
 
Katherine McNeil RIBA 
58 Sutherland Square 
Walworth 
London  
SE17 3EL 
 
15th July 2012 
 
For the attention of Helen.Goulden@southwark.gov.uk 
 
 
Dear Sirs 
 
Objection: Outline Planning Application on the Heygate Estate Site 
Reference 12/AP/1092 
 
The proposed masterplan at the Heygate Estate brings a welcome focus to housing, place 
and positive identity for The Elephant and Castle. 
 
The proposed demolition of the estate gives an indication of Southwark Council’s view for the 
future. It is unfortunate that refurbishment of the estate was not given greater consideration. 
 
The masterplan retains housing and mixed use, as well as some of the green space and 
existing trees. Whilst this is very much a positive, I have significant concerns on the form of 
the proposals and include my objections in the attached notes. 
 
The lack of commitment to affordable housing policy is extremely worrying. Cities need 
people from all income levels to operate as a cohesive society. A positive future for our 
neighbourhood demands an interconnected approach, with due respect for the existing sense 
of place and community. The proposals and process demonstrate significant gaps in a 
regeneration which values place and people. 
 
Please register my objection accordingly. I would appreciate a response to the comments 
raised. 
 
Yours faithfully 
 
 
 
 
Katherine McNeil RIBA 
 
- Local resident connected with the Elephant Amenity Network 
- Member of the London Borough of Southwark Conservation Advisory Group 
- Supporter of the Walworth Society 
 
 
 
 
 
 
 
 
 
 
 
 
 
Heygate Masterplan Outline Application: Katherine McNeil 15th July 2012  Page 1 of 7 



 
Objection to the Outline Planning Application for the Masterplan 
Heygate Estate Site 
Application Reference: 12/AP/1092 
 
Katherine McNeil 15th July 2012 
 
 
 
Contents: 
 
 

• Context 
 

• Sustainable Community 
 

• Vision 
 

• Process of Dialogue and Consultation 
 

• Hierachy & Grain 
 

• Brief, Amount and Car Parking 
 

• Co-ordination of Proposals across The Elephant 
 

• Conclusion 
 
 
 
Context 
 
Walworth is currently witnessing the third major regeneration in the last 60 years following the 
bombing sustained in the Second World War and construction of large-scale housing estates 
in the 1960s. This most recent phase comes at a time of unprecedented economic and social 
change. 
 
Over the last year, a number of ‘consultations’ and public exhibitions have been taking place. 
I have attended many of the exhibitions and liaison group meetings and have been actively 
involved at these sessions, as well as submitting written comments. My work as an architect 
over the last 20 years has been beneficial in building a picture of the complex process of 
regeneration.  
 
Members of my community have made significant contributions to the discussions, attending 
meetings and setting up community-focused workshops. In response to this passion and 
commitment, I co-ordinated the Community Observations, submitted to the Project Team in 
September 2011, and the Interim Use Strategy in November 2011. The Community 
Observations document, attached with this letter, lays out the origins of my objection to the 
outline masterplan. 
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Sustainable Community 
 
The Southwark and London wide policies make reference to building sustainable 
communities. The Southwark Core Strategy Vision states that regeneration policies will 
“encourage the most sustainable development possible’” i The Core Strategy states that 
positive development “includes considering the needs of the local community in which the 
development occurs” ii 
 
The Brundtland Commissioniii definition states that sustainable development will meet “the 
needs of the present without compromising the ability of future generations to meet their own 
needs” 
 
The Schumacher Briefing on sustainable cities describes a sustainable city as one with “ the 
greatest energy of cities should circulate within” and as “centres of civilisation” iv  
 
In essence, a sustainable community is one which is inclusive, vibrant and diverse and values 
people from all backgrounds. The places in which these communities thrive are environments 
which allow for adaptability and change. This approach celebrates innovation and local 
connectivity.  
 
