
Lee Green Assembly Working Group’s response to St Modwen’s 

revised proposals for the Leegate redevelopment as presented in a 

public consultation on June 20-21 

 
Introduction 
The Working Group broadly welcomes the improvements made in the scheme, including the attempt 

to create a public area along Burnt Ash Road and the inclusion of a community space in the 

redevelopment. We also welcome the addition of more housing on the site. However, we still believe 

that the opportunity provided by the decision to redevelop the whole site has not been fully exploited. 

We are concerned at the continuing lack of good quality public space and the lack of convenient 

pedestrian routes across the site. We also believe that the decision to include so much housing could 

become a problem because this limits other opportunities. This would be less serious were Asda not 

insisting on 35,000 sq ft of ground-floor space for its superstore which closes down so many options.  

 

     We therefore make the following suggestions:  

 A central square is created midway along the Burnt Ash Road frontage linked to an open 

walkway through to the Eltham Road/Leyland Road corner.  

 The dogleg in the walkway is removed so that it now runs in a straight line from Burnt 

Ash Road to the Eltham Road/Leyland Road corner. The café and apartments above that 

currently require the walkway to make a dogleg are put somewhere else within the site. 

 By creating a proper square at the centre of the development a sense of privacy and 

seclusion away from the traffic is created. 

 By straightening the walkway a sense of security and direction is created. 

 There would be no need to double the width of the Burnt Ash Road pavement along its 

entire length, freeing up space for the square and the supermarket. The Asda entrance 

could face to the west, the Burnt Ash Road side, on to the square. 

 The elevator up to the first floor car park would be moved to a less prominent position, 

allowing the restaurants or shops to the north to open on to the walkway/square. 

 The height of the corner residential block is reduced to no more than eight storeys, the 

height of the present offices, to avoid a ‘Manhattanisation’ of what is still a mainly two-

to-three-storey crossroads. 

 

We outline our views in more detail below: 

 

Public space 
The attempt to create a public area along Burnt Ash Road is an improvement, but is still not sufficient.  

‘Bites’ will be taken out of the pavement by the insertion of a bus pull-in lane at the bus stop and 

loading bays for the independent shops. The public space created will be next to a very busy main 

road in contrast to the space in the present centre which is away from busy vehicle routes, hardly 

conducive to the café/market pavement ‘ambience’ sought by the architects. (On the two days of the 

St Modwen consultation, children raced up and down the walkway on their scooters while adults 

relaxed on the benches.)  

The solution we urge is for St Modwen to widen the pavement along only part of its length, freeing up 

space for the square and the supermarket. This would create a clearly defined square that would be 

further away from the traffic and give a stronger feeling of enclosure.  It might also function as the 

main entrance to the supermarket. We also urge the straightening of the walkway by the removal of 

the café and the opening of the walkway to the elements. As currently envisaged by St Modwen, the 



walkway would be enclosed and only open when the supermarket is open. This would inhibit 

community access through the site outside Asda hours and convey too strong an impression that the 

site is largely about Asda. It cannot be considered true public space. We are also concerned that an 

Asda café would make it difficult for an independent café to open in the centre. We therefore urge that 

the café be dropped from the scheme. 

 

A reminder* 

“The emphasis within the district town centres [ie Leegate] will be to protect the existing open spaces 

from development and to promote environmental improvements which enhance the role of the 

centre.” From Lewisham Council’s Core Strategy Development Plan 

 

Permeability 
An important part of any good quality development, this means the creation of spaces that link with 

the existing streets and allow pedestrians to follow what appear to be the natural, most convenient 

routes to their destination. The current proposals offer very poor permeability and were criticised on 

this point by the Council’s Design Panel. The dogleg in the walkway reduces its appeal as a cut-

through while its enclosed character removes any sense of public ownership. By straightening the 

walkway, joining it to the public square on Burnt Ash Road and by making it public space, it would 

become much more attractive as a visible route across the shopping centre.  

The proposed new road to the south of the site next to Carston Close is too far from the shopping 

centre to be considered as an ‘opening up’ of the centre. It would have more the character of the quiet 

suburban streets it adjoins than a busy, vibrant thoroughfare. This makes it even more important that 

the walkway is designed as a convenient and attractive means of accessing and walking through the 

shopping centre. 

