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e ur ose o  s o  e e o en  ud   s o 
e ore nd es  e r n es den ed n e dr  d en  

o d  re  on n  rs  u s ed n une 
 nd e e n  ud   es nd orr son 

n   n ore de  ross e d en  o d 
or un  e   nd s ed e surround n s  

The map on the opposite page shows the extent of the study 
area which has been considered as part of this LDS. 

The study is also an opportunity to consult with and 
o ord n e de e o er es ross e nu erous 
ndo ners  e u  e o os e s e  e er  
ndo ners re no n o e dr n  u  ro os s or s es 

n e s ud  re  ou  e  re  d eren  s es 
n e de e o en  ro ess   s n ed  de ed 

nn n  on su ss ons or ese s es ou d e 
de r or o e or  u on nd do on o  e 

AAP. This LDS will be published as an evidence base to 
underpin the emerging AAP. 

Eight landowners and their consultant teams have expressed 
n n eres  n r n  n e  o e er s rou  

represents around 20%  of the total landowners within the 
study area. The engagement and design development process 
o d e s n uded se er  or s o s nd ee n s  
ndo ners nd e r des n e s  e  s e o ders  
ou r  oun  nd o er r e  e s or n  n 
e d en  o d o or un  re  

 s n ed  s ro ess o  en e en   on nue 
with more landowners coming forward to present and discuss 
proposals for their sites. 

e es  er on o  e  s er n resen ed n s 
re or  re resen s  os on n e nd s n ended o e 
su ed s r  o  e ended   s e e ed  e 

s er n  on nue o fle  nd n e s ro os s re 
developed and new sites come forward. 

INTRODUCTION & METHOD   

e  s ud  re  s n e  ore re  nd or s  e  r  o  e ne  ur n en re se  ou  n e 
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 ra   ec 
e dr  d en  o d  re  on n  s 

rs  u s ed n une  nd es s ed  ser es o  
s r ons nd o e es or de e o en  on  e d 
en  o d n ud n    ese e een es ed nd 

re de ned s r  o  s  nd e re sed dr   e 
s r ons or e d en  o d o or un  re  re se  

out below. 

1. e  ome  Build 20,000 new homes across the 
opportunity area. New homes will be a range of size and 
type including houses to create diverse neighbourhoods. 
New homes and employment spaces will be developed 
o e er u s n  e es  nno e o o es o 

create a genuine mixed use neighbourhood. 

2. a erloo i e e e io  end e er oo ne nd 
de er ree ne  s ons on  e d en  o d  
s eed n  u  e de er  o  o es nd o s

3. Em lo me  o  a  i e e  us n e e s n  
e o en  ne or s nd e os s e s  e  
o e e d en  o d su ess u  ou e e 

nu er o  o s n e o or un  re  nd n re se e 
range of employment space available including retail, 

er s es  s ud os nd  ndus r  un s  nd 
warehousing. 

4. o  ce re  lei re a  e er ai me  Create a new 
or o n en re n  s n n  ore r e nd 

accessible environment with new entertainment and 
e sure es  ro de  r e  o  s o s n ud n  o  
nde enden  re ers  r e su er r e s nd  s ores  

5. ar  a  o e  ace  Deliver the greener belt through 
e re on o  ree ne  r s  nde   e d 

G s or s nd  ne r r  on  e rou e o  e or er 
Surrey Canal. Further open space is created to connect 
e s n  nd ne  ne our oods nd round e  nodes 
su  s s ons nd nd r  u d n s  

6. Comm i  a  c ool  nd e s n  r r  
schools, create two new primary schools and one new 
se ond r  s oo  ro d n   u  es o en 
o e der o un  ro o e e o o on 

o  nurser es nd o der eo e s o od on or 
n er ener on  o un es  

 C l re a  eri a e  ren en e den  o  e 
d en  o d s  u ur  des n on o r  ne  

re e en er r ses   un ers  nd or u ur  
r on  n e r e e d en  o d s s or  

character into new development and celebrate its 
industrial past and present. 

8. eal  a  ell ei  u d  ne  e  u  ro o n  
e  es es nd redu e r o u on o ro e e 
e e n  o  res den s  e  de e o en   e r

free and promote the use of electric commercial vehicles.

1. ANALYSIS AND DESIGN EVOLUTION   
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Historically, the Verney Road area was a mix of low 
r se res den  err es  s or s nd ndus r  uses 
concentrated along the Surrey Canal. Ruby Street School 
o ened n  nd o er ed un  e urn o  e 
Millennium. The school no longer exists and the site is now 
occupied by a metal recycling plant.  

The Surrey Canal was constructed in the early 1800’s 
nd s n  n ended o r e  ro  e es  

Rotherhithe to Mitcham in what was then Surrey. The canal 
was constructed as far as Camberwell but never got any 
ur er due o  o  und n  nd n eres  s e ondon 

do rds e e ore u r e  e n  su or ed e 
de e o en  o  n  ndus r  us nesses n  
n ud n  e er r de  se er  er rds nd s  
mills along its route. 

