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Joint response by London Borough of Southwark and Transport for London 
 

Examination of the New Southwark Plan 
 

Inspectors’ Matters, Issues and Questions 
 
Matter 2 – The Spatial Strategy and Area Visions 
 
Issue 1  
 
Whether the Plan’s Spatial Strategy and Area Visions have been positively prepared and 
whether they are  justified, effective, consistent with national policy and in general conformity 
with the London Plan.  
 
Relevant Policies – SP1a, SP1b, SP2 and AV.01 – AV.16 
 
Policy AV.13 – Old Kent Road Area Vision  
 
Question 2.15 
 
Table 3 in Annex 2 of the NSP shows that a significant number of planning 
permissions have been granted on parts of allocated sites in the Old Kent Road 
Opportunity Area and a number of those sites are now under construction.  What are 
the respective roles of the NSP and Old Kent Road Area Action Plan in co-ordinating 
growth at this strategic location for London and this is suitably clear in the NSP?  In 
terms of phasing linked to the proposed Bakerloo Line Extension and improvements 
to the wider transport network capacity, how much of the quantum in a ‘phase 1’ for 
Old Kent Road has already been approved?  Is there flexibility for ‘phase 2’ 
sites/capacity were the proposed Bakerloo Line Extension delayed?   
 

1. The response to this question is submitted jointly by Southwark Council and 
Transport for London.  
 

2. The NSP sets out the strategic requirements for the phasing plan within the Old Kent 
Road Area Vision. Both Southwark Council and TfL consider this to be a justified 
approach in supporting the effective delivery of development that conforms with 
Policy T3D of the Publication London Plan, which states that development plans 
should give particular priority to securing and supporting the delivery of a number of 
strategic projects including the Bakerloo line extension (BLE) which is included in the 
list of public transport schemes in Table 10.1. The wording for the Old Kent Road 
Area Vision was agreed with the Mayor in the Statement of Common Ground 
(SCG13): 

 
‘Development will be phased based on the commitment and delivery of the Bakerloo 
Line extension. It is anticipated around 9,500 homes will be committed in Phase 1 
(2018-2023) alongside enhancements to the existing public transport network prior to 
the confirmation of the letting of the construction contract for the Bakerloo Line 
extension. The remaining 10,500 will be committed for Phase 2 (2023-2027) and will 
be subject to agreement between Southwark Council, the Greater London Authority 
and Transport for London relating to the status of transport improvements. A detailed 
phasing plan is included in the New Southwark Plan Infrastructure Plan and in the 
Old Kent Road Area Action Plan.’ 

 
3. The full information on phasing is provided in Appendix 3 of EIP82 NSP Site 

Allocations Methodology Paper (updated from the Infrastructure Plan referred to). 
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The position is agreed between Southwark Council and the Mayor of London and 
contains information on planning applications correct at July 2020. The latest 
(December 2020) draft of the Old Kent Road AAP includes the phasing plan at Policy 
AAP2 which states that delivery will be phased based on the commitment and 
delivery of the Bakerloo Line extension. The reasons, timeline and maps 
accompanying Policy AAP2 set out the strategy in more detail.  
 

4. The BLE remains a priority for Southwark Council, TfL and the Mayor. Whilst the 
coronavirus pandemic and resultant loss of fares has impacted TfL’s wider finances 
and introduced greater uncertainty into the BLE programme, TfL is continuing to 
promote the scheme, with the immediate priority of securing statutory safeguarding of 
the route and surface sites between Lambeth North and Lewisham. TfL continue to 
have discussions with the Government about the funding for the scheme, whilst 
being realistic about the level of funding London could contribute through the Mayoral 
Community Infrastructure Levy and other localised levies. While there may be delays 
due to Covid 19, that the project is recognised as a priority for TfL is demonstrated by 
its inclusion in the TfL Financial Sustainability Plan (January 2021) (EIP138). In 
December 2020 the Secretary of State for Transport indicated his support to make 
statutory safeguarding directions for the BLE by March 2021. This is supported and 
welcomed by both TfL and Southwark Council 
 

5. It is acknowledged within the draft Old Kent Road AAP that the project timeline may 
be delayed because of COVID-19. However, the Mayor, TFL, Lewisham and 
Southwark Councils remain strongly committed to the BLE. As the scheme is further 
developed, with the intention of submitting a Transport & Works Act Order 
application, the transport modelling that underpins the phasing will be reviewed and 
updated.   
 

