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From: Ben Ford <ben.ford@quod.com>
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Cc: Matthew Sherwood

Subject: Lewisham Reg 19: Representations by Landsec
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Plan.pdf

Dear Sir

Lewisham Reg 19: Representations by Landsec

Landsec welcomes the opportunity to engage with Lewisham Council on its Regulation 19 Local Plan (the “Reg 19
Plan”).

Landsec supports the Council’'s ambition for growth and renewal across the borough and within Lewisham Major
Town Centre, its principal town centre. Landsec commends the Council on many of its development plan policies and
considers that these are consistent with national planning policy and the London Plan.

The key modifications to the Reg 19 Plan proposed by Landsec are summarised below.

= We proposed that indicative capacities enclosed in Site Allocation 2 are revised to reflect site specific proposals by
Landsec, pre-application discussions and Landsec’s up to date needs assessment. The indictive capacity should refer
to 2,500 homes and 40,000 sgm of main town centre floorspace.

= Site Allocation 2 should include additional text which recognises the significant infrastructure requirements and
abnormal costs of delivering the site allocation policy objectives.

» The maximum building height threshold for Site Allocation 2 (Figure 5.5 and Schedule 12) should increase to 30
storeys to reflect the transition with land to the north. Additional text is required to recognise that the maximum height
threshold proposed is indicative and may be exceeded through detailed pre-application analysis. We also suggest
that the heights in metres should be removed from Policy QD4 as the floor-to-floor assumptions do not reflect the
design requirements for town centre development. We suggest that the tall building zone (eastern boundary) be
revised to align to the rear of the high street buildings along the eastern boundary to reflect the Council's tall building
evidence base and include land to the northeast corner of Site Allocation 2.

= The Council’s retail capacity figures should be updated, or additional text included to confirm that updated analysis is
required on a site-by-site basis to support specific planning applications. The retail impact tests should be removed for
town centre planning applications to ensure consistency with national policy.

Landsec is willing to enter a statement of common ground with the Council in advance of the Local Plan examination
in public.

If you do have any queries, please do not hesitate to contact me.

Regards

Ben

Ben Ford
Senior Director
ben.ford@quod.com
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1 Executive Summary

1.1 Landsec welcomes the opportunity to engage with Lewisham Council on its Regulation 19
Local Plan (the “Reg 19 Plan™).

1.2 Landsecsupports the Council's ambition for growth and renewal across the borough and within
Lewisham Major Town Centre, its principal town centre. Landsec commends the Council on
many of its development plan policies and considers that these are consistent with national
planning pelicy and the London Plan.

1.3 Landsec is the owner of Lewisham Shopping Centre, the principal site allocation and
development opportunity for Lewisham Town Centre. Site Allocation 2 of the Reg 19 Plan is
largely comprised of the shopping centre.

1.4 Whilst these representations are written to be read as a comprehensive document, included
at Appendix 1 is the Council’'s completed ‘Proposed Submission document Regulation 19 draft
Consultation Questions’ Form which includes cross references.

Summary of Proposed Modifications to the Regulation 19 Local Plan

1.5 The key modifications to the Reg 19 Plan proposed by Landsec are summarised below.

. We proposed that indicative capacities enclosed in Site Allocation 2 are revised to reflect
site specific proposals by Landsec, pre-application discussions and Landsec’s up to date
heeds assessment. The indictive capacity should refer to 2,500 homes and 40,000 sgm
of main town centre floorspace.

. Site Allocation 2 should include additional text which recognises the significant
infrastructure requirements and abnormal costs of delivering the site allocation policy
objectives.

= The maximum building height threshold for Site Allocation 2 (Figure 5.5 and Schedule
12) should increase to 30 storeys to reflect the transition with land to the north. Additional
text is required to recognise that the maximum height threshold proposed is indicative
and may be exceeded through detailed pre-application analysis. We also suggest that
the heights in metres should be removed from Policy QD4 as the floor-to-floor
assumptions do not reflect the design requirements for town centre development. Ve
suggest that the tall building zone (eastern boundary) be revised to align to the rear of
the high street buildings along the eastern boundary to reflect the Council’s tall building
evidence base and include land to the northeast corner of Site Allocation 2.

" The Council's retail capacity figures should be updated, or additional text included to
confirm that updated analysis is required on a site-by-site basis to support specific
planning applications. The retail impact tests should be removed for town centre planning
applications to ensure consistency with national policy.

1.6 Landsec is willing to enter a statement of common ground with the Council in advance of the
Local Plan examination in public.
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Background

1.7 During 2020 Landsec undertook a detailed review of its Urban Regeneration portfolio in
response to the structural change nationally in the retail sector. Town centres and the way we
shop have been rapidly changing due to the growth of online shopping. The retail sector is
going through its biggest upheaval since the 2008 financial crash which instigated structural
change well before the global pandemic. COVID-19 has accelerated the change and the
demand for retail floorspace is changing. The Arcadia Group (Topshop, Dorothy Perkins,
Burton and Miss Selfridge); Debenhams; Monsoon; Aldo; Antler; Oasis and Warehouse;
Debenhams; Cath Kidston; Laura Ashley; and Peacocks are just a few established high street
retailers who have gone into administration and left the high street.

1.8 How town centres, including Lewisham, are used by local people and retailers will change
forever. Landsec’s assessment included its landholdings in Lewisham and included a feasibility
study to rethink the future of the 45-year-old shopping centre. Landsec engaged various
stakeholders who responded with an overriding desire for change. Almost 70% of respondents
supported Landsec's vision to deliver a visionary town centre regeneration programme focused
around transforming an outdated shopping centre into an integrated and connected thriving
modern metropolitan centre that will be a source of local identity, pride and economic
opportunity for Lewisham. Overall, the community wanted a cleaner, safer town centre with a
redesigned shopping centre, and more pedestrian areas with a greater mix of uses including
those that would support a night-time economy. Lewisham Council and the Greater London
Authority both agreed that the comprehensive redevelopment of the shopping centre and
adjacent land will be central to achieving the vision and objectives for Lewisham town centre.

1.9 Reinvention will not detract from Landsec’s ambition to secure a vibrant and vital future for
Lewisham, it is simply that this ambition will have to be achieved in a new and innovative way,
supported by a flexible development plan. A new vision is required which seeks to balance
several strategic planning issues which we comment on in these representations. These are
long term vacant floorspace; demand for new commercial floorspace; economic regeneration;
development economics and scheme delivery; tall buildings; housing including affordable
housing.

Landsec Vision

1.10 Landsec’s Vision is the sustainable and mixed-use transformation of Site Allocation 2 to re-
integrate the place within its surrounding fabric, weaving the old and the new to create a
layered living neighbourhood above a vibrant and high performing commercial hub. To secure
Lewisham’s future, healthy living and flexible working will come together around a diverse
leisure and retail offer that caters to all. New connecting opportunities will enable the site to
open and bring nature in. The place-shaping process will be inclusive and informed by public
engagement to build upon what already makes the place special, and ensure the place grows
organically over time.

1.11 Landsec’s vision is based upon the foundations set by Lewisham Council, national planning
and the London Plan which support adaptation and diversification of town centres to respond
to the anticipated needs. By taking a positive approach to growth, management and adaptation
town centres are expected to grow and diversify in a way that can respond to rapid changes in
retail and leisure needs allowing a suitable mix of uses including housing. It is recognised that
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residential development plays an important role in ensuring the vitality and viability of our town
centres.

Existing Policy

1.12 National policy and the London Plan establish the policy framework for town centre
diversification to meet the changing face of retail, the recognition that new homes contribute
to town centre vitality and viability and the important role that the evening economy has in
retaining expenditure and providing entertainment and leisure services. We set this out in detail
at Appendix 2.

1.13 The London Plan allocates New Cross/Lewisham/Catford as an opportunity area for 13,500
homes and 4,000 jobs. It recognises that Lewisham will grow in function and population and
has the potential to become a town centre of Metropolitan importance. Public realm and
environmental enhancements of the town centre are proposed to assist the continued
transformation of Lewisham into a ‘high performing’ and ‘vibrant’ retail hub with excellent
leisure services.

1.14 The adopted Lewisham Local Plan (2014) recognises that Lewisham Shopping Centre will be
‘redeveloped over time’. It promotes redevelopment of the Leisure Box and Riverdale Hall for
commercial uses at ground floor and residential above and supports residential conversion of
the Citibank Tower (Lewisham House). It also allocates comprehensive redevelopment of the
Beatties Building and model market to provide retail/restaurants on the ground floor with
commercial or residential uses on the upper floors.

Lewisham Regulation 18 Policy

1.15 The Council's early review (Regulation 18) into the local plan (the “Reg 18 Plan”) promotes
wholesale redevelopment of the shopping centre and adjacent land, known as Site Allocation
2. The Reg 18 Plan allocation included an indicative capacity for 1,579 homes, and 80,388m?
of commercial floorspace (20,097 m? employment and 60,291 m? main town centre) based upon
a generic density matrix which was appropriate at that time, prior to detailed pre-application
discussions or an assessment of town centre needs. Landsec submitted representations
evidencing that housing capacity should increase to ¢.2,500 homes and commercial floorspace
should be reduced by ¢.50% to reflect current occupancy levels and future retail needs.

1.16 Positively, the Council recognised that applying prescriptive definitions of maximum and
minimum quanta of defined uses was not something that would be helpful to impose, and that
the indicative capacities set out in Site Allocation 2 should be considered as starting points in
terms of the broad quantum of development. The Council would not seek to apply these
prescriptively.

1.17 We welcome this flexible approach and consider that the Reg 19 Plan Site 2 Allocation
indicative site capacities should be updated to reflect Landsec’s proposals and the site-specific
analysis that has been undertaken.
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Town Centre Uses

1.18

1.20

1.21

1.22

1.23

1.24

The performance and retail vibrancy of Lewisham is not reliant on more retail floorspace. In
fact, the opposite is likely to be true. Since 2009, the Council’s evidence base has identified a
decline in retail floorspace needs in Lewisham Town Centre. Despite originally forecasting a
market share increase to support 40,000 sgm of additional retail floorspace to achieve
Metropolitan status, this level of growth has fallen away and there is now an oversupply of
retail floorspace in Lewisham.

We consider the role and function of Lewisham Town Centre and the physical characteristics
of Lewisham Shopping Centre in detail at Appendix 3.

Whilst the Council’s retail update was published to inform the Reg 18 Plan, it did not consider
the fundamental shift in retailing that has taken place in recent years. It relies on expenditure
estimates and forecasts published before the pandemic (2018), and derives population
estimates from 2015. The assessment is also underpinned by a household survey undertaken
in September 2015. Owing to the date of this information, the retail evidence informing the
Local Plan does not yet provide an up-to-date basis for assessing future retail and leisure
needs for Lewisham town centre. The assumptions relating to special forms of trading
(internet shopping); growth rates; shopping patterns within and outside the borough haven't
yet been updated.

Landsec has commissioned, using a methodology agreed with the LPA and their specialist
advisors, a new household study and has applied the latest industry forecasts on special forms
of trading (internet shopping); growth rates; shopping patterns within and outside the borough.

To supplement these findings and to better understand the trading performance of existing
facilities and shopping patterns, Landsec commissioned CACI Limited (CACI"). This additional
analysis is extremely useful, and in our view provides an accurate additional layer of evidence
to help better understand shopping patterns. It also allows us to sensitivity test the outcomes
of the household survey as CACI| data incudes actual store turnover. The CACI analysis is
derived from actual debit and credit card transaction data, which will recognise that shoppers
use multiple destinations and that a transaction value differs on a store and location basis.

The effect of applying the latest data substantially reduces the available retail expenditure and
identifies that there is a significant oversupply of existing retail floorspace. Lewisham'’s market
share has not increased as expected, and the town centre’s penetration draws principally from
a localised catchment. Online shopping has increased significantly, well beyond the Council’s
forecasts of 3.8% and 16.8% applied by the evidence base supporting the Reg 19 Plan. The
latest published figures identify that online market share has increased to 5.4% and 25.6%
respectively for convenience and comparison goods.

Another indicator is vacant floorspace. A conservative estimate suggests that combined with
oversupply, this equates to between ¢.17,000sgm' to 31,000sqm? of floorspace within

' Quod Retail Technical Report (Appendix 2) Table 5.1.

2 If the comparison goods market share went back to pre-Covid levels of 15.4%, then this would result in an
oversupply of more than 21,700 m? (gross) of floorspace by 2040, in addition to vacant floorspace would
equate to 31,000m2
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Lewisham Town Centre much of which is upper floor areas. In comparing the retail evidence
prepared between 2009 and 2023, the capacity for Lewisham town centre is identified to have
reduced by more than £193 million. This represents a substantial quantum, and it is within this
context that the Reg 19 Plan policies must be updated, and appropriate flexibility applied.

1.25 We do not therefore consider that Site Allocation 2 should promote a near like for like retention
of commercial floorspace (80,388m?) as this is not supporied by Landsec's or the Council's
evidence base. In our opinion, the commercial site capacity for Site Allocation 2, in policy
terms, should reflect the existing occupied floorspace. This would equate to ¢.40,000m? of new
town centre floorspace.

1.26 A-reduction in existing floorspace would not have a negative effect on the town centre, as much
of this floorspace is already vacant, serving no economic function, and detracting from the
vitality and viability of Lewisham. The provision of new floorspace in comparison does
represent an excellent opportunity for the Council, and residents of Lewisham. The need for
retail floorspace consolidation and the Council’s objective for potential Metropolitan status are
not mutually exclusive objectives. The London Plan recognises, in the case of Lewisham, that
its potential relates to the further growth supported by the arrival of the Bakerloo line at
Lewisham Interchange (although not reliant on it and in the event that the Bakerloo line
happens, this would not create a demand for additional floorspace.); enhanced access to
central London; encouraging the delivery of employment, leisure, service and community uses
that serve the local and sub-regional population; public realm and environmental
enhancements; and the continued transformation of Lewisham into a ‘high performing’ and
‘vibrant' retail hub; with excellent leisure services. It is the performance of the retail floorspace
and its vibrancy that defines its potential re-classification, not its quantum, and there is no
reason why Lewisham cannot become a high performing and vibrant retail hub through
redevelopment and floorspace consolidation.

1.27 Lewisham Shopping Centre comprises an outdated retail model which does not serve the town
centre as well as it could principally through a lack of permeability, poor environment, limited
mix of uses, lack of afterhours footfall and a number of big box retailers which traditionally rely
on car borne trips. With the removal of car parking from the development in line with London
Plan and emerging policy, large box retailers will have to adapt. Our analysis demonstrates
that retailers such as Primark, H&M and TK Max operate from smaller stores in higher order
town centres which offers the prospect of Lewisham attracting more national retailers to smaller
floorplates alongside increased opporunities for independents. This can result in
improvements to employment density ratios as well as increased sales densities reducing the
prospects of long term vacancies. Smaller optimised retail units, which are less reliant on a
handful of national retailers, represent a more sustainable retail offer for the future. Our
analysis shows that the most successful major town centres contain an above average number
of independent retailers. Lewisham can become a high performing and vibrant retail hub with
this approach.

1.28 ltis also possible to maintain and enhance employment numbers and increase footfall through
intensification and a mix of uses and the contribution of the missing offer of a night time
ecohomy. Catford, for example, scores higher than Lewisham for its night time economy.

1.28 To complement greater employment densities, skills and training initiatives can be delivered
both for retail and other professional jobs. New homes (including affordable homes) will
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generate increased council tax and new homes bonus and local spending. Indirect jobs and
residential spending will contribute to vibrancy of the town centre and employment benefits will
be complemented by end use employment and gross value add.

1.30 The outcomes that are secured through investment in a town centre such as jobs, homes,
businesses, health and wellbeing, safety, permeability, beautiful buildings, carbon reduction,
accessibility, culture and urban greening can become the new ingredients for success and
ambition of potential Metropolitan status. The future of Site Allocation 2 is clearly a catalyst to
achieving these outcomes as the largest most central site in Lewisham, and these
improvements can only take place with physical rationalisation of the existing commercial
floorspace.

Residential Floorspace

1.31 It is agreed that residential floorspace will comprise an integral component of Site Allocation
2, and national, regional and local planning policy recognises the contribution that town centre
housing will make to the vitality and viability of Lewisham.

1.32 Site Allocation 2 seeks the delivery of at least 1,579 homes. Numerically, we consider that this
comprises an underutilisation of this central town centre site. 1,579 homes would result in a
density of 247 dwellings per hectare, significantly below the previous London Plan density
matrix of 405 dwellings per hectare for such sites, which itself was routinely exceed. This
density would also be substantially below (c.40%) the prevailing densities approved in
Lewisham town centre over recent years.

1.33 Due to the greater level of policy ambition to optimise accessible brownfield sites, housing
need, and Site Allocation 2 representing the largest and most accessible town centre site for
the Council, it would not represent a good use of land to promote residential densities
substantially below the prevailing new build character. Landsec has provided studies which we
believe demonstrate that through specific site analysis that the capacity of Site Allocation 2
can deliver at least 2,500 new homes.

1.34 This approach would help the Council to meet its minimum housing requirements. Lewisham
is widely acknowledged as a borough that takes its housing requirements seriously, but despite
this, delivery remains below actual housing need within the borough.

1.35 The Reg 19 Plan plans to make up for previous shortfalls in housing delivery which equates to
462 dwellings per annum® (“dpa”) in addition to a 5% buffer for continued undersupply of 83
dpa. In addition, it seeks to meet the London Plan requirement which equate to 1,667 dpa. It
is widely acknowledged that the London plan target falls short of the actual housing needs of
London. This is evidenced by the application of the Government’s standard methodology
assessment which equates to a Lewisham housing requirement of 3,151 dpa, more than
double the local plan target. Set in the context of past delivery, this is a significant target. Only
599 homes were delivered in 2021-22 and 181 in 2020-20214. The ten-year delivery average,

3 Reg 19 Plan paragraph 7.2
4 Authority Monitoring Report 2021-22, December 2022
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1.36

in a successful borough of growth, has only been 1,317 dpa. There is a clear need to optimise
housing delivery on the most sustainable and accessible sites.

Residential development also performs an integral role for the development economics of a
proposal. Unlike other proposals which are subject to cleared, or low intensity land uses, Site
Allocation 2 is an extremely complex site as we discuss below.

Viability of Delivery

1.37

1.38

139

1.40

There are numerous existing commercial rights which have been acquired across the site over
recent years; 3" party interests; legal interests across multiple levels; and physical overlays of
different buildings with different land interests and structural grids. These existing constraints
represent significant abnormal costs®. Further abnormal costs are associated with the phased
nature of delivery, a strategy necessary to aveoid extensive wholescale demolition which could
adversely impact town centre vitality and viability. The scheme must also deliver appropriate
social and physical infrastructure to serve its residents and the wider community. Vhilst a
complex issue, abnormal costs do represent a fundamental part of the planning narrative.

We have reviewed the Council’s evidence base in respect of viability as prepared by BNPP. It
is straightforward to adapt this work in order to test alternative development scenarios, and we
have done so below in order to assist the Council in understanding the specific issues with
comprehensive regeneration in Lewisham town centre.

The BNPP study tests development across the 6.37ha site (referred to as site 46 Lewisham
Shopping Centre) assuming a site capacity of 1,186 homes and 83,003m? of commercial
floorspace. Prior to any allowance for site exceptional / abnormal costs, the BNPP study
concludes that the Lewisham Shopping Centre site is capable of delivering 0% affordable
homes at £6,500/n7?, just below the current average sales value. Where the study tests greater
residential sales values, affordable housing theoretically can be delivered but only on the
assumption that there are £0 abnormal costs, which of course is not the case.

It is understandable that the Council’s consultants did not include exceptional costs as this
information was not available to them (and the BNPP report acknowledges it is seeking to set
a consistent baseline for all sites, prior to allowance for these site-specific costs). However,
the Council's own evidence suggests that an allocation of 1,579 homes will prevent any
meaningful affordable housing and may risk delivery of the site.

Design Led Optimisation

1.41

Through the pre-application engagement work that Landsec has undertaking with the Council,
GLA and local community, the following evidence-based principles have been derived to guide
the redevelopment of the shopping centre:

5 In addition to substantial exceptional / abnormal costs including utilities reinforcements, highways works,
remediation / asbestos removal, service diversions, demclition / reconfiguration of existing spaces &
basements and vacant possession costs.
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1.42

1.43

1.44

1.45

1.46

" Re-establish the framework — introduce key connections reflecting how Lewisham is

navigated today.
. Rooting the place — promoting Lewisham's built and social heritage.
u Amplify the town centre — create a thriving new Metropolitan Town Centre, inclusive and

accessible to all.

= Growing a destination — concentrating public space to create an accessible safe and
unified location for Lewisham.

A design led optimised approach by Studio Egret West demonstrates that tall buildings are a
necessary and important typology to deliver the planning objectives at this site. VWhilst tall
buildings are considered appropriate in this location under existing and emerging planning
policy, they are also necessary as a design and delivery tool to break open the inward facing
shopping centre and create new open space, permeable routes, active frontages and a
package of public benefits. They are an inevitable conseguence of a new mixed use town
centre model.

Positively, with a rational approach to townscape and heritage, tall buildings can contribute to
the role and function of Lewisham and the potential Metropolitan classification of the town
centre. Tall building typologies, up to 35 storeys, have already been proposed to the north of
Lewisham town centre, redeveloping large retail warehouse floorplates and infrastructure sites.

However, the historic heart of Lewisham is the linear high street and market, with Lewisham
shopping centre located behind this to the west. Whilst the high street is historic, it is not a
designated heritage asset, which might otherwise present a limitation on optimisation. The
rebalancing of the town centre height hierarchy to its geographical core is important for its
health, vitality and viability. Site Allocation 2 is fundamental to this. There is a genuine
transformative opportunity to connect the northern and southern tips of the town centre (a 2014
policy objective), connections east and west, and a critical mass of development within the
core to draw Lewisham towards its town centre reclassification. Importantly, it can achieve this
largely through single ownership enabling a comprehensive approach in phases to maintain
operational continuity of trade and limiting disruption to the rest of the town centre.

Tall buildings, alongside some linear blocks, are proposed to be the principal building typology
at Site Allocation 2 to enable phased delivery, continuity of trade, improved residential amenity
and deliver new public realm. Site Allocation 2 affords the opportunity to place the greatest
emphasis in the area that has the greatest significance to the function of the town, and we
consider that proposed maximum heights should be subject to site specific analysis which is
likely to only be available at the planning application stage.

It is our opinion that an indicative maximum height threshold of 30 storeys is appropriate for
Site Allocation 2 and should be reflected in Figure 5.5 of the Reg 19 Plan and at Schedule 12
(Tall Building Suitability Zones). We do consider that from our own analysis of townscape,
heritage, microclimate and regeneration needs that tall buildings of 35 storeys can be
successfully accommodated within the allocation at specific, and limited, locations.
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Community Engagement

1.47

1.48

1.49

1.50

1.51

1:.52

1.53

Many of the planning objectives set out in the adopted and emerging development plan have
been reflected in the consultation exercises undertaken by Landsec. There is an overriding
desire for change. People want a cleaner, safer town centre, redesigned shopping centre, and
more pedestrian areas. More independent retailers, cafes & restaurants are sought and whilst
Lewisham market is popular, there are strong views about the way it is managed and the
negative effects it has on the public realm.

Landsec’s community engagement has been extensive. It has undertaken programmes of
consultation and engagement including public exhibitions in 2021 and 2022 and has engaged
many local stakeholders.

Landsec undertook a listening exercise in 2020. This comprised an extensive consultation
programme to help better understand how the local community felt about the shopping centre
and wider town centre. The consultation involved a six-week consultation period; 10,000
newsletters; contact with 115 community groups and organisations; a consultation website;
Facebook advertising to promote the consultation process; two virtual village halls; and street
canvassing. Landsec received an excellent response with 2,231 website visits; 732
consultation responses of which 25% responses were from BAME other ethnic groups.

A summary of what people told Landsec is set out below.

= 60% visited the town centre once a week or less.

= Change is wanted: people want a cleaner, safer town centre, redesigned shopping centre,
and more pedestrian areas.

= More independent retailers, cafes & restaurants are sought.
= Lewisham market is popular, but there are strong views about the way it is managed.
= 71% said new arts and cultural space would improve the town centre.

= Adding more shops ranked lowest as a positive impact.

The consultation identified considerable affection for Lewisham town centre but a feeling that
it has become unloved. There is a strong desire for it to become a vibrant and exciting place
again, with recognition for change. Lewisham Shopping Centre is key to that new start with a
desire to see more in the town centre than retail, with a strong focus on cultural and other uses
such as community and Food & Beverage.

The feedback from the consultation has helped inform Landsec’s thinking around the future
vision for the town centre which is set out in these representations.

Further consultation took place in November and December 2021 including a public exhibition
held in Lewisham Shopping Centre. 609 people visited the exhibition and over 8,000 people
visited the consultation website, with 751 respondents providing feedback to the consultation.
Challenges identified around the town centre included an unappealing environment, a lack of
planting and the need for a more diverse retail offering. Respondents overwhelmingly
considered that Lewisham Town Centre would benefit from having a greater mix of residential,
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workspace, community, retail and leisure facilities. Respondents said that a wider offering in
the town centre would encourage them to use the high street and market more.

1.54 It was also considered that the town centre is seen as a place that serves functional needs,
rather than an active destination point. There is a lack of civic space, and the town centre lacks
accessible, well maintained and properly managed green spaces. The shopping centre acts
as a barrier to movement and there is a desire for better permeability. More night-time activity
is sought and Lewisham Market is an important part of life in Lewisham town centre.

1.55 A summary of Landsec’s community engagement is provided in Appendix 4. Further
engagement is planned in 2023.
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Site Allocation 2 - Lewisham Shopping
Centre

24

2.2

The Reg 19 Plan states (paragraph 3.23) how Part 3 includes site allocation policies to ensure
that the best use of land and optimal capacity of sites is realised. Lewisham Shopping Centre
is identified within Site Allocation 2 and is the largest Site Allocation, by some way, within
Lewisham’s Central Area.

Within this Section, we comment specifically on the relevant parts of Site Allocation 2 as they
are set out in the Reg 19 Plan and their soundness when considering the Council's evidence
base.

Site Allocation

2.3

2.4

The allocation comprises Lewisham shopping centre, owned by Landsec, and land outside of
the Shopping Centre, including Lewisham House, Lewisham High Street and Lewisham
market. Site Allocation 2 {excluding the market) is allocated for comprehensive mixed-use
redevelopment comprising compatible main town centre, commercial, community, and
residential uses.

Landsec support this allocation and whilst the area identified includes land in addition to
Lewisham Shopping Centre, it is felt that this is a positive and necessary approach to secure
a comprehensive redevelopment of this important 6.38ha town centre site.

Indicative Development Capacity

2.5

The indicative development capacity for the site is proposed as follows.

Table 1: Reg 19 Plan Site Allocation 2 Indicative Capacity

26

27

Indicative Net residential units Gross non-residential floorspace
Development
Capacity 1,579 Employment 20,097 sgm

Main town centre 60,291 sgm

The Council's Site allocation background paper (2021) confirms (page 10) that the starting
point to establish indicative capacity is informed by the use of a standard methodology. This is
based on the density assumptions used in the London-wide SHLAA methodology (2017). For
Opportunity Areas, in Central locations with Public Transport Accessibility Levels ("PTAL™) of
4 — 6 (the site’s PTAL is 6b (best)) the London-wide SHLAA density assumptions are 450
dwellings per hectare (“dph™).

The Site allocation background paper then makes reference to a sensitivity analysis to assess
whether the baseline capacity figure (standard methodology derived) was feasible and
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2.8

2.9

2.10

2.1

212

213

214

215

appropriate to the site context. It is confirmed in Table A.1 (Site development capacity) that the
sensitivity analysis was not applied to Lewisham Shopping Centre.

Table 7.1 of the background paper sets out the general assumptions for uses on mixed-use
sites. For Lewisham Shopping Centre this proposes Residential — 60%; Main Town Centre —
30%; and Employment — 10%. The footnote goes onto state that this assumption reflects the
need for provision of a significant amount of main town centre uses within the Primary
Shopping Area, also commensurate with the objective for Lewisham to be desighated a
Metropolitan centre.

Working this through, 60% of the 6.38ha Lewisham Shopping Centre site is 3.83ha, which at
450 dph would generate 1,724 residential units. This is more than the 1,579 residential units
set out in the Indicative Development Capacity.

Table A.2 Delivery assumptions (land use mix by site) then goes onto show, without
explanation, the residential proportion of the land use mix for Lewisham Shopping Centre as
55%. Working this through, 55% of the 6.38ha Lewisham Shopping Centre site is 3.51ha,
which at 450 dph would generate 1,579 residential units which reflects the 1,579 residential
units figure set out in the Indicative Development Capacity.

As we will go on to describe below, we consider that the standard method is too arbitrary for
this complex site. It underestimates the potential for new homes on site, and by appotrtioning
40% of uses to Main Town Centre and Employment uses greatly overestimates the demand
for these uses and fails to recognise existing vacancy levels and the objectively assessed
needs of Lewisham.

The Council's Residential Density Technical Paper (2020) which was produced to support the
sensitivity analysis described above also shows® that the residential density of a number of
approved schemes within Lewisham's Central Area (which includes the Lewisham Shopping
Centre Site Allocation) are well above 450dph. They range from 480 to 670 dph and in some
cases up to 1,287 dph. 450dph is considered to be a conservative figure given the centrality
of the Lewisham Shopping Centre Site Allocation to the Central Area, and the size of the site
to create its own urban character.

Landsec recognised in its Reg 18 representations that the standard methodology described
above can act as a starting point for site capacity. However, the final development capacity
should be established through a detailed assessment of design, townscape, needs and various
other planning matters subject to specific pre-application discussions.

Indeed, the Council has used this approach to inform site capacities elsewhere in the borough.
Landsec considers that since 2020, sufficient discussions have taken place with the Council

and stakeholders to inform a site-specific approach to the indicative capacity for Site Allocation
2.

8 Residential Density Technical Paper (2020) Figures 2.1 —2.3
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21¢

2.13

219

2.20

2.21

222

223

Net Residential Homes

As a PTAL 6 central location, the London Plan encourages much greater residential
densification, certainly given the potential for metropolitan status. London Plan Policy H1
Increasing housing supply requires boroughs to optimise the potential for housing delivery on
all suitable and available brownfield sites in order to ensure that housing targets are met. Sites
within existing or planned PTALs of 3-6 which are located within 800m of a tube or rail station
or town centre boundary are identified as key sources of capacity.

Contextual Density Assessment

Numerically, we consider that the delivery of at least 1,579 homes referred to in the Site
Allocation (a gross residential density of 247dha, the lowest of any Lewisham town centre site)
comprises an underutilisation of brownfield land. This does suggest that the site allocation
underutilises capacity at Site 2 and further design led optimisation is required.

This density would also be substantially below (c.40%) the prevailing densities approved in
Lewisham town centre over recent years. Due to the greater level of policy ambition to optimise
accessible brownfield sites, and Site Allocation 2 representing the largest and most accessible
town centre site for the Council, it would not represent a good use of land to promote residential
densities substantially below the prevailing character.

Using gross densities (housing numbers and site area), we have compared Site Allocation 2;
a housing proposal of 2,500 homes and 3,000 homes at Site Allocation 2 with other Lewisham
town centre permissions, and the Surrey Canal (New Bermondsey) proposal which received a
resolution to grant planning permission on 27/1/22.

We have also compared the densities to the former London Plan density matrix which
specifically considered appropriate residential densities for central PTAL 6 sites. This guided
densities to 405 dwelling per hectare (‘dph’). If this density threshold was applied to Site
Allocation 2, it would generate 2,584 homes, the density that Landsec propose.

The densities approved by Lewisham Council are generally greater than the densities
proposed for Site 2 at 2,500 and 3,000 homes which would adequately support an increased
housing capacity of at least 2,500homes .

Design Led Optimisation

Landsec has entered into pre-application dialogue and design review with the Council, Design
Review Panel and GLA regarding the design principles for the site. This has included a built
heritage and townscape assessment and an assessment of public benefits; regeneration
requirements; and site delivery. It is considered that following this design led approach Site
Allocation 2 can deliver 2,500 new homes on site.

Development Economics

Residential development performs an integral role for the development economics of the
proposal. Unlike other proposals which are subject to cleared, or low intensity land uses, Site
Allocation 2 is an extremely complex site. There are numerous existing commercial rights
which have been acquired across the site over recent years; 3™ party interests; legal interests
across multiple levels; and physical overlays of different buildings with different land interests
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2.24

2.20

2.26

227

2.28

2.29

2.30

and structural grids. These existing constraints represent significant abnormal costs in addition
to utilities reinforcements, highways works, remediation / asbestos removal, service diversions,
demolition / reconfiguration of existing spaces & basements and vacant possession costs.

Further abnormal costs are associated with the phased nature of delivery, a strategy necessary
to avoid extensive wholescale demolition which could adversely impact town centre vitality and
viability. Whilst a complex issue, abnormal costs do represent a fundamental part of the
planning narrative. The Council’s own evidence base used to inform the local plan review
represents an important baseline to commence this discussion albeit the Council's consultants
did not include exceptional costs as this information was not available to them {(and the BNPP
report acknowledges it is seeking to set a consistent baseline for all sites, prior to allowance
for these site-specific costs).

The Lewisham Shopping Centre site does however of course have substantial exceptional /
abnormal costs.

On the basis of the Council's own evidence, an allocation of 1,579 homes will prevent any
meaningful affordable housing and may risk delivery of the site. A 2,500-home target whilst not
achieving a policy compliant level of affordable housing, is evidenced by BNPP’s work to be
deliverable, once abnormal costs are taken into account and to include the substantial benefit
of a meaningful level of affordable homes. This would also represent the appropriate
residential density for the site both in terms of guidance and approved new build developments.
Numerically it is therefore the appropriate quantum of housing for Site Allocation 2.

Development economics is challenging and continually evolving. Since BNPP issued its
evidence base, BCIS indicates a further 5% increase in build costs (representing a £50m
additional cost to the scheme based on the BNPP build rates) whilst the sales market has
become more challenging. Further viability pressures have arisen with the introduction of the
Mayor of London’s second staircase requirement and the economic climate has softened, with
increased finance costs and risk.

The infrastructure challenges of the site must therefore be recognised in the site allocation.

Employment

From a review of the evidence base we have not been able to locate the source of the
20,097sgm figure included within the indicative site capacity. We understand that the
employment figure includes all the previous B use classes, and as a result office floorspace is
removed from the ‘main town centre’ floorspace requirement. This does result in a degree of
ambiguity as it is unclear what office floorspace capacity is expected of a site where there is
no expectation for industrial floorspace, as is the case with Site Allocation 2.

However, the figure does not appear to be supported by the evidence based on:

. The 2017 London Office Policy Review included a “composite” projection for the
borough, that suggested office floorspace falling by 2,500sgm from 2016-2041.
Lewisham centre was categorised as “B”, suggesting some new office provision but likely
to entail overall net loss of office stock. Table A1.1 of the London Plan (2021) categorises
the ‘Office Guidelines' for Lewisham as ‘C’ which relates to protecting small office
capacity.
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2.31

232

2.33

2.34

2.35

2.36

" The Council’s 2018 Local Economic Assessment says “Demand for office space in
Lewisham is low and is focussed on small spaces (below 5,000 sq ft)", and “not typically
considered an office location” (page 46).

. The Council's 2019 Employment Land Study says “demand for office space in Lewisham
is relatively weak” (page 25). It notes the trend to concentrate office employment in the
CAZ has led to falls in office stock in Lewisham even as the number of residents
employed in “office sectors” has increased. It concludes that only 15,000sgm net of
additional office stock was needed in total for the whole borough over the period 2018-
2038 (para. 6.39). four undetfining]

= The evidence base does not take into account the recent changes in the nature of
employment space brought about by the shift to hybrid, remote and home working, nor
the change in Use Classes Crder, and the creation of more flexible E-class.

= We note that Lewisham House, a 12,000sgm office building within Site Allocation 2 has
remained vacant for a number of years, and has been subject to four office to
dwellinghouse prior approval consents between 2015 and 2021.

In our opinion it would also be more appropriate to include any requirement for office floorspace
within the main town centre capacity to avoid ambiguity within the local plan. It is common
ground with the Council there is no requirement for industrial uses within Site Allocation 2.

Main Town Centre Uses

In terms of the suggested capacity for main town centre uses (identified to be 60,291 sgm), it
is not clear where this figure has been derived. This figure does not appear to be reflective of
an evidence base. The Lewisham Retail Impact Assessment and Town Centres Report (dated
December 2021) (“RIATCTR") did not assess capacity of individual sites.

When considering the development capacity of a site, it is important to consider the following:

= Existing use of the site;
= Future demand / capacity; and
" Place-making and design considerations.

All these factors will impact on the development capacity of a site. However, it appears that
none have yet been assessed by the Council in identifying an indicative main town centre uses
figure for the site allocation.

Many of the upper floors (including within the existing retail units) within the shopping centre
are not being used or are vacant. This suggests that existing retail units are oversized. For
example, M&S and H&M, both of which are located within the Site Allocation, are not utilising
their upper floors. This is supported by the CACI and sales density sensitivity assessment.

In terms of future capacity, the updated evidence published by the Council (RIATCTR)
identifies an oversupply of comparison retail floorspace (which will be the focus for growth of
higher order centres) by 2035. This represents a notable shift in the findings of the retail
evidence informing the earlier Regulation 18 Local Plan. Despite this, the indicative
development capacity for the site (at 60,291 sgm) remains identical with that identified in the
Regulation 18 Local Plan. The adoption of the same floorspace figure further indicates that
this has not been based on any evidence and has not been re-considered by the Council as a
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2.37

2.38

2.39

2.40

2.41

2.42

2.43

2.44

result in of the falling demand for new retail floorspace in Lewisham — as acknowledged by the
RIATCTR.

The Council’s updated retail evidence demonstrates that the identified oversupply of retail
floorspace in Lewisham town centre has increased. Our assessment identifies that within
Lewisham town centre there is an oversupply of retail floorspace due to retail capacity and
vacancy of ¢. 17,000 sgm (gross) at 2025, and this is likely to be an underestimate.

The retraction in the retail market (as acknowledged by the Council’s own retail evidence) has
implications on the future capacity for the site allocation. By overstating the development
capacity this has the potential of undermining the long-term vitality and viability of the town
centre, by creating vacant floorspace where demand does not exist, and on the overall delivery
of the site.

Finally, when considering future development capacity, consideration must be given to place-
making and design issues. The existing site comprises built floorspace across most of the
allocation giving rise to limited opportunities for permeability and public realm. Consequently,
if the wider design aspirations for the site are to be achieved, which includes the reconfiguration
of spaces to facilitate a street-based layout with improved permeability with the wider town
centre, new and improved public realm it will not be physically possible to provide the same
commercial footprint as currently provided as part of redevelopment proposals of the site.

Given this, together with the fact that retail and a number of other main town centre uses do
not typically wish to be located on upper floors, the wider design objectives will naturally impact
upon the site capacity, despite Landsec seeking to ensure that commercial floorspace is
maximised across the whole ground and part upper floors.

Having regard to the above, the indicative capacity figure to provide 60,291 sgm of floorspace
for main town centre uses within the site allocation is not justified or compatible with the wider
redevelopment aspirations for the site.

Instead, by taking into account all the above factors, we believe that the indicative capacity for
main town centre uses should be reduced to ¢. 40,000 sgm. This represents capacity that is
still in excess of the evidence base and is ambitious but could be deliverable and achievable
and importantly will realise the wider regeneration benefits associated with the comprehensive
redevelopment of Lewisham Shopping Centre.

Submitted under separate cover, Landsec has prepared an updated technical assessment
which applies the latest industry forecasts to the Council’s retail model to help inform future
needs for the town centre.

Proposed Meodification

The proposed modification to indicative site capacity of Site Allocation 2 is set out at Table 5
below. It seeks an increase in living units of 2,500 homes. It also seeks to remove the
employment reference due to ambiguity and revised the indicative capacity to 40,000sgm.

Quod | Lewisham Shopping Centre | Lewisham Local Plan Reg 19 | 251 April 2023 18



Table 5: Indicative Capacity Proposed Modification

Indicative Net residential units Gross non-residential floorspace
Development
Capacity A5 Ernploywrent 20,087 and

2,500 Main town centre 80.281-40,000

Site allocation

2.45

The site allocation is supported by Landsec, albeit we consider that reference to student
accommodation should be included as follows.

Comprehensive mixed-use redevelopment comprising compatible main fown centre,
commercial, community, student and residential uses. Redevelopment of existing buildings
and reconfiguration of spaces to facilitate a street-based layout with new and improved routes,
both info and through the site, afong with public realm and environmental enhancements.

Opportunities

2.46

Due to the complexities of bringing Site Allocation 2 forward, it is considered necessary to
include the following text within the opportunities section of the allocation. We consider that
there should be explicit recognition and acknowledgement that policy priorities will need to be
balanced to achieve the strategic aims of this town centre regeneration allocation.

The site is by its nature complex to bring forward and requires significant upfront investment
in infrastructure which may impact the viability of development and the ability to achieve other
policies of the plan. The Council will take into consideration the viability challenges of the site
when assessing the requirements of other policies.

