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Introduction
List of acronyms and abbreviations

* OA: Opportunity Area

 LP:London Plan

* GLA: Greater London Authority

e TfL: Transport for London

* OAPF: Opportunity Area Planning Framework
* CAZ: Central Activities Zone

* LESD: London Employment Sites Database
 SHLAA: Strategic Housing Land Availability Assessment
* LB: London Borough

* RB: Royal Borough

* AAP: Area Action Plan

* SPD: Supplementary Planning Document

* SIL: Strategic Industrial Land

* LSIS: Locally Significant Industrial Sites

* BID: Business Improvement District

* CEZ: Creative Enterprise Zone



Introduction
Purpose of this document and clarifications

What is a pen portrait:
* A strategic analysis/ summary of an OA.

* We collected a series of data on delivery of
homes, jobs, town centres and high streets,
transport, land use and industrial land to
assess local change at a strategic level, to
better understand places in the OAs, and
evaluate how they are performing against the
expectations in the London Plan 2021.

How will this information be used?

* This evidence base supports the OA
propositions in the Towards a new London
Plan document.

* The OA propositions include:

* change in the status of the OA to reflect
the housing and/or infrastructure
delivery since 2019

* highlight opportunities to review the OA
boundary and/ or OA designation.

()

Data sources and clarifications

Homes

The London Plan 2021 identifies indicative homes
capacities (10 year, 22 year).

The indicative homes capacities are based on
the SHLAA 2017.

The monitoring year for the London Plan 2021
starts in 2019.

This document includes an overview on the progress
against the SHLAA 2017 to understand what has
happened in the OA.

Acknowledging that a lot has changed since 2017,
including the adoption of new development plans,
the current document provides an overview of site
allocations based on the latest publicly accessible
information.

All spatial data is available in the London Datastore,
unless stated otherwise.

All data relating to development progress is available via
the Planning Data Hub, unless stated otherwise.
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Data sources and clarifications
Jobs

* The LESD is a database that records recently
completed employment developments and those
in the pipeline in London to produce an estimate of
London's additional employment capacity.

* Since the adoption of the London Plan 2021, a new
London Employment Sites Database was produced in
2021. This provides up to date estimates by OA.

* Ajobs dashboard has been produced to monitor the
jobs' performance in the OAs.

Local Plan status

* Local Plan status information is based on
publicly available data, or information received by
the boroughs.

OA boundaries

* The London Plan designates OAs, whilst the boundary
can be adopted through development plans. See more
on OA boundaries.

OA status - London Plan 2021

* The OA categorisation in the Key info refers
to the London Plan 2021 Figure 2.2 - OAPF
process diagram, also shown below:

Figure 2.2 - OAPF process diagram

All phases -
underway Fulfilled

Development

Potential: Identified Approved | Early phases

Completed
Planned E}ﬁggﬁd and | U inder Operational

construction

Infrastructure:| OPtions
appraisal

Additional resources

e Growth Corridors: Engagement summaries
from Planning for London events (November/

December 2024)
* Opportunity Area monitoring GLA webpage.



https://apps.london.gov.uk/opportunity-areas/
https://consult.london.gov.uk/pflp-stakeholder/widgets/96465/documents
https://consult.london.gov.uk/pflp-stakeholder/widgets/96465/documents
https://consult.london.gov.uk/pflp-stakeholder/widgets/96465/documents
https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas
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Waterloo
Context

OAs in the CAZ

* King's Cross (Maturing)

e Tottenham Court
Road (Maturing)

* Victoria (Maturing)
* Waterloo (Maturing)

* London Bridge/
Bankside (Maturing)

* Euston (Ready to Grow)
* VNEB (Underway)
* Elephant & Castle (Underway)

* Part of City Fringe/ Tech
City (Underway)

Areas of Regeneration

The OA overlaps with areas of
regeneration.




Waterloo
Context

Transport and Growth Corridors

Waterloo is within the
Central London Growth Corridor

The OA also sits on the Bakerloo
Line, and would benefit from the
Bakerloo Line Extension (BLE)
which could connect the OA to
places further south.

According to a recent report
commission by Southwark and
Lewisham the extension could:

Support 150,000 jobs

along the length of the line
providing a unique opportunity
for levelling-up London

and the North.

Unlock homebuilding: with
107,000 new homes

Enable sustainable travel and
improve connectivity.

Southwark and Lewisham
Councils are working with
the Mayor and TfL to build a
strong case for the Bakerloo
line extension.