6. TfL is endeavouring to deliver the project as soon as possible.  TfL continues to 
develop the Bakerloo line extension (BLE) in accordance with the TfL Business Plan 
(Dec 2019) and as set out in the Mayor’s Transport Strategy (2018). Whilst the 
coronavirus pandemic and resultant loss of fares has impacted TfL’s wider finances 
and introduced uncertainty into the BLE programme, TfL is continuing work on the 
scheme and the current priority is to secure statutory safeguarding of the route and 
surface sites between Lambeth North and Lewisham. 
 

7. Both the NSP and the Old Kent Road AAP are important to secure the delivery of the 
BLE and to manage development based on the agreed timeline for phasing, and this 
is appropriately reflected in the NSP Old Kent Road Area Vision and the AAP Policy 
AAP2. As the status of planning applications change, and the delivery and funding 
timelines of the BLE are monitored, it is important that the council and TfL keep the 
phasing situation under constant review.  
 

8. TfL/GLA and Southwark Council have agreed a two phase development strategy, the 
first comprising 9,500 homes that could be supported by enhancements to the 
existing public transport network and by improvements to walking and cycling 
infrastructure in advance of the delivery of the BLE. This agreement is set out in the 
letters between the Deputy Mayor for Planning Regeneration and Skills and the 
Leader of Southwark Council (EIP79).  
 

9. A capacity study was undertaken in 2016 which assessed the uplift in demand on 
public transport from different development scenarios. The study fed into the decision 
regarding the current cap of 9,500 new homes.  
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10. The Phase 1 sites will be subject to standard 3 year consents and should enable 
place making to begin in advance of the BLE’s completion. The second phase 
schemes would be subject to a Grampian agreement within the s106 that would have 
a three way sign off between the GLA/TfL and LB Southwark. These Grampians 
would fall away on the signing of the contract for the construction of the BLE. 
 

11. In order to encourage investment in the development of second phase schemes 
planning permissions would be granted for 6 years or longer periods. There would be 
an annual review of both the grant of planning permissions and the implementation of 
schemes to confirm progress against the phasing arrangements. If schemes from 
Phase 1 had not been implemented and their consents lapsed there would be an 
opportunity to review the order in which development comes forward and Phase 2 
schemes may at that point be moved to Phase 1. This would give some flexibility and 
robustness and would only be done with GLA and TFL agreement. 
 

12. The second phase comprises primarily larger sites in the ownership of pension and 
investment funds or the council. Most of the sites have leases with current occupiers 
that last until the mid 2020’s and beyond. 
 

13. The council is committed to achieving the highest quality of place making whilst 
recognising the opportunities and constraints arising from the BLE.  The phasing 
would achieve that aim by initially concentrating development in the core of the area 
and thereby helping to establish the two new district town centre designations for Old 
Kent Road. Additionally development will come forward in the Hatcham Road/Ilderton 
Road areas which benefits from proximity to the existing South Bermondsey station 
and the potential Surrey Canal station and the area closer to Queens Road Peckham 
station.  
 

14. Development will also come forward along the western alignment of the proposed 
linear park delivering a key strategic open space connection to Burgess Park. The 
phasing plan is based on both deliverability (related to lease arrangements) and 
sound place making principles whilst taking account of the BLE.  
 

15. SCG13 Statement of Common Ground with TFL outlined the following agreements: 
 
Agreements:  

• Both parties agree to continue cooperating with the GLA and Lewisham to promote 
the delivery of the BLE.  

• Both parties are committed to keeping the consented delivery figures and the 
information on progress towards consents up to date. 

• Both parties agree to the phasing plan outlined above in principle.  
• Both parties agree to exploring options to improve bus services and infrastructure 

including for better rail/tube connectivity and, where necessary to address any 
disruption caused to travel during the implementation of the BLE as far as reasonably 
practicable.  

