Although non-designated, LBL’s Lee Green Area of Special Local Character is focussed on the 

junction. Its boundary comes within 30m of the Site across Burnt Ash Road. 

7.264 The Site is also situated in proximity to several statutory and non-statutory heritage assets including: 

• Listed buildings: 

o Police Station (Listed Grade II); 
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o Lee Green Fire Station (Listed Grade II); 

o Nos. 56 - 62 Burnt Ash Road (Listed Grade II); 

o Nos. 105 and 107 Lee Road (Listed Grade II); 

o Lee Public Library (Listed Grade II*); and 

o Eltham Court, Eltham Palace (Listed Grade II*). 

• Registered Parks and Gardens: 

o Manor House Gardens (Listed Grade II); and 

o Eltham Palace Gardens (Listed Grade II*). 

• Locally Listed Buildings: 

o The Old Tiger’s Head Public House (LBL); 

o The New Tiger’s Head Public House (RBG); 

o 139-149 Lee Road (RBG); 

o 127-137 Lee Road (RBG) and adjacent Quaggy Bridge (RBG);  

o 119 Lee Road (RBG); 

o 7 Eltham Road (RBG); and 

o Nos. 1, 3 and 5 Meadowcourt Road (former firemens’ cottages) (RBG). 

7.265 The assessment of the effects of the Proposed Development on heritage, townscape and visual receptors has been 

undertaken. The HTVIA establishes the significance of the identified heritage assets, including any contribution 

made by their setting. The HTVIA considers that whilst the Proposed Development would represent transformative 

change in the area and would change the wider settings of a number of heritage assets, few would be affected 

negatively by the Proposed Development. A very low level of harm, which is certainly less than substantial harm, 

would be recorded in relation to the Blackheath Conservation Area by way of the visibilities of the Proposed 

Development in long views across Blackheath towards Blackheath Village, although mitigation through design, has 

allowed this effect to be reduced. 

7.266 In all other cases the Proposed Development is considered to represent a neutral effect or enhancement to the 

settings of designated and non-designated heritage assets, with no harm to the significance of those heritage assets 

arising. 

7.267 The HTVIA also considers that the Proposed Development would have significant beneficial effects on townscape 

receptors in the surrounding context of the Site, with diminishing, but still beneficial effects at greater distance. 

7.268 The potential visual effects of the Proposed Development were assessed with reference to 19 views projected as 

Accurate Visual Representations (‘AVRs’). In 11 of the 19 views assessed, the visual effects were found to be 

Moderate or Moderate-Major in scale and beneficial in nature. A negligible effect was recorded in View 19 Eltham 

Palace, looking west and one minor adverse effect was recorded in View 18 Shooter’s Hill Road, Blackheath. 

7.269 Lastly, the HTVIA considers that cumulative effects in relation to heritage, townscape and visual receptors would be 

very limited, given that there are no committed developments in the immediate vicinity, and those likely to interact 

with the Proposed Development at all are at greater distance, namely the Kidbrooke Masterplan development to the 

east and the Connington Road development to the west. 

7.270 It is contended that the Proposed Development needs to be transformative to deliver public benefits, which means 

the scale will be taller and considerably more visible in the townscape than the existing, poor-quality buildings.  

7.271 The HTVIA concludes that the Proposed Development is of high quality and includes appropriate mitigation / 

enhancement through design that is appropriate for the Site, and that its townscape and visual effects are generally 

beneficial as a result. 
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7.272 In line with the summary outlined above, any identified harm to heritage assets would need be substantially 

outweighed by the significant public benefits of the Proposed Development in accordance with Paragraph 202 of the 

NPPF. 

7.273 In accordance with the NPPF it is considered that the loss of the Leegate Centre in heritage terms will be substantially 

outweighed by the public benefits of the Proposed Development (as outlined in Section 8 of this statement). 

Significantly, the principle of demolition of Leegate Centre has been established through the resolution to grant for 

the 2015 Application and through pre and post submission discussions with LBL and the GLA in relation to the 2018 

Application.  

7.274 Therefore, it is concluded that the Proposed Development will accord with the objectives of the NPPF, London Plan 

Policy HC1, Core Strategy Policy 16 and DM Policy 36 in respect of heritage assets and townscape impacts. 

Amenity Impacts 

Daylight, Sunlight, Overshadowing and Solar Glare 

Policy Context 

7.275 Section 12 of the NPPF supports the development of high-quality buildings and those which promote good design 

principles and create places that provide a high standard of amenity for existing and future users (paragraph 130(f)). 

7.276 London Plan Policy D6 explains that the design of development should provide sufficient daylight and sunlight to 

new and surrounding housing that is appropriate for its context whilst avoiding overheating, minimising 

overshadowing and maximising the usability of outside amenity space. 

Planning Assessment - Daylight, Sunlight, Overshadowing and Solar Glare Impact 

7.277 A Daylight, Sunlight, Overshadowing and Solar Glare Impact Assessment has been undertaken by EB7 in support 

of this planning application and is submitted as part of the Environment Statement at Chapter 10. 

7.278 The baseline assessment typically shows that the vast majority of the surrounding receptors experience good levels 

of daylight and sunlight, driven by the low-rise and underdeveloped nature of the existing Site. 

7.279 The scheme has been designed with daylight and sunlight as a primary consideration and during the design stage, 

a number of design iterations have been undertaken to minimise the impacts to neighbours wherever possible 

though the careful orientation and positioning of the proposed massing. 

7.280 The results of the BRE Guidance assessment confirms that whilst reductions to daylight levels occur, there are 

generally good levels of retained daylight. The results of the sunlight assessment show very high levels of 

compliance with only minor reductions, driven by the self-constraining features of the existing receptors, such as 

overhanging eaves, balconies and access desks. 

7.281 The overshadowing assessments show minimal additional shadow being cast across the surrounding area, having 

a non-material impact on existing amenity areas. 

7.282 The solar glare assessment shows a variety of impacts, with the vast majority of impacts seeing non-significant 

effects. There are some isolated instances of significant effects, however these occur on secondary routes. The 

Proposed Development has been designed to mitigate these through the use of non-reflective materials to break up 

the façade, where necessary. 

7.283 Overall, it is considered that the Proposed Development will not result in unacceptable amenity impacts with respect 

of daylight, sunlight, overshadowing or solar glare and therefore the Proposed Development complies with policy 

requirements. 

Planning Assessment – Internal Daylight and Sunlight 

7.284 This planning application is accompanied by an Internal Daylight, Sunlight and Overshadowing Assessment 

prepared by EB7. The Assessment reports on the daylight and sunlight amenity levels within the Proposed 

Development using various methods of assessment in accordance with Building Research Establishment (‘BRE’) 

Guidance.  
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7.285 The assessment of daylight within the proposed apartments has shown that the vast majority of the habitable rooms 

receive good levels in excess of the relevant BRE targets. The ADF results have shown that 94% of the habitable 

rooms across the Proposed Development meet the daylight criteria. The deviations that occur are typically marginal 

and or driven by overhanging balconies, which provide essential private amenity. 

7.286 Results of the sunlight assessment have shown that 32% of units have a main living room that achieves the 

recommended levels. The lower levels of sunlight stem from the primarily east and west orientation of the blocks 

which has been done to avoid north facing units wherever possible. 

7.287 The assessment of sunlight (overshadowing) within the proposed areas of shared amenity space have shown that 

66% of the amenity space will receive more than two hours of direct sunlight on 21st March and thereby exceed the 

BRE targets. 

7.288 Overall, the Proposed Development is considered to have an excellent performance for internal daylight and sunlight 

levels, and therefore complies with policy requirements. 

Planning Assessment – Privacy and Overlooking 

7.289 The evolution of the buildings design, including the footprint and the proposed height and massing, has sought to 

mitigate any privacy and overlooking concerns.  

7.290 Guidance at paragraph 2.3.36 of the GLA’s Housing SPG seeks to achieve separation distances of 18 – 21m 

between facing homes (between habitable rooms).  

7.291 The separation distance between the Proposed Development and the residential units at Merridale (apartment 

building) Carston Close situated to the south on the adjacent side of the Carston Close, is 18.2m (window to window) 

at its narrowest point. However, given the relative position of Merridale in relation to the Proposed Development, 

and the corresponding orientation of the windows, no windows will align face-to-face.  

7.292 Given the separation distances and the orientation of the proposed development relative to the surrounding 

residential accommodation, it is considered that no privacy or overlooking concerns shall arise as a result of the 

Proposed Development and the proposals are wholly acceptable, particularly given the urban context of the Site. 

7.293 Overall, it is considered that the Proposed Development will not result in unacceptable amenity impacts in terms of 

privacy or overlooking and therefore complies with policy requirements. 

Air Quality 

Policy Context 

7.294 Paragraph 186 of the NPPF states that planning decisions should sustain and contribute towards with relevant limits 

or national objectives for pollutants. Further, paragraph 186 outlines that opportunities to improve air quality and 

mitigate impacts should be identified. 

7.295 London Plan Policy SI1 explains that to tackle poor air quality, protect health and meet legal obligations development 

proposals must be at least Air Quality Neutral and major proposals must be supported by an Air Quality Assessment. 

Furthermore, the policy explains that development proposals should use design solutions to prevent or minimise 

increased exposure to existing air pollution and make provision to address local problems of air quality. 

7.296 Development proposals in Air Quality Management Areas or that are likely to be used by large numbers of people 

particularly vulnerable to poor air quality, such as children or older people should demonstrate that design measures 

have been used to minimise exposure. 

7.297 At the local level, Core Strategy Policy 9 states Lewisham will seek to improve local air quality and minimise any 

negative air quality. DM Policy 23 require all major developments that have the potential to impact on air quality to 

submit an Air Quality Assessment (‘AQA’) considering the potential impacts of pollution from individual and 

cumulative development on the site and on neighbouring areas and detailing any appropriate mitigation measures 

that would reduce exposure to acceptable levels. 
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Planning Assessment 

7.298 An AQA has been prepared by Air Quality Consultants in support of this planning application and is submitted as 

part of the Environment Statement at Chapter 8. The AIA explores the potential impacts upon air quality during the 

demolition and construction works and once the Proposed Development is complete and operational. 

7.299 The Proposed Development is located adjacent to Eltham Road (A20) and the whole Site is within an Air Quality 

Management Area. 

7.300 The Assessment confirms that the future occupants of the Proposed Development will experience acceptable air 

quality, with pollutant concentrations below the air quality objectives throughout the Site. Further, the assessment 

concludes that there will be no significant effects due to road traffic emissions at any existing, sensitive receptor.  

7.301 Cumulative impacts have also been assessed and these have shown to be not significant, both during the 

construction, demolition and operational phases. Overall, the Proposed Development meets the London Plan’s 

requirement for new development to be at least ‘air quality neutral’. 

7.302 The measures set out in the Construction and Environmental Management section of this Statement, including the 

adoption of a Code of Construction Practice and a Construction Environmental Management Plan, will ensure that 

a best practice approach is adopted to ensure that the effects upon air quality are minimised.  

7.303 The AIA has also demonstrated that the Proposed Development once complete and operational will not cause any 

exceedances of air quality objectives and that the overall air quality effect of the Proposed Development will be ‘not 

significant’.  