The canal was closed in the 1970’s, however, parts of the 
n  re s  r e e s e u r ro ds nd edes r n 

rou es  e or  o  e n  rou e s een de e o ed 
n e   nd s on  n  re o n s e ro  e 

resu n  nd ound r es  re n od  

The area to the north of the Surrey Canal is largely 
un n ed n use nd s  o er es od  s  o e on o  
ndus r  s es  e e en  o  e s or s o e sou  o  
the canal has been in decline over the last century and has 
been replaced by further industrial uses. Despite this decline, 
se er  r e s r e  su s ons re s  o ed on  

erne  o d nd nd e ree   s n ed  e 
su s ons  e re ned nd u r ded  on  Gr d o 
on nue o ee  de nd ross ou  ondon  

e  res den  u d n s re n n    e 
e e on o  e s ed err ed ouses on  n  Gro e  
These are to be retained together with the mature trees 

on  e r ound r  u ure de e o en  s ou d see  
 s e  res onse  en n es e se n  o  e 

terraced houses. 

Three gas holders remain along the eastern boundary of 
  G s o der o   s re en  een s ed due o 

s s or  nd r e ur  n eres  u  n   
was the world’s largest gas holder when built and features 
pioneering design and civil engineering, inspiring the 
development of helical and geodesic structures. 

The Astoria Cinema opened in 1930 and previously occupied the B&M Bargains site

Order Details

Site Details
Unit 101, Crown Place Apartments, 20 Varcoe Road, LONDON,
SE16 3AD

Order Number:
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National Grid Reference:
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Site Area (Ha):
Search Bu�er (m):

95229863_1_1
325022
534910, 178070
A
0.08
1000

Tel:
Fax:
Web:

0844 844 9952
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Surrey
Published 1898
Source map scale - 1:10,560
The historical maps shown were reproduced from maps predominantly held 
at the scale adopted for England, Wales and Scotland in the 1840`s. In 1854 
the 1:2,500 scale was adopted for mapping urban areas; these maps were 
used to update the 1:10,560 maps. The published date given therefore is 
often some years later than the surveyed date. Before 1938, all OS maps 
were based on the Cassini Projection, with independent surveys of a single 
county or group of counties, giving rise to signi�cant inaccuracies in outlying 
areas. In the late 1940`s, a Provisional Edition was produced, which updated 
the 1:10,560 mapping from a number of sources. The maps appear 
un�nished - with all military camps and other strategic sites removed. These 
maps were initially overprinted with the National Grid. In 1970, the �rst 
1:10,000 maps were produced using the Transverse Mercator Projection. The
revision process continued until recently, with new editions appearing every 
10 years or so for urban areas.
 
 
 
 
 
 

Historical Map - Slice A

Map Name(s) and Date(s)

Historic map showing the route of the Surrey Canal

e urre  n  us  er os n  n e s

s ed G s o der o   u  

 eri a e a  e S rre  Ca al
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These photos illustrate the current townscape character of 
the site and its immediate surroundings. 

d en  o d ounds e s e o e sou es  nd s 
r er sed    o  r e s e  o  re  nd ne 

r n r d on   s ree  err es  s ou o e n o 
the site the area is predominantly made up of industrial 
warehouses, medium scale manufacturers and storage and 
d s r u on en res  

e s e s ound o e nor   o  r se res den  
de e o en   urren  urns   o erne  o d 
re n  n n e s ree  ron e  ere s   o  
onne  rou  e s e  no n s ro  erne  ro d 
o u  s ree  nd d en  o d  

 r e r  o  e or er s or s s e s no  o u ed  
ou r s n e r ed s e n e en    
nd e d en  e  ross e e r  su s on  s re  

s den ed s s r e  ndus r  nd nd e urren  uses 
will be retained along with Gas Holder No. 13 which has been 
s ed nd n dd on  e su s on on  erne  o d  

e s e s o ed on  ro nen  un on ere  
es s o d ee s e d en  o d n n  e re  o 

o er e  s re  s een den ed n e  
as a new high density town centre. New development has 

e un o o e or rd on d en  s es on  erne  o d 
and demonstrates the scale of change from low density 
warehousing to high density mixed used development. 

s de e o en  on nues n     e or n  
o den  nd re n s or  s ru ures nd e ures  

contribute to the character of the place. This includes the 
listed terraced houses and mature trees on Canal Grove and 

e s ed s o der on e s or s s e  

 

e  s ree  s   o  r d on  err es nd  o  re  

s n  su s on o e re ned on  erne  o d 

 o ca e  O  o a  

s n  res den  s e nd r er on  erne  o d 

o en  o re re e erne  o d s n e res den   ed 
use street

s n  e u r rou es n e s e  or r e use on

s ed ouses u ed  n e s e  n ed o d en  o d 
  oor  o er oo ed edes r n n

The site is characterised predominantly by industrial uses

View of the listed gas holder from Ruby Street

s n  ondon ne rees on  n  Gro e  s 
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 Si e a  co e  a al i  a  o or i e  
n s s o  e s e n s s  on e  den ed se er  

important challenges and constraints that have been 
ddressed n e  s er n s e  s n  e 

s e s o en  o e o e  r n  ed use ur n u r er  

e e  ons r n s re  

• To retain heritage assets such as the listed terraced 
ouses nd  rees on  n  Gro e nd e s ed 

gas holder.

