





BH2: Density and distribution of homes

Higher residential densities should be

concentrated in the following areas:

¢ Along Thurlow Street and Albany Road;

* Fronting Burgess Park, public open space
and green fingers; and

e Locations where there is a cluster of
mixed uses.

Lower residential densities should

be located:

¢ Adjacent to the Liverpool Grove
Conservation Area;

* Near areas of existing development around
East Street and Bagshot Street; and

e Near other low density surrounding
residential areas.

Indicative density ranges are shown for all
development blocks in the masterplan area in
Appendix 5 and Figure 8. Proposed densities
should be within these ranges and follow
the principles set out above in distributing
density within the development blocks.

The masterplan area is designated as a
Public Transport Accessibility Zone (PTAZ) as
shown on the Proposals Map (see Figure 7).

REASONS

3.2.1

3.2.2

National and London Plan policies require
developments to make the most efficient use
of land to prevent further urban sprawl. At
present the average residential density on the
estate is 340 habitable rooms per hectare.
Given the context, this is not especially high
and the layout does not make the best use of
the land.

When the estate is redeveloped, better
urban design and architecture will enable
higher densities to be achieved and will
bring more people to live in the masterplan
area, whilst at the same time improving the
quality of residents’ living conditions and the
environment. Over the longer term, higher
residential densities also support better
public transport, better local shops and social
facilities and can help to create more secure
streets, spaces and parks.

We will provide a range of housing densities that respond
appropriately to their context



3.2.3 The policy allows for the development of

areas with distinct characteristics to provide
a rich and diverse neighbourhood. It will
enable the development to be tailored to
the local circumstances of each part of the
area. Greater densities at Thurlow Street and
near other facilities will relate to improved
public transport. Higher residential densities
near parks and open spaces will give greater
opportunities for more residents to live close
to, or enjoy a view over, open space. They
will generate the value required to support
the viability of the whole development.
Lower densities near conservation areas,
near East Street and adjacent to low-rise
development will ensure that the character
of those areas is preserved. The densities set
out in Appendix 5 reflect all these factors and
have been tested to ensure that they deliver
the amount, quality and mix of development
required by the scheme’s vision.

3.24

3.25

As regards public transport accessibility,

the proposed average density will be in
compliance with the London Plan density
matrix (GLA 2008, Table 3A.2) for an urban
setting with existing and future improved
Public Transport Accessibility Levels (PTALs)
ranging from 2-6. Increasing the number of
homes and investing in schools, employment
space, shops and community facilities will
help to support future improvements in bus
services (see policy TP2). The Walworth Road
Public Transport Accessibility Zone (PTAZ),
which is designated in the Southwark Plan,
has therefore been extended to cover the
AAP area. Such an approach is supported by
the London Plan (GLA, 2008, para 3.21).

Developments in the PTAZ which exceed

700 habitable rooms per hectare will be
expected to provide an exemplary standard
of design with an excellent standard of living
accommodation, in line with policy 4.1 of the
Southwark Plan.



Figure 7: Proposals Map: Proposed changes to the Southwark Plan 2007
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BH3: Tenure mix

We will require the following mix of

tenures on all proposals sites within the

masterplan area:

* 50% private

* 50% affordable, of which 75% should
be social rented and 25% should be
intermediate.

REASONS
3.3.1 At present there are around 2,250 social
rented homes in the masterplan area and
500 homes in private ownership sold through
the 'right to buy’ scheme. Ensuring that

50% of new housing in the masterplan area

is affordable will ensure that about 2,100
affordable homes are re-provided. There will
be a small loss of about 150 affordable units.
However, because we are providing more
larger units, the loss when considered in terms
of habitable rooms is much less significant.

3.3.2 The regeneration of the Peckham Partnership
Area, the Heygate Estate and other estate
renewal schemes has given us considerable
experience in understanding the re-housing
needs of our tenants. The number and mix of
social rented homes in Policy BH3 will meet
the needs of those existing tenants who will
be re-housed within the masterplan area
and those who wish to come back to the
area during the redevelopment. In addition,
enough additional social-rented homes will
be provided during the planned development
period in the rest of the borough to meet the
needs of the Aylesbury Estate residents and
those in housing need.

