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We must be ambitious if we are to meet the need for more housing in London whilst 
increasing employment and at the same time designing new neighbourhoods that 
deliver open space, community facilities, improvements to air quality, and a massive 
shift to sustainable and active travel. This plan sets out a clear vision for how this will 
all be delivered along the Old Kent Road. By working in partnership with our local 
communities, businesses, landowners, Lewisham, Transport for London, and the Mayor 
of London we will deliver significant benefits for our residents and for London.

This Old Kent Road Area Action Plan sets out how we will deliver 10,000 new jobs in 
addition to the 10,000 jobs already there, new parks, new school places, a new college, 
improvements to the Old Kent Road itself, and 20,000 new homes including 7,000 
affordable homes all supported by the extension of the Bakerloo Line from Elephant 
and Castle to Lewisham. We are also seeking to bring a university to the area along 
with a cultural institution. We will effectively be building a new town on brownfield land 
in central London – this is part of central London, but will be better. Our ambition is to 
not only deliver these new homes and jobs but to improve the health, education and life 
chances of people who already live and work along the Old Kent Road underpinned by 
decent housing for all and well designed neighbourhoods. 
 
Following previous versions of this plan we have carefully considered the over 1,300 
consultation responses we received and have made significant changes to the previous 
version of this plan. We are therefore undertaking further consultation on this revised 
preferred option before moving to a submission version next year.

Alongside this plan we are working with our partners to continue developing the funding 
package for the Bakerloo Line Extension which will cost c£3.5billion. We expect to raise 
£200-300million of Community Infrastructure Levy and have recently updated the CIL 
rate for the Old Kent Road area. We are exploring options to fund this key project with 
TfL, the GLA, and Treasury.  As set out in this plan the extension of the Bakerloo Line will 
unlock an additional 12,000 homes – over and above the 8,000 new homes that can be 
delivered without the extension – and will deliver all of these homes much more quickly. 
Without the extension we can deliver 8,000 new homes by 2037, with the extension 
we can deliver those 8,000 homes ten years earlier and then an additional 12,000 new 
homes by 2037.

The Old Kent Road is a unique opportunity in London to build desperately needed new 
homes and significantly increase employment. These jobs will be in manufacturing, 
industry, arts, warehousing and traditional employment activities along with offices, tech 
and other new types of businesses. This will be enabled by the design of the buildings 
and places which are specified in the five area masterplans. This is the only place where 
there is such a significant area of land to develop including large retail warehouses with 
large car parks. The Bakerloo Line Extension will unlock the potential of the area to meet 
the many challenges our borough and London face.

London is an accident. It is full of variety. No one person has forced his impress 
upon it. It is essentially democratic. It represents the English policy of patching and 
compromising... It is certain that the future of London cannot be an accident like 
the past. If it is to hold together, to remain a workable, manageable unit, it must 
now be planned, be designed, be organised.

- Frank Pick, 1926

 “The architects, planners – and businessmen – are seized with dreams of order,” she wrote, “and they have 
become fascinated with scale models and bird’s-eye views.” Her prescription to those shaping and forming the 
built environment was clear: forget trying to implement the boulevards of Paris in North American cities and get 
out and walk, look for their strengths and exploit and reinforce them.

- Jane Jacobs
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The purpose of the Old Kent Road Area Action Plan (AAP) is to set out how the best of the Old Kent 
Road, including its thriving businesses and arts and cultural communities, can be nurtured and 
developed over the next 20 years (the ‘plan period’). It is an innovative plan, with policies that will guide 
new development to provide urgently needed housing and jobs, while providing new opportunities and 
improving the lives of people who live and work there now. To achieve this, the plan proposes mixing 
residential and commercial uses, so that new and existing businesses like warehouses, shops, creative 
workspaces and offices are designed to co-exist with new homes. 

This innovative approach is proposed because the unique conditions and character of the Old Kent 
Road provide an important opportunity to address the challenges faced across London when it comes 
to accommodating growth in homes, jobs and social infrastructure.  These challenges are particularly 
pressing in Central London, where competition between land uses is at its most intense. By virtue of its 
location, connections, existing uses, evolving character and development potential, the Old Kent Road is 
one of the few places in central London that really can deliver innovative  solutions to these challenges.

This has been recognised by the New London Plan, which identifies the Old Kent Road in two major 
growth areas; Central London and the Bakerloo Line Extension Growth Corridor (Figure 1).  The Bakerloo 
Line Extension (BLE) will be a game changer for the area. It will enable substantial growth, with the 
number of homes rising from 14,500 to 34,500 and the number of jobs rising from 9,500 to 20,000. 
This will, of course, have important positive impacts London’s economy, but it will also benefit new and 
existing Old Kent Road businesses. 

The efficient delivery of quality development in the Old Kent Road will accelerate Community Infrastructure 
Levy (CIL) payments and other financial contributions towards the cost of the BLE. This in turn, improves 
the business case for its implementation and the likelihood that it will be delivered on schedule. It will 
also help to deliver the growth targets in the New London Plan and the aspirations of the Mayor’s 
Transport Strategy (MTS), as well as Southwark’s plans to provide new homes and jobs in vibrant and 
successful places. 

In order to strengthen and evolve the strong cultural identity of the Old Kent Road, the AAP also sets 
out how growth will be supported by new town centre uses, schools, leisure facilities, parks, walking and 
cycling connections, a health hub, new cultural offers and further and higher education provision. 

 
To provide guidance on the scale and form of development and the types of uses that will be supported by 
the council through the planning application process, the AAP sets out indicative masterplan proposals 
for 5 ‘Sub Areas’. These plans are intended to provide clarity, while also striking the right balance between 
instruction and flexibility so that they can robustly manage change over the whole plan period. As such, 
they are not intended to be absolutely prescriptive, but the key principles that they describe will be 
expected to be delivered. 

Planning decisions in Southwark are based on our development plan, which is made up of the New 
Southwark Plan (our planning document for the whole borough), the London Plan, Area Action Plans (like 
this one), and Neighbourhood Plans. It is important to note though, that sometimes planning decisions 
are made which differ from the policies set out in the development plan. This happens when ‘material 
considerations’, such as the viability of developing a site or other local factors are considered to outweigh 
the development plan.

The Old Kent Road AAP and the New Southwark Plan must be in general conformity with the New 
London Plan and the National Planning Policy Framework (NPPF). The Old Kent Road AAP is also an 
Opportunity Area Planning Framework, which may be endorsed by the Mayor of London.  

INTRODUCTION  PURPOSE OF THE PLAN

How to comment 

We welcome your comments on the Old Kent Road AAP/OAPF and on the supporting 
documents. Consultation is open from 13 December 2017 to 7 March 2018 and we 
will be consulting in a number of ways including publicising our consultation on social 
media. Please contact us if you would like to know more about the documents or to 
find out more about our consultation. 

Comments must be received by 7 March 2018. Representations can be made by:

• Visiting our consultation hub: https://consultations.southwark.gov.uk

• Sending an email to planningpolicy@southwark.gov.uk

• Alternatively you can send your response to:

Planning Policy
Chief Executive’s Department
FREEPOST SE1919/14
London SE1P 5LX

Tel:  0207 525 5741 
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Old Kent Road isn’t any old road. For 2000 years it has been a vital artery connecting the commerce 
and culture of one of the world’s great cities to Europe. Its strength as a place to live, work and do 
business is its central London location and inner city character. 