If central government approves
plans for the extension and

the funding needed is secured,
construction could begin as
early as 2030.
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Waterloo
Context

OAs and
Metropolitan Town Centres

* Olympic Legacy (Maturing)

* Harrow &
Wealdstone (Underway)

* White City (Underway)

* Croydon (Ready to grow)
* Romford (Ready to grow)
* |lford (Ready to grow)

* Wood Green (Nascent)

* Kingston (Nascent)

* Bromley (Nascent)

* Sutton (Nascent)

Part of the CAZ retail cluster sits
within th OA.

KEY
[ Opportunity Area g
I CA7Z retail cluster
[ International Town Centre
I Metropolitan Town Centre
[ Major Town Centre
I District Town Centre

Source: Planning Data Map



Waterloo
Key info
London Plan Designation Year

2004 § 2008 | 2011 | 2016 | 2021

Borough
London Borough Lambeth

Area
Tottenham Waterloo Lee Valley
Court Road 104 ha 3,926 ha

19 ha

OA specific plans

Waterloo OAPF (2007)
Waterloo SPD (2013)

Local Plan status
Published in 2021

Growth Corridor
Central London

Housing Delivery Test 2023
Presumption

OA status (London Plan 2021)

m Underway

*

London Plan 2021 capacities by 2041

2,500 new homes

15,000 new jobs*

KEY
—1 Opportunity Area

N = 7 . = < 3 5 { - ¥, ok

*Note that the LESD (2021) decreased the jobs number to 14,100 by 2041.



Waterloo
Transport and connectivity

Transport

Waterloo is a well - connected
OA (national rail, london
underground and bus).

One Superloop route: SL6 (Russell
Square to West Croydon) serving
Waterloo Station.

TfL identified that transport may
be holding development back
in some sites.

2023 data for the National Rail network
and TfL highlight the importance of
Waterloo station as one of the major
interchanges to the delivery of an
integrated public transport network
for London, with economic benefits
across the wider South East.

°
Westminster

S

Crowding and congestion are a
significant issue at Waterloo Station.

Public realm improvements

@ LBL is investing in improving

permeability, accessibility and
safety of key routes, including
the pedestrianisation of Concert
Hall Approach.
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Metropolitan Open Land
Other Open Space
Q Station

". vi

-
L g L T ———
-

"

A Y
A Y

e

[\
Southwark s,
PURCS

A}
London Bridge/
Bankside OA

’
I
I
7
’

4
4

b
==== National rail
= Northern line
=== Superloop
=== Bakerloo line
Waterloo & City line

T

10



Waterloo

Transport and connectivity: Waterloo station

Lambeth Council and Network Rail in
partnership with Waterloo BIDs and local
landholders appointed a multi-disciplinary
team led by Grimshaw Architects to deliver the
strategic vision of the regeneration of Waterloo
Station and wider surrounding area.

The Concept Vision Framework Masterplan
was published in 2024.

The Masterplan aims to unlock more pedestrian
links, public realm areas around the station,
multi-modal interchange and connections

to the street.

* TfL supported the overall principles set out
in the Masterplan but more modelling and
engineering reviews need to take place for
full support the transport proposals.

* A Network Rail / Places for London
Collaboration Agreement team are reviewing
the development opportunities in the area to
build on the Masterplan.

* Lambeth intends to expand on key principles
of the masterplan through the preparation
of a Waterloo Station Supplementary
Planning Document.

SUMMARY OF KEY MOVES

® ©6 6 6 © © 996 20 ©

@

New or
Enbhal
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nnaﬂﬁ
Route.

ey

Stitching into the Imax Peninsula - Seamless public realm
connections into the pedestrianised public plaza with urban greening,
consolidated bus interchange, safer cycle network, and improved
connections to the South Bank and the City

Mepham Street - Pedestrianised tree-lined street, with retail and
amenity spaces, new entrances to Waterloo Station, and safer routes
Northern Station Edge - Pedestrianised street and public plaza along
existing Cab Road station edge with retail, new station entrances, and
enhanced station civic presence

Waterloo East Connections - Direct and intuitive footbridge linking
stations incorporating green infrastructure and planting

Northern Concourse - Station concourse expanded north and east
alleviating capacity and congestion issues

New Southern Concourse - Transformative new station entrances
and public route across station with direct access to platforms maximising
undercroft spaces to improve southem connectivity and catalyse wider benefits
Exit 2 & Waterloo Road - Unlocking space to alleviate Jubilee Line
congestion and improving the pedestrian and cycle experience along
Waterloo Road