Development Guidelines

2.47

2.48

We note there are cross references within the site allocation text to other policies within the
Reg 19 Plan. The last sentence of Development Guideline 7 states as follows:

“Talf buildings may be appropriate across the site, especially at the northern end of the site
and fo the west along Molesworth Street.” [our undetfining]

We do not consider that the underlined text reflects policy QD4 (Building heights) which
identifies that the site is located within a Tall Building Suitability Zone, where tall buildings are
appropriate (Part B of the policy). For consistency with policy QD4, the Development Guideline
text should be amended as follows:

“Tall buildings may-be are appropriate across the site, especially at the northern end of the site
and to the west along Molesworth Street.” [our undetfining]
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2.49 The final development guideline refers to options for plots of land that do not fall within the
ownership of Lewisham Shopping Centre. We comment in Section 11 below on policy DM4
{Land Assembly). To align the development guideline with policy DM4, we consider the
following amendments are required:

‘Redevefopment options for the plots of land that do not fall within the ownership of the
Lewisham Shopping Centre should be exploredto-belterintegrate-them-inte fully co-ordinated
with a comprehensive secheme-for approach to the wider site allocation. This includes retail
units along Lewisham High Street, and the Lewisham House block where the principle of land
use has already been established through the prior approval process.”
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Chapter 5 - High Quality Design

3.1

3.2

To remain in general conformity with the London Plan (LP Policy D9), Lewisham Council has
prepared its evidence base to support the location of tall buildings in the borough. LP Policy
D2 requires ‘appropriate’ tall building heights to be identified on maps. Paragraph 3.9.2 of the
London Plan suggests that boroughs should determine the maximum heights that could be
acceptable, however it is widely recognised across many London borough local plan reviews
that it is simply impossible for a Council to prescribe rigid maximum building heights with any
degree of accuracy. This is because Councils do not have the capability or evidence base to
undertake detailed site-specific design, townscape and heritage assessments and are unable
to take into account all of the planning judgements required to inform maximum building heights
{outside of the planning application process). It is therefore necessary to ensure flexibility within
the plan.

Landsec supports the Council’s recognition that development proposals may come forward for
building heights above the indicative maximums, and where building heights depart from the
parameters set by the Local Plan they will be considered having regard to relevant material
considerations. In such circumstances a wider public benefit must be demonstrated to justify
the design of the development’.

Draft Policy QD4 Building Heights

= B

3.4

The Reg 19 tall building policy {(QD4) proposes a significant change to the Reg 18 Plan. It
moves away from a ‘Tall Buildings suitability plan’ (which identified at a borough wide level
those areas that were ‘less suitable’ to ‘more suitable’ for tall buildings), to a ‘Tall Building
Suitability Zone’ which specifies the location and maximum storey height for each zone.

As explained in Landsec’s representations on the Regulation 18 Plan consultation, Lewisham
Shopping Centre performs excellently when considered against the criteria set out in the
Council’s Tall Buildings Study (2021) for determining the approptiate scale and location of tall
building in Lewisham:

" High PTAL — PTAL 6;

= Proximity to Bakerloo Line Extension — Adjacent to transport cluster;

= Town Centre location — Located in a major town centre and potential for
Metropolitan town centre classification;

= Opporunity area location — Located in an Opportunity area;

= Growth area location — Located in a Growth area;

7 Reg 19 Plan 5.35
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] Characterised by building height and tall building clusters — Located in an existing
tall building cluster;

= Proximity to Green and Open Space — Close to Green/Open Space,;

= Good Cycling Transport Accessibility Level — Benefits from a reasonable level of
accessibility to railway and London Underground stations by cycling;

= Site allocation — It is an allocated site;

= Outside a World Heritage Sites and Buffer Zone — Located outside World Heritage
Site and Buffer Zone;

= Outside a Conservation Area — Located outside a Conservation Area;

= Outside an Area of Special Local Character — Located outside an Area of Special
Local Character;

= Listed Buildings — Does not contain any listed buildings;

= LVYMF viewing corridor and consultation areas — Outside the LVMF viewing corridor
and consultation areas;

= Local landmarks and local view buffers — Outside the local landmarks, local views
and local view buffer;

L] Varied Surrounding Building Heights — Lewisham has one of the widest spectrums
of building heights; and

= Lower ground (topography) — The site is located on areas of lower ground therefore
is less sensitive to the impacts of tall building proposals

3.5 It is therefore common ground that Site Allocation 2, and specifically Lewisham Shopping
Centre is a suitable location for tall buildings. Landsec are concerned however that the Plan
does not yet accurately reflect the High Court judgement on LP Policy D9 (part B of QD4); fails
to accurately reflect the correct floor to floor heights of town centre developments (part C of
QD4); and does not reflect national policy on heritage assets (part D of QD4). We are also
concerned that the proposed maximum heights for Site Allocation 2 (Figure 5.5 and Schedule
12) do not represent the opportunity for building heights presented in detailed pre-application
discussions and the Council’s own evidence base.

3.6 We comment on these matters further below.

Part B

3.7 To align Policy QD4 (Building heights) with London Plan policy D9 (Tall buildings) and its
application®, which does not preclude tall buildings coming forward outside of identified tall

8 London Borough of Hillingdon, R (On the Application Of) v Mayor of London [2021] EWHC 3387 (Admin) (15 December 2021)
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3.8

3.9

3.10

3.1

3.12

building locations, Part B should be amended so that it is consistent with regional policy and
therefore sound as follows:

“Tall buildings should enly be developed in locations identified as appropriate for tall buildings
on the Policies Map (i.e. Tall Building Suitability Zones). Development proposals for tall
buildings outside of these zones will be resisted, except where the development is adjudged
to be acceptable having regard to any adverse visual, functional, environmental and
cumulative impacts in accordance with London Plan policy D9(c).”

As the Reg 19 Plan wording currently stands, there is also a contradiction between Parts B
and D of policy QD4. Part D of policy QD4 states that development proposals for tall buildings
will only be permitted where they are in a Tall Building Suitability Zone.

To align Parts B and D of policy QD4, Part D should be amended as follows:

‘Development proposals for tall buildings will-enly-be-permitted should normally be developed
where they are in a Tall Building Suitability Zone, align with the appropriate height ranges set
out above and it is demonstrated that the development:”

Part C

Part C of QD4 includes maximum building heights in metres and in storeys. The maximum
building heights, for example for Lewisham Town Centre 52m to 112.8m, have been derived
from the Council's evidence base, the Allies and Morrison Tall Building Addendum May 2022.

This assumes® that typical heights of ground floors will be 4 metres and heights of upper floors
will be 3.2 metres. Landsec's design team have been working on design proposals for the town
centre and this analysis, and the contextual analysis of other town centres, indicates that
ground floor heights will be greater than 4m, and 5.8m is normally proposed to deliver high
quality retail space, the requirement of retailers, back of house and servicing requirements.
Similarly, residential upper floors are 3.25m and plant 4.5m to allow for brick construction,
approved document L (conservation of fuel and power), O (overheating) compliance and
energy strategies. This results in less floors being delivered as a result of the metric threshold
in part C which would in turn impact deliverability. As the evidence base only uses “typical”
floor storey heights we suggest that the heights in metres be removed from QD4, particularly
as these are not carried through into Figure 5.5 or Schedule 12.

Text should be added to the end of Part C of policy QD4 as follows:

“‘Where proposals for talf buildings exceed the height criteria set out above, they will only be
permitted where the development is adjudged to be acceptable having regard to any adverse
visual, functional, environmental and cumulative impacts in accordance with London Plan
policy D9{c).”

3 Allies and Morrison Tall Building Addendum May 2022 paragraph 2.5.6
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3.14

3.15

3.16

3.1¢

3.18

Figure 5.5 and Schedule 12 (Tall Building Suitability Zones)

Despite the assessment undertaken by the Council regarding the exceptional suitability of Site
Allocation 2 for tall buildings, we note that the maximum storey height identified is 25 storeys
(Figure 5.5 and Schedule 12).

This is despite the Council recognising that the site forms the heart of Lewisham major centre
{Reg 19 Plan para. 14.28), and that Lewisham Gateway (directly opposite the shopping centre
to the north) is identified for 35 storeys. Parts of North Deptford, which are less suitable using
the Council’s criteria-based assessment include zones of 35, 45 and 48 storeys and parts of
Deptford Creekside which has a zone of 30 storeys.

The Council's ‘Tall Buildings Study Addendum (May 2022)’ introduced maximum building
heights for different areas of the borough. Landsec submitted representations to this document
on 9" June 2022. Having regard to the analysis undertaken in Figures 50 — 57 of the Tall
Buildings Study Addendum which consider matters such as accessibility, town
centre/opportunity area location and combined suitability, we consider that there is nothing to
distinguish why the Lewisham Shopping Centre site should have a maximum height parameter
(25 storeys as identified in “Zone B') that is materially less than the northern part of the town
Centre (35 storeys as identified in “Zone A’). Figure 59 of the Addendum shows a level of
sehsitivity on some parts of Lewisham High Street, however this is accounted for in the
Addendum by removing the High Street from the area where tall buildings may be appropriate,
and this is reflected in Figure 3.5.

Whilst we acknowledge the transitional role that Lewisham Shopping Centre is envisaged to
play, the Lewisham Shopping Centre Site Allocation text (Development Guideline 7) only
applies this directly to the southern end of the site. The Council's ‘Tall Building Review
Background Paper — January 2023)’ also refers to the site performing a transitional role (page
12):

“‘Deep site with constraints arising from existing structure. The site has fo form a transition
between the northern cluster of tall buildings focused around the station to the existing fow rise
context of the high street Could support a cluster of towers up to max.25 storeys focused
towards Molesworth Street and to the north of the site.”

However, we would disagree that a reduction from 35 storeys on the Lewisham Gateway site,
as shown on Figure 5.5 of the Reg 19 Plan, to 25 storeys across the road on the Lewisham
Shopping Centre site would form the basis of a successful transition. VWe also note that
paragraph 4.33 of the Tall Building Review Background Paper draws from the Reg 19 Plan
when stating:

“There are significant site redevelopment opportunities, including the 1970s built shopping
centre and multi-storey car park, which alongside planned public transport improvements, will
allow the character of Lewisham to be ‘reimagined’.” four underlining]f

We consider that the transition can be appropriately managed with a reduction to max. 30
storeys parameter as has been demonstrated in the detailed townscape and heritage analysis
undertaken by Landsec in respect of its emerging proposals.
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218

3.20

3.21

322

3.23

3.24

The urban design characteristics of the northwest of Lewisham Shopping Centre and along
Molesworth Street are very similar to the Lewisham Gateway site and land around the transport
interchange, the reallocation of these areas within Zone A would ensure greater consistency
between the zonal allocation and the evidence base. This would also reflect the opportunity
for signature buildings and a clustering of buildings at the taller range. It would also facilitate
the implementation of the Lewisham Shopping Centre site allocation which would require some
buildings taller than 25 storeys.

Additionally, we recognise that the tall building zone has been intentionally pulled away from
Lewisham High Street along the eastern edge of the Lewisham Shopping Centre site, albeit
Figure 5.5 now pulls the tall building zone further back from the Tall Building Evidence Base
diagram figure 61 without justification. It appears that the tall building zone follows the
alignment of back of house service yards, rather than the rear of high street.

Whilst Landsec welcomes the relief, and the approach partly reflects the design analysis
undertaken as part of Landsec's High Street studies, we consider that the tall building suitability
zohe boundary should be revised to include land opposite Lewisham Gateway (hortheast of
the Lewisham Shopping Centre site allocation) and land at the southern tip of the site allocation
which is bound by the High Street and Molesworth Street. These modifications are supported
by the granular study of the Lewisham Shopping Centre site that has been presented during
pre-application discussions regarding the redevelopment of the site. The analysis highlights
the ability of the site to accommodate change, including the ribbon of rail and road
infrastructure that lies to the west of the site that provides a natural physical and visual buffer,
and the existing and emerging tall and coarse grain development located to the north and west
of the site. It also highlights the benefits of redeveloping at greater height may afford, thereby
freeing up more space at ground floor that would maximise town centre uses and create new
publicly accessible space whilst being complementary to the surrounding townscape.

The approach also facilitates regeneration and manages future growth, makes optimal use of
the capacity of the site which is well-connected by public transport and has good access to
services and amenities. It also emphasises the hierarchy of Lewisham’s main centre of activity,
an important street junction as well as the transport interchange.

We consider that Figure 5.5 and Schedule 12 should be revised to reflect pre-application
discussions and to refer to Max 30. The tall building zone should include land on the northeast
corner of Site Allocation 2 and be revised to align with Figure 61 of the Tall Building Evidence
Base (2022) along the eastern boundary with the High Street

Part D

Finally, Part D (g) of policy QD4 states that development will preserve or enhance the
significance of heritage assets and their setting. This is not consistent with London Plan policy
DS (c) 1d) or national policy which sets out criteria for where harm to heritage assets is
identified. Part D (g) of policy QD4 should be updated to reflect the London Plan policy text
and national policy, in particular paragraph 202.

View management

3.2

Part C of policy QD5 (View management) states that development proposals must not harm
and, wherever possible, seek to make a positive contribution to the characteristics and
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3.26

composition of London Strategic Views and Lewisham Local Views. This is inconsistent with
London Plan policy HC4 (London View Management Framework) which in Part A states that
development proposals should not harm, and should seek to make a positive contribution to,
the characteristics and composition of Strategic Views and their landmark elements.

Policy QD3 should therefore be amended as follows so that it aligns with regional policy and
is sound:

‘Development proposals must should not harm and, wherever possible, seek to make a
positive contribution to the characteristics and composition of London Strategic Views and
Lewisham Local Views...”

Optimising site capacity

3.27

3.28

3.29

Part C of policy QD6 (Optimising site capacity) states where development proposals do not
accord with the indicative capacity set out in a site allocation policy, they will only be supported
where it is clearly demonstrated the optimal capacity will be achieved, having regard to (A) and
(B) above. However, paragraph 13.8 of the Reg 19 Plan states:

‘Each site allocation includes information on the development capacity of a site for different
types of land uses. The process for identifying sites and the methodology used for setting
capacity figures are set out in the “Lewisham Local Plan: Site Allocations Background Paper”
— this should be referred for further information. The site capacities are indicative only and
should not be read prescriptively for the purpose of planning applications, where the optimal
capacity of a site must be established on a case-by-case basis using the design-led approach,
and having regard to relevant planning policies.” [our underlining]

Policy QD6 therefore appears to give the indicative capacity a weight in policy that is not
consistent with other parts of the Reg 19 Plan and was never envisaged by the Site Allocation
Background Paper which in paragraph 6.2 states:

“The indicative capacities should not be read prescriptively. The actual development capacity
of a site will ultimately need to be determined through the detailed design and planning
approval process.”

Part C of policy QD6 should therefore be deleted. Site Constraints and Scheme Viability should
also be added to the list of criteria set out under Part B of the policy.
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Chapter 6 - Heritage

Non-designated heritage assets

4.1

4.2

4.3

4.4

4.5

Policy HE3 (Non-designated heritage assets) sets out criteria for locally listed buildings and
other non-designated assets as follows:

“A Development proposals will only be supported where they preserve or enhance the
significance of a locally listed building or other non-designated heritage asset, and
the asset’s setting. In particular, proposals for the sensitive retention, refurbishment
and appropriate re-use of non-designated assets will be considered favourably.

B Proposals that unjustifiably harm the significance of a non-designated heritage asset
and its sefting will be refused.”

There is a contradiction between parts A and B where part B accepts that there can be harm
(where justified) to the significance of a non-designated heritage assess, whereas part A
requires the preservation or enhancement of a non-designated heritage asset for development
to be supported.

Similarly, Part D(b) states that within Areas of Special Local Character development proposals
must:

“Secure the refention of unlisted buildings where these contribute positively to the local
distinctiveness of the area.”

These approaches are not consistent with national peolicy. Paragraph 203 of the NPPF states:

“The effect of an application on the significance of a non-designated heritage asset should be
taken info 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.”

The requirements of policy HE3 go far beyond the requirements of national policy which clearly
recognise there is a balance to consider when assessing the impact of an application on a
non-desighated heritage asset. There is no reference to preservation or enhancement in
paragraph 203 of the NPPF. This inconsistency between Parts A, B and D of policy HE3 and
paragraph 203 of the NPPF mean that the policy is unsound. These parts should be redrafted
to reflect NPPF policy.
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Chapter 7 - Housing

Introduction

2.1

Chapter 7 of the Reg 19 Plan contains key policies on housing, focusing on securing more
genuinely affordable homes, boosting housing delivery and tailoring housing to local
communities. Landsec strongly supperts the overarching aims of the policy to significantly
increase housing delivery and focus efforts to do this within sustainable, well-connected
locations.

Affordable Housing

5.2

5.3

5.4

Landsec agrees that for genuinely affordable housing (i.e. London Affordable Rent / Social
Rent) residents should be provided with lifetime tenancies (Para. 7.24). Landsec seeks
clarification that this does not apply to intermediate tenures which cannot have the same
tenancy agreements as social rent (but do of course have other tenancy protections governed
by separate law and policy). Landsec proposes the following amendment to Paragraph 7.24:

“7.24 ... For genuinely affordable homes, we will seek that residents are provided with lifetime
tenancies, ideally in perpetuity.”

Landsec agrees that Shared Ownership housing costs should be demonstrably affordable
{(Para. 7.34). Landsec notes that Shared Ownership income thresholds should be linked to the
London Plan and London Plan AMR. The London Plan AMR states in paragraph 3.74 that the
Shared Ownership income threshold will be reviewed / updated on an annual basis. It is also
considers that the affordability calculation be aligned to the formula in the London Plan AMR
{annual housing cost should be no greater than 40% of a household’s net income). Landsec
proposes the following amendment to Paragraph 7.34 to align with regional policy.

“7.34 ... Shared ownership products may also be an acceptable form of tenure, where the fotal
monthly costs are demonstrably affordable. The affordability threshold for intermediate tenures
should be aligned to the London Plan Annual Monitoring report which is updated annually. For
dwellfings to be considered affordable, annual housing costs, including mortgage payments
{assuming reasonable interest rates and deposit requirements), rent and service charge,
should be no greater than 40 per cent of a household’s net income.”

Landsec agrees that the mix of types and tenures should be assessed on a case-by-case basis
{Part E of policy HO1 — Meeting Lewisham’s housing needs). Landsec is however concerned
that Table 7.1 is overly prescriptive in terms of the unit type mix for affordable homes. In
particular the table / HO1 E (¢) wording does not acknowledge the importance of affordability
and market demand for intermediate homes. These factors may mean that in some areas
demand does not exist for the proposed 50% 3 and 4 bed homes within the intermediate
component. Landsec proposes the following amendment to HO1 E (c):

“The need to secure provision of a mix of unit sizes to meet local need, with reference fo the
target unit size mix for affordable housing set out Table 7. 1 and accounting for market demand
and affordability for different types of intermediate homes within the local area”

Quod | Lewisham Shopping Centre | Lewisham Local Plan Reg 19 | 251 April 2023 28



Student Accommodation

5.9

5.6

5.7

5.8

5.9

5.10

5.1

212

Landsec supports the inclusion of a specific policy (HO7) for purpose-built student
accommeodation (“PBSA”).

Part A (b) of policy HO7Y states that PBSA will only be supported where it is demonstrated that:

“The accommodation is secured for use by students, as demonstrated by an agreement with
one or more specific higher education provider(s);”

We consider that the agreement occurs at the point of occupation not planning application as
set out at supporting text at paragraph 4.15.3 of the London Plan “the borough should ensure,
through condition or legal agreement, that the development will, from the point of occupation,
maintain a nomination agreement or enter a new nomination agreement with one or more
higher education provider(s) for a majority of the bedrooms in the development, for as long as
it is used as student accommodation. There is no requirement for the higher education provider
finked by the agreement fo the PBSA to be located within the borough where the development
is proposed.”

This goes beyond Part A 3) of London Plan policy H15 (Purpose-built student accommodation)
which states:

‘the majority of the bedrooms in the development including all of the affordable student
accommodation bedrooms are secured through a nomination agreement for occupation by
students of one or more higher education provider” [our underfining]

In order to be consistent with the London Plan and therefore sound, Part A (b) of policy HO7?
should be replaced with the London Plan policy text.

Landsec supports the definition of affordable student accommodation being aligned to the
London Plan at Policy HO7 A (c). It is however proposed that the ability for a student led
scheme to be ‘Fast Track’ is included in the main policy text. The London Plan (Policy H15)
states

“to follow the Fast-Track Route, at least 35 per cent of the accommodation must be secured
as affordable student accommodation or 50 per cent where the development is on public land
or industrial land”

Landsec proposes an amendment to draft Policy HO7 A (¢) as follows:

“A (¢) The maximum level of accommodation is secured as affordable student accommodation,
in line with the London Plan and including the ability to follow the Fast-Track route (London
Plan Policy H15, Purpose-built student accommodation).”

Part B (¢) of policy HO7 gives priority to sites located in proximity to the education facility the
development is intended to serve, or other higher education institutions in the Borough. This is
not aligned with policy H15 Part B of the London Plan which states:
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‘Boroughs, student accommodation providers and higher education providers are encouraged
to develop student accommaodation in locations well-connected fo local services by walking,
cycling and public transport, as part of mixed-use regeneration and redevelopment schemes.”

5.13 Part B (c) of policy HO7 is therefore not sound and should be removed.

5.14 The Reg 19 Plan has also introduced a requirement in Part C (a) of policy HO7 of a
recommended benchmark of 1 square metre of internal and 1 square metre of external
communal amenity space per student bed. There is no such benchmark within London Plan
policy and we have found no consideration of the introduction of such a benchmark within the
Council’s evidence base or upon scheme viability or deliverability. The benchmark should
therefore be removed from the policy.
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Chapter 8 - Economy and Culture

Workspace

6.1

6.2

6.3

6.4

6.5

6.6

Part B of policy EC3 (High quality employment areas and workspace) states:

‘Development proposals for new Class E{qg), B2, B8 and similar Sui Generis uses over 2,500
sqguare metres (gross external area) must include a reasonable proportion of flexible
workspace or smaller units suitable for micro, small and medium sized enterprises.” four
underlining]

Supporting paragraph 8.20 sets out how the 2,500 sgqm benchmark is established by the
London Plan and given effect through London Plan policy E2. However, Part D of London Plan
policy E2 (Providing suitable business space) states:

‘Development proposals for new B Use Class business floorspace greater than 2,500 sqg.m.
{gross external area), or a locally determined lower threshold in a local Development Plan
Document, should consider the scope to provide a proportion of flexible workspace or smaller
units suitable for micro, small and medium-sized enterprises.” [our underfining]

In order to be consistent with the London Plan and therefore sound, the “must include a
reasonable proportion” in policy EC3 needs to be amended to “should consider the scope to
provide a propotrtion”.

The first part of part D of policy EC4 (Low-cost and affordable workspace) states:

‘New major commercial development proposals for Class E(g) office and light industrial, Class
B2 industrial, Class B8 storage and distribution and similar Sui Generis uses must make
provision for affordable workspace. Developments must provide at least 10per cent of the
rentable floorspace (Net Internal Area) as affordable workspace at 50 per cent of market rents.
Affordable workspace should be provided on-site.” [our underlining]

The Council's Local Plan Viability Assessment (May 2022) considers the provision of
affordable workspace within schemes and concludes on page 63:

‘we have fested emerging requirements on schemes which provide new or replacement B1
floorspace at 10% and 20% of floorspace with the discounts of 20%, 30%, 40% and 50% of
market rent. The results of our analysis indicate that a requirement for 20% of floorspace
discounted by up to 50% of market does not have a significant bearing on the viability of the
schemes tested. However, the precise impact on individual schemes will depend on scheme-
specific composition, including the extent of other floorspace which is not discounted. The
affordable workspace policy will therefore need fo be applied with a degree of flexibility,
including having regard to site-specific viability issues that may emerge on individual
schemes.” four underlining]

Policy EC4 does not however offer any flexibility in how it is applied. In order to be consistent
with the evidence base and justified, the policy should be amended as follows:
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‘New major commercial development proposals for Class E(g) office and light industrial, Class
B2 industrial, Class B8 storage and distribution and similar Sui Generis uses smust should make
provision for affordable workspace. Developments must should provide at least 10per cent of
the rentable floorspace (Net Internal Area) as affordable workspace at 50 per cent of market
rents having regard to site-specific viability issues that may emerge on individual schemes.
Affordable workspace should be provided on-site.” four underlining]

Retail

6.7

6.8

6.9

6.10

6.11

6.12

6.13

Landsec has provided context to its representations within the Quod Technical Retail Report
submitted under separate cover. It has been identified that the Reg 19 Plan (paragraph 8.70)
may overstate the future retail capacity in the borough by not identifying an oversupply of
comparison retail floorspace (of 3,651 sgm) and reporting a perceived need in the convenience
retail sector.

This lack of capacity for additional comparison retail floorspace provides important context
when considering the strategic approach to the Local Plan and specific policies.

Overall, the updated assessment identifies an oversupply of retail floorspace (both
convenience and comparison) for Lewisham town centre of 5,544 sgm (gross) by 2035. This
oversupply occurs even before taking into account existing vacant and underutilised floorspace
within Lewisham town centre.

It is within the context of an oversupply of retail floorspace and a high level of vacancies that
local planning policy should be developed in order that the Council’s approach to town centres
is effective and justified, and therefore sound. Future planning for town centres should seek
to reduce existing vacant and underutilised space, rather than promote delivering additional or
retaining large levels of retail floorspace in a contracting market.

Policy EC11 — Town centres at the heart of our communities

Policy EC11 reflects the approach of the London Plan and national policy in seeking to focus
development on existing town centres.

The policy highlights that town centres will be managed positively to ensure they are attractive
and vibrant places that are resilient and adaptable to future challenges. Landsec supports this
approach.

The supporting text to this policy highlights that there is a need for town centres to remain
resilient and adaptable to the challenges and opportunities facing the High Street, including
changes in consumer behaviour and business practices. In particular, Paragraph 8.61 goes
on to acknowledge that:

“This is particularly in terms of the retail sector where Covid-19 has led to a spike in town centre
vacancies and accelerated frends in multi-channel {online shopping). Whilst recognising that
town centres play a key role in the provision of local shops and services, it is important, that
they are able to evolve and adapt over time, so that they continue to support our
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6.14

6.15

6.16

6.17

6.18

6.19

6.20

6.21

6.22

neighbourhoods and communities. The Local Plan provides support for a wide range of uses
to locate within town cenires as diversification is vital to their revitalisation, adaptability and
fong-term resilience.”

Such a flexible approach for town centres is supported by Landsec, so too is the recognition
that town centres need to evolve in light of a changing retail landscape — as illustrated by the
retail evidence and updated assessment undertaken. The Council should strengthen this
objective through the site allocations and town centre policies.

To achieve the long-term vitality and viability of Lewisham’s town centres, policy EC11 states
that this will be secured through a number of measures. This includes delivering an appropriate
mix and balance of residential and main town uses to attract visitors and ensure people have
good access to a competitive range of services and facilities by seeking to define a broad
range of matters that comprise vitality and viability. The policy also recognises that there is a
need to ensure that town centres remain resilient and adaptable to change over the long-term.

Within this context, whilst protecting the retail function of the Borough's town centres is crucial,
the ability for town centres to evolve and adapt over time, so that they continue to support the
communities in which they are situated is welcomed.

EC12 — Town centre network and hierarchy

Policy EC12 seeks new development to suppotrt and reinforce Lewisham's town centre network
and hierarchy.

This Policy specially refers to the Borough’s future need by 2035 for 8,400 sgm (gross) of
additional retail floorspace to be met, and that this should be focused on Lewisham and Catford
major centres in the first instance.

The supporting text to this policy (paragraph 8.70) outlines that this floorspace requirement is
derived from the findings of the RIATCTR. For all the reasons identified, the RIATCTR
overstates the level of retail capacity for Lewisham, and the forecast needs identified within
the Local Plan needs to be updated. Policy should seek a consolidation of floorspace and
diversification of the overall offer of Lewisham town centre.

Notwithstanding our fundamental concerns with the robustness of the Council’s evidence base,
the Council's own evidence suggests that there is an oversupply of comparison goods
floorspace — of more than 3,650 sgm (before taking into account existing vacant floorspace) —
and that any retail need falls in the convenience retail sector only.

The identified oversupply needs to be reflected within the Local Plan and by the policy
approach for existing centres, including for Lewisham town centre'®.

Furthermore, part G of draft Policy EC12 needs to be amended to reflect the position of the
London Plan and refer to the ‘potential’ future reclassification of Lewisham as a Metropolitan
Centre.

10 As set out at Table 8.4 of the Regulation 12 Local Plan
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6.23

6.24

6.25

6.26

6.27

6.28

6.29

‘EC12(F) Devefopment of Lewisham fown centre and its surrounds will be proactively
managed in order to secure its potential future reclassification as a Metropolitan centre....”

EC13 - Optimising the use of town centre land and floorspace

Policy EC13 refers to the need for development proposals within and at edge-of-centre
locations to optimise the use of land and floorspace through delivering new mixed-use
schemes. Landsec supports this approach.

However, Part B of this Policy goes on to states that mixed-use development proposals within
town centres will be considered having regard to the impact on the town centre vitality and
viability.

Effectively the wording of draft Policy EC13 requires an assessment of impact to be undertaken
in support of ‘in centre’ proposals. The is fundamentally inconsistent with national planning
policy which recognises the need for greater flexibility in the reuse of town centre floorspace.
Both national policy and the London Plan is clear in stating that ‘impact’ is only a policy
consideration for retail and leisure development located outside a town centre''.

Against this background, the wording of Policy EC13 should be revised so that consideration
on the impact on town centre vitality and viability should only be for mixed-use development
proposals in edge or out-of-centre locations. Proposed amended wording is provided below:

‘B Within tovwn-centre-and edge and out-of-centre locations, mixed use development proposals
{including the expansion, reuse or reconfiguration of existing floorspace) will be considered
having regard fo:

b. Impact on town centre vitality and viability;

c. Compatibility of the proposed use with adjoining and neighbouring uses, both in terms of
fand use and character; and

d. Compliance with other policies.”

Also, consistent with the NPPF (paragraph 86), this Policy includes additional wording
acknowledging that residential development often plays an important role in ensuring the
vitality and encourage residential development on appropriate sites.

Within this context, we believe that draft Policy EC13 is not justified, effective or consistent
with national policy and therefore unsound, and should be re-drafted in line with the comments
above.

EC14 - Major and District Centres

Policy EC14 establishes policies for the Primary Shopping Areas (‘PSA’), the locations where
retail uses are concentrated.

" Framework paragraph 90
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6.30 As currently drafted, this Policy requires development proposals within existing centres to
demonstrate how they will support the vitality and viability of the town centre. Again, such an
approach is at odds with national policy and the London Plan.

6.31 Likewise, other parts of this Policy require certain criteria to be met when considering
development proposals within town centres, and the PSA. This includes the following:

= Part C, which identifies that a Shopping Area Impact Statement will be required where
development proposals for Class E and main town centre uses do not contribute to the
retail function of the PSA.

= Part D of this Policy goes on to state that within Lewisham Major centre, development
proposals should support the role and function of the centre by contributing to the target
for the PSA to maintain a minimum of 50% of retail uses as a proportion of all units.

= Part F, identifies that planning conditions may be used to secure Class E(a) uses that
contribute to the retail function of the PSA. It goes on to state that evidence of marketing
will be required for development proposals seeking a change of use from retail to another
main town centre use.

. Part G states that proposals for residential units on the ground floor level or below, both
within the PSA and the wider town centre area, are inappropriate and will be strongly
resisted.

6.32 Such an approach provides little flexibility in the re-use or redevelopment of underutilised or
vacant floorspace, is inconsistent with the position now being adopted by Government, and
the Framework. The Framework is clear in recognising that residential development can play
an important role in ensuring the vitality of town centres.

6.33 The overall thrust of Policy EC14 is at odds with national policy and the London Plan, where
both recognise ‘town centres’, including the PSA, as appropriate locations for ‘main town centre
uses' and not just retail. National policy'? recognises that town centres should grow and
“diversify in a way that can respond to rapid changes in retail and leisure industries, allows a
suitable mix of uses (including housing)”.

6.34 The Framework' goes on to state that planning policies should:

‘recognise that residential development often plays an important rofe in ensuring the vitality of
centres and encourage residential development on appropriate sites”.

6.35 The London Plan (Policy SDB) also reinforces the need to promote and enhance town centre
vitality and viability. Specifically, it recognises that “the adaption and diversification of fown
centres should be supported” in response to changing shopping patterns. Policy SD6 also
refers to the importance of introducing new homes into town centres.

6.36 Further reflecting the changing retail sector, the Government announced significant changes
to the Use Classes Order, which came into effect in September 2020. This incorporated a
number of ‘main town centre uses’ within the same Use Class (Class E). The driving rationales

12 Paragraph 86
13 Ibid
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6.37

6.38

6.39

6.40

6.41

6.42

6.43

for the Government making these changes was to enable flexibility and for town centres to
adapt to a changing market.

It is within this national and strategic context that policies within the Local Plan should be
prepared. Whilst elsewhere in the Local Plan, it is recognised that town centres need to be
more resilient and adaptable to future changes (e.g. Policy EC11) the approach of the Policy
EC14 is contrary to this important objective, and the main thrust of the NPPF and the London
Plan in allowing town centres to adapt.

The need for flexibility within town centres is particularly significant for Lewisham town centre
given the identified oversupply of retail floorspace and the substantial quantum of existing
vacant floorspace.

It is therefore essential that policies are flexible and allow the town centre to diversify and
adapt. The approach of Policy EC14 is one that may stifle flexibility and will not enable
Lewisham town centres’ long-term vitality and viability to improve. Instead, it will maintain the
status guo of a centre through preventing the diversification of the town centre in a contracting
retail market.

Policy EC14 is not deemed to be effective or justified and should be removed or re-drafted to
enable the flexibility required to ensure town centres, including Lewisham town centre, can
adapt. This will include removing the need to undertake a Shopping Impact Staterment for ‘in
centre’ proposals and the target to achieve 50% threshold for Class E{(a) uses. Neither is
justified.

Main town centre uses are supported in town centre locations, as reflected by the NPPF and
the London Plan, being identified as the most appropriate location. The approach of Policy
EC14 restricts the ability for town centre uses to be located within such locations.

Lewisham town centre, and in particular Lewisham Shopping Centre and the wider Site
Allocation 2, is currently heavily focused on the retail sector, with limited wider town centre
uses. However, the approach of the retails policies within the Reg 19 Plan will prevent this
diversification. Such an approach is contrary to the retail evidence, which supports the need
to consolidate and rationalise Lewisham town centre’s retail offer, moving away from a retail
focus — as is currently the case — introducing other uses that will improve its vitality and viability,
which will include residential uses.

The proposed approach of Policy EC14 is also at odds with the advice contained within the
RIATCTR (paras. 5.40 to 5.48). This evidence specifically considered four broad policy options
that should be considered. These comprise the following:

u Option 1: Strengthening policies to provide more control over the loss of retail and
service uses. This would usually involve extending the PSA and / or increasing the
restrictions on uses permitted;

u Option 2: Retaining the existing approach to control the mix of uses;

. Option 3: amend policies to allow a more flexible approach to enable more non-town
centre uses. This would usually involve reducing the PSA and / or introducing more
flexibility; or
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6.44

6.45

6.46

6.47

6.48

" Option 4: a laissez-faire approach that does not seek to protect retail and town centre
uses, on the basis that the market will determine the appropriate mix of uses within town
centres.

In considering these four options, the RIATCTR (para. 5.42) advised that:

“Considering current and likely future market trends, the updated (lower) retail floorspace
capacity projections, and changes to the UCQ [Use Classes Order] and permitted development
rights described earlier, Options 1 and 2 are unsound and unimplementable approaches for
existing premises.”

Despite this, policies within the Reg 19 Plan have evolved from the earlier Regulation 18
version to place further restrictions on flexibility and the ability for town centres to adapt and
change. This is despite the Council’'s updated retail evidence (the RIATCTR) now identifying
significantly less retail capacity for additional retail floorspace, including an oversupply of
comparison retail floorspace. The Council's own evidence acknowledges that not providing
the necessary flexibility could lead to an increase in vacancies within town centres.

Whilst the RIATCTR suggests that such controls are unsound and unimplementable for
existing premises, this also applies for new development proposals. Given the available retail
evidence and the reduced demand for traditional bricks and mortar floorspace, together with
the approach supported by the NPPF and the London Plan, policies should provide greater
flexibility. This is not the case in the Regulation 19 Local Plan. Instead, policies, including
Policy EC14, seek to limit flexibility and will not enable Lewisham town centre (and other
centres in the Borough) to adapt and change in a retracting retail market.

It is also notable that the supporting text (paragraph 8.71) recognises that RIATCTR
recommends that the priority should be given to the re-occupation of vacant units to meet the
retail floorspace needs, this is not recognised by the policy approach of the Council or in the
floorspace need figures referred to within the Reg 19 Plan. Instead, the approach of the Reg
19 Plan seeks to encourage more retail floorspace and no flexibility, despite such an approach
not being supported by evidence. Future planning policies for town centres should seek to
reduce existing vacant and underutilised space, rather than delivering more floorspace —
particularly where a need is not demonstrated — as is the approach of the Regulation 19 Local
Plan.

As currently drafted Policy EC14 is not sound and effective and is inconsistent with both the
NPPF and the London Plan. It therefore needs to be substantially revised to enable flexibility
for town centre to adapt and change.

Quod | Lewisham Shopping Centre | Lewisham Local Plan Reg 19 | 251 April 2023 37



7 Chapter 9 - Community Infrastructure

Community Infrastructure

7.1 Part E (g) of policy CI3 (Sports, recreation and play) states that all play space and provision
for informal recreation must be designed to site outdoor communal amenity and play spaces
at the street level or ground floor of development, avoiding the use of rooftops and mezzanines.
We suggest that the policy should introduce flexibility to recognise that in some circumstances,
such as town centre development, multi level open space, recreational space and play space
is an important and necessary component of town centre vitality and viability, and can
contribute successfully towards residential amenity.
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8

Chapter 14 - Lewisham Central Area

Lewisham major centre and surrounds

8.1

8.2

8.3

8.4

Part J of policy LCA2 (Lewisham major centre and surrounds) states:

“To ensure Lewisham Major Centre maintains its role as one of the Borough's principal
commercial and employment locations, development proposals must retain _or re-provide
existing workspace, and deliver net gains in industrial capacity wherever possible.” four
underlining]

This has no regard to policies in Chapter 8 of the Reg 19 Plan {(Economy and Culture) which
set out criteria for where reductions in employment floorspace might be acceptable (policy
EC8). It is a broad statement which provides no opportunity to assess its applicability to
individual sites, where for instance there has been long term vacant employment floorspace.

As described in Section 4 above the Council’'s evidence base describes the weak demand for
office space in Lewisham.

Part J of policy LCAZ2 introduces unnecessary inflexibility, is not supported by the evidence and
is a matter that should be addressed in other Chapters of the Reg 19 Plan. Part J should be
deleted.
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9

Chapter 19 — Delivery and Monitoring

Masterplans and Comprehensive Development

2.1

9.2

93

Part B of policy DM3 (Masterplans and comprehensive development) states that where an
outline application is submitted, it should be accompanied by a full planning application for the
first phase of the development.

This goes beyond any requirement of the Town and Country Planning (Development
Management Procedure) (England) Order 2015 (as amended). Article 7 (3) states that except
where article 5(3) applies, an application for outline planning permission does not need to give
details of any reserved matters (article 5(3) relates to where access is a reserved matter).

Given this conflict with the Statutory Instrument, part B of policy DM3 should be amended as
follows:

“The site masterplan must be submitted at the outline or full planning application stage. ¥Where

2 W 2y ata a¥a el aalied=Fa

the-first phase-ofthe-development The masterplan will be required to comprise of:

Land Assembly

9.4

A review of policy DM4 (Land assembly) has been undertaken in the context of the Town and
Country Planning Act compulsory acquisition of land and legal requirements for this. The
following amendments are proposed to ensure consistency with the Act.

A To enable the delivery of the Local Plan and the spatial strategy for the Borough the Council
will support land assembly to achieve comprehensive-development, where appropriate. The
Council will consider the use of its compulsory purchase powers—enly-where-necessary (o
assemble land for development within the Borough where there is a compelling case in the
public interest to do so and where:

a. Landowners and/or developers, as appropriate, can demonstrate that—there is a
deliverable development proposal that wil contribute to the achievement of the economic,
social or environmental well-being of the area, or

b. A Ecomprehensive approach to redevelopment of the assembled site is-hrecessar~te will
deliver a strategic site allocation contained in the Local Plan (including the requirements of a
masterplan where required) in a manner that delivers public benefit; and or
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9.5

9.6

9.7

¢c. The development proposal for the assembled site wilf contribute to the delivery of the
spatial strategy for the Borough, having particular regard to the Vision and place principle
policies for the area within which the development is located.

And where reasonable efforts have been made to negotiate with the landowners and occupiers
of the relevant land.

In appropriate cases, the Council will consider the use of its other statutory powers, including
section 203 of the Housing and Planning Act 2016, to facilitate development where it is in the
public interest.

In relation to the amendments proposed to Part A, the use of CPO powers should not be limited
to “comprehensive development”, but to development for which there is a compelling case in
the public interest. Often that will be comprehensive development, but not always. Also, the
use of the word “necessary” does not fit with the wording is S 226(1){a), which is that the
authority thinks that the use of the powers will facilitate the development, redevelopment or
improvement of land.

The statutory test for using S 226(1)(a) powers is found in S 226(1A), which is that the use of
the powers will contribute to the achievement of the social, economic or environmental
wellbeing of the area, rather than satisfying local plan requirements. That can be part of the
well-being test. Landsec consider that it is not necessary to have a test involving demonstrating
how the costs of a CPO process will impact on development viability. That will be part of the
Council’s consideration of whether to use its CPO powers, and should not be a separate policy
test.