The construction of the Bakerloo Line Extension will drive the growth of central London southwards 
encompassing Old Kent Road. As this happens, the council want to make sure that new development 
helps to foster a civil and humane community in which old and young can flourish together. We are 
exploring ideas such as the co-location of nurseries with older persons’ accommodation, something 
that has successfully reduced loneliness and social isolation in other cities, and connecting schools 
with other education institutions with diverse local employment opportunities. 

Central London is a place of extremes of wealth and poverty and its regeneration is sometimes 
criticised as gentrification at best and social cleansing at worst. The redevelopment of Old Kent Road 
will be neither of these things. Its primary purpose will be the delivery of tangible direct benefits to the 
existing communities in Walworth, Bermondsey and Peckham including new and improved housing, 
schools, park spaces and leisure and health centres and the creation of a wide range of jobs. This 
plan sets out the physical framework that will enable the community to realise its potential. There 
should be no poverty of ambition or opportunity in Old Kent Road for any age group. It promotes 
multifunctional attractive neighbourhoods that promote physical activity and social interaction and 
shield from negatives such as pollution and feeling unsafe.   

We want redevelopment to grow Old Kent Road’s significant local economy, not  just  by  
accommodating a narrow professional office sector, but by supporting and encouraging a wide 
range of skills and job types including the wide variety of businesses that serve central London and 
new and growing sectors such as the arts and creative industries. To achieve this, our plan promotes 
the innovative mixing of residential and industrious uses in a way that has not been seen before in 
London. Done with care, we believe that this can deliver a special place that is desirable to live and 
work and ensures business continuity. 

We want to build new homes, 35% of which will be affordable, and while they should come in a 
range of types, from terraced houses to apartment buildings, they should all be designed to a high 
standard. Generous room sizes, high ceilings and large windows will make sure that people have 
enough “head room” and space to think and to rest.
 
Our plan proposes to link together the area’s existing open spaces, including Burgess Park to Canada 
Water, with new park spaces to provide a “Greener Belt” (Figure 3). This network will accommodate 
nature and biodiversity, while providing opportunities for play, sport, food growing, and simply sitting 
down to take a break. We want to create an environment that delights all the senses. 

Development in the area will be car free and the promotion of walking and cycling as well as electric 
buses, taxis and commercial vehicles will help to tackle air and noise pollution. This is vital for the 
health of everyone, especially children. 

Living at the centre of one of the worlds great cities, with its enviable economic and cultural capital 
should be an opportunity for all and not just a privileged few. We have a responsibility to make the 
most of that opportunity on behalf of the residents and businesses of Old Kent Road. 

VIS ION  A BETTER CENTRAL LONDON. . .  THE BEST OF CENTRAL LONDON THE CENTRAL LONDON ‘SMILEY’   VIS ION

CENTRES OF EMPLOYMENT
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The City, the West End, Waterloo, Bankside, Vauxhall and Nine Elms and Elephant and Castle are currently the focus 
of economic activity inside London’s Central Activities Zone.

Central London will expand to the south with the introduction of new transport infrastructure including Crossrail 2 to 
Clapham Junction and the Bakerloo Line through Southwark to Lewisham Gateway. 
The expansion of Canada Water, New Bermondsey and Old Kent Road will deliver new strategic development to the 
south of the river. 
The Greener Belt will link existing strategic parks with green routes and new open spaces. 
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STRATEGY  DELIVERY

NEW HOMES

AFFORDABLE HOMES
 

FE c O L L E g E

 

NEW TUBE STATIONS ON 
THE BAKERLOO LINE 
EXTENSION3
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20,000
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10,000 NEW JOBS 

NEW PRIMARYScHOOLS 

PRIMARY ScHOOL 
EXPANSIONS 

NEW HEALTH cENTRE

MAJOR cULTURAL 
ATTRAcTION

NEW SECONDARY SCHOOL

FUNDING  STRATEGY 

WHAT WILL IT COST?

BAKERLOO LINE EXTENTION 
£3.1 Billion

NEW SCHOOLS, LEISURE CENTRE, 
HEALTH CENTRE
£50 Million

BUS AND CYCLE IMPROVEMENT ON 
THE OLD KENT ROAD 
£60 Million

WHAT WILL PAY FOR IT?

DEPARTMENT FOR COMMUNITIES AND 
LOCAL GOVERNMENT
£10 Million

HOUSING ZONE GRANT 
£25 Million

COMMUNITY INFRASTRUCTURE LEVY (CIL)
£200M - £300 Million 
COUNCIL TAX
£200 Million
BUSINESS RATES
TBC
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STRATEGY  PLAN OBJECTIVES

NEW HOMES

•  Bu i ld  20 ,000 new homes across  the  oppor tun i ty  a rea .
•  7 ,000 o f  these new homes w i l l  be  a f fo rdab le .
•  Prov ide  a  mix  o f  home s izes  w i th  hous ing  su i tab le  fo r  every 

s tage o f  l i fe .
•  Prov ide  a  mix  o f  home types  pr imar i l y  f la ts  bu t  inc lud ing 

te r raced houses  de l i vered  in  h igh  dens i ty,  m ixed use 
ne ighbourhoods.

•  

BAKERLOO LINE EXTENSION

•  Ex tend the  Baker loo  L ine  and de l i ver  th ree  new s ta t ions 
a long the  Old  Kent  Road,  speed ing  up  the  de l i very  o f 
homes and jobs .

.

EMPLOYMENT,  JOBS AND BUSINESS

•  Doub le  the  number  o f  jobs  in  the  area  f rom approx imate ly 
10 ,000 to  20 ,000.

•  Inc rease the  range o f  jobs  by  prov id ing  d i f fe ren t  types  and 
s izes  o f  employment  space f rom lap tops  to  fo rk l i f t s  inc lud ing 
l igh t  indus t r ia l ,  maker  spaces ,  warehous ing  and d is t r ibu t ion , 
o f f i ces ,  workspaces ,  re ta i l ,  le isure  and en ter ta inment  fac i l i t i es .

•  Sus ta in  the  employment  ne tworks  and ecosys tems wh ich  he lp  to 
make the  Old  Kent  Road success fu l .

•  Prov ide  new employment  space mixed w i th  res ident ia l  in 
innovat ive ly  des igned bu i ld ings .

TOWN CENTRE,  LEISURE AND ENTERTAINMENT

•  Create  a  new major  town cent re ,  in  a  s ign i f i can t ly  more 
a t t rac t i ve  and access ib le  env i ronment .   A var ie ty  o f  shops  and 
fac i l i t i es  inc lud ing  loca l  independent  shops  and la rge  s to res 
such as  supermarke ts ,  homeware  and hardware  ava i lab le  on  the 
h igh  s t ree t .

•  De l iver  exc i t ing  new ac t iv i t ies  in  le isure ,  en ter ta inment , 
recrea t ion  and p lay  in  the  town cent re  fo r  loca l  peop le  o f  a l l 
ages  to  ge t  ou t  and have fun  in  the  day  and n igh t  t ime.

PARKS AND OPEN SPACE

•  Create  th ree  new parks :  one a t  Mande la  Way,  one a t  the  Old 
Gasworks  and a  l inear  park  a long the  rou te  o f  the  Sur rey  Cana l , 
wh ich  w i l l  connect  ex is t ing  and new ne ighbourhoods and he lp 
de l i ver  the  Greener  Be l t .

•  Create  new ne ighbourhood green l inks  and spaces  be tween these 
new parks ,  the  s ta t ions  and busy  p laces  l ink ing  to  es tab l i shed 
res ident ia l  ne ighbourhoods.