• o re n e e s n  su s on on  erne  o d

• To ensure all new development can be serviced on site. 
o ser e ess o e ro ded ro  d en  o d  

• o res e  e s e o  e s n  res den  de e o en  
along Verney Road.

• o n n e  e s o  e re ned s o der

• o ensure no ne  oss o  e s n  e o en  s e  

e e  o or un es re  

• o re e  ne  ne r r   onne s   n o 
ur ess r  nd ro de s er r s nd o en s es 

that enhance the pedestrian environment. 

• o ro e e u  re  on d en  o d nd 
revitalise its role as a high street serving the local 
community with a range of uses. 

• o su or  nd en n e e e s n  e o en  uses 
nd re e en er r ses  ne  nno e ed use 

typologies and upgraded dedicated industrial sites. 

• o e e e nd r e onne ons  e der 
area and other developments coming forward including 

e re on o   ne  edes r n nd e rou e r e  
o e d en  o d 

• To bring together old and new development 
n or or n  er e sse s n ud n  e err e on  

n  Gro e  e s n  ure rees nd re ned s 
holder

• o se on e e ens on o  e er oo ne o 
r   u  us nesses nd ser es o e re  

enhancing the character and value of the new urban 
quarter.

• To provide a range of community uses to support the 
growing neighbourhood. 

u r  o  e e  s e o or un  nd ons r n s 
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The site is approximately 15ha and is made up of 31 
d eren  nd o ners s  r n e n s e ro  s  
to 15,000sqm. The number and size of the land parcels 
within the site is one of the biggest challenges in securing a 
comprehensive approach to developing the site into a legible 
new neighbourhood. 

s s es o e or rd or de e o en  so e onso d on 
o  nd r e s s n  e nd e  s er n s o 
respond to this ongoing land assembly. The eight landowners 

 oo  r  n e  en e en  ro ess re den ed 
on e d en  us r on  

 a  o er i  

o on o  e ndo ners  oo  r  n e  onsu on ro ess

585-589 Old Kent Road 
Legal and General

4 Verney Road 
Co a e

15 Sandgate Street
Legal and General

6-7 Verney Road 
Argon Capital

593-613 Old Kent Road 
C ari e  ro er  

 ria le
i  Ca i al

38-40 Verney Road 
Westminster Waste

Sandgate Estate
o o  oro  o  So ar
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 e i  e ol o  

e  s er n s o n  e n  o on o  e ne r r  

The proposed masterplan presented in this LDS has been 
de e o ed n ose o or on  ndo ners nd 
their design teams and with the masterplanning teams of 
ne our n  or un  es  ree ndo ners e 

een n o ed n e  ro  e ou se   our dd on  
ndo ners o n n  r or o e se ond or s o  e d n 

o er  

e o o n  en e en  oo  e e een r   
and November 2017: 

• n n  ndo ner or s o  s e d o r n  o e er 
n eres ed s e o ders ro  e ou se  o  e ro e  
o es s  e e  s r ons  ons r n s nd ssues 

associated with each site.

• nd du  ee n s  ndo ners ere e d o 
unders nd e r  des n ro os s nd u ure s r ons

• Regular design reviews were held with the team at 
ou r  oun

• o s er nn n  or s o s ere or n sed  e 
s er nn n  e s o  ne our n  or un  es 

to bring together proposals across site boundaries.

•  se ond ndo ner or s o  s e d o er 
eed  on our or  s e  ro ressed

The following issues were discussed throughout the 
engagement process and in turn informed the design 
development of the LDS masterplan. 

• e os on nd n en  o  e ne  ne r r

• e nd ss n  round e e  un on   
es s o d nd o on o  er u d n s n e 

LDS masterplan.

• The character and hierarchy of pedestrian routes.  

• Employment and mixed use typologies including 
ndus r  uses  res den  o e

• e u r o e en  ross e r

• e o on o  o un  es n ud n   
secondary school and health hub.

The involvement of the landowners, architects and 
ou r  oun  s on r u ed o e de e o en  

o   ro us  s er n  ddresses no n en es 
nd refle s e re u re en s o  ou r  oun  nd 

nd du  ndo ners  resu n  n n s r on  ro os  
 s u n ro  e s n  s e o ders

 

e  o  e ne  o n en re e ored  e r e ur  or s o s 
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2. PROPOSED LDS MASTERPLAN

e  s er n s n o or un  o se  ou  n ous 
vision for a thriving mixed use neighbourhood and new town 
en re on  e d en  o d  e ro os s see  o u d 

on e e s n  us nesses nd s or  e ures  re n n  
the unique character of the area whilst providing new homes 
nd u  o d e e o en  s e or e ne  ener on o  
re e  ndus r  nd o er  us nesses  

e  s er n re es ne  onne ons rou  
e s e   edes r n nd n  o us n n  o e 

ro osed  u e s on on d en  o d  e ne r r  
creates a green spine through the masterplan with generous 

o e s o  reen s e  

  re   
nd e   o es   o s re er o 

end  

The development must: 

• ro de  ne  ne r r  on e n en  o  e or er 
urre  n  on nu n  rou    o ur ess 

r  e ond  

• re e ur er dd on  o en s es su  s o e  
r s nd ur n s u res  

• e e e s n  e o en  floors e  use ss  
and provide a range of employment spaces which is 
consistent with the building and land use types set out in 
the AAP. 

