
 

 

wsp.com  

 

FAO Jacqueline Christie 
 
Sent via email to: 
EIP.programme.officer@southwark.gov.uk  
 

29 January 2021  

Dear Jacqueline, 

WRITTEN HEARING STATEMENT IN RESPONSE TO MATTER 10 OF THE INSPECTOR’S 

MATTERS, ISSUES AND QUESTIONS TO THE SUBMITTED NEW SOUTHWARK PLAN, ON 

BEHALF OF APEX CAPITAL PARTNERS LTD. 

We write on behalf of our client, Apex Capital Partners Ltd., in response to Matter 10 (‘Site 
Allocations’) of the Inspector’s Matters, Issues and Questions (‘MIQs’) on the submitted New 
Southwark Plan (‘NSP’), which were issued in December 2020.   

This Statement relates to our previously submitted representations to the Proposed Changes to the 
Submitted New Southwark Plan consultation (August to October 2020).   

The site within our client’s ownership, 310-330 St James’s Road, is identified for new residential-
led mixed use development within the Draft New Southwark Plan, within the Old Kent Road 
Opportunity Area (“OA”) (Site ref. NSP64).  Preparation of a planning application is currently 
underway for the development of the site to come forward within the next three years. 

APEX CAPITAL PARTNERS LTD. RESPONSE TO MATTER 10  

As a sustainable site within an identified regeneration area, our client supports the proposed 
allocation of the site in the New Southwark Plan.  However, in consideration of the tests of 
soundness, we respond to the Inspector’s MIQs in relation to Matter 10, Issue 12, as follows. 

Issue 12 - Whether the Old Kent Road sites are justified, effective, consistent with national 
policy and in general conformity with the London Plan.  

NSP64 - Marlborough Grove and St James’s Road 

Question: Are the policy requirements for the site justified and can the site effectively and 
viably deliver retained employment floorspace together with an indicative capacity for 1,000 
–  1,200 homes? 

We support the inclusion of 310-330 St James’s Road within the draft site allocation NSP64: 
Marlborough Grove and St James’s Road.  The development of 310-330 St James’s Road offers 
an opportunity to delivery high quality residential-led development of circa 200 homes and new 
employment floorspace on site which is proposed for allocation in the New Southwark Plan. 
However, given that 310-330 St James’s Road can come forward on its own within the next few 
years, this should be split out and included as its own site allocation.  

The designation of 330 St James’s Road, along with part of the old Japan Factory building, as 
‘Buildings of Townscape Merit’ within the draft policy allocation, cannot be justified, as there does 
not appear to be any reasoning for this designation through the preparation of a suitable evidence 
base.  There is no explanation given within the draft Old Kent Road Area Action Plan (‘OKR AAP’) 
(December 2020) or the Heritage SPD (December 2020) of why the buildings have been 
categorised as such.   

A statement provided by Heritage consultants KM Heritage is appended to this representation and 
concludes that the building at 330 St James’s Road is not of sufficient quality to be deemed a 
heritage asset, given its modern construction and unremarkable architectural form.  In addition, it is 
entirely hidden from the public realm, and it has been extended, modified, re-roofed, some 
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windows blocked, others replaced – all of which has impacted its physical integrity and any 
meaningful contribution to townscape character and the aspirations of high-quality regeneration of 
the area.   

Therefore, these classification of these buildings as Buildings of Townscape Merit should be 
deleted from the site allocation.  Our heritage consultant’s assessment confirms that 330 St 
James’s Road has no heritage value and it does not meet the criteria for a non-designated heritage 
asset and does not merit protection under Paragraph 197 of the NPPF.  

The approach to tall buildings which is set out in the site allocation is also not justified, as it does 
not provide any details of locations where ‘taller’ buildings will be acceptable within the allocation 
subject to consideration of impacts listed, with reference to an available evidence base. The policy 
should be amended to provide a definition of ‘taller’ buildings, as it is not clearly defined, and it 
should be made clear that these will be considered subject to the ability to demonstrate through a 
planning application that a building of this height could be acceptable in terms of townscape and 
visual and heritage impact.   

The emerging OKR AAP shows a building of 38 storeys immediately to the rear of our client’s site 
on the Six Bridges Trading Estate.  Being planned to the west of this tower are three stepped 
towers of 14, 12 and 8 storeys with heights ascending towards Old Kent Road (north to south) and 
stepping up from St. James’s Road (east to west).  Based on the existing and emerging site 
context within the Old Kent Road masterplan area, there is clear potential for a tall building of over 
30 metres at 310-330 St James’s Road.    