7.304 Overall, the Assessment confirms that the Proposed Development will be air quality neutral and will not have a 

significant effect on air quality. Furthermore, the Proposed Development also has regard to the air quality positive 

approach outlined in Policy SI1 as demonstrated in the Air Quality Positive Statement submitted with the ES. 

7.305 In consideration of the above, it is concluded that the Proposed Development will not result in unacceptable amenity 

impacts with respect of air quality and therefore the Proposed Development complies with policy requirements. 

Noise and Vibration  

Policy Context 

7.306 Paragraph 174 of the NPPF states that, “planning policies and decisions should contribute to and enhance the 

natural and local environment by […] preventing new and existing development from contributing to, being put at 

unacceptable risk from, or being adversely affected by, unacceptable levels of […] noise pollution.” 

7.307 London Plan Policy D14 explains that in order to reduce, manage and mitigate noise to improve health and quality 

of life, residential and other non-aviation development proposals should manage noise by avoiding significant 

adverse noise impacts on health and quality of life and by mitigating and minimising the existing and potential 

adverse impacts of noise on, from, within, as a result of, or in the vicinity of new development. 

Planning Assessment 

7.308 A Noise and Vibration Impact Assessment has been prepared by Sandy Brown in support of this application and is 

submitted as part of the Environment Statement at Chapter 9. The Assessment explores the potential noise and 

vibration impacts during the demolition and construction works and once the Proposed Development is complete 

and operational. 

7.309 The noise and vibration assessments have been based primarily on principles and guidance included in British 

Standards and relevant Industry Guidance. All assessments have been based on determining whether the 

Significant Observed Adverse Effect Level is expected to be exceeded, i.e. where significant effects occur. 

7.310 Significant residual effects are expected during the demolition and construction phases of the Proposed 

Development, with all residual operational effects expected to be negligible (not significant). The significant residual 

demolition and construction effects are limited to receptors closest to the Site and in duration i.e. during only 

demolition activity (noise) or where piling takes place within 20 m (vibration).  
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7.311 The Site Suitability assessment indicates that appropriate conditions can be achieved for the proposed residential 

units, thought it would be necessary to rely on façade sound insulation. This is typical for most residential 

developments within London or urban areas.  

7.312 Appropriately worded planning conditions relating to building services plant noise emissions, amplified music 

emissions and indoor ambient noise levels within residential units are required. 

7.313 Overall, the Assessment concludes that the Proposed Development will not result in unacceptable amenity impacts 

insofar as they relate to noise. 

Microclimate 

Policy Context 

7.314 London Plan Policies D8 and D9 explain that development proposals for tall buildings must ensure that potential 

environmental impacts, including the microclimatic wind impacts, around building(s) are carefully considered to 

ensure that impacts will not compromise comfort and the enjoyment of public realm and open spaces around the 

building. 

Planning Assessment 

7.315 A Wind Microclimate Assessment has been prepared by ArcAero in support of this planning application and is 

submitted as part of the Environment Statement at Chapter 11. The Assessment explores the potential microclimatic 

(wind) impacts during the demolition and construction works and once the Proposed Development is complete and 

operational. 

7.316 Overall, the Assessment concludes that with the inclusion of the existing and proposed landscaping and the 

embedded mitigation measures, there would be no significant wind microclimate effects as a result of the Proposed 

Development in the context of both existing and cumulative surrounding buildings. No additional mitigation measures 

are required. The amenity enjoyed by the open spaces around the building and the amenity terrace would be 

comfortable and enjoyment would not be impacted. 

7.317 As such, it is considered that the Proposed Development therefore complies with planning policy insofar as it relates 

to microclimate. 

Ventilation and Extraction 

Policy Context 

7.318 London Plan Policy SI4 states that major development should prioritise passive ventilation, taking into account 

external noise and air quality in determining the most appropriate solution.  

7.319 London Plan Policy D13 discusses the Agent of Change principle and places the responsibility for mitigating the 

impacts of noise and other potential nuisance-generating activities on the new development. In addition to noise, 

other nuisances include dust and odour, and mitigation measures should be explored at an early stage in the design 

process, with necessary and appropriate provisions secured through planning obligations  

7.320 Local Plan Policy DM Policy 22 outlines that development proposals will be required to demonstrate that they achieve 

the highest standards of sustainable design and construction, specifically referring to natural heating and ventilation. 

Planning Assessment 

7.321 A Ventilation and Extraction Statement, prepared by Whitecode, supports this application. The Statement outlines 

the ventilation systems and exhaust systems that should be considered for the development, including mitigation of 

the impacts of air quality and noise, as part of the wider planning application. 

7.322 The Ventilation and Extraction Statement confirms that the commercial areas requiring high level kitchen discharge 

are the proposed restaurant and public house, located within Block A. For the restaurant and public house the risk 

of odour and noise is significant enough that the discharge will occur at roof level. 
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7.323 All commercial kitchens shall be designed to keep odour control to a minimum. The tenant is to complete a risk 

assessment to determine the level of filtration required. In terms of noise control, potential measures shall be via 

attenuators within the ducts and acoustic louvres. 

7.324 Based on the minimum requirements, a minimum riser width of 500mm is required to accommodate the extract duct. 

The minimum width to be accommodated allowing for installation tolerances is 2000mm. The riser shaft for kitchen 

extract ventilation will run to the top of Core A1. Core A1 is the tallest core on the Proposed Development and 

therefore provides the best discharge location for the kitchen exhausts. 

7.325 In consideration of the above, the proposed ventilation and extraction is demonstrated to have no adverse amenity 

impacts. 

Conclusions 

7.326 This section has considered the amenity impacts of the Proposed Development during the demolition and 

construction works and once the Proposed Development is complete and operational. 

7.327 Assessments have considered impacts on surrounding neighbours and sensitive receptors, and the suitability of the 

Proposed Development for future occupants. 

7.328 The policies contained within the London Plan and Local Plan inherently acknowledge that development may result 

in some impact on the amenity of neighbouring properties, and that this is unavoidable in urban locations – not least 

within areas where higher density development is actively encouraged. The assessment must therefore be whether 

the impacts of the Proposed Development on residential amenity are acceptable, within the physical and planning 

context of the site. 

7.329 Any impacts on residential amenity should be balanced against the existing context (including the level of amenity 

currently enjoyed and as has been approved in recent planning permissions), planning context (housing need), as 

well as the economic, social and environmental benefits of the proposed. 

7.330 Overall, the Proposed Development is not considered to give rise to any severe or unreasonable impact on amenity 

and the impacts are considered acceptable within the context of the site. As such the scheme is considered to 

comply with London Plan and Local Planning Policies insofar as they relate to amenity. 

Arboriculture 

Policy Context 

7.331 London Plan Policy G7 explains that development proposals should ensure that, wherever possible, existing trees 

of value are retained. Trees of values are defined as “Category A, B and lesser category trees where these are 

considered by the local planning authority to be of importance to amenity and biodiversity, as defined by BS 

5837:2012)”. If planning permission is granted that necessitates the removal of trees, there should be adequate 

replacement based on the existing value of the benefits of the trees removed.  

7.332 Policy G7 further explains that the planting of additional trees should generally be included in new developments – 

particularly large-canopied species which provide a wider range of benefits because of the larger surface area of 

their canopy. 

7.333 The Mayor of London has an aspiration to achieve 20% tree canopy cover in all London Boroughs, with the London 

Borough of Lewisham currently delivering 15% canopy cover.  

7.334 At the local level, DM Policy 25 requires major developments to submit a Landscape Plan and an Arboricultural 

Survey to ensure high quality landscaping is factored into the design process from an early stage and supports an 

application for TPO tree removal. 

Planning Assessment 

7.335 This planning application is supported by an Arboricultural Impact Assessment (‘AIA’) prepared by Greengage. A 

ground level survey of trees that could be affected by the Proposed Development was undertaken to inform the 

design and the landscaping proposals  
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7.336 To facilitate the construction of the Proposed Development, 3 Category A, 5 Category B and 8 Category C trees 

need to be removed, with the need for the facilitation pruning of T13 London Plane. 

7.337 In recognising the need to mitigate the identified tree removals as a result of the Proposed Development, the 

landscaping and planting plans will deliver a planting strategy that includes a mix of species, accompanied by a 

landscape management plan to ensure all new planting is successfully established.  

7.338 The principle of the loss of three trees that are protected by TPOs was established as part of the 2015 Application. 

It is further explained that the retention would significantly prohibit the deliverability of the Proposed Development. 

During the pre-application consultation with LBL, it was advised that the overall benefits of the regeneration of the 

prominent Site are considered to justify their loss, subject to suitable on-site replacements and appropriate conditions 

regarding the tree pits. 

Landscaping and Public Realm  

Policy Context 

7.339 London Plan Policy D8 sets out the requirements that development proposals should consider in regard to public 

realm. Proposals should ensure the public realm is well-designed, safe, accessible, inclusive, attractive, well-

connected, related to the local and historic context, and easy to understand, service and maintain. Landscape 

treatment, planting, street furniture and surface materials should be of good quality, fit-for-purpose, durable and 

sustainable. Lighting, including for advertisements, should be carefully considered and well-designed in order to 

minimise intrusive lighting infrastructure and reduce light pollution.  

7.340 Policy D8 adds that development proposals should ensure the provision and future management of free drinking 

water at appropriate locations in the new or redeveloped public realm. 

7.341 London Plan Policy G1 states that development proposals should incorporate appropriate elements of green 

infrastructure that are integrated into London’s wider green infrastructure network.  

7.342 Furthermore, Policy G5 explains that major development proposals should contribute to the greening of London by 

including urban greening as a fundamental element of site and building design, and by incorporating measures such 

as high-quality landscaping (including trees), green roofs, green walls and nature-based sustainable drainage. An 

Urban Greening Factor (‘UGF’) target score of 0.4 has been set by the Mayor for new, predominately residential 

developments. 

7.343 London Plan Policy S6 states that large scale commercial development should provide free publicly accessible toilets 

which are open 24 hours a day. 

7.344 At the local level, DMP Policy 25 requires major developments to submit a Landscape Plan and an Arboricultural 

Survey to ensure high quality landscaping is factored into the design process from an early stage and supports an 

application for TPO tree removal. 

7.345 DM Policy 35 adds that public spaces should be designed to be safe, inclusive, accessible, attractive and robust, 

enhancing existing connections and providing new connections as appropriate. The policy continues to list further 

criteria including using high quality materials, harmonising the street scene, level access and the careful siting of 

trees.  

7.346 Draft Local Plan Site Allocation 3 sets out a number of landscape and public realm development requirements for 

the Site. Paragraph 16.26 stipulates that the Site should deliver new and improved public realm and open space, in 

accordance with a site-wide public realm strategy. The Site Allocation development guidelines adds that the public 

realm should be redistributed across the Site, with a new public square set back from Burnt Ash Road. Consideration 

should be given to external seating areas, landscaping and play space as well as communal courtyard gardens, 

private amenity spaces and improved public realm along Eltham Road and Burnt Ash Road. 

Planning Assessment 

7.347 In accordance with policy, the Proposed Development will deliver significant public realm enhancements on the Site, 

connecting it with the wider urban fabric, which will improve the aesthetic appearance and functionality of these 

spaces and enhance urban greening. 
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7.348 The planning application is supported by a Landscape Strategy prepared by Fabrik Landscape Architects. The 

landscape proposals and how they accord with policy requirement is summarised below, however further detail is 

provided in the supporting Landscape Design and Access Statement and shown on the accompanying landscape 

plans. 