• e e e s n  re  s e  ss use  nd e 
ron es on e d en  o d rou  ro s on o  

re    ss use  us ness  ss use  or o un  
uses  ss use

• Provide housing.

• Provide land for a new secondary school and sixth form. 
e re se re  re u red  e on r ed n e n  

dr  o  e  n en r ed s e ou d e su e  o  
re o on s r e  or e s n  en n s nd us nesses

• Provide a new sports hall.  

• ore e o en  or  ne  e  u  on erne  

• Facilitate a new pedestrian and cycle route parallel to the 
d en  o d

• ro de  ser n  on s e

 i io

New high density
 town centre

Green route

Dedicated industrial use 
d en  o re ned su s on

Retained listed gas holder 
n ne  r  se n

Fine grain quarter adjacent 
to gas holder park

Lower scale development adjacent to 
e s n  res den  ne our ood

Listed terraces 
along Canal Grove

Ruby Street

Old Kent Road

Verney Road

Secondary

School

Health Hub

Linear Park

ro osed o on or
 s on

Verney Way

Secondary school linked to 
new sports hall in Ruby 
Triangle development

New pedestrian and cycle 
route parallel to the Old 

Kent Road

ne r r  on nues n o 
the OKR10 site

Reinforced high street

oo  or o en  o reen erne  
o d rou  r n rdens  dd on  

n n  e  
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The proposed LDS masterplan shown within the emerging context of neighbouring sites 



OLD KENT ROAD   -   LDS3    -   March 2018 16

 Scale a  ma i
The LDS masterplan tests a range of building heights that 
res ond o e e er n  r er re s nd e s n  
ond ons   de e o en  s ou d e due ons der on o 

ne our n  ro os s o n n ood e e s o  d n  
and sunlight and ensure the character of the streetscape and 
s ne re e e  e ro osed s e nd ss n  s r e  
s se  ou  on e d en  d r  nd er  e

e s e nd ss n  o  e ro osed  s er n res onds o e e s n  nd e er n  on e s

Key

Tier 1 (above 30 storeys)

Tier 2 (up to 25 storeys)

Tier 3 (10 to 16 storeys)

Overall site varying from 4 to 10 storeys
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View looking east from Old Kent Road showing the proposed scale of the LDS masterplan and relationship with emerging context on OKR10 and OKR11

A cluster of tall towers is 
proposed at the junction with 
St James’s Road, which should 
be designed to ensure views of 
the sky are possible between 
buildings. 

New development along the 
Old Kent Road should be 
predominantly 6-8 storeys 
with taller elements where  
the existing context permits. 

The scale of development along 
Verney Road is predominantly 6-8 
storeys with taller elements set 
back from the road to minimise 
the impact on existing homes to 
the north.

Buildings should maintain the 
sense of activity and enclosure 
along the Old Kent Road with 
commercial ground floors and set 
backs limited to the upper floors. 

Development surrounding 
the retained gas-holder 
should be of a suitable scale 
below the height of the gas 
holder to ensure key views 
are maintained. 

The cluster of the tallest buildings 
extends to the Ruby Triangle. The 
scale of development should step 
down to ensure a suitable setting 
for the listed terraced houses 
along Canal Grove. 

Lower scale, single volume 
warehouses create a buffer 
between existing industrial 
development and the new 
mixed use neighbourhood. 
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e  s er n se s ou  e  d eren  o o es or 
mixed use development. The typologies provide a range 
o  o er  nd res den  floors e o o od e 
or e r e  o  e s n  nd ro osed es n 

the composite site.  The masterplan also provides space 
dedicated to industrial and community uses. 

e  de e o en  us  ensure  re ro s on o  
o er  s e  n udes rd s e  ro de e 

frontage onto the street with preference given to commercial 
space and provide basements for servicing where possible. 

Key

es den

du on

or s 

e  u

er    s ree

or on  nd er   s  ndus r

er   s  o e nd s ud o

or on   ed u r e ndus r  un s

or on   s nd one ndus r  un s

ed use o o es  res den  on u er floors

n e use o o es

n nd ss n  d r s o  e ro osed r n e o  uses  e u  e ne  ed use ne our ood 



OLD KENT ROAD   -   LDS3    -   March 2018 19

Horizontal mix: stand alone industrial units
These buildings provide an opportunity for 
large units of 500sqm+ and are free from 
development above. Double or triple volume 
spaces with ceiling heights of up to 13m should 
be provided. These warehouses create a buffer 
between the exiting strategic industrial land 
and new residential development. Suitable uses 
include: Storage, distribution and depots. 

Residential 
Dedicated residential development 
meets the existing residential 
neighbourhood. 

Vertical mix: high street
New retail uses provided along the Old Kent 
Road with residential uses above. A variety of 
uses is to be provided including independent 
retailers and larger superstores to activate the 
streetscape. 