The ‘Site Requirements’ should be updated to refer to the new Class E, replacing references to 
use classes A, D and B class uses, in accordance with the recent update to the Use Classes 
Order.  

CONCLUSION 

We trust that this Statement will be taken into consideration by the Inspector at the Hearing 
session for Matter 10 during the Examination of the New Southwark Plan. 

If you have any questions relating to the above, please do not hesitate to contact myself, or my 
colleague Rosanna Cohen.  

Yours sincerely, 

 
 

 

Sean McGrath 
 

   

cc: Apex Capital Partners Ltd.  
 
Enc.Heritage Note on 310-330 St James’s Road, KM Heritage   
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310-330 St James’s Road 

1 The site lies to the west of St James’s Road, at its southern end near the junction with Old 
Kent Road.   The road was laid out in c.1871 as that part of Bermondsey was developed.  
Whilst the western side of the road is of mixed character with industrial and residential 
housing, the eastern side comprises a large late 20th century housing estate.  

Background – Evolution of Old Kent Road 

Bermondsey and Old Kent Road 

2 The Old Kent Road is of Roman foundation and is thus one of the oldest streets in London. 
It was and remains a main thoroughfare linking the City with the south coast.  A busy 
commercial highway it was, from Medieval times, lined with inns and commercial traders 
whilst its Bermondsey hinterland, in common with most of London’s inner suburbs, 
remained fields, market gardens and marshland until the middle of the 19th century.  

3 The early 19th century brought two great harbingers of change; firstly, the Grand Surrey 
Canal (built 1801-11) which linked to The Grand Surrey Outer and Inner Docks on the 
Thames and then, in 1836, the new London to Greenwich Railway which opened its first 
station in Bermondsey. The introduction of these two new technologies enabled the Old 
Kent Road area to flourish as never before. 

4 The green fields through which the canal ran were soon covered by factories and small 
workshops eager to take advantage of the novel and efficient transportation system 
afforded by the network. Alongside the canal a range of industries, many noxious, including 
lime burning, leather working and refuse collection flourished.  

5 These, coupled with the dominating coal-burning gas works of the South Metropolitan Gas 
Company (1833), meant that that by the middle of the 19th century, the south Bermondsey 
and Old Kent Road area was characterised by dirt, noise and eventually poverty. A 
reputation it maintains to this day. 

6 By the 1920s Bermondsey had reached maturity in terms of both its built environment and 
commercial development. Every open space that could be built upon had been. Millwall 
Football Club’s new 1910 ground ‘The Den’ was squeezed in between the tracks of the East 
London and Brighton railway lines. The only open spaces that remained were those around 
the extensive network of railway sidings, the Metropolitan Gas site, Deptford Park and 
Southwark Park to the north. 

7 For 100 years from the late 19th century until the economic slump of the 1970s, the Old 
Kent Road was a major centre for shopping and entertainment; home to theatres, cinemas 
and numerous public houses all along its 3km length. 
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8 Bermondsey was badly affected by bombing during the Second World War (1939-42), 
especially during the Blitz of 1940-41, as not only was it close to the Thames Docks but also 
to the strategic target of London Bridge Railway Station and its tracks. 

9 Bermondsey’s blitzed areas naturally lent themselves to redevelopment for public housing. 
The post-war push to both replace slum housing and re-house those whose homes had 
been bombed during the Blitz resulted in a new style of mixed and high-rise housing 
provision along Old Kent Road and surrounding area. 

10 By 1951, the population of Bermondsey had plummeted to a mere 60,640 having been 
111,542 in 1931. In part this was because of loss of housing stock, relocation and disruption 
caused by the War but also because the light industry upon which many inner city working 
class neighbourhoods had relied was changing. In the years after the Second World War, 
Bermondsey’s industry had continued to centre on the food processing trade and local 
employment relied heavily upon this until the 1980s.   

11 A combination of the inner London docks closing - the Surrey Docks closed to river traffic in 
1970 - and modern manufacturing methods needing larger premises meant that these 
types of industries consolidated and relocated to London’s hinterlands taking jobs with 
them. Unemployment and increasing poverty became the norm in these erstwhile 
manufacturing areas. 