7.349 The entire landscape, including the public realm and the routes around the buildings, have been designed to provide 

accessibility for all. Pathways are wide enough in all instances to give safe access for wheelchair users and the 

public realm designed to be safe, accessible and usable by all. The play landscape includes a variety of elements 

that include items that can be used and accessed by people with a wide range of abilities. 

7.350 Water sensitive urban design strategies have been integrated into the landscape proposals for the Leegate Centre: 

• Biodiverse and biosolar roofs;  

• Extensive soft landscaped areas and rain gardens;  

• Permeable block paving;  

• Storm water attenuation tanks beneath The Square;  

• Tree planting, with canopies holding up to 75% of rain water; and  

• Elements within The Square being water focused, providing the opportunity for people to reconnect with water 

and learn about water processes. 

7.351 As part of the tree planting strategy, it is intended that 16no. trees require removal in order to facilitate construction 

of the scheme including 3no. TPOs. The tree losses will be offset with replacement and additional tree planting in 

the streetscape and within the scheme. The Proposed Development will deliver the highest quantum of tree planting 

achievable given existing services and circulation requirements and will provide an increase in tree canopy cover to 

the existing situation. 

7.352 The development contributes to the greening of London by including urban greening as a key element of the design 

and by delivering a high quality landscape which includes tree planting, shrub and herbaceous planting, rain gardens, 

biodiverse roofs, vertical greening and podium landscapes. 

7.353 In accordance with London Plan Policy G5, the application has considered how to contribute to the greening of the 

immediate area. The high-quality landscape includes 180 new trees (67 at ground level and 113 on the podiums), 9 

existing trees retained, biodiverse roofs, climbing plants, a green residential street, flower rich perennial planting, 

rain gardens and permeable paving.  

7.354 The current site is very low in ecological value with an existing UGF score of 0.08. The Proposed Development will 

achieve a much-improved UGF score of 0.364. Whilst this is slightly below the target set by the GLA (0.4) it is a vast 

improvement on the existing Site and provides wide ranging opportunities for habitat creation, whilst bringing people 

into direct contact with nature. 

7.355 Public toilets will be provided within the proposed community centre in Block B and will be free and accessible for a 

range of users.  

7.356 In terms of the provision of accessible free drinking water, a drinking fountain will be provided within The Square. 

The location of the proposed drinking fountain will be in an area of high levels of pedestrian activity and support the 

circular economy through the use of reusable water bottles. 

7.357 Overall, the public realm and landscaping strategy that supports the Proposed Development represents a significant 

enhancement and will deliver high quality public realm improvements alongside external amenity space for future 

occupiers. As such, the proposed landscaping is considered to fully accord with policy across all levels  

Biodiversity and Ecology 

Policy Context 

7.358 Chapter 15 of the NPPF outlines the framework for conserving and enhancing the natural environment. Paragraph 

174 states that planning decisions should contribute to and enhance the natural and local environment by minimising 
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impacts on and providing net gains for biodiversity and development proposals should help to improve local 

environmental conditions. 

7.359 London Plan Policy G6 explains that development proposals should manage impacts on biodiversity and aim to 

secure biodiversity net gain. This should be informed by the best available ecological information and addressed 

from the start of the development process. 

7.360 At a local level, LBL Core Strategy Policy 12 states development must preserve or enhance the local biodiversity. 

DMP Policy 23 states the Council will require all new development to take full account of biodiversity and geodiversity 

in development design, ensuring the delivery of benefits and minimising of potential impacts on biodiversity and 

geodiversity. 

Planning Assessment 

7.361 This application is supported by an Ecological Appraisal prepared by Greengage and is submitted as part of the 

Environmental Statement at Volume 4 Technical Appendices. 

7.362 The Preliminary Ecological Appraisal survey, undertaken on 15th January 2021, confirmed that the Site has negligible 

potential to support all protected/notable species with the exception of low potential for roosting bats found within 

building groups 1 and 2 and building 3 (BG1, BG2 and B3). There is also high potential for nesting birds on Site. 

7.363 Given the bat roosting potential identified, further survey was undertaken in July 2021 in order to establish the 

presence/likely absence of roosting bats in BG1, BG2 and B3. This survey confirmed the presence of a single 

common pipistrelle summer day roost in B3. 

7.364 Assuming all necessary mitigation/compensation measures and recommended enhancements set out in this report 

are implemented correctly, then the Proposed Development has potential to have a positive impact on the 

biodiversity value of the site and local area. These recommended measures reflect targets of local BAPs and 

planning policy. 

7.365 An Ecological Management Plan (‘EMP’) will be produced and implemented for the Site providing greater detail on 

the enhancement measures, and to ensure they retain their ecological benefit in the long term, which will be secured 

through planning condition in accordance with BS 42020: 2013 Biodiversity.  

7.366 The Proposed Development will deliver a 171.48% gain in biodiversity value in accordance with the Defra 3.0 metric. 

This exceeds the emerging 10% net gain mandate set out in the Environment Act. The ecology and biodiversity 

strategy includes: 

• Biodiverse living roofs across the Site with enhancement features; 

• Wildlife friendly shrub and herbaceous planting; 

• Extensive new tree planting across the site; 

• Sustainable drainage including rain gardens and permeable paving; 

• Vertical greening; 

• Invertebrate hibernacula including log piles, stag beetle loggeries and bee posts; and 

• Bird and bat boxes to target UK and London BAP species. 

7.367 In light of the above, the proposals accord with national, regional and local policy, insofar as they relate to ecology 

and biodiversity. 

Highways and Transport 

Highways and Transport Impact  

Policy Context 

7.368 Chapter 9 of the NPPF explains that the Government’s objective is for significant development to be focused in 

locations which are or can be made sustainable by maximising opportunities a genuine choice of public transport 

and active travel solutions. Paragraph 104 seeks to promote sustainable transport and states that “transport issues 

should be considered from the earliest stages of plan-making and development proposals.”  
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7.369 Paragraph 110 requires development proposals to ensure that:  

a) Appropriate opportunities to promote sustainable transport modes can be – or have been – taken up, given 

the type of development and its location;  

b) Safe and suitable access to the site can be achieved for all users; and 

c) Any significant impacts from the development on the transport network (in terms of capacity and congestion), 

or on highway safety, can be cost effectively mitigated to an acceptable degree. 

7.370 Paragraph 111 states that development proposals should only be refused on highways grounds where they are 

assessed to have an unacceptable impact on highway safety, or the residual cumulative impact on the road network 

would be severe. 

7.371 Paragraph 112 confirms applications for developments should:  

a) Give priority first to pedestrian and cycle movements, both within the scheme and with neighbouring areas; 

and second – so far as possible – to facilitating access to high quality public transport; 

b) Address the needs of people with disabilities and reduced mobility in relation to all modes of transport; and 

c) Create places that are safe, secure and attractive – which minimise the scope for conflicts between 

pedestrians, cyclists and vehicles, avoid unnecessary street clutter, and respond to local character and design 

standards. 

7.372 At the regional level, London Plan Policy T1 explains that all development should make the most effective use of 

land, reflecting its connectivity and accessibility by existing and future public transport, walking and cycling routes, 

and ensure that any impacts on London’s transport networks and supporting infrastructure are mitigated. 

7.373 London Plan Policy T2 states that development proposals should promote and demonstrate the application of the 

Mayor’s Healthy Streets Approach and Policy T4 explains that development proposals should reflect and be 

integrated with current and planned transport access, capacity and connectivity.  

7.374 Furthermore, Policy T.7 explains that development proposals that would be referable to the Mayor of London will 

require the submission of a Transport Assessment and a Travel Plan with the planning application.  

Planning Assessment 

7.375 In accordance with London and Local Plan requirements, this application is supported by a Transport Assessment 

prepared by Steer Group and is submitted as part of the Environmental Statement at Chapter 7. In addition, a 

Delivery and Servicing Plan (‘DSP’), Residential Travel Plan (‘RTP’) and a Framework Travel Plan (‘FTP’) have been 

appended to the Transport Assessment.  

7.376 The Transport Assessment analyses the impact of development on the local highway network and sets out how the 

proposals reflect, and are integrated with, current and planned transport access, capacity, and connectivity. 

7.377 The likely significant transport-related effects of the Proposed Development have been assessed against a future 

baseline inclusive of the additional trips associated with the cumulative schemes in the vicinity of the Site for each 

transport mode to represent background traffic growth in and around the Site. 

7.378 The Proposed Development forecast to generate a net reduction in vehicular trips (inclusive of servicing 

movements). The Proposed Development will have a negligible impact on driver delay. The additional public 

transport patronage associated with the Proposed Development is expected to have a permanent, direct, long-term, 

local effect of minor adverse (not significant). 

7.379 The Site benefits from well-designed pedestrian facilities which will prioritise direct connectivity along desire lines. 

The high-quality pedestrian environment within the Site would be further enhanced by improving footways around 

the perimeter of the Site and permeability and connectivity improvements to local facilities and services for the 

benefit of Site users and the local area. 

7.380 Additional demand for public transport from the cumulative schemes will be mitigated directly through service 

enhancements secured as Section 106 Agreement obligations. Therefore, the cumulative effect would be considered 

negligible to minor beneficial (not significant). 

7.381 The pedestrian movement and public realm improvements connect with wider improvements to the public realm 

outside of the Site boundary which would improve the onward pedestrian journey with regards to capacity, 
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severance, delay, fear and intimidation, and amenity. When considered collectively, this would be expected to result 

in minor beneficial (not significant) effect. 

7.382 Additional cycling trips proposed within the cumulative schemes will similarly require high environmental design and 

quality, public realm enhancements and sufficient parking for residents / employees / visitors. These are incorporated 

as mitigation measures, through Proposed Development design and appropriate planning conditions and are 

collectively (across all schemes) expected to have a negligible (not significant) effect on cycling capacity. 

7.383 An Active Travel Zone Assessment has been undertaken to determine how the Proposed Development will support 

and improve key journeys in the Active Travel Zone (‘ATZ’). Accordingly, recommendations have been made to 

improve the pedestrian and cycle environmental on routes between the Site and key destinations. 

7.384 The highway and public transport assessments have demonstrated that the predicted change in trips associated 

with the Proposed Development would not cause a material impact on the local or strategic transport network, 

nevertheless, a number of measures have been proposed to further support sustainable travel. These measures 

include a Delivery and Servicing Plan, a Residential Travel Plan, a Framework Travel Plan, physical highway works 

(set out in Section 5 above), a Construction Logistics Plan, car clubs and a Car Park Management Plan. 

7.385 Overall, it can be concluded that the Proposed Development is a sustainable scheme which supports both the 

Mayor’s Healthy Streets initiative and Vision Zero approach to road safety. Furthermore, it will not have significant 

adverse impacts on the capacities or safe operation of the surrounding transport networks. 

7.386 In summary, it can be concluded that the development proposals are in accordance with the principles of sustainable 

development set out in national, regional and local policy and are therefore fully acceptable in transport planning 

terms. 

