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Eileen Conn - Written Statement for the Examination in Public (EiP) of the New Southwark Plan (NSP). 

I have lived in Peckham since 1973 and for much of that time have been active as a resident in planning 

and other neighbourhood matters.  I have co-ordinated the work of Peckham Vision and SPN (Southwark 

Planning Network) to encourage and develop systems to support others to take part. My main areas of 

concern about the soundness of the policies are informed by that community work and my own views 

from living and working in the borough. I have responded to all NSP consultations, and made 

representations on policies which appear in each Matter except SP4, in particular IP7 Community 

Involvement (SCI), SP2 Regeneration that works for all, SP5 Healthy active lives, Peckham site allocations, 

Local List, tall buildings and borough views.  

February 2021 

Matter 10 – Site Allocations                                            23 March 

Issue 13:  PECKHAM SITES 

Whether the Peckham sites are justified, effective, consistent with national policy and in general 

conformity with the London Plan. 

Relevant Policies – NSP71, NSP72, NSP 73, NSP74 

Questions 

NSP71 - Aylesham Centre and Peckham Bus Station 

10.83 Does heritage and townscape assessment of the site in the Peckham and Nunhead Area Action 

Plan (PNAAP 26), which concluded that development of up to 20 storeys could be appropriate in 

this location remain valid in justifying the NSP approach to tall buildings on this site? 

Contrary to the Council’s statement that “The principle of tall buildings was established by the 

adopted Peckham and Nunhead AAP which has undergone public examination... Both the 

Peckham and Nunhead AAP and the NSP have been consulted on extensively” the tall 

buildings policy in Peckham has been objected to by thousands once it first became known 

locally. The principle could not be discussed at the PNAAP in 2013 because the Planning 

Inspector ruled it outside the EiP remit. He said the principle had been established in the Core 

Strategy in 2010. No one from Peckham was aware of that. The first consultation document 

that mentioned them was the PNAAP submission version before the EiP in 2012.   

 

I hope that by reporting this at this EiP into the New Southwark Plan some action can be 

taken to end the Planning Department claiming or implying that there was extensive 

consultation on the tall buildings policy in the PNAAP consultations. There have been two 

petitions against the tall building on the Aylesham site – one in 2015 by Peckham Vision 

gathered online and paper signatures of nearly 8000. The second in 2017 by Peckham 

Citizens gathered over 5000. 

 
10.84 Is it necessary for plan soundness in respect of the NSP71 allocation that the view (undefined) 

from the Bussey Building is protected?  Is the policy justified and effective in its guidance on the 

approach to tall buildings and the Bussey Building?  

The view should be defined in the NSP as a panoramic townscape view, not of a particular 

building, but a rare view of London across the wide flat flood plain. It is itself a historic view 

written about by Daniel Defoe as one of the fairest views in the British Isles. This view is now 

available to us again through the important viewing locations which have emerged as part of 

the self regenerated economy over the last 13 years – Franks Café, Peckham Levels and the 

Bussey Building.  

 

The approach to the location of tall buildings seems to be non compliant with Policy D of the 

London Plan and so unsound. This states: 

B2) Any such locations and appropriate tall building heights should be identified on 

 maps in Development Plans. 

Tall buildings in Peckham do not appear on the NSP tall buildings map.  
 

----------------------------------------------------------------------------------------------------------------------------- 
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NSP72 - Blackpool Road Business Park 

10.85 Is the Policy for NSP72 effective in enabling the site to come forward in a comprehensive and 

viable form?  

No I do not consider that NSP72 provides an effective way of ensuring the comprehensive and 

viable development of the site. 

My areas of concern for this site were set out in my representations in the October 2020 

consultation and remain a concern about the soundness of the policy because it is not 

justified or effective.  In summary, my concerns include the protection of the Victorian 

industrial factory building, the allocation of land between housing and employment space, 

about housing density, provision for green space, and the impact on the surrounding area. 