 

COMMUNITY AND SCHOOLS 

•  Expand ex is t ing  pr imary  schoo ls  to  p rov ide  up  to  9  add i t iona l  fo rms 
o f  en t ry,  one new secondary  schoo l  and two new pr imary  schoo ls 
p rov id ing  h igh  qua l i t y  learn ing ,  p lay,  spor ts ,  a r ts  fac i l i t i es ,  open 
and inc lus ive  fo r  the  pup i ls  and w ider  communi ty.

•  Promote  the  co- loca t ion  o f  nurser ies  and o lder  peop le ’s 
accommodat ion  fo r  in te rgenera t iona l  learn ing  and hea l th 

•  De l iver  a  ne twork  o f  a r ts  and cu l tu ra l  spaces  wh ich  w i l l  p rov ide 
a  foundat ion  fo r  the  loca l  communi ty,  as  ind iv idua ls  o r  g roups , 
young and o ld ,  to  exp lo re  and engage in  cont inuous  learn ing .

CULTURE AND HERITAGE

•  S t rengthen the  ident i t y  o f  the  Old  Kent  Road as  a  cu l tu ra l 
des t ina t ion ,  a t t rac t ing  new crea t ive  en terpr ises ,  a  un ivers i ty  and 
a  major  cu l tu ra l  a t t rac t ion .

•  In tegra te  the  Old  Kent  Road ’s  h is to r ic  and va lued charac ter  in to 
new deve lopment ,  ce lebra t ing  i t s  indus t r ia l  pas t  and present 

•  Pro tec t  and enhance l i s ted  and non- l i s ted  her i tage assets  and 
bu i ld ings  and spaces  o f  townscape and her i tage va lue  and f ind 
new uses  fo r  o ld  bu i ld ings .

HEALTH AND WELLBEING

•  Reduce a i r  po l lu t ion  to  improve the  hea l th  and we l lbe ing  o f  our 
res idents .

•  Bu i ld  a  new communi ty  hea l th  hub prov id ing  a  focus  fo r  improv ing 
hea l th  and promot ing  hea l thy  ac t ive  l i fes ty les .

•  New res ident ia l  deve lopment  w i l l  have zero  car  park ing .  New 
commerc ia l  deve lopment  w i l l  need to  commi t  to  the  use  o f  e lec t r i c 
veh ic les .  T fL w i l l  be  encouraged to  have a  low emiss ion  bus  f lee t 
and schoo ls  w i l l  be  loca ted  away f rom main  roads .   

  

     

PLAN OBJECTIVES  STRATEGY 
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EXISTING: 

AREA: 282 hectares

POPULATION: 35,000

HOMES: 14,500

JOBS: 9,500

BUSINESSES: 800

PERMITTED/UNDER CONSTRUCTION: 
32,000 sqm commercial space 
992 Homes 
1 Primary school

Fig 4: Old Kent Road Today
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STRATEGY  DELIVERY AND PHASING

Delivery and Phasing 

The delivery of the Bakerloo Line Extension is essential to the delivery of 20,000 new homes and 
10,000 new jobs in Old Kent Road. Current developer interest and confidence in the future has 
largely been stimulated by the Mayoral commitment to deliver the BLE by 2028. It is absolutely 
essential that this confidence is not undermined. With a shortage of homes, and increasing demand 
for workspace it is important that this AAP/OAPF provides confidence to investors who will deliver 
the aspirations of the plan for the benefit of Southwark and the wider London context. The Transport 
and Works Act Order (TWAO) will be submitted in 2020 and the Mayor has committed to bring the 
completion date forward from 2030 to 2028/29.
 
To ensure that public transport capacity is sufficient to allow for the travel requirements generated by 
new development, the council along with the GLA and TFL will review the grant and implementation 
of planning permissions and progress towards the delivery of the BLE and other public transport 
enhancements each year to ensure that there is a match between transport and development 
capacity. We think that it will take at least 7 to 8 years to deliver 8,000 homes and by that time good 
progress will have been made on the delivery of the BLE. Should there be a mismatch between 
transport capacity and housing delivery until 2036, we will review options that may include the need 
to limit further delivery, potentially through phasing of development in the later stages of the plan. 
The potential of the Old Kent Road to provide a large number of homes and jobs at a rapid rate of 
delivery provides the business case that should ensure funding and avoid the need to limit housing 
delivery. Figure 6 demonstrates the expected phasing of development over the next 20 years with 
and without the BLE. 

WITHOUT THE BLE 
8000 Homes

20,000 Homes
WITH THE BLE 

Additionality

BLE 
OPENS

TWAO

2037202320202017

TIMELINE: 

Construction 
Begins

2017

2027

2037

DELIVERY AND PHASING   STRATEGY  

8,000 HOMES
5,000 JOBS

20,000 HOMES
10,000 JOBS

WITH BLE
2017

2027

2037

4,000 HOMES
2,000 JOBS

8,000 HOMES
4,000 JOBS

WITHOUT BLE

20,000 
HOMES

2028/9
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POLICIES  THE MASTERPLAN   

AAP 1: The Masterplan

Development proposals must be in general conformity with the masterplan.

AAP 2: Site allocations

Site allocations have been designated on the Adopted Policies Map. Planning permission will be 
granted for proposals in accordance with the Adopted Policies Map and site allocations listed in the 
sub-areas.  

The ‘required land uses’ within the proposals sites must be included.  Planning permission may be 
granted for ‘other acceptable land uses’ provided that it is demonstrated that development of the 
‘required land uses’ is not compromised.

A temporary planning permission may be granted to allow good use to be made of a vacant site prior 
to the commencement of a permanent scheme.

AAP 3: Infrastructure and delivery 

We will work with infrastructure, digital infrastructure and utility companies and neighbouring 
boroughs to support large scale development. We will also encourage developments to explore 
shared servicing options and to ensure adequate infrastructure (both social and physical) is in 
place to support the occupants of developments through their lifetimes.

Development must facilitate the extension of the Bakerloo Line including the provision of access to 
the stations and reinforce their role as transport interchanges. Underground stations will be located 
on the Old Kent Road and should be designed to ensure that they can support development on 
the entire site and relate positively to the new neighbourhoods.

Development must provide water supply and wastewater infrastructure capacity to deliver 
supporting infrastructure at an early stage to ensure impacts are effectively mitigated.

Reasons
Development will take place over 20 years so a plan is needed to make sure that all of the change is 
integrated. To make it happen, development will depend on the effective collaboration and joint working 
between developers, landowners, businesses, infrastructure and utilities providers, residents and the wider 
community. The public sector, including Southwark Council, Lewisham Council, the Greater London Authority 
and Transport for London will play a proactive leadership role. The masterplan sets out whether we expect 
to see housing, employment, shops, schools, health or community activities on each site. The design of 
the streets, parks, buildings and the environment are also shown. There is no single large landowner on 
Old Kent Road and therefore a masterplan helps to show landowners, businesses, developers, the public 
sector and residents our expectations so that everyone works together on all sites to achieve comprehensive 
developments that are not constrained by the first phases of development. The masterplan is shown on 
Figure 5 and in the sub areas. 

Reasons
There are 18 site allocations representing 66 hectares of land that can be redeveloped in the Old Kent Road 
area. A further 26 hectares of land will be retained as Strategic Protected Industrial Land (SPIL) that has 
the potential for industrial intensification. Some of the site allocations are areas where land ownership is 
very fragmented and some businesses have long leases on their premises. For each of the sites we have 
estimated the capacity for development which is based on the testing of the masterplan. The estimates of 
capacity are approximate and should not be interpreted as targets to be achieved.