Multimodal Hub - Enhanced interchange experience, incuding new consoidated
bus and taxi hub to the eastern edge of the station, pedestrianised route to
ppeninsula bus interchange and distributed cycle parking around station perimeter
New Development - New plots, including reuse of underutilised
spaces, help drive public realm improvements, define and activate key
routes, and create new jobs and safeguarded community spaces

P - Supporting the emerging SC1

P ing an
life science district and low carbon sectors, and creating new SME and
affordable workspaces to support local creative industries
Widening the Benefits - Creating local hubs for skills, supplies and
community spaces, such as maker spaces, freight consolidation,
affordable workspace for apprenticeships and skills training for young people
Connecting the South Bank ‘In-between’ Spaces - Parnering with
cuitural nstittons to connect: ‘in-between spaces’ eg. Theatre Avenue and simiar
paraliel streets, with South Bank and the Spine Route to form a ocherent puiblic reaim
Key Gateways - Defined entrances to Lower Marsh, The Cut, Leake
Street and other locations such as St. Thomas', Royal Street, and world
class cultural corridor to celebrate local identity and aid wayfinding
Green Infrastructure - Extensive planting to highlight gateways,
green routes, improve existing assets, and create new public spaces

o, New Waterloo Connections - Numerous new routes, and new station

entrances on key desire lines, stitch the station into the surrounding street
network to facilitate masterplan wide moverment

Str Onward Ci - Including pedestrianisation
and improved public realm connecting the station to Concert Hall Approach,
the Spine Route and South Bank. New southern concourse and station
entrance on Lower Marsh, improving connections south to St Thomas' and SC1

Grimshaw, Gbolade Design Studio, WSP, Exterior Architecture, Hatch, Savills, Turner & Townsend, lceni

Waterloo Station Masterplan

masterplan

o4

CA4: SC1

B CA5: Roupell Street
CA6: The Cut

W cA7: Lower Marsh
CA8: Lambeth North

anfephy il



Waterloo

Delivery of homes N
D
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The completions in the OA account for
48 per cent of the London Plan 22 year
capacity and 54 per cent of the 10 year
capacity. The completions rate by year
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https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-residential-dashboards
https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-residential-dashboards

Waterloo

SHLAA 2017: approvals and allocations

@ ITV Centre, Upper Ground
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Waterloo
SHLAA 2017: Progress 5

@ ITV Centre: Office development and
public spaces. Approved 2024.

Gabriel's Wharf & Prince's Wharf:A
site allocation in the emerging

Site Allocations Development

Plan Document.

(3 Land Bounded by Doon Street
& Upper Ground: 236 homes.
Application approved in 2012.

@ Shell Centre: 868 homes. Majority
delivered, 92 homes left as
of March 2024.

Gabrlel 's'Wharf & Prince's Wharf 4 '

1TV Centre Ludgate House & Sampson House, 64 Hopton
4 185'Park ¢
) -

A}
\9 London Bridge/
1, 3-5777= lme:"une Place Ban‘kSIde OA

1

@ Elizabeth House: Office-led, non-

residential development. A
w
Westminster

@ 10 Royal Street: Approved in 2024. /

Four lab-enabled office buildings, a
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St Thomas'

residential building offering 50% of -
. . . ospital

its units as affordable housing and a @
co-working environment within the

adjacg_r_)t railway arches.

2 Elephant & Castle Shopping Centre and London'College of Communication
& \ [ TN A\
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—1 Opportunity Area
1 Approvals and Allocations (SHLAA, 2017)
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Waterloo
Site allocations: Lambeth Local Plan

* The Lambeth Local Plan 2020-2035 retains the
Elizabeth House, 10 Royal Street and Shell Centre
SHLAA housing sites as site allocations within the
Waterloo CAZ Retail Cluster.

* Land bounded by Doon Street & Upper Ground
SHLAA site is not an allocated site in the most recent
Lambeth Local Plan.

------ Borough boundary % Open Space =l Koy Roads
— Waterloo CGAZ Retail Cluster % Waterloo City Hub - + Healthy Routes
=seem | ower Marsh/The Cut/Leake wonp Gresnways
Street Special Policy Area Station accessibility Liows Ling
[ Site Allocations
Site 1 - 10 Royal Street © Por @ Moderate

Site 5 - Elizabeth House
Site 6 - Shell Centre
Site 9 - ITV Centre and Gabriel's Wharf

15



Waterloo
Site allocations: Lambeth Local Plan

e
Lambeth Council's policy and site allocation is supporting
and enhancing Waterloo's role as;
¢ Akey transport hub in London emg‘g‘gm
* A CAZretail cluster
: . . Gityof [
* A mixed residential area Westminstor I8
* A major location for offices, creative and digital “
industries, healthcare, MedTech and life sciences
businesses and higher education
* Part of the London Plan South Bank/Bankside Strategic
Cultural Area
5
-- Borough boundary
e fikion osciniiphes

-+ South Bank and Waterloo
Neighbourhood Planning Area

Royal Mint Street Life Sciences: Allford Hall — South Bank/Bankside

. . Strategic Cultural Area
Monaghan Morris-led plans include the

s . Waterloo CAZ Retail Cluster
demolition of two post-war buildings near
""" MedTech Health Cluster

Waterloo, central London, to make way for a
major life sciences hub.