3.3.3
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3.35

3.3.6

3.3.7

All the proposals sites are capable of
providing a significant number of homes
and therefore all will be required to provide
affordable housing.

A proportion of the affordable homes will be
intermediate homes. This will help create a
more mixed community. The introduction of
private homes in the masterplan area will also
help broaden housing choice. At the time of
the 2001 census, in the two wards in which
the Aylesbury Estate lies, 69% of all homes
in East Walworth Ward and 79% of all
homes in Faraday Ward were social rented.
This mixed tenure approach reflects the
thrust of our emerging core strategy which is
exploring a more area based approach to the
provision of affordable housing.

The private and intermediate homes will
generate value to help deliver the project.
Financial modelling has shown that the
replacement of all the existing social rented
housing would not be possible economically.
The delivery and implementation of the AAP
is presented in section 7.

Intermediate housing will provide homes for
those who can only afford to pay for part
of their homes but allow access to home
ownership. This can include key workers
such as nurses, teachers, fire fighters and
police officers.

To help ensure that the new neighbourhood
contributes to community cohesion, all new
homes should be tenure blind i.e. it should
not be possible to distinguish between
affordable and private homes from their
external appearance.



3.3.8 The testing we carried out on the masterplan
demonstrated that a 50/50 split between
affordable and private housing will be
physically possible in all development blocks.
Therefore, all developments blocks should
seek to provide the tenure mix set out in
policy BH3, unless it can be demonstrated
that this is not possible through an open-
book financial appraisal. However, in order
to provide some flexibility, the policy seeks
to ensure that the correct mix is provided
across each phase as a whole, rather than
per development block. We will monitor
developments to ensure that the correct
proportions are provided within each phase
(see section 8).

BH4: Size of homes

The following mix of housing sizes will be

provided in the masterplan area:

e A maximum of 3% studios all in
private tenure;

e At least 70% of homes to have two or
more bedrooms;

e At least 20% of homes to have
three bedrooms;

¢ At least 7% of homes to have
four bedrooms; and

e At least 3% of homes to have five or
more bedroomes.

Developments must provide a range of
dwelling sizes to contribute towards the mix
sought for each proposal site (as set out in
Appendix 5).

REASONS
3.4.1 Promoting a mix of home sizes will help
create a mixed community and also provide
for the re-housing needs of existing
residents.

3.4.2 The proportions which are set out in the
policy reflect borough-wide housing needs in
Southwark as well as the re-housing needs
of existing Aylesbury tenants. While overall
we will achieve the proportions set out in the
policy, the proportions will be different on
each site because each site is distinct.

There is no identified need for studio units in
the affordable housing sector and BH4 is in line
with the requirements of the Southwark Plan.
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3.4.4 Providing a larger proportion of homes
which have three or more bedrooms will
help broaden housing choice, which is

one of the key objectives of the London



3.4.5

3.4.6

3.4.7

Plan and is consistent with Policy 3A.5:
Housing Choice and with the overall housing
mix recommended in the London Plan
Supplementary Planning Guidance (SPG) on
Housing (GLA, 2005).

Recent development in Southwark has
delivered a large proportion of one and two
bed flats. Future development at Elephant
and Castle is likely to continue this trend.
Our vision for Aylesbury is of a family-friendly
and stable neighbourhood providing a high
quality living environment. Policy BH4 is
consistent with the Southwark Plan Policy
4.3: Mix of Dwellings.

Where two bedroom homes are proposed,
at least half should be designed to
accommodate four people, rather than three.
Four person two bedroom homes are larger
than three person two bedroom homes and
are more flexible in accommodating different
living arrangements over time.

We will negotiate the proportions of larger
units that are made available as affordable
and private homes in accordance with
borough-wide housing needs and the re-
housing needs of existing Aylesbury tenants.

BH5: Type of homes

The redevelopment of the masterplan

area will provide a mix of types of homes

reflecting the following proportions:

e Flats — 60%

* Maisonettes/ Houses over houses — 17%

e Houses — 23% (all houses to have two
bedrooms or more)

Developments must provide a range of
dwelling types to contribute towards the
mix sought for each proposal site

(as set out in Appendix 5).

The standards for new housing should
comply with the design guidance set out in
Appendix 6.

REASONS

3.5.1 Ata borough wide level there is a need for a
mix of dwellings, particularly those capable
of accommodating families. The proportion
of maisonettes and houses will help meet this
need.