SOCIAL REGENERATION TO REVITALISE NEIGHBOURHOODS  POLICIES 

Reasons
To support growth, significant intervention is needed to upgrade the existing infrastructure, such as buses 
and cycle paths, schools, health and leisure facilities, green links and parks. It is also essential that there is 
adequate water, waste, energy and transport infrastructure to facilitate and support the anticipated growth. A 
network of walking and cycling routes needs to take people to and from the stations and link the stations with 
the shops, leisure and other activities.

The most significant infrastructure required is the Bakerloo Line Extension which will increase the public 
transport accessibility level (PTAL) of the road to the highest levels of 5 or 6 which will make most places 
within 10 minutes walk of the tube. It will provide 65,000 extra journeys in the morning and evening peak. This 
will provide a more efficient journey for passengers and will help to relieve congestion on buses, national rail 
and roads. This will transform accessibility for existing and future residents and workers to central and outer 
London. There are a number of options for new stations along the Old Kent Road and we are working with 
Transport for London to decide on the best locations. 

The council is committed to a third station at Bricklayers Arms and we will carry out further masterplanning 
once the station locations are confirmed.

AAP 4: Social regeneration to revitalise neighbourhoods

We will continue to revitalise Old Kent Road to become a healthier place where existing and 
future residents and workers can all be proud to live and work. To achieve this exciting, ambitious 
regeneration programme we will:

• Ensure all our residents, and particularly existing residents, can access the benefits of our 
regeneration programmes and the opportunities created by those programmes for new  
homes, new jobs, new healthcare, new education facilities and new infrastructure; and

• Encourage residential development above shops to enliven town centres; and 
• Ensure that our existing residents and neighbourhoods prosper from growth through giving  

people from every community the opportunity to get their voices heard from the earliest point 
and when decisions are made; and

• Enhance local distinctiveness and preserving and enhancing heritage by requiring the 
highest possible standards of design, creating attractive, healthy and distinctive buildings 
and places. This will be supported by providing green infrastructure and opportunities for 
healthy activities and improving streets and public places between buildings; and

• Provide targeted support in regeneration areas for all communities and particularly the 
disadvantaged, involving all of our services, partners and community based activities. 

Reasons
Old Kent Road has a proud heritage and a great future filled with potential that is being delivered as part of 
one of the most exciting and ambitious regeneration programmes in the country. The Old Kent Road AAP/
OAPF promotes a more systematic approach to social regeneration, where wellbeing of existing and new 
residents and workers becomes the most important outcome of our regeneration efforts. Using our unique 
location in central London to benefit existing local residents, we will require innovative development of spaces 
to provide new council and other affordable homes for all ages, jobs, schools, shops and places to work. 
We need to ensure that there are infrastructure and services to make them function effectively. We need to 
protect the heritage and use this to provide character for places and activities. We need to make sure that 
existing local residents and businesses are considered and listened to.
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POLICIES  QUALITY AFFORDABLE HOMES

AAP 5: Quality affordable homes

We will lead the way in London to build more homes of every kind in Old Kent Road and to use 
every tool at our disposal to increase the supply of all different kinds of homes. We will ensure 
that all new homes in Southwark are of such good quality that you will not know whether you 
are visiting homes in private, housing association or council ownership. To achieve this we will:

• Build 20,000 new homes by 2036; and
• Build at least 7,000 new affordable homes by 2036; and
• Build at least 4,000 family homes; and
• Build 10% of new homes as accessible and adaptable homes for wheelchairs users and 

homes for people with physical and mental health needs; and
• Build to high densities expected of central London; and
• Ensure as many homes can be built while providing space for all types of employment by 

sensitive development of areas that have both employment and residential uses to improve 
existing and create new places residents and workers find inspiring and enjoyable; and

• Maintain high housing quality standards; and
• Ensure vulnerable residents are helped to find the right housing to live as independently as 

possible; and
• Enable our residents to take pride in and feel responsible for their homes and local area.

Reasons
We are currently building around 1,500 new homes a year in Southwark with around 500 of these being 
affordable homes. This is consistently one of the highest levels of delivery of new homes within London and 
nationwide. It is widely recognised that rising rent and property prices in the private sector, the loss of council 
homes through the ‘Right to Buy’, and a lack of affordable housing means that younger generations may be 
forced to move away from their families and communities. Old Kent Road will provide a considerable number 
of our new homes in Southwark as we have enough sites to build at least 20,000 new homes with 7,000 of 
them as affordable. Table 1 sets out the affordable housing mix required for homes built to buy and homes 
built to rent. We require a minimum of 35% of all new homes to be affordable. 

For new build for sale, we require 70% of the affordable housing to be delivered as social rented homes, and 
30% intermediate homes. These could be shared ownership or privately rented at London Living Rent.  We 
will ensure that we provide more council housing and that it should be of a high standard which is the most 
important issue for many of our existing residents. Intermediate homes may include Community Land Trusts. 
Table 2 sets out the required housing mix and Table 3 sets out the required space standards for accessible 
wheelchair housing. Innovative designs and creative masterplans will ensure that the improvements to, and 
creation of new places will mix new homes, work places and shops all linked to each other and the Old Kent 
Road. The creative and sensitive development of areas with land owners and developers working together 
will create new places which existing and new residents and workers find inspiring and enjoyable.

QUALITY AFFORDABLE HOMES POLICIES 

FACT BOX 

Homes to buy Homes to rent

Market 
homes Affordable homes Affordable homes

65%

A minimum 35% A minimum 35%

Social rent 
homes

Intermediate 
homes

Social rent 
equivalent

Affordable 
rent capped 
at London 
Living Rent 
equivalent

Affordable rent 
for household 
incomes between 
£60,000 and 
£90,000 per year

A minimum 
25% of total 
homes

A minimum 
10% of total 
homes

A minimum 
12% of total 
homes

A minimum 
18% of total 
homes

A minimum 5% of 
total homes

Table 1: AFFORDABLE HOMES

Studios Two bedrooms Three+ bedrooms

Opportunity area core 5% maximum 40% minimum 20% minimum

Urban zone (remainder 
of the opportunity area)

5% maximum 35% minimum 25% minimum

Table 2: FAMILY HOUSING MIX

Table 3: REQUIRED ACCESSIBLE WHEELCHAIR USER HOUSING MINIMUM SPACE 
STANDARDS
Number of bedrooms Minimum floorspace for 

apartments (sqm)
Minimum floorspace for 
houses (sqm)

1b2p 65 N/A

2b3p 75 80

2b4p 85 100

3b4p 100 110

3b5p 110 120

3b6p 115 125
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AAP 6: Businesses and workspace - The Bow Tie     

We will strengthen the vibrant business community of Old Kent Road and promote an innovative 
mix of uses that includes light industrial, offices, manufacturing, distribution and creative 
workspaces from laptops to forklifts. To achieve this we will:

• Double the number of jobs from 10,000 to 20,000 by 2036; and
• Increase the range of jobs by providing different types and sizes of workspaces including 

light industrial, maker spaces, warehousing and distribution and offices as well as jobs in 
retail, leisure, education and entertainment; and

• Increase employment space for existing small and independent businesses; and
• Increase industrious workspace in developments along with housing, offices and shops 

using innovative design solutions; and
• Work with local business and other partners to make sure our residents are trained and 

ready to access the many exciting job opportunities. 