In relation to the amendments proposed to Part B there will be cases where, in order to facilitate
development, the use of S 203 will be needed instead of/in addition to the use of CPO powers.
It is important to make that clear.
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LEWISHAM
LOCAL PLAN

Lewisham

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions

This form has two parts
Part A — Personal details to be completed once
Part B — Your representation(s). Please fill in a separate sheet for each representation you wish to make.

Part A - Personal Details

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Title Mr Address Line 1 21 Soho Square
. Ben
First Name
Line 2 London
Ford
Last Name
Line 3
Job Title Senior Director
Line 4
Organisation Quod on behalf of Landsec
Post code W1D 3QP
Telephone
number 07834 451 520 E-mail Address PLEASE REFER TO COVERING

EMAIL

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions



LEWISHAM

LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission 14 - Lewichaim's Central Ares

document does your representation relate?

Policy name/number

2. To which part of the chosen chapter does you representation relate?
(Representations must be made on a specific policy within the chapter.
Please state the policy number and name in the box below)

Site Allocation 2 and palicy

LA

LLAZ

Yes No
3. Do you consider that this part of the chapter is legally compliant?

Yes No
4. Do you consider that this part of the chapter sound? X

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

Please refer to Sections 1, 2 and 8 and Appendices 2, 3 and 4 of the accompanying Lewisham Regulation 19
Local Plan Representations by Landsec, dated April 2023.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions



LEWISHAM

LOCAL PLAN

Lewisham

7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

Please refer to Sections 1, 2 and 8 and Appendices 2, 3 and 4 of the accompanying Lewisham Regulation
19 Local Plan Representations by Landsec, dated April 2023.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? X

(I do wish to participate in an (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Landsec is bringing forward a planning application on one of the largest and most significant site allocations
within the Draft Local Plan. It is therefore important to be able to engage in any hearing sessions regarding
policies that will directly effect development on that site allocation.
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LEWISHAM

LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission 5 - High Quality Design

document does your representation relate?

Policy name/number
Policies QD4, QDS, QD6

2. To which part of the chosen chapter does you representation relate?
(Representations must be made on a specific policy within the chapter.
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant?

Yes No
4. Do you consider that this part of the chapter sound? X

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

Please refer to Section 3 of the accompanying Lewisham Regulation 19 Local Plan Representations by Landsec,
dated April 2023.
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LEWISHAM

LOCAL PLAN

Lewisham

7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

Please refer to Section 3 of the accompanying Lewisham Regulation 19 Local Plan Representations by Landsec,
dated April 2023.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? X

(I do wish to participate in an (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Landsec is bringing forward a planning application on one of the largest and most significant site allocations
within the Draft Local Plan. It is therefore important to be able to engage in any hearing sessions regarding
policies that will directly effect development on that site allocation.
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LEWISHAM

LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission 6 - Heritage

document does your representation relate?

Policy name/number

2. To which part of the chosen chapter does you representation relate?

(Representations must be made on a specific policy within the chapter. Policy HE3
Please state the policy number and name in the box below)
Yes No
3. Do you consider that this part of the chapter is legally compliant?
Yes No
4. Do you consider that this part of the chapter sound? X
Yes No

5. Do you consider that this part of the chapter is compliant with the Duty
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

Please refer to Section 4 of the accompanying Lewisham Regulation 19 Local Plan Representations by
Landsec, dated April 2023.
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LEWISHAM

LOCAL PLAN

Lewisham

7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

Please refer to Section 4 of the accompanying Lewisham Regulation 19 Local Plan Representations by
Landsec, dated April 2023.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? X

(I do wish to participate in an (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Landsec is bringing forward a planning application on one of the largest and most significant site allocations
within the Draft Local Plan. It is therefore important to be able to engage in any hearing sessions regarding
policies that will directly effect development on that site allocation.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions



LEWISHAM

LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission 7 - Housing

document does your representation relate?

Policy name/number
Paras. 7.24, 7.34. Policies

EV-C IRy ]

2. To which part of the chosen chapter does you representation relate?
(Representations must be made on a specific policy within the chapter.

Please state the policy number and name in the box below) et
Yes No
3. Do you consider that this part of the chapter is legally compliant?
Yes No
4. Do you consider that this part of the chapter sound? X
Yes No

5. Do you consider that this part of the chapter is compliant with the Duty
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

Please refer to Section 5 of the accompanying Lewisham Regulation 19 Local Plan Representations
by Landsec, dated April 2023.
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LOCAL PLAN

Lewisham

7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

Please refer to Section 5 of the accompanying Lewisham Regulation 19 Local Plan Representations
by Landsec, dated April 2023.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? X

(I do wish to participate in an (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Landsec is bringing forward a planning application on one of the largest and most significant site allocations
within the Draft Local Plan. It is therefore important to be able to engage in any hearing sessions regarding
policies that will directly effect development on that site allocation.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions
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LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission 8 - Economy and Cultur

document does your representation relate?

1]

Policy name/number

2. To which part of the chosen chapter does you representation relate?
(Representations must be made on a specific policy within the chapter.
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant?

Yes No
4. Do you consider that this part of the chapter sound? X

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

Please refer to Section 6 of the accompanying Lewisham Regulation 19 Local Plan
Representations by Landsec, dated April 2023.
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LOCAL PLAN

Lewisham

7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

Please refer to Section 6 of the accompanying Lewisham Regulation 19 Local Plan
Representations by Landsec, dated April 2023.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? X

(I do wish to participate in an (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Landsec is bringing forward a planning application on one of the largest and most significant site allocations
within the Draft Local Plan. It is therefore important to be able to engage in any hearing sessions regarding
policies that will directly effect development on that site allocation.
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LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission 9 - Community Infrastructure

document does your representation relate?

Policy name/number

2. To which part of the chosen chapter does you representation relate?

(Representations must be made on a specific policy within the chapter. Policy C13
Please state the policy number and name in the box below)
Yes No
3. Do you consider that this part of the chapter is legally compliant?
Yes No
4. Do you consider that this part of the chapter sound? X
Yes No

5. Do you consider that this part of the chapter is compliant with the Duty
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

Please refer to Section 7 of the accompanying Lewisham Regulation 19 Local
Plan Representations by Landsec, dated April 2023.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

Please refer to Section 7 of the accompanying Lewisham Regulation 19 Local
Plan Representations by Landsec, dated April 2023.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? X

(I do wish to participate in an (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Landsec is bringing forward a planning application on one of the largest and most significant site allocations
within the Draft Local Plan. It is therefore important to be able to engage in any hearing sessions regarding
policies that will directly effect development on that site allocation.
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LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name

1. To which chapter of the Lewisham Local Plan — Proposed Submission

. 19 - Delivery and Monitoring
document does your representation relate?

Policy name/number
Policies DM3 and DM4

2. To which part of the chosen chapter does you representation relate?
(Representations must be made on a specific policy within the chapter.
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant?

Yes No
4. Do you consider that this part of the chapter sound? X

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

Please refer to Section 9 of the accompanying Lewisham Regulation 19
Local Plan Representations by Landsec, dated April 2023.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

Please refer to Section 9 of the accompanying Lewisham Regulation 19
Local Plan Representations by Landsec, dated April 2023.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? X

(I do wish to participate in an (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Landsec is bringing forward a planning application on one of the largest and most significant site allocations
within the Draft Local Plan. It is therefore important to be able to engage in any hearing sessions regarding
policies that will directly effect development on that site allocation.
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The Policy Basis for Town Centre
Diversification

14l

1.2

1.3

Landsec’s representations and vison has its foundations within adopted national policy, the
National Planning Policy framework (2021) (the ‘Framework’) and the London Plan (2021).

Policies within both documents, support adaptation and diversification of town centres to
respond to the anticipated needs for town centre uses such as retail, office and leisure.

Diversification in centres with current or projected declining demand for commercial,
particularly retail, floorspace should be supported, alongside the promotion of residential
floorspace which is considered a fundamental component of town centre vitality and viability.

National Planning Policy — The Framework (2021)

1.4

1.5

1.6

1.7

1.8

1.9

National policy relating to the vitality of town centres (Chapter 7) requires planning policies and
decisions to support the role that town centres play at the heart of local communities by taking
a positive approach to their growth, management and adaptation’.

National policy recognises that town centres should grow and “diversify in a way that can
respond to rapid changes in retail and leisure industries’ allowing ‘a suitable mix of uses
(including housing)?

Development plan policies should “recognise that residential development often plays an
important role in ensuring the vitality of centres and encourage residential development on
appropriate sites’™.

National policy recognises that markets should be retained and enhanced and, where
appropriate, new ones should be re-introduced or created*

Fundamentally, the anticipated needs for retail, office and leisure should be met, looking at
least ten years ahead®

Reflecting the changing retail sector, the Government announced significant changes to the
Use Classes Order which could render retail only town centre polices redundant. Class E
{Commercial, Business and Service) will incorporate a very wide spectrum of uses including
Retail (previously A1), Financial and professional services (previously A2), Restaurant
{previously A3), Offices (previously Bla), Research and Development (previously B1b), Light

' NPPF Paragraph 86
2 NPPF Paragraph 86 (a)

(
3 NPPF Paragraph 86 (
4+ NPPF Paragraph 86 (
5 NPPF Paragraph 86 (

f)

c)
d)
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Industrial (previously Bic), Medical and health facilities (previously D1), Creches and day
nurseries (previously D1), and Indoor sport, recreation and fithess facilities (previously D2).

This new class allows for a mix of uses to reflect changing retail and business models. It
recognises that a building may be in a number of uses concurrently or that a building may be
used for different uses at different times of the day.

The Government expects that bringing these uses together and allowing movement between
them will give businesses greater freedom to adapt to changing circumstances and to respond
more guickly to the needs of their communities.

London Plan (2021)

Diversification

The London Plan Policy SD6 ‘“Town Centres and High Streets’ reinforces the need to promote
and enhance town centre vitality and viability (Part A). It seeks to achieve this through
inclusivity; a diverse range of commercial and community/social uses (operational day and
night); housing; access by walking, cycling and public transport; creating a sense of place and
local identity; economic contribution; and a Healthy Streets Approach® Whilst the London Plan
does not define vitality and viability, it may be construed that this comprises a reasonable
definition.

The policy specifically recognises that “the adaptation and diversification of fown cenfres
should be supported in response to the challenges and opportunities presented by multi-
channel shopping and changes in technology and consumer behaviour, including improved
management of servicing and deliveries™

Part C and D refer to the importance of introducing new homes into town centres. The potential
for new housing within town centres should be realised, capitalising on the availability of
services within walking distance and current/future accessibility by public transport® The
suitability of town centres to accommodate a diverse range of housing should also be
considered and encouraged. Specific reference is made to smaller households, Build to Rent,
student accommodation and older people's housing®as being suitable for town centres.

The re-development change of use and intensification of identified surplus office space to other
uses including housing should be supported; social infrastructure should be enhanced; and
Safety and security should improve.

Boroughs should support the town centre first approach in their development plans by
assessing the need for main town centre uses, taking into account capacity and forecast future
need; allocate sites to accommodate identified need within town centres, considering site
suitability, availability and viability, and review town centre boundaries where necessary;
support the development, intensification and enhancement of each centre, having regard to

6 P SDBA(1-6)
7P SDBB
8 | P SDBC
2 P SDBD
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the current and potential future role of the centre in the network; identify centres that have
particular scope to accommodate new commercial development and higher density housing,
having regard to the growth potential indicators for individual centres in Annex 1'°.

1.17 In respect of identifying sites suitable for higher density mixed-use residential intensification
the London Plan suggests a number of relevant examples:!!

= comprehensive redevelopment of low-density supermarket sites, surface car parks, and
edge-of centre retail/leisure parks.

. redevelopment of town centre shopping frontages that are surplus to demand.

= redevelopment of other low-density town centre buildings that are not of heritage value,

particularly where there is under-used space on upper floors, whilst re-providing non-
residential uses; and

. delivering residential above existing commercial, social infrastructure and transport
infrastructure uses or re-providing these uses as part of a mixed-use development.

1.18 The rest of the policy suggests a flexible approach based upon existing capacity, forecast need
and diversification. Vitality and viability are not dictated solely by retail floorspace gquantum,
rather a whole range of uses, including housing.

The Role and Function

1.19 Policy SD8 ‘Town Centre Network' recognises that “the changing rofes of town centres should
be proactively managed” in relation to Annex 1. Diversification in centres with current or
projected declining demand for commercial, particularly retail, floorspace should be
supported'?. These centres may be reclassified at a lower level in the hierarchy through a
coordinated approach with local planning authorities.

1.20 The classification of International, Metropolitan and Major town centres (Annex 1) can only be
changed through the London Plan.™ Annex 1 indicates potential future changes to the Town
Centre Network. International, Metropolitan and Major town centres should be the focus for
the majority of higher order comparison goods retailing, whilst securing opportunities for higher
density employment, leisure and residential development in a high-quality environment.
Boroughs and other stakeholders should have regard to the broad policy guidelines for
individual town centres in Annex 1.

1.21 The London Plan defines Metropolitan centres as serving wide catchments which can extend
over several boroughs and into parts of the Wider South East. Typically, they contain at least
100,000m? of retail, leisure and service floorspace with a significant proportion of high-order
comparison goods relative to convenience goods. These centres generally have very good
accessibility and significant employment, service and leisure functions. Many have important
clusters of civic, public and historic buildings.

10 P SD7

11 LP SD7C(5)(5)(a-d)
12 P SD8B

13 P SD8C
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1.22

1.23

1.24

1.25

1.26

The London Plan defines Major centres as typically found in inner and some parts of outer
London with a borough-wide catchment. They generally contain over 50,000m? of retail, leisure
and service floorspace with a relatively high proportion of comparison goods relative to
convenience goods. They may also have significant employment, leisure, service and civic
functions.

Lewisham

The London Plan Annex 1 Town Centre Network (and Figure 2.18 Town Centre Classification)
provides strategic guidance for town centres in London.

Lewisham is categorised as a Major Town Centre (ref. 40) with future potential’ for
classification as a Metropolitan Centre. The broad London Plan approach for Lewisham is set
out below.

=  Residential growth potential — High — This is a broad strategic-level categorisation that
has been informed by the SHLAAA and Town Centre Health Check and takes into
consideration the potential for impacts on heritage assets.

=  Commercial growth potential — High — includes town centres likely to experience
strategically-significant levels of growth with strong demand and/or large-scale retail,
leisure or office development in the pipeline and with existing or potential public transport
capacity to accommodate it (typically PTAL 5-6).

= Office Guideline — C — Protect small office capacity — These centres show demand for
existing office functions, generally within smaller units. Category C is the lowest growth
category for offices. Category A centres have the capacity, demand and viability to
accommeodate new speculative office development; and Category B the capacity, demand
and viability to accommodate new office development, generally as part of mixed-use
developments including residential use.

= Night-time economy classification — NT3 — These centres have a strategic night-time
function involving a broad mix of activity during the evening and at night, including most
or all of the following uses: culture, leisure, entertainment, food and drink, health services
and shopping. NT3 is a more than local centre. For reference NT1 is an international or
hational centre and NTZ2 is a centre with regional or sub-regional significance.

= Strategic area for regeneration — Yes

The London Plan allocates New Cross/Lewisham/Catford as an opportunity area for 13,500
homes and 4,000 jobs. The relationship with this wider growth area is important because New
Cross (District) and Catford (Major) are designated town centres themselves and include uses
which in other Boroughs may include in higher level town centres (e.g., Metropolitan Centres)
e.g., the Civic Centre, Broadway Theatre, Goldsmith’s College and other evening
economy/cultural uses.

Unlike Croydon or Kingston, for example, where all the uses are concentrated within the
Metropolitan Town Centre, Lewisham is different as these uses are located in adjacent centres.
The potential for Lewisham to achieve Metropolitan status does therefore need to consider the
residual effects on the growth and renewal ambitions of Catford and Deptford.

Quod | Lewisham Shopping Centre | Lewisham Local Plan Reg 19 | Appendix 1 5



1.27 Supporting text paragraph 2.1.19 states that Lewisham will grow in function and population
and has ‘potential’ to become a town centre of Metropelitan importance. The potential for
further growth at Lewisham will be supported by the arrival of the Bakerloo line at Lewisham
Interchange. This will bring enhanced access to central London and encourage the delivery of
employment, leisure, service and community uses that serve the local and sub-regional
population. Public realm and environmental enhancements of the town centre and surrounding
employment, mixed-use and residential re-developments will continue to be delivered and will
assist the continued transformation of Lewisham into a ‘high performing’ and ‘vibrant’ retail hub
with excellent leisure services.

Mayor of London Adaptive Strategies

1.28 The Mayor of London is seeking to grapple with the issue of town centre flexibility having
published his ‘Adaptive strategies’*for high street renewal in early 2020. The Mayor reminds
us that his new London Plan calls for high streets and town centres to adapt and diversify.

1.29 The Mayor recognises that London’s town centres are the focal point for our culture,
communities and everyday economies. They support the most sustainable models of living
and working, including active travel and shorter commutes. The strategy recognises that high
streets are so much more than just retail. The guidance supports the implementation of
ambitious, innovative and fresh strategies so our high streets and town centres not only adapt
and survive but thrive.

1.30 Landsec supports the recognition that when it comes to our high streets, London’s
communities, businesses and local authorities can show extraordinary levels of enterprise,
motivation and commitrment to delivering change. In particular Landsec supports the following
findings within the Mayor’s report:-

= There is significant value in London High Streets. Jobs, businesses, other non-
residential uses and the homes we live in are all part of our understanding of the high
streets as places. High streets typically have more retail at ground floor facing the street,
but they support a huge range of uses above and behind, and an interdependent mix of
different activities and characteristics. Taken together, these have a multiplier effect in
creating value of many types.

= High streets are about much more than retail. London’s high streets serve a wide range
of Londoners in multiple and inclusive ways. They are highly social, diverse and
accessible spaces. As such, they have a crucial role in supporting social, economic and
environmental benefits. Particularly significant is the observation that high streets often
cater for groups who are at risk of marginalisation or under-representation. These include
the young, the elderly, jobseekers and those with young families.

= Whilst high streets appear to be a resilient urban typology in London, this varies widely
across the city. For example, in Metropolitan centres, growth in the number of businesses
and jobs is much lower than for high streets in general. Some of London’s larger centres
are seeing a downturn in retail-related jobs and businesses, which is significant by
national standards. In the three years from 2015-2017, retail employment in Kingston
Metropolitan town centre for example fell by 15 per cent. The Mayor's latest data shows

4 Mayor of London High Streets & Town Centres Adaptive Strategies, 218t January 2020
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1.31

that Croydon town centre has an overall vacancy rate of 22 per cent across all use
classes.

. The Mayor sees high streets and town centres as good places for residential
intensification. This is already being delivered across London, especially outer London,
meaning more people will be living on and around high streets. Huge changes are
needed. That's why the London Plan supports and encourages the adaptation and
restructuring of town centres. This will enable them to take advantage of existing
infrastructure and benefit from higher populations of residents.

National policy and the London Plan provide an important policy framework, the conformity of
which will apply a rigid backbone to Landsec’s proposals.

Lewisham - Adopted Development Plan

1.32

1.33

1.34

1.35

1.36

1.5%

The adopted Lewisham Town Centre Local Plan (2014) (the ‘LTCLP’) recognises that
Lewisham Shopping Centre will be ‘redeveloped over time'®.

The plan specifically promotes redevelopment of the Leisure Box and Riverdale Hall for
commercial uses at ground floor and residential above and supports residential conversion of
the Citibank Tower (Lewisham House). It also allocates comprehensive redevelopment of the
Beatties Building and model market to provide retail/restaurants or leisure uses on the ground
floor with commercial or residential uses on the upper floors.

Policy LTC8 — S8 Land north of the Lewisham Shopping Centre comprises land to the north
east of the Lewisham Shopping Centre, the Citibank Tower and the land surrounding it. It
recognises that redevelopment of the site could be in sections or phases. Redevelopment will
be encouraged in conjunction with more comprehensive improvements to the Lewisham
Shopping Centre to provide retail (A1 — A3) and/or leisure use on the ground floor with
commercial, leisure and/or residential use on the upper floors.

Policy LTC8 confirms that more intensive office use or residential conversion of the Citibank
Tower would be favourably considered by the Council. Any proposal should include recladding
of the building and improved environmental performance. Redevelopment (including taller
elements) should respond positively to the Lewisham Gateway development and provide a
welcoming and accessible entrance to the centre from Lee High Road.

Policy LTC8 — $10 Land south of the Lewisham Shopping Centre seeks comprehensive
redevelopment of the Beatties Building and model market sites to provide retail (A1-A3) or
leisure uses on the ground floor with commercial and or residential uses on the upper floors.
Redevelopment should mark the beginning of the commercial and retail heart of Lewisham
town centre, while respecting the height, mass and bulk of local surroundings. It should create
a new southern anchor for Lewisham High Street to encourage customers to travel the full
length of the High Street.

Whilst dated, some of the principles established in the 2014 Local Plan remain relevant to the
current redevelopment objectives of Landsec.

15 2014 LTCLP Policy LTC8 — Lewisham Central Policy Area
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1 Lewisham Town Centre

Existing Role and Function of Lewisham Town Centre

1.1 London comprises two international town centres (West End and Knightsbridge) and 14
Metropolitan Centres.

1.2 Geographically Canary Wharf is the closest Metropolitan Centre to Lewisham (one of ten
Metropolitan Centres north of the River Thames). South of the Thames there are only 4
Metropolitan Centres (Bromley, Croydon, Sutton and Kingston) which form a crescent south
of Lewisham. These centres are illustrated below with Lewisham highlighted in red in Figure 2
below.

Figure 1 & 3 - London Plan Figure 2.17 Town Centre Network and London Plan Figure A1.1 — Future
Potential Changes to the Town Centre Network

1.3 At present, Lewisham is one of 36 centres classified as ‘Major’, albeit the only town centre
south of the Thames with the potential for re-classification to Metropolitan, as set out at Figure
3 below. The Royal Borough of Greenwich is not seeking reclassification of Woolwich town
centre due to insufficient retail expenditure growth and market share.

1.4 Across London, there are other examples of town centre development, albeit none directly
comparable to Site 2 at Lewisham. This is because Landsec are seeking to balance the need
to develop and invest whilst maintaining operational continuity and limiting disruption to the
rest of the associated town centre, whilst redeveloping in the context of reducing retail
floorspace needs.

1.5 Landsec also do not consider that wholescale demolition of the Lewisham Shopping Centre
{(as afirst phase) to create a cleared site would be the most appropriate solution for Lewisham.
It would detrimentally result in more areas of the town centre becoming inactive and redundant
for a long period pending development. However, costs are associated with this approach.
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1.6 Stratford, Shepherds Bush and Croydon relied upon large, cleared sites to bring forward a
specific retail model by Westfield. Croydon was more complex as it relied upon another
landowner (Hammerson) but ultimately failed due to the economic cycle and is now a
redundant business model due to on-line shopping. Hammerson also tried to deliver a similar
retail model at Brent Cross but this has been in gestation for decades and the focus is now on
the delivery of the residential quarter south of the north circular by Argent, similar to the
International Quarter at Stratford and White City Living.

1.7 Sutton Metropolitan Centre is different to Westfield, albeit like Lewisham has been the subject
of a number of individual development plots that comprise tall buildings. Whilst cumulatively
they symbolise regeneration and investment, individually the silo applications are unable to
contribute significantly to the town centre as they are in different ownerships on very small
plots. The St Nicholas Centre freehold has now been purchased by the Council to plan for the
rationalisation of surplus floorspace.

1.8 Canada Water and Wembley comprise low density retail warehouse and leisure parks with
large surface level car parks. Whilst not fully cleared sites like Westfield, they do represent
simpler clearly defined phases of development with greater scope for unencumbered
development without multiple and layered interests such as those at Lewisham.

1.9 The Elephant and Castle development comprises the shopping centre and land beyond it.
Unlike Lewisham, the whole shopping centre was first demolished (2021). The site will
comprise (Phase 2) Castle Square, a small shopping destination bringing together local traders
around a public square (already opened), 485 homes across three towers and a twelve-storey
university campus for UAL's London College of Communication.

1.10 The London Plan 2021 classifies town centres across London in accordance with their existing
role and function, which is determined by the health check criteria that considers the centres’
scale, mix of uses, financial performance and accessibility. The definition of Metropolitan and
Major Town Centres is set out at paragraph 2.21 and 2.22 of this report. The GLA periodically
complete a health check on all town centres across London. The most recent health check
dataset was published in 2017.

1.11 The health check data is used to monitor the performance of each town centre and also helps
to inform the classification of town centres through the application of threshold ranges for
several town centre floorspace uses. YWhen a town centre meets or exceeds these thresholds
then the town centre classification may be reviewed and recommended for promotion or
demotion depending on its performance

1.12 The town centre classification thresholds are replicated at Table 1 below. These identify
various subcategories beyond the headline of at least 100,000m? of retail, leisure and service
floorspace set out in the Metropolitan town centre definition of the Annex 1 of the London Plan.
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Table 1 - Town Centre Classification Threshold (2017 London Town Centre Health Check Analysis
Report)

Table A2 - Town centre network and future potential network classification thresholds

International Metropolitan Major District CAZ

Upper Lower Upper = Lower Upper Lower | Upper Lower | Upper Lower
All occupied floorspace (sqm) 240,000 100,000 | 100,000 50,000 50,000 5,000 | 100,000 5,000
without offices
All occupied retail floorspace (sqm) 200,000 65,000 | 65000 25000 25000 2500 @ 65000 @ 2,500
All occupied comparison floorspace 180,000 50,000 | 50,000 15,000 15000 1,000 | 50000 1,000
(sqm)
Comparison goods retail as a per 100 90 100 75 75 50 65 15 100 15
cent of total retail floorspace |
Convenience goods retail as a per 0 10 5 25 15 45 20 75 0 60
cent of total retail floorspace
All occupied leisure floorspace 100,000 25,000 10,000 1,000 2,500
(sgm)
Office floorspace (sqm) - total 1,000,000 65,000 30,000 500 30,000
(B1a) stock at 31.03.2016
Multiples as a per cent of total 90 50 80 50 80 30 80 5 80 25
floorspace (Multiple + Independent)
Town centre base employee 9,000 5,000 1,500 100 500
estimates (no.) | | |
Town centre Workplace Zone 20,000 10,000 4,500 700 4,000
employee estimates (no.)
Absolute 2016 Zone A Retail Rents 5,000 1,500 1,000 500 1,500
(£/sqm)
Rents Growth per cent rates 2009- 50 5 5 5 5
16
Public Transport Accessibility Level  6b 6a 6b 6a 6b 5 6b 3 6b 6a
(PTAL)

1.13 A review of the 2017 data, as shown at Table 2 below, identifies that Lewisham town centre
falls below the total floorspace minimurm 100,000n? criteria for a Metropolitan Centre (retail,
leisure and service), at ¢.74,000m?.

1.14 It is expected that this figure may have reduced over the last five years due to increasing
vacancies and recent developments.

1.15 Whilst Lewisham performs well against all of the Major town centre thresholds, the town centre
does not meet any of the Metropolitan Town Centre criteria as summarised at Table 2 below.

Table 2 - Total Floorspace Criteria (m?)

Classification Lewisham Town | Metropolitan Town | Major Town Centre
Centre Centre Thresholds Thresholds
Total retail, leisure and | 74,143 100,000-232,000 50,000-92,000

service floorspace!

Retall 63,952

- Total comparison 46 232 50,000-179,000 15,000-49,999
- Total convenience 13,670

- Total service 4050

' London Plan Annex 1 Metropolitan Town Centre Definition (note that the GLA Health Check Report relates
to occupied floorspace, rather than total floorspace)
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Leisure

10,191

25,000-99,000

10,000-24,999

Office floorspace (B1a)

52,649

65,000-999,999

30,000-64,999

1.16

Metropolitan centres are characterised as serving a wide catchment that can extend over
several London boroughs and into parts of the wider Southeast. To better understand
Lewisham’s role within the sub-region, we have considered the classification and floor areas
of adjacent town centres in South-East London to understand whether there is likely to be
competition from these centres in terms of role and function.

Table 3 - Town Centre review for South-East London

117

Town Centre Lewisham | Catford Peckham Woolwich | Bromley
Current Designation Major Major Major Major Metropolitan
Borough Lewisham Lewisham | Southwark | Greenwich | Bromley
Distance from Lewisham | N/A 1.8km 4km 6.3km 6.5km
All occupied floorspace | 74,143 41,320 66,643 69,146 143,078
without offices (m? )

All occupied retail | 63,952 28,610 54,734 48,313 114,678
floorspace (m? )

All occupied comparison | 46,232 13,690 28,440 27,823 99 118
floorspace (m? )

All  occupied leisure | 10,191 12,780 11,900 20,560 28,400
floorspace (m? )

Office floorspace (B1a) | 52,649 11,776 18,000 71,948 161,813
(m?)

Table 3 identifies that Peckham and Woolwich town centres are also performing close to the
upper thresholds of a Major town centre constraining growth capacity for Lewisham. Woolwich
has received significant inward investment as a result of the opening of the Elizabeth Line,
albeit is no longer seeking Metropolitan status due to a lack of retail capacity growth evidenced
as part of the local plan review.

When considering Woolwich's potential for growth alongside the likes of Bromley, an
established Metropolitan town centre, the ability for Lewisham to serve a wide catchment which
can extend over several boroughs and into parts of the Wider Southeast through floorspace
alone appears limited.

Spatial improvements (other than the binary metric of floorspace) can however improve town
centre vitality and viability as well as the cutcomes secured through investment in town centres
for jobs, homes, businesses. These improvements can support Lewisham's role and function
as potentially one of the most important centres in south London as it seeks to reinvent itself
and compete with the more dominant established Metropolitan Centres to the south, and the
growth ambitions of other Major Centres such as Woolwich, Canada Water, and the Elephant
and Castle to the north. Yet unclassified centres with potential for classification such as North
Greenwich and the Old Kent Road are also competing with Lewisham and driving growth
through redevelopment based around tall building typologies.
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1.20

1.21

1.22

1.23

1.24

Notably the Metropolitan Centres of Shepherds Bush (Wesffield London) and Stratford
(Westfield Stratford City) achieved their status through the completion of the Westfield
shopping centre format. However, as demonstrated recently in Croydon, this format is no
longer deliverable in the UK. WWestfield has allowed the planning permission in Croydon to
lapse and is currently repurposing excess retail floorspace at Stratford and Shepherds Bush.

Principally it was this retail format that Lewisham courted with an eye on Metropolitan status
comprising strategically significant increases in retail floorspace (c.40,000nv) which would
generate a wide catchment which can extend over several boroughs and into parts of the Wider
Southeast. The Quod Technical Report (Appendix 2) Figure 4.1 and Figure 4.2 demonstrates
that the catchment is currently more localised and does not yet extend across several
boroughs.

The Council has maintained a longstanding aspiration to elevate Lewisham Town Centre to
Metropolitan status. The adopted Core Strategy (2011) seeks to promote Lewisham Town
Centre to Metropolitan status by 2026. The Reg 19 Plan repeats this vision? and contains
policies to deliver Metropolitan status based upon a requirement to achieve considerable
growth in comparison retail floor space.

Landsec has stated its ambition to assist the Council in seeking to achieve the potential for
Metropolitan status by 2040,

Local Plans should be aspirational. The objectively assessed needs however point to the need
for greater flexibility within the Reg 19 Plan, and an adjustment of indicative site capacities in
respect of commercial floorspace. Landsec’s promotion of greater flexibility also suggests that
a broader set of qualitative metrics should be considered.

Lewisham Shopping Centre

1,29

1.26

1.27

Lewisham Shopping Centre has been at the heart of the town centre for over 45 years and
requires renewal. It was opened in 1977 as the Riverdale Centre, the largest building in
Lewisham town centre. The centre comprises shop units set over 3 floors, an 800-space car
park, offices, a large internal service area/road set above the shopping centre and a disused
leisure and community centre.

The disused leisure centre has been closed for at least 23 years and offered sports facilities
such as gymnastics, a five-a-side football, and badminton as well as an indoor bowls court,
bar area and function rooms. On the ground floor was the Riverdale Hall which hosted a variety
of events.

The design of the shopping centre (as a covered mall) results in full site coverage by a single
building with 100% plot ratio. This offers limited opportunities for permeability and urban
greening. It is an inclusive and enclosed environment solely reliant on retail occupancy and
customer footfall to generate vitality and vibrancy. Without sustained long term retail

2 Policy EC12; Chapter 14 Strategic Objective No.2; and Policy LCAZ2
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1.28

occupancy, there is no reason for the local community to visit the centre and it could have an
adverse impact on vitality and viability of Lewisham as a whole.

Landsec has sought to keep the centre as occupied as possible however this has its challenges
due to the restructuring of the retail sector and in the long term is not a sustainable solution for
Lewisham Town Centre. Covid has created a greater issue by accelerating the structural
change in retail, and through the loss of many high street retailers has removed current and
future tenants. There simply are not the quantity and quality of tenants available to occupy the
floorspace in a way which benefits the town centre in the long term.

Vacant Floorspace

1.29

1.30

1.31

1.32

Lewisham Shopping Centre comprises ¢.36,000nv (GlA) of floorspace of which around
15,000m? (GIA) is vacant or subject to short term lets pending redevelopment. 70% of the
floorspace is at ground floor, with 30% at first or second floor. Most of the centre is in retail
use, with only a very limited food and beverage offering.

In addition, there is also ¢.6,800m? of vacant space as part of the wider estate. This comprises
the former leisure centre (¢.4,500m?) and the former Riverdale Hall {c.1,700m?) both of which
are disused and have been vacant for many years. Adjacent, the longstanding vacancy of
Lewisham House, which itself extends to some 12,100m* adds to the overwhelming sense of
an oversupply of unrequired floorspace.

Within the wider Site Allocation 2 boundary, there is around 31,500m? (GIA) of floorspace of
which around 7,000n7 (GIA) is vacant.

Landsec has undertaken an assessment of the floorspace and use of that floorspace in Site
Allocation 2, the key findings of which are summarised below:-

= There is 85,480m? of existing floorspace across Site Allocation 2.
= Of this area the Landsec ownership comprises 58%, and third-party land 42%.

= 35% of Site Allocation 2 is vacant, 5% short term lets (combined 34,131m?), and 60%
let.

= 34% of Landsec ownership in Site Allocation 2 is vacant and subject to short term lets
pending redevelopment.

u 49% of 3" party land (17,613n7) in Site Allocation 2 is vacant.

. Of the 32,713n¥ of existing floor space in Lewisham shopping Centre, 14,612m? (45%)
is vacant or subject to short term lets.

= Site Allocation 2 comprises 59% retail floorspace; 21% unclassified/other; 7% office; 5%
storage; 3% gym; 3% food and beverage; 2% culture and 1% community.

Improving vitality and viability

1,33

It is our opinion that consolidation of town centre floorspace, and particularly long-term vacancy
is a pro-active planning tool to foster enhanced vitality and viability. It is a constructive
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approach to the vitality and viability of the town centre which we believe the Council should
embrace.

1.34 Lewisham town centre lacks diversity. This is reflected by the retail-dominated offer and the
lack of evening economy and dwell time in the centre. For example, our household survey
identifies a notable drop off in town centre restaurant / café use between the daytime and
evening — by 35%.

Employment and Job Density

1.35 The challenge in Lewisham is acute. It is the local authority with the lowest job density in
London with only 0.4 jobs per resident. Overall employment has decreased since by -6% since
2015 compared to growth (4%) in London. Retail employment in Lewisham has flatlined over
this period.

1.36 A new approach is therefore needed to support employment in the borough — and in particular
in the town centre. This cannot rely on the continuation of a retail model that is outdated and
declining. The counterfactual for the shopping centre, and indeed for the wider town centre, is
not a continuation of the current snapshot. It is continued decline in employment.

1.37 Landsec recognise this issue and believe that it is appropriate to consider alternative ways of
achieving potential Metropolitan status. The London Plan identifies that the ‘potential’ for
Lewisham to become a town centre of Metropolitan importance is linked to its function and
population. Significantly, the London Plan does not explicitly refer to the need for additional
floorspace, but the creation of a ‘high performing’ and ‘vibrant’ retail hub. Within this context,
we consider that the Council should align itself with the qualitive growth aspirations.

Capturing a higher propertion of spend

1.38 The role and function of town centres is changing — the redevelopment of the shopping centre
is an opportunity to move away from oversized big box retail which trades below company
averages® and long-term vacancies to provide a mix of town centre uses that meet a local
need, and with the aesthetic attractiveness to draw consumers in from a wider catchment.

1.39 This means capturing more of what people spend in person — including importantly on leisure,
food and beverage (F&B) and the evening economy and creating a destination. There is
comparatively little nighttime economy floorspace in Lewisham town centre, with no hotels or
theatres, limited F&B and an overprovision of hot food takeaways. Catford has more floorspace
to support its night time economy than Lewisham.

1.40 It also means capturing higher spending visitors / trips. Major centres with smaller consolidated
floorspace achieve higher turnover per ft? than Metropolitan centres. The development of the
shopping centre is an opportunity to provide a mix of uses that support the transformation of
Lewisham into a high performing and vibrant retail hub. It is the performance of retail space
and the vibrancy of the town centre that should inform the future plans for the town centre, not
simply the quantum of floorspace.

3 Quod Technical Retail Note (Appendix) Table 5.2
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1.41

1.42

1.43

1.44

1.45

1.46

1.47

Expand and Diversify the Catchment

Proposals which include a range of living formats including build to rent, student
accommeodation and traditional homes including a range of apartment types at a location well
served by public transport and cycle networks are likely to attract young, mobile households
who will spend money in the town centre, particularly if the town centre offer is diversified and
improved.

A report by the GLA 'More Residents, more jobs’ (2015 update) found that 17 jobs were
supported in the local area for every 100 residents. This would mean that 2,500 homes
{excluding student accommodation) would support 830 jobs in the local area — ranging from
teachers and health workers to people working in retail and leisure.

The provision of student accommeodation represents an opportunity to support the demand for
a wider variety of amenity and leisure uses and help animate the town centre in the evening.
While student income is generally low, student spending is not — and it tends to be a
disproportionally local and on a range of amenities. It also helps to forge links between
education and employment opportunities (which is considered in more context below).

Provide a Range of Job Opportunities

The redevelopment proposals promoted by the local plan include retail, leisure, community
and office / workspace. Early proposed estimates suggest that there could be up to 1,700 full
time equivalent jobs onsite — which could account for 2,300 jobs once part time working is
taken into account. This would include entry level job opportunities (for example in the retail
space) as well as space for small businesses to grow.

Landsec is committed to ensuring that the benefits of these jobs are maximised for the local
community, and has conducted a local needs assessment, which highlighted the following:

. A need to support the (growing) younger population - the number of young people Not
in Employment, Education or Training (NEET) in Lewisham is 54% higher than the
London average (Department for Education, 2021)

= High unemployment amongst ethnic minorities (higher in Lewisham compared with the
London average)

= Mental health is an area of need, with suicide rates (Public Health England, 2018-2020)
and the rate of claimants with mental and behavioral disorders (ONS, 2020), both greater
in Lewisham than in London as a whole.

" Supporting people impacted by Covid-19 is a priority, especially given the high claimant
count (ONS, 2021)

The development of the shopping centre is an opportunity to provide a sustainable mix of uses
to ensure that the vibrancy of the town centre, and the jobs it supports, is maintained.

Landsec is already working to support young pecople in Lewisham through their existing
partnerships with Construction Youth Trust and Circle Collective. They provide support such
as donated resources, funding and veolunteer time.
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1.48 Landsec is working with Circle Collective to bring young people into the planning process for
Lewisham Shopping Centre through their programme, Voice Opportunity Power which
supports young people to have a voice in forums where they typically would not be present.

1.49 Landsec has supported Construction Youth Trust through funding to create a hub in Lewisham
that has allowed the organisation to support four schools in the borough. Construction Youth
Trust are working with these schools to provide curriculum suppert and help young people
access meaningful employer engagement, work experience, site visits and practical sessions.

1.50 The construction phase of the project is likely to support significant jobs over a long period of
time. Landsec will continue support Construction Youth Trust through construction to achieve
its targets which are set out below:

. Creating apprenticeships (1-2 weeks per every 1 FTE employed)
. 3-5% of construction workforce being people Not in Employment, Education or Training

= Targets will also be set around paid and unpaid work placements, local school
engagement, site visits and career advice

1.51 Landsec is also committed to supporting local people throughout the development lifecycle
with their targets:

u All jobs to be advertised locally 7 days prior to general advertisement in construction and
hew management employment opportunities in-use

" 30%+ of all new jobs created to be targeted for local people through construction and in-
use

. Recruitment programmes to support those who are long-term unemployed or been

impacted by the Covid-19 pandemic

1.52 Landsec is committed to supporting the local economy in Lewisham through the construction
and in-use stages of the development. Currently, Landsec already provide support to social
enterprises such as Circle Collective as well as free donated space to charities such as the
Migration Museum. Landsec is committed to continuing this legacy through initiatives such as:

= 50% local spend in construction and 50% spend in management supply chain in-use
. 10-20% of local spend with SMEs through construction and in-use
u Targets will also be set for Landsec and its delivery partners around providing expert

business advice locally

= Landsec will also commit to a 15% social value weighting in the procurement of its
delivery partners

1.53 Landsec will also support community programmes to support a healthier and safer community

in Lewisham:

. Supporting mental and physical health programmes through its workforce and supply
chain

= Providing investment and volunteer time to organisations that promote health and

wellbeing in Lewisham such as: Lewisham Compass @ The Hub, Lewisham
Community Wellbeing, Cycle Confident, Ageing Well in Lewisham and Age Exchanges
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1.54 These initiatives represent long term economic benefits for Lewisham Town Centre and form
part of the employment initiatives to achieve Metropolitan status.
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Publicengagement -~ =~

Round four
(2022 - ongoing)

Round three
(Early 2022)

Round two
(2021)

Round one

We have continued to
(Summer 2020)

gather local aspirations
for the redevelopment of
Lewisham Shopping Centre.