Car Parking 

7.387 London Plan Policy T6 states that, “car-free development should be the starting point for all development proposals 

in places that are (or are planned to be) well-connected by public transport, with developments elsewhere designed 

to provide the minimum necessary parking (‘car-lite’). Car-free development has no general parking but should still 

provide disabled persons parking in line with Part E of this policy.” London Plan Policy T6.1 requires that sites in 

Inner London with a PTAL rating of 3 should provide a maximum of 0.25 spaces per dwelling. 

7.388 Policy T6 also explains that appropriate provision should be made for disabled persons parking for Blue Badge 

holders. Policy T6.1 explains that residential development proposals delivering ten or more units must, as a minimum 

ensure that for three per cent of dwellings, at least one designated disabled persons parking bay per dwelling is 

available from the outset. Disabled persons parking bays should be provided in accordance with the standards set 

out in Part H of the policy. 

7.389 Policy T6.1 (C) states that all residential car parking spaces must provide infrastructure for electric or Ultra-Low 

Emission vehicles (‘EVCP’). At least 20%of spaces should have active charging facilities, with passive provision for 

all remaining spaces. 

7.390 London Plan Policy T6.3, requires that sites in Inner London provide a maximum of up to 1 space per 75sqm gross 

internal area (GIA) for retail development, with the exception of disabled persons parking. 

7.391 Local Plan Policy confirms that the London Plan car parking standards should be applied. 

7.392 In total 62no. residential car parking spaces will be provided (representing a car parking ratio of 0.11 spaces per 

unit).  Of the 62no spaces, 18no. (3%) of spaces will be Blue Badge accessible spaces. The residential car park will 

be provided at ground floor of Block B, accessed via Leyland Road.  

7.393 This residential car parking ratio falls within the London Plan 2021 guidance which states a maximum ratio of 0.25 

parking spaces per unit. The car parking ratio has been confirmed as acceptable by LBL Highways Officers through 

pre-application discussions.  

7.394 A separate car park is provided for commercial uses at the ground floor of Block C accessed via Burnt Ash Road. 

The commercial car park will provide a total of 14no. car parking spaces comprising 10no. standard spaces and 2no. 

Blue Badge accessible spaces.  

7.395 All parking spaces will be equipped with EVCP to meet a 20% active EVCP provision plus 80% passive provision 

as per London Plan (2021) guidance. 



   
  

 
 

Planning Statement. | Leegate Centre, Lee Green, London, SE12 8SS | Prepared on behalf of GHL (Leegate) Limited 
Ref: I1095419 | 23 May 2022 | Public 74 
 

7.396 A further four parking bays are provided along Leyland Road, two accessible spaces for visitors and two car club 

bays. 

7.397 The proposed car parking provision complies with policy requirements and is therefore considered acceptable. 

Further detail is provided in the Transport Assessment prepared by Steer Group. 

Cycle Parking 

7.398 Paragraph 112 of the NPPF provides support the promotion of cycling, outlining that development proposals should 

encourage modes of sustainable transport including cycling, and should therefore provide sufficient cycle 

infrastructure and facilities. 

7.399 London Plan Policy T5 explains that development proposals should help remove barriers to cycling and create a 

healthy environment in which people choose to cycle. Proposals will be expected to provide appropriate levels of 

cycle parking, which is fit-for-purpose, secure and well located in accordance with the London Cycling Design 

Standards. The policy sets out that developments should provide cycle parking at least in accordance with the 

minimum standards set out in the Plan. Local Plan Policy confirms that the London Plan cycle parking standards will 

be applied. As part of Policy T5, Lewisham is designated as an area where higher minimum cycle parking standards 

apply.  

7.400 The redevelopment will provide cycle parking in accordance with the London Plan minimum cycle parking standards. 

7.401 All long-stay cycle parking has been accommodated in a combination of two-tier cycle racks and Sheffield Stands 

(20%), including a further 5% accessible Sheffield Stands at various safe, secure and dry locations on-site, each 

within close distance of cores. Each block has dedicated cycle storage facilities and residential and commercial 

facilities are separated. Sheffield stands will also be provided for short stay parking adjacent to buildings for visitors, 

in visible locations to encourage use and increase natural surveillance. 

7.402 As such, the proposed cycle parking provision is in accordance with London Plan and Local Plan requirements. 

Refuse and Servicing 

Policy Context 

7.403 Paragraph 112 of the NPPF indicates that applications for development should ensure that the efficient delivery of 

goods and services has planned for in the schemes design. 

7.404 London Plan Policy T7 explains that development proposals should facilitate safe, clean, and efficient deliveries and 

servicing. To achieve this, proposals should provide adequate space for servicing, storage and deliveries should be 

made off-street, with on-street loading bays only used where this is not possible. Policy T7 (G) states that Delivery 

and Servicing Plans will be required and should be developed in accordance with TfL guidance and in a way which 

reflects the scale and complexities of developments. 

7.405 London Plan Policy D6 states that housing should be designed with adequate and easily accessible storage space 

that supports the separate collection of dry recyclables, food waste, and residual waste.  

7.406 At the local level, Core Strategy Policy 13 requires all new major development to submit and implement a Site Waste 

Management Plan, in accordance with London Plan requirements. 

Planning Assessment 

7.407 This application is supported by a Site Waste Management Plan (‘SWMP’) prepared by Stantec, which outlines the 

strategy to minimise waste to landfill and to provide for the reuse, segregation, recycling and composting of waste 

that does arise.  

7.408 The Proposed Development will include 563no. residential units and thus generating approximately 430 tonnes of 

household waste per annum. This represents a 0.4% increase in the amount of household waste managed by LBL. 

7.409 The anticipated residential waste volumes and segregation requirements have been identified and accommodated 

within dedicated bin stores for each block and core. It has been agreed with LBL that the residential waste and 

recycling will be collected by LBL via twice weekly collections. 
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7.410 The details of collection and servicing arrangements for the commercial waste generated by the Proposed 

Development will subject to the contractual obligations that any commercial tenants enter into.  This will be influenced 

by the level of segregation they request and the frequency of collections that are agreed. 

7.411 Commercial units will be being provided on a shell and core basis and as such the storage areas for commercial 

waste streams will be designed within the internal fit out of the units when taken on by the tenants. 

7.412 This planning application is also supported by a Delivery and Servicing Plan (‘DSP’) prepared by Steer Group and 

is submitted as part of the Environmental Statement at Volume 4 Technical Appendices. 

7.413 A total of four servicing bays are proposed around the development, two along Leyland Road, one along Burnt Ash 

Road and the retention of the existing bay on Eltham Road. All access two and from can be afforded from the public 

highway in forward gear. The areas have been designed to be able to operate without detriment to car park and 

access operations for the wider development.  

7.414 It has been estimated that the future delivery and servicing demands created by the Proposed Development will 

equate to 99 delivery and servicing vehicles per day and the DSP demonstrates that these vehicle trips can be 

sufficiently accommodated without detriment to the local highway network.  

7.415 A toolkit of measures is proposed to be taken forward as the DSP evolves over time in order to encourage 

sustainable freight movements to / from the Site and to reduce unnecessary servicing and delivery trips, particularly 

during peak times. The building management company will be responsible for creating a delivery schedule once the 

tenants have occupied the various land uses, and targets will be developed following occupation.  

7.416 The DSP explains how the servicing of the development can be carried out efficiently, without creating any negative 

impacts upon the local highway network, residents, and commercial occupiers within and surrounding the site and 

the environment.  

7.417 Matters relating to servicing and delivery during the construction phase of the development are discussed below in 

the section entitled Construction and Environmental Management.  

7.418 In consideration of the above, it is concluded that the proposed servicing, delivery and refuse strategy complies with 

policy requirements across all levels. Please refer to the accompanying SWMP and DSP for further detail. 

Energy  

Policy Context 

7.419 National, strategic and local planning policy aims to support a low carbon future and to increase the use and supply 

of renewable and low carbon energy.  

7.420 Paragraph 152 of the NPPF states that development proposals should support the transition to a low carbon future 

in a changing climate, encourage the reuse of existing resources, including the conversion of existing buildings, and 

support renewable and low carbon energy and associated infrastructure. 

7.421 Paragraph 154 of the NPPF states that development should help to reduce greenhouse gas emissions through its 

location, orientation, and design. Paragraph 157 states that in determining planning applications, local planning 

authorities should expect new development to take account of landform, layout, building orientation, massing and 

landscaping to minimise energy consumption.  

7.422 At the strategic level, London Plan Policy SI 2 seeks to ensure that new major development be net zero-carbon 

through the reduction in greenhouse gas emissions in operation and minimising both annual and peak energy 

demand in accordance with the following energy hierarchy:  

1) Be lean: use less energy and manage demand during operation;  

2) Be clean: exploit local energy resources (such as secondary heat) and supply energy efficiently and cleanly;  

3) Be green: maximise opportunities for renewable energy by producing, storing and using renewable energy 

on-site;  

4) Be seen: monitor, verify and report on energy performance. 
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7.423 Policy SI 2 (B) explains that major development proposals should include a detailed Energy Strategy to demonstrate 

how the zero-carbon target will be met within the framework of the energy hierarchy.  

7.424 Policy SI2 (C) explains that a minimum on-site reduction of at least 35 per cent beyond Building Regulations is 

required for major development. Residential development should aim to achieve 10 per cent, and non-residential 

development should aim to achieve 15 per cent through energy efficiency measures. Where these targets cannot 

be met on site, a financial contribution to the Legacy Corporation Carbon Off-setting Fund will be required as per 

Local Plan Policy S.2.  

7.425 London Plan Policy SI 3 Part D requires major development proposals within Heat Network Priority Areas should 

have a communal low-temperature heating system. 

7.426 Policy SI4 explains that major development proposals should demonstrate through an Energy Strategy how they will 

reduce the potential for internal overheating and reliance on air conditioning systems in accordance with the cooling 

hierarchy. 

7.427 The requirement for an Energy Strategy is also required by local policy, as set out in Core Strategy Policy 8.  The 

policy further states that all new residential development (including mixed use) will be required to achieve a minimum 

of Level 6 standards in the Code for Sustainable Homes, or any future equivalent. 

7.428 Lewisham Development Management Policy 22 requires all developments to maximise design measures that 

maximise energy efficiency, manage heat gain, and deliver cooling. For example, through passive solar design. 

Planning Assessment 

7.429 In accordance with London Plan and Local Plan policy, this application is accompanied by an Energy Strategy 

prepared by Whitecode. The Energy Statement demonstrates how the development has been designed in 

accordance with the London Plan energy hierarchy, by looking at passive design and energy efficiency measures, 

prior to the incorporation of low and zero-carbon technologies. 

7.430 The adopted Energy Statement for the Proposed Development will result in a highly efficient, low-carbon building. 

The full details are proposed in the Energy Statement, however how the Proposed Development will meet the 

requirements of the energy hierarchy are summarised below. 

Demand Reduction (Be Lean) 

7.431 Energy demand will achieve a 17% reduction in domestic carbon emissions and 32% reduction in non-domestic 

carbon emissions at ‘Be Lean’ stage due to the passive and active energy efficiency measures incorporated.  This 

meets the minimum carbon reduction required by the London Plan at Be Lean stage. 

Heating Infrastructure (Be Clean) 

7.432 Incorporation of an on-site district heating and CHP system at this stage is deemed to not be feasible given that no 

network currently exists in close proximity to the Site. The LBL have confirmed that that there are no plans for a 

district heat network in the area of the development in the foreseeable future. Nonetheless, there has been future 

proofing added to the design to ensure that a District Heat Network could be installed at a later date if required. 