Development must:

• Retain or increase the amount of employment floorspace (GIA) on site (B class use or sui 
generis employment generating uses); and

• Accommodate existing businesses on site or in the Old Kent Road action area or provide 
relocation options for businesses that will be displaced by development; and

• Generate employment where non-residential floorspace is required and result in an increase 
in the number of jobs provided; and

• Ensure that employment floorspace is suitable to meet current demand and intended 
occupiers; and

• Deliver workspace managed by a specialist provider for office and light industrial uses to 
support existing and new small businesses. The provider must be identified in the early 
stages of planning to ensure the space can be designed and tailored to specific needs; and

• Provide an element of affordable workspace on site that is either managed by a non-profit 
organisation or let to existing businesses from the Old Kent Road opportunity area. This 
should be secured for at least 30 years at rents appropriate to the viability of the business. 
If it is not possible to provide this quota on site a financial contribution will be required for 
off-site projects. 

Reasons
The Old Kent Road has a diverse economy providing a range of industrial premises including manufacturing, 
servicing, storage and distribution with low vacancy rates. Some areas are already responding to changing 
demands for new workspace accommodating creative industries, artists’ studios, galleries and co-working 
premises. There is increased demand for purpose-designed light industrial premises, co-working office space 
and hybrid space which would grow the number of new jobs. Hybrid space would cater for sectors such as 
craftwork, printing or graphic design requiring space for making and creating as well as requiring an element 
of office activity.  

POLICIES  STRONG LOCAL ECONOMY STRONG LOCAL ECONOMY POLICIES

Mixed use development
Mixed use development will strengthen the special 
characteristics of the Old Kent Road as a creative and 
productive part of London and maintain the successful 
business community.

There are five sub areas of the Old Kent Road. Each of the 
sub areas contains bespoke requirements for creating mixed 
use building typologies which achieve a successful economic 
mix as well as delivering new homes. Figure 7 (The Bow 
Tie) demonstrates the approach to employment density 
strategically across the area.  Near to the tube stations and 
along the Old Kent Road, high density new employment 
space will be delivered such as offices and co-working space 
for small businesses. There will also be opportunities for 
small manufacturing, artists’ studios and creative enterprises. 
Further away from the Old Kent Road, new employment space 
will be lower density and accommodate depots, distribution 
sheds and industrious workspace that requires better access 
for HGVs, vans and lorries. Workspaces will remain flexible 
so they can adapt to changing business needs over time and 
suit a variety of uses. 

The key features of successful mixed use development 
are the design and the management of space on the plots. 
Developments will be carefully designed to ensure businesses 
can function effectively and residents can live peacefully. 
The masterplan ensures businesses can be clustered to 
strengthen commercial identity and foster a vibrant business 
community. This helps to maintain a community where 
resources can be shared and deliveries and servicing would 
have least impact on surrounding residential development 
without affecting the function of the employment uses.

The plan also contains 26 hectares of land that will be kept 
in industrial use and identifies ways that these uses could be 
intensified to make more effective use of space. This will help 
increase the number of jobs in industrial use, make use of 
railway arches and continue to provide essential infrastructure 
such as waste facilities and electricity sub stations.   

Existing businesses and managed workspace 
At the present time over 65% of businesses in the Old Kent 
Road employ less than 10 people. It is important to maintain 
business space that continues to be available for a wide range 
of users, including those displaced by regeneration elsewhere 
in the opportunity area or other local small businesses. 
Workspace for existing businesses or non-profit organisations 
will be required as part of a planning obligation and may be 
bespoke to specific scheme or business requirements. 

Major development proposals will be encouraged to work with a 
registered workspace provider to manage specialist space for 
small businesses from start-up stages and supporting future 
growth. A workspace provider is a specialist public, private or 
non-profit organisation which provides and manages offices 
or flexible workspaces for entrepreneurs, small businesses, 
artists and sole traders. The space provided will often promote 
co-working, including shared facilities and offer low cost and 
flexible lease terms or pay-as-you-go hot desking. Workspace 

providers may also offer business support and flexible terms 
to suit a wide range of business needs. Workspace providers 
often require workspace between approximately 500 and 
2,500sqm for office or light industrial uses.

The council has established a Workspace Provider List for 
Southwark which responds to the increased demand for small, 
flexible and well managed workspace in the borough following 
a detailed application and screening process. This list will be 
regularly updated and help developers plan for workspace 
provision early in the application process. 

Old Kent Road Business Network and business relocation
In the Old Kent Road there are over 9,500 jobs in a wide 
range of businesses. The business community is strong and 
provides key services to the central London economy. The 
nature of the space businesses required in the future will 
change, and already there are some external factors such as 
rising land values and lack of appropriate vehicular access 
limiting the types of businesses that can continue to thrive in 
central London. 

However many businesses will continue to thrive and will adopt 
changing and more flexible working practices and requirements 
for space. New development needs to take account of these 
changes to help to retain the special characteristics of the Old 
Kent Road as a creative and productive part of London and 
maintain the successful business community. 

The council has established the Old Kent Road Business 
Network to understand the requirements and aspirations of 
existing businesses and inform the types of new business 
space that are built in the area. Specific actions, for example 
relating to the relocation of existing businesses, will be 
captured within planning conditions and/or a S106 legal 
agreement where appropriate. 

In cases where relocation would be required, railway arches 
and retained industrial areas in the Old Kent Road area should 
be utilised, particularly for businesses that need to temporarily 
relocate while redevelopment takes place. Suitable and 
available alternative premises should be identified in the Old 
Kent Road opportunity area in Southwark and Lewisham. 
New premises for relocated businesses should be in the 
right locations to suit specific requirements and enable the 
successful continuation of the business. 

The South East Bermondsey industrial cluster includes 
sites across Southwark and Lewisham where there will be 
opportunities to relocate businesses from other parts of the 
Old Kent Road and will include joint working with Lewisham 
Council. 

Skills
Many new jobs and training opportunities will be generated 
in the opportunity area, both during the construction phases 
and in completed developments. It is important that new jobs 
and training opportunities are targeted towards local people, 
supporting social regeneration in line with the approach 
established in the New Southwark Plan. 
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POLICIES   TOWN CENTRE, LEISURE AND ENTERTAINMENT 

AAP 7: Town centre, leisure and entertainment 

The Old Kent Road will be transformed into a lively major town centre providing new shops, 
restaurants, cafes and local services for people to gather, shop, socialise and spend their leisure 
time. 

To achieve this we will deliver
• A new major town centre, transforming the high street into a new destination which connects 

neighbourhoods on both sides of the road; and
• An attractive and bustling shopping street with entertainment and leisure facilities suitable for 

people of all ages to spend time in the day and night time; and
• A variety of shops and facilities including local independent shops meeting daily needs, as 

well as large stores such as supermarkets, homeware and hardware on the high street with 
quieter streets and community spaces behind the Old Kent Road; and

• A wide ranging and inclusive network of large and small, independent and institutional arts 
and cultural spaces and facilities which will provide a foundation for the local community, as 
individuals or groups, young and old, to provide continuous adult learning; and

• A brand new community health hub meeting the needs of the existing and new population 
and providing a focus for improving health and promoting healthy active lifestyles.

Development on the Old Kent Road must:
• Retain or increase the amount of retail uses (A1 use class); and
• Provide a range of shop sizes including supermarkets; and
• Provide retail (A Class uses) such as shops, cafes and restaurants; and
• Provide community, leisure and cultural activities to complement the shops; and
• Provide residential development and offices above shops.

Within the town centre, development may:
• Provide retail (A Class uses) such as shops, cafes and restaurants; and 
• Provide community, leisure and cultural activities; and
• Establish new shopping frontages with smaller retail units in streets connecting onto the Old 

Kent Road within a network of streets and public spaces; and
• Provide opportunities for places to sit, neighbourhood events and children’s play in a pleasant 

environment.