 

A reminder 

“Town centre developments should link inclusively with surrounding developments, sites, facilities or 

buildings” and “connect walking routes and greenways to encourage pedestrian/cycle access.”  

From the Mayor of London’s Plan 

 

Housing 
We welcome the addition of more housing to the scheme, but are concerned that the numbers involved 

are themselves a problem. We agree that putting houses along the Carston Close and Leyland Road 

frontages will create more lively streets and disguise the bulk of the supermarket. But they reduce the 

amount of space available for a public square and/or walkway. The scale of the housing proposed will 

also require a 10-12 storey corner tower that is inappropriate on this suburban location. The office 

block currently on the site is eight storeys high.  

The nearby Leybridge Court estate has towers but they are set back from the roads in a well-

landscaped setting with many mature trees. A very tall corner tower would be out of scale with the 

generally two- and three-storey character of the surrounding streets. We believe the height of the 

corner building should be reduced and, if necessary, the apartments affected distributed over the lower 

blocks where their impact would be less obvious.  

 

________________________________________________ 

 

*The “reminders” below refer to the key official documents from which we have drawn support for 

our arguments. The basic principles they incorporate sometimes get forgotten in the detailed planning 

discussions.  

 



 

A reminder 

“Housing developments should provide a decent quality environment for residents, including clear 

and safe access routes home and a real “address” – a proud and visible front door to the apartments 

from the street.” From ‘Supermarket-led development – asset or liability?’ report by CABE 

(Commission for Architecture and the Built Environment) 

 

Community centre 
We welcome the inclusion of community space in the development but will need to see more details 

about the size of the space, its location and the terms of any lease. We look forward to discussing 

these aspects under any ‘community gain’ agreement that is part of proposal. 

 

A reminder 

“The best mix for a site should emerge from collaboration with the communities that use the area.” 

From ‘Supermarket-led development – asset or liability?’ report by CABE (Commission for 

Architecture and the Built Environment) 

 

Existing shopkeepers 
A number of shopkeepers have remained in Leegate despite the increasingly run-down nature of the 

shopping centre. Their businesses will be threatened by the lengthy period – up to four years – 

required for consultation, demolition and reconstruction, if the plans go ahead. It is unclear whether 

any assistance will be offered traders to find new premises during this period. The working party 

would like to see evidence of help from St Modwen. 

 

Traffic 
We remain concerned at the traffic volumes generated by two supermarkets (Asda and the existing 

Sainsbury’s) at Lee Green crossroads and surrounding streets. Burnt Ash Road, already a busy road, 

will be expected to handle delivery lorries through what appears to be a narrow access as well as 

shoppers’ cars. Apart from the possibility of traffic congestion, there will also be increased pollution 

from noise and fumes. We would expect Lewisham and Transport for London to undertake a thorough 

review of any traffic and pollution projections provided by St Modwen. 

 

A reminder 

“The Council will work with TfL and other partners to address the cumulative impact of development 

by enabling more effective management of traffic and improving the environment for all users, 

including pedestrians, cyclists and public transport users.”  

From Lewisham’s Core Strategy Development Plan 

 

Conclusion 
The Working Group welcomes the improvements St Modwen has made to its initial proposals, but we 

think the plans still do not go far enough to meet the justified needs and wishes of the local 

community. Throughout the process have drawn support for many of our arguments from the 

requirements of the Council’s Core Strategy document. The existence of detailed planning 

requirements relating to district town centres such as Lee Green means planners and councillors can 

make a good case for resisting unsuitable developments.  

 

 



However, we welcome what has generally been a constructive dialogue and we hope St Modwen will 

respond positively to what we believe are sensible and thought through alternatives to the proposals in 

your revised plans. 

 

A reminder 

“Current planning policy already puts planners in a strong position to secure retail developments that 

respond to the local environment as well as meet the demands of business. It helps local authorities to 

resist arguments that in tough economic times they must lower their expectations and approve projects 

they might regret five years on when the plans come to fruition.” From ‘Supermarket-led development 

– asset or liability?’ report by CABE (Commission for Architecture and the Built Environment) 
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