7.433 There are no suitable waste heat sources available near the Site. Therefore, the most appropriate environmental 

source is air and therefore Exhaust Air Source Heat Pumps (‘EAHP’) are proposed for the residential and air source 

heat pumps for the commercial for the space heating and hot water, as an onsite low carbon heat source. As such 

are proposed and shall be reported under the Be Green stage of the energy hierarchy. The result is there is no 

carbon reduction proposed at the Be Clean stage, however it is noted that there is no policy requirement for a specific 

reduction at this stage.  

Renewable Energy (Be Green)  

7.434 A full review of potential renewable energy technologies that will be appropriate for the Proposed Development has 

been undertaken and forms part of the Energy Strategy. 

7.435 EAHP have been identified as the most appropriate technology to provide the heating and hot water for the 

residential dwellings. 

7.436 The commercial units are all being provided as shell and core units. The heating and cooling strategy is to be 

determined by the tenant, however heating and cooling plant allowances have been made based on VRF units 
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capable of providing both the heating and cooling requirements for the units. The heating and cooling will be provided 

by air source heat pumps (ASHP), and the hot water assumed direct electric at this stage. 

7.437 The supermarket is to be shell and core with heating and cooling anticipated to be provided by a reversible chiller. 

This technology suits the simultaneous heating and cooling load so provides the most energy efficient and cost-

effective operational solution for providing heating and cooling to the unit. 

7.438 In line with the Be Seen policy, the Applicant has committed to monitoring the performance of the heat pump system 

at post construction stage and for five years post occupation. 

7.439 In addition, there is sufficient space on the roof to provide an array of Photovoltaic Panels (‘PV’) and this will be 

selected at a high performance, of at least 375 watts per panel. 

7.440 When EAHP and PV are added to the design, there has been a 71% carbon reduction against the ‘Be Lean’ results 

and a 90% carbon reduction compared to baseline (site wide). 

Overheating 

7.441 An Overheating Assessment has been undertaken by Whitecode and has been submitted as an appendix to the 

Energy Statement. The Proposed Development has been assessed in accordance with the cooling hierarchy 

detailed in London Plan Policy SI4 and the latest Energy Assessment Guidance, in order to reduce overheating and 

minimise the use of air conditioning. 

7.442 In summary, all proposed residential units comply with the TM59 Criteria when windows are able to open normally 

and when blinds are implemented. The proposed EAHP will be provided to all dwellings, and this will assist the 

reduction of temperature where there are acoustic issues. 

Conclusion 

7.443 The energy strategy has followed the London Plan’s energy hierarchy and it has maximised on-site carbon reduction 

through the use of EAHP, ASHP and PV to achieve a site-wide carbon reduction of 90%.  

7.444 It has been shown that the carbon reduction target of ‘zero carbon’ cannot be feasibly or viably met on site.  In this 

case a commitment is made to ensure the shortfall is met off-site or a payment is made to into the borough’s carbon 

offset fund.   

7.445 The remaining regulated carbon dioxide emissions (to 100%) for the development (503.3 Tonnes/annum) will offset 

through a cash in lieu contribution of £182,770 (based on £95/Tonne for a period of 30 years) to the LPA, to be ring 

fenced to secure delivery of carbon dioxide savings elsewhere. 

Sustainability  

Policy Context 

7.446 London Plan Policy GG3 states that to improve Londoners’ health and reduce health inequalities, those involved in 

planning and development must assess the potential impacts of development proposals on the mental and physical 

health and wellbeing of communities, in order to mitigate any potential negative impacts, maximise potential positive 

impacts, and help reduce health inequalities, for example through the use of Health Impact Assessments.  

7.447 Policy SI2 (F) states that development proposals referable to the Mayor should calculate whole life-cycle carbon 

emissions through a nationally recognised Whole Life-Cycle Carbon Assessment and demonstrate actions taken to 

reduce life-cycle carbon emissions.  

7.448 Policy SI5 explains that in order to minimise the use of mains water, water supplies and resources should be 

protected and conserved in a sustainable manner. Development proposals should incorporate measures to achieve 

lower water consumption rates and achieve at least the BREEAM excellent standard for the ‘Wat 01’ water category.  

7.449 Policy SI7 explains that developments should seek to conserve resources, reduce waste and support a circular 

economy. Applications referable to the Mayor should be supported by a Circular Economy Statement. 

7.450 At a local level, LBL Core Strategy 8 states that the Council will prioritise the reduction of the environmental impact 

of all new developments, with a focus on minimising the overall carbon dioxide emissions of the development while 

improving sustainability aspects. Sustainability Statements are required for all new major developments.  
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Planning Assessment  

7.451 In accordance with London Plan and Local Plan policy, this application is accompanied by a Sustainability Statement 

and BREEAM Pre-Assessment prepared by Whitecode.  

7.452 The Statement explains the different strategies that have been put in place to deliver sustainable development, 

through the application of a holistic and systematic approach. The approach has been informed by a comprehensive 

set of sustainability, resources, and wellbeing policies which have come together to form an ambitious sustainability 

strategy. 

7.453 The BREEAM Pre-Assessment confirms that the Proposed Development would achieve BREEAM ‘Excellent’ rating, 

including Excellent for the ‘Wat 01’ water category. 

7.454 In accordance with London Plan Policy SI7 this application is also supported by a Circular Economy Statement 

prepared by Whitecode. The Statement demonstrates how circular economy principles have been considered from 

the project outset, including holding meetings and working through design solutions to ensure the proposed 

development demonstrates a holistic approach to sustainability and energy performance.  

7.455 In accordance with London Plan Policy SI2 (F) this application is supported by a Whole Life-Cycle Carbon 

Assessment prepared by Whitecode. The aims of the embodied carbon assessment study were to assess the 

associated embodied carbon impact of the design based on current information at RIBA Design Stage 2, and to 

identify embodied carbon hotspots and develop recommendations to reduce their impacts.  

7.456 On the basis of the above, it has been demonstrated that the development achieves the highest standards of 

sustainable design and construction, and accords with national, regional and local policy.  

Flood Risk and Drainage 

Policy Context 

7.457 Chapter 14 of the NPPF sets out the sequential approach to planning new development and flood risk. The NPPF 

seeks to guide development to areas of low flood risk, ideally to Flood Zone 1. Paragraph 167 states that when 

determining any planning applications, LPAs should ensure that flood risk is not increased elsewhere and where 

appropriate, applications should be supported by a site-specific flood-risk assessment. Further, paragraph 169 sets 

out that major developments should incorporate sustainable drainage systems unless there is clear evidence that 

this would be inappropriate.  

7.458 London Plan Policy SI12 explains that development proposals should ensure that flood risk is minimised and 

mitigated, and that residual risk is addressed.  

7.459 Policy SI13 explains that development proposals should aim to achieve greenfield run-off rates and ensure that 

surface water run-off is managed as close to its source as possible. There should also be a preference for green 

over grey features, in line with the drainage hierarchy. Policy SI13 (D) explains that drainage should be designed 

and implemented in ways that promote multiple benefits including increased water use efficiency, improved water 

quality, and enhanced biodiversity, urban greening, amenity and recreation.  

7.460 At the local level, Lewisham Core Strategy Policy 10 advises that Applicants must demonstrate that their proposal 

will deliver a positive reduction in flood risk to the borough.  

Planning Assessment 

7.461 In accordance with the NPPF, London Plan and Local Plan Policies, a Flood Risk Assessment (‘FRA’) has been 

undertaken by Cole Easdon is submitted in support of this planning application. The FRA investigates flood risk on 

the Site and the surrounding area and outlines the mitigation measures proposed to ensure the sustainable and safe 

development of the Site.  

7.462 The FRA considers the flood risk to the Proposed Development from various sources, such as fluvial, sewers, 

groundwater, reservoirs, drains, ditches and overland flow. The FRA confirms that fluvial flood risk is considered to 

be high, and that surface water flood risk is considered to be moderate. Flood risk from all other sources is 

considered to be low. 

7.463 The north-western part of the site is within Flood Zone 3 (High Risk) and Flood Zone 2 (Medium Risk) from the River 

Quaggy. The River Quaggy is located 50m north-west of the site at its closest point. The south-eastern part of the 
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site is within Flood Zone 1 (Low Risk). The Site is protected by River Quaggy flood defences/FSA up to the 1:70 

year event. 

7.464 With regard to the sequential test, the application site is an allocated site under Local Plan Site Allocation SA23 

(Leegate Centre) in the adopted development plan. LBL have advised that, as Lewisham undertook a Sequential 

Test for this Site in 2009, it is not necessary for the Applicant to undertake another Sequential Test. 

7.465 An exception test is required for the proposed public house as it falls within the extent of Flood Zone 3. Nonetheless, 

it has been evidenced that the proposed public house will deliver wider sustainability benefits to the community, 

which will outweigh the flood risk and therefore satisfy the first part of the exception test. The second part of the 

exception test is met via the provision of the FRA that demonstrates that the development will be safe for its lifetime 

without increasing flood risk elsewhere. 

7.466 A number of flood risk mitigation measures have been incorporated into the design of the Proposed Development 

where required, including finished floor levels, dry refuge areas, flood resilient construction methods, compensatory 

storage and early warning and safe evacuation plans. 

7.467 A drainage strategy has been prepared for the Proposed Development in accordance with the drainage discharge 

hierarchy set out in CIRIA C753 The SuDS Manual. Post development surface water will be discharged to public 

combined sewer via below ground cellular attenuation tanks. Post development runoff will be restricted to 6.5 l/s. 

This represents significant betterment over current unattenuated discharge rates from the existing site. 

7.468 The drainage has been designed to accommodate and dispose of runoff from all storms up to and including the 

1:100-year storm with a 40% allowance for future climate change, without flooding. 

7.469 In addition to reduction in water run-off, the proposed SuDS will provide multiple benefits including enhanced 

biodiversity, urban greening, amenity and recreation as explained in detail in the above landscaping and public realm 

section of this statement.  

7.470 On the basis of the minimal risk of flooding and proposed SuDS, it is considered that the Proposed Development 

accords with flooding and drainage policy requirements across all levels. Please refer to the FRA prepared by Cole 

Easdon for further details. 

Fire Safety 

7.471 As set out in London Plan Policy D12, all major development proposals, in the interests of fire safety and to ensure 

the safety of all building uses, must achieve the highest standards of fire safety. Furthermore, all major development 

proposals should be accompanied by a Fire Statement, which is an independent fire strategy, produced by a third 

party, suitably qualified assessor. 

7.472 In accordance with requirements of Policy D12, a Fire Statement has been prepared by Hoare Lea and is submitted 

in support of this planning application. Hoare Lea have reviewed the Proposed Development against the relevant 

design guides, and in relation to fire safety for this development category and have confirmed that the design 

achieves an elevated standard of fire safety when reviewed against all current Statutory Guidance and Government 

Published Guidance. 

7.473 In addition, a RIBA Stage 2 Fire Safety Strategy Report has been developed to demonstrate how the proposed 

Leegate Centre scheme will comply with the functional requirements of Part B of Schedule 1 of the Building 

Regulations 2010 (as amended). 

Construction and Environmental Management  

7.474 London Plan Policy T7 requires Construction Logistics Plans and Delivery and Servicing Plans to be submitted with 

development proposals. These documents should be developed in accordance with Transport for London guidance 

and reflect the scale and complexity of the development.  