Reasons
The Old Kent Road already contains 95,000sqm of retail floorspace, employing approximately 1,500 people. 
We want to transform the Old Kent Road into a linear high street with shops, health, leisure and entertainment 
venues, restaurants and cafes to become an exciting and lively place for people to shop and spend their 
leisure time. New shops, leisure and entertainment facilities will ensure there is activity happening in the 
town centre both during the day and at night time, meeting the needs of a growing population. There is an 
established high street at the northern end with small shops and cafes which will continue to thrive. We are 
working with supermarkets and large shops to ensure they will be rebuilt along the high street alongside 
smaller shops to provide local shopping while making room for new homes, offices and enabling the creation 
of a new street network with walking and cycling routes. 

The areas behind Old Kent Road will incorporate a network of streets and spaces lined with smaller local 
shops and community facilities in a quieter environment. Figure 8 shows the extent of the town centre and 
pattern of development for the high street. It is important that new shops and town centre facilities reinforce 
the role of the Old Kent Road and do not divert trade away from it. Depot uses like builders merchants that 
have retail spaces may also be accommodated on the high street with the service function behind, particularly 
on larger sites. 

TOWN CENTRE, LEISURE AND ENTERTAINMENT  POLICIES
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POLICIES  THE STATIONS AND THE CROSSINGS

AAP 8: Tall building strategy – The Stations and the Crossings

We want tall buildings in the right places to make significant contributions to economic growth 
and the regeneration of the Old Kent Road while delivering considerable public benefits. 

To achieve this we will:
• Implement the ‘Stations and Crossings’ strategy for the distribution of tall buildings which will 

reinforce the proposed hierarchy of buildings, places and streets and define a clear pattern of 
development that will ensure a coherent, legible and well articulated townscape and skyline. 

Development must:

• Deliver the three tier ‘Stations and Crossings’ tall building strategy, according to the key 
principles set out below and the pattern of development outlined in Figure 9. Further guidance 
is provided in the sub areas.

The tallest, ‘Tier One’ tall buildings (over 30 storeys) will mark the locations of greatest, city wide 
importance. They will be located at: 

• The new BLE stations, to mark their city wide significance and  optimise the use of land in 
the most accessible locations; and

• The principle crossings in the city structure, where the main roads from Peckham to Canada 
Water and from Walworth to Bermondsey cross the Old Kent Road; and 

• The point where the new Surrey Canal Park crosses the Old Kent Road and adjacent to the 
largest new open spaces, like that proposed in the Ruby Triangle.  

Mid height, ‘Tier Two’ tall buildings (between 16 and 25 storeys) will mark places of local 
importance to help define their character and assist navigation. They will be located at: 

• Key junctions and larger open spaces along the Surrey Canal Park; and
• Other locally important crossings and junctions on the Old Kent Road; and
• At the borough boundary between Ilderton Road and New Bermondsey and close to the Old 

Kent Road. 

‘Tier Three’ tall buildings (up to 16 storeys) will act as markers within the street scene. At 
appropriate corners and junctions, or in relation to important land uses, they will emerge from 
the lower buildings that enclose the streets and open spaces. They will be located at: 

• Mandela Way Park, to offer commensurate enclosure to this generous open space without 
breaching protected views; and

• The south side of the Surrey Canal Park to offer definition to the open space without causing 
harmful overshadowing.

In addition, the distribution of all three tiers of tall buildings will be considered together to 
ensure that the overall tall buildings composition makes a positive contribution to the London 
skyline. In general, tall buildings will be avoided around the edges of the masterplan, where new 
development will meet existing, lower height housing.  

Reasons
Tall buildings will enable the retention of business workspace while delivering new affordable and market 
homes, jobs, school places, health facilities. This will free up space at the ground level for streets and parks 
and a revitalised high street. They will unlock development potential near to new stations and parks, helping 
to deliver  them, and setting the pace for future change.

The three tier ‘Stations and Crossings’ tall buildings strategy will ensure that tall buildings are distributed 
across the area in a manner that is informed by the existing and emerging network of buildings, streets and 
open spaces. This will result in positive impacts on the townscape, skyline and local and strategic views. It 
will also ensure there is an appropriate transition in height from the lower surrounding neighbourhoods and 
provide attractive framing and enclosure to new streets and public spaces. 

It will also ensure that the newly protected borough view of St Paul’s Cathedral from Nunhead Cemetery is 
not harmed. As shown in Figure 9, the view crosses several development sites, most notably along Mandela 
Way. 

THE STATIONS AND THE CROSSINGS  POLICIES 

The design of tall buildings will be required to:
• Carefully consider their impact on the skyline and their relationships with the surrounding 

context, including their relationship to existing and proposed tall buildings on neighbouring 
sites and to conservation areas and listed buildings; and

• Be of exemplary design; and
• Make a positive contribution to the local and strategic skyline; and
• Optimise air quality and pedestrian comfort at ground level; and 
• Pay due regard to protected borough views from One Tree Hill and Nunhead Cemetery, and 

the London View Management Framework.
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POLICIES  CHARACTER AND HERITAGE 

AAP 9: Character and Heritage    

We will transform the existing areas of large warehouses, car parks and industrial buildings 
into new residential and employment neighbourhoods that are safe and easy to move around 
because they are well connected. These new neighbourhoods will integrate new development 
to retain positive aspects of the area’s historic commercial and industrial character.

The use of urban features such as the alignment of the Surrey Canal as a new linear park and 
the retention of locally important historic buildings will protect and enhance heritage by retaining 
features that positively contribute to the area and integrate them with the new development. 

To achieve this we will:
• Protect and improve the Old Kent Road’s historic fabric by requiring the retention and reuse 

of buildings and features that add character to the Old Kent Road area; and
• Require new buildings and spaces to respond positively to the Old Kent Road’s heritage, 

layout and character. This will include reinstating buildings along the high street; and
• Ensure new neighbourhoods connect with existing communities, and provide safe and 

enjoyable walking and cycling routes for people to move around easily as they live, work and 
enjoy the area. 

Development must:
• Preserve or enhance listed buildings, conservation areas and their settings; and
• Preserve or enhance locally important historic buildings set out in the sub area guidance; 

and
• Conserve and enhance the significance of sites of archaeological interest; and
• Ensure that the layout of new buildings and blocks enable people to easily walk and cycle 

through the new neighbourhoods and local area; and
• Use high quality, durable and robust building materials that contribute to a sense of quality 

and place, which is unique to Old Kent Road, as set out in sub area guidance.

Reasons
Our aim is to ensure positive local character and heritage is retained and easily identifiable within the area, 
with new development positively responding to its context, as set out in the sub area masterplans. Much of 
the opportunity area is currently characterised by large buildings and sites that are impenetrable to 
pedestrians and cyclists and are in many cases hard to navigate. The new neighbourhoods present an 
opportunity to improve the area with new resilient block structures that provide streets which make it easy to 
move around. 

The high street will be transformed into a bustling shopping centre and behind the main road there will be 
leisure, shopping, cafes and a health hub on the new spaces and linked to parks and green routes. Some 
older industrial buildings like the Bottling Factory on Ossory Road or the Space Studios building on Bianca 
Road lend themselves to reuse as flexible workspace and these will be retained within new developments. 