The principles of the masterplan place emphasis on raised courtyards and deep plan blocks, 
with vehicle servicing, at the ground floor. The proposals, with the predominant typology of 
raised courtyards and towers, are exclusive rather than inclusive. There is little sense of a 
human scale or tiering of scales within the design of the blocks and streets. The subtleties 
and layering of design principles to establish hierarchy and privacy are lacking. The 
disconnect of everyday living from the streets and replacement with larger scale commercial 
creates a public realm where vibrancy and a sense of human ownership are sanctioned.  
 
The lack of commitment of affordable housing is demonstrated in the statement within the 
Development Specification 
 
“ 4.16 The outline planning application commits to the Site delivering as much affordable housing as 
is financially viable in line with planning policy. Future viability tests will establish the level of affordable 
housing to be provided on a phased approach. The aim is for the affordable housing component to be 
provided with an equal split between social rented and shared ownership units. Delivery will be through 
a phased approach. Lend Lease has been and will continue to work with the Council and stakeholders 
to achieve the policy objectives “ v 
 
The policy figure of 35% for Affordable Housing for The Elephant is not included in the 
Specification. A figure of 25%, 10% below policy, is included in the Section 106 Agreement. 
This falls short of the requirements of the Core Strategy. 
 
The rationale for the omission was not explained during the Consultation process, and a letter 
of complaint was lodged to the consultants. There was an opportunity to question The Leader 
of the Council on this omission and gave the response that the 35% figure was unaffordable 
for the developer brief. vi This response also stated that the reduction from policy was 
“regrettable”.  
 
Most of the existing residents will be out priced financially by rent and sale levels in the new 
development. The inclusive mixed and diverse community, referred to in the documentation, 
is inaccurate and misleading.  
 
Mixed use and tenure within a neighbourhood is essential for a cohesive society. It makes 
long term sense both in social and economic terms. Current tenures at Strata indicate that 
many of the residents are transient with little sense of long-term commitment or contribution 
to the area. I have strong concerns that the masterplan, in terms of typology, residential 
tenures and lack of human sensitivity in its design, has the hallmarks of a ‘nowhere’ place, a 
citadel disconnected from the surrounding neighbourhood. 
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Vision 
 
Central to building a new neighbourhood and community is the need to have a clearly defined 
vision which reverberates through all the generating ideas. The statements made on vision 
are generic, rather than place specific. The issue of a lack of vision has been made many 
times by the community at meetings and discussions. 
 
The Elephant Amenity Network produced the Visioning Document “Imagining the Elephant”  vii 
in June 2011. The consultations run by the project team made little reference to this 
document, nor was it brought to the fore during the consultations. A missed opportunity. 
 
Part of the vision referred to in the Vision and Destination Statement makes reference to a 
new park. This is misleading, as the park is part of the existing green space of the Heygate 
Estate. Images of the ‘new’ park have appeared in oversized images during consultations, 
“green washing” and disguising the physical characteristics of the proposals. 
 
This weakness in establishing and developing a place-based vision is contrary to best 
practice. The anonymous quality of the proposals are evidence of this lack of definition.   
 
 
Process of dialogue and consultation 
 
Meetings and presentations have been made at the Hub, as part of a series of liaison group 
meetings. Many of these liaison group meetings were attended by a small number of local 
residents, often around 15, out of 30 attendees. The opportunities for real engagement and 
discussion were limited, with the role of the consultation team as ‘sellers’ rather than 
facilitators. Comments made by residents include “I don’t understand the language” and “I 
feel talked down too”, far from the inclusive and transparent approach, stated in Southwark’s 
Statement of Community Consultation. 
 
Limited illustrative material was shown at the liaison group meetings or exhibitions, and many 
of the materials included in the outline application were never shown. Requests for on the 
ground illustrations were unforthcoming and have been included in any significant detail and 
accuracy in the outline planning application material. 
  
Comparative studies, for example those within section 6.6 of the Design Strategy, were not 
shown at exhibitions and liaison group meetings. There has been little sense of the design 
being developed or studied in depth. Examples or drawings shown at liaison group meetings 
in particular were of a basic nature.  
 