One Waterloo: Construction yet to start on one of London's
largest office schemes three years after it was approved.

City of London

London Borough
v, of Southwark

RN LR |

-
-
-

Conservation Areas
Open Space

mmi) Key Roads
Healthy Routes

= Air Quality Focus Area —3 Low Line

Station accessibility

© Foor

@ Moderate



Waterloo
Site allocations: Lambeth SAPD (2024) _

* The emerging Lambeth Site Allocations Development
Plan Document (SADPD) Regulation 19 includes four
allocations within Waterloo area:

* Site 1: 1 Royal Street SE1
129 or more self-contained residential units and office

City of
Westminster

e Site 2: St Thomas' Hospital SE1

e Site 8: 110 Stamford Street SE1
30 self-contained residential units and community use

* Site 9: Gabriel's Wharf and Princes Wharf, Upper
Ground SE1. Mixed-use redevelopment

Lambeth Site Allocations
Development Plan Document
Proposed Submission Version

January 2024

Key

——— Site Boundary

------ Borough Boundary

----- Central Activities Zone
- Waterloo Opportunity Area
------- South Bank and Waterloo

Neighbourhood Planning Area
A ~—— South Bank/Bankside
Lambeth Strategic Cultural Area

s Waterloo CAZ Retail Cluster
------ MedTech Health Cluster

Air Quality Focus Area
Conservation Area
" Open Space

City of London
TE&LE £

wesl) Key Road
~——> Healthy Route
——> Low Line
sees) Greenway
€© National Rail Station
@ Underground Station
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Waterloo
Development activity 2021

! Al
Source: vu.city

KEY

Consented
I Under construction
I completed
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Waterloo

Development activity 2024

Source:-vu.city

KEY

Consented
I Under construction

I completed
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Waterloo
Jobs

* Negative trends
in jobs since 2019
(excluding 2021).

* |n 2023, there were 34,708
jobs in the Waterloo OA,
which accounts for 23
per cent of the jobs in
the borough.

Jobs by year in the OA

40K

Find more
information on
jobs in OAs,

: KEY including types of
jobs in sgkm . . .
0-1.900 industries, in the
1,900 - 4,000 GLA OA webpage.
oK . [ 4,000 - 13,000
e T e I 13,000 - 60,000

Il above 60,000

Source: Census, Business Register 20


https://www.london.gov.uk/programmes-strategies/planning/implementing-london-plan/londons-opportunity-areas/oa-non-residential-dashboards

Waterloo
g Proposition
MOV|ng forwa rd * OA to be retained as Maturing.

* Lambethis among the most densely populated
areas in the country and the number of households
is projected to grow from 143,655 in 2016 to
172,649 in 2036.

* The OAis a also a CAZ retail cluster in Lambeth
with an important role in the delivery of new jobs, as
seen in the jobs density map.

* Waterloo is performing at 54 per cent of its 10 year
homes capacity, and at 48 per cent of its 22 year
capacity, with a relatively high pipeline.

* There is development activity in Waterloo, but
also several challenges to good growth, including
poor public realm and domination by vehicle and
rail transport infrastructure that face increased
capacity by new developments.

* Anintegrated approach to bring forward a number
of sites and secure successful placemaking is
essential. LB Lambeth is preparing an SPD for the
area. The Waterkoo Station Masterplan is the first
step in establishing a Vision.'

Source: Google Maps

o

« The OA is emerging as an important life - 1 W‘Ih@mﬁlﬁllﬁ!t '”mqq
sciences cluster. P e

* Recently approved schemes (life sciences cluster in
Royal Mint Street) put forward proposals looking into v
extending the Low Line. . e

Source: Royal Street SE 21, Design Access Statement, Feilden Fowles Activating the railway arches


https://lambethnow.co.uk/wp-content/uploads/2024/01/240130_Low-Line-VNEB_REPORT_FINAL_Digital_compressed-2.pdf
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