12 After the Surrey Canal was closed and filled-in in the early 1970s, its hinterlands of 
warehouses and small factories stood increasingly empty and derelict. It is estimated that 
half of the manufacturing jobs in Southwark were lost in the period from 1971 to 1986 
leaving large areas of derelict brown-field sites. 

13 The Old Kent Road experienced a slow decline throughout the recession hit 1970s and 
1980s experiencing the loss of many local shops, social clubs, pubs, cinemas and 
recreational centres which closed because of loss of trade and in 1981 the Bricklayers Arms 
goods depot closed leading to more job losses and dereliction.  

14 A programme of demolition all along the Old Kent Road replaced formerly grand Victorian 
terraces with large retail and industrial parks set far back from the street frontage, housing 
chain stores in low-rise sheds of the type more usually seen in ‘Out of Town’ developments. 
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St James’s Road 

15 The southern end of St James’s Road forms part of the urban landscape that has been 
characterised as contributing to the bulkier urban grain of the area, with the Cantium Retail 
Park, comprising an Asda supermarket and other retail sheds lining the Old Kent Road just 
to the south of the site.   

16 The character of this part of the Old Kent Road area is also further distinguished by Livesey 
Place, a band of industrial buildings and the former North Peckham Civic Centre, with a 
mosaic mural depicting the history of the Old Kent Road.  

17 St James’s Road was laid out in c.1871 and developed shortly afterwards. At its southern 
end (on the western side) there are a number of industrial premises of three storeys, with 
white render facades and tile roofs that were developed in the early 20th century with other 
units of earlier date set back behind.   

18 Further to the north it is characterised by modern industrial units fronting onto the road.  
Two and three storey blocks in pale brick with deep spans.  

The site 

19 The majority of the site is made up of modern sheds of neither architectural or townscape 
value.   They are utilitarian in design and finish and provide blank and soulless elevations to 
St James’ Road. 

20 The cluster of older buildings at the south of St James’s Road include two that have been 
identified as being of townscape merit.  These reflect the evolution of light industrial 
buildings from the late 19th century through the 20th century including an old varnish and 
‘Japan’ factory, now sub-divided into small business units.  The Japan factory lies outside 
the site boundary. 

21 None of the buildings are of specific architectural merit – in their original form they were 
functional and utilitarian and have subsequently been heavily altered with, as to be 
expected, little regard for their design.  Windows and openings have been re-configured 
and blocked; roof coverings changed; elevations altered and painted. 

22 Similarly, their historic uses are now long gone and are not (and never were) represented in 
their physical form.  The spaces now provide small units for light industrial uses. 

23 We do not believe that the specifically identified building that lies within the site itself is of 
sufficient quality to warrant retention in its own right.  It is entirely hidden from the public 
realm, and as described above, it has been extended, modified, re-roofed, some windows 
blocked, others replaced – all of which has impacted its physical integrity and any 
meaningful contribution to townscape character and the aspirations of high-quality 
regeneration of the area.  However, it is recognised that it displays remnant characteristics 
of materials, form and scale that represents the character of the site context to the south.   

24 These older buildings often had a strong vertical presence creating a rhythm across their 
facades.  The use of brick, and the relationship of solid to void in some of the elevations 
root the buildings at ground level and give a strong vertical emphasis in some cases, whilst 
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the larger fenestration of other buildings provides a more horizontal form – but all work to 
a form of grid.  

25 Their yard setting also represents the historic finer- grain nature of connectivity and 
movement (and in this case, enclosure) in the area. 

26 It is these elements of the character of nearby buildings that has been incorporated into the 
emerging proposals.  The materiality, rhythms and grid form, as well as the integration of 
routes through the site – to re-introduce the finer grain of the former townscape where it 
has been lost through the more modern sheds.  

27 The podium level has been deliberately scaled to reflect a two-three storey character at 
street level, and the arched openings through to the new public spaces introduces the same 
element of ‘exploration’ that the yard currently gives.  

28 The elevations have been further broken up, architecturally, to provide variety and 
individuality – again reflecting the ad hoc character of the southern end of the site.  

29 In this way it is believed that the essence of the identified building of townscape merit has 
been incorporated and thus the more interesting elements of the townscape that they 
represent is recognised and reflected in the proposals.   

 


	857-0003_ 310-330 St James' Rd_Pre-app 200910 Addendum_Lowres
	Initial Heritage Comment Sept 2020
	N01-HA-Pre-Application Transport Matters - ISSUED 2020.09.01