Health hub   
A new health hub is proposed to 
support the growing residential 
community.

Horizontal/Vertical mix: small industrial  
Double height spaces are provided in the centre 
of the block to accommodate light industrial 
units and studio/maker spaces with roller 
shutter style service access and podium amenity 
space provided above. Blocks are wrapped with 
two storey studio/office spaces around the 
perimeter with residential uses above. 

Education
A new secondary school is proposed 
with ancillary accommodation provided 
on adjacent sites, including a sports hall 
proposed on the Ruby Triangle. The new 
facilities will be opened to residents, 
creating a strong community focus at the 
heart of the masterplan. 

Horizontal mix: medium-large industrial
Innovative mixed use typologies provide 
medium-scale industrial uses at ground 
floor with residential development above. 
Residential development is reduced to provide 
larger column free areas at ground floor with 
residential amenity space provided above. A 
rear service yard provides access for deliveries. 

Vertical mix: small office 
Developments with smaller footprints should 
provide employment space provided at ground 
and first floor with residential uses above. 
Suitable uses include artist studios, workspace 
or community uses. 

View looking north showing the range of commercial uses on the ground and first floor and how the different uses are organised vertically 
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e  s er n see s o r on se e s ree  ne or  
nd ro de ne  edes r n nd e r or  n s 

through the site to create a legible new piece of town with 
r d on  ree ned s ree s nd e ron es   e r 

servicing strategy is created to reduce the pressure on the 
e s n  ro d ne or  s ree  ess s ro ded o 
new developments and service yards should be provided 
o ndus r  u d n s o n  o  s ree  ess or r er 

vehicles. 

The council are exploring several strategies to transform the 
e s n  ro d ne or  n o  edes r n nd e r end  
en ron en  n ud n  ne  one  e e rou es o 
facilitate wider pavements and cycle routes, and reducing the 
nu er o  un ons on o e d en  o d  

e e  des n o es re se  ou  e o  nd us r ed n e 
d en  d r

1.  ne  ne r r  s re ed n n  e s e rou  
 o ur ess r  n e es  

2. e  edes r n nd e r or  n s re re ed 
through the site to improve permeability including a new 

edes r n nd e rou e r e  o e d en  o d 
ro d n   n  ro   es s o d o e ro osed 

 s on d en  o o er  o d   

3. ess o re ned su s ons  s or s nd re n  
en re s ro ded ro  e ne  s ree  o os e e en  

r  ndus r  s e nd ro  e ons re Gro e  
will be widened to accommodate larger service vehicles. 

4. Part of Ruby Street opposite the proposed school will 
be realigned to provide a new public square next to the 
Ruby Triangle development and to provide spill out space 
from the secondary school. 

5.  s  se on o  u  ree  nd urdo  ree  s 
osed o e es o r on se e s ree  ne or  

redu n  e nu er o  un ons  d en  o d 
and improving the pedestrian experience.

6.  ne  s ree  s re ed on  e s or s ound r  o 
ensure n e s ree  se n  or ne  de e o en  on 

e en  r  ndus r  s e o e es  

7. o e ess e s ree  r n  s ou d e ro ded  
 o er r n  ro ded n se en s  r n  

s ou d e e  o  n u  nd ess o n s des ned 
to ensure the safety of pedestrians at street level.

8. n r n e o  se en  r r    ser e e 
urr s  or d s e nd e ons n ne s e
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New streets within the LDS masterplan are around 18m 
d  o o  or o  r  or ser n  nd ess  

e s ou d e ro ded or ess e s ree  r n  s 
nd s or n  r n

 u  nds n  nd enerous ree n n  
s ou d e  e  e ure o ro e r u  nd ro o e 

edes r n e e n  

e s ro ded ou s de round floor o er  un s or 
ou door se n  nd  o re e n eres  nd r er 
along new streets. 

ra i o al ree

Road

C
ar/cycle parking 

bay and trees

Footpath

Business/privacy strip

C
ar/cycle parking 

bay and trees

Footpath

Business/privacy strip

i ear ar  
e se on o os e ou nes e  s e nd ou  o  
e ro osed ne r r  e ne r r   e  edes r n 

and cycle route only with no vehicular access or crossings 
 e e e on o  e er en  e es  

A 5m wide towpath runs along the northern side of the linear 
r  ro d n  s e or o  edes r ns nd s s  ur 

proposals incorporate a 5m towpath on the northern side 
which should be green in character and is an opportunity to 
provide a range of uses along its length, from children’s play 
areas to informal amenity space and sustainable drainage. 
Space is provided outside commercial units for outdoor 
se n  o ur er e e r  

e e o en  s ou d ensure s ron  su  onne ons re 
n ned on  e ne r r   ood s nes ro  

d en  o d o ensure  e e nd n n  rou e   
coherent character, that expresses the canal heritage, should 

so e n ned on  e ne r r  nd de e o ers re 
en our ed o or  o e er o ensure  ons s en  den  