7.475 To ensure high levels of environmental management, this planning application has thoroughly assessed the impacts 

of the construction logistics and management of the proposed development.  

7.476 A Construction Logistics Plan (‘CLP’) and Outline CEMP has been prepared by the Applicant and is submitted in 

support of this application. 
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7.477 The demolition and construction of the Proposed Development will be phased over the following demolition and 

construction sequences:  

• Phase 1:  

o Phase 1A includes the demolition of the northern part of the Site with 9no. existing trees located at 

the junction, Eltham Road and Burnt Ash Road. 

o Phase 1B will comprise the delivery of Block A and associated public realm and landscaping. 

• Phase 2 

o Phase 2A proposes the demolition of the existing Site including 7no. existing trees located on the 

northeast corner of the Site and along Leyland Road. 

o Phases 2B and 2C will deliver Blocks B and C respectively and will follow on from Phase 2A 

demolition. 

7.478 Chapter 5 of the Environmental Statement describes the proposed programme of demolition and construction works, 

specifically the key activities that will be undertaken prior to the completion and operation of the Proposed 

Development. 

7.479 The construction of the Proposed Development will be conducted in line with the Outline CEMP. It is anticipated that 

the demolition and construction of the Proposed Development will span over a 53-month programme, with enabling 

works starting in January 2023 and construction completion in February 2027. 

7.480 The construction methodology is detailed in the Outline CEMP. The Outline CEMP strives to ensure that there is 

minimal environmental impact through lower vehicle emissions and noise levels, a reduced road risk, a reduction in 

congestion and vehicle trips and cost efficiency by ensuring efficient working practices and reduced deliveries. The 

Outline CEMP provides a framework for the subsequent preparation and approval of a full CEMP to be secured by 

planning condition. 

7.481 In terms of traffic management, the CEMP confirms that the Contractor will maintain existing public access routes 

and rights-of-way during construction. Any operations requiring vehicle manoeuvring or interruptions to the footway 

will be planned, notified and controlled. 

7.482 It is anticipated that waste from the construction phase of the development to be a total of approximately 7,569 

tonnes, accordingly a Framework Site Waste Management Plan has been prepared to guide the SWMP. 

7.483 The Outline CEMP confirms that the Site will be registered with the ‘Considerate Constructors Scheme’. This scheme 

ensures that contractors carry out their operations in a safe and considerate manner with due regard to neighbours, 

passing pedestrians and road users. 

7.484 During demolition, noise, dust and vibration will be constantly monitored from various locations around the site, with 

the results evaluated to ensure that the agreed levels are not exceeded. Chapter 13 at Volume 2 of the 

Environmental Statement presents the environmental management and mitigation measures that the Applicant is 

committed to implementing throughout the demolition and construction works to, either eliminate, or reduce the 

significance of any likely environmental effects. 

7.485 In consideration of the above, it is concluded that the proposed outline construction and environmental management 

strategy complies with policy requirements across all levels.  
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8. Planning Benefits  

8.1 This Section sets out those planning benefits associated with the Proposed Development of the Site. In accordance 

with the NPPF, these planning benefits should be given significant weight in the balance as part of the determination 

of this Application.  

8.2 Each one of these planning benefits is considered to be of public benefit. As the list below identifies, overall, the 

benefits arising from the Proposed Development are significant. 

Regeneration and Housing Benefits 

8.3 The Proposed Development will achieve the following regeneration benefits: 

• The development makes efficient and effective use of an allocated, underutilised, previously developed 

brownfield site. The Proposed Development will meet the needs of the existing community, and also the needs 

of future residents, providing high quality housing within the heart of Lee Green. 

• The demolition of the existing on-site buildings and comprehensive redevelopment, which in their current form 

discourage investment and negatively impact the streetscape, townscape and public realm within Lee Green, 

which can contribute to the continued renewal of the area.  

• The provision of a high-quality area of landscaped public realm throughout the development will improve the 

aesthetic appearance and functionality of the space for occupants of the new development and local residents 

who shall use the space. 

• Revitalisation of Lee Green District Centre by provision of public realm enhancements, including the introduction 

of a new public square that will be at the very heart of the Proposed Development.  

• The landscape masterplan breaks down the block of the existing shopping centre and creates a new residential 

area with high quality public realm and increased permeability connecting the Leegate Centre with the wider 

urban fabric.  

• The provision of a community centre, public house, restaurant and other commercial uses accessible from the 

Site at ground floor level will activate street frontages and provide passive surveillance through the daytime and 

evening periods thus improving the pedestrian experience and perception of safety. 

• The provision of modern, high quality, flexible commercial floorspace will ensure that it will meet the needs of a 

variety of future occupiers, maximising the viability and vitality with enhanced usability and attractiveness of the 

floorspace, to minimise vacancy and meet the changing needs of the local community. 

• A high-quality community centre and medical facility will be provided, which will deliver meaningful community 

benefits. 

• The re-provision of the public house will continue to contribute significantly to the community and be a valued 

resource and will meet the policy objectives of the London Plan, which will make a positive contribution to the 

night-time economy. 

• The significant net increase in housing by 527no. homes (563no. in total) which will help make a significant 

contribution to meeting the substantial demand for affordable housing within Lee Green and the LBL more 

widely as well as supporting the new commercial and community facilities being provided. 

• Of the 563no. new build homes,173no. (36% by habitable room) will be affordable comprising a mix of 

intermediate home ownership (30%) and social rented (70%) dwellings in line with the London Mayor’s 

affordable housing aspirations. 

• The proposed housing mix and types will meet the needs of the community, with the inclusion of smaller homes 

together with larger family sized accommodation to meet the needs of both the existing residents as well as 

future generations. 

• The delivery of 55no. wheelchair accessible homes (equate to 10% of total dwellings) will meet the needs of 

the whole community. 
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• The erection of high-quality homes which meets modern standards of design and construction, as well as 

providing the best possible living conditions for residents. 

• The provision of highly sustainable homes will help reduce fuel poverty. 

Environmental Benefits 

• Provision of a highly sustainable development that encourages active travel, for example through the policy 

compliant provision of 1,010no. long and 140no. short stay cycle parking spaces.  

• Setting high standards of sustainability, for example through targeting BREEAM ‘Excellent’ for the commercial 

floorspace. 

• Achievement of a significant biodiversity net gain (171.48%) associated with the proposed landscaping, 

incorporating specific measures to increase biodiversity with the Site. 

• Delivery of an Urban Greening Factor of 0.364 representing a significant improvement when compared with the 

existing Site. 

• Provision of a range of children’s play spaces on-site including 932sqm for aged 0-4 years, 428sqm for 5-11 

years and 153sqm for 12+ years. 

• Adoption of an Energy Strategy has been informed by the London Plan’s energy hierarchy, which maximises 

on-site carbon reduction through the use of EAHP, ASHP and PV to achieve a site-wide carbon reduction of 

90%. 

Economic Benefits  

8.4 The Proposed Development will deliver the following economic benefits: 

• The creation of circa 130 FTE direct jobs during the construction phase. 

• Gross direct effects of the construction phase valued at £4million Gross Value Added (‘GVA’) per annum, with 

a local impact in LBL of £840,000 per annum from direct and indirect employment. 

• Creation of between 148 to 198 FTE jobs during the operational phase.  

• An average GVA during the operation of the Proposed Development of £5.6million per annum, which is an 

increase of £1.1million to the existing GVA from the existing 138 employees on-site. 

• The gross annual expenditure of the residential development will be £16.2million, which will result in an 

additional £8.1million per annum spent in the local economy in LBL. 

• The introduction of new residents and staff to the area will boost local spending and enhance Lewisham’s 

economy.  

• The Proposed Development is estimated to generate £919,000 additional council tax revenue for LBL per 

annum, during the operational phase. 

• New Homes Bonus of £1.02million per annum.  

• A Section 106 Agreement could be used to secure the expected jobs for local people.  

• The Proposed Development is subject to Community Infrastructure Levy payments which are estimated to be 

£4.4million towards Local CIL and MCIL (including indexation).  

8.5 An Economic Benefits Note has been prepared by Greengage and is found at Appendix 11 of this Statement.  

8.6 Paragraph 80 of the NPPF establishes that significant weight is to be given to the need to deliver jobs, growth and 

prosperity. 
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9. Planning Obligations & CIL  

Section 106 Agreement 

9.1 Under Section 106 of the Town and Country Planning Act 1990, as amended, LPA’s have the power to enter into 

planning obligations with any person interested in land in their area for the purpose of restricting or regulating the 

development or use of the land, among other things.  

9.2 In accordance with Regulation 122 of the CIL Regulations, and as stated at paragraph 57 of the NPPF, planning 

obligations must only be sought where they meet all of the following tests: 

a) Necessary to make the development acceptable in planning terms; 

b) Directly related to the development; and 

c) Fairly and reasonably related in scale and kind to the development. 

9.3 Paragraph 55 of the NPPF explains that planning obligations should only be used where it is not possible to address 

unacceptable impacts through a planning condition. 

9.4 Paragraph 56 states that, “planning conditions should be kept to a minimum and only imposed where they are 

necessary, relevant to planning and to the development to be permitted, enforceable, precise and reasonable in all 

other respects.” It continues, “agreeing conditions is beneficial to all parties involved in the process and can speed 

up decision making. Conditions that are required to be discharged before development commences should be 

avoided, unless there is clear justification.” 

9.5 The LBL Planning Obligations SPD sets out the approach that the LBL will take to securing obligations and the areas 

where obligations may be sought. 

9.6 The Applicant will enter into a Section 106 Agreement with the LBL to secure the reasonable and necessary planning 

obligations associated with the development in accordance with Regulation 122 of the CIL Regulations, the Local 

Plan and the Planning Obligations SPD. 

9.7 Planning obligations will be secured to mitigate impacts arising from the scheme, potentially including provisions 

associated with the following: 

• Affordable housing (minimum of 36% by habitable room); 

• Wheelchair housing; 

• Local labour and business; 

• Site servicing and Management Strategy; 

• Carbon offset contribution; 

• Highways and Transport; 

o TfL public transport improvements contribution 

o LBB highway and public realm works contribution  

o Section 278 Agreement/s 

o Parking permits restrictions  

o Car Club Strategy 

o Controlled Parking Zone / Restricted Parking Zone 

o Temporary road closures 

o Travel Plan  

• Public realm works and Public Realm Access Management Plan; 
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• Children’s play space contribution; and 

• Monitoring fee and legal costs. 

Community Infrastructure Levy 

9.8 The LBL CIL Charging Schedule came into force on 1st April 2015. The Site falls within CIL Charging Zone 2 and 

the CIL rates relevant to the Proposed Development per sqm are set out below: 

• Use Class C3 (£70 per sqm); 

• Use Class B (£0 per sqm); and 

• All Other Uses (£80 per sqm).  

9.9 The Proposed Development will also be liable for Mayoral CIL (‘MCIL2’). MCIL2 in the LBL is charged at £60 per 

sqm. 

9.10 It is estimated that the Proposed Development would contribute £4.4million towards LBL and MCIL2 (including 

indexation).  
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10. Conclusion  

10.1 This Planning Statement has been prepared by Knight Frank LLP (‘Knight Frank’) on behalf of GHL (Leegate) Limited 

in support of a Full Planning Application for the residential-led mixed-use redevelopment of the Leegate Centre, Lee 

Green, London, SE12 8SS. 