Through extensive
engagement and
consultation,

the project team has built a
good understanding

of the key local priorities
and aspirations for the
redevelopment.

Six week
consultation
period

10,000
newsletters

Contact with
115 community
groups

Contact with
market traders

2 ‘Virtual Village
Halls’

Public exhibition

116 feedback
forms

Digital
engagement
Commonplace

Lewisham
Town Centre
Consultation
Group month
meetings

Circle collective
engagement
with young
people

e Public exhibition
d « 742 respondents

provided
feedback to this
consultation
round. 208 of
those were
hard copy forms
submitted by
respondents

at exhibition
events or
afterwards. 534
respondent
provided
feedback on the
website

Lewisham
People’s Day

Community
Building
Workshops

1-1 Meetings
with focal
community
groups

Design
Champions
workshops

Walkabout

Lewisham Living
Room Event/
Exhibition




Engagement
summary

The engagement to date has focused
on gathering local aspirations for the
redevelopment and feedback on the
general design principles prior to the
more detailed masterplan consultation
taking place this year.

E;"'J
}

community Bullding
workshops

{n Augu::*f 2022, we had two
Focus Groups with Crrole

¢ H ective and other civic and
community organisations.

The workshops were tused

to further understand what
people would want from a hew
space to ensure programming

of the fown centre was
reffective of the communities
f.f_f:w; sham. The young
J:'rP at Circle Collective
ed desires for theatre

rformance spaces,
Wurk :p.ar_ es, community
kitchens and social support
tses.

Deslgn Champlons

The Design Champion Group,
established in August 2027

15 m.au’f: up of a cohort of 16

hvper-focal res fu’ nts and

representatives fo help develop

the Design Code and actas

a sounding board for the

redevelopment. We recerved

over 300 applications following

g call out to be part of the
Design Champions group. The
screening process ensured the

group was representative of
the demographic of the local
area. the Design Champions
were an integral part of
understanding the various
community dynamics of
Lewisham and how this fits info
the proposal.

Deslgnh Workshops

We ran three fopic based
workshops with the Design
Champions between July and
November 2022. They included
a walking four fo understand
the character of Lewisham
and highlight what spatially
works and what does not
around the shopping centre.
We had workshops u’@u’;r ated
to movement, connectivity
and community visions

and ambitions for public
reaim design based on their
experiences as focals.

&5

.

Lewlsham Llving Rooms

The tewrsham Living room was
a pop-up inferactive space set
up in the Lewrsham Shopping
Centre on I7th November and
Qth December 2022. The Living
Room was an opportunity for
the local community to share
their memories of Lewisham,

as well as aspirations for the
future of the fown centre. By
directly engaging with local
residents, we were abfe fo gain
a thorough understanding of
the character and identity of
Lewisham, as well as personal
memories and people’s visions
for the future. We aspire to use
the Living Room set up in a
more permanent arrangement
as the engagement progresses.




Ssummary of findings

WHAT MAKES
LEWISHAM UNIQUE

* The market brings a sense of
community which is unique to the
people of Lewisham. It is a key
reference point, as well as a part of
local people’s daily life, as traders
and consumers.

Historical civic and community
spaces, such as the old marketplace,
an cold ice rink and a recreational
space in the centre were
remembered as spaces unique to
Lewisham’s heritage.

Locals and residents have a strong
affinity with the local cafés and
restaurants, where they build
relationships within the local
community.

SAFETY AND
WELLBEING

s+ It was mentioned that the town
centre can feel unsafe, with routes
that would only be taken in the
daytime, it was said that better
lighting at night could improve
feelings of safety.

* People commented that spaces to
sit and rest were needed to improve
Lewisham to be more people centric.

« A variety of rest spaces were
desired, including ‘formal’ seating,
such as benches, as well as green
spaces and gardens to sit, rest
and socialise. It was mentioned
that these spaces could build
intergenerational connections and
tackle loneliness.

FUNCTION VS
DESTINATION

* Lewisham Town Centre is seenas a
place which serves functional needs,
rather than an active destination
point.

+« The town centre is often used as a
‘cut through'’ for other destinations,
for example the train station.

+ The shopping centre is visited
mostly for everyday necessities to
those who live close by but not a
place for occasional or causal visits.

* There are not many amenities or
spaces to nourish community and
social cohesion.

» There is a lack of civic spaces which
encourage people to sit, rest and
socialise.

LEWISHAM FOR
EVERYONE

s Lewisham is proud of it's diversity —
there is opportunity to preserve and
enhance the local identity through
the redevelopment.

+« Many people called for more
initiatives which teach people about
the diverse culture of Lewisham
and people’s heritage, such as the
Migration Museum

« More engagement with art and local
artists was mentioned.

« There is a desire for spaces which
build intergenerational connections,
as well as spaces catering to older
demographics, children and young
people.

GREEN AND OPEN
SPACES

* Lewisham lacks well maintained and
properly managed green spaces and
public cpen spaces.

+ People have a strong desire for both
open green spaces for relaxation
and improved mental health, as well
as green routes through the town
centre — including more trees and
planting.

* People feel there is no connection
to nature in Lewisham, and that it is
currently a very hard landscape that
needs to be softened.

* People said green spaces should
feel accessible to all through being
properly integrated into the town
centre.

A NEW TOWN
CENTRE EXPERIENCE

+ People desire a shopping experience
which is diverse, enjoyable during
both the daytime and the night time,
with a stronger night time economy.

People want to see more local and
independent stores, restaurants and
cafés as opposed to chain shops.
There is a strong desire to maintain
a local or ‘village' feel to Lewisham,
which is rooted in its local people
and culture.

People want a much wider range

of shops, which cater to a diverse
range of interests and activities;
including music, art, books, gaming;
as well as adding to the retail which
is currently offered.

MOVEMENT AND
CONNECTIVITY

» Currently the shopping centre acts
as a barrier to movement, feeling like
an impermeable structure that is not
a desirable through route.

* There is a desire for better
permeability through the centre,
particularly east-west connections
through the shopping centre that
encourage social interactions,
relaxation and offer green spaces.

* Transport and movement
infrastructure currently feels ‘messy’
and ‘illogical’.

» Traffic is a significant barrier to
movement and a reason why locals
choose to avoid the town centre.

A CHANGING
TOWN CENTRE

» Some residents associate high-rise
buildings with negative impact,
including unfamiliar aesthetics,
unaffordability of housing and wind
tunnelling and overshadowing.

» Residents are keen that new
developments give something back
to the community

» People are optimistic about the
benefits of regeneration and what it
could bring to the local area.

» Some see regeneration as a process
making the local area unaffordable,
particularly shops and housing.
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Planning Service

London Borough of Lewisham

Laurence House

1 Catford Road

London

SE6 4RU Date: 25 April 2023

Dear Sir or Madam,

Representations to Regulation 19 Proposed Submission Document Consultation
of the Lewisham Local Plan Review.

On behalf of Lewisham House No.1 Limited (Guernsey) (hereinafter ‘the Client’), Knight Frank hereby submit representations
in respect of the Regulation 19 Consultation on the Lewisham Local Plan Proposed Submission Document (dated January
2023), which is running from 1 March 2023 to 25 April 2023.

The London Borough of Lewisham (‘LBL’) commenced a review of their Local Plan in late 2015, with a consultation on the
main issues for the Plan. LBL subsequently undertook a Regulation 18 Consultation on the Lewisham Local Plan: Main
Issues and Preferred Approaches document (the Draft Local Plan) which ran from January to April 2021. It is understood
that representations made to the Regulation 18 Consultation have informed the content in the Regulation 19 Local Plan
Proposed Submission Document.

The Client have a major land interest in the borough as owners of Lewisham House, 25 Molesworth Street, SE13 7EP
(hereinafter ‘the Site’), which will be affected by the policies and allocations contained within the new Lewisham Local Plan.
The Client supports the preparation of the Lewisham Local Plan Review and the allocation of the Site within the Plan for
comprehensive mixed-use redevelopment. Notwithstanding, it is considered that in its current form the draft Local Plan would
not be legally compliant or sound. Within this representation we provide comments on a range of draft policies against the
tests of soundness, and where necessary, make specific reference to our Client’s Site.

The Site

Lewisham House is currently vacant but was last in use as an office (Use Class E(g)). The Site is situated within Lewisham
Major Centre and is an underutilised and brownfield site in a highly sustainable location. The Site is suitable, available and
deliverable within the first 5 years of the Plan period.

The Site has been subject to several prior approval applications in recent years. Prior approval (submitted under Schedule
2, Part 3, Class O) was granted on 28 March 2018 (Ref. DC/17/105087) for the change of use from office use to residential
(Use Class C3) to create 237 units. The prior approval was not implemented. A subsequent prior approval application (Ref.
DC/21/120369) was granted on 17 May 2021 for the change of use from office to residential (Use Class C3) to create 219
units with 322 cycle spaces and subject to a unilateral agreement.

The Site forms part of the Lewisham Shopping Centre site allocation under the provisions of the Regulation 19 Proposed
Submission Document. It is in this context that the Client submits this representation. The Client wishes to ensure that the

Knight Frank
55 Baker Street, London, W1U 8AN
+44 20 7629 8171

knightfrank.co.uk Your partners n property

Knight Frank LLP is a limited liability partnership registered in England and Wales with registered number OC305934. Our registered office is at 55 Baker Street, London W1U 8AN. We
use the term ‘partner’ to refer to a member of Knight Frank LLP, or an employee or consultant. A list of members' names of Knight Frank LLP may be inspected at our registered office.

Regulated by RICS
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Lewisham Local Plan, which will shape the future of the Borough and the regeneration of the Lewisham Shopping Centre
site, is robust, flexible, and capable of responding to future economic and demographic changes.

Regulation 19 Proposed Submission Document

Paragraph 35 of the National Planning Policy Framework (‘NPPF’) which the Local Plan will be considered against requires
that any Plan submitted to the Secretary of State for Examination must be capable of being found both legally compliant and
sound. This places various duties on the Council including, but not limited to, ensuring the Plan is:

e Positively prepared — seeking to meet objectively assessed needs, including unmet needs from neighbouring areas
where it is practical to do so;

e Justified — an appropriate strategy, taking into account the reasonable alternatives, based on proportionate evidence;
o Effective — deliverable over its period and based on effective joint working on cross-boundary strategic matters; and

e Consistent with national policy — enabling the delivery of sustainable development in accordance with the policies in the
Framework.

If the Lewisham Local Plan Proposed Submission Document fails to accord with any of the above requirements, it is incapable
of complying with the NPPF, which as a result of Section 19 of the Planning and Compulsory Act 2004, is a legal requirement.

Part 1: Planning for an Open Lewisham

The Council sets out an overarching strategic objective for “An Open Lewisham as Part of an Open London” over the Plan
period, which is then supported by nine themed topic areas. Within these nine themed areas, numerous objectives have
been set out. For example, Strategic Objective B ‘Housing tailored to the community with genuinely affordable homes’ aims
to ensure Lewisham’s existing and future residents benefit from good access to a wide range and mix of high quality housing,
including the needs of those from all age groups and at different stages of life. Objective F ‘Celebrating our Local Identity’
seeks to make the optimal use of land and facilitate the regeneration and renewal of localities within the London Plan
Opportunity Areas. Objective G ‘Healthy and Safe Communities’ aims to promote cohesive and mixed communities along
with walkable and liveable neighbourhoods by ensuring development is carefully integrated and designed to secure high
quality, legible and permeable spaces that are inclusive’.

Policy OL1 (Delivering an open Lewisham (Spatial Strategy)) and Figure 3.3 sets out those locations to which new
development and investment will be directed.

The Client agrees with and acknowledges the importance of the abovementioned objectives and is well placed to assist LBL
in their delivery. The Client’'s Site is an underutilised, brownfield site in a town centre location. Furthermore, Figure 3.3
identifies Lewisham Major Centre (including the Site) as a Regeneration Node. Overall, the Council’s strategic objectives
and Spatial Strategy, including the continued focus on making the optimal use of land, providing a wide range of housing,
and facilitating regeneration, is supported.

Part 2: Managing Development

High Quality Design

The Council continues to promote the delivery of high-quality design throughout the Borough. Policy QD1 (Delivering high
quality design in Lewisham) requires development proposals to follow a design-led approach to determine the most
appropriate form of development that responds positively to the local context.

Policy QD4 (Building heights) and Figure 5.1 (Tall buildings suitability plan) sets out areas where tall buildings are considered
acceptable in principle, in accordance with London Plan Policy D9 (Tall buildings). Policy QD4 Part C stated that in Lewisham
Town Centre, the maximum height of buildings shall not normally be more than 16 — 35 storeys. It is acknowledged that this
has been amended since the September 2022 version of the Regulation 19 Proposed Submission Document, which stated
normal maximum heights of 25 — 35 storeys. It is understood that the analysis contained within the Tall Building Review
Background Paper (2023) informed this revision - the analysis within which applied an ‘additional level of scrutiny’ to that
utilised by Allies and Morrison in the 2022 Tall Building Study Addendum. The need to impose thresholds is understood,
however extending the range to incorporate lower building heights should not prejudice development coming forward at the
upper limits where it has been demonstrated that a site can accommodate such heights. The Client suggests that additional

Representations to Regulation 19 Proposed Submission Document Consultation of the Lewisham Local Plan
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text is provided to ensure the policy is suitably flexible and allows proposals to utilise the design-led approach to optimise
site capacity.

Part F states that tall buildings must be delivered through a masterplan process, and refers to Policy DM3 (Masterplans and
comprehensive development). Policy DM3 Part A states that development proposals must be accompanied by a site
masterplan where they form all or part of a site allocation. Furthermore, policy DM3 Part B requires masterplans to comprise
of: an assessment of the site and its context; a detailed site-wide masterplan that responds positively to the spatial strategy
for the Borough, site specific development principles and guidelines, and other relevant planning policies; and a delivery
strategy that identifies how the development will be implemented and managed over its lifetime.

The Client acknowledges and agrees that tall buildings require detailed design scrutiny, as set by the London Plan policy
requirements (paragraph 3.9.4). However, it is contended that it is possible to do so without necessitating a formal
masterplan. The criteria set out in Policy DM3 Part B can be satisfied through a detailed planning application process and
submission, and requiring a masterplan for detail which can be provided through the application process is likely to result in
significant delays to the timely delivery of development. It is therefore considered that the requirement for a masterplan is
onerous and not fully justified.

Furthermore, the nature of the masterplan being requested is unclear. What status would the masterplan need to have? For
example, is the intention an informal masterplan discussed with the Council, or a formally approved masterplan adopted as
an SPD or alternatively an outline planning application? The lack of clarity is a significant concern, and as per the above
reasons, we do not think a masterplan approach to sites comprising tall buildings is necessary or justified. It is suggested
that the Council amend Policy QD4 either to wholly remove the requirement for a masterplan, or to provide greater clarity on
what a masterplan approach would consist of.

Policy QD6 (Optimising site capacity) requires development proposals to use the design-led approach to make the best use
of land and optimise the capacity of a site. Part B adds that proposals should have regard to factors such as the type and
nature of the use proposed, and the context of the site with reference to the immediate and surrounding area. Finally, Part C
states that where development proposals do not accord with the indicative capacity of a site allocation, they will only be
supported where it is clearly demonstrated that optimal capacity will be achieved. The focus on optimising site capacity is
supported, and aligns with London Plan Policy D3 (Optimising site capacity through the design led approach). LBL Policy
should acknowledge, however, that the capacity outlined in site allocations is indicative and has not been informed by detailed
analysis of individual parcels of land within an allocation. For mixed use allocations, in particular, capacity will depend on the
land use coming forward on specific parcels of land.

Housing

Policy HO7 (Purpose built student accommodation) Part A states that development proposals for Purpose Built Student
Accommodation (‘PBSA’) will be supported where it helps to meet an identified need — taking into account the amount of
PBSA within an area, and the proportion of PBSA provided in relation to the overall mix of housing within a development,
relevant masterplan, or site allocation.

The Client requests clarity regarding ‘proportion of overall housing mix within a site allocation’, to ensure that the development
potential of their Site would not be prejudiced as a consequence of what may or may not come forward on the remainder of
the site allocation — which is in different ownership and thus out of their control. The Client agrees that PBSA provision
should contribute to mixed and inclusive neighbourhoods, as per London Plan Policy H15 (Purpose-built student
accommodation). However as currently worded, the policy assumes landowners within site allocations are aligned in their
approach and aware of the development intentions of each other. This is not always the case and therefore this draft policy
would necessitate landowners to make assumptions on forthcoming development. The policy as currently drafted would be
difficult to enforce and ineffective.

The Council should also consider as part of applications the proportion of students living in the borough at the point an
application is made, and as projected into the future. The implications of the increasing numbers of students living in general
housing stock should be considered and balanced against the benefits of providing PBSA as part of the wider housing stock.
PBSA has an important role to play in building capacity into the housing market, with each 2.5 beds accounting for 1 home.

Part B states that PBSA should be appropriately located, including at well-connected sites and within or at the edge of town
centres. This is supported and aligns with part B of London Plan Policy H15 which encourages Boroughs to develop student
accommodation in locations well-connected to local services by walking, cycling and public transport, as part of mixed-use
regeneration and redevelopment schemes.

Representations to Regulation 19 Proposed Submission Document Consultation of the Lewisham Local Plan
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Part C states that PBSA must be of a high quality design and give particular consideration to (inter alia): adequate functional
living space and layout, with a recommended benchmark of 1 sqm of internal and 1 sgm of external communal amenity space
per student bed; inclusive and safe design; and amenity of occupiers and neighbours. The Client supports the focus on
providing high quality PBSA, however it is suggested that the Council avoid being overly prescriptive in their requirements —
particularly as retrofitting / change of use developments to provide PBSA are unlikely to be able to provide the specified
amount of external amenity space. Given the increasing focus on retrofitting over redevelopment, buildings should not be
prejudiced where they are unable to meet such amenity requirements, and policy should reflect that conversions are not
always able to meet the same standards as new builds. Furthermore, PBSA products must evolve to changing market
demand and student requirements, and therefore overly prescriptive policies limit future flexibility.

Overall, the Client supports a positive policy encouraging the provision of PBSA. However, for the reasons discussed above
it is considered that the Policy as currently worded is not yet compliant. The Policy should be updated to acknowledge that
developments within a site allocation or masterplan area will not be prejudiced where the development intentions of the other
landowners are not known. Furthermore, more flexibility is required regarding provision of amenity space — particularly in the
case of change of use / retrofit. The Council should insert text acknowledging that the recommended benchmark is targeted
more toward new build developments and acknowledge that it will not always be possible for conversions to meet such a
benchmark.

Policy HO8 (Housing with shared facilities (Houses in Multiple Occupation) part D states that development proposals for
large-scale purpose-built shared living accommodation will only be permitted subject to certain criteria. The criteria includes
(inter alia): meeting an identified local market demand for the type of housing proposed; well integrated provision of communal
facilities and services; the development to be under single management; and all units are available to rent, with minimum
tenancy lengths of no less than 3 months. This policy is broadly supported and it is noted that most of these criteria are
reflective of London Plan Policy H16 (Large-scale purpose-built shared living). However, more clarity is required on the
requirement for developments to ‘meet an identified local market demand for the type of housing proposed’. Supporting
paragraph 7.75 adds that “Applicants will be required to submit robust evidence of market demand in the Borough for the
type of provision proposed, along with evidence to demonstrate that the development will not result in a proliferation of
purpose-built shared living. Shared living developments are not restricted to particular groups by occupation or specific
needs, and instead provide an alternative to traditional flat shares. It is therefore not clear what type of marketing report
would evidence this demand, as population cohorts such as traditional renters may wish to utilise shared living developments.
The policy as worded is not robust or effective and should therefore be updated to clarify the nature of evidence required.

Economy and culture

Policy EC2 (Protecting employment land and delivering new workspace) sets out areas where employment land is
safeguarded and encouraged to be delivered, in line with Lewisham’s Employment Land Hierarchy. Figure 8.1 and Table 8.1
specify these locations. It is noted that much of this land is concentrated towards the northernmost part of the Borough, with
sporadic Locally Significant Industrial Sites (LSIS) located elsewhere, and one Strategic Industrial Location (SIL) located
immediately north of Bellingham Station. The locations are not interrelated, and the sporadic locations do not facilitate
comprehensive employment areas.

Itis acknowledged that part B(c) seeks to maximise opportunities to deliver new and enhanced workspace, including through
appropriate mixed-use development in town and edge-of-centre locations and non-designated employment sites. Part C
states that outside of designated employment areas the appropriateness for new employment uses will be assessed having
regard to the nature and scale of the development, and additional criteria such as the compatibility with neighbouring land
uses and compliance with other Local Plan policies. Encouraging the delivery of mixed-use development in highly accessible
locations is supported, however this is not currently reflected in Figure 8.1 or Table 8.1 — it is suggested that these Figures
should be updated, or new Figures provided, to reflect that town centre and well-located sites are also suitable for
employment uses as part of regeneration and mixed use development. However, exclusive focus on providing ‘appropriate
mixed use development is not suitably flexible, particularly with regard to change of use applications which cannot easily
facilitate mixed use schemes. As noted above, the direction of travel is to reuse and repurpose existing buildings and so
policy must be written in a way which accounts for this. We suggest Policy EC2 part B is amended to include a subpoint
supporting change of use to provide employment floorspace in appropriate locations.

The policy also does not consider the loss of office, and it is therefore unclear whether existing office space is safeguarded
under the provisions of the draft Regulation 19 Proposed Submission Document. As further discussed below, Policy LCA2
Part J seeks retention of existing workspace in Lewisham Major Centre, however this is not acknowledged in Policy EC2. It
is suggested that the wording is updated to ensure clarity and consistency.

Policy EC11 (Town centres at the heart of our communities) states that town centres are and should remain at the heart of
Lewisham’s neighbourhoods and communities. Part B states that development proposals should support and help to secure
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the long-term viability and vitality, for example through optimising the use of land and by delivering an appropriate mix and
balance of residential and main town centre uses. Policy EC12 (Town centre network and hierarchy) promotes a town centre
first approach. Part A states that development proposals must support and reinforce Lewisham’s town centre network and
hierarchy and Part B confirms that a ‘town centres first’ approach will be used to assess development proposals for main
town centre uses, in line with the London Plan and the NPPF. Finally, Policy EC13 (Optimising the use of town centre land
and floorspace) states that development proposals should optimise the use of land by delivering new mixed-use schemes
on individual sites, and through comprehensive redevelopment of multiple sites and investigating opportunities for the reuse
and reconfiguration of existing space.

The town centre first approach is supported and aligns with London Plan policy and the NPPF. The Client recognises the
benefits of delivering high-quality development in sustainable, town centre locations. Through their major land interest in
Lewisham, the Client is well placed to assist the Council in delivering the aspirations of these policies — through the
redevelopment/change of use of an underutilised, allocated brownfield site in a town centre location. The Client looks forward
to working proactively with the Council to ensure such aspirations are met.

Sustainable Design and Infrastructure

Policy SD2 (Sustainable design and retrofitting) part D states that the use of sustainable retrofitting measures will be
encouraged and supported. Part E and F specify that proposals for major residential domestic refurbishment and major non-
residential refurbishment much achieve a certified ‘Excellent’ BREEAM rating, unless it can be demonstrated that this is not
feasible. The Client welcomes the acknowledgement of the sustainability benefits of retrofitting.

Part 3 — Lewisham’s Neighbourhoods and Places (Lewisham’s Central Area)

The Client supports the principles of Policy LCA1 (Central Area place principles) and Policy LCA2 (Lewisham major centre
and surrounds) which encourage the continued investment in Lewisham Major Centre to enable its future designation as a
Metropolitan Centre.

Policy LCA2 part E requires development proposals to be designed to improve access and permeability in the town centre
and its surrounding area, particularly where sites are to be delivered through comprehensive redevelopment. This
includes new or enhanced east-west routes through the Lewisham Shopping Centre site. Part H states that within the
designated town centre area and at its edges, development proposals must provide for an appropriate mix of main town
centre uses at the ground floor level. Retail uses should be concentrated within the Primary Shopping Area, forming the main
use across the shopping frontages. Part | requires development proposals to make provision for positive frontages with active
ground floor frontages within the town centre and at its edges, and states that development must reinforce or create a positive
relationship with the public realm at the street or ground floor level. New housing will only be acceptable on the upper floor
levels.

The Client acknowledges the need to deliver positive active frontages in order to improve the public realm and increase
safety. The policy as drafted, however, seems only to consider traditional residential and does not acknowledge that
alternative forms of residential uses can assist in creating active frontages. For example, PBSA, co-living and some
residential developments often incorporate amenity spaces and lobbies at ground and lower floors, thus creating active
frontages. It is suggested that the policy is amended to acknowledge the potential of residential type developments to provide
active frontages and improve the public realm, instead of an absolute requirement to deliver non-residential uses at ground
and lower levels.

Part J adds that, in order to ensure Lewisham Major Centre maintains its role as a principal commercial and employment
location within the Borough, development proposals must retain or re-provide existing workspace, and deliver net gains in
industrial capacity where possible. This does not align with Policy EC2 (Protecting employment land and delivering new
workspace) which does not make reference to the retention or reprovision of existing workspace and instead solely
safeguards land included within Lewisham’s Employment Land Hierarchy.

The principle of loss of office at the Site has previously been established through prior approval applications (this is
acknowledged in guideline 12 of the Lewisham Shopping Centre site allocation, further discussed below). However, under
the provisions of the draft Policy it is not clear the extent to which existing employment floorspace is safeguarded outside of
designated employment areas. Although Part J seeks to retain existing workspace, clarity is not provided as to the
requirements of justifying any loss of floorspace — for example, it is not clear whether this should be based on market demand,
or viability. Furthermore, if the Council seek to ‘ensure Lewisham Major Centre maintains its role as one of the Borough’s
principal commercial and employment locations’, this should be reflected in Figure 8.1 and Table 8.1 of Policy EC2 to ensure
consistency.
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We contend that both Policy LCA2 Part J and Policy EC2 should be amended to ensure consistency and to provide clarity
on the locations to which employment development will be safeguarded and encouraged. Policy LCA2 should be amended
to confirm the process for justifying loss of employment floorspace in areas in which it is safeguarded.

Site Allocation: Lewisham Shopping Centre

The Site is included within the draft Site Allocation for Lewisham Shopping Centre; comprising a much larger site of 6.38
hectares. The allocation is for comprehensive mixed-use redevelopment comprising compatible main town centre,
commercial, community and residential uses. An indicative development capacity of 1,579 net residential units; 20,097 sqm
gross employment floorspace and 60,291 sqm of main town centre floorspace has been identified. Furthermore, paragraph
14.10 acknowledges that the redevelopment of Lewisham Shopping centre is essential to improving access and permeability
within and through the centre and considers it noteworthy given its size and prominent location. The Client supports the
allocation of the Site, and notes that development guideline 12 of the allocation acknowledges that the principle of
redevelopment of the Site has already been established through the prior approval process.

The draft allocation acknowledges that there are different site ownerships across the allocation, stating that “redevelopment
options for the plots of land that do not fall within the ownership of the Lewisham Shopping Centre should be explored, to
better integrate them into a comprehensive scheme for the wider site allocation”. However, the allocation explains that
landowners must “work in partnership and in accordance with a masterplan, to ensure the appropriate co-ordination, phasing
and balance of uses across the site, in line with Policy DM3 (Masterplans and comprehensive development)”.

As worded, the draft site allocation would prejudice the ability of the Site to come forward for redevelopment on an individual
basis, instead requiring it to be delivered as part of the much larger site allocation. The allocation wording is particularly
onerous in that it requires landowners to work in partnership and in accordance with a masterplan. The requirement for a
masterplan has been discussed earlier within these Representations. To reiterate, the requirement for a masterplan is
onerous and not fully justified. Furthermore, it is not sufficiently clear what the expectations for a masterplan would be. This
is particularly the case given that the requirements of Policy DM3 Part B can be satisfied through the pre-application process
and submission of a detailed planning application. The requirement for landowners to work in partnership is not sound and
has the potential to cause significant delays in the delivery of development — particularly if owners have different or conflicting
aspirations or have different commercial objectives that would require development to come forward at timescale not
acceptable to the other parties. In the interest of ensuring deliverability of developments, whilst in an ideal world a masterplan
covering the whole allocation would come forward, the reality is that sites will need to come forward as they are available to
do so. The Council will have an important role to play to mediating between parties where a wider masterplan approach is
sought.

The Client acknowledges that it is necessary to consider surrounding context and take account of emerging development
when (re)developing a site, however policy already requires emerging development to do so, without requiring ‘partnerships’
between landowners. See, for example, Policy EC13 Part B(c) which states that mixed-use development proposals within
town centres will be considered having regard to compatibility of the proposed use with adjoining and neighbouring uses,
both in terms of land use and character. The Client contends therefore, that it is possible and arguably more efficient, for
parcels of land within an allocation to come forward separately whilst still providing compatible uses and maintaining overall
cohesion.

Given the varied land interests within the allocation, the wording must reflect that development of one parcel should not
prejudice the development potential of another. The design-led process to optimise site capacity (for example, as per policy
QD6 (Optimising site capacity) and EC13 (Optimising the use of town centre land and floorspace)) should take precedent
over the indicative site capacity of the allocation, which has not given detailed consideration to the individual parcels of land
within the wider site.

Furthermore, we note above that Policy HO7 specifies that such development should be delivered within or at the edge of
town centres, and Policy HO8 specifies that such developments should be appropriately located in areas that are well-
connected to local services. As such, we suggest that the allocation should be updated to reflect that the indicative residential
capacity could also include alternative forms of residential such as PBSA and co-living in this highly accessible, town centre
location. To this end, the indicative residential capacity of 1,579 net residential units must also be updated to include ‘or the
equivalent of in order to account for uses such as PBSA —where 2.5 beds are equivalent to 1 residential unit. This will ensure
the policy is robust and effective.

Conclusion

Lewisham House No.1 Limited (Guernsey) support the preparation of the new Lewisham Local Plan and broadly agree with
the objectives and aspirations set out within the Regulation 19 Proposed Submission Document. In particular, the Client
supports the inclusion of the Site within an allocation for comprehensive redevelopment, and the focus on encouraging a
town centre first approach. However, the allocation as currently worded prejudices the Site as an individual development plot
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and review is therefore needed in order to ensure optimised development of the Site will not be constrained by virtue of being
within an allocation.

It is considered that in its current form the draft Local Plan would not be legally compliant or sound and the Client suggest
that the Council review a number of the policies discussed above.

Should you have any queries or require further information at this stage, please feel free to contact Chris Benham
(Chris.Benham@knightfrank.com).

Yours faithfully,

Kught T

Knight Frank LLP
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The Minster Building 020 7837 4477
21 Mincing Lane london@lichfields.uk
London EC3R 7AG lichfields.uk

Planning Policy Team

London Borough of Lewisham
Laurence House

1 Catford Road

Catford

London

SE6 4RU

Date: 25 April 2023
Our ref: 63329/01/SB/JHy/26532402v1

Dear Sir and Madam

Representation to Proposed Submission consultation for the Lewisham
Local Plan (Regulation 19) on behalf of Tesco Stores Ltd

Introduction

Lichfields has been instructed by our client, Tesco Stores Ltd (hereafter referred to as ‘“Tesco’), to review
the draft Lewisham Local Plan (‘LLP’) having regard to its retail store and property interest at
Conington Road, Lewisham, SE13 7PY, and to submit a representation to the Proposed Submission
consultation for the LLP (Regulation 19).

Our representation therefore provides commentary on the following draft site allocation and planning
policies:

Site Allocation 5: Land at Conington Road and Lewisham Road (Tesco)
High Quality Design (Policies QD1, QD4 and QD6)

Optimising the Use of Town Centre Land and Floorspace (Policy EC13)
Lewisham Central Area Place Principles (Policies LCA1 and LCA2)
Retail Car Parking (Policy TR4)

The representation follows and is consistent with Tesco’s 9 April 2021 representation to the previous
iteration of the Local Plan: The Main Issues and Preferred Approaches consultation (Regulation 18)
version.

The reader should also be aware of Astir Living’s representation to this Regulation 19 version of the
Local Plan (prepared by Boyer), also on the Site Allocation 5 (‘SA5’) and the above policy topics.

Lewisham Tesco Superstore

The Tesco superstore and petrol filling station at Conington Road lies on the edge of Celebrating
but within Lewisham the town centre. The store has served Lewisham residents and 0

Nathaniel Lichfield & Partners Limited (trading as “Lichfields”) is registered in England, no. 2778116
Registered office at The Minster Building, 21 Mincing Lane, London EC3R 7AG

years



shoppers since 1987, providing main and top-up food shopping in a highly accessible location, as well as
providing local employment (currently 125 full and part time staff as well as a number of
apprenticeships). In the last 10-15 years there have been very considerable changes in shopper
behaviour and spending across the UK and travel patterns in London. This has manifested in a sizeable
reduction in car borne main food shopping at this store.

In 2015, Tesco sold two areas of the original 536 space car park to Meyer Homes for residential-led
redevelopment, with a consequential loss of 251 car parking spaces, to the present 285 car parking
spaces. Meyer Homes secured full planning permission for a 365 homes mixed use scheme in January
2020 and a s73 variation was approved in December 2021. The site is the subject of LLP SA4 and is
presently being built out by Watkins Jones for ‘build to rent’ homes.

The retail store itself is tired and dated as a retail operation and has long been identified by Tesco for
investment through the provision of a modern replacement store, to better serve Lewisham shoppers, as
part of more intensive mixed-use development. Such a replacement store also affords the opportunity to
provide a building design of better quality and sustainability.

Having reviewed its existing and future expected requirements for this store, Tesco need to replace it
with a modern store providing a minimum of c. 2,400 sq m. (25,850 sq ft) net sales area on a single
level, served by a minimum of 140 car parking spaces — i.e. a 51% reduction in car parking. The petrol
filling station will not be replaced.

Tesco consider that this is the maximum reduction in the size its car parking for this store that can be
achieved whilst maintaining the operation and viability of the store, in particular its main food shopping
business. In addition, for any redevelopment of the site, Tesco would need a temporary store to be
provided on site to ensure continuity of trade up and until a new replacement store is operational.

Tesco, the freehold owner and retail occupier of the area of land covered by LLP SA5, has recently
entered into contract with Astir Living, for the specialist housing developer to bring the site forward for
residential-led mixed use redevelopment, including the Tesco required replacement and temporary
stores, in partnership with Tesco.

Site Allocation 5: Land at Conington Road and Lewisham Road (Tesco)
Site Allocation

Tesco continues to support the principle of ‘Land at Conington Road and Lewisham Road (Tesco)’ being
allocated (SA5) for “Comprehensive mixed-use redevelopment with compatible main town centre,
commercial and residential uses. Public realm, access and environmental enhancements including
new public open space, improved walking and cycle routes and along the river” (para 14.42).

We would, however, encourage that the below additions are added to the description of the site
allocation.

“Comprehensive mixed-use redevelopment with replacement large retail store, compatible main town
centre, commercial and residential uses. Public realm, access and environmental enhancements
including new public open space, car and cycle parking, improved walking and cycle routes and along
the river”.
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Indicative Development Capacity

We appreciate and agree that the development capacity is indicative and is a matter to be determined
through detailed design and planning processes and that “development proposals must use the design-
led approach to make the best use of land and optimise the capacity of the site” in accordance with
draft Policy QD6 (Optimising site capacity).

As is previously mentioned, Tesco seek to remain on Site, requiring, however, a podium level store
which measures c.2,400sq m net sales area to meet Tesco’s operational requirements. This is a
fundamental requirement in unlocking this Site for comprehensive redevelopment and retaining
employment in the Borough. We would therefore recommend that the indicative development capacity
explicitly identifies a replacement Tesco Supermarket for c.2,400 sqm net sales area (Class E).

With regard to the indicative residential capacity, whilst we note the modest increase from 380 homes
in the regulation 18 version of the Local Plan, to 407 homes, we still consider this to be a significant
underestimate for this highly accessible ‘Major Centre’ site (PTAL 5-6b), next to the station and
adjacent to the under-construction Conington Road development, including one building up to 35
storeys, indicating much greater optimisation is possible.

We would encourage that the uplift in residential floorspace is reconsidered and increased, having
regard to the location and site-specific considerations. Your ‘standard method’ for an Opportunity Area
site with a central setting and 5-6b PTAL, indicates a capacity of (1.53 ha x 450 dwellings/ha) 689
homes.

Development Guidelines

We note that Development Guideline g states that “Development should allow for the retention and/or
re-provision of the bus stop and stand facility that are currently provided on this site”.

We consider that any prescriptive requirement for the retention or reprovision of a bus stop on-site is
unnecessary and would materially impact on the ability to optimise the site’s development. The site
benefits from close proximity to Lewisham station interchange and a number of bus stops (serving a
number of routes) on Lewisham Road and Station Road. We therefore recommend that Development
Guideline 9 is deleted.

High Quality Design (Policies QD1, QD4 and QD6)

Delivering High Quality Design in Lewisham (Policy QD1) and Optimising Site Capacity
(Policy QD6)

Tesco is supportive of LBL’s overarching aim at Policy QD1 to ensure that proposals deliver a high-
quality design which contributes to the delivery of inclusive, safe, healthy, liveable, and sustainable
neighbourhoods in Lewisham.

In particular, Tesco supports the Draft Plan’s Design Led Approach to development proposals, through
policies QD1 and QD6 that “development proposals must use the design-led approach to make the best
use of land and optimise the capacity of a site.”

Tesco also support the flexibility at Policy QD6 Limb C regarding the below indicative capacities and
development parameters in the draft allocations:
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“Development parameters for specific sites are set out in this Local Plan (Part 3 - site allocations).
Where development proposals do not accord with the indicative capacity set out in a site allocation
policy, they will only be supported where it is clearly demonstrated the optimal capacity will be
achieved, having regard to (A) [Design Led Approach] and (B) [Criteria for establishing maximum
capacity of the site] above.”

Building Heights (Policy QDg)

Policy QD4 (Building Heights) does not consider the design led approach when considering building
heights. Whilst Tesco support part C of the policy, which states tall buildings within Lewisham town
centre should be between 16 to 35 storeys, the Site (SA5) is only considered to be appropriate for
buildings which are a maximum of 16 storeys.

Given the ‘Major Centre’ location, the sites high accessibility of PTAL 5-6b, adjacent to a multi service
transport node and close proximity to a number of tall buildings, including the under construction
Conington Road (up to 35 storeys) and Lewisham Gateway developments, it is indicative that greater
optimisation and building heights on the site should be achieved (than 16 storeys). The exact heights
and densities would be dependent on the design led approach to development and its assessment.

Accordingly, we would encourage Policy QD4 to include a reference to the need to justify buildings
heights on a design-led approach, in accordance with London Plan Policy D3 (Optimising Sites through
a Design-Led Approach) and Policy Dg (Tall Buildings) (2021) and Policy QD6. Alternatively, if heights
are specified, this should include text such as ‘these are indicative height guidelines to inform and allow
flexibility required by a design-led approach.

Optimising the Use of Town Centre Land and Floorspace (Policy EC13)

Tesco support the principle of draft LLP Policy EC13, namely that development proposals should
optimise the use of land and floorspace within town centres and at edge-of-centre locations.

We would encourage text to be added to the draft policy supporting greater optimisation in town centre
locations with the greatest PTAL locations (5, 6a or 6b) such as Lewisham Town Centre.

Lewisham Central Area Place Principles (Policy LCA1 and LCA2)

Tesco continues to welcome the vision and spatial objectives for Lewisham’s Central Area Place
Principles, including its focus on the town centre of Lewisham, identified as a “Major Centre” and
“Regeneration Node”, as identified at ‘Figure 14.2: Central Area key diagram’ .

Tesco supports the ambition of Policy LCA2B (b) to support “Continued investment in Lewisham Major
Centre to enable its future designation as a Metropolitan Centre of sub-regional significance in
London is a strategic priority”.

Retail Car Parking (Policy TR4)

We observe that draft LLP Policy TR4B has been updated to meet the parking requirements and
standards set out in the now adopted London Plan. It is noted that at Paragraph C it states that
“Development proposals must not exceed the maximum car parking standards set out in the London
Plan”. This includes retail parking. The London Plan Table 10-5 identifies the maximum retail car
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parking standard to be car free (with exception of disabled persons parking) for areas of PTAL 5-6,
which would on face value, apply to any retail schemes in Lewisham Town Centre.

The approach to retail parking in the LLP must though now reflect the change at limb G of the adopted
LP policy T6.3, arising from a policy modification required by the SoS to enabling a less restrictive
approach to retail car parking to apply in specified circumstances. Specifically, TC6.3G states:

“G. Boroughs may consider amended standards in defined locations consistent with the relevant
criteria in the NPPF where there is clear evidence that the standards in Table 10.5 would result in:

a. A diversion of demand from town centres to out of town centres, undermining the town centres first
approach.

b. A significant reduction in the viability of mixed-use redevelopment proposals in town centre.”

Over time, there are likely to be further reductions in parking demand associated with large scale food
retail sites, and a rise in online deliveries. Nonetheless, pre-pandemic, more than 80% of UK shoppers
still carried out a weekly/fortnightly main food shop. The volume of purchases made at a typical
weekly/fortnightly shop often means that transporting goods on foot, cycle or by public transport is
unfeasible. Therefore, whilst there remains a public desire to shop in this way, it will be necessary to
provide appropriate levels of car parking for large foodstores to remain viable, including those in
London where car usage is less.

