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Introduction

This brochure presents a pre-application proposal to the 
Greater London Authority  (GLA) for the re-development 
of 21 St George’s Road in Elephant and Castle.

The proposal seeks to replace the existing sub-standard 
commercial buildings at 21 St George’s Road with an 
outstanding building that offers significant townscape 
and public realm improvements providing a high quality 
hotel to modern sustainable standards of design and 
construction.

This submission includes an illustration of the existing 
building and its context followed by an explanation of the 
design of the proposed building and its relationship to the 
surrounding context, public realm and wider townscape. 
Design strategies for the technical aspects of the proposal 
complete the main body of the submission followed by  
appendices that contain additional reports. 

Create Reit have assembled the following development 
team that have contributed to the proposals set out in this 
submission:

Client   Create Reit
Architect:  Latitude
Planning:  DP9
Public relations:  Kanda
Heritage:  Oxford Archaeology
Daylight & sunlight: Point 2 Surveyors
Transport:  Caneparo Associates
Townscape:  Peter Stewart Consultancy
Structure:  Price & Myers
M+E:   Chapman BDSP
Sustainability:  Chapman BDSP
Acoustic:  Chapman BDSP
Fire:   ChapmanBDSP
Wind:   RWDI
Cost:   Arcadis

Introduction

21 St George’s Road
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1901_11_2Site location map

Elephant & Castle

City of London

Green Park
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London Bridge

Bermondsey

Mayfair

Westminster

Walworth

Lambeth

Charing Cross

Bankside

Waterloo

River Thames
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1901_11_3Aerial view of site location
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1901_11_4The existing building 1 - 21 St George’s Road

Existing building

21 St George’s Road comprises a pair of joined flat-roofed 
brick-clad steel-framed buildings arranged over 4 storeys 
with one being a lower ground storey.

The existing building is currently in use as offices but pro-
vides sub-standard accommodation that has a poor and 
inappropriate entrance, does not offer disabled access to 
all levels and does not perform to modern thermal stand-
ards.

The site appears to have been in use as part of a larger 
brewery site in the late 19th century before being used as 
a ‘Sugar products’ works in the 1950’s. Gillman and Spen-
cer Ltd, whose sign appeared on the buildings in 1959, 
were hop merchants.

From examination of old maps, it appears the western 
part of the building was constructed between 1935 and 
1952 whilst the eastern part was constructed between 
1952 and 1959.

The eastern part of the building presents a bland elevation 
with an old loading dock infilled to form an office frontage 
whilst the street elevation of the western part is formed of 
brick with painted lintels and cornice. The west elevation 
is partly a rendered blank elevation that undoubtedly was 
previously adjoined by a long demolished neighbouring 
building which has been replaced by a green space. The 
remaining part of this elevation is formed of glazed brick-
work with regular windows. The south elevation faces a 
small service yard and is utilitarian in nature.

The building currently provides 672 sqm of B1 office and 
581.8 sqm of A2 retail space. 
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OPTION 6 - TOPO

© LATITUDE  ARCHITECTS
This drawing  is the property  of Latitude  Architects  and Designers  and must 
not be reproduced  or disclosed  to any unauthorised  person  either  wholly or in 
part without  written  consent .

Drawing  to be read in conjunction  with all information  by architects , structural  
engineer  & service  consultants .

The contractor  is not to scale from this drawing . All written  dimensions  to be 
checked  on site before work commences . Discrepancies , where identified , 
must be reported  to the architect  immediately. 
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1901_11_9The local context 3 - Elliot’s Row conservation area

Elliot’s Row conservation area

The site sits adjacent to the Elliot’s Row conservation 
area and whilst not inside, proposals coming forward will 
be assessed by the Local Authority for its impact on the 
setting of the conservation area.

The Elliot’s Row conservation area was adopted in 
March 2013 and sits within the Elephant and Castle 
opportunity area. 

The conservation area is described in the Southwark 
Borough Council appraisal as follows:

‘a cohesive townscape comprising development 
from throughout the 19th and early 20th centuries. 
The historic street layout remains, creating a leigble 
and permeable environment. Well defined streets 
are a feature with high quality and architecturally 
interesting frontage development. This is a highly urban 
environment with little in the way of soft landscaping.’

The West Square conservation area sits further to the 
west and whilst the proposals may be visible, they are 
likely to have a very minor visual impact.

Elliot’s Row conservation area
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1901_11_10The local context 4 - Aerial views of Elephant & Castle with consented schemes

Aerial view from north with consented schemes

Aerial view from east with consented schemes

Aerial view from west with consented schemes

Aerial views of Elephant and Castle

The aerial views shown here illustrate the position 
and mass of the existing building at 21 St George’s 
Road (highlighted in red) relative to the Elephant 
and Castle central area which has been shown with 
recently consented or schemes under construction 
in their final form. 
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1901_11_11Land use 1 - policy

Background

1. DP9 is providing planning consultancy support to the the proposed redevelopment at No. 21 St George’s Road in  
Elephant and Castle.