Linear park varies and includes 
SUDs

Tow
path

Business/privacy strip

Footpath

Business/privacy strip

 se on rou  e ne r r  

e ord r   or ne  u  s e s re ed on e n en  o  e or er urre  n   e ord

r Gro e  o er  uses n  e round floor  enerous ree n n  o ro e e 
pedestrian experience 

 s ree  se on 



OLD KENT ROAD   -   LDS3    -   March 2018 22

 e  o e e o  e  s o re e  reener 
e    n  e s n  s r e  r s nd 

green routes with new open spaces along a route 
ro  u  ne s o n d  er   e 

following new open spaces are proposed as part 
of the LDS masterplan and sit within the wider 
context of the South London greener belt. 

i ear ar  
 ne  ne r r   run rou  e en r  

spine of the LDS masterplan, roughly tracing 
the route of the former Surrey Canal.  The linear 

r   on nue rou    o e es  
and changes character as it meets the industrial 

u r er o e e s  o    e o n  s er 
towards Verney Road. Public realm improvements 
nd e n rodu on o  s o erne  o d 
on nue e reen n  o rds o er e  

Ca al ro e
e e s n  ure rees nd o ed s ree  re 

re ned nd  ne  r  s re ed o e nor  
o  e e s n  err ed ouses  e r  re es 
 n  ro  n  Gro e o e ne r r  nd 

will provide a sense of openness between the 
e s n  nd ne  de e o en s  

 ria le 
A new public open space is proposed within 
the heart of the Ruby Triangle site. The space 
will provide amenity to new residents and local 

or ers  

 S ree  are 
e n en  o  e e s n  s ree  ne or  

along Ruby Street provides further landscaped 
space in the form of a new public square which 
s o er oo ed   r n e o  uses n ud n  
apartments and the new secondary school.  

a  ol er ar  
The retained gas holder provides an opportunity 
o re e  r e o en s e onne n  e  

masterplan with further development in the 
Hatcham Road area. Retaining the gas holder 
adds to the character of the local area and 
provides a point of interest which can be seen 
ro  e d en  o d  

C oc e  ar  
 ne  o e  r  s re ed on e  s e 
re n   n  e een e u  r n e nd 
ne r n re  round e s o der  

 ree  i ra r c re 
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 ore r n e o  e  s er n s o re e  ne  ne r r   s s  e e r  o  e ne our ood nd or s r  o  e der urre  n  rou e 
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e ord r   ne  ed use de e o en  o   o es 
under ons ru on  e ne our ood s se  ou  round  ne  
ne r r  on e rou e o  e or er urre  n  

r ne r   r e  o  s ree  s es nd r ers re e  
legible hierarchy of routes through the site with smaller streets 
o er n  ore n e rou es n ee n   e er e o  e 
site. 

e ord r  en s es dr n  on e ndus r  er e o  
e s e o re e  sense o  e r u r o e o  re  

Burgess Park 

OKR 10 OKR 13

e or  ar  

Pepys Park 

So ar  ar  

ree la  oc

Mari e ar   Ca o  
ar  Ma er la  

e or  ar  Ma er la  

e ro os s or  ou  ondon reener e  n ude re ns n  e urre  n  rou e s  edes r n n  ro  ur ess r  o Green nd o  n e ord

ro osed ne r r  edes r n rou e

s n  e e s ree  rou e 
 ro osed u  re  ro e en s  

r ne r   o e ed ne  de e o en  o   ne  o es 
n  ed use s er n   u  nds n  re es 

out beyond the development along the route of the former Surrey 
Canal. 
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e or  under en s r  o  s o  e e o en  
ud  s n or ed e s er n ro os s su ed s 
r  o  e re sed re  on n or e d en  o d  

It is intended that this document provides guidance to 
landowners and developers progressing with their plans in 
d n e o  e n   ndo ners re en our ed o 

en e  s e o ders on ne our n  s es o ensure 
a comprehensive approach to development, responding to 
scale, form and materiality. 

 e  e  
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Old Kent Road local development study 3 - verney road to sandgate street - engagement with stakeholders

Opportunities
Opportuni es 

• To create a well connected mixed use 
urban quarter with a central linear park 
along the alignment of the former Surrey 

n  r n n   un ue den  o e 
new development.

• o su or  nd en n e e e s n  
e o en  uses nd re e en er r ses

• o e e e  s e nd r e 
onne ons  e der re  nd o er 

developments coming forward in the Ruby 
Triangle and on OKR 14 .

• To create seamless links with OKR 14, 
r u r  rou  e flu d on nu on 

of the linear park across Old Kent Road.

• To improve the public realm on Old Kent 
Road and revitalise its role as a high street 
serving the local community with a range 
of uses. 

• o s  o e er o d nd ne  
de e o en  n or or n  er e 
assets such as the terrace along Canal 
Gro e nd e s n  ure rees n o ne  
development.