A reduction in car parking demand, the use of alternative modes of travel and increase of on-line
shopping over time has been evident at the Tesco superstore in Lewisham. However, car borne main
food shopping trips do continue to comprise a sizeable proportion of the store’s turnover. Tesco would
not proceed with redevelopment of this store to achieve significant development intensification, if it
meant any required replacement store in the town centre PTAL5-6b location had to be served by a level
of car parking provision less than that required by expected customer demand.

To do so would undermine both the store’s trading and redevelopment viability to the detriment of the
Tesco business, shoppers and the vitality and viability of Lewisham town centre. This is not just a
commercial consideration for Tesco (or any supermarket retailer) but a planning consideration for the
vitality and viability of Lewisham Town Centre, risking the consequential loss of trade to out of centre
stores, resulting in trade loss to the town centre, as well as less sustainable travel patterns and
additional CO2 emissions.

Accordingly, we recommend an additional paragraph is added to the explanation of policy TR4B(c.) on
Retail Parking to address the above.

Concluding remarks

We trust our representations will be taken into consideration in the progression of the emerging
Lewisham Local Plan. We would be grateful for the opportunity to meet with you to discuss our
suggested amendments to the above policies and the Lewisham SA5 allocation. Please contact me or my
colleague Josh Hymer in that regard.
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Yours faithfully

/%w B sthens ot

Steven Butterworth
Senior Director

Pg6/6
26537964v1



Land at Conington Road and Lewisham
Road (Tesco), SE13 7PY

Boyer

Prepared on behalf of Astir Living Limited | April 2023



Project:

Client:

Reference:

File Origin:

Primary Author

Checked By:

Issue Date

01 19.04.2023
02 20.04.2023
03 24.04.2023
04 25.04.2023

Report Control

Tesco, Conington Road, Lewisham, SE13 7PY
Astir Living Limited

21.5106

21.5106 — Tesco, Conington Road, Lewisham\4. Boyer
Planning\4.02 Reports\Regulation 19/Representations

AL
TF

Status
Draft
Draft
Draft
Final

Checked By
TF
TF
AL
TF


https://Planning\4.02




TABLE OF CONTENTS

1. Introduction
Our Interest

Response to ‘Proposed Submission Document — Regulation 19 Stage’

A WD

Summary and Conclusions

24



11

1.2

13

14

15

1.6

1.7

18

Regulation 19 Stage Representations | Astir

INTRODUCTION

These representations have been prepared by Boyer on behalf of our client, Astir Living
Limited (‘Astir’) in relation to the Draft Lewisham Local Plan ‘Proposed Submission
Document — Regulation 19 Stage’ (January 2023) (‘Draft Local Plan’).

In responding to this consultation, these representations make specific reference to the Land
at Conington Road and Lewisham Road (Tesco), Lewisham, SE13 7PY’ (‘the Site’). The Site
is currently under the ownership of Tesco, however, Astir has acquired an interest in this Site
and seeks to bring the Site forward, as the developer, in partnership with Tesco, the
landowner and retail occupier.

Astir recognise the importance of early engagement as part of the Local Plan process and
accordingly, they would have sought to engage at the Regulation 18 Stage “Main Issues and
Preferred Approaches”. However, as Astir have only recently secured a legal interest in the
Site, the Regulation 19 consultation has been the earliest point at which they have been able
to engage in the Local Plan process. Nevertheless, as the landowner, Tesco submitted
representations to the previous iteration of the Local Plan ‘The Main Issues and Preferred
Approaches consultation (Regulation 18)’.

The Site is located within the New Cross, Lewisham, and Catford Opportunity Area (OA), as
is set out in the London Plan (2021). The Site is also located within Lewisham Town Centre
and is allocated within the Lewisham Town Centre Local Plan (2014), under the Conington
Road Policy Area, as site S6. This allocation is to be carried forward within the Draft Local
Plan, under Site Allocation 5 (SA5), which seeks to ensure that the Site is comprehensively
redeveloped to provide a mix of residential, employment and town centre uses.

Astir seek to satisfy the aims of SA5, whilst also optimising the Site to ensure the best use is
made this key town centre location. This involves a comprehensive mixed use
redevelopment of the Site, to provide a replacement Tesco store, alongside a range of
residential uses, that could include build-to-rent (BtR) units, a care home, student housing,
purpose built student accommodation (PBSA) and an aparthotel, as well as additional
flexible commercial floorspace and new public realm.

These representations set out Astir's response to specific sections within the Draft Local
Plan. In particular, they focus on how the Draft Plan can better facilitate the delivery of a
comprehensive mixed use development of the Site, whilst continuing to recognise the
London Borough of Lewisham’s (LBL) support for its redevelopment.

These representations should be reviewed alongside the most recent pre-application
package submitted to LBL on the 29" of March 2023 (Ref — PRE/23/131012).

Responses are provided to the following sections of the Draft Local Plan:
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5. High Quality Design;

7. Housing;

8. Economy and Culture;

11. Sustainable Design and Infrastructure;

12. Transport and Connectivity;
e 14. Lewisham’s Central Area — Key Spatial Objectives; and

14. Lewisham’s Central Area — Site Allocations.

Structure of Statement
This Statement is structured as follows:
e Section 2 sets out our interest in the Draft Local Plan;

e Section 3 sets out our response to the ‘Proposed Submission Document — Regulation 19
Stage’ consultation document and provides commentary on specific sections and issues;
and

e Section 4 provides a summary and conclusion.
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OUR INTEREST

This Section describes our clients’ interest in the ‘Proposed Submission Document —
Regulation 19 Stage’ consultation.

Astir

Astir is an established owner, developer, and manager of living spaces, aspiring to transform
the living sectors in the UK. Astir aims to set a new standard for sustainability in residential
development, ensuring that places are designed, built, and operated in a highly sustainable
manner. Their vision is to create multi-use, mixed tenure communities established through a
range of long- and short-term accommodation options for all stages of life. These spaces will
be accompanied by commercial, and retail uses to provide doorstep amenity for residents
and the wider community.

Astir are bringing forward this application in partnership with Tesco, who will remain on-site
as a key employer. As the landowner and supermarket operator, Tesco’s requirements are
central to the scheme’s success. It is critical that the scheme can come forward with the
support of Tesco and without prejudicing their primary business, a highly competitive
supermarket business.

Tesco

Tesco have very specific requirements in order to operate effectively and efficiently. These
are fundamental to unlocking the Site for a comprehensive mixed use development. These
representations seek to outline how the Draft Local Plan should better consider the
requirements in bringing forward the proposed Site.

In addition to a replacement store, Tesco would need a temporary store in this location to
ensure continuity of trade up until a new replacement store is operational.

The Tesco Lewisham Superstore opened in 1987. Approximately 125 people are employed
in the store and a number of apprenticeships are provided every year. In addition to the store
in Lewisham, Tesco have a superstore in the Catford Shopping Centre and nine express
stores. Therefore, Tesco are a major employer in the LB of Lewisham. Since 2016, the
Tesco Community Grant programme has provided over £311,000 of funding to 141 local
projects in Lewisham. All Tesco stores in the borough also participate in the Community
Food Connection programme, which donates surplus food to charities and foodbanks.

Land at Conington Road and Lewisham Road (Tesco)
Site and Surrounding Context

The Site, which measures 1.53ha, currently accommodates a Tesco Superstore and petrol
filling station (PFS) which is nearing the end of its useful life. Our client, Astir, have recently
acquired an interest in the Site and seek to bring it forward for development with delivery
anticipated within the next five years.
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The Site is situated on the south side of Conington Road and the west Side of Lewisham
Road. The existing buildings are approximately three residential storeys in height. The
building is of no architectural merit or interest.

The Site has an open surface car park at its eastern end which provides access to a below-
ground parking level. Cars exit the basement parking onto an access road of Conington
Road which divides the main store from the PFS. This access road also enables access to a
surface-level servicing and deliveries bay. Eagle House is located in the south-eastern
section of the Site; it is a non-designated heritage asset that is ancillary to the Main Tesco
Superstore.

The Site is bounded to the west by the River Ravensbourne and accompanying footpath
(Silk Mills Path) and there is also a sewer running along the edge of and through the Site’s
western edge.

The Site is highly accessible as its benefits from a PTAL of 6b (highest possible rating).
Lewisham mainline and DLR stations are located approximately 300 metres south-west of
the site. The Site is also served by various bus stops which are located in close proximity to
the site. The Site will also benefit from the proposed extension to the Bakerloo Line from
Elephant and Castle to Lewisham and beyond.

The Site is located within the New Cross, Lewisham, and Catford Opportunity Area (OA), as
is set out in the London Plan (2021). The Site is also located within Lewisham Town Centre
and is allocated within the Lewisham Town Centre Local Plan (2014), under the Conington
Road Policy Area, as site S6. This allocation is to be carried forward within the Draft Local
Plan, under Site Allocation 5 (SA5), which seeks to ensure that the Site is comprehensively
redeveloped to provide a mix of residential, employment and town centre uses.

Under the Draft Local Plan, the Site is considered to be an appropriate location for tall
buildings, and forms part of a Regeneration Node. Under SA5, LBL envisage the Site to be
delivered within 10 years of the Local Plan being adopted.

Planning History

Astir have engaged in an initial pre-application meeting with LBL on the 23" of July 2021
(Ref — PRE/21/122226). This meeting focused mainly on the principle of development, site
constraints and the capacity of the site to accommodate development. Feedback was also
provided on the consequent scale and massing strategy. Formal feedback was issued on the
18t of August 2021. Officers were supportive of the principle of redeveloping the Site, stating
that “the proposed mixed-use re-development of the site and the opportunities of enlivening
and restoring the river is supported”.
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A second pre-application request has since been submitted, on the 29t of March 2023 (Ref -
PRE/23/131012). The proposals submitted under this request have evolved in accordance
with Officer comments provided as part of the initial meeting and the Site allocation
requirements in both the emerging and adopted local plan’s. Similarly, a Level 2 pre-
application request was submitted to the Greater London Authority (GLA) on the 14 of April
2023.

The proposals submitted as part of these pre-application requests seek to deliver a
comprehensive mixed use redevelopment of the Site, to provide a replacement Tesco store,
alongside a range of residential uses. The residential uses include a minimum of 500 build-
to-rent (BtR) units, 35 later living units and 60 care bedrooms, purpose built student
accommodation (PBSA) and a 380 bedroom aparthotel, as well as additional flexible
commercial floorspace and new public realm.

We will of course engage in further pre-application meetings in order to inform the proposals
for the Site. Following a period of pre-application and based on evolving discussions, we
intend to submit an application towards the end of the year (2023).

We acknowledge that the current development plan allocates the Site for a comprehensive
mixed use development, including residential, commercial and town centre uses. We also
recognise that care, PBSA and hotel uses are encouraged in town centre location’s. Our
client wholly supports the continuation of policy support as part of the emerging Local Plan.
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RESPONSE TO ‘PROPOSED SUBMISSION
DOCUMENT - REGULATION 19 STAGF’

We set out below our response to the relevant sections and issues in the Draft Local Plan
consultation document published by the Council.

5. High Quality Design

LBL’s overarching aim is to ensure that proposals deliver a high-quality design which
contributes to the delivery of inclusive, safe, healthy, liveable, and sustainable
neighbourhoods in Lewisham.

High-Quality Design and Optimising Site Capacity

In particular, we are supportive of the Draft Plan’s approach to achieving high-quality design
through a design-led approach, as is stipulated under Policy QD1 (Delivering High Quality
Design in Lewisham). We agree that proposals should give consideration to various design-
options at the early stages of the development process through an understanding of the Site
and its local context. Furthermore, we support Policy QD1’s acknowledgement that
recognition should be given to ensuring the most optimal use of the land, given the need to
meet the spatial strategy for the Borough, and in particular housing delivery.

The continued emphasis on adopting a design led approach through Policy QD6 (Optimising
Site Capacity) is also supported, particularly as such an approach is key in making the best
use of land and optimising the capacity of a site. The policy also recognises that
consideration needs to be given to the type and nature of uses.

Accordingly, the design led process for SA5 has given due to consideration to the proposed
uses. One of the key uses comprises the Tesco. As part of the proposals, Tesco require its
replacement store to have a minimum net sales area of ¢.2,325 sgm (25,000 sq.ft.) which is
to be provided at podium level. Tesco have made clear that this quantum is necessary to
support the operation and viability of the store. The proposals seek to satisfy all
requirements of Policies QD1 and QD6, as part of the design-led process.

We are also supportive of supporting paragraph 5.49 which states that “commercial
developments should seek opportunities to intensify uses on employment sites to deliver
more jobs”.

Furthermore, we welcome the flexibility allowed for proposals on allocated sites. We note
that policy stipulates “where development proposals do not accord with the indicative
capacity set out in a site allocation policy, they will only be supported where it is clearly
demonstrated that the optimal capacity will be achieved, having regard to Policy QD6”.
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Tall Buildings

Policy QD4 (Building Heights) does not consider the design led approach when considering
building heights. Whilst we support part C of the policy, which states tall buildings within
Lewisham town centre should be between 16 to 35 storeys, the Site (SA5) is only considered
to be appropriate for buildings which are a maximum of 16 storey’s. This is evidenced in
figure 5.5 below.

Max 16
Max 35
Max 16
Max 25
Max 16
Max 16

Figure 5.5: Lewisham tall building suitability zones

We consider that a maximum limit should not be applied when considering building heights
and therefore object to Policy QD4. We recognise that London Plan Policy D9 (Tall
Buildings) (2021) stipulates that when determining locations for tall buildings, these should
be identified in maps in Development Plans. We also recognise that supporting paragraph
3.9.2 states that in these locations a maximum height could be applied. However, the term
‘could’ infers that maximum heights should be predicated on an assessment of the existing
and prevailing context, as well as, other factors including, but not limited to townscape and
impact on views. Instead, Policy QD4 should include a reference to the need to justify
buildings heights on a design-led approach, in accordance with London Plan Policy D3
(Optimising Sites through a Design-Led Approach) (2021) and Policy QD6.
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Thus far, through our initial pre-application submission’s, we have demonstrated that the Site
is able to facilitate a building which is over 28 storeys in accordance with Policy QD4. This
has been achieved by developing the proposals through a comprehensive design-led
approach which has taken into consideration the existing and emerging local context. The
site analysis has identified that the Site presents a significant opportunity to enhance the
area, architecturally and in terms of public realm improvements. The emerging proposals are
designed to a very high quality, are well-considered and contribute to the legibility of the
urban structure, at a point of townscape prominence. The proposals also have the
opportunity to complete the emerging Lewisham Town Centre cluster and define its northern
edge. The stepping of height through the Site would contribute positively to the existing and
emerging skyline.

The proposals have also been supplemented by a Preliminary Townscape Review prepared
by Montagu Evans, which confirms that the gaps between the buildings, different height, and
taper, combined with the location of the proposals mean that in distant and medium distant
views of the skyline, the proposals contribute to a more cohesive profile, with sufficient gaps
and differences in height to create a layered effect. The report also confirms that the
disposition of surrounding development and landform means there is no real impact on the
amenity of settled and traditional residential streets.

However, it has been recognised through the initial pre-application feedback (Ref —
PRE/21/122226) that the maximum building height of 16 storey’s has been informed by an
indicative masterplan developed by EPR for the Conington Road, Meyer Homes (Site
Allocation 4 — SA4). This masterplan does not carry any material weight and was only
developed as an indicative layout as part of the application for SA4. The layout and height’s
shown by EPR can only be considered indicative as they were not informed by a technical
analysis, such a review of its townscape impact or its impact on daylight and sunlight.
Therefore, the indicative masterplan has not been robustly tested and cannot be used to set
parameters for SAS5.

Moreover, the indicative masterplan prepared by EPR, for the Meyer Homes scheme, did not
consider that the owner of the site would seek to remain on site and therefore retain a large
Tesco supermarket. The lack of consideration for Tesco’s requirements further undermines
the validity of the indicative masterplan as a basis for SA5. Tesco’s intention to remain on
site as a key local employer fundamentally changes the masterplan opportunities, moving
proposals away from the indicative masterplan which was based on a permeable network of
routes through at-grade courtyards. With Tesco remaining on-site the proposals need to
accommodate a large superstore, which is through a podium based development. Whilst this
has resulted in additional height, the proposals submitted to date demonstrate that Tesco’s
operational and spatial requirements can be balanced with the requirements of the Draft
Local Plan.
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Given the Site’s ‘Major Centre’ location, its high accessibility (PTAL — 6b) and proximity to a
multi-service transport node, as well as to a number of tall buildings including the under
construction Conington Road (up to 35 storeys) and Lewisham Gateway development’s, it is
indicative that greater optimisation and building heights on the site should be achieved. The
exact heights and densities would be dependent on the design led approach to development.

Furthermore, the proposals have been developed in accordance with London Plan Policy
D9. This process has demonstrated that the visual, functional, and environmental impacts of
a 29 storey building should be considered acceptable. It is also concluded that the Site is
considered to be an appropriate location for tall buildings, as is evidenced in the Draft Local
Plan. This is also as a result of the Site’s location in Lewisham Town Centre, proximity to a
number of tall buildings including the under construction Conington Road (up to 35 storeys)
and Lewisham Gateway development’s, its high PTAL (6b) and its proximity to local
services.

7. Housing

LBL’s overarching objective is to work positively and proactively with stakeholders to
facilitate a significant increase in the delivery of new homes to help meet Lewisham’s
housing needs.

Housing Supply & Delivery

We support LBL’s endeavour to exceed the ten-year London Plan (2021) target of 16,670
(1,667 p.a.) under Policy HO1 (Meeting Lewisham’s Housing Need) and its aim of directing
housing to town centres and well-connected locations. We also support part C (e) of Policy
HO1 which seeks to ensure that proposals make the best use of land and optimise housing
sites.

However, we disagree and object to the lack of flexibility that is applied to proposals on
allocated sites. This is evidenced under Part C (b), where it states that “a carefully managed
uplift in the delivery of housing will be achieved by locating strategic sites for new housing,
including mixed-use development, and supporting development proposals where they
comply with the site allocation requirements and resisting proposals that are at odds with
these”. The Draft Plan fails to acknowledge that proposals on allocated sites, should still
seek to follow a design-led approach, in turn contradicting part C (e). Whilst we recognise
the need to satisfy the development guidelines under site allocations, it should be noted that
these are indicative, and alternative design-led solutions, with increased quantum can be
achieved whilst fulfilling the requirements of the allocation.

We propose that Policy HO1 allows for allocated sites to explore capacity for additional
homes, through a design-led process. This is relevant within the context of a higher housing
target under the Draft Local Plan, as well as poor housing delivery and supply within LBL.
These factors place greater importance on promoting housing delivery, exceeding the target
of 1,667 homes per annum and removing references under Policy HO1 which supresses
housing delivery. Accordingly, these factors are discussed in more detail below.

10
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3.20 The Draft Local Plan sets a higher target of 1,667 homes p.a. This figure comprises a 2,825-
uplift compared to the previous London Plan (2016) which identified a need of 13,847
dwellings between 2015- 2025 or 1,385 units per annum. With regards to housing delivery,
under the most recent Housing Delivery Test results (HDT) (2021), Lewisham scored 87%.
As a result, Lewisham would have been required to prepare and deliver an Action Plan
which would demonstrate how the Council aims to compensate for the shortfall in housing
delivery. HDT results for 2022 are yet to be published by the Government.

3.21 However, Lewisham has since provided updated housing delivery figures within their Annual
Monitoring Report (AMR) for 2021-2022 (December 2022). Within this document, Lewisham
outline that between 2021- 2022, a total of 599 homes were delivered. When considering this
figure against an annualised target of 1,667 dwellings under Policy H1 of London Plan
(2021), Lewisham achieve a reduced HDT score of 56% for 2022. The consequence of this
is that the titled balance at paragraph 11(d) of the NPPF is activated meaning that
applications for housing development should be granted unless the adverse impacts of
development significantly and demonstrably outweigh the benefits.

19/20 | 20/21

Number of Homes Total
Required

21/22 19/20

1,526 | 1,110

20/21

21/22

1,667 | 4,303 | 1,284

523

599

Number of Homes Total HDT
Delivered Measurement

2,406 | 56%

Presumption

HDT
Consequence

3.22 Furthermore, the AMR recognises that housing delivery has been suppressed in the past 2-3
years and attributes this to the impacts of the Covid-19 Pandemic, the impacts of Brexit on
the construction industry and delays in bringing forward larger sites. Paragraph 2.23 states
that “Lewisham seems to have been particularly badly affected by Covid-19 with a number of
large sites stalling during this period. Viability issues due to the increase in construction
costs, delays in the delivery of infrastructure due to a decrease of available funding, a
reliance on private development schemes, multiple land ownerships, slower build out of tall
buildings, extended Section 106 negotiations, pre-commencement conditions, variations to
sites through the submission of Section 73 and Section 96 applications and the impact of
Brexit on the construction industry have also combined to markedly suppress the delivery of
new homes during 2021-22". Confidence in Lewisham’s ability to sustain and increase future
housing delivery is also questioned, due to market uncertainties exacerbated by the Cost-of-

Living Crisis.

3.23 The likelihood of continued difficulties in LBL meeting their HDT is further compounded by an
increased annualised housing target of 2,212 dwellings per annum for the next five years
(2023-2028). This figure is predicated on:

11
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e The London Plan Housing Target — 1,667 dwellings per annum;
e An Appropriate Buffer — at 5%, equivalent to 415 dwellings per annum; and

e A Backlog since the Start of the London Plan Monitoring Period — 462 dwellings per
annum.

Nevertheless, the AMR estimates an adequate but marginal supply of housing during this
period, equating to 11,116 homes between 2023-2028 or a 5.03-year housing land supply.
Similarly, supply in the first ten years is also sufficient at 8,645 dwellings. However, as per
Chart 5 below, there appears to be a shortfall of 761 dwellings between the 11th and 15th
year towards the end of the Local Plan period. The council acknowledge the need to address
this shortfall, by stating that it will “need to work with developers and its partners to find an
additional supply of longer-term sites to bridge this gap.”

However, with an increased difficulty in satisfying the HDT in the short-term, this is likely to
result in an overall worsening outlook for housing supply, in both the short and long term.
With an inevitable presumption in favour of development, this will result in a larger buffer of
20%, in turn, reducing the council’s supply down to 4.52 years and placing greater pressure
to increase housing supply.

12000
10000
B000 0 Small windfall
sites
s000
. Strategic and
majar sites
4000
— year
haaging
requirsmant
2000

Years 1-5 Years 610 Years 11-15

Chart 5: Future Supply of Housing Against Housing Target
Source: GLA Monitoring System and LB Lewisham

3.26 Furthermore, of the 11,116 homes planned in the first five years, 21% are yet to undergo

construction and are either only a draft allocation, at pre-application stage, or constitute
previously lapsed permissions. With pending economic uncertainty, it can be presumed that
many of these sites are likely to face delays pushing delivery into later years and further
reducing immediate supply.

12
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Policy HO1 should recognise that proposals (including allocated sites) may be able to
achieve a higher quantum of housing, than the indicative figures stipulated within the Draft
Local Plan. For example, the proposed Site (SA5), it likely to be able to facilitate a greater
guantum than the 407 units identified under SA5. This has been evidenced through a
design-led process and seeks to optimise the site. The additional dwellings on SA5 will
contribute significantly towards Lewisham achieving its annualised target of 2,212 dwellings
per annum for the next five years (2023-2028). As is identified within the AMR, additional
supply needs to be secured in order to compensate for a potential increase in housing
supply requirements, associated with Lewisham’s inability to satisfy its future HDT.

Unit Mix

We support Policy HO1’s approach to determining an appropriate housing mix and its aim to
provide an appropriate mix of units, between 1 to 3 bedrooms which reflects the local need
and town centre location. In particular, we support Part F, which recognises that proposals
providing mostly 1 or 2 bedroom units can be considered acceptable. Either if they are
located in an area with a PTAL of 3-6 or, where they are only able to provide a mix
comprising smaller units due to the site configuration and development constraints.

Accommodation for Older People

We are supportive of Policy HO5 (Accommodation for Older People) and its aim to direct
care accommodation towards town centre locations which are accessible by public transport
and provide good access to community facilities. Whilst we recognise that Policy HO5
stipulates a need for 100 units p.a. from 2017 to 2029, this should be a minimum target in
order to meet the needs of an ageing population. This is predicated on guidance at a
national, regional, and local level, all of which anticipate a greater need for care
accommodation in the future.

At a national level, Planning Practice Guidance (PPG) makes clear that the need to provide
housing for older people is critical (paragraph: 001 Reference ID: 63-001-20190626). The
guidance states that where there is an identified unmet need for specialist housing, local
authorities should take a positive approach to schemes that propose to address this need
(paragraph: 016 Reference ID: 63-016-20190626). The emphasis on planning for care
accommodation is further evidenced within the Draft National Planning Policy Framework
(December 2022). Paragraph 63 states that when establishing housing need, due
consideration should also be given to retirement housing, housing with care and care homes.

At a regional level, paragraph 4.13.1 of the London Plan (2021) recognises that the need will
only increase, stating that “by 2029 the number of older person households (aged 65 and
over) will have increased by 37 per cent, with households aged 75 and over (who are most
likely to move into specialist older persons housing) increasing by 42 per cent”. When
considering this growing need within the context of a housing crisis, greater importance is
placed on increasing the supply of care accommodation to allow older persons the choice to
move to specialised accommodation, in turn freeing-up existing housing stock. The need to
increase this choice is supported by London Plan Policy GG4.

13
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At a local level, the most recent AMR (2021-22) also highlights that the number of
households headed by someone aged 65 or over is expected to increase dramatically by
62% by 2040. Lewisham ageing population is increasing and demonstrates a need to ensure
adequate accommodation is planned for in advance.

8. Economy and Culture

LBL’s overarching objective is to enhance the viability and vitality of town centres and to
support the local economy.

Town Centres

We are supportive of LBL’s aim to ensure that town centres are more resilient and adaptable
to future challenges, as is highlighted under Policy EC11 (Town Centres at the Heart of Our
Communities). We welcome Policy EC11’s objective to deliver a mix and balance of
residential and main town centre uses in order to attract visitors and ensure people have
good access to a competitive range of services and facilities, as well as to support
businesses and grow the local economy through provision of a wide range of workspaces
and premises.

Similarly, we are supportive of Policy EC13 (Optimising the Use of Town Centre Land and
Floorspace) which seeks to reconfigure and optimise existing site’s containing town centre
uses, such as supermarket’s and other retail uses. Many of these sites are underutilised and
comprise buildings of 1-2 storey in height.

We also welcome Part D of Policy EC13 which recognises that development proposals
affecting an existing commercial unit must ensure that any ancillary floorspace that is integral
to business operations and viability of the unit is not lost or compromised. However, we
propose that the scope of Part D is widened to cover all town centre uses, not just
commercial.

This is of particular relevance when considering the proposed Site (SA5). The proposed
redevelopment of the Site comprises a replacement Tesco store (a minimum of 2,400 sgm
net sales area) which will be provided at podium level. Tesco have specific requirements
driven by their business model and operational requirements. As mentioned, Tesco’s
requirements in regard to retaining an operational store at the Site are central to the
scheme’s success and Tesco must be satisfied with the consented proposals to enable the
proposed redevelopment to come forward without prejudicing their highly competitive
supermarket retailing business.

Within the context of needing to maintain and enhance the vitality and viability of town
centres, it is important that Policy EC13 provides further support for main town centre uses
when being provided as part of a mixed use development.

14



Regulation 19 Stage Representations | Astir

Visitor Accommodation

3.39 We support Policy EC21 (Visitor Accommodation) which promotes hotel uses in highly
accessible town centre locations, where there is a good level of public transport accessibility.

11. Sustainable Design and Infrastructure

3.40 LBL'’s objective is to work towards achieving carbon neutrality ahead of 2050 and facilitate
action to take a strategic and coordinated approach to the climate change emergency.

3.41 We are wholly supportive of LBL’s initiative to respond to the climate emergency as part of
Policy SD1 (Responding to the Climate Emergency), particularly through initiatives such as:

e Becoming a net-zero carbon borough;

e Protecting and maximising opportunities to enhance the green network;
¢ Implementing flood risk mitigation measures;

e Protecting and enhancing biodiversity; and

e Achieving waste self-sufficiency.

12. Transport and Connectivity

3.42 The overarching objective of this section is to provide a safe, sustainable, and convenient
transport network, which will encourage a step change in active travel behaviour.

3.43 We are supportive of the Draft Local Plan’s aim to encourage the use of sustainable
transport and active travel modes as is outlined under Policies TR1 (Sustainable Transport
and Movement). We also, welcome Part A of Policy TR4 (Parking) and its aim to carefully
manage the approach to car parking provision, in the interest of reducing reliance on car
use.

3.44 However, we object to Policy TR4, Part C, which states that development proposal’s should
not exceed the maximum car parking standards as set out in the London Plan for retail uses.
This position was reflected as part of initial pre-application discussions for the proposed Site
(SA5) (Ref — PRE/21/122226) in which officers expressed that the “on-site customer parking
is too high and contrary to the London Plan. Officers expect a significant reduction in
customer parking provision, appropriate for a town centre with excellent transport
connections”.
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LBL’s position is contrary to the work undertaken by TPA who are acting on behalf of Astir.
TPA have conducted a parking accumulation study, based on Tesco’s minimum requirement
for 140 spaces. The study shows that there would only be surplus of 16 spaces. This should
therefore justify a level of parking to be re-provided for the new Tesco store, albeit that there
will be a significant reduction compared to the current situation, from 285 to 141 (-51%). In
other words, a significant absolute and relative reduction in the car parking is proposed. TPA
are engaging in a separate highways pre-application meeting with the LB of Lewisham.
Details of their assessments will be enclosed as part of the separate pre-application
submission.

Whilst TPA’s work indicates the surplus demand only amounts to 16 vehicles, the proposals
will also be supported by a Framework Travel Plan (FTP) which will propose a suite of
measures to encourage uptake in active and sustainable modes of travel.

The approach to retail parking under Policy TR4 should now reflect the change at Part G of
London Plan (2021) Policy T6.3 (Retail Parking). This change stems from a policy
modification required by the Secretary of State (SoS) and it seeks to enable a less restrictive
approach to retail car parking in specified circumstances. London Plan Policy T6.3, Part G
states that:

“G. Boroughs may consider amended standards in defined locations consistent with the
relevant criteria in the NPPF where there is clear evidence that the standards in Table 10.5
would result in:

a. A diversion of demand from town centres to out of town centres, undermining the town
centres first approach.

b. A significant reduction in the viability of mixed-use redevelopment proposals in town
centre.”

Policy TR4 Part C also fails to recognise that whilst the Site is located in a sustainable
location, private vehicle’s offer customers convenience when purchasing their ‘weekly shop’.
Insufficient car parking would, in turn, limit the number of car-borne customers visiting the
store and therefore result in a reduction in footfall and turnover, potentially leading the
replacement Tesco store being unviable and fetter the deliverability and redevelopment of
the Site. Tesco will not release the Site for redevelopment if there is insufficient car parking
to underpin the store’s viability.

In order to facilitate the proposed car parking provision, residential provision has been
minimised to (24 spaces) to promote more sustainable forms of transport whilst providing
disabled persons’ parking spaces as required.

14. Lewisham’s Central Area — Key Spatial Objectives

This section outlines LBL'’s vision for Lewisham Town Centre as a key area for regeneration
and its role as a ‘Major Centre’.

16
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We support Policies LCAL (Central Area Place Principles) and LCA2 (Lewisham Major
Centre and Surrounds) and their recognition of Lewisham Town Centre being a “Major
Centre” and “Regeneration Node”, as is seen at ‘Figure 14.2: Central Area key diagram’ .

We also support the ambition of Policy LCA2B (b) to support “Continued investment in
Lewisham Major Centre to enable its future designation as a Metropolitan Centre of sub-
regional significance in London is a strategic priority”.

14. Lewisham’s Central Area - Site Allocations

This section outlines key site allocations within Lewisham Town Centre, and the
development guidelines that should inform future development on these sites. This includes
Site Allocation 5 (SA5) — the Land at Conington Road and Lewisham Road (Tesco), which is
addressed below.

Timescales

LBL propose that the Site should come forward within the first 10 years of the Draft Local
Plan. Astir consider the proposed delivery timescales to be realistic.

Indicative Development Capacity

We object to the indicative development capacity proposed under SA5. With regards to
residential development, the allocation proposes a modest capacity of 407 residential units.
We understand that this figure has increased from 380 residential units from the Regulation
18 Stage “Main Issues and Preferred Approaches” Emerging Local Plan. With respect to
non-residential uses, a total of 7,604 sqm of main town centre uses and 1,901 sgm of
employment uses are expected under SA5. Astir seek to understand how LBL has calculated
and/or arrived the proposed quantum of residential and non-residential uses.

Our view is that the proposed indicative quantum for residential and non-residential
development, should be regarded as a minimum target. The indicative targets constitute a
significant under-delivery for the proposed Site and fail to make the best use of this land. To-
date the proposals submitted as part of the pre-application process to LBL have been
predicated on a design-led approach in accordance with London Plan Policies D3 and D9. In
accordance with these policies, we have sought to optimise the Site to deliver an appropriate
scale of development with appropriate massing which is able to exceed the range of uses
and quantum identified under SA5. Through the design-led approach, the Site’s capacity has
been optimised and could facilitate the following uses:
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e A Tesco Supermarket with a minimum net sales area of 2,400 sgm (Class E);

e A minimum of 500 BtR units (Class C3);

e A Care Home with a minimum of 35 later living units and 60 care beds (Class C2);
e An Aparthotel with a minimum of 380 rooms (Class C1);

e PBSA; and

¢ Flexible Commercial and Retail Floorspace (Class E).

As is previously mentioned, Tesco seek to remain on Site, however for this to be financially
viable, Tesco have stipulated that they require a podium level store which comprises a
minimum net sales area of 2,325 sqm. This quantum meets Tesco’s operational
requirements and reduces risk to a degree at which it is feasible to redevelop the store
without suffering a financial loss. This is a fundamental requirement in unlocking this Site for
comprehensive redevelopment and retaining employment in the Borough.

The proposed delivery BtR units seeks to go beyond the indicative capacity of 407
residential units. As is outlined in Section 7 of this Statement, these additional dwellings will
provide a valuable contribution towards Lewisham’s increased housing target of 2,212
dwellings p.a. over the next five years (2023-2028). We, therefore, encourage that the uplift
in residential floorspace is reconsidered and increased, having regard to the location and
site-specific considerations. LBL’s ‘standard method’ for an Opportunity Area site with central
setting and a PTAL of 5-6b, indicates a minimum capacity of (1.53 ha x 450 dwellings/ha)
689 homes.

The AMR recognises that housing delivery has been suppressed in the past 2-3 years and
attributes this to the impacts of the Covid-19 Pandemic, the impacts of Brexit on the
construction industry and delays in bringing forward larger sites. Confidence in Lewisham’s
ability to sustain and increase future housing delivery is also questioned, due to market
uncertainties exacerbated by the Cost-of-Living Crisis. This level of poor delivery translates
to a HDT measurement of 56% when considering housing delivery figures published within
the AMR against the new London Plan (2021) targets.

With an increased difficulty in satisfying the HDT in the short-term, this is likely to result in an
overall worsening outlook for housing supply, in both the short and long term. With an
inevitable presumption in favour of development, this will result in a larger buffer of 20%, in
turn, reducing the council’s supply down to 4.52 years and placing greater pressure to
increase housing supply.
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The poor housing context within LBL places greater importance on the need to re-examine
the quantum of housing proposed under SA5, especially as the Site is suitable, deliverable,
and sustainable. This is evidenced through the Site’s allocation under the Draft Local Plan,
as well as Astir endeavour to bring the Site forwards without delays. Furthermore, the
worsening economic context, which is recognised within the AMR, gives greater impetus to
focus on optimising site’s where there is a high degree of certainty that they will come
forward, such as SA5.

With regards to the Aparthotel and Care Home, these uses are supported by the Draft Local
Plan, particularly Policies HO5 and EC21.

Policy HO5 supports the delivery of older persons accommodation on the proposed Site,
given it offers a sustainable and accessible town centre location and close proximity to public
transport links and community facilities.

Policy EC21 also supports the delivery of Hotels in town centre locations. The hotel will seek
to provide both short and longer stay options, with shorter stays being taken by leisure
guests, whilst the longer term options being suitable for corporate guests. The Site’s easy
access to Greenwich along with the corporate hub Canary Wharf and the City of London
make it an ideal location for a short- and long-term hotel for leisure and corporate guests.
These benefits associated with the site’s proximity to Central London and Canary Wharf is
also recognised within paragraph 6.17 of the Town Centre Local Plan. It states that
“Lewisham town centre is within 20 minutes travel of central London and Canary Wharf
generating a significant opportunity for hotel development. The Council consider hotels as a
suitable town centre use in principle and are, in general, supportive of the idea of the
generation of a hotel cluster.”

In addition to the uses above, the proposal will deliver flexible commercial floorspace (Class
E) which will include retail and/or office space.

We therefore propose that the uses and associated quantum identified within SA5 are
reconsidered recognising our client’s design-led approach and the strategic objectives of the
Draft Local Plan. The proposed mix of uses seeks to improve the viability and vitality of the
town centre, evidenced through its aim to diversify the town centre uses on offer. Further
consideration should be given to Paragraph 31 of the NPPF (2021) which states that all
policies should be underpinned by up-to-date evidence and should take into account relevant
market signals.

Site Allocation & Opportunities

As is outlined in paragraph’s SA5’s 3.55 to 3.66 of this Statement, we support SA5’s
aspiration for the comprehensive re-development of the Site to provide compatible main
town centre uses, commercial and residential uses, an improved public realm, new public
open space and improved walking and cycle routes.

However, we would encourage that the following additions (underlined) are added to the
description of the site allocation under paragraph 14.42:
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“Comprehensive mixed-use redevelopment with replacement large retail store, compatible
main town centre, commercial and residential uses. Public realm, access and environmental
enhancements including new public open space, appropriate car and cycle parking,
improved walking, and cycle routes and along the river”.

Development Requirements

We support the development requirements seeking to improve connectivity, maximise active
frontages, provide a high-quality public realm and deliver enhancement works to the River
Ravensbourne.

Development Guidelines

e DGL1 - Development should provide for a complementary mix of uses which support but
do not detract from the vitality and viability of Lewisham town centre, particularly the
Primary Shopping Area.

We support the DG1 which seeks to provide a complementary mix of uses which support the
viability and viability of Lewisham Town Centre. This is evidenced through the delivery of a
comprehensive mixed-use development that could deliver BtR units, a Tesco Supermarket,
an Aparthotel, a care home, potential PBSA, as well as flexible retail and commercial
floorspace.

e DG2 - The site should function as a transitional site, both in terms of land use and visual
amenity, from the surrounding low-rise residential neighbourhoods into the transport
interchange, Lewisham Gateway, and the heart of the town centre. The design of
development must step down and respond positively to the residential properties at the
site’s eastern side, at Conington Road and beyond.

We object to the requirement for the Site to be functioning as a ‘transitional site’. The term is
at odds with London Plan Policy D3 and Draft Local Plan Policy QD6, which seek to optimise
site’s through a design-led process. The term fails to recognise that the design-led process
would capture and manage impacts on heritage, townscape and the current and emerging
context whilst optimising the Site to deliver much needed uses such as housing, town centre
uses and other commercial uses. The term ‘transitional’ should not be listed as a
requirement, instead it should be acknowledged that the design-led process will result in
overall massing and form which is transitional.

The proposals submitted as part of the second pre-application enquiry (Ref —
PRE/23/131012) demonstrate this. The proposals comprise an appropriate massing with a
range of heights, which are balanced against the need to optimise the quantum of housing,
the supermarket, hotel, care home and ground floor commercial and retail uses. The
proposed massing has been informed by a technical analysis and has been considered
appropriate through a Preliminary Townscape Assessment prepared by Montagu Evans.
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All in all, the proposals are well-integrated and respond positively to the properties along
Conington Road and Lewisham Road; the River Ravensbourne; the town centre; the Silk
Mills Path Area of Special Local Character and properties to the north. This is achieved
through the proposed massing and the through numerous public realm improvements.

e DG3 - Development should ensure buildings are set back sufficiently to be able to provide
high quality urban spaces with generous, functional, and formal landscaped areas
forming the central part of an improved Silk Mills Path and the river corridor. Dissecting
Silk Mills Path should be access from Lewisham Road and Conington Road, linking to the
river and Lewisham interchange.

We propose that DG3 gives greater consideration to the re-provision of the Tesco
supermarket, which will be located at podium level. The scale and massing of this element
has been designed to be sufficiently set back to enable the provision of a high-quality public
realm. The proposed character areas seek to provide an identity and function to a collection
of high-quality urban spaces positioned to amplify Eagle House and the river walk along the
renaturalised river. New routes are proposed, providing pedestrian access between
Lewisham and Conington Road, as well as between Silk Mills Path and Lewisham Station
via the existing access points as well as the new access across the Meyer Homes Site.

e DG4 - Applicants should work in partnership with the Environment Agency and engage
with them early at pre-application stage, to mitigate against flood risk.

e DGS5 - Applicants should work in partnership with Thames Water and engage with them
early to minimise impacts on groundwater, manage surface water, divert existing sewers
where applicable and ensure infrastructure upgrades are delivered ahead of the site
being occupied through a housing phasing plan. Given the adjacent watercourse, surface
water should not be discharged to the public network. New connections into the trunk
sewer running south to north through the site will not be allowed.

