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Dear Ms Carmel Edwards, 
 
Draft London Plan with minor suggested changes – Examination in Public (Matter 92) 
 
Southwark Council’s full response to the draft London Plan (dated 2 March 2018) was 
submitted as part of the consultation stage to the plan. We note that some minor suggested 
changes were included to the plan prior to the Examination which were not subject to further 
consultation. This letter contains our further comments in relation to EIP Matter 92.  
 
At the Examination in Public for Matter 24 the Inspector advised that viability issues relating 
to Matter 24 would be considered at Matter 92, our response relates specifically to the local 
requirements and circumstances that impact on development viability as a result of the 
suggested amendments to Policy H5. 
 
Background 
 
Southwark Council strongly supports the Mayor’s objective to increase housing delivery 
across London. The council is committed to maximising housing delivery on all suitable 
brownfield sites and has worked to identify strategic development sites through the 
preparation of its Local Plan and by bringing forward area action plans covering its 
opportunity areas. In particular, the council is planning to bring forward 20,000 new homes, 
including at least 7,000 new affordable homes, in the Old Kent Road Opportunity Area. This 
will be achieved through exploiting the opportunities provided by the extension of the 
Bakerloo line.  
 
The Old Kent Road Opportunity Area is currently home to much of Southwark’s Strategic 
Protected Industrial Land. The draft Area Action Plan/Opportunity Area Planning Framework 
(AAP/OAPF) sets out an approach to development that will rationalise this strategic land to 
ensure capacity is maintained whilst opportunities for new homes and employment uses are 
successfully integrated within the network of industrial uses.  
 
Through close collaboration with your officers we have agreed a phasing plan for the release 
of Strategic Protected Industrial Land in Southwark, in particular in the Old Kent Road 
Opportunity Area. We have reached an agreement on this matter but are however 
concerned with some of the amendments proposed in minor suggested changes relating to 
the provision of affordable housing on industrial land. We expand on this below.  
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Viability and delivering the Plan  
 
M92: Would the cumulative cost of policy requirements set out in the Plan, along with 
other national and local requirements, threaten the economic viability of development 
and put implementation of the Plan at serious risk?  
 
A new point (4A) within Policy H5 has been introduced which sets a strategic target for the 
provision of 50% affordable housing on industrial land appropriate for residential uses where 
the scheme would result in a net loss of industrial capacity.  
 
Policy H6 sets out the threshold approach to developments which trigger affordable housing 
requirements, this is 50% for Strategic Industrial Land, Locally Significant Industrial Sites 
and Non-designated Industrial Sites appropriate for residential uses where the scheme 
would result in net loss of industrial capacity.  
 
At the Examination in Public for the London Plan (Matter 24) GLA officers confirmed that 
under Policy H5, where there is a net loss of industrial capacity, developments can follow the 
35% threshold viability-tested approach. Whilst this is noted, within our emerging local plan 
(the New Southwark Plan) we are proposing to introduce a fast track approach into Policy P1 
(social rented and intermediate homes) at a threshold of 40% (tenure compliant) affordable 
housing provision which is more ambitious than the general 35% threshold set in the Draft 
London Plan.  
 
This provides an incentive for developers to provide an uplift of affordable housing on sites 
without having the delay of following the viability tested route. We seek clarification that 
where we are seeking affordable housing on sites that fall under Policy H5 (4A) this is still 
subject to the viability tested route, taking into account local circumstances. We are 
concerned that this strategic target for industrial land has not been subject to robust viability 
testing at a London wide level and therefore localised viability testing would be more 
relevant.  
 
The suggested minor amendments remove Paragraph 4.6.13 relating to Boroughs setting 
their own localised housing threshold for fast track applications in opportunity areas. To 
support our clarification under Matter 92, it is requested that this paragraph is reintroduced 
into the Plan to ensure local borough requirements can be taken into account and that 
setting a blanket approach to the 50% fast track on industrial sites does not compromise the 
delivery of housing and mixed use development in opportunity areas and on industrial land 
which has been deemed appropriate for release. 
 
This would be consistent with the Mayor’s Affordable Housing and Viability SPG (August 
2017) Paragraph 2.84 which states ‘when considering Opportunity Areas, Housing Zones 
and industrial land, LPAs may wish to apply a localised affordable housing threshold for the 
Fast Track Route or fixed affordable housing requirements that maximises affordable 
housing delivery’.  
 
Expecting 50% affordable housing to be provided on industrial land, particularly on Old Kent 
Road may have significant consequences on the viability of schemes coming forward, and 
as such, this requirement should be removed, or flexibility should be applied to opportunity 
areas where viability testing confirms this is not viable.  
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Viability assessments in Southwark  
 
We have tested viability to support our emerging policies in the New Southwark Plan and the 
Old Kent Road AAP. Our viability studies recommend an affordable housing requirement of 
35%. Some schemes borough-wide tested identified challenging viability.  
 
Our 40% fast track (tenure compliant) route should be applied as an incentive for developers 
to provide more affordable housing above the 35%.   
 
Old Kent Road Opportunity Area viability  
 
The Old Kent Road Opportunity Area Viability Study considers the viability of meeting 
planning policy requirements as set out in the New Southwark Plan and the Old Kent Road 
AAP for development in the Old Kent Road opportunity area.   
 
The testing confirms that the Council’s policy requirement of 35% affordable housing is 
appropriate. In some instances, subject to their benchmark land value and grant funding 
available, sites can achieve higher provisions of affordable housing. The study also confirms 
that some schemes have challenging viability. The council is dealing with a growing number 
of planning applications in the Old Kent Road area securing at least 35% affordable housing 
with a tenure split of 25% social rented homes and 10% intermediate homes, which 
responds to local needs in Southwark.  
 
Our flexible approach to affordable housing in the Borough (including Old Kent Road action 
area) ensures full consideration can be given to the viability of redeveloping sites.  
 
In relation to Matter 92, it is not considered that local requirements have been taken into 
consideration in the minor suggested amendments to the Draft London Plan.  
 
Draft New London Plan with minor suggested changes - Policies H5 and H6  
 
Summary 
 
It is requested that paragraph 4.6.13 is reinserted into the Plan so Boroughs can set their 
own localised fast track threshold to ensure localised viability issues can be taken into 
consideration. Local conditions may favour higher or lower local thresholds. The council also 
considers boroughs should be encouraged to set their own threshold where local viability 
evidence suggests it should be higher or lower than the Mayor’s.   
 
Clarification is also sought on our assumption that where we are seeking affordable housing 
on sites that fall under Policy H5 (4A) – industrial sites appropriate for residential uses where 
the scheme would result in a net loss of industrial capacity, the viability tested route can be 
followed.  
 
Yours sincerely 
 
 
 
 
 
Simon Bevan 
Director of Planning 
 
CC:  
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Colin Wilson, Southwark  
Juliet Seymour, Southwark 
Lucy Owens, GLA 
Juliemma Mcloughlin, GLA 
Lyndon Fothergill, GLA 
Darren Richards, GLA 
Gerard Burgess, GLA  


