
Lee Manor Society’s Further Submission dated September 2015 to 

Lewisham planning department on the Leegate redevelopment scheme 

(DC/14/90032) following publication of further documents by the planners. 

It must first be said that the documents provide no indication of any change in the applicant’s 

approach to the scheme. They are of a technical nature – ‘visual receptors’ turn out to be ‘people’ in 

the jargon adopted by the applicant and its advisors. This does not reflect a mentality which is likely 

to take the concerns of local residents seriously. In addition, we request that the planning department 

provide greater help to the Society and other objectors in understanding the implications of the latest  

and any future updates. This should be good practice and is recommended to planning departments by 

CABE, the Commission for Architecture and the Built Environment (now part of the Design Council).  

We make the following points in support of our objections to important elements of the scheme.  

 Public Space We have yet to see the impartial measurement of the public space to be 

provided by the scheme that has been promised by the planners. Our on-the-ground 

measurement shows that we will be losing between three-quarters and two-thirds of the 

existing public space. In addition what space is provided will be alongside the busiest feeder 

road to the new superstore public car park and goods delivery area. Almost without exception 

new development schemes around the country set great store by the provision of good quality 

public space.  The council’s own core local development framework document states 

unequivocally that such developments should include high quality public space (see our 

earlier submissions). At the recent Public London exhibition arranged by New London 

Architecture at the Building Centre in central London under the Public Realm heading the 

section devoted to Lewisham stated: “Lewisham will continue to focus efforts on improving 

the accessibility and quality of public spaces including its high streets.” That seems a pretty 

clear commitment to the dullest of ‘visual receptors’. Public space may appear to some a 

peripheral issue in a large scheme of this nature but it is vital to the way the shopping centre 

and indeed the entire crossroads functions at street level. The smaller on-site retailers will 

certainly benefit from improved public space. But it does require a rethink by both St 

Modwen and Asda about the shape – if not the size – of the store. 

 Traffic The planning department states that it is still in talks with TfL and St Modwen over 

resolving traffic issues. We would hope to see a readily understandable explanation of the 

outcome of these discussions when conclusions are reached. The Responses to Comments 

Received on ES (Environmental Statement) provided by Deloitte Real Estate raise questions 

about the traffic impacts of the scheme.  Many sections of this document appear to be 

corrections or additions to St Modwen’s application though their true impact is difficult to 

discern given the formulaic way they are presented. However there is a reference in Section 7 

– Traffic and Transport to a lack of clarity about the cumulative impact on traffic and 

transport movements of the scheme. Recent changes to the phasing of the traffic lights at the 

crossroads have led to reduced flows on the Lee Road/Burnt Ash Road. If TfL can engineer 

changes in this way, which base set of figures will be used when modelling the impact of the 

development and how representative will they be of future patterns? This does need to be 

explained.  

 Economic Impact Section 10 of the above document relating to Townscape, Heritage and 

Visual comes to the surprising conclusion that retail units outside the scheme and other 

heritage assets will benefit from the scheme. “Economic benefits resulting from enhanced 

amenities will facilitate physical preservation of these [retail and heritage] assets.” The 



planning department expresses satisfaction with this explanation. It is however difficult to see 

how a large superstore selling a wide variety of food and non-food items and the surrounding 

small retail units on the Leegate site will contribute anything to the surrounding area. On the 

contrary, supermarkets tend to suck the economic life out of the surrounding community. This 

appears to be another of the lazy assumptions that planners (not just in Lewisham) make 

about these developments.  

 Housing Having long resisted including any meaningful amount of housing on the site, St 

Modwen did finally accept the arguments put forward by the Society and others that more 

homes should be provided. However it now appears to be arguing down the amount of social 

housing on the grounds this would make the scheme ‘unviable’ This is a common ploy used 

by developers and frequently involves confidential calculations of what viability means. We 

would expect the publication of full details of any viability calculations made by St Modwen. 

They have proved untrustworthy in other calculations provided to support their application 

and we see no reason to extend any goodwill to them on this matter. A tribunal in Greenwich 

borough recently ordered the publication of a viability report on another scheme for public 

scrutiny. 

 London Assembly We make no apology in repeating here our criticism of the London 

Assembly’s technical advice to Lewisham on the Leegate scheme. This advice made selective 

use of the provisions of the Assembly’s own London Plan to support St Modwen’s 

application and ignored any sections of the plan that backed objectors’ arguments on eg 

public space. We have challenged Assembly members over this advice but have yet to receive 

any explanation of the officer’s letter. In fact, we have yet to receive the courtesy of a reply at 

all from Sir Edward Lister, deputy mayor for policy and planning.  We are tempted to ask: 

what is the GLA for? It does not appear to have any interest in representing the views of 

London’s citizens.  

 

Lee Manor Society 

September 25, 2015 