We welcome the requirement to work in partnership with the Environment Agency and
Thames Water. Astir seek to engage in separate pre-application discussions to identify ways
in which to mitigate against flood risk along the River Ravensbourne and to manage the
impacts on ground water, surface water and ensure adequate infrastructure is provided to
facilitate this.
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e DG6 - Development should respond positively in scale, bulk, and massing to the River
Ravensbourne, taking advantage of the natural slope of the site. The river embankment
should be visually and physically accessible from Conington Road and improve access to
Lewisham transport interchange, Lewisham Gateway, and the wider town centre
environment.

We support the requirement to positively respond to the River Ravensbourne. The proposed
scale, bulk and massing has been carefully considered in relation to the river, as per the
most recent pre-application submission. However, we propose that DG6 recognises the
need to re-provide a large-format Tesco store adjacent to the river which requires a certain
amount of development and mass. This area will benefit from comprehensive naturalisation
and public realm improvements. The river will be accessible via the Town Centre, Lewisham
Transport Interchange and Conington Road, via the north-south route in Silk Mills Path and
an east-west route from Silk Mills Path to Eagle House.

e DG7 - Development should respond positively to the scale and grain of the existing
historic fabric towards the southern end of the site, at Silk Mills Path and Lewisham Road.

We welcome the need to respond positively to the southern area of the Site at Silk Mills Path
and Lewisham Road. Careful consideration has been given to the historic fabric towards the
south of the site. Here the massing and scale of the development is proposed to step down
sensitively, and the existing route along Silk Mills Path is enhanced.

e DG83 - Development should respond positively to Eagle House, which sits on the site’s
eastern edge fronting Lewisham Road. This building was constructed in approximately
1870 and is one of the original Anchor Brewery Buildings. It is of architectural and local
significance.

We acknowledge the local heritage and architectural significance of Eagle House.
Recognising this, we seek to celebrate its local significance by transforming this building into
a modern flexible working and community use to act as a beacon drawing people into the
site. Located at the south-eastern corner of the Site, Eagle House will present itself as a
local landmark.

e DG9 - Development should allow for the retention and/ or re-provision of the bus stop and
stand facility that are currently provided on this site.

We object to the retention of a bus stop on-site, as this would materially impact the Site’s
ability to deliver the public benefits put forward as part of future proposals. These benefits
include but are not limited to the provision of housing, flexible retail and commercial
floorspace, leisure uses, care accommodation, PBSA, as well as improvements to the public
realm and river.
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3.80 The existing bus route (273) only serves one route and is an extension of the original route
from Petts Wood to Lewisham Station. The bus stops on site then immediately returns back
to Lewisham Station. Therefore, whilst the bus route provides a trading benefit to Tesco, the
benefit to the wider community is limited. It should be noted that there are multiple bus
services available on Lewisham Road, along the eastern boundary and Station Road, south
of Silk Mills Path. These bus stops serve a total of seven bus routes, including the 47, 129,
199, 225, 380, N89 and N199.

23



4.1

4.2

4.3

4.4

Regulation 19 Stage Representations | Astir

SUMMARY AND CONCLUSIONS

As discussed, we wholly support the Council’s aspiration to support the comprehensive
redevelopment of Site Allocation 5 (SA5) under the Draft Local Plan, to deliver a mix of
residential, main town centre and commercial uses.

Astir seek to satisfy and go beyond the aims of SA5, with the aim of optimising the Site to
ensure the best use is made this key town centre location. This involves a comprehensive
mixed use redevelopment of the Site, to provide a replacement Tesco store, alongside a
range of residential uses including build-to-rent (BtR) units, a care home and aparthotel,
PBSA, as well as additional flexible commercial floorspace and new public realm.

We trust that our above comments are of assistance and that LBL will give due consideration
to the recommendations we have made.

If you have any questions concerning the above, please do not hesitate to contact us will be
happy to help. Otherwise, we trust our comments will be given due consideration and we
reserve the right to make further representations with additional evidence in due course.
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Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions

This form has two parts
Part A — Personal details to be completed once
Part B — Your representation(s). Please fill in a separate sheet for each representation you wish to make.

Part A - Personal Details

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Title Mr Address Line 1 85
First Name Travis
Line 2 Great Portland Street
Crawford
Last Name
Line 3 First Floor
Job Title Director
Line 4
Organisation Astir Living Limited
Post code W1W 7LT
Telephone
number C/O Agent - 07546406180 E-mail Address C/O Agent - arjunlal@boyerplanning.co.uk
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Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission Transport and Connectivity

document does your representation relate?

2. To which part of the chosen chapter does you representation relate? Policy name/number

(Representations must be made on a specific policy within the chapter. TRa - Parking
Please state the policy number and name in the box below)
Yes No
3. Do you consider that this part of the chapter is legally compliant? v
Yes No
4. Do you consider that this part of the chapter sound? v
Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions



LEWISHAM

LOCAL PLAN

Lewisham

7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.
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Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission Transport and Connectivity

document does your representation relate?

2. To which part of the chosen chapter does you representation relate? Policy name/number
TR1 - Sustainable Transport

(Representations must be made on a specific policy within the chapter. and Movement
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.
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Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission Sustainable Design and

. Infrastruct
document does your representation relate? niasiuetire

2. To which part of the chosen chapter does you representation relate? Policy namg/number
SD1 - Responding to the

(Representations must be made on a specific policy within the chapter. Climate Emergency
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.
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Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission Lewisham Central Area

document does your representation relate?

Policy name/number
Site Allocation 5 - Land at

2. To which part of the chosen chapter does you representation relate?
(Representations must be made on a specific policy within the chapter. Rt o ad and Lewisham
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.
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Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name

1. To which chapter of the Lewisham Local Plan — Proposed Submission

. High Quality Design
document does your representation relate?

2. To which part of the chosen chapter does you representation relate? Policy name/number
QD6 - Optimising Site

(Representations must be made on a specific policy within the chapter. Capacity
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No
5. Do you consider that this part of the chapter is compliant with the Duty v

to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.
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Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name

1. To which chapter of the Lewisham Local Plan — Proposed Submission

. High Quality Design
document does your representation relate?

Policy name/number
QD4 - Building Heights

2. To which part of the chosen chapter does you representation relate?
(Representations must be made on a specific policy within the chapter.
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.
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Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name

1. To which chapter of the Lewisham Local Plan — Proposed Submission

. High Quality Design
document does your representation relate?

2. To which part of the chosen chapter does you representation relate? Policy nlame/lnumb.er
QD1 - Delivering High Quality

(Representations must be made on a specific policy within the chapter. Design
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions



LEWISHAM

LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission Lewisham Central Area

document does your representation relate?

2. To which part of the chosen chapter does you representation relate? Policy na.me/ngmber
LCA2 - Lewisham Major

(Representations must be made on a specific policy within the chapter. Centre and Surrounds
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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Lewisham

7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions



LEWISHAM

LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name
1. To which chapter of the Lewisham Local Plan — Proposed Submission Lewisham Central Area

document does your representation relate?

2. To which part of the chosen chapter does you representation relate? Policy name/number
LCAL - Central Area Key

(Representations must be made on a specific policy within the chapter. Place Principles
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions



LEWISHAM

LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name

1. To which chapter of the Lewisham Local Plan — Proposed Submission
document does your representation relate?

Housing

2. To which part of the chosen chapter does you representation relate? Policy name/humber
HO5 - Accommodation for

(Representations must be made on a specific policy within the chapter. Older People
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions



LEWISHAM

LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name

1. To which chapter of the Lewisham Local Plan — Proposed Submission
document does your representation relate?

Housing

2. To which part of the chosen chapter does you representation relate? Policy na}me/r.lumber
HOL1 - Meeting Lewisham's

(Representations must be made on a specific policy within the chapter. Housing Needs
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions



LEWISHAM

LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name

1. To which chapter of the Lewisham Local Plan — Proposed Submission
document does your representation relate?

Economy and Culture

Policy name/number

EC21 - Visitor Accomodation

2. To which part of the chosen chapter does you representation relate?
(Representations must be made on a specific policy within the chapter.
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions



LEWISHAM

LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name

1. To which chapter of the Lewisham Local Plan — Proposed Submission
document does your representation relate?

Economy and Culture

2. To which part of the chosen chapter does you representation relate? Policy ngmg/number
EC13 - Optimising the Use of

(Representations must be made on a specific policy within the chapter. Town Centre Land
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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Lewisham

7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions
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LOCAL PLAN

Lewisham

Part B (Please use a separate sheet for each representation)

Please note that all representations will be made public along with the name of the person making the
submission, all other personal information will be kept confidential.

All representations will then be submitted to the Secretary of State and the Planning Inspectorate along
with the Lewisham Local Plan - Proposed Submission Document and its supporting documents in due
course.

Chapter name

1. To which chapter of the Lewisham Local Plan — Proposed Submission
document does your representation relate?

Economy and Culture

2. To which part of the chosen chapter does you representation relate? Policy name/number
EC11 - Town Centres at the

(Representations must be made on a specific policy within the chapter. Heart of Our Communities
Please state the policy number and name in the box below)

Yes No
3. Do you consider that this part of the chapter is legally compliant? v

Yes No
4. Do you consider that this part of the chapter sound? v

Yes No

5. Do you consider that this part of the chapter is compliant with the Duty v
to Co-operate?

6. Please give details of why you consider this part of the chapter is not legally compliant, is
unsound, or fails to comply with the duty to co-operate.

If you wish to support the legal compliance or soundness of the Plan, or its compliance with the
duty to co-operate, please also use this text box to set out your comments.
Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.
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7. Please set out the modification(s) you consider necessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness matters you have identified above.

(Please note that non-compliance with the duty to co-operate is incapable of modification at
examination). You will need to say why each modification will make the Local Plan legally compliant
or sound. It will be helpful if you are able to put forward your suggested revised wording of any
policy or text. Please be as precise as possible. Continue answer on separate sheet if necessary.

See supporting statement - '230425 - Lewisham Local Plan Regulation 19 Representations - Astir Living Limited'.

8. If your representation is seeking a modification to the plan, do you Yes No
consider it necessary to participate in examination hearing session(s)? v

(I do wish to participate inan (I do not wish to participate in
examination hearing session) an examination hearing session)

9. If you wish to participate in the hearing session(s), please outline why you consider this to be
necessary. Continue answer on separate sheet if necessary.

Lewisham Local Plan — Proposed Submission document Regulation 19 draft Consultation Questions
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Planning Policy Team

London Borough of Lewisham

4™ Floor, Laurence House, Catford
London

SE6 4RU

Dear Sir/Madam

Representation to Lewisham Local Plan Regulation 19 Stage “Lewisham Local Plan:
Proposed Submission Document” (Dated January 2023) - Lewisham Retail Park, Loampit
Vale

We write on behalf of our client, Legal & General (L&G), to submit a representation to the London
Borough of Lewisham (LBL) in response to the Lewisham Local Plan: Proposed Submission
Document (dated January 2023). The consultation period for this document closes on Tuesday 25"
April 2023.

This representation is made specifically in relation to the draft Site Allocation 7: Lewisham Retail
Park, Loampit Vale (the Site).

These representations follow those made on behalf of L&G, on the Regulation 18 Stage of the
Lewisham Local Plan, dated 9t April 2021 which set out the background and current policy context
for the Site.

Comments on the Local Plan: Proposed Submission Document

We welcome the opportunity to comment on the draft Local Plan. Overall, L&G is supportive of the
inclusion of the draft site allocation for Lewisham Retail Park, Loampit Vale (Site Allocation 7) and
the principle of redevelopment for this site.

We note that the Proposed Policies Map (January 2023) identifies the Site as an appropriate
location for a tall building. This aligns with the findings of the Council's supporting evidence base
document: “Tall Building Review Background Paper - January 2023" which identifies the Site
(reference L9 in this Paper) to be included in a ‘tall building suitability zone’ and recommended to
be grouped together with a cluster of adjoining sites of a maximum of 35 storeys clustered around
Lewisham Station. An extract of the Table from the Paper detailing this is included in Figure 1.0
below:

Avison Young (UK) Limited registered in England and Wales number 6382509.
Registered office, 3 Brindleyplace, Birmingham B1 2JB. Regulated by RICS
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max. 35 storeys
clustered around

station
L8 Recently developed mixed use tower Y Recently Completed scheme
blocks bordered by rail on north and developed scale: up to 10
western sides and Jerrard St on east storeys
side.
L9 Lewisham Retail Park N Site allocation 7 Group with
(central area) adjoining sites —
Extant permission ref: | max. 35 storeys
DC/16/097629 clustered around

Podium with series of | station
towers up to 23
storeys and tall
parapet concealing

services
L10 Student Exchange towers, recently Y Recently Completed scheme
developed student housing with developed scale: up to 34
Bakerloo terminus for future BLE storeys
L11 Lewisham Gateway N Site allocation 1 Heart of
(eentral area) metronolitan

Figure 1.0 - Table taken from page 12 of Tall Building Review Background Paper (January 2023)

The allocation of the Site as an appropriate location for a tall building is supported by L&G and
aligns with the extant planning permission for the Site (ref: DC/16/097629) for buildings of up to
23 storeys in height.

However, the current ‘Planning Designations and Site Considerations’ section of Site Allocation 7:
Lewisham Retail Park does not expressly state that this Site is identified as a suitable location for
a tall building and currently reads as follows:

Opportunity Area, Regeneration Node, Bakerloo Line Safeguarding Direction, Adjacent to

Site of Importance for Nature Conservation, Adjacent to Strategic Open Space, Air Quality
Management Area, Air Quality Focus Area, Major Centre, Night-time Economy Hub, Flood
Zone 2, 3, Groundwater Source Protection Zone 1, Critical Drainage Area

To accord with London Plan Policy D9 ‘Tall Buildings' part B and for the Local Plan to be therefore,
‘sound’, we request that it is expressly stated in this part of Site Allocation 7: Lewisham Retail Park
that the Site is identified as an “appropriate location for a tall building” in the same way that this
is included in other site allocations such as Site Allocation 6: Thurston Road.

Further, the Site is not expressly listed in Schedule 12 of the Lewisham Local Plan: Proposed
Submission Document (January 2023) which expressly lists Tall Building Suitability Zones. Again,
to accord with London Plan Policy D9 part B and the Local Plan to be therefore found ‘sound’, we
request that the Lewisham Retail Park site is expressly listed in this Schedule under the Lewisham
group ‘Conington Road brownfield site, Land at Conington Road and Lewisham Road, Thurston
Road Bus Station and Lewisham Gateway' identified for buildings of up to 35 storeys in height. As
above, this is in line with the findings of the Council's evidence base document: Tall Building Review
Background Paper - January 2023.

Avison Young (UK) Limited registered in England and Wales number 6382509.
Registered office, 3 Brindleyplace, Birmingham B1 2JB. Regulated by RICS
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Next Steps

We look forward to confirmation of receipt of these representations at the earliest opportunity. If
you have any queries, please do not hesitate to contact me.

Yours faithfully,

Sascha Wardley

Associate Director

07908673459
Sascha.Wardley@avisonyoung.com

For and on behalf of Avison Young (UK) Limited

Avison Young (UK) Limited registered in England and Wales number 6382509.
Registered office, 3 Brindleyplace, Birmingham B1 2JB. Regulated by RICS
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Dear Sir/Madam,

Representation to the London Borough of Lewisham’s Consultation on the Draft
Regulation 19 Local Plan (Dated January 2023)

Barratt London

We write on behalf of Barratt London (BL) in representation to the London Borough of Lewisham'’s
(LBL) current consultation on the Regulation 19 Draft Local Plan {January 2023). This document is
of interest to BL given that their land interest concerning Catford Island, London, SE6 2DD (the
Site). For clarity, the location of the Site is shown within Appendix | of this Representation.

We understand that LBL seeks to publish a new Local Plan which will set out a shared vision for
the future of the Borough along with the planning and investment framework to deliver this vision
to 2040. Once finalised the Local Plan will comprise an adopted document within Lewisham's
statutory Development Plan and will replace the current Lewisham Core Strategy (2011), Site
Allocations Local Plan (2013) and Development Management Local Plan (2014).

QOverall, BL broadly supports the principle of the emerging Local Plan to help establish a future
vision for Lewisham. However, we do make various comments below concerning how its policies
(especially those relating to the Site) should be addressed within this document (to ensure that
they meet the tests of ‘soundness’ set out within the National Planning Policy Framework (NPPF)).

Context of Representation

BL is in the process of preparing a planning application concerning the comprehensive
redevelopment of the Site (prepared in consultation with the Borough's planning officers and
further to consultation with local stakeholders and the community). As such, the Draft Local Plan
will become an increasingly significant material consideration in planning decision-making for the
Site in moving forward.

Catford Island Site Allocation (Site Specific Policy)

Within the Draft Local Plan the Site forms part of Draft Site Allocation 18 ('Catford Island’). The Site
therefore comprises a significant brownfield redevelopment opportunity within Catford Town
Centre and LBL more widely.

QOverall, Barratt London strongly support the principle of mixed use, residential-led development
at the Site given that it is an integral and important redevelopment opportunity within Catford

Avison Young (UK) Limited registered in England and Wales number 6382509, Registered office, 3 Brindleyplace,
Birmingham B1 2JB. Regulated by RICS
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Town Centre which will ultimately be key to delivering sustainable and long-lasting regeneration
benefits locally.

Development Capacity

The current Draft Site Allocation sets out an indicative development capacity of 602 residential
units, 6,206sgm of employment and 6,206sgm main town centre uses for ‘Catford Island'.

In response, we consider that the allocation should clearly set out that these figures are illustrative
only. We also suggest that the following wording be added to the Draft Site Allocation:

Final development capacity to be determined through a design-led approach to make the best
use of land and optimise development in accordance with Local Plan Policy QD6 and London Plan
Policy D3

This approach will allow for the delivery of much needed new homes to be optimised beyond the
illustrative development capacity thresholds if justified in planning, design and townscape terms.

In short, the Draft Site Allocation should allow for flexibility, to ensure that future development at
the Site is ultimately deliverable on this suitable, available and achievable brownfield site.

Comprehensive Masterplanned Approach

We broadly support the aspiration for the Draft Site Allocation to be comprehensively
masterplanned.

Given the multiple land ownerships within the allocation boundary, we consider that this can be
suitably achieved through ensuring that ‘neighbourly design principles’ are incorporated into each
respective part of the Site. We recommend that wording clarifying these matters be added within
the allocation wording.

This approach will help to ensure that delivery of development on the part of the Draft Site
Allocation (owned by BL) is not slowed down by a lack of progress on other parts of the Site.
Development on each part of the Site should be designed to not prejudice development coming
forward on adjacent land parcels within the allocation.

Development Guidelines

The Draft Site Allocation includes various ‘Development Guidelines’, including broad guidance
concerning the location of ‘tall buildings’ within the allocation boundary.

We suggest that this wording be revised as follows (to ensure the appropriate level of flexibility to
allow for the delivery of much needed homes to be optimised if possible):

The design of development should respond positively to the residential properties to the site’s east,

having regard to existing townscape features. Fal-buidings showld be located-centrotlyonthe site and

not-he located along the site’s eqstern boundary—There is scope to deliver a tall marker building
centrally within the Site. Other parts of the Site may also be suitable for taller buildings,

providing this approach is justified in planning, environmental and townscape terms.
Policy QD4 - Building Heights
Tall Building Suftability Zones

Avison Young (UK} Limited registered in England and Wales number 6382509. Registered office, 3 Brindleyplace,
Birmingham B1 2|B. Regulated by RICS
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Draft Policy QD4 sets out that tall buildings should only be developed in locations identified as
appropriate for tall buildings within identified ‘Tall Building Suitability Zones'.

The Tall Building Zones for Catford are set out in Figure 5.6 of the Local Plan (included as Figure 1
below):

Max 12
Max 20

Max 20
Max 12 Max 6

Max 20

Max 12

Figure 1: Excerpt from Draft Local Plan (showing Catford ‘Tall Building Suitability Zones’)

Whilst the Catford Island site is included within a Tall Building Zone, this currently only identifies
the potential for a maximum of 20-storeys to be delivered inthe middle of the Site (and maximum
of 6 storeys to be delivered around the outer perimeter). These current‘'maximum building height
thresholds’ for Catford Island are too restrictive and would prevent the potential for this
brownfield, town centre site to be sensitively redeveloped to optimise the delivery of much needed
new homes.

In our view, it is essential that Policy QD4 (and Figure 5.6 within the Local Plan} be updated as
follows):

- The policy should clearly set out that there is potential to deliver building heights beyond
those identified within the Tall Building Suitability Zones, if justified in design, planning and
townscape terms.

- Figure 5.6 within the Draft Local Plan should be updated to align with this approach - a note
should be incuded alongside the image setting out that ‘there may be potential to deliver
taller buildings than those identified within the Tall Building Suitability Zone if justified in
planning, design and townscape terms’.

We note that Part C of Draft Policy QD4 does currently identify some scope for flexibility
concerning the maximum building heights identified within Tall Building Suitability Zones (i.e. the
policy currently states that the heights of buildings within these zones should 'not normally be
more than' the identified heights). However, the Draft Local Plan should go further to allow for
taller elements to be delivered in these locations (if justified through a comprehensive design
process).

Avison Young (UK} Limited registered in England and Wales number 6382509. Registered office, 3 Brindleyplace,
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We therefore consider it essential that Policy QD4 is updated to include the following wording:

The maximum building heights identified for Tall Building Suitability Zones within the Local Plan
are illustrative. There may be scope to deliver taller elements in these locations if justified in
planning, design and townscape terms (and if delivered as part of a comprehensive design
process).

At Appendix Il, and in support of this representation, we also include a Technical Note prepared
by Bl's townscape consultant (Montagu Evans) previously, in response to the Borough's recent
Tall Building Study Addendum consultation.

This Note outlines the following position from a townscape perspective:

¢ The rationale for 20 storeys being the maximum threshold is not based upon a detailed
analysis of individual site constraints and opportunities and does not allow for the
potential ability for other sites to accommodate a higher degree of change.

¢ The guidance set out in the Addendum document seeks to inform how the emerging
Development Plan is to be delivered. However, the maximum heights set out in the
Addendum are not “sound” as defined by paragraph 35 of the NPPF (given that these are
not justified through proportionate evidence).

* Views analysis has been undertaken concerning the Site (and is detailed within Montagu
Evans' Note). This views analysis demonstrates that:

o A tall element of more than 20 storeys, delivered within the centre of the Site,
would achieve a necessary vertical emphasis and would result in a slender building
with an elegant appearance. This would also help realise the opportunity to
recreate ‘legibility of townscape’ {(which has been lost) within Catford Town Centre
and would aid local wayfinding from the area’s 2no. train station to the town
centre.

o A tall marker building of exemplary design at heart of the Site would allow for a
more dynamic skyline and townscape composition to be created. This would
arguably reduce visual impacts on adjoining residential areas.

o Allowing the principle of a building above 20-storeys at the Site (subject to other
relevant design, planning and heritage considerations) would allow for a clearer
distinction to be delivered between a central tower element and a ‘mediating layer
of buildings around the site perimeter’,

The Technical Note also includes wireline images (showing a scheme of varying building heights
across the Site between 5 and 23 storeys) within key views. In short, it is clear that there is scope
to deliver a range of building heights on-site (beyond the maximum height thresholds currently
identified within Policy QD4) from a townscape perspective. This further supports our position
that Policy QD4 should be updated to allow for greater flexibility concerning maximum building
heights at the Site.

We also highlight that the 6-storey ‘maximum building height' threshold identified concerning the
perimeter of the Catford Island Tall Building Suitability Zone does not appear to be supported by
specific evidence, nor justified within, the Borough'’s Tall Building Study Addendum (a key evidence
base document for LBL's emerging Local Plan). As such, this aspect does not appear to be

Avison Young (UK} Limited registered in England and Wales number 6382509. Registered office, 3 Brindleyplace,
Birmingham B1 2|B. Regulated by RICS
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underpinned by robust evidence, and therefore this approach is not considered to be ‘sound’ (as
per NPPF requirements). We therefore strongly suggest that the above comments be
incorporated.

Policy EC11 - Town centres at the heart of our communities

BL broadly supports this draft Policy which focuses on future growth and investment within and
around town centres, particularly to optimise the use of land. The delivery of an appropriate mix
and balance of residential and main town centre uses within town centres is also strongly
supported.

Policy SD2 - Sustainable design and retrofitting

We broadly support the Council's objectives to consider sustainable design principles early in the
planning and design stages for proposed developments.

Part C of the draft Policy requires new non-residential development of 500 sqm or more, to achieve
a BREEAM ‘Excellent’ rating.

At present this wording does not acknowledge there may be site specific technical factors that
mean an ‘Excellent’ rating cannot be achieved. We therefore request the policy be amended to
clarify that this rating is a ‘target’ rather than a fixed policy requirement.

We hope that the above points are clear/helpful.

As set out above, we overall broadly support the key aspirations of LBL's Draft Local Plan (subject
to the above comments being considered and addressed). We consider that LBL should consider
and incorporate the above comments as a means of ensuring that the Local Plan, and its policies,
are ‘sound’ (as per NPPF requirements).

Should you have any queries and/or wish to discuss the contents of this Representation, please
do not hesitate to contact either Colin Sinclair or Isobel Paterson at the above Avison Young office.

Yours faithfully

done” i o

Colin Sinclair

Associate Director
Colin.Sinclair@avisonyoung.com

For and on behalf of Avison Young (UK) Limited

Avison Young (UK} Limited registered in England and Wales number 6382509. Registered office, 3 Brindleyplace,
Birmingham B1 2|B. Regulated by RICS
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Appendix I - Location Plan
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NOTE

MAKOWER ARCHITECTS Ltd take no responsibility for dimension obtained
by scaling from this drawing. If no dimension is shown the recipient must
ascertain the dimension specifically from the architect or by site measurement
and may not rely on the drawing. Supply of the drawing in digital form is solely
for convenience and no reliance may be placed on any data in digital form. All
data must be checked against hard copy. This drawing is issued for design intent
only and should not be used for construction unless stated.

This drawing is the property of MAKOWER ARCHITECTS Ltd. No disclosure
or copy of it may be made without the written permission of MAKOWER
ARCHITECTS Ltd.
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Appendix II - Technical Note, Montagu Evans
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THIS IS A NOTE

TO CC

London Borough of Lewisham -

FROM DATE

Montagu Evans LLP 8 June 2022

SUBJECT

Comments on Lewisham Tall Buildings Study Addendum from a heritage, townscape and visual impact
perspective

Montagu Evans have been instructed by Barratt London to provide consultancy services and prepare this response on
heritage, townscape and visual impact matters to the Lewisham Tall Buildings Study Addendum. Lewisham Council has
asked for comment by 10 June 2022.

Barratt London supports the Council’'s ambition for growth and renewal across the borough and within Catford, which is
identified as a major Town Centre and the administrative heart of the Borough. We welcome the analysis undertaken by the
Council's consultants, following the adoption of the new London Plan in March 2021, and support many of the findings in
the draft document.

CATFORD ISLAND

Montagu Evans, alongside other practices, are advising Barratt London on the redevelopment of the site at 1 at Plassy
Road (‘Catford Island’). The design for Catford Island is being developed by Makeover Architects and Studio Egret West.

The Catford Town Centre Framework, published by Lewisham Council in June 2021, identifies the Site as a key
regeneration site. It falls within the New Cross, Lewisham and Catford Opportunity Area.

GENERAL COMMENTS
COMPLIANCE WITH LONDON PLAN POLICY GG2

The London Plan provides overarching targets for the future development of the capital and describes how the capital will
sustainably growth and develop in the future.

The Council's approach to define heights precisely is not consistent with general policy principles in the London Plan.

Policy GG2, entitled "Making the best use of land”, provides an ideal framework with which to draw together the various
questions raised by the draft SPD. Limbs C and D require schemes to explore "the potential to intensify the use of land to
support additional homes and workspaces, promoting higher density development, particularly in locations that are well-
connected to jobs, services, infrastructure and amenities by public transport, walking and cycling” (Limb C), while "applying
a design-led approach to determine the optimum development capacity of sites”.

Thus, the correct approach to achieving an optimised design is to look at the particular circumstances at each site and in
detail with reference to several variables, and not just visual and heritage impacts.

COMPLIANCE WITH LONDON PLAN POLICY D3

The role of design in land use optimisation is expressly treated at D3. This restates the established sustainability principle of
making best use of land, but adds that this should be done through a consideration of options “fo determine the most
appropriate form of development”. The owners of Catford Island are pursuing that approach in developing a range of
options which have been presented to the Council’'s Design Review Panel.



D3 also encourages the expansion of areas which already feature higher density developments, and enjoins LPAs
positively to encourage that approach even to the point of expanding opportunity area boundaries.

Part A of D3 contains the general requirement that a “design-led approach requires consideration of options to determine
the most appropriate form of development that responds to a sfte’s context and capacily for growth”.

We understand from the drafting that it is the context's capacity for growth, which is being referred to, not a site’s, which
would not make sense. Thus, and importantly, existing height and scale datum points in a growth area should not be used
to set new ones; instead, a design led approach to optimisation should look to the direction of travel in an area, taking into
account its capacity for change.

The other limbs of D3 comprise more familiar contextual and amenity related policies which are those to be considered in
the pursuit of optimisation through an options process.

COMPLIANCE WITH LONDON PLAN POLICY DS

The addendum provides locational directions and allows a degree of flexibility, which is, we think, the correct approach for
any such document to take. We understand that the document seeks to respond to Part B of London Plan Policy D9, which
requires local planning authorities to allocate sites with specific height maxima in mind (given that the Tall Building
Addendum, once adopted, will form a key evidence base document for the emerging Local Plan).

We consider that any tall buildings policy purporting to allocate height must allow flexibility to respond to the particular
circumstances of a site, which is explored through the process of design-led optimisation, London Plan Policy D3.

No study prepared by a local planning authority can realistically anticipate the range of circumstances which must be taken
into account in order to achieve optimisation. These circumstances cbviously include visual and heritage impacts. Other
relevant circumstances that go to establishing optimisation include but are not limited to:

*  Abnormal site costs;

+ Existing use values; and

+ Achieving other planning objectives, for example, around affordable housing or workspace or community uses; and

* Deliverability overall

Based on these ‘uncertainties’, it is considered that height guidance can only be indicative and detailed design
development, taking into account all considerations (see above), is necessary to identify acceptable heights forany one
site. Therefore, all guidance needs to be taken reasonably and flexibly to allow for the facts of any site. We conclude, with
reference just to our topic area, that any such document not containing that necessary flexibility must be given very limited
weight.



Figure 1: lllustrative Wireline Views




CATFORD TALL BUILDING ZONE

In the Addendum, Catford is identified as one of the eight neighbourhood-based areas in the borough “that are likely to play
an important role in Lewisham’s ongoing growth and regeneration strategy whilst also demonstrating a level of pofential
suitability for taller buildings’. The study confirms that Catford town centre “is one of the most suitable locations in the
borough for talfer buiidings”. The Catford town centre area comprises two zones with opportunities for tall buildings. Zone A
is the actual town centre at the junction of Rushey Green and the Broadway, Zone B is an area along the Bromley Road
Ravensbourne Retail Park. The addendum suggests building heights of up to 20 storeys (64.8 m) in Zone A which is
identified for “significant regeneration opportunities”. The term ‘tall building’ is defined as being buildings of 12-storeys or
39.2m tall within Zone A.

The vision for Catford Island is the sustainable and mixed-use transformation of the Site and town centre to re-integrate the
place within its surrounding urban fabric, integrating the new into the existing context, particularly the historic street frontage
of Rushey Green and the Culverley Green Conservation Area, to create a layered living neighbourhood in combination with
vibrant and high performing town centre activities. Healthy living, retail and flexible working will come together around
diverse and inclusive public open space at the heart of the Site. Existing connecting opportunities to the Broadway and
beyond will enable the Site to be permeable and link to the neighbourhoods to the east.

SUMMARY OF OUR TOWNSCAPE ANALYSIS

Qur analysis of Catford’s townscape and heritage highlights the ability of the Site to accommodate change, given the
natural physical and visual buffer of the buildings on Rushey Green, and the emerging tall and coarse grain development
located to the north and west of the Site. Catford Island occupies a key site within the fabric of Catford and demarcates the
town centre. The views on the previous page (Figure 1) demonstrate that a tall element of more than 20 storeys at the
centre of the site is required to achieve the necessary vertical emphasis and a slender building with an elegant appearance.
The town centre is clearly understood in the wider context of the Borough, reinforcing the spatial hierarchy of the local and
wider context and aiding legibility and wayfinding as required by London Plan Policy D9. This is particularly relevant for the
views from Catford Bridge and along the north-south axis {(Lewisham High Street/Rushey Green/Bromley Road). The
legibility of the townscape at Catford Bridge has been lost. There is an opportunity to recreate this and aid wayfinding from
the two train stations.

Furthermore, greater height at the heart of the site (Block D3) allows for a more dynamic skyline and townscape
composition that will reduce visual impact on adjoining residential areas. The increased height of Block D height allows for a
clearer distinction between the mediating layer of buildings around the site perimeter and the cluster of taller buildings at the
heart of the site.

The views also highlight the benefits of redeveloping at greater height in terms of freeing up more space at ground floor that
would create new areas of publicly accessible space and complementary to the surrounding townscape, particularly along
Sangley Road. The comprehensive redevelopment of the site affords a significant opportunity to improve the visual amenity
of this frontage and its contribution to the adjoining conservation area. Additional storeys do not negatively impact on the
surrounding heritage assets and townscape.

MAXIMUM HEIGHT

The design led optimisation of centrally located brownfield sites such as Catford Island, development economics, affordable
housing and infrastructure requirements, retail and commercial needs, townscape, heritage assets and the role of Catford
town centre need to be taken into account in a flexible way. In our view, buildings above 20-storeys could be supportable in
townscape terms subject to relevant design and heritage considerations being duly considered and robustly addressed. Key
townscape benefits, such as signposting this important site within regeneration area and town centre of Catford, the slender
and elegant marker building that aids wayfinding through this part of the Borough can only be achieved by an above 20
storey building as shown on the images on the previous page.



In our view, the heights set out in the addendum are too restrictive to achieve an appropriate planning balance. The
rationale for 20 storeys being the maximum threshold is not based upon a detailed analysis of individual site constraints and
opportunities, and the potential ability for other sites to accommodate a higher degree of change. The guidance setout in
the Addendum is to inform how the Development Plan is to be delivered; however, the maximum heights set out in the
Addendum are not “sound” as defined by paragraph 35 of the NPPF e.g. they are not justified through proportionate
evidence. We suggest an alternative wording which would make the addendum workable, basically confirming, that the
heights are indicative, and detailed design, supported by technical assessments, are the only way to establish actual site

capacities.

CONCLUSION

We do not see the proposed heights are justified or evidenced and recommend the maximum height threshold of 20 storeys
for Zone A should be removed and/or reviewed following the provision of a full evidence base. We recommend a further
sentence is added stating “maximum heights for individual proposals will be subject to a detailed assessment against the
criteria contained at policy QD4 of the Lewisham Local Plan and policy D9 of the London Plan®

The principle of indicative maximum height threshold is supported subject to it being treated as guidance, ensuring sufficient
flexibility around these heights and providing a further sentence is added that allows for final heights to be determined through
a detailed assessment of individual planning proposals against the criteria contained at policy QD4 of the Lewisham Local
Plan and policy D9 of the London Plan.
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London Borough of Lewisham Draft Local Plan: Regulation 19 Consultation
St Dunstan’s Educational Foundation

Introduction

4TY Planning Ltd has prepared this representation to the London Borough of Lewisham’s (“the
Council”) Draft Local Plan Regulation 19 Consultation on behalf of St Dunstan’s Educational
Foundation (“the College”).

The College’s Representation focuses on the Draft Local Plan’s impact on its sports facility at
the Jubilee Sports Ground, Canadian Avenue, Catford (“the site”), particularly in respect of
emerging plans for the re-routing of the South Circular (A205) and the removal of part of the
site from the Metropolitan Open Land (“MOL”), which will facilitate the redevelopment and
regeneration of Catford town centre.

Proposals for the re-routing of the South Circular were not included in the Regulation 18
Consultation, but we understand have been included in response to a representation submitted
by Transport for London (“TfL"). The College did not make representations to the Regulation 18
Consultation.

This Representation provides an introduction to the College, its history, vision, values and role
in the local community. It then moves on to describe the Jubilee Sports Ground, how it is used
and the College’s emerging plans for the enhancement of its asset.

Following this, the Representation reviews relevant draft policies in relation to housing
development and sites designated Metropolitan Open Land, followed by a review of the
emerging proposals for Catford town centre and the South Circular. Finally, the Representation
explains the College’s proposals for the Jubilee Sports Ground with these also being introduced
on the drawings submitted with this Representation.

The College is keen to make clear from the outset that it is supportive of the Council’s overall
vision and proposals for the regeneration of Catford town centre. However, it is the College’s
position that the proposals as currently indicated, will result in the Jubilee Sports Ground and
the former groundsman’s house towards the site’s NW corner being blighted. However, these
impacts can be resolved through the modification of the draft Local Plan.
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London Borough of Lewisham Draft Local Plan: Regulation 19 Consultation
St Dunstan’s Educational Foundation

Introduction to St Dunstan’s College

This section of the Representation introduces the College, its history, vision, values and role in
the local community.

The College moved to its current site in 1888, having previously been located in the City of
London, close to Tower Hill. The College provides an outstanding education to its students,
proving itself to be at the forefront of educational thinking and having recently won a spate of
awards and accolades, including Independent Senior School of the Year (2022), Coeducational
School of the Year (2019) and, this year alone, awards for Independent School of the Year at
the International Elite 100 Global Awards and Most Progressive Independent School in London.
One of the reasons for this level of recognition is the substantial role the College plays within its
local community, working closely with local partners in order to provide life-enhancing
opportunities for residents and community groups.

The College purchased the Jubilee Sports Ground in 2012 given that pitch capacity within the
main school site was inadequate to meet its educational and operational needs. Since that
time, the ground has become an essential hub for the College’s wide-reaching programme of
community engagement, as well as supporting sporting excellence within a pioneering gender-
neutral sports programme.

Additionally, the College allows external bodies and clubs to make use of the all weather
pitches and grass pitches throughout the year, giving the local community access to high
quality sports facilities.

The aerial image below shows the location of the Jubilee Sports Ground (outlined in red)
relative to the main College site (identified by the star). The site lies directly opposite Catford
Bridge station with Catford station immediately to the west. Catford town centre lies
immediately to the north and north east of the site.
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St Dunstan’s Educational Foundation

St Dunstan’s College is a registered charity (Charity Number 312747). It provides education for
students between the ages of 3 and 18 years old, providing bursaries and scholarships to a
wide range of pupils and opens its facilities to the wider community.

The College has a very well established community outreach and partnerships programme.
The College’s community is formed of three main parts; the residents of Catford and Lewisham,
the pupils and their families (including alumni); and the wider organisations across London and
internationally with whom the College shares spaces and ideas.

The College believes in a broader educational purpose that supports the ongoing aspirations
for the betterment of Lewisham and its residents and it knows that such work aligns with the
educational aims for its pupils. Through its work with local partners, the College provides life-
enhancing opportunities to local people that seek to promote social mobility, engender
wellbeing and improve communities in additional to responding with benevolence and charity to
local needs and events.

The College recognises its privilege as an independent school but strives to ensure that its
facilities can be of benefit to the communities which extend beyond the school gates.

Each year the College publishes on its website a brochure to summarise the various strands of
its community outreach and support. Across the academic year 2021-2022, the College
achieved the following:

. Supporting children and local schools:

o Bursaries totalling £792,000 were provided through the College’s bursary
programme.

o Local schools were also supported through students being welcomed for regular
masterclasses and performances; schools being given access to the College’s
pool and allowing free use of the Great Hall and Theatre.

o With Lewisham Council and Westside Young Leaders Academy, the College
established the Lewisham Young Leaders Academy, providing additional support
to young people from across the Borough through transformative teaching in life
skills, including leadership, teamwork, presentation skills and CV building. More
than 60 students from across the Borough attend the Academy each week.

. Sport:

o The College gives 5 hours of free pitch hire at the Jubilee Sports Ground to
Catford and Lewisham police units for training and fitness.

o The College gave Lewisham’s London Youth Games football squad free access to
the all weather pitches ahead of major events.

o Lewisham’s School Games were hosted at the Jubilee Sports Ground with multiple
schools participating.

o The College supported the MCC Community Cricket Hub, providing local children
with 13 weeks of free cricket coaching and pathways.

o Over 10,000 swimming lessons were delivered to local children through the St
Dunstan’s Swim School.
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London Borough of Lewisham Draft Local Plan: Regulation 19 Consultation
St Dunstan’s Educational Foundation

St Dunstan’s Festival:

o The 2021 Festival hosted more than 160 events across 11 days, including
performances, exhibitions, workshops, lectures and competitions.

o 10 local schools took part in a variety of community events, including an open air
concert, an international evening celebrating all cultures and races and a
community sings event which brought together local choirs.

o Free open air cinema with 600 tickets made available to the local community.

Community Service and Charity:

o Students raised money for new trees to be planted in Catford.

o The Lewisham Historical Society was given free use of the College’s facilities.

o The “St Dunstan’s Sleep Out” raised £5,000 for Centrepoint.

o Over 1,000 books were collected and donated to charity, providing books for
disadvantaged local families.

o Over £4,000 was raised for DEC’s Ukraine Appeal.
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St Dunstan’s Educational Foundation

The Jubilee Sports Ground

This section introduces the site, summarises how the College uses the facility and explains its
vision for the future development and enhancement of the site as an asset both for students at
the College and the wider community.