The consultation process informing the masterplan has had a sense of a one-way direction, 
from the community giving views and information, rather than a dialogue and discussion of 
exchange. With a strategic overview missing, it has been difficult to understand the context of 
the questions raised, and there was little sense of building a picture. The “neutral voice” viii 
which Soundings have attributed to their role in the ‘consultation’ process came through as a 
‘sell’ rather than an objective guidance or translation through the process. An clear example 
of this was the second interim use meeting in November 2011 where Soundings put the 
presentations of their selected speakers, before the community presentation. The community 
agenda, sent through well in advance of the meeting was, to a large extent ignored. The 
response to the Interim Use Strategy documentix came through some 3 months after chasing 
a number of times. This lack of real engagement has not helped in building a sense of a 
shared commitment to the neighbourhood. The proposals for interim use and how the site will 
remain open through the demolition and construction period remains unresolved. 
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There have been a number of misrespresentations of the proposals. For example,  
- an over emphasis on trees in the images, concealing the physicality – amount, height and 
massing -  of the proposals.  
- lack of key sections through the proposals, essential to understand scale and the 
relationships of urban spaces 
- a ‘sell’ of a new park, rather than a message of improving an existing green space 
- a lack of clear existing and proposed comparative drawings 
- few on the ground perspectives linking with existing views 
 
Much of the drawn information and perspectives included in the application, especially local 
perspectives, have not been presented at exhibitions or liaison group meetings. Suggestions 
of a more participatory process of engagement have been ignored. Evidence of successful 
consultation is that the community feels listened to. My experience of the consultation has 
been one of piecemeal inclusion, rather than open discussion of the fundemental principles of 
large scale regeneration. One key question missing throughout was what people value about 
their neighbourhood. 
 
Hierarchy and Grain 
 
The proposals lack a cohesive legibility in terms of hierarchy and grain. This is evident in the 
deep plan blocks at ground and mezzanine floors, which bear little relationship in scale and 
pattern to the existing context. The street pattern is relatively uniform, with little in the way of 
detailed urban analysis and zoning essential to establish intent and understanding of the 
public realm. 
 
There is little sense of delight and discovery through spatial sequences and contrast with an 
intimacy in scale. Blocks appear monolithic and have a limited relationship or connectivity 
with local context. These buildings could be anywhere and, through their anonymity of form, 
proportion and pattern, make little contribution to creating a strong sense of place. 
 
Brief, Amount and Car Parking  
 
The original brief and regeneration agreement have not been made available to local people, 
despite many repeated requests. The land on the site is currently within public ownership, 
and the lack of transparency over what is effectively privatization of the site, demonstrates a 
disregard for the democratic process of public inclusion. The lack of clarity on what has been 
agreed between the Council and Developer fail to set an appropriate context for consultation. 
The legalities of this closed process are questionable.  
 
The distribution of tall buildings across the site demonstrates that the constraints on the site 
do not allow for a cohesive and appropriate grouping of built form, relative to the amount 
demanded by the brief. Examples of this include the 30, 18 and 23 storey towers on the 
Walworth Road and proposals to remove trees along the northern edge of Heygate Street.  
 
These examples demonstrate that the site is ‘bursting at the seams’ with the sheer number 
and volume of brief proposed. It is difficult to assess the sections within the design strategy, 
as the drawings are clipped and do not show the full extent of the proposed buildings. These 
small details illustrate a lack of commitment to placemaking. 
 
An approach which respects and enhances the existing urban condition, would retain the 
existing trees along the north of Heygate Street and celebrate the avenue of greenness, a 
positive delight and in the neighbourhood.  The removal of these trees is unacceptable. 
 