10.2 The Proposed Development will deliver 563no. high-quality residential units, together with flexible commercial 

floorspace (Use Class E), a community centre (Use Class F2) and a new public house (Sui Generis). In addition, 

there will be significant public realm improvements, including a new Square, works for hard and soft landscaping, 

and all necessary enabling works.  

10.3 The redevelopment will transform, enliven and create prosperity in what is currently a failing district centre which 

attracts antisocial behaviour.   

10.4 The redevelopment of the Site has been the subject of on-going planning discussions for over 7 years, with the first 

pre-application meeting between the previous owner and the GLA taking place in September 2014 (following a 

formal pre-application meeting with TfL in July 2014. The principle of mixed-use redevelopment has been, and 

continues to be, supported by the LBL and the GLA. 

10.5 The Site is clearly considered a prime location for redevelopment and one which, if such redevelopment is optimal, 

can deliver transformative effects. The key objectives of the Proposed Development are to: 

• Deliver sustainable regeneration of an allocated, underutilised, brownfield site, which is beyond its design life 

cycle; 

• Reinvigorate Lee Green District Centre by providing a new flexible retail and commercial offer which responds 

to the Site’s function and compliments the existing services and facilities at Lee Green;  

• Provide a range of new housing types and sizes to create a diverse and cohesive community, including the 

delivery of 36% affordable housing (by habitable room) comprising 70% social rent and 30% intermediate home 

ownership tenures; 

• Deliver a landscape masterplan comprising a number of character areas, including a new public square that will 

be the heart of the development supported by a reimagined Tigers Head Junction, a northern link to the public 

square from Eltham Road and an attractive pedestrian and cycle friendly residential street along Carston Close; 

• To contribute to the greening and biodiversity of London by including urban greening as a key element of the 

design and by delivering a high-quality landscape which includes tree planting, shrub and herbaceous planting, 

rain gardens, biodiverse roofs, vertical greening and podium landscapes; 

• Connect the proposed buildings to the wider community by delivering meaningful community benefits which can 

evolve along with local needs;  

• Create a new and improved pedestrian experience through public realm and transport enhancements, including 

the relocation of the existing Burnt Ash Road pedestrian crossing and creation of new east-west and north-

south links pedestrian and cycle links; and 

• Provide a highly sustainable development that encourages future residents to pick active travel. 

10.6 Over time, the Site has become underutilised and dilapidated and is now considered to have a negative effect on 

the existing townscape, making the Leegate Centre itself an unpleasant destination for tenants and visitors. The 

design, layout and current condition of the Centre has resulted in an unsafe environment that has become associated 

locally with crime and antisocial behaviour.  

10.7 The principle of a high-density mixed-use development on the Site, including residential uses, is well established 

and supported across all policy levels. The Site has been allocated for comprehensive mixed-use development in 

the Local Development Plan since 2013. Furthermore, the Site is subject to a resolution to grant planning permission 

(Ref. DC/14/090032) and an undetermined planning application for retail-led mixed-use redevelopment (Ref. 

DC/18/107468).  

10.8 Emerging planning policy seeks to optimise the housing potential of land, particularly underutilised brownfield sites, 

through a design-led approach. Indeed, draft Site Allocation 3 (Leegate Shopping Centre) identifies an indicative 
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capacity of 450no. net residential dwellings, which is a significant increase in the quantum proposed by the 2015 

and 2018 applications. The increase in the Site’s indicative development capacity is based on a comprehensive 

technical and design led approach to the site and clearly reflects the need to optimise the capacity of a highly 

sustainable, town centre, brownfield, development sites, as required by the new London Plan. 

10.9 The Proposed Development represents a significant opportunity to replace a collection of underused and dilapidated 

buildings, which in their current form have a detrimental social and visual impact on the surrounding area, with a 

high-quality design-led residential-led mixed-use development that contributes to the revitalisation of the District 

Centre, delivers much needed housing (including affordable) and meets the aspirations of the adopted and emerging 

Development Plan. 

10.10 In terms of design, this Planning Statement should be read alongside the DAS, Inclusive Design chapter and the 

THVIA. These documents fully explain the design rationale, and justify it in architectural, heritage and townscape 

terms. It is concluded that the proposed development is of an appropriate layout and density which optimises the 

Site, is exemplary in terms of appearance and provides high-quality residential accommodation designed to be 

inclusive and accessible. 

10.11 The height and design of the Proposed Development has been carefully considered and has evolved through 

extensive pre-application discussions with officers at the LBL, GLA, Historic England, as well as presentations to 

the LBL DRP. Overall, the development is of exceptional architectural quality and shall contribute positively to the 

townscape and the streetscape. This DRP has confirmed the Proposed Development, in particular Building A1 is 

successful as a ‘tall building’.  

10.12 It is considered that the Proposed Development reflects and builds upon the requirements of London Plan Policy D9 

and as such tall buildings are considered suitable in this location. In addition, the range of significant additional public 

benefits should also be given significant weight in the planning process. 

10.13 The Proposed Development will also deliver significant public realm enhancements on the Site and the wider Lee 

Green area which will improve the aesthetic appearance and functionality of these spaces and enhance urban 

greening and biodiversity habitat.  

10.14 In terms of amenity impacts, transportation and highways, flooding and sustainability and energy, this Planning 

Statement and the supporting submission documents collectively conclude full compliance with the development 

plan policies.  

10.15 An Environmental Statement, prepared by Temple, is submitted alongside this planning application which assess 

the acceptability of the proposals against the relevant policy context. 

10.16 The Statement has also explained the regeneration, housing, environmental and economic benefits of the Proposed 

Development of which are material to the consideration of the application. 

10.17 This Statement sets out the planning justification for the Proposed Development. It should be read in conjunction 

with the suite of supporting documents submitted with the application. 

10.18 The Statutory Development Plan for the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 

(2004) (as amended) comprises: the London Plan (2021), LBL Core Strategy (2011), LBL Site Allocations Local 

Plan (2013), and LBL Development Management Local Plan (2014). In developing the scheme proposals, 

consideration has been given to the relevant adopted and emerging national, regional, and local planning policy and 

guidance. 

10.19 Given the above, it is concluded that the proposals accord with the adopted and emerging Development Plan as 

well as national guidance and will deliver a range of significant and needed planning benefits, which are material to 

the consideration of the application. On this basis, it is concluded that planning permission should be granted. 
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Appendix 2. Flood Risk Map 
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Application Ref. Description of Development Decision / Date 

DC/18/107468 Proposed development at Leegate Shopping Centre, bounded by Burnt 

Ash Road, Eltham Road, Leyland Road and Carston Close, London, SE12 

8SS for the demolition of the existing buildings and redevelopment to 

provide a retail led mixed use development, including residential (Use 

Class C3), food store (Use Class A1), retail units (Use Class A1-A4), 

assembly and leisure (Use Class D2), non-residential institutions (Use 

Class D1), public realm, associated car parking, cycle parking, highways 

works, landscaping, access and all other associated work. 

Submitted June 

2018, pending 

determination 

DC/17/101634  Scoping Opinion request submitted under Regulations 13 of the Town and 

Country Planning (Environmental Impact Assessment) Regulations 2011 

(amended) in respect of the comprehensive redevelopment of the Leegate 

shopping centre, Lee, SE12 including demolition, in order to provide a 

mixed use development. 

Scoping opinion 

issued 2nd August 

2017 

DC/17/104181 The Change of use of a B1 (Office) to a D2 (Yoga Studio) at unit 31-32, 

The Lee Gate Shopping Centre, 16 Lee Gate, SE12. (Please note revised 

description).  

Approved 22nd 

December 2017 

DC/14/090032 Proposed development at Leegate Shopping Centre, bounded by Burnt 

Ash Road, Eltham Road, Leyland Road and Carston Close, London, SE12 

8SS for the demolition of the existing buildings and redevelopment to 

provide a retail led mixed use development, including residential (Use 

Class C3), food store (Use Class A1), retail units (Use Class A1-A4), 

assembly and leisure (Use Class D2), non-residential institutions (Use 

Class D1), public realm, associated car parking, cycle parking, highways 

works, landscaping, access and all other associated work.  

Resolution to grant 

May 2016, subject to 

S106 being signed 

DC/14/88269 Screening and Scoping Opinion request submitted under Regulations 5 & 

13 of the Town and Country Planning (Environmental Impact Assessment) 

Regulations 2011 in respect of the comprehensive redevelopment of the 

Leegate shopping centre, including demolition, in order to provide a retail 

led mixed use development, comprising buildings ranging from 2-11 

storeys in height, incorporating approximately 26,550 sqm residential (Use 

Class C3), 3,650 sqm food store (Use Class A1), approximately 3,050 sqm 

retail units (Use classes A1-A5), approximately 1,650 sqm leisure (Use 

Class D2), approximately 300 sqm creche/training (Use Class D1/D2), 

approximately 4,571 sqm public realm, approximately 420 car parking 

spaces, approximately 490 cycle parking, highways works, landscaping 

and all other associated works. 

Scoping opinion 

received 14th August 

2014 

DC/11/077067/X The continued use of 14 (ground floor only) Leegate SE12 as a Place of 

Worship (Use Class D1) 

Refused 18th 

January 2017 

DC/11/077040/FT Details of a scheme of sound insulation submitted in compliance with 

Conditions (2) of the appeal decision dated 14 February 2011(08/67915) 

for the use of the first floor premises at Unit 14A Leegate Centre, Leyland 

Road SE12 as a place of worship. 

Approved 7th 

December 2012 

DC/10/075627/X The continuation of the ground floor premises at 14 Leegate SE12 as a 

place of worship (Use Class D1). 

Refused 28th 

January 2011 

DC/10/076054 Crown reduce three London Plane trees T1-T3 at Leegate Shopping 

Centre, SE12 

Approved 19th 

January 2011 

DC/98/43556 The provision of 24 car parking spaces at the mall area Leegate Shopping 

Centre at the junction of Eltham Road and Leyland Road SE12 and 

vehicular access onto Leyland Road. 

Withdrawn 

DC/10/074890/X The use of the land fronting Units 8-12 & 13-19 Leegate Centre, Eltham 

Road SE12 for a street market for up to 3 days in any week including 

Saturday and Sunday. 

Approved 2nd 

December 2010 
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Application Ref. Description of Development Decision / Date 

DC/10/073816/X  The change of use of 3 Leegate Centre, Burnt Ash Road SE12 from Class 

A1 (Retail) to a Youth Community Centre Class D1 (Non-Residential 

Institutions).  

Approved 14th June 

2010 

DC/05/060938/X Variation of Condition (1) of the planning permission dated 17 December 

1997, for the change of use of the ground and first floors at Units 26/27 

Leegate SE13 (also known as 25 Burnt Ash Road) to Class A3 Use (Food 

and Drink) in order to allow the premises to open for customer business 

from 7am - 1am, Sunday to Thursday, 7am - 1.30am, Friday to Saturday 

and Thursday preceding Good Friday, and Sundays preceding Bank 

Holiday Mondays, 7am-2.30am on Christmas Eve, Boxing Day and New 

Year's Eve; and on 'special days' eg Burns Night, Australia Day etc 7am -

2am if the day falls on Sunday-Thursday and 7am-2.30am if the day falls 

on Friday -Saturday (alcohol sales commencing at 9am each day and 

ceasing thirty minutes before closing time). 