Archaeology is a finite and irreplaceable resource. The archaeology of the Old Kent Road area is covered 
by three borough designated Archaeological Priority Zones (APZs): ‘Bermondsey Lake’, ‘Old Kent Road’ 
and ‘London to Lewes Road’. The ‘Bermondsey Lake’ APZ is designed to protect the palaeoecological 
environment and prehistoric archaeology recovered from the shoreline and relict fills of the large Late Glacial 

CHARACTER AND HERITAGE   POLICIES 

Bermondsey Lake and the associated riverine geology and topology. The ‘Old Kent Road’ APZ has the 
potential to contain features associated with the former route of ‘Watling Street’, the major Roman road 
between London and Canterbury. The London to Lewes Road’ follows the route of a second minor Roman 
road running south towards Lewes.

Significant archaeological remains predominately of prehistoric and Roman date have been discovered along 
the Old Kent Road from a number of sites. These works have identified multi-period archaeological deposits 
including in situ prehistoric flint-work and Roman settlement and ritual features, as well as Saxon, medieval 
and post-medieval archaeological deposits. The area also has a rich social history with evidence of important 
local industries and activities, for instance the chimneys at Glengall Road and Frensham Street, the cobbled 
yard at Livesey Place and the connection to George Livesey and  the Grand Surrey Canal. Materials for new 
buildings and places will respond to the Old Kent Road’s existing materials, character and heritage, so that 
the area retains and evolves its own strong sense of place, character and identity.
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AAP 10: Parks, streets and open spaces – The Greener Belt     

We will continue to prioritise the well being of existing and future residents. Parks and open 
spaces are part of what makes a good neighbourhood. We will provide new and improved parks, 
streets, open spaces and green routes that form the urban structure at the heart of the design 
of new neighbourhoods. To achieve this we will:

• Deliver the Greener Belt strategy by completing the links between Southwark’s major parks 
and those in Lewisham and Lambeth through the creation of new parks as set out in Table 
4; and

• Work with the Mayor to ensure that Old Kent Road becomes a Healthier Street, by prioritising 
pedestrians and cyclists, retaining existing and planting new trees, improving crossings and 
reducing noise pollution through using acoustic road surfaces; and  

• Repurpose existing streets into new park spaces as set out in Table 4; and
• Re-landscape wide pavements to provide rain gardens (sustainable urban drainage), greater 

biodiversity and a healthier street environment.

Development must:
• Provide the new parks and green links shown on the masterplan and the sub areas; and
• Provide 5sqm of public open space per dwelling. If it is not feasible to deliver the open space 

on site, a financial contribution will be required.  
• Provide temporary routes through sites in phased developments.

Reasons
The development of large sites in the Old Kent Road presents the opportunity to create a new network of 
parks and streets improving movement of people throughout the area and creating places for people to dwell 
and relax and to play and exercise.  This is an area of open space deficiency and we have calculated that 
5sqm of public open space per dwelling along with the new children’s play space and new green routes are 
essential to provide a healthy place to live. We have prepared detailed masterplans showing how this open 
space will be central to the character, layout and design of new neighbourhoods. Parks should have good 
levels of sunlight. Figure 10 shows the location of existing parks and our proposals for new parks and green 
spaces. Table 4 describes the function of each park and our expectations for the creation of new parks. 
Existing spaces, including larger parks are also essential to provide leisure activities and habitats for wildlife. 
Green links will offer an attractive cleaner air option to walk, cycle or run. They will improve accessibility 
for residents in existing and new neighbourhoods with schools, workplaces, homes and leisure activities. 
Promoting healthier streets will deliver the aspirations of the Mayors Transport Strategy and we will use CIL 
contributions from developers to secure improvements to existing park spaces.

POLICIES  PARKS, STREETS AND OPEN SPACES 

OLD KENT ROAD PARKS

Southwark Park 
North of the area Southwark Park is a traditional 
Victorian city park with gardens, greens, a 
bandstand, boating lake and a range of sports 
facilities.  

Burgess Park
The largest park and destination for outdoor 
sports and cultural events in the north of the 
borough opens on to the Old Kent Road. The 
park is also a haven for nature. The council is 
delivering a masterplan to enhance the park, 
making it more attractive and accessible and 
improving facilities for sports and leisure. 

Leyton Square
This park is being refurbished as part of the 
council’s promise to have a top quality playground 
in every neighbourhood. 

Brimmington Park
The western half of the park is a green and 
tranquil space for local residents. The eastern 
half has outdoor sports courts that the council is 
exploring how to turn into a football hub. 

Bird in Bush Park, Swan Mead, Paterson Park 
and Bramcote Park
Neighbourhood parks with green space, play 
facilities for residents and nature areas.

Caroline Gardens
Historic gardens in the setting of the Victorian 
almshouses and the Asylum chapel. These will 
remain a private rather than a public space. 

Bridgehouse Meadows
A large grassy meadow on high ground bordered 
by trees and wildflower banks popular for informal 
recreation. It is hidden away to the east of Ilderton 
Road but has views over the Old Kent Road area 
and is connected to the Quietway 1 cycle route. 

PARKS, STREETS AND OPEN SPACES POLICIES

NEW PARKS AND SPACES
 
Surrey Canal Park East and West
The historic route will be reimagined as a green 
corridor crossing the Old Kent Road. It will link new 
neighbourhoods to Burgess Park in the west and 
eastward towards Canada Water and Deptford. On 
either side of the corridor will be outdoor green rooms, 
each with their own character designed for people to 
play, exercise, work, relax, enjoy culture, grow food or 
take part in nature conservation.

Mandela Way Park and parks at Malt Street and 
Ruby Triangle
These green parks for workers, residents and pupils of 
new schools will provide quiet and natural spaces and 
neighbourhood play areas.

Gasholder Park
The listed gasholder will be the centrepiece to a new 
leisure destination.

Devonshire Road Pocket Park
A new small park space with the potential to bring a new 
market to the Old Kent Road. 

Marlborough Grove
Reduced traffic, shared surfaces, planting and 
opportunities for a running track and pond to encourage 
biodiversity will turn this street into an attractive and safe 
environment for residents and the pupils of Phoenix 
Primary School.

Ruby Street and Murdock Street 
Close these off to traffic and form part of a pocket park 
with the rear of the KFC site and a pedestrian route to 
Gasholder Park.

Hatcham Road
A commercially focused park opening up the 
neighbourhood with planting, seating and a new east-
west walking and cycling link.

Rotherhithe New Road, Verney Road and Rolls Road 
Raingardens and greening on wider pavements will 
help improve sustainable urban drainage.

Civic Spaces
Tube stations will open on to civic spaces will be part 
of the high street environment on Old Kent Road which 
will help disperse air pollution. 
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AAP 11: Cleaner, greener, safer       

We will lead the way in creating a cleaner, greener, safer borough by protecting our heritage and 
environment, requiring the highest environmental and safety standards, and creating fantastic 
new places with sports and leisure facilities and environments that are fun, safe, easy to get to 
and enjoyable. One of the most effective ways is to make walking, cycling and public transport 
the most convenient, safe and attractive way to get around. We will also protect and improve 
our network of open spaces, trees and green corridors along with the use of urban greening to 
reduce flood risk and improve air quality. 

Development must: 
• Deliver an energy centre or link to one of the Old Kent Road decentralised heat networks that 

are shown on Figure 10; and
• Not create pollutant hot spots on site or for adjacent sites. This must be demonstrated by 

3D dynamic modelling. Where it is not feasible to avoid pollutant hot spots, we will require 
mitigation using zero and low carbon measures; and

• Provide electric vehicle fleets for commercial development; and
• Provide 100% greenfield run off rates; and
• Provide a minimum of 70% greenfield run off rates on site using Sustainable Urban Drainage 

Systems (SUDS); and
• Provide any shortfall of greenfield run off rates off site. Where it can be demonstrated that 

it is not feasible to provide 100% greenfield run off rates, a payment to the council will be 
required to offset the shortfall. 