The Walworth Road edge needs far greater consideration of the urban pattern and public 
realm. The towers on this edge stand as isolated high buildings with no real meaningful urban 
purpose, either as a grouping of composition or urban marker of a significant space within the 
proposals.  
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These towers have a poor relationship with the public realm at ground level and will have a 
detrimental effect on wind speeds and microclimate on the street, a phenomenon 
experienced around the base of the Strata tower.  The northern part of the Walworth Road is 
particularly important as a gateway to the Walworth neighbourhood and local high street. The 
trees on the eastern edge form a softening green canopy as people move from the busy 
interchange at the Elephant, to a different scale of place as they walk below the railway 
bridge. This change in scale, both in height and plot size, with the small fragment of Victorian 
Elephant, makes a real contribution to ‘humanness’, an essential aspect of the character of 
the area, which the masterplan fails to recognise. One of the comments made by the 
community on this route is a sense of “coming home”.x  The proposed towers on this edge, in 
terms of form, ground floor condition and scale, are unacceptable. 
 
Other areas of the masterplan display a similar lack of meaningful urban and civic 
relationships, however time does not allow for a wholesale commentary and the examples 
given here are an illustration of a general theme through the proposals. 
 
The proposals make provision for a significant amount of car parking spaces. Many of the 
early housing sites in Southwark included provision for only one or two wheelchair accessible 
spaces on the basis of their proximity to the major transport hub at The Elephant. This 
approach of a minimal amount of car parking, and therefore vehicle movements, should be 
adopted for the masterplan. The proposed number is inappropriate. 
 
Co-ordination of proposals across The Elephant 
 
A neighbourhood wide drawn masterplan has not been provided by Southwark Council. The 
development of the Supplementary Planning Guidance in parallel with the masterplan for the 
Heygate Estate means that an objective strategy is a much greater challenge. The Council’s 
partnership with the developers clearly establishes shared agendas, and therefore a greater 
possibility that the influence of developers’ interests are placed before those of the people 
whom the Council represent. Calls for an independent CAB / Design Review have, to date, 
not been forthcoming. For a development of this scale and significance, together with the 
nature of the partnership arrangements, a neighbourhood wide independent review is 
essential. 
 
Developing the masterplan for the Heygate Site in isolation from the other major 
developments in the area increases the risk of isolation and fragmentation of place. The 
impact of densification and major development on local services – doctors, schools, green 
spaces and services -  has yet to be explained and communicated in an appropriate and 
understandable way to the existing community. I have strong concerns that this type of 
integrated and strategic future scoping has not been carried out in any meaningful way.     
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Conclusion 
 
Place making within our cities requires a holistic approach and an openness to ideas. The 
process over the last year or so has demonstrated a focus from the project team to drive 
through the original proposals, disconnected from a real connectivity with place. 
 
The core of my objection to the masterplan is a strong concern on whether it can deliver a 
place for a sustainable, inclusive and integrated community. I remain unconvinced that the 
project team have fully considered the impact of densification on existing communities and 
services. I am also concerned that an appropriate strategic framework for weaving new and 
existing communities together is not in place. Such a framework would demonstrate a 
celebration of Southwark’s diverse community and champion people of all income levels. 
The regeneration is an opportunity to respond to current thinking and lead the way with an 
open and inclusive review. I therefore call for this outline application to be rejected. 
 
Bring the people closer to the process. Set the agenda for an innovative and forward thinking 
approach, and determine a more socially and economically secure neighbourhood for the 
future. 
 
 
 
 
 
 
 
Notes 
                                                
i  Core Strategy dated April 2011, Southwark Council, section 5.2, page 61 
ii  Core Strategy dated April 2011, Southwark Council, section 3.21, page 33 
iii  Brundtland Commission ‘Our Common Future’ on sustainability1987 
iv  Creating Sustainable Cities, Schumacher Briefing No 2 Herbert Girardet, Devon, Green Books 
 for the Schumacher Society 1999 
v  Lend Lease Development Specification dated March 2012 
vi  Forum meeting May 2012 
vii  Imagining the Elephant, The Elephant Amenity Network June 2011, available on the Elephant 
 Amenity Network website 
viii  Neutral voice is a description noted in the consultation document submitted as  supporting 
 information for the outline application 
ix  The document is available on the Elephant Amenity Network website 
x  A comment made at liaison group meetings on a number of occasions 
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