BHS5 includes houses above houses - such as these visited by the
Neighbourhood Team at Cherry Orchard in Dublin



3.5.2
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A variety of housing types will help create a
more balanced community and a richer urban
environment than the existing estate, and will
enable better integration with the surrounding
low-rise high quality residential areas.

Increasing the proportion of homes suitable
for families was a key concern which local
residents raised during consultation.

3.5.4 Providing a high proportion of houses will

enable more households to have their own
front doors which open onto the street and
will also help minimise common parts. This will
increase street level activity and will reduce
many of the problems associated with higher
density living. It also reduces the management
costs for residents.

We will provide a range of different housing types across the AAP area



BH6: Energy

I) ENERGY SUPPLY

The energy supply for the masterplan area
will be generated by combined heat and
power (CHP). The CHP plant should be part
of an energy centre located immediately
south of the junction of Thurlow Street
and Inville Road and appropriately

sized to accommodate plant required to
deliver services to the development. The
redevelopment of the masterplan area will
result in zero carbon growth.

All developments within the masterplan
area must connect to the CHP system.
Developments completed prior to the
implementation of CHP should be designed
so that they can switch to the CHP once it is
available.

I1) USE OF RENEWABLE ENERGY
TECHNOLOGIES

Developments should meet the London
Plan target of a 20% reduction in CO2
emissions through the use of renewable
technologies. Until such time as the CHP is
fuelled by renewable energy sources and is
capable of meeting the London Plan target,
we will require developments to use their
own CHP compatible on-site renewable
energy technologies.

REASONS

3.6.1

3.6.2

3.6.3

3.6.4

3.6.5

The development will be designed to result in
zero carbon growth, that is, no net growth in
carbon dioxide emissions despite an increase
in the number of dwellings. This will require
buildings which are highly energy efficient.

The CHP system will significantly reduce carbon
dioxide emissions and provide the most cost
effective way to reduce energy consumption.
It will provide the flexibility to meet increases
in government targets (for example all new
development to meet Code for Sustainable
Homes (CfSH) Level 6 by 2016) by capitalising
on future technological advances to supply
renewable or low carbon energy. It should
also be able to provide energy to new
schools, community facilities, employment and
retail space and other planned development
within the masterplan area.

The CHP system will be very reliable and
individual households will be able to control
the heating in their own homes, an issue
indicated by the community as important.

It is likely that the system will be run by a
Multi Utility Services Company (MUSCo). A
MUSCo is being developed at Elephant and
Castle by a consortium led by Dalkia. This
system will lead to potential cost savings as
well as significant environmental benefits and
access to more up to date technology.

The CHP system should be capable of being
fuelled by renewable sources in the future as
they become commercially viable. Once the
fuel source of the CHP has been confirmed,

it may be possible to use connection to the
CHP as a means of achieving the London Plan
policy of achieving a 20% reduction in carbon
emissions through the use of renewable
technologies. In the meantime the use of



other on-site renewable energy sources which
are compatible with CHP will be required.

BH7: Sustainable design and construction

All homes in the masterplan area must
achieve at least Code for Sustainable Homes
Level 4 (****) rating or the equivalent in any
successor rating system.

REASONS

3.6.6 In order to meet the challenges of climate
change and resource conservation, the
new development must meet much higher
environmental standards than the existing
built form.

3.6.7 A combined heat and power (CHP) and
district heating system will be provided in
the masterplan area which will help make

We will encourage use of renewable sources of energy, such as Code for Sustainable Homes (CfSH) Level

solar power. 4 a realistic ambition and will help reduce

costs significantly. Achieving even higher
levels of sustainable building design (such
as Code for Sustainable Homes Levels 5 and

6) may be possible in the future. However

they are currently very expensive and do not

deliver enough benefits to be considered

at the present time. The government has

announced the intention of ensuring that all

homes are CfSH Level 6 by 2016. Proposals
will need to comply with these regulations
where these are more stringent than CfSH

Level 4.

il

3.6.8 This target is in line with our Corporate Plan for
2007-11 which states that all homes procured
by the council should meet CfSH Level 4.

This home is one of the first in the UK that has been designed to
achieve Code for Sustainable Homes Level 6