Approved 6th 

January 2006. 

04/057755 The display of an internally illuminated projecting sign, two totem signs and 

non illuminated signage to the side of the bridge linking the stair tower to 

Leegate Shopping Centre, Leegate SE12. 

Approved 25th 

January 2005 

DC/02/050811/X The change of use of 6 Eltham Road SE12 to a place of worship (Use Class 

D1) 

Approved 16th May 

2002 

DC/02/050778X The change of use of Unit 35 Leegate Centre SE12 from educational use 

(Use Class D1) to office and training rooms (Use Class B1). 

Approved 15th April 

2002 

DC/00/046669/FT Variation of conditions (1), (3) & (5) of the planning permission dated 5/7/99 

for the change of use of 14A Leegate Centre SE12 to a gymnasium, to 

allow the use by Mr B Potter as a Private Members Pool Club between the 

hours of 10am-11pm Mondays to Saturdays and 12 noon to 10pm on 

Sundays. 

Approved 24th 

November 2000 

 

99/044337 Change of use of 14A Leegate Centre SE12 to a gymnasium Approved 5th July 

1999 

97/042083 The change of use of the ground and first floors at Units26/27 Leegate 

SE12 (Also known as 25 Burnt Ash Road) to A3 Use (Food and Drink). 

Approved 17th 

December 1997 

96/040949 The change of use of Units 31/32 Leegate Business Centre Lee Green 

SE12 from Class A2 use to a Surveyors office (Use Class B1) to the front 

windows.  

Approved 20th 

December 1996 

96/40740 The continued use of part of the mall area Leegate Shopping Centre at the 

junction of Eltham Road and Leyland Road for a maximum of 8 market 

stalls Mondays to Saturdays. 

Approved 27th 

March 2014 

94/38416 The use of part of the mall area Leegate Shopping Centre at the junction 

of Eltham Road and Leyland Road market stalls. 

Approved 1995 

93/036342  The change of use of the ground floor at 14 Leegate SE12 for the sale of 

motor cycles including parts and accessories together with a M.O.T testing 

centre at the rear.  

Approved 8th July 

1993 

93/004335  The display of an externally illuminated free-standing sign and 2 externally 

illuminated panel signs at Leegate Shopping Centre 

Approved 26th April 

1993 

91/032970 The use of part of 25 Burnt Ash Road SE12 (Known as 26A) as an 

amusement arcade. 

Refused 26th 

September 1991 
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London Plan (2021) 

• Policy GG1 (Building Strong and Inclusive Communities); 

• Policy GG2 (Making the Best Use of Land); 

• Policy GG4 (Delivering the homes Londoners need); 

• Policy SD6 (Town Centres and High Streets); 

• Policy SD7 (Town Centres: Development Principles and Development Plan Documents); 

• Policy SD8 (Town Centre Network); 

• Policy D1 (London’s form, character and capacity for growth); 

• Policy D3 (Optimising Site Capacity through the Design-led Approach); 

• Policy D4 (Delivering Good Design); 

• Policy D5 (Inclusive Design); 

• Policy D6 (Housing Quality and Standards); 

• Policy D7 (Accessible Housing); 

• Policy D8 (Public Realm); 

• Policy D9 (Tall Buildings); 

• Policy D11 (Safety, Security and Resilience to Emergency);  

• Policy D12 (Fire Safety); 

• Policy D13 (Agent of Change); 

• Policy D14 (Noise); 

• Policy H1 (Increasing Housing Supply); 

• Policy H4 (Delivering Affordable Housing); 

• Policy H5 (Threshold Approach to Applications); 

• Policy H6 (Affordable Housing Tenure); 

• Policy H7 (Monitoring of Affordable Housing); 

• Policy H10 (Housing Size Mix); 

• Policy S1 (Development London’s Social Infrastructure); 

• Policy S4 (Play and Informal Recreation); 

• Policy S6 (Public Toilets); 

• Policy E3 (Affordable Workspace); 

• Policy E9 (Retail, Markets and Hot Food Takeaways); 

• Policy HC1 (Heritage Conservation and Growth); 

• Policy HC3 (Strategic and Local Views); 

• Policy HC6 (Supporting the Night-time Economy); 

• Policy HC7 (Protecting Public Houses); 

• Policy G5 (Urban Greening); 

• Policy G6 (Biodiversity and Access to Nature); 
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• Policy G7 (Trees and Woodlands); 

• Policy SI 1 (Improving Air Quality); 

• Policy SI 2 (Minimising Greenhouse Gas Emissions); 

• Policy SI 3 (Energy Infrastructure); 

• Policy SI 4 (Managing Heat Risk); 

• Policy SI 7 (Reducing Waste and Supporting the Circular Economy); 

• Policy SI 12 (Flood Risk Management);  

• Policy SI 13 (Sustainable Drainage);  

• Policy T1 (Strategic Approach to Transport); 

• Policy T2 (Healthy Streets); 

• Policy T4 (Assessing and Mitigating Transport Impacts);  

• Policy T5 (Cycling);  

• Policy T6 (Car Parking);  

• Policy T6.1 (Residential Parking);  

• Policy T6.3 (Retail Parking); 

• Policy T6.5 (Non-residential Disabled Persons Parking); and 

• Policy T7 (Deliveries, Servicing and Construction).  

LBL Core Strategy (2011) 

• Spatial Policy 1 (Lewisham Spatial Strategy) 

• Spatial Policy 3 (District Hubs); 

• Core Strategy Policy 1 (Housing Provision, Mix and Affordability); 

• Core Strategy Policy 5 (Other Employment Locations); 

• Core Strategy Policy 6 (Retail hierarchy and Location of Retail Development); 

• Core Strategy Policy 7 (Climate Change and Adapting to the Effects); 

• Core Strategy Policy 8 (Sustainable Design and Construction and Energy Efficiency); 

• Core Strategy Policy 9 (Improving Local Air Quality); 

• Core Strategy Policy 10 (Managing and Reducing the Risk of Flooding); 

• Core Strategy Policy 12 (Open Space and Environmental Assets); 

• Core Strategy Policy 13 (Addressing Lewisham’s Waste Management Requirements); 

• Core Strategy Policy 14 (Sustainable Movement and Transport); 

• Core Strategy Policy 15 (High Quality Design for Lewisham);  

• Core Strategy Policy 18 (The Location and Design of Tall Buildings); and 

• Core Strategy Policy 19 (Provision and maintenance of community and recreational facilities). 

LBL Development Management Local Plan (2014) 

• DM Policy 1 (Presumption in favour of sustainable development); 
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• DM Policy 7 (Affordable Rented Housing); 

• DM Policy 13 (Location of Main Town Centre Uses); 

• DM Policy 14 (District Centres Primary and Secondary Frontages); 

• DM Policy 17 (Restaurants and cafes); 

• DM Policy 20 (Public Houses); 

• DM Policy 22 (Sustainable Design and Construction); 

• DM Policy 23 (Air Quality); 

• DM Policy 24 (Biodiversity, Living Roofs and Artificial Playing Pitches); 

• DM Policy 25 (Landscaping and Trees); 

• DM Policy 26 (Noise and Vibration); 

• DM Policy 27 (Lighting);  

• DM Policy 29 (Car Parking); 

• DM Policy 30 (Urban Design and Local Character); 

• DM Policy 32 (Housing Design, Layout and Space Standards); 

• DM Policy 35 (Public Realm and Street Furniture); 

• DM Policy 37 (Non-designated Heritage Assets including Locally Listed Buildings, Areas of Special Local Character and 

Assets of Archaeological Interest); and 

• DM Policy 44 (Places of Worship). 

Draft Lewisham Local Plan (Regulation 18 Document) (2021) 

• Policy OL1 (Delivering an Open Lewisham (Spatial Strategy)); 

• Policy QD1 (Delivering High Quality Design in Lewisham); 

• Policy QD2 (Inclusive and Safe Design); 

• Policy QD3 (Public Realm and Connecting Places); 

• Policy QD4 (Building Heights); 

• Policy QD6 (Optimising Site Capacity); 

• Policy QD7 (Amenity and Agent of Change); 

• Policy QD8 (Noise and Vibration); 

• Policy QD9 (External Lighting); 

• Policy HE2 (Design Heritage Assets); 

• Policy HE3 (Non-Designated Heritage Assets); 

• Policy HO1 (Meeting Lewisham’s Housing Needs); 

• Policy HO3 (Genuinely Affordable Housing); 

• Policy HO5 (High Quality Housing Design); 

• Policy EC1 (A Thriving and Inclusive Local Economy); 

• Policy EC2 (Protecting Employment Sites and Delivering New Workspace); 

• Policy EC9 (Workplace Training and Job Opportunities); 
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• Policy EC11 (Town Centre Network and Hierarchy); 

• Policy EC13 (Optimising the Use of Town Centre Land and Floorspace); 

• Policy EC14 (Major and District Centres); 

• Policy EC19 (Public Houses); 

• Policy CI1 (Safeguarding and Securing Community Infrastructure); 

• Policy CI2 (New and Enhanced Community Infrastructure); 

• Policy CI3 (Play and Informal Recreation); 

• Policy GR3 (Biodiversity and Access to Nature); 

• Policy GR4 (Urban Greening and Trees); 

• Policy SD1 (Responding to the Climate Emergency); 

• Policy SD2 (Sustainable Design); 

• Policy SD3 (Minimising Greenhouse Gas Emissions); 

• Policy SD4 (Energy Infrastructure); 

• Policy SD5 (Managing Heat Risk); 

• Policy SD6 (Improving Air Quality); 

• Policy SD7 (Reducing Flood Risk); 

• Policy SD8 (Sustainable Drainage); 

• Policy SD11 (Reducing and Managing Waste); 

• Policy SD12 (Design to Support the Circular Economy); 

• Policy TR1 (Sustainable Transport and Movement); 

• Policy TR3 (Healthy Streets as part of Healthy Neighbourhoods); 

• Policy TR4 (Parking); 

• Policy TR5 (Deliveries, Servicing and Constructions); 

• Policy LEA1 (East Area Place Principles); and 

• Policy LEA2 (Lee Green District Centre and Surrounds).  

 

 

 

 



   
   

 

 

 

Appendix 5. LBL Adopted Policy Map Extract 
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Appendix 6. Draft Lewisham Local Plan (Regulation 18) – Proposed 

Changes to the adopted Policies Map 
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Appendix 7. Local Plan Site Allocation SA23, Leegate Shopping 

Centre 
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Appendix 8. Draft Local Plan Site Allocation, Leegate Shopping 

Centre 

 



   
   

 

Planning Statement. | Leegate Centre, Lee Green, London, SE12 8SS | Prepared on behalf of GHL (Leegate) Limited 
Ref: I1095419 | 23 May 2022 | Public 106 
 

 

  

 



   
   

 

 

 

Appendix 9. Draft Neighbourhood Plan Site Allocation, Leegate 

Shopping Centre (Policy SA10) 

 



   
   

 

 

 

  

 



   
   

 

 

 

Appendix 10. The Edmund Halley Heritage Note prepared by Iceni 

 



   
   

 

 

Appendix 11. Economic Benefits Note prepared by Greengage 
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