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Matter 10
Issue 12
Whether the Old Kent Road sites are justified, effective, consistent 
with national policy and in general conformity with the London Plan.

Both the NPPF and LP indicate the importance of creating places that are safe, secure and attractive; 
where the built form, massing and height of the development is appropriate for the surrounding context 
and demonstrates consideration for the impact on the significance of designated heritage assets. 
Developments should enhance local context by delivering buildings and spaces that positively respond 
to local distinctiveness and allow upward extensions where the development would be consistent with 
the prevailing height and form of neighbouring properties and the overall street scene.

Below are a few examples of the proposed developments along the Old Kent Road which do not conform 
to the above requirements. The images are taken from planning documents submitted to Southwark 
Council showing before and after images for accumulated developments.

Old Kent Road (looking west)

The character and function of high streets 
within town centres should be promoted and 
enhanced.  Is this successful?

Glengall Road Conservation area

Is this sympathetic to local character and 
history, including the surrounding built 
environment and landscape setting?



Old Kent Road developments from 
north London

Old Kent Road looking east  
(post development)

Burgess Park

Glengall Road, Latona Road and Old Kent Road  
(post developments)

The function of the 
base should be to frame 
the public realm and 
streetscape, articulate 
entrances, and help 
create an attractive 
and lively public realm 
which provides a safe, 
inclusive, interesting, and 
comfortable pedestrian 
experience. The base 
should integrate with 
the street frontage of 
adjacent buildings, and, 
where appropriate, enable 
the building to transition 
down in height. (LP.)

Will this building be 
successful?



Historic England wrote to the Planning and Transport department of Southwark Council about 
developments on the Old Kent Road. Their advice was that the proposed masterplan would result in a 
major change to the surrounding townscape, which Historic England considered would have a harmful 
impact on the setting of a multitude of heritage assets. In spite of this, proposals were passed, and it 
would seem that there was little consideration of heritage in any of the approved developments along 
the Old Kent Road despite Historic England’s repeated warnings that there would be a cumulative 
harmful effect. 

Historic England have pointed out that these towers along the Old Kent Road are a dominant intrusion 
on the skyline, since they rise substantially above the existing trees and roofline, undermining the 
qualities of the conservation areas and views from Burgess Park, detracting from the historic streetscape 
and causing harm to the character of the Conservation Areas and the setting of the Grade II listed 

Rotherhithe New Road / Verney Road

Will this development create places that 
are safe, inclusive and accessible and which 
promote health and well-being?

Applicants should work closely with those 
affected by their proposals to evolve 
designs that take account of the views of the 
community. Did they?

St James’s Road



almshouse buildings. Views of the Shard are going to be obscured as well as views of St Paul’s from north 
London.

Southwark Council has called its tall buildings scheme for the Old Kent Road -- Stations and Crossings. 
This translates as ‘Tier One’ tall buildings (over 20 storeys) to be allowed at principal crossings, ‘Tier 
Two’ buildings (between 16 to 20 storeys) to be placed at key junctions, and ‘Tier Three’ buildings (up 
to 15 storeys) to act as markers within the street scene at corners and junctions. This sounds as if tall 
buildings will be acceptable on all roads, with no concern for the impact on heritage assets, the overall 
environmental impact or provision of restrictions on developers. 

Some of the proposed housing developments on the Old Kent Road sites will compromise the efficient 
function of SIL and LSIL 7-day/24-hour access and operational requirements by trying to integrate 
industrial uses with large quantities of housing. Southwark wants to build 20,000 units although the 
London Plan proposes 12,000 homes. In spite of positing building housing in or near SIL/LSIL in the 
London Plan, the diagram provided only shows housing in separate blocks, or in mixed use with small 
amounts of commercial or business space not with industrial uses. 

NSP 55: Mandela Way

The proposal will not complement local character and existing heritage assets as it will overshadow the 
proposed park and will appear above the Old Kent Road heritage buildings.

Residential development adjacent to SILs should be designed to ensure that existing or potential 
industrial activities in SIL are not compromised or curtailed. The majority of land in SILs should be 
retained and intensified for the industrial-type functions. This is going to be in serious conflict with 
providing the suggested housing and appropriate environment in this  area.

NSP 63: Land bounded by Glengall Road, Latona Road and Old Kent Road

Not complementing local character and existing heritage assets

Residential development adjacent to SILs should be designed to ensure that existing or potential 
industrial activities in SIL are not compromised or curtailed. The majority of land in SILs should be 
retained and intensified for the industrial-type functions. This is going to be in serious conflict with 
providing the suggested housing and appropriate environment in this  area.

NSP 67: Hatcham Road and Penarth Street and Ilderton Road

Lacks a strong neighbourhood centre, with easy pedestrian and cycle connections, active street 
frontages with shops, green infrastructure and adequate play and sport provision.

Residential development adjacent to SILs should be designed to ensure that existing or potential 
industrial activities in SIL are not compromised or curtailed. The majority of land in SILs should be 
retained and intensified for the industrial-type functions. This is going to be in serious conflict with 
providing the suggested housing and appropriate environment in this  area.