I wish to add three points of detail to my representations in October 2020: 

 I referred to the community work that we have done over the last few years through 

Peckham Vision with people living and working in that area. A summary of the results of 

that work for the retention of the Old Mill Building in the plan is contained in the Written 

Statement from Paula Orr on Matter 10, Issue 13, Q 10.83.    

 Responses on appropriate uses for the building covered all the kinds of activities important 

in a local neighbourhood for local people such as community events, training, cultural 

events, young people’s activities. The responses also contributed to the information 

Peckham Vision collected about the Council’s development proposals and wider issues in 

the area surrounding Blackpool Road, and which informed our individual representations. 

 My previous representations said that the Building should be protected by being named in 

the site description as needing to be retained. In addition it should say that its setting 

should be enhanced. 

The main commercial business on site (Graftons, owners of Buildbase) has also said the plan 

was unsound and asked for a SOCG (Statement of Common Ground). I therefore asked if I 

could also have a SOCG process. The Council have agreed and arrangements for a SOCG are 

to be made.  

We will be raising all the issues set out in my representations last October, including in the 

light of the representations by Graftons, to see if any of them give scope for a SOCG, and 

thus identifying the remaining issues for discussion at the Hearing on 23 March. If we cannot 

come to agreement on the justified and effective description for the development on this site, 

my preferred option is to remove it from the NSP for further work with the local stakeholders, 

both residents and businesses. This now seems feasible as the NSP will be updated each year 

and the allocation can be adopted when it has been devised on an informed basis by the 

various stakeholders who have now come together though the NSP EiP process. 

 

---------------------------------------------------------------------------------------------------------------------------- 

NSP73 – Land Between the Railway Arches (East of Rye Lane) 

10.86 Would the Policy for NSP73 facilitate effective and deliverable regeneration of this site?  Is there 

a realistic potential for the site to accommodate residential development as part of a mix of 

uses? 
 

Yes, the NSP policy is sound for this site in requiring town centre uses and ruling out 

residential uses. It is capable of being delivered and has been part of the Council’s accepted 

plans for this site for several years. It is not a recent plan but one which has evolved as part 

of the growth of the new leisure economy that has developed organically in this central area 

of Rye Lane around Peckham Rye station. These plans have been publically known for many 

years and available to prospective purchasers of the land from Network Rail. The proposals 

made by the new owners in their comments on the NSP submission version in October 2020 

are wholly incompatible with the local economy as it has now developed. An outline of the 

background to the new economy in this location NSP 73 in central Rye Lane is outlined below 
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to illustrate the significance of it to Peckham and to show that residential uses on site NSP73 

are not compatible and not acceptable. Residential use for this NSP73 site is not part of the 

housing plan for the borough 

 

BACKGROUND 

In 2004 this site NSP73 was part of the area in the town centre provisionally designated for 

uses related to a proposed cross river tram depot. Two other sites now allocated in the NSP 

were sites allocated for the tram depot. They are the Bussey Building, Copeland Park and 

Bournemouth Road now site NSP74, and a large adjacent site to the east, now site NSP72 

Blackpool Rd. Peckham Vision, as a community action group, grew from the local campaign to 

demonstrate that the tram depot was the wrong use for this land.  In 2008 we created an 

outline map of the area around this central part of Rye Lane showing how they fitted together 

in an integrated way as a self regenerating cultural quarter. This map is shown below in figure 

1.  

 

 

 
Fig 1. Land between the railway arches is number 11 in the Key. The map is from 2013. 

 

In 2009, the plan for the cross river tram depot to be sited in this central part of Rye Lane 

was accepted by the Cross River Tram Partnership as the wrong site. Thereafter Copeland 

Park and the Bussey Building continued to develop unhindered by blight from the 

redevelopment plans and have now become the heart of the cultural quarter in Rye Lane. The 

PNAAP consultations which had begun in 2006 continued, adopting many of the ideas 

underlying the alternative plan for central Rye Lane that we had offered in place of the tram 

depot.  