AAP 12: Healthy active lives       

We will maintain and improve the health and wellbeing of our residents, encouraging healthy 
lives by tackling the causes of ill health and inequalities.  

To achieve this we will implement the Action Plan for a Healthy Old Kent Road to ensure:
• Current residents in and near Old Kent Road consider that they have benefited from the 

regeneration and that the quality of their lives has improved; and
• Current residents in and near Old Kent Road benefit from the new affordable housing and 

improved conditions in existing properties provided by the regeneration; and
• Residents of all ages and abilities feel that walking and cycling are safe, convenient and 

pleasurable activities for commuting, leisure and daily travel needs and active design 
principles are applied to all new developments; and

• The design and management of new buildings in the Old Kent Road minimise residents’ 
exposure to harmful air pollutants indoors and outdoors; and

• Residents feel that there is sufficient access to healthy affordable food in the area and that 
the healthier choice is the easier choice; and

• Residents of all ages feel that there are affordable places to meet throughout the seasons; 
and

• New health facilities are integrated with other community services such as the new four court 
indoor sports hall; and

• Residents’ mental health and wellbeing are improved by access to more and better green 
spaces.

Development must contribute to:
• Community and health facilities in a community health hub in the town centre; and
• Improvements to parks including Burgess Park, Leyton Square Recreational Ground and 

Brimmington Park; and
• Providing completely new parks in each part of the opportunity area: at Mandela Way, the old 

Gasworks, Ruby Triangle, Hatcham Road and a new linear park following the former Surrey 
Canal, with a series of unique open spaces to explore, each with a different character and 
purpose.

Reasons
The increase in development could be a risk to the environment so we have an ambitious environmental 
strategy to create opportunities for using environmental technology and design to create a place with 
environmental excellence. All of the new developments need to link in with affordable energy networks with 
low and zero carbon heat and power generation, distribution and supply networks. The council has published 
a decentralised energy strategy which shows that several local, interconnected energy centres installed 
across the opportunity area, initially equipped with CHP technology will be the most efficient and deliverable 
system for the plan timescale. There may be the potential to connect new development and existing homes 
to SELCHP. 

New development will also have SUDS to alleviate surface water run off and flooding problems. These 
SUDS measures can do more than just alleviate sewer network capacity and reduce the risk of surface water 
flooding. Green infrastructure delivered as part of SUDS, such as green roofs, green walls and pavement 
rain gardens, can improve biodiversity and capture and improve water quality by removing pollutants. This 
cleansed water could then be re-used within the development rather than discharged into the sewer network, 
further reducing flood risk. Air quality measures need to be put in place so that developments do not cause 
hotspots which are very damaging to people’s health. 

Reasons
We  will promote healthy streets and neighbourhoods with cleaner air, pleasant town centres to shop, eat 
healthy food, socialise and get access to health services, all within walking distance and very convenient for 
cycling. This will enable people to move around the area without using the car, address physical and mental 
health issues and improve the every day experiences of residents, workers and shoppers. Affordable housing 
will allow people of all incomes to stay in the area and benefit from these improvements. The Plan for a 
Healthy Old Kent Road will coordinate health interventions and measure success. 

A new community health hub will be delivered in the early 2020’s providing integrated care, making health 
services more accessible and improving health and wellbeing. Located in the town centre, it will be convenient 
and can be integrated with healthy leisure uses. The health hub will provide the space for the GPs and other 
primary healthcare needed for a growing population as well as benefitting existing residents.  

POLICIES  CLEANER, GREENER, SAFER HEALTHY ACTIVE LIVES   POLICIES
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BEST START IN LIFE    POLICIES 

AAP 13: Best start in life   

We will give all our young people the best start in life in a safe, stable and healthy environment 
where they have the opportunity to develop, make choices and feel in control of their lives and 
future. We will bring a new university and other higher and further education facilities to the Old 
Kent Road. We will continue to provide good and outstanding schools which have sports, art 
and leisure facilities which are accessible to local communities. 

Development must contribute to:
• The provision of new childcare places including nurseries; and
• The expansion of existing primary schools to provide the equivalent of 9 new forms of entry; 

and
• The provision of 2 new primary schools to provide up to a total of 6 forms of entry; and
• The expansion of secondary schools including one new 6-8 form of entry secondary school 

and one sixth form; and
• New and improved higher and further education facilities; and
• Improvement of child and youth play space at Brimmington Park, Burgess Park and Leyton 

Square.

Development of new and existing schools must: 
• Be in line with DfE Building Bulletin 103 standards and other published ESFA and Southwark 

guidance for good school design; and
• Sit well within the context and respond to the specifics of the location; and 
• Be far enough away from main roads to protect children and young people from air pollution; 

and
• Have a siting and orientation that allows the school to have architectural presence and make 

a positive contribution to the local environment; and
• Have  good sized pupil entrances that provide a sense of welcome and are located away 

from residential entrances and major traffic junctions; and
• Consider safeguarding and privacy of residential homes and school facilities; and
• Provide for flexible, well connected spaces with good light, air and a feeling of occasional 

height in internal teaching spaces; and
• Provide high-quality external space specific to the learning and development needs of pupils 

attending the school, from EYFS right through to KS4; and
• Ensure that indoor and outdoor facilities are available for community use.

Reasons
We will encourage excellent local universities, further and higher education alongside secondary school sixth 
forms and creating links between schools and businesses. These will create ambition in local children as 
these are part of their environment as they grow up. They can find local courses and secure apprenticeships 
and training. To achieve this we need to expand university, further and higher education provision, pre-school 
care, existing schools, and provide new schools. These will also be required to help those with special 
educational needs. School expansion is needed so that we can meet our statutory duty to provide enough 
school places to respond to the numbers of children moving in to Old Kent Road. New nurseries and other 
childcare are required to enable parents to work as there are an estimated additional 300 spaces required. 
Local sports and play space is important for children of all ages to enable them to develop, stay fit and have 
fun. Figure 11 shows the locations of our current schools in the local area and proposals for the location of 
new schools. 

Designing schools effectively is important to provide productive learning and playing environments as part 
of the local places. Schools are great community hubs for pupils, parents and teachers and they can create 
income for the school. Community use can build a local community presence and identity and makes local 
sports facilities accessible for local residents and workers. There is scope to develop intergenerational 
benefits from the co-location of older people’s housing with nursery schools and this is something we will 
explore with developers. 
The ability of pupils, especially in primary schools, to move freely between internal teaching areas and the 
outdoors should be maximised in design so there is a feeling of light and air. Research has shown that 
freedom of movement in schools aids teaching and learning. It is essential for children and young people of 
all ages to spend time outside. 
The Government’s Building Bulletin BB103 sets out the guidance for minimum area standards. It is important 
to meet these area standards as they are used by the Government to decide whether or not to support a free 
school or academy projects and give funding to a sponsor. 
The libraries in and around the opportunity area at Peckham, Canada Water, The Blue, New Cross and the 
new library planned for Thurlow Street provide good coverage in meeting current needs.

POLICIES  BEST START IN LIFE  
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Fig 10: Schools and Health care
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Fig 12: Old Kent Road – A part of central London 



Fig 13: Old Kent Road – A better central London