• To ensure the high street character of 
the Old Kent Road remains strong and 
cohesive with the wider vision of the AAP 
se n

• To capitalise on the extension of the 
er oo ne o r   u  

business and services to the area, 
enhancing the character and value of the 
new urban quarter.

ndicative street network

Old Kent Road local development study 3 - verney road to sandgate street - engagement with stakeholders

Land parcels

View from Old Kent Road
Currys PC orld - Site 

View from Verney Road
Constantine arehouse - Site 

View from Old Kent Road
 argains - Site 3

View from Verney Road 
-  Verney Road- Site 

Site 5
6-12 Verney Road

Site 4 
Wevco Wharf

Site 1
Currys PC World

Site 2
Constantine Warehouse

Site 3
B&M Bargains

Detailed aerial photo of Land Parcels 
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Site	Number Occupier

1 Currys	PC	World

2 Constantine	Warehouse

3 B&M	Bargains

4 Wevco	Wharf

5 6-12	Verney	Road

6 P	Wilkinson	Containers,	William	Say	&	Co.Ltd

7 London	Power	Networks	PLC	Substation

8 Lacey	Dental	Surgery

9 Action	House	(14-16	Verney	Road)

10 Unit	A,	14-16	Verney	Road

11 Thamesmead	Business	Services	Limited

12 Gerriets

Site	Number Occupier

13 M&H	Taxis	&	Hire

14 Bliss	Travel	(34-36	Verney	Road)

15 Westminster	Waste	(30-40	Verney	Road)

16 Steel	Deck	Rentals

17 T	Marchant	Trading	Estate	(42-72	Verney	Road)

18 70-72	Verney	Road

19 Proposed	Pocket	Living	Development

20 Rear	Yard,	Varcoe	Road

21 London	Power	Networks	PLC	Substation

22 Sandgate	Street	Industrial	Estate	
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1 Currys	PC	World
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7 London	Power	Networks	PLC	Substation

8 Lacey	Dental	Surgery

9 Action	House	(14-16	Verney	Road)

10 Unit	A,	14-16	Verney	Road

11 Thamesmead	Business	Services	Limited

12 Gerriets

Site	Number Occupier

13 M&H	Taxis	&	Hire

14 Bliss	Travel	(34-36	Verney	Road)

15 Westminster	Waste	(30-40	Verney	Road)

16 Steel	Deck	Rentals

17 T	Marchant	Trading	Estate	(42-72	Verney	Road)

18 70-72	Verney	Road

19 Proposed	Pocket	Living	Development

20 Rear	Yard,	Varcoe	Road

21 London	Power	Networks	PLC	Substation

22 Sandgate	Street	Industrial	Estate	

Old Kent Road local development study 3 - verney road to sandgate street - engagement with stakeholders
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Old Kent Road local development study 3 - verney road to sandgate street - engagement with stakeholders

site opportunities and constraints

Existing sub-station to be retained along Verney Road 

Location of proposed new Pocket Living development within 
the boundary of the LDS 3 Site

View looking north along Sandgate Street towards National 
Grid New Cross substation. No through route

Listed terrace houses along Canal Grove to be retained 

Existing London Plane trees along Canal Grove with TPOs 
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Low scale 3 storey houses bound the site to the north along 
Verney Road 

LDS 3 Site opportunities and constraints

o e  lo  o  e i  oor ace
The AAP will support new development within the 
den ed e o en  us ers ere

• s n  e o en  floors e s re ned or 
increased

• ro os s o od e e s n  us nesses on 
site or in the Old Kent Road area or provide a 
re o on s r e  or us nesses   e 
displaced by development.

• The requirements of employment space within 
the Sandgate Street employment cluster 
should include the provision of fle e nd 
managed workspace for light industrial units and 
workshops  n e e en  o  o n en re o e 
provision would also be appropriate. Employment 

ener n  uses n e e sure  en er n en  
e  edu on  nd re  se ors s ou d 

su e en  or s e n s o on
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RESPOND TO HIGH STREET CHARACTER 

LDS 3 Site within the context of the core strategies set out in the AAP

Green route along the alignment of the 
former Surrey Canal

Strong support has been shown through the 
Old Kent Road Community Forum by local 
residents and business owners for new parks 
and proposals to help to deliver this network 
of new green spaces and links including a 
green route on the alignment of the former 
Surrey Canal. 

The route will provide a spine, linking 
Burgess Park, Old Kent Road, sites to the 
nor  nd o en  on o e s  
The AAP sets out design guidance which 
will inform both the route and adjacent 
development. 

• It should be a route which encourages 
pedestrian and cycle movement and 

n ses o en  or onfl s  
e u r r  e  s ou d e 

movement, it may also accommodate 
o er es su  s dren s  
gardens or simply quiet areas to sit and 
can serve to link large open spaces and 
pocket parks along its route.

• The scale and character of the spaces 
on  e reen rou e s ou d refle  ose 

of the former Surrey Canal which had 
e r  de ned ron es on e er s de 

which served to enclose the space at a 
width of around 20m. 

• New development should provide a strong 
nd e ron e on o e rou e e n  

to ener e  nd ro d n  n ur  
surveillance. 

• Improved crossing points on the Old Kent 
Road should provide direct and convenient 
access and a strong visual link between 
e s ern nd es ern se ons o  e n  
route.