 

In 2013, this was examined in the EiP in 2013. The Inspector agreed with our case that the 

Bussey Building should be protected from redevelopment for housing. He also agreed that the 

multi storey car park to the immediate north of site NSP73, and the Arches Studios, an 

artisans’ enclave in the western end of the land between the railway arches behind Peckham 

Rye station, should be removed as sites for redevelopment. We argued successfully that both 

of them were capable of contributing significantly to the self regeneration that was evolving 

organically in that area.  

 

In 2014 the Council and Network Rail came forward with proposals to demolish the 

commercial buildings around the station building on the west side of Rye Lane, opposite to 

site NSP73, and build residential blocks of 4-7 storeys in height. This was contrary to the local 

discussions that had taken place for several years to take forward the PNAAP plan to open up 

the space in front of the station to recreate a square, an idea promoted by local people from 

2007, and which had been agreed by the Council in the PNAAP. The new plan of demolition 
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and new tall residential blocks was rejected overwhelmingly by the community. The Council 

and Network Rail abandoned the idea of large residential blocks and permission was granted 

to recreate the square without them. That scheme is now being implemented, and likely to be 

completed by 2023.  

 

In 2015, 133 Rye Lane was sold to new owners who applied for planning permission to turn 

the upper floors into residential. The building is at the entrance from Rye Lane to the Bussey 

Building and Copeland Park. The businesses in that area, thousands of their customers and 

local people strongly opposed this plan as it would have been incompatible with the small 

business economy now firmly rooted around it. The Council brokered discussion between the 

new owners and the community with the help of Peckham Vision. As a result the owners 

changed their plans from residential to create workspaces and business premises in 133 Rye 

Lane.  That has now been implemented. 

 

In 2015 a new local community project emerged to take forward part of the Peckham Vision 

idea of green paths on either side of the railway line next to the Bussey building, which can 

be seen on the 2013 version of the map in figure 1. This took the idea further to extend the 

path on the former coal line to Queen’s Road station, and became known as the Peckham 

Coal Line. This is now shown in the NSP as a Low Line Walking route from Rye Lane through 

site NSP73 going east. This project is being implemented in stages along the whole line 

between the two rail stations. The Peckham Coal Line plans for the land between the railway 

arches on this site are not compatible with the new housing proposals.   

  

In 2017, the Council planned to re-designate the multi storey car park, adjacent to NSP73 to 

the north, for demolition and redevelopment for housing in the New Southwark Plan. Peckham 

Vision’s community campaign to enable it to take part in the local self regeneration 

demonstrated large widespread support and the Council removed the site from the NSP 

submission version. The whole building is now converted for small business and enterprises in 

the leisure economy and related activities. 

 

In 2018 and in 2019 Peckham was named as ‘the world’s eleventh coolest neighbourhood in 

the Time Out Index’. This was a reflection of the success in the local economy of the new 

leisure destination that has developed on these sites in the area around Peckham Rye station, 

and the interaction of that with other parts of the economy throughout Peckham. 

 

CONCLUSION 

It has been widely accepted for years now that new housing is not appropriate for this part of 

the town centre. Local people strongly support the businesses, and the Council’s NSP 

allocation, and would oppose plans to develop it for housing.  

 
------------------------------------------------------------------------------------------------------------------------------ 

 

Eileen Conn MA (Oxon) MBE 

Woman of Influence for 2020 - The Planner 
Southwark News - https://bit.ly/2zUoHtD 
Peckham Vision co-ordinator and SPN co-ordination 
https://www.peckhamvision.org 
https://www.peckhamvision.org/wiki/Southwark_Planning_Network 
@peckhamvision - twitter, Facebook & Instagram 

 

 

https://bit.ly/2zUoHtD
https://www.peckhamvision.org/
https://www.peckhamvision.org/wiki/Southwark_Planning_Network