The site was previously a private sports ground, owned by RBS Bank. The College purchased
the site in 2012 due to a lack of adequate capacity on the main College site to meet operational
needs. Since purchasing the site, the College has invested heavily in the enhancement of
facilities at the site, delivering the all weather pitches towards the south, which has facilitated
the site hosting a wider range of sports than previously was possible.

The site is enclosed on all sides by tall security fencing. Thus although it adjoins the town
centre, it is physically and functionally separate from it.

Towards the west of the site is the pavilion, which appears to have been built in the 1960s and
then extended over time. The building is in a poor state of repair and of an inefficient design
and construction. It provides only a single set of changing facilities, heavily limiting the
College’s ability to allow wider community access onto the site on weekdays during termtime
given safeguarding and security concerns.

The pavilion contains a main function room and smaller studio spaces, all of which are outdated
and in need of modernisation so they can be made available for wider community use.

The grass pitches to the north of the site, across which the pavilion faces, provide the first team
cricket square, which sits inside the painted athletics track, which is primarily used by the
College to host its annual sports day. Over the winter months, the northern field is used for
football.

Towards the middle of the site are the all weather pitches which the College has developed.
Further to the south is a former grass pitch, which was infrequently used and which the College
allowed Network Rail to accommodate for a 2 year period to undertake bridge replacement
works on the line between Catford and Bellingham. The condition of that area deteriorated
significantly during its use by Network Rail and as such now requires significant investment
before it can be used for sport.

Back up at the NW corner of the site is the former groundsman’s house, which stands close to
the raised section of the South Circular with the public pedestrian access ramp linking through
the subway to Catford Bridge extending across its front elevation. The house is how privately
tenanted.

Immediately to the west of the house and separating it from the adjoining railway line is a parcel
of overgrown scrub land, which is also within the College’s ownership, but which is
inaccessible.

With the exception of the all weather pitches, the sports facilities at the Jubilee Sports Ground
are inefficiently arranged and there are large areas of land which are surplus to requirements
and achieve little other than imposing a maintenance burden on the College. Moreover, in its
current position, the pavilion has the effect of limiting capacity to the western side of the site
and the College has been giving some initial throught to its replacement, relocation and
enhancement.

The image below comprises an extract from the existing adopted Policies Map.
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London Borough of Lewisham Draft Local Plan: Regulation 19 Consultation
St Dunstan’s Educational Foundation

3.12. The site (excluding the overgrown scrub land to the west of the groundsman’s house) is
currently designated Metropolitan Open Land (green shading), Urban Open Space (green
hatching) and forms part of the Culverley Green Conservation Area (land inside the red line).
The orange hatching running across the northern part of the site indicates the location of
planned road improvement works, but there is no policy in the Core Strategy which seeks to
deliver these works.

3.13. Below is an extract from the Environment Agency’s Flood Map. This shows that the site is
principally within Flood Zones 2 and 3 at the level of the playing fields. However, where the
South Circular rises to cross the railway, land is in Flood Zone 1. The groundsman’s house to
the NW corner of the site is in Flood Zone 3.
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3.14. There are no statutory listed buildings within, or adjacent to the site.
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4.1.

4.2.

4.3.

4.4,

4.5,

4.6.

4.7.

4.8.

4.9.

London Borough of Lewisham Draft Local Plan: Regulation 19 Consultation
St Dunstan’s Educational Foundation

The Draft Local Plan

This section identifies the draft policies of greatest relevance to the Jubilee Sports Ground site
and the College’s proposals, which are further explained below.

At pg.33, paragraphs 2.6 — 2.8, the Draft Plan addresses the deprivation and inequality in
Lewisham. It is explained that the Borough is in the top 20% most deprived authority areas in
the country and the seventh most deprived Borough in London with child poverty being a
significant issue with some of the highest levels in the country.

At paragraph 2.8, the Draft Plan explains that more than 50% of the Borough’s adult population
is either overweight, or obese with roughly 16% of adults being physically inactive. The issue of
childhood obesity is also explained with 22% of reception aged children being overweight,
rising to 38% in year 6. Children in the Borough’s most deprived areas are twice as likely to be
obese or overweight as other children.

Linked with these paragraphs is Figure 2.3, which shows levels of deprivation in Lewisham. It is
highly relevant in the context of this Representation that the area around the Jubilee Sports
Ground is in the top 10% most deprived parts of the Borough. The parts of the Borough
immediately beyond this area are in the 20% to 30% most deprived parts of the Borough.

Draft Policy QD4 deals with building heights. At Part A the policy explains that a tall building in
the Borough is one which is “substantially taller than their surroundings and cause a significant
change to the skyline.” However, the policy then states “Within Lewisham Tall Buildings are
defines as buildings which are 10 storeys or 32.8m measured from the ground level to the top
of the building”. Part B of the policy then sets out “Tall buildings should only be developed in
locations identified as appropriate for tall buildings on the Policies Map (i.e. Tall Building
Suitability Zones). Development proposals for tall buildings outside of these zones will be
resisted.”

These parts of the draft policy are contradictory and if adopted in their current form would lead
to uncertainty. If a proposed development was 33m tall, outside a Tall Building Suitability Zone
but between sites containing 11+ storey buildings, the draft policy would set out to resist the
proposal but fundamentally such height should be acceptable in townscape terms if a high
quality design is proposed since the development would be neither substantially taller than its
surroundings and would not cause a significant change to the skyline.

Such a specific set of restrictions in the policy would act counter to the NPPF’s and London
Plan’s requirements (as well as that outlined at Draft Policy QD6) that the development
potential of a site should be optimised through a design-led approach to deliver new homes,
employment and good growth.

The College objects to Part A of the draft policy and requests that it is modified to remove
reference to a tall building being one which is 10 storeys or 32.8m in height.

Figure 5.6 of the draft Plan (pg.96) show the Catford Tall Building Suitability Zone. This shows
the Jubilee Sports Ground being surrounded by site allocations where development heights of
up to 20 storeys will be supported. The College such developments coming forward
in the area, but would suggest that the northern section of the Jubilee Sports Ground site
should also be included in the proposed Zone.
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4.11.

4.12.

4.13.

4.14.

4.15.

4.16.

4.17.

4.18.

London Borough of Lewisham Draft Local Plan: Regulation 19 Consultation
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Draft Policy HO1 sets out to meet the Borough’s housing needs, explaining that the London
Plan’s 10 year target (including any changes which are made through the review of that
document) will be exceeded. The College this objective.

Part C of the policy seeks to increase housing supply, explaining that a “carefully managed”
uplift in delivery will be achieved by directing housing to areas including proposed Regeneration
Nodes. Whilst the College supports the proposal to increase housing supply in Regeneration
Nodes (where the site is located), it is unclear what is meant, or intended by “carefully
managed”. It is considered that these words should be deleted from the policy.

Draft Policy CI3 relates to sports, recreation and play and sets out to ensure that
developments help to ensure that people of all ages and abilities have access to a wide range
of opportunities for sports, recreation and play. Such developments are encouraged to
maximise opportunities to provide new or improved community infrastructure and public realm
enhancements to allow sport, recreation and play facilities to be reached safely and easily. Part
C of the draft policy explains that where developments are located within areas deficient in play
space, new housing development must provide demonstrable improvements in quantity and
quality of play space.

Figure 9.1 shows that the southern part of the Jubilee Sports Ground site is in an area deficient
in play space.

In the light of the acknowledged issue in the Borough of child and adult obesity, the College

the Council’s proposed policy to encourage development to deliver
enhanced access to play space. However, in the light of the objectives of the London Plan (see
below), the College would recommend that the policy’s objectives are expanded to encourage
enhanced access to sports facilities in order to facilitate improved opportunities for participation
in sport.

London Plan Policy S5 relates to sports and recreation facilities and challenges Boroughs to
ensure there is sufficient supply of good quality sports and recreation facilities with needs to be
identified through audit work carried out during the Local Plan process. Where developments
impact on sports facilities, applicants are required to show that proposals increase or enhance
facilities in accessible locations, maximising the multiple use of facilities by schools, sports
providers and community groups.

Draft Policy TR1 relates to sustainable transport and movement. Part C sets out that the land
required for the construction and operation of the Borough’s network of strategic and other
transport infrastructure will be safeguarded, included the schemes listed in Table 12.1. That
Table identifies a list of strategic transport schemes, including the re-routing of the A205 (South
Circular) in Catford, which is identified as having a short timeframe for delivery.

The explanatory text at paragraph 12.3 (pg.406) explains that the schemes listed in Table 12.1
will play a key role in supporting the delivery of the Borough’s spatial strategy.

As introduced above, the College the principle of the proposed re-routing of the
South Circular and is engaging positively with the Council and TfL in respect of the necessary
transfer of land ownership in order that the Council’s vision can be delivered. However, it is
imperative for the College that any proposal for the re-routing of the road guarantees safe
pedestrian access from the main College site into the Jubilee Ground, including adequate
crossing points with safe refuge and adequate entrance capacity to accommodate groups of
students and allow them to leave the highway quickly and safely.
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4.20.

4.21.

4.22.

4.23.

4.24.

4.25.

4.26.

4.27.

London Borough of Lewisham Draft Local Plan: Regulation 19 Consultation
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Draft Site Allocation 19: Laurence House and Civic Centre proposes to allocate the Council
office and civic centre site for mixed use development, including 262 homes together with
¢.13,000sgm of employment space and ¢.6,000sgm of main town centre use floor space.

As noted at draft paragraph 14.109, this allocation is only deliverable as part of and following
the re-routing of the South Circular across the Jubilee Sports Ground site.

As introduced above, the College this allocation and the Council’s proposals to
regenerate Catford town centre.

Draft Site Allocation 20: South Circular proposes to allocate the northern section of the
Jubilee Sports Ground to facilitate the re-routing of the South Circular. This opportunity was
only idenfitied in 2022 and included in the Regulation 19 version of the Draft Plan.

Consistent with the position set out above in connection with Draft Policy TR1, the College
plans to re-route the South Circular subject to adequate and safe access being
provided into the Jubilee Sports Ground.

It is noted that the draft allocation proposes to remove all land within the red line area from the
MOL, including the majority but not all of the groundsman’s house, which is now privately
tenanted. As has been noted elsewhere in this Representation, the College is concerned about
the impact of the re-routed road on the quality of accommodation within this house, which is
already blighted by the existing road alignment and location of the public ramp access to the
subway. With part of the house seeming to remain within the MOL, the College will be left with
a further blighted asset which will become very difficult to tenant. Moreover, the policy position
will be such as to prevent the College from being able to resolve matters through the
submission of an ad hoc planning application.

The Lewisham Local Plan Metropolitan Open Land Exceptional Circumstances Paper
(February 2023) prepared by the LPA proposes the release of a parcel of MOL at Catford, part
of which is land owned and controlled by the College, principally for the purpose of
accommodating the realignment of the South Circular (A205) which will enable the
“‘comprehensive regeneration of Catford major town centre”. This is addressed further in
section 5 (below) of this submission.

The College this proposal, and agrees that there are “exceptional circumstances” to
justify the release of MOL. However, the College considers that the boundary should be
realigned further south so as to release a small additional amount of [previously developed]
land on the northern edge of the large area of MOL including the whole of the groundsman’s
house, its plot and land extending eastwards. This will allow the delivery of new housing led
mixed use development on land fronting the newly re-routed highway together with a
replacement pavilion located more centrally within the site and significant investment in the
sports facilities at the site. The respective areas proposed in the Lewisham background paper
and that proposed in the modification suggested by the College are shown on drawing no.
23.007 SK004 P2 — Proposed MOL Boundary, which is submitted alongside this
Representation.

The LPA’s proposed MOL boundary shown around the draft allocation in the Regulation 19

Local Plan does not follow any logical physical feature within the site, but instead seems to
have been arbitrarily drawn.
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4.28. As discussed below, while the College supports the principle of release of MOL to enable the
realignment of the A205 and the regeneration of Catford town centre, it strongly objects to the
new MOL boundary as currently proposed. The College requests that the proposal to release
part of the MOL is modified by being redrawn with a slightly different boundary, enabling the
satisfactory redevelopment of the area of land adjoining the new highway and providing revised
access to the sports ground together with additional open playing fields on the western part of
the site, which is currently occupied by the pavilion, which is proposed to be demolished and
replaced in a more central location, as shown at drawing number 23.007 SK003 P2 — Proposed
Masterplan.

4.29. The net impact of the proposals are neutral/positive in respect of the openness of the site.

4.30. The justification for the College’s amendment of the proposed modification to the draft Reg 19
Local Plan is largely self-evident from the submitted plans and the Feasibility Study document
prepared by Hollaway Studio and can be readily understood and appreciated on-site.

4.31. The policy test for release of MOL is the “exceptional circumstances” test in paragraph 140 of
the Framework.

4.32. The Courts have established that this test, which is considered in the context of plan making, is
a less stringent test than the “very special circumstances” test! which applies to applications for
planning permission.

4.33. The benefits of the College’s proposal include the provision of new and additional sports
pitches, a new pavilion, new housing, new commercial spaces and essential new access to the
Jubilee Sports Ground. Together these also enable the strategically important realignment of
the South Circular and accompanying regeneration of Catford town centre, meaning that the
exceptional circumstances test is amply met.

4.34. The new housing will provide much needed new homes in a highly sustainable location, close
to public transport hubs and all the facilities of the regenerated town centre.

4.35. The additional sports fields will provide an important enhancement to the Colllege’s ability to
outreach to the local community.

4.36. Draft Site Allocation 21: Wickes and Halfords, Catford Road proposes the redevelopment
of the existing site to the west side of the Jubilee Sports Ground to deliver 512 homes together
with ¢.9,000sgm of employment space and c.3,000sgm of main town centre use floor space.

! See Compton Parish Council v Guildford Borough Council [2019] EWHC 3242 (Admin) per Sir Duncan Ouseley (sitting as a
High Court Judge) at [70] and [71]:

“70. “Exceptional circumstances” is a less demanding test than the development control test for permitting inappropriate
development in the Green Belt, which requires “very special circumstances.” That difference is clear enough from the language
itself and the different contexts in which they appear, but if authority were necessary, it can be found in R(Luton BC) v Central
Bedfordshire Council [2015] EWCA Civ 537 at [56], Sales LJ. As Patterson J pointed out in IM Properties Development Ltd v
Lichfield DC [2014] EWHC 2240 at [90-91 and 95-96], there is no requirement that Green Belt land be released as a last resort,
nor was it necessary to show that assumptions upon which the Green Belt boundary had been drawn, had been falsified by
subsequent events.

71. There is however a danger of the simple question of whether there are “exceptional circumstances” being judicially over-
analysed. This phrase does not require at least more than one individual “exceptional circumstance”. The “exceptional
circumstances” can be found in the accumulation or combination of circumstances, of varying natures, which entitle the
decision-maker, in the rational exercise of a planning judgment, to say that the circumstances are sufficiently exceptional to
warrant altering the Green Belt boundary.”
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4.40.

4.41.

London Borough of Lewisham Draft Local Plan: Regulation 19 Consultation
St Dunstan’s Educational Foundation

The College supports this allocation and the contribution the redevelopment of this site will
have to the regeneration of Catford town centre. The College notes the allocation requires the
delivery of improved connections between this site and the stations to the north and supports
plans which will improve the pedestrian environment and connections along this part of the
South Circular.

Policies Map changes are shown in a separate consultation document. An extract showing the
proposed designation of the Jubilee Sports Ground is provided below for ease of reference.

A detailed map has not been produced by the Council showing the precise alignment of the
new MOL boundary, but based on the information provided as part of proposed allocation 20, it
is understood that the new MOL boundary will run east to west across the northern part of the
Jubilee Sports Ground, removing the existing vehicular entrance to the site from the MOL
together with most, but not all of the groundsman’s house.

As explained above, this alignment coupled with the re-routing of the South Circular will have
the effect of further blighting the groundsman’s house and will render that part of the site
undevelopable, meaning the situation will not be possible to resolve without the submission of a
complex planning application and the detailing of a very special circumstances case.

As is explained in the following section of this Representation, it is considered that the currently
proposed designation of the Jubilee Sports Ground fails to take into account the role the site
can play in enhancing the town centre, the potential for the site to deliver significantly enhanced
access to a regionally important sports facility and the importance of the site to meeting the
Draft Plan’s Spatial Strategy. Accordingly, the College strongly objects to the proposed MOL
boundary in its currently proposed alignment across the northern part of the Jubilee Sports
Ground.
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4.42. However, the College outlines below how a slight adjustment to the alignment of the proposed
MOL boundary would resolve concerns and would facilitate the delivery of both the College’s
vision for the future of the sports facility and the successful delivery of the re-routing of the
South Circular.
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MOL Release

This section of the Representation recaps the Council’s proposal and exceptional
circumstances case and then explains the College’s proposed amendments to the Draft Local
Plan. If the College’s proposal is adopted then the concerns explained above will have been
successfully resolved and will facilitate development at the Jubilee Sports Ground site which
will fundamentally overhaul and enhance the facility with wide reaching benefits for the College
and the local communities.

As is explained in more detail below, the College’s proposal seeks a slight adjustment to the
MOL boundary currently being proposed by the Council in the draft Local Plan. As such, this
section also sets out the College’s exceptional circumstances case.

In February 2023, LB Lewisham published a Metropolitan Open Land Exceptional
Circumstances Paper (“the Paper”), which is a background paper which helps inform the
preparation of the draft Local Plan. In part, the Paper presents the Council’s exceptional
circumstances case for the release of a small parcel of MOL land at Catford.

The Paper explains at para. 2.6 that case law and Local Plan EiP precedents in relation to MOL
release suggest that any justification must be responsive to local condition, taking into account
a range of factors including unique or significant local needs for certain types of development or
infrastructure; tightly drawn MOL boundaries constraining other sites; and the opportunity to
deliver social infrastructure which would bring about long-term benefits for local residents.

The Paper then sets out at para. 2.7 that the bar for demonstrating exceptional circumstances
case is lower than the bar for demonstrating “very special circumstances” in the context of a
planning application.

At Section 3 the Paper addresses the proposed release of MOL to the north of the Jubilee
Sports Ground site. It explains that the new Local Plan proposes to de-designate a 0.49ha
parcel of land, which represents only ¢.5% of the overall MOL area at the Jubilee Sports
Ground (noting that the final proposed boundary remains to be confirmed).

At para. 3.4 the Paper explains, “A small loss of MOL is required to deliver the comprehensive
regeneration of Catford major town centre by accommodating the realignment of the South
Circular. Re-routing this main road is an integral component to unlocking development within
the town centre...” Paragraph 3.5 continues, “...the case for exceptional circumstances is that
without a small loss of MOL, there would be adverse implications for sustainable development
as the comprehensive regeneration of Catford town centre cannot be fully realised, meaning
the Council will fall significantly short of its development requirements and local residents will
not experience the long-term benefits by having better access to both green and social
infrastructure in a major centre.”
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The College’s Vision

The College has been in the process of reviewing how it currently uses the Jubilee Sports
Ground, what sports should continue to be provided for, which can be relocated to the main
school site and how the use of the site for sport can be optimised in future years.If the College’s
proposal is adopted then it is anticipated that the vision for the site could be realised within 5
years.

Given the limited use for athletics? (which can in any event would be better accommodated by
working in partnership with the nearby Ladywell Track and Field site), the College’s proposal is
for the northern field to continue to provide a cricket square with additional football pitch
capacity around it. The College’s vision is for the site to become the main hub for football in SE
London with significantly enhanced pitch quality and capacity together with a new pavilion
which will allow for improved access for the relevant communities, external clubs and
organisations. In recent years, the College has already begun a successful partnership with
Tottenham Hotspur Football Club, based at the Jubillee Sports Ground, bringing significant
benefits not only to the College but to local community and charitable groups. The College
considers that the facility improvements contained within this vision will further accommodate
such links with Premier League and EFL clubs, bringing significant benefits to the Catford
community.

Alongside this, the College wants the site to be the focus for alumni events. At present, alumni
events are either hosted at the main College site, or at the Old Dunstonian’s Club in Park
Langley (LB Bromley). A new pavilion with enhanced changing facilities and function space
would also allow for extended use by the local community.

For this vision to be delivered, the existing inefficient and outdated pavilion needs to be
replaced with a modern, accessible3, state of the art and environmentally sustainable facility
with separate College and community changing facilities, new function space, a gym and
studios.

The new pavilion will completely transform how the site can be used with much enhanced
access being given to local schools, clubs and communities year round.

This Representation is supported by an initial vision for the site’s future layout, showing the
newly re-routed South Circular to the north, a new vehicular entrance to the site from Canadian
Avenue, which leads to a new pavilion in the heart of the site with enhanced pitch capacity
being delivered as a result.

Through the changes outlined below and on the attached plans, there is an exciting and truly
unique opportunity to transform the relationship between the sports ground and the town
centre, bringing the MOL into the town and creating a highly accessible, high quality, inclusive
sports hub in the very heart of a regenerated major town centre.

2 It is noted that the Council’'s 2019 Playing Pitch Strategy also notes a low demand for athletics in the Borough. It
confirms at pg.17 that the Ladywell Arena meets all athletics demand in the Borough.

3 The existing pavilion is not fully DDA compliant and is only accessible at ground floor level.
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The costs assocaited with delivering this vision are extremely high. As has been explained
before, the College is a charity and so would be unable to afford to undertake such significant
investment and development from financial reserves. It is important to note that whilst St
Dunstan’s College successfully positions itself as sector-leading, independent school that runs
extensive means-tested bursary schemes to ensure its ongoing commitment to being a socially,
intellectually and academically diverse school, unlike many independent schools, it does not
have access to substantial endowments.

In the previous sections, the College’s concerns regarding the proposed new MOL boundary
have been articulated. This currently proposed boundary line will have the effect of blighting the
groundsman’s house and constraining its development potential. Moreover, the College has
explained that the existing site is inefficient with large areas of land which are surplus to
requirements and impose a management and cost burden.

Accordingly, the College’s proposal is that the Council’s suggested MOL boundary should be
slightly adjusted, allowing for a small proportion of additional release of land from the MOL in
order to create a development site between the re-routed South Circular and the re-arranged,
consolidated and qualitatively and quantitively enhanced sports facility.

The College has commissioned Hollaway Studio to prepare a set of drawings which
accompany this Representation and which show the existing and proposed MOL boundaries
and which indicate the scale and type of development which could be delivered within the site.
Alongside this, they has identified pitch locations with run off areas which comply with Sport
England guidance. Their indicative layout shows the pavilion being relocated to the heart of the
site with this releasing space to the west for additional pitch capacity and their layout shows 2
additional pitches being delivered to the south of the site on the land previously used by
Network Rail.

The College’s vision requires the draft MOL line (which the Council has already noted may be
subject to adjustment) being moved 12m to the south. This change will release an additional
2,040sgm of MOL for development across the site’s frontage. This very small additional release
amounts to only around 2% of the existing MOL area.

In total, therefore, the Council’s proposal together with the additional release proposed by the

College would amount to the de-designation of approximately 0.69ha of MOL across the
northern part of the site, representing only approximately 8% of the total area.
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The exceptional circumstances case

The Council’s exceptional circumstances case for the release of a 0.49ha parcel of land is that
this is essential in order to deliver the re-routing of the South Circular, the regeneration of
Catford town centre and to allow the Council to deliver sufficient housing to meet local needs.
There are additional wide reaching benefits associated with the College’s proposal, which are
set out in the table below.

Before assessing these benefits, however, it is important to develop an understanding of the
subject site’s role in the MOL and the extent to which it meets the relevant tests, which are
outlined at Policy G3 of the London Plan. Part B of the policy sets out 4 criteria for including
land within the MOL. Land must meet only 1 of these in order to be designated such but clearly
where land does not meet any of the criteria, the land should not be so designated. These
criteria are set out below together with an assessment of whether the additional land to be
released meets these.

First land should contribute to the physical structure of London by being clearly distinguishable
from the built up area. The area of land which the College proposes to be released is not
“clearly distinguishable” from the built up area. A large part of the land is already developed,
containing a house, sub-station and office, sweeping areas of hardstanding forming the access
road into the site and c.2m tall security fencing.

The land to be released from the MOL is not clearly distinguishable from the surrounding urban
area. The land is already largely developed, including for housing use and is covered in large
areas of hardstandings with fencing and gates.

When stood within the area of land which is proposed to be released from the MOL, the
impression is that you are standing in an urban context with the A205 crossing to the north, the
civic offices and core of the town centre to the east and the large commercial retail sheds
beyond the railway lines to the west, all being prominent in views.

Within this part of the site, land forms part of the urban context. It is not clearly distinguishable
from it and as such, this first criterion is not met.

Second, land should include open air facilities, especially for leisure, recreation, sport, the arts
and cultural activities, which serve either the whole or significant parts of London. This criterion
is clearly not currently met at the site (although notably could be if the College’s proposal is
adopted). The site is privately owned and operated and whilst the College allows access to the
facilities, it would be incorrect to conclude that they are used by the whole or significant parts of
London. As discussed above, the area which the College proposes should be removed is
surplus to requirements and does not provide any pitch capacity.

Third, land must contain features or landscapes of either national or metropolitan value. This
criterion is not met in the case of the Jubilee Sports Ground.

Finally, land must form part of a strategic corridor, node or link in the network of green
infrastructure and meets 1 of the first 3 criteria. Thus, in the event that the site is deemed to
form part of a strategic corridor, but does not meet any of the first 3 criteria, the land should not
have been designated MOL.
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Based on the above assessment, it is the College’s position that the part of land at the Jubilee
Sports Ground proposed to be removed from the MOL does not currently meet any of the tests
outlined at London Plan Policy G3. However, it is the College’s proposal that through the de-
designation of a small amount of surplus land for development, the Jubilee Sports Ground can
be transformed and can clearly meet the second criterion.

As introduced above, the table below outlines the key benefits which can already be identified if
the College’s proposed adjustment to the MOL is to be adopted.

Benefit Explanation

Enhancing and expanding | At pgs.3-4 of this Representation, the College’s charitable

the College’s charitable endeavours and community outreach work is introduced and
and community outreach summarised. That which is set out above is a summary of only
programme the last year’s work.

If the College’s proposal is adopted, the Jubilee Sports Ground
will be the focal point for a far expanded programme of work
with the local community in Catford and Lewisham more
generally as well as with alumni. There will be additional
capability to allow use of the pitches by other local schools and
community groups to ensure enhanced life opportunities for
residents in one of the top 10% most deprived parts of a
Borough, which itself is among the most deprived in London and
the country as a whole.

Enhancing the site’s role Through the development, expansion and qualitative and

in the MOL gquantitive enhancement of the sports facilities at the site, as
well as the development facilitating significantly enhanced
access to the sports facilities by the community, the site will
meaningfully meet the second criterion at London Plan Policy
G3.

As explained above, the College’s vision is for the site to be the
main hub for football in SE London, attracting children’s, men’s
and women'’s football teams as well as supporting other sports
and the expansion of the College’s pioneering gender netural
sports programme.

Providing enhanced A future development proposal can be supported by a Health

access to sport and Impact Assessment, but the draft Local Plan identifies

tackling health and concerning statistics around obesity in the Borough with more

obesity than 50% of adults being overweight or obese, with 22% of
reception aged children being overweight, rising to 38% in year
6.

There is a clear and urgent requirement to encourage increased
participation in sport in the Borough, which begins through the
delivery of enhanced facilities with wider public access.

If a small amount of additional land is released from the MOL,
the College will be able to deliver meaningful development
across the site’s frontage which will cross-subsidise the delivery
of the enhanced sports facilities at the site as well as the new

pavilion with gym and studio facilites.
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Enhanced football

provision in the Borough

The Council’s Playing Pitch Strategy (June 2019) sets out at
Table 3.1 that although the quality of football across the
Borough is good with no poor pitches being identified, there are
a number of sites which are close to the poor rating. It goes on
to say that there is a large amount of deficit in the Borough for
pitches (i.e. a quantitative deficit) with only 3 sites providing
pitches with a long term security use agreement. As a result, the
Strategy notes that the sites have no spare pitch capacity during
the peak period and thus there is no prospect for growth.

If the site is developed along the lines indicated by the College,
it can provide additional capacity and access so desperately in
need in the Borough.

Enhancing community
facilities

There are spaces within the existing pavilion which can be used
by the local community for functions, events and meetings, but
the facility is now at the end of its economic lifespan and is in
need of replacement.

The proposed development to the front of the site would fund
the facilities that will be available for use by the school
community (including alumni) and the communities in Catford,
Lewisham and beyond. The proposed new pavilion would
enhance viewing and surveillance on a centrally located new
site between pitches

Resolving the blighted

groundsman’s house and

releasing other
unprotected land for
development

Without the slight adjustment to the MOL boundary, the
groundsman’s house will become blighted and there would be
more limited opportunity for this to be resolved through the
submission of a planning application.

If the College’s proposed boundary is adopted, there will be no
barrier to the principle of the redevelopment of that site to
deliver housing and commercial spaces.

Moreover, the change would facilitate the recycling of previously
developed land for housing, employment and other uses in a
highly sustainable and accessible location.

Delivering housing,
including affordable
housing

The initial feasibility proposal prepared by Hollaway architects
has been designed around the proposed plans for the re-routed
South Circular. It is clear that the site could accommodate a
significant number of homes, making an important windfall
contribution towards housing and affordable housing delivery in
Lewisham.

Enhancing the public
realm and providing
access to additional
public open space

The Hollaway proposal indicates a substantial gap between the
blocks, which is proposed to comprise new high quality public
realm, open space and playspace as well as forming an
attractive pedestrian entrance into the Jubilee Sports Ground
site direct from the town centre.

Delivering new
commercial and
educational space and
economic growth

The proposed NW block would likely contain a mix of
educational or school administration space at ground floor level
within the sports ground site and commercial space above at
upper ground level where the South Circular rises to cross the
railway.

Commercial space would also be proposed at ground floor level
in the NE block.

The delivery of these spaces would improve the town centre,
creating additional jobs and economic growth through the
construction and operational phases of the development.
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London Borough of Lewisham Draft Local Plan: Regulation 19 Consultation
St Dunstan’s Educational Foundation

Enhancing the
regeneration of the town
centre through improved
legibility and linkages

Linked with the above, the development of the northern part of
the site would enhance legibility along the south side of the
town centre, creating clear visual links between the otherwise
dispersed parts of the extended Catford town centre.

The development would also facilitate new functional and
physical links between the town centre and the MOL, which
currently do not exist.

Delivering an improved,
environmentally
sustainable pavilion

The existing pavilion is outdated and of an unsustainable
design. By contrast a new pavilion would be of a highly
sustainable design and construction, being energy efficient and
thus reducing the school’s carbon footprint. Unlike the existing
facility, the new pavilion would also provide an inclusive,
accessible space, available for all to use.

Enhanced biodiversity
and urban greening

The development of the site presents a further opportunity to
extensive landscaping around the site potentially to include
substantial tree and hedgerow planting and the formation of
ecological areas, particularly towards the south of the site along
the bank of the Ravensbourne River. It is anticipated that the
development would present an opportunity for significant
biodiversity net gains and enhanced urban greening.

5.32. The raft of tangible benefits outlined above will only be realised if the slight MOL boundary
adjustment advocated by the College is supported. If the status quo is maintained, the
opportunity to realise these significant public, social, environmental and economic benefits will

be lost.
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6.1.

6.2.

6.3.

6.4.

6.5.

6.6.

6.7.

6.8.

London Borough of Lewisham Draft Local Plan: Regulation 19 Consultation
St Dunstan’s Educational Foundation

Conclusion

The College strongly supports, in principle, the Council’s proposals for Catford town centre and
the relignment of the A205 South Circular in the Regulation 19 draft Local Plan.

The College also strongly supports the release of part of the Jubilee Sports Ground from MOL.

The College does not support the currently proposed southern boundary of the proposed
released area, which will cause blight to the College’s land, including the groundsman’s house.

Accordingly, the College proposes an alternative, slightly enlarged area of released land, which
is still principally on previously developed land, which should be released from the MOL, whilst
retaining and enlarging the open area of pitches on the College’s site.

The College’s proposals would deliver additional benefits in the form of a housing led mixed
use development on the northern edge of the site. The overall effect of such a development on
openness would be neutral.

The develpopment of housing in this highly sustainable and accessible location would enable
the delivery of improved sports facilities at the site together with a new pavilion. The new
pavilion would provide an inclusive and accessible space and given the additional changing
facilities which would be provided, the College would be able to expand significantly the
community outreach programme which operates at the site, allowing much enhanced access to
the new and improved facilities.

Exceptional circumstances exist to support the College’s proposals for release of land from the
MOL and the redevelopment of the pavilion.

The College urges the Council to accept and support its proposals and to make appropriate
modifications to the draft Local Plan accordingly.

Page | 21



 LLOSE

11092
Grosvenor
Court
Catford
(Station)
= U
=
=
=
=
=
=
=~ =
= =
= =
= =
= =
- o~
~
L] =~
=
=
— 17.7m

18.0m +

gt

“wqa\J

3\

NERSS=cE

Sm

A
LJd

8 3{\(393 +

16.2m

2
LB
Q 18.6m
+ Shelters

/ Shelters

CATFORD ROAD

[ L

o
FS
Pond

Civic Offices and Library

|

20.7m
)
---r—----------------------------------------
- . L § 8 N N 8 8 8 B 8 § 8 8 8 B 0 8 § § § 8 8 08 8 §8 § § § §8 8 8 8 8 8 § 8 §8 § § § Telephone
Sub Sta Exchange
Shelter D
El Sub Sta '_-L‘—l
E
16£m N = Montreal
= o House
Pavilion

St Dunstans College Jubilee Ground

O

L
LA
|

ﬁ 1to 24

aple Court

11012
Kingsmere

]

€L0129

McMillan House

j Existing Site Ownership Boundary

New MOL boundary as defined by Lewisham Council

iy L] L
10 20 30 40 50M

0

1t012

The Keep

e

6a
6b
.
-
[

>
+o
3

=

BRI ey

CANADIAN AVENUE

16.6m

+

Huntsworth
Court

wot

Q"“O\\

A Proposed new location for MOL boundary taking into

Allotment Gardens

1

1t024

[

@

£
Q-D
@
o

S

k)
T | ESI-Y

(g

consideration the sports field layouts

Hollaway

London 10a Acton Street | London WC1X 9NG
T +44 (0) 20 7096 5425 | E london@hollawaystudio.co.uk | W www.hollawaystudio.co.uk
Kent | The Tramway Stables | Rampart Road Hythe Kent CT21 5BG
T +44 (0)1303 260 515 | E kent@hollawaystudio.co.uk | W www.hollawaystudio.co.uk
Project | ST DUNSTAN'S COLLEGE JUBILEE GROUND
ST DUNSTAN'S COLLEGE,STANSTEAD RD

Client ST DUNSTAN'S COLLEGE

Title | PROPOSED MOL BOUNDARY

status IPRELIMINARY

Chk'd | AR

Scale@Al | 1:1000 Date | APRIL2023 Drawn | AA

Revision

23.007  SK004 P2

Bim Number 23 .007-GHA-XX-XX-DR-A-SK004-S0-P2




 LLOSE

Il//////////////

1t0 92

Grosvenor
Court

Catford
(Station)

C N\

Pond

CATFORD ROAD

[ L

Civic Offices and Library

1

J

Telephone
Exchange

-| ElSub Sta

L1

Proposed new route of the A205

Proposed Footpath & cycle path

Proposed residential block with
public space / commercial at
ground floor

Proposed open space and addition
to the public realm providing
pupils access to the sports
ground

Proposed new maintenance / refuse
access

Proposed 4 x cricket nets

L

i

g

Proposed Residential Block with

‘Pavilion,

L

House

1to1

nursery / offices at ground level

Existing pavilion to be

1

consolidated and relocated to
provide a more centralised
pavillion and viewing area

3 x 11 a side full sized

€L0129
MeMillan House

A
LJd

w1 L

0

10 20 30 40 50M

S
CH—

1t012

The Keep

1to 24

aple Court

17 BT

Kingsmere

[ l ]

11024

football pitches and 1 x 7 a
side pitch proposed.

Additional smaller pitches to be
marked across full size pitch as

required.

New vehicular access from Canadian

>
o
=
T e
N A [ e
|y I

i

=l ﬂﬂﬁﬁ—ﬁﬁ = P =T

4

N

(Hospice)

Avenue taking into account the
protected trees along the roadside

Potential location of new

5 LE | JW & o :
; retained . TPTTT
s i MG, Q4
L - ‘DEDL————ff —
) D fiiiiﬂi % S i
Existing astroturf -
playing fields j
retained i

a A

 CANADIARAVENUE -~

AimmL

L

O o

:
J

sports pavilion providing
circa 16 changing rooms.
Existing 2 x pitches in
this location relocated
further south.

Proposed two replacement

s LA L

3

MUGA pitches providing
tennis, basketball and
netball courts

Circa 6no. 60 person

Huntsworth
Court

P
e - H
P > e
= N/

coach parking proposed

under 14s 11 a side

j Existing Site Ownership Boundary

New MOL boundary as defined by Lewisham Council

A Proposed new location for MOL boundary taking into
consideration the sports field layouts

astroturf pitch at the
southern field

Maintenance / emergency

Proposed new roads

Allotment Gardens

v

access and potential
coach access - Existing
access from Fordmill Rd

Hollaway

| 10a Acton Street London | WC1X 9NG
| E london@hollawaystudio.co.uk | W www.hollawaystudio.co.uk

London
T +44 (0) 20 7096 5425

Kent | The Tramway Stables | Rampart Road | Hythe | Kent | CT21 5BG
T +44 (0)1303 260 515 E kent@hollawaystudio.co.uk | W www.hollawaystudio.co.uk

Project | ST DUNSTAN'S COLLEGE JUBILEE GROUND
ST DUNSTAN'S COLLEGE,STANSTEAD RD

Client ST DUNSTAN'S COLLEGE
|

Title | PROPOSED MASTERPLAN

status IPRELIMINARY

Scale@Al | 1:1000 Date | APRIL2023 Drawn | AA Chk'd | AR

Revision

P2

Project Number Drawing Number

23.007  SK0OO3

Bim Number 23 .007-GHA-XX-XX-DR-A-SK003-S0-P2


AutoCAD SHX Text
BUS

AutoCAD SHX Text
STOP

AutoCAD SHX Text
TURN

AutoCAD SHX Text
LEFT

AutoCAD SHX Text
BUS

AutoCAD SHX Text
STOP

AutoCAD SHX Text
6

AutoCAD SHX Text
PATRONS

AutoCAD SHX Text
ONLY

AutoCAD SHX Text
THOMAS' LANE

AutoCAD SHX Text
CATFORD ROAD

AutoCAD SHX Text
DOGGETT ROAD

AutoCAD SHX Text
NELGARDE ROAD

AutoCAD SHX Text
CANADIAN AVENUE

AutoCAD SHX Text
CATFORD ROAD

AutoCAD SHX Text
CATFORD BROADWAY

AutoCAD SHX Text
CATFORD ROAD

AutoCAD SHX Text
CANADIAN AVENUE

AutoCAD SHX Text
CANADIAN AVENUE

AutoCAD SHX Text
CANADIAN AVENUE

AutoCAD SHX Text
NO CHANGES PROPOSED

AutoCAD SHX Text
NO CHANGES PROPOSED

AutoCAD SHX Text
New gated pedestrian / cycle access


Jubilee Grounds

ST DUNSTAN’S COLLEGE - JUBILEE GROUNDS

Hollawa
23.0007



Site Location

The site is located Catford. The
South East London District is part of
the London Borough of Lewisham.

The Jubilee Grounds are located a
short distance away from the main St
Dunstan’s College and houses most of
the colleges sports playing fields.

The site lies within the Culverley
Green conservation area and is
adjacent to Metropolitan Open Land.
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Existing Site

VIEW FROM THE CATFORD ROAD LOOKING WEST TOWARDS THE SITE VIEW OF EXISTING VEHICULAR ACCESS FROM CANADIAN AVENUE VIEW LOOKING SOUTH WEST FROM THE A205

VIEW OF THE EXISTING PAVILION VIEW OF JUBILEE GROUNDS FROM THE EXISTING CAR PARK
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SITE BOUNDARY



Existing Site

VIEW LOOKING NORTH FROM CANADIAN AVENUE VIEW LOOKING SOUTH WEST FROM THE A205

VIEW LOOKING WEST ALONG THE A205 TOWARDS THE BRIDGE VIEW FROM A205 BRIDGE LOOKING SOUTH
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Connections & Accessibility

© PRIMARY ROADS
© RAIL CONNECTION
® BUS STOP

O SITE BOUNDARY

Hollaway 2020 ©




Site Analysis

The site sits within a
conservation area and area of
archaeological priority.

The site sits adjacent to an
area of importance for nature
conservation.