Example of linear park  Dep ord harf

Reinsta n  a reen route on t e ali n ent o  t e 
or er Surrey anal is a key part o  t e ision or 

t e re enera on o  t e area

AAP building height strategy 

• Prevailing heights 5-8 storeys 
• Tall buildings may be acceptable in core area. 
• Opportunity for taller buildings to create 

landmarks. 
• Old Kent Road frontages to be consistent 

e s u  o  s ore s  e ons  e de 
n re s o  r ns or on  n ude e 

un on o   es s o d nd so e  
Park Road. 
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lds 3 site location

LDS 3 Study Area within wider context of the AAP opportunity area
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Advantages 
• re  ess nd su  n  ross  ro  n u  de e o en  o rds 

ne r r
• or un  or su s n  ron e on o ne r r  
• ne r r  ns  e nd unne  e se en  one 
• ses de e o en  r e s on ons n ne nd e s ern G s e
• r  ns  ro os s or r on s e 
• o  G s es  ons n ne s e nd r on s e ene  ro  r  ron e 

Disadvantages 
• o edes r n rou es ne r r  nd rou   one  ro   oss e 

legibility issue
• es  G s e s  n o o d s n  de e o en  r e s    

de er  o  r e re  o er on round floor 
• o o se de e o en  on es  G s e nd o d d re  e s o  re ned 

su s ons  s  r n u r s e o e de e o ed  oss e non res den
community use could be considered

• e  ess o n  o erne  o d ou d e d u  o de er 

1. New parallel route to OKR 
2. Substation
3. Existing listed houses
4. Group TPO
5. Proposed masterplan for adjoining OKR site 
6. TFL proposed OKR pedestrian crossing
7. Existing cable and tunnel easement allowing 

30ft either side of the cable
8. Extent of new OKR layout and setback
9. Location of cable easement unknown

O o  
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Advantages 
• Aligns the linear park along the group TPO zone – maximising benefit of mature 

trees and providing an attractive setting for the listed terrace of houses
• West L+G site delivered as one comprehensive land parcel with additional small 

triangular site 

Disadvantages 
• Position of park compromises development potential of Constantine and east 

L+G sites, particularly as the easement zone has to be retained anyway
• Less park frontage for west L+G site and more north facing aspect which is 

difficult to plan for residential use
• Continuity of park across OKR is less direct and requires opening up of OKR 

frontage by stepping building away from the street which could compromise 
the framing of the street. However, it should be noted that OKR benefits from 
frontages alternating on either side by staggering the park

• New access point to Verney Road could be difficult to deliver 

0 10 20 30 40 50 M 0 10 20 30 40 50 M

O o  O o  

Advantages 
• Linear park route bends to the north to realign within the easement zone 
• Benefit of the mature trees is mostly optimised 
• Legibility of park is challenged but could generate an interesting sequence of 

spaces framed by new development and existing trees 
• Alternative street entrance from St James’s Road allows second development 

parcel south of substation of suitable proportion for residential accommodation. 
Positioning of junction is slightly south of existing access to Curry’s carpark. 

Disadvantages 
• Constantine site is reduced in capacity in order to incorporate new road and 

park on the east and north sides of the site
• Continuity of park across OKR is less direct and required opening up of OKR 

frontage by stepping building away from the street which could compromise 
the framing of the street. However, it should be noted that OKR benefits from 
frontages alternating on either side by staggering the park

• Moving access point on St James’s Road could be difficult to deliver 

Verney R
oad

Verney R
oad

i ear ar  o o   
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AAP Land Parcels 
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AAP Masterplan 
AAP Masterplan
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APPENDIX 02

Dwelling 
numbers

Total residential 
floorspace (GIA) sqm

Total 
commercial 
floorspace (GIA) 
sqm

Total floorspace 
(GIA) sqm

% of 
employment 
on site

OKR 13: Sandgate Street and Verney Road 3754 320006.0 73080.8 393086.8 18.6%
OKR 18: Devon Street and Sylvan Grove 149 13064.0 3748.0 16812.0 22.3%

Masterplan total 
employment 
space - B CLASS 
(GIA sqm)

High density employment 
space (GIA sqm)

High density job 
numbers

Medium density 
employment 
space (GIA sqm)

Medium 
density job 
numbers

Low density 
employment space 
(GIA sqm)

Low density job 
numbers

OKR 13: Sandgate Street and Verney Road 39571.4 7046.0 470 7451.0 186 25074.4 358
OKR 18: Devon Street and Sylvan Grove 2775.2 0.0 0 2165.6 54 609.6 9

Retail total GIA 
sqm - A CLASS

Retail job numbers D class total GIA 
sqm

Job numbers - D 
class

OKR 13: Sandgate Street and Verney Road 18926.0 1261.7 14583.4 364.6
OKR 18: Devon Street and Sylvan Grove 972.8 64.9 0.0 0.0

Existing jobs 
(Business Atlas)

Existing 
floorspace/Employment 
floorspace to be 
reprovided (GIA)

Retail floorspace 
to be reprovided

Other floorspace 
- D class space 

Total non 
residential 
floorspace to 
be provided 

OKR 13: Sandgate Street and Verney Road 2489.0 58932.0 8136.0 17742.0 84810.0
OKR 18: Devon Street and Sylvan Grove 145.0 8167.0 4458.0 3641.0 16266.0

e i e al a  em lo me  c e le
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