 
16. In line with the commitment of keeping consented delivery figures up to date, 

Southwark, TfL and the GLA meet every 6 weeks to discuss and update on all 
current schemes for the sites in the area that have been granted planning permission 
or where a resolution to grant permission has been made. EIP82 outlines that as of 
July 2020 the council had resolved to grant or granted permission for 7,893 homes 
on Phase 1 sites. The sites are shown on the maps and charts in Appendix 3 and 
also for individual site allocations in Appendix 2 of document EIP82.  
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17. The latest update of the applications chart is submitted as EIP151. As of January 
2021 the council has resolved to grant or granted permission for 8,057 homes on 
Phase 1 sites, of which 711 are under construction. In addition there are live 
applications for a further 325 homes. One scheme of 105 homes has been refused 
but is still currently counted within the Phase 1 total. 1,126 total additional homes 
remain to come forward in applications before the 9,500 cap is reached. The phasing 
map in the Old Kent Road AAP Policy AAP2 and in more detail in EIP82 Appendix 3 
gives a visual representation of the sites expected to come forward in Phase 1 and 
Phase 2 respectively. This is based on the place-making principles highlighted 
above, knowledge and discussions with landowners about likelihood of delivery and 
longer term lease arrangements.  
 

18. The cap of 9,500 homes is based on a TfL public transport capacity assessment of 
existing and confirmed new capacity, which is predominantly bus based but also 
includes South Bermondsey and Queens Road Peckham stations which are on the 
periphery of the area.  It assumes significant improvements to bus services in or 
serving the AAP area and what are acknowledged to be challenging requirements for 
bus infrastructure without which this quantum of capacity cannot be delivered. It also 
factors in the potential frequency increase of the East London Line to 20 trains per 
hour and a new station at Surrey Canal (just over the border in Lewisham). Whilst the 
improvements to the East London Line would benefit from full funding through the 
Housing Infrastructure Fund subject to fulfilment of conditions which will be confirmed 
late this year, to enable the bus improvements to be delivered developers in the OKR 
area are required to make s106 contributions of £2,700 per residential unit which are 
expected to cover the full costs of services for the first 5 years, after which TfL would 
take over funding. In addition supporting bus infrastructure improvements including 
bus priority on OKR and borough highway are essential and are being secured 
through s106 and s278 agreements and other sources alongside delivery of a 
network of walking and cycling routes. 
 

19. In terms of flexibility should the BLE be delayed, Phase 1 sites will be kept under 
review and where permissions have lapsed or the prospect of early development in 
accordance with place making principles no longer exists they will be removed from 
the list to allow other Phase 2 sites to come forward.  
 

20. Additionally Southwark and TfL have recently commissioned a further review of 
current and future public transport capacity which serving the area (and that adjacent 
in Lewisham which would rely upon the same public transport) and other 
improvements capable of being funded and introduced ahead of BLE. This has been 
commissioned in order to keep the evidence base relating to transport capacity up to 
date.  
 

21. In the event that this demonstrates it is possible to deliver capacity for more than 
9,500 homes in the OKR area without BLE and the necessary infrastructure can be 
provided then sites can be transferred from phase 2 to phase 1 and/or the 
opportunity taken to allow development of windfall sites not previously identified but 
which contribute to the achievement of the place making and other objectives of the 
NSP and AAP. Pre BLE public transport capacity will be kept under review as with 
the progress of the delivery of homes.  
 

22. Some sites in the current phasing plan have been excluded from being counted in 
Phase 1 as they are within reasonable walking distance (960m) of Elephant and 
Castle and thus have access to the wide range of public transport services there and 
the capacity which exists thereon. The outcomes of the new transport study may 
introduce further flexibility for Phase 2 sites in the future, or allow windfall sites on the 
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periphery of the Opportunity Area to come forward if they were supported by other 
main bus routes with sufficient capacity. The commitment to further assessment and 
continued review of the phasing plan ensures this is consistently kept under review 
based on appropriate transport capacity and ensures sufficient flexibility.  