© CONSERVATION AREA

© SITE OF IMPORTANCE FOR
NATURE CONSERVATION

: AREA OF ARCHAEOLOGICAL PRIORITY

O SITE BOUNDARY

Hollaway 2020 ©




Analysis of the TFL Proposal for A205

POSSIBLE NEW ACCESS
NEW RAMP TO STEPS TO SPORTS
EXISTING SUBWAY GROUND

REPLACED NEW PEDESTRIAN
/ CYCLE PATH ASSUMED
TO BE WITHIN THE SITE

PROPOSED BUS STOPS

POTENTIAL NEW SITE

NEW GATED PEDESTRIAN /
BOUNDARY

DASHED LINE INDICATES
CYCLE ACCESS

EXISTING SITE
EXISTING A205 ROUTE BOUNDARY
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Local Amenities

® PARK

® SCHOOL

® CHURCH

® LIBRARY

© COMMERCIAL

© URBAN GREEN SPACE
PUBLIC OPEN SPACE

O SITE BOUNDARY

Hollaway 2020 ©




Flood Map
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PROPOSED NEW ROUTE OF THE A205

EXISTING VEHICULAR ACCESS TO SPORTS
FIELD TO BE RELOCATED

EXISTING A205 ROUTE

EXISTING PAVILION

POTENTIAL LOCATION FOR A NEW VEHICULAR
ACCESS FROM CANADIAN AVENUE TAKING
INTO ACCOUNT THE EXISTING PROTECTED
TREES ALONG THE ROADSIDE

POTENTIAL LOCATION FOR A NEW
REPLACEMENT SPORTS PAVILION

EXISTING PARKING

EXISTING MAINTENANCE / EMERGENCY
ACCESS FROM FORDMILL RD
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Opportunities and Constraints
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PROPOSED NEW JUNCTION BETWEEN THE A205 AND
CANADIAN AVENUE PROVIDES AN OPPORTUNITY TO
CREATE A WELCOMING LANDMARK ARCHITECTURE
THAT ENGAGES PEDESTRIANS WITH AN ACTIVE
FRONTAGE AND PROVIDES A VISUAL SENSE OF
ARRIVAL

THE NORTH WEST CORNER OF THE SITE CURRENTLY
HOUSES THE GROUNDSMAN’S ACCOMMODATION AND
WOULD LEND ITSELF TO AN IDEAL LOCATION FOR
A LANDMARK ARCHITECTURE THAT CAN BE SEEN
AS VEHICLES AND PEDESTRIANS CROSS OVER THE
BRIDGE

THE SPORTS FIELD IS ONE OF THE FIRST VIEWS
OF CATFORD FROM CATFORD BRIDGE STATION
AND PROVIDES AN OPPORTUNITY TO CREATE A

LANDSCAPED PUBLIC OPEN SPACE THAT PROVIDES

A SENSE OF ARRIVAL AND CONNECTS THE VARIOUS
OTHER PUBLIC OPEN SPACES PROPOSES WITHIN

THE CATFORD TOWN CENTRE FRAMEWORK

POTENTIAL NEW LOCATION FOR A REPLACEMENT
SPORTS PAVILION PROVIDING A MORE
CENTRALISED LOCATION CLOSE TO THE EXISTING
CAR PARK AND IN PROXIMITY TO THE PREFERRED
NEW ACCESS LOCATION
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Catford town centre future vision 12

NEW RAVENSBOURNE QUARTER: A205 REDIRECTED TO THE CIVIC CENTRE:
RESIDENTIAL BLOCKS UP TO 20 CREATE A MORE EFFICIENT PUBLIC REALM AT GROUND
STOREYS AND PUBLIC REALM RE- ROAD LAYOUT AND CREATE LEVEL WITH ACTIVE FRONTAGES,
ALIGNING AND UNCOVERING THE MORE PEDESTRIANISED COUNCIL OFFICES, CINEMAS
RIVER PUBLIC REALM ETC. WITH RESI AT TOP FLOORS
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EXISTING ROADWAYS AND BUILDINGS FUTURE VISION FOR CATFORD TOWN CENTRE

O EXITING SITE BOUNDARY
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Opportunities & Constrains

PUBLIC OPEN SPACES
|'I|ll ﬁi- .I.'I

PROPOSED AREA OF
PUBLIC REALM / OPEN
SPACE BECOMES ONE

OF THE FIRST VISIBLE
PUBLIC AREAS VIEWABLE
FROM THE ENTRANCE

OF CATFORD BRIDGE
STATION

Hll|:
ny [""9

PUBLIC OPEN SPACES AS DEFINED BY CATFORD TOWN CENTRE FRAMEWORK

. POTENTIAL TO CREATE A CONNECTING PUBLIC OPEN SPACE

O EXITING SITE BOUNDARY

Reference - https://lewisham.gov.uk/inmyarea/regeneration/catrord-regeneration/catrord-town-centre-rramework
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ACTIVE FRONTAGE
-

PROPOSED AREA OF
ACTIVE FRONTAGE
BECOMES ONE OF THE
FIRST VISIBLE PUBLIC
AREAS VIEWABLE

FROM THE ENTRANCE

OF CATFORD BRIDGE
STATION

PROPOSED AREA OF
ACTIVE FRONTAGE
ADDRESSES THE
PROPOSED NEW JUNCTION
BETWEEN THE 1205 AND
CANADIAN AVENUE

mny l-‘ I

i ACTIVE FRONTAGE AS PROPOSED BY CATFORD TOWN CENTRE FRAMEWORK

POTENTIAL TO CREATE CONNECTED ACTIVE FRONTAGE

Hollaway 2020 ©



Opportunities & Constrains 14

AFFECTS OF THE PROPOSED A205 ON THE SPORTS FIELD BUILDING HEIGHTS

POTENTIAL FOR
DEVELOPMENT WITH
ACTIVE FRONTAGE AT
GROUND FLOOR AND
INCORPORATING PUBLIC
REALM AND OPEN SPACE.

Hl..j
wy "9

EXTENT OF PROPOSED SPORTS FIELDS

——— EXISTING POSITION OF THE A205 9-12 STOREYS BUILDING PROPOSED BY CATFORD TOWN CENTRE FRAMEWORK

—~~"— NOISE AND POLLUTION FROM THE A205 AFFECTING THE SPORTS FIELDS 6-8 STOREYS BUILDING PROPOSED BY CATFORD TOWN CENTRE FRAMEWORK

——— PROPOSED ROUTE OF THE A205 . 13-16 STOREYS BUILDING PROPOSED BY CATFORD TOWN CENTRE FRAMEWORK
GETTING WORSE AS THE PROPOSED A205 ROUTE SHIFTS FURTHER SOUTH .

OPPORTUNITY FOR A PROTECTIVE BARRIER BETWEEN A205 AND THE 3-5 STOREYS BUILDING PROPOSED BY CATFORD TOWN CENTRE FRAMEWORK
SPORTS GROUND

1-2 STOREYS BUILDING PROPOSED BY CATFORD TOWN CENTRE FRAMEWORK

. PROPOSED 7-12 STOREYS BUILDING
PROPOSED 4-6 STOREYS BUILDING
O EXITING SITE BOUNDARY

PROPOSED 1-3 STOREYS BUILDING

Reference - https://lewisham.gov.uk/inmyarea/regeneration/catrord-regeneration/catrord-town-centre-rramework Hollaway 2020 ©



Proposed strategic masterplan

O EXITING SITE BOUNDARY

NEW ROUTE OF THE A205 AND FUTURE VISION OF
CATFORD CIVIC CENTRE SHOWN FOR CONTEXTUAL
INFORMATION

PROPOSED RESIDENTIAL BLOCKS WITH ACTIVE
STREET FRONTAGES AND COMMERCIAL / NURSERY
/ OFFICES AT GROUND LEVEL. THE BUILT FORM

AND LANDSCAPING WILL HELP FORM A BUFFER

BETWEEN THE A205 AND JUBILEE GROUND

PROPOSED LANDSCAPED PUBLIC REALM

PROPOSED NEW EMERGENCY/MAINTENANCE ENTRANCE

PROPOSED NEW VEHICULAR ENTRANCE

PROPOSED NEW RELOCATED SPORTS PAVILION

EXISTING PARKING AREA RETAINED

EXISTING ASTROTURF PLAYING FIELDS

PROPOSED COACH PARKING

PROPOSED NEW ASTROTURF PLAYING FIELDS

VEHICULAR ENTRANCE FROM FORDMILL RD
RETAINED FOR EMERGENCY, MAINTENANCE
AND COACH ACCESS
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2020
2019
2019
2019
2019
2019
2019
2019
2019
2019
2018
2018
2018
2018
2018
2018
2015
2014
2013
2012
2012
2012
2012
2011
2011
2011
2010
2010
2010
2010
2009
2008
2008
2007
2007
2007
2006
2005
2004
2004
2000

RICS South East Awards Commercial Category Winner (Curious Brewery)

FX Awards (Curious Brewery) Shortlisted London
Blueprint (Process Gallery) Shortlisted

AJ Architectural Award (Process Gallery) Shortlisted

AJ Architectural Award (Curious Brewery) Shortlisted
10A Acton Street WC1X ONG
AJ Retrofit Award (Gin Works Chapel Down) Shortlisted

RIBA South-East Regional Award (Process Gallery)
BD Awards shortlisted for Small Project of the Year Category

BD Awards shortlisted for Retail & Leisure Architect of the Year +
George Clarke Medal Winner (The Cottage)

Property Week Student Accommodation Awards Highly Commended (Palamon Court)

What Awards ‘Best Luxury House’ Silver Winner (Manor Barn)

The Sunday Times British Home Awards Winner (The Cottage)

AJ Retrofit Awards Finalist (The Cottage) —
BD Architect of the Year Award shortlisted for Individual House

RIBA South-East Regional Award (Pobble House)

Kent Design Award (Best Small Project)

WAN World Architecture News Facade of the Year (Crit Building) K t
Kent Design Awards Overall Winner (Rocksalt Restaurant) en
RIBA Downland Award (Rocksalt Restaurant)

RIBA Downland Award (The Marquis)

Restaurant & Bar Design Award Shortlisted

FX International Interior Design Shortlisted e ra mway ta es ampa rt Oa

WAN Commercial Shortlisted ’

RIBA Downland Prize (Commended)

RIBA National Award Shortlisted
Kent Design Awards (Best Education Category) H t e I 5B
Building Design & Construction Award (Best Educational Building)

Building Design & Construction Award (Public/ Community Building)
Evening Standard New Homes Award Shortlisted

RIBA Downland Prize (Residential Leisure) +44 1 2 1
‘Britain’s Best Home’ (Final Six)

Kent Design Award (Best Small Project)

RIBA Downland Prize (Best Conversion)

Kent Design Award (Education Shortlisted)

‘What House’ Award (Best House) —
RIBA National Award

Kent Design Award (Overall Winner)

Kent Design Award (Education Category)
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Ravensbourne Retail Park
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Patel Taylor have prepared this

Decign Brochure on behalf of our
client, Royal London Mutual Insurance
Society Limited (*RLMIS" / “Client”), to
support representations in response

to the consultation on the “Lewisham
Local Plan: Proposed Submission
Document” (Regulation 19) in relation to
Ravensbourne Retall Parlk (the “Site”).
The Site is subject to a draft allocation
for residential-led redevelopment within

& the draft Local Plan, identified as ‘Site

22 Ravensbourne Retall Park'. These
representations support the draft Site

= Allocation 22 the site’s inclusion in the

final Local Plan once adopted. These
representations however proposs
refinements to the draft allocation to
ensure the site reflects market context
and optimices the development
potential of the Site.



Site overview



Site overview

Ravernsboume Retall Park is located in south east
London within the Borough of Lewisham.

The site is currently occupied by a large

retall park spamning over 72,000 sq ft and is
accupied by The Gym, B&M, Wren Kitchens &
Dunelm. Adiacent to the park is a Selco Builders
Warehouse. Ravensbourme Retall Park frorts the
AZ21 corridor being just south of Catford Town
Centre. The frontage facing Bromley road partially
sits inside the Culverley Green Conservation Area.
Just south of the site is the Thameslink Bellingham
Train Station.

The area is characterised by low-rise housing
with the tallest building being the Delamare court
housing at 6 storeys inheight.



Site Context

1. Selco and retail units

2. Barmeston Road facing
towards retail units

3. South entrance

4. Pedestrian entrance
through conservation area

5. Stagecoach Catford
Garage

0. Low rise housing

A




Existing industrial uses

Vi

u :
-‘lr Unit1 Wren
v Kitchens




Site history

In the 19th Century the site was agricultural land : Robertson’s Jam Factory opened in the early 20th Gentury : The site was converted into a retail park at the end of the 20th Century
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Urban grain and land uses

Edlcational

Site surrounded with

industrial, residential,
public parks and schools.

IFowidensity;
rasiclential

{ike! e ot (Fo v ﬂde Sity
Incllistrial ; i Toslclant alie

Educational
Veunt o L N e Cational
BellinghampTrairn

Fowidensity, . Station L \E
residential v o) -

Irecicential
Faislire




Context heights

| e Catford Police Depot Residential  1-65, 66-77, 78-89, 90-

B ey . 4 storey 3 storey 101 Bromley Road
—r 5 storey

&

-
o

j & la‘f.l _f-'.r
-y

Randisbourne Delamare Court
Gardens 6 storey
5 storey




Land designations & heritage

Listed bu'i'ldings

1 The Fellowship Inn
Fublic House and
attached hall

2 1-85, 86-77, 78-89,
90-101 Bromley Road

3 K2 Telephone Kiosk
Comer

Further planning

designations and site

considerations:

Archaeological Priority
Area, Air Quality
Management Area,
Flood Zone 2, Critical
Drainage Area.

Strategiclindlstrial

_\Ballinghamkrain

WiStation

Flood Zone 2

‘ Strategic Industrial Location

taee

¢ : Grade |l Listed Buildings

i | Conservation Areas

-« Site



Site constraints

i A21: Noise + Pollution
nmmmnnm  Tran lne: Nose + Polution
® & ® ® Ravensboume river

Low density housing

along the west and

east of site
e (Conservation area frontages

soccnots  Existing trees

Design response will need to

* Bespond to and integrate with the Culverley
Green CA

* Maximise tree retertion and plant two trees per
removed tree

* Hespond in scale to the low density surrounding
grain

* |rtegrate Ravensbaurme River into the site and
improve its ecological valus

* [Ensure appropriate levels of air gualty and noise
are achieved within the site

LT

» PRespondtothe A21 and establish positive
frortages onto it




Planning policy context



LEWISHAM
LOCAL PLAN

An Open Lewisham as part of an Open London

Proposed submission document — Regulation 19 stage

January 2023

22 Ravensbourne Retail Park

Lewisham

SITE ADDRESS

134 Bromley Rd, Bromley, London, SE6 2QU

SITE DETAILS Site size Setting PTAL Ownership Current use

(ha) Central 2015: 4 Private Out of centre retail

2.46 2021: 4

2031: 4

HOW SITE WAS Call for Site (2015), London SHLAA (2017) and Strategic Planning Team (2019)
IDENTIFIED
PLANNING Regeneration Node, Appropriate Location for Tall Buildings, Conservation Area,
DESIGNATIONS Archaeological Priority Area, adjacent to Strategic Industrial Land, Air Quality Management
AND SITE Area, Flood Zones 1,2,3, Groundwater Source Protection Zone 1, Critical Drainage Area,
CONSIDERATIONS adjacent to Strategic Open Space, South East London Green Chain Walk

PLANNING STATUS

Pre-application

TIMEFRAME FOR Years 1-5 Years 6-10 Years 11-15 Beyond 15 years
DELIVERY Yes Yes

INDICATIVE Net residential units Gross non-residential floorspace
DEVELOPMENT 367 Employment 7,749

CAPACITY Main town centre 1,937

Site allocation

Comprehensive mixed-use redevelopment of
existing out-of-centre retail park comprising
compatible residential, main town centre and
commercial uses. Public realm and environmental
enhancements including new public open space
and river restoration.

Opportunities

The site is located on Bromley Road which forms
part of the A21 corridor. It is currently occupied
by an out-of-centre retail park consisting of
large format retail buildings and car parking. The
River Ravenshourne runs along the site’s western
boundary. Comprehensive redevelopment and
site intensification, along with the introduction
of a wider range of uses, will provide a more
optimal use of land. Rationalising of the retail
offer will support the long-term vitality and
viability of Catford major town centre, which is
located nearby. Re-development will also enable
public realm enhancements, including river
restoration works and improved access to the
River Ravenshourne.

14.121 Development requirements

1. Development proposals must he delivered
in accordance with the A21 Development
Framework.

2. The site must be re-integrated with the
surrounding street network to improve access
and permeability into and through the site. This
will require a hierarchy of routes with clearly
articulated east-west and north-south corridors,
with direct walking and cycle access to a riverside
amenity space.

3. Positive frontages along Bromley Road and
Aitken Road.

4. Development must be designed to improve

the ecological quality, carbon storage, flood
storage and public amenity value of the River
Ravenshourne, and seek to re-naturalise the river
where feasible, taking into account the River
Corridor Improvement Plan SPD.

. Delivery of new and improved public realm in

accordance with a site-wide public realm strategy,

including:

a. Provision of new public open and for green
space, linking to Aitken Road.

b. Public open space along the river.

< Public realm enhancements along Bromley
Road with the retention of the current green
space and an improved walking and cycle
environment.

14.122 Development guidelines
1. Development should clearly define the edge of

the A21 corridor with a well-integrated huilding
line, including by extending the established
building line to the north.

. Development should improve opportunities for

walking, cycling and other active travel modes,
contributing to the A21 Healthy Streets Corridor.
Development should not result in a reduction in
existing footway or carriageway space.

. A positive frontage should he estahlished along

the south side of Aitken Road to create a ‘two-
sided” street which relates sympathetically to the
properties to the north.

. Development should he designed so that primary

vehicular access is from the A21 and Aitken
Road. Opportunities should be explored to align
the street network with Barmeston Road to
create a contiguous layout, where this would help
to improve circulation and not adversely impact
on local amenity.

. Taller buildings that help with way finding

along the A21 corridor may be acceptable, with
development stepping up from Bromley Road.
Taller elements should he positioned towards

the centre of the site to manage and mitigate
impacts on amenity, including overshadowing, on
the surrounding residential areas.

. Part of the site falls within the Culverley Green

Conservation Area, which development must
respond to positively.

. Buffers hetween the adjoining employment

sites will need to be introduced, and where they
are existing, enhanced. These should include
elements of green infrastructure wherever
feasible.

. Applicants should work in partnership with the

Environment Agency and engage with them early
at pre-application stage, to mitigate against
flood risk.

. Applicants should work in partnership with

Thames Water and engage with them early to
minimise impacts on groundwater, manage
surface water, divert existing sewers where
applicable and ensure infrastructure upgrades
are delivered ahead of the site heing occupied
through a housing phasing plan. Given the
adjacent watercourse, surface water should not
be discharged to the public network.

.Commercial uses that are compatible with

existing and new residential properties will be
supported in principle. All such provision should
complement existing uses at the Bromley Road
SIL to reinforce the local node of employment
generating activity.

Where main town centre uses are incorporated

these should not adversely impact on the town
centre network. Development will be expected
to achieve a significant reduction in the current
amount of retail floorspace, with replacement
retail provision focussed on servicing the site and
its immediate surrounds.
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A21 Development Framework Option A
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Burrnemm Rofdg
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Catford
Police
Base

Site information (from Local Plan)

| Draft Local Plan site Lewisham Central Area

| allocation Site allocation 18
| Ownership Private
| Site area 2.46ha
| PTAL 4
| Indicative capacity 343 residential units KEY PRINCIPLES: KEY
12,786m? non- Links
residential Potertial to share exiatng Davolopmont Context
floorspace ! - reial Atk ACCESS D SEIVICS Naw 81 uses with micro
| Planning designations | Partially within *=  Opening up a new link to the river rRcro-units unile #ohtng oot apan
| and site considerations | Conservation Area; *  |mprove open space as amenily space for residents and new mixed =% New walongand cycle SDdEs
' adjacent to SIL; Flood use frontage connection Cedvimiey Grisent
| Zones 2, 3a, 3b = Testbringing the A21 building line frontage closer to the A21 1o ek NS
- increase activation of the street and the visibility of any commercial Frontags - i e
| L S o
| Current use Out of centre retail units within the frontage from the streel. A wide gresn verge New Soriads r%:?ame i it
| Character Area Bellingham Character with trees should be retained within the site given the amenity 50 Rl sien e * bl i
| S f of FmEn Duriar 1o L.I!.b—f.jh’j_ Quirrg T_-w.)r_lﬁld_h?
| Framework Area Framework and environmental value of the soft landscaping. Any loss of et eioas Gl P
{from p. 47) greenspace in this location could be replaced by new greenspace N h

adjacant to the River Ravensbhourne as part of a new pocke! park.
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A21 Development Framework
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Site 9- Ravensbourne Retail Park
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Site capacity table
Number of
Unit Type anha % of total
1B2P 147 40%
2BaP 3 1%
2B4P 124 35%4
3B5P a5 26%
Total T
Housing density 160 w'ha
Non-resi uses - floor area 1,500m2
Assumplions:

= Maisonettes at ground and first level




Site 9- Ravensbourne Retail Park
A21 Development Framework [t o copiy ol

Uit Type:| Membarl % of total
e units
KEY PRINCIPLES:
1B2P 217 36%
. Opeaning up a new link o the river while providing new large green
i space for the neighbourhood
: - Use network of green and blue space as a buffer from road and 2Bap 9 1%
e T industrial estates
» . Improve open space as amenity space for residents and new mixed
use frontage 2B4P 294 6%

. Contrasting characler: providing active frontages and employment
space along the AZ1, bullding upon tha river and green spaces and
integrating with axisting residential neighbourhood and Industrial )
aslates aBsp 132 27%

. Test bringing the A21 bullding line frontage closer to the A21 ko
increasea activation of the streel and the visibility of any commercial

—— units within the frontage from the streel. A wide grean verge Total 607
) with trees should be retained withan the site given the amanity
and environmental value of the soft landscaping. Any loss of
greenspace in this locatiocn could be replaced by new greenspace
adjacent to the River Ravensbourne as part of a new pocket park. Housing density 193 w'ha
. -—
Non-resi uses - floor area 1,500m2
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Fig. 7 Site opportunities and constraints diagram ——— .
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Design and placemaking



Placemaking opportunities for the site

Public realm C%%%%%tﬁ'é}t"y

©
Qs

Introduce new areas Improve pedestrian
of open space movement through the
site

Safety

...
Create active
frontages

Housing

Deliver outstanding
new homes

Employment
L

Create new job
opportunities

River front

é

Open up the site to
Ravensbourne river




Design principles

ting pedestrian routes along Bromley Road and

creating a hierarchy of legible routes through the site

Improving exi

Creating an ecological corridor and allowing for a future

connection along the Ravensbourne River

Response to Culverley Green Conservation Area : maximising
retention of existing green space and trees

the

m Primary pedestrian route along Bromley Road

Connections from Bromley Road to new river corridor

1 Retention of Culverley Green CA green space

& &
4@.“}7{‘%?&&
&%: R%;

s Secondary pedestrian route

Building frontage to define space and activate public realm

(—) Pedestrian routes through retained green space

Tertiary pedestrian route

Building frontage to define space and activate public realm

Building frontage to define space and activate public realm



Design principles

Masterplan framework of routes and open spaces to define

three new building plots

Creating a hierarchy of spaces of different characters to deliver

a unique public realm offer

D Building plots on ground level

. . Trees

ﬁD Green open space

e Variety of surfacing material depending on use

g Pedestrian routes



Proposed masterplan: a variety of landscape spaces of different characters together with a range of building typologies

\

General arrangement - Roof plan

\\___ A x20m ~-40m
0% f0m> 30m

QPO ® O

Landscape settings

New usable open space along Bromley Road - Maximising the
retention of trees and open space

New open space along the Ravensbourne River - Introducing
new ecology and allowing for future connectivity

New green yard - An intimate public space

New east-west pedestrian route to the river corridor

New residential frontages along Aitken Road

Podium Gardens - Providing communal amenity for residents

Spine Road Northern Section - Providing access to the
residential buildings and creating a new mixed use setting

Building Typologies

Mansion building

Corner building

Linear building



Improving pedestrian connectivity and creating an urban frontage to Bromley Road

Pedestrian movement across the site

North-South routes
East-West routes

Key frontage

Ground floor design allowance for:
* 435sgm of town centre uses
* Upto 200 car parking spaces
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A variety of residential typologies to deliver high quality homes

Typical residential floor layout

\\___ A x20m ~-40m
0% f0m> 30m

Residential capacity

Residential NIA
43,000 sgm

No. of homes
680 homes



Proposed massing and heights
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Conclusion



River front Trees Public realm Improving existing routes  Creating new routes

,1:9 !

-~
N
P
Opening up the site to Maximising tree retention and A series of landscape Creating an animated and  Improve pedestrian movement
Ravensbourne river new trees to be planted character areas delivering safer route along Bromley through the site and creating
amenity, play space, ecology Road new routes, including public
and biodiversity realm along the river
Conservation area Employment Housing Safety Sustainability
< L
r i o
A contextual approach to scale Contributing to the local Creating much needed Create a safe place, day and  Creating a sustainable place
and character to contribute to economy and creating new job  homes of outstanding quality, night, for the local community
Culverley Green Conservation opportunities including affordable tenures

Area
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GB/AB/PD13479 70 St Mary Axe
email: guy.bransby@montagu-evans.co.uk London
i . i phd . .
ames.huish@montagu-evans.co.uk EC3A 8BE
Tel: 020 7493 4002
25 April 2023 Fax: 020 7312 7548

wwaw. montagu-evans.co.uk
Planning Service
London Borough of Lewisham
Laurence House
1 Catford Road
London
SEB 4RU

Submitted via email only to: localplan@lewisham.gov.uk

Dear SirfMadam,

LEWISHAM LOCAL PLAN
CONSULTATION ON PROPOSED SUBMISSION DOCUMENT JANUARY 2023 (REGULATION 19)
RAVENSBOURNE RETAIL PARK

On behalf of our client, Royal London Mutual Insurance Society Limited (*RLMIS” / “Client’), we write to submit
representations to the consultation on the Lewisham Local Plan Proposed Submission Document (Regulation 19) in
relation to Ravensbourne Retail Park (the “Site”). These representations include a Proposed Site Capacity Document
prepared by Patel Taylor Architects.

These representations are in support of Site Allocation 22 Ravenshourne Retail Park and we support the Site’s inclusion
in the final Local Plan once adopted for the reascns set out in this letter. Notwithstanding this, we consider that there are
necessary amendments to the draft site allocation in order to ensure the soundness of the Local Plan.

Background

On behalf of RLMIS, Montagu Evans has been proactively engaged in the ongoing Local Plan making process. Detailed
representations were submitted on 9 April 2021 in response to the Lewisham Local Plan ‘Main Issues and Preferred
Approaches document’ {(Regulation 18), within which the Site was subject to a draft allocation, “Emerging Aflocation -
Lewisham Central Area 18: Ravensbourne Retail Park” which proposed the residential-led, mixed-use redevelopment of
the Site.

Representations were also submitted on 9 June 2022 by Montagu Evans in response to the consultation on the Lewisham
Tall Buildings Study Addendum dated May 2022 with reference to this site.

This is a genuine development site that RLMIS is committed to bringing forward in the long-term to deliver a successful
residential-led redevelopment. RLMIS have also been engaged in pre-application discussions with the Lewisham Planning
and Regeneration Teams since 2021 to discuss options for the redevelopment of this Site. These representations are
informed by the feedback that we have received during these pre-application discussions.

The Site

The Site is located circa 290m north of Bellingham Train Station. It falls outside the Bromley Road Strategic Industrial Land
(“SIL”) which is located adjacent to the north-western and southern boundaries. The Site also abuts residential
development to the north-east, east and west. The Site itself covers an area of 2.71 hectares comprising units one to five
of Ravensbourne Retail Park, along with the associated hardstanding car park. These units are currently in use for Retall
and Leisure (Gym) purposes totalling 6,729 sgm (GIA), with the split outlined in Figure 1 below.

WWW.MONTAGU-EVANS.CO.UK

LONDON | EDINBURGH | GLASGOW | MANCHESTER
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Figure 1 — Split of Uses and Areas

G

1 Wren Kitchens 14,994
2 B&M Retail Ltd 17,481
3 Tapi 9,937
4 Dunelm 20,010
S The Gym 10,012
Total 72,434

The Site is well connected, with good access to public transport, which is reflected by its PTAL rating of 4.

The buildings on Site are not listed nor is the Site located in close proximity to any listed buildings. A small section of the
eastern part of the Site falls within the Culverley Green Conservation Area.

Relevant Planning Policy Guidance
The Lewisham A21 Development Framework is planning guidance document that was approved by Lewisham on 9 March
2022. Within the framework, the Site is identified as a potential development site within Bellingham Character Area “Site

11 — Ravenshourne Retaif Park’. The framework contains two indicative capacity studies for the site, which are summarised
below.

Option A

This includes the entirety of the Site and proposed:

. Buildings ranging from 4-10 storeys;

° 393 residential units;

. 1,500 sgm of hon-residential floorspace; and

. 220 car parking space in total including 160 off-street spaces and 60 on-street spaces.
Option B

This includes the entirety of the Site and the builders merchants to the immediate south. This option proposed:
Buildings ranging from 4-12 storeys;
619 residential units;

1,500 sgm of non-residential floorspace; and

[ ]
[ )
[ ]
. 290 car parking space in total including 200 off-street spaces and 90 on-street spaces.

The draft Local Plan Site 22 states that development proposals must be delivered in accordance with the A21 Development
Framework. This is discussed in more detail below.

The A21 Development Framework indicative capacity studies for the Site are included at Appendix 1.

Emerging Allocation - Lewisham Central Area Site Allocation 22: Ravenshourne Retail Park

Principle of the Allocation

As explained above, the Site is subject to a draft allocation which these representations broadly support.

The allocation promotes the comprehensive, mixed-use development of the retail park comprising residential, main town
centre and commercial uses. To support these uses, the allocation includes public realm and environmental
enhancements, such as new public open space, landscaping and river restoration. RLMIS is supportive of the draft uses
in principle, along with the aforementioned enhancements.

RLMIS is keen to ensure that its vision for the redevelopment of the Site is consistent with the objectives of the emerging
allocation, as well as the wider borough and the GLA's London Plan. Likewise, RLMIS supports the identification of the
potential of the Site to deliver a significant quantum of new jobs and homes whilst having a positive impact on the
surrounding area.

The allocation currently shows an indicative development capacity as follows:

. 367 net residential units;
. 7,749 sqm of employment floorspace; and
. 1,937 sgm of main town centre uses floorspace.



Whilst we are supportive of the emerging allocation and the principle of the uses proposed, the draft allocation proposes a
significant quantum of employment floorspace (7,749 sgm). We are of the view that this draft quantum of employment
floorspace does not align with national, regional and local objectives. In addition, such provision could undermine the
capability of the Site to deliver a residential-led redevelopment and would compete directly with the adjacent Strategic
Industrial Land which should be the priority location for new employment uses.

We are of the view that the Site should be optimised to provide a greater quantum of both market and affordable residential
units. We explain this in greater detail below.

RLMIS has commissioned the architects, Patel Taylor, to undertake a massing and capacity study to establish the Site's
residential redevelopment potential. This study demonstrates that the Site can comfortably deliver circa 680 residential
units (circa 251 Dwellings Per Hectare), alongside up to approx. 500 sgm of town centre uses at the lower levels. The
massing of this scheme has been informed by initial Sunlight/Daylight testing, along with analysis of the surrounding
townscape and heritage constraints, neighbouring buildings and an assessment of the public realm and amenity space.
Although we have not submitted these detailed studies as part of these representations, the Site Capacity Study prepared
by Patel Taylor is included as part of these representations.

However, we will submit the detailed supporting information to Lewisham Planning Department shortly in or to arrange a
pre-application meeting to continue our discussions on the proposals.

Town Centre Uses / Floorspace

We are supportive of the inclusion of town centres uses Within the draft allocation however as the Site is not located in a
Town Centre, the indicative quantum of retail floorspace of 1.,937 sgm should be reduced. The objective of the draft Local
Plan, consistent with the NPPF and the London Plan, should be to maintain the vitality and viability of town centres by
concentrating new town centres uses/floorspace to these locations to ensure out-of-centre development is not detrimental
to the growth and function of town centres.

As such, rationalising the retail offer on the Site from the existing situation will support the long-term vitality and viability of
Catford as a major town centre. An assessment of the local demand for retail floorspace has been undertaken by a
specialist retail agency consultant and this supports a conclusion that up to 500 sgm of town centre uses would be the
viable quantum of floorspace in this location.

In summary, we are supportive of the inclusion of town centre uses within the draft allocation however this should be
reduced to 500 sqm as we feel this is more appropriate and would not undermine the viability of Catford Town Centre and
would complement and support the wider residential-led redevelopment of the Site.

Employment Uses / Floorspace

As stated above, Site Allocation 22 identifies the Site as having an indicative development capacity to provide 7,749 sgm
of employment floorspace / uses. We are not supportive of this draft allocation requirement for the reasons explained in
more detail below.

Firstly, the economic market conditions have shifted significantly over the past 12 months in relation to delivering industrial
and employment industrial uses on the Site. As a result of this, a residential-led redevelopment is the most viable and
deliverable scheme that can come forward. We have also listened to the pre-application feedback received from the Council
and the massing and capacity study prepared by Patel Taylor and submitted as part of these representations responds to
the feedback received and current market conditions. In addition, draft Local Plan Policy EC2 (Protecting employment land
and delivering new workspace) states that there is a forecast need for 21,800 sgm of net additional employment floorspace
in the Borough up to 2038. Draft Policy ECZ2 states that new employment floorspace in the Borough should be delivered in
accordance with the Lewisham Employment Land hierarchy, therefore industrial uses should be intensified within Strategic
Industrial Land ('SIL") and Locally Significant Industrial Sites (LSIS') and new commercial workspace maximised within
Mixed-use Employment Locations (MEL’). Successful delivery of the spatial strategy for the Borough is dependent on new
employment development being directed to these locations, along with town centres.

Draft Local Plan EC7 (Mixed-use Employment Locations) states that comprehensive redevelopment of Mixed-use
Employment Locations will be supported to facilitate their renewal and regeneration for commercial uses, prioritising new
offices and light industrial space. There are eight designated MELs in the draft Local Plan:

Arklow Road;
Childers St Estate;
Convoys Whalrf;
Grinstead Road;



Oxestalls Road;

Plough Way;

Sun and Kent Wharf; and
Surrey Canal Triangle.

While the Site is not located within a SIL, an LSIS, a MEL or a Town Centre, the draft Site Allocation has an indicative
employment capacity of 7,749 sqm, which effectively equates to a third of the identified 21,800 sgm of net additional
employment floorspace required. To successfully support the delivery of the spatial strategy and good growth within the
Borough, we consider that the Site should not be required to provide any employment floorspace to ensure that new
employment and industrial floorspace is concentrated toward designated employment locations. The provision of such a
significant quantum of employment floorspace on the Site as part of any redevelopment would only serve to undermine
the delivery and concentration of such uses within Borough employment areas, contrary to the strategic economic
objectives of the NPPF, London Plan and the draft Local Plan employment policies.

In summary, as there is no evidence within the draft Local Plan evidence base to demonstrate a need for 7,749 sgm of
employment floorspace from the Site and it is unjustified, we consider that this should be removed from the draft allocation
to ensure the soundness of the Local Plan.

Residential Development

As outlined above, we support the principle of residential development which has been included in the draft allocation for
the Site. However, the Site should be further optimised to boost the supply of hew homes consistent with the National
Planning Policy Framework (NPPF’), specifically the requirement for ... sfrategic policies should setf out a clear strategy
for accommodating objectively assessed needs, in a way that makes as much use as possible of previously developed or
‘brownfield’ land” set out at Paragraph 119.

The Site is an exceptional residential location. It has excellent transport connectivity, local amenities and lack of competing
development. Bellingham station is just a 6-minute walk from the site, with direct services to Central London in less than
30 minutes making it ideal for local working families.

Numerous public parks, schools and facilities are located nearby and the site already boasts an attractive green area
separating the site from Bromley Road. The Ravensbourne River flows directly west of the site and residential
redevelopment offers the opportunity to enhance the site’s relationship to the river creating a valuable amenity for local
residents. The surroundings are primarily residential and would make an ideal neighbourhood for a flourishing new
community. New residents would also benefit from their proximity to the amenities of Catford town centre.

The scale of the site presents a compelling opportunity to deliver the first major scheme in Catford since the redevelopment
of the former Greyhound Stadium.

Looking explicitly at housing delivery in the Borough, the most recently published Annual Monitoring Report (AMR’) 2021-
2022 (December 2022) states that whilst Lewisham is currently able to demonstrate a Five Year Housing Land Supply (for
the period 2022-23 to 2026-27) of 5.03 years (with a 5%) buffer, Lewisham acknowledge within the AMR that they will
need to start planning for a 20% buffer in the near future due to the increasing challenge of meeting the identified housing
delivery need. When a 20% buffer is applied, Lewisham can demonstrate 4.52 deliverable years.

Lewisham also acknowledge within the AMR that the sites anticipated to come forward for development in years 11-15 will
not meet the housing requirement towards the latter end of the Local Plan pericd and that this situation will worsen if
Lewisham does not start planning for a 20% buffer.

It is therefore evident that there is increasing pressure on Lewisham to deliver additional housing over the draft Local Plan
period, especially in the context of the likelihood of applying a 20% buffer to the housing land supply.

Therefore, sustainable, previously developed sites should he maximised in order to meet the increased housing pressures
in the borough and across London, consistent with the NPPF. This is outlined in London Plan Policy GG2 {(Making the Best
Use of Land) which promotes higher density development, particularly in locations that are well-connected to jobs, services,
infrastructure and amenities by public transport, walking and cycling. This site meets all of these criteria.

Overall, we consider that there is a clear need for the draft allocation to further optimise the Site to maximise the quantum
of market and affordable residential units that can be delivered, which in turn would help meet growing housing pressures.
The massing and capacity study prepared by Patel Taylor and submitted as part of these representations demonstrates
that circa 680 units can be comfortably delivered on the Site within an acceptable layout and massing.

Therefore, draft Site Allocation 22 should be amended to increase the indicative net residential capacity to 680 units.



Car Parking
Consistent with the A21 Development Framework, any redevelopment of the Site should include on-site car parking
provision for both the residential and non-residential uses. As such, we consider that the draft Site Allocation should be

amended to include provision for up to 200 car parking spaces, which is broadly reflective of the quantum included within
the A21 Framework development options.

Building Heights

We support the inclusion of the Site within a ‘Tall Building Suitability Zone’ within the draft Local Plan and support building
heights of 10-12 storeys on the Site as appropriate.

Summary

These representations are submitted on behalf of RLMIS in respect of Ravensbourne Retail Park.

RLMIS believe this site has the potential to deliver a high-quality, residential-led redevelopment and are committed to
delivering this in collaboration with the Council. As such, we are writing to support the draft Lewisham Central Area

Allocation 20 in principle.

However as explained within this letter, we consider that the following amendments are required to the draft site allocation
in order to ensure that it is justified, evidence-hased and sound:

. The indicative town centre use capacity within the draft allocation should be revised to state ‘up to 500 sgm
of towh centre uses’;

. The indicative net residential capacity should be increased from 367 units to 680 units;

. The indicative employment capacity of 7,749 sgm should be removed from the draft allocation; and

. The draft Site Allocation should be amended to include provision for 200 car parking spaces.

By way of this letter, we reserve the right to comment on further rounds of consultation and attend the Examination in
Public on behalf of our Client. In the meantime, should you wish to discuss any of the above please do not hesitate to
contact either Guy Bransbury (quy.bransby@montagu-evans.co.uk / 07709 331 014) or James Huish

(james.huish@ montagu-evans.co.uk / 07818 012 484) in the first instance.

Yours faithfully,
Mxnbu}m Evauni
Montagu Evans LLP

Enclosure — A21 Development Framework Capacity Studies.
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Potential Development Sites: Bellingham Character Area
Site 11 - Ravensbourne Retail Park

Capacity study
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Site information

Draft Local Plan site
allocation

Lewisham Central Area
Site allocation 18

Ownership Private
Site area 2.46ha
PTAL 4

Indicative capacity

343 residential units
12,786 non-residential
floorspace

Planning designations
and site considerations

Partially within
Conservation Area;
adjacent to SIL;
Flood Zones 2, 3a, 3b

Current use

Out of centre retail

Character Area
Framework

Bellingham Character
Area Framework
(from p. 47)

Selco Builder’s
Merchants

Hawkins\Brown © | A21 Development Framework 114



Potential Development Sites: Bellingham Character Area
Site 11 - Ravensbourne Retail Park - Option A
Capacity study

OVERALL PRINCIPLES:
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Potential Development Sites: Bellingham Character Area
Site 11 - Ravensbourne Retail Park - Option A
Capacity study

Key: Relevant precedent

|| Disabled parking Forecourt Communal amenity -->  Service access
Class E & F uses {[[[1f space / playspace
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Fig. 4 Large scale site development at New
South Quarter Development in Croydon
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Fig. 3 Proposed massing
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Potential Development Sites: Bellingham Character Area
Site 11 - Ravensbourne Retail Park - Option A
Capacity study

Site capacity table
Key: 2Bed 4 Persons B ClassE&Fuses Amenity space _ Number of , :
1Bed 1Person 3Bed 4 Persons Foracourt . Disabled parking Unit Type irifts % of tota
1Bed 2 Persons | 3Bed 5 Persons [ | Public green space --> Service access
2Bed 3 Persons 1B2P 159 40%
2B3P 3 1%
2B4P 136 35%
3B5P 95 24%
Total 393
Housing density 160 u/ha
Non-resi uses - floor area 1,500m2

Assumptions:

- Maisonettes at ground and first level

- Parking on-street @ 0.15-0.2 = 60

- Parking in podiums approx. 160 spaces total
Total approx. 220 = 0.4

"\

Fig. 5 Ground floor plan
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Potential Development Sites: Bellingham Character Area
Site 11 - Ravensbourne Retail Park - Option A

Capacity study

Key: 2Bed 4 Persons ] Class E & F uses Amenity space
1Bed 1Person 3Bed 4 Persons Forecourt O Disabled parking
1Bed 2 Persons | 3Bed 5 Persons Public green space --> Service access

2Bed 3 Persons o

%
AT

Fig. 6 Typical upper floor plan
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