2. The site’s current consented use, as recently confirmed in the Certificate of Lawfulness Application ref: 20/AP/0342 
is:

 a.  A2 Professional and Financial Services - Level -1 and Level 0 - 581.8 sqm GIA;
 b.  B1 Office - Level 1 and 2 - 672.2 sqm GIA

3. Per the Use Class Amendment Order, these uses are regarded as Class E Uses as of 1 September 2020.

4. The current proposals for the site include the following uses:

 a.  C1 Class Hotel - Levels 3 to 14 - 3199.1 sqm GIA;
 b.  E Class Office - Levels -1 to 2 - 778.2 sqm GIA;
 c.  E Class Retail - Level 0 - 122.8 sqm GIA.

Purpose of this note

4. London Borough of Southwark officers requested a review of the compliance of the proposed land uses with 
adopted and emerging LBS development policies.

5. The adopted policy is the Core Strategy (2012) and the saved policies of the Southwark Plan (2007), as well as 
the London Plan (2017, as amended).

6. LBS is currently preparing the New Southwark Plan, which will replace the policies of the Core Strategy and the 
Southwark Plan. The New Southwark Plan was submitted for Examination in January 2020. As its policies have 
not yet been tested through Examination Hearings, it should be considered to hold limited weight in decision 
making. However, it is conceivable that it will have made further progress by the time the forthcoming planning 
application is determined.

7. The GLA is preparing a New London Plan that will replace the existing version once adopted. It is in its latter 
stages of preparation having undergone Examination throughout 2019. In December 2019 the Mayor released an 
‘Intend to Publish’ version of the New London Plan. In March 2020 the Secretary of State issued a letter requiring 
amendments to the New London Plan prior to its adoption.

Planning designations

8. The following designations are of relevance in relation to the proposed land uses:

- The site is in the Elephant and Castle Major Town Centre as identified on the adopted Southwark policies 
map. The emerging New Southwark Plan continues to identify the site as within the Major Town Centre.

- The site lies within the Elephant and Castle Opportunity Area, a LB Southwark and GLA  designation, which 
continues to be identified in the New London Plan.

- The site is within the Central Activities Zone, a LB Southwark and GLA designation, which it also remains 
within in emerging documents.

 Policy Review

9. The following policies are of relevance to the proposed land uses:

- Core Strategy Strategic Policy 1 seeks intense development for a mix of uses in growth areas, including 
Elephant and Castle Opportunity Area.

- Core Strategy Strategic Policy 3 seeks to maintain a network of successful town centres which have a wide 
range of shops, services and facilities. It further seeks 5000 net new jobs and around 45,000 sqm additional 
shopping and leisure floorspace in Elephant and Castle between 2009 and 2026 in order to strengthen 
Elephant and Castle’s role as a Major Town Centre.

- Core Strategy Strategic Policy 10 seeks to allow the development of hotels within town centres providing 
that there is no harm to local character.

10. The following emerging policies are of relevance to the proposed land uses:

- Emerging New Southwark Plan Policy SP4 seeks more opportunity for people to find work and to make 
town centres thrive as places for uses including shops and leisure.

- Emerging New Southwark Plan Policy P29 requires development in the Central Activities Zone and Town 
Centre to “retain or increase the amount of employment floorspace on site (Gross internal area (GIA) of 
B class use or sui generis employment generating uses)” .

- Emerging New Southwark Plan Policy P34 expects development in Town Centres to “retain or replace A use 
classes with an alternative use that provides a service to the general public, and would not harm the 
vitality and viability of the centre” and provide active uses at ground floor level in areas of high footfall.

- Emerging New Southwark Plan Policy P40 states that a “minimum of  10% of the total floorspace must be 
provided as ancillary facilities in hotel developments that incorporate a range of daytime uses and offer 
employment opportunities ”. The supporting text also sets out general support for hotel proposals.

Policy assessment

11. Both existing and proposed development plan policies support the proposed land uses in principle in the site’s 
location. The Class E cafe / restaurant is located at ground floor fronting St George’s Road, creating an active 
main frontage. Thereafter, the main considerations are compliance with emerging New Southwark Plan policies 
P29, P34 and P40 guiding proposals involving the gain / loss of business, retail and hotel use respectively. 
Existing development plan policies are less specific in this regard.

12. Emerging policy P29 requires retention or increase of office floorspace by GIA in locations including the site. The 
proposals currently deliver a 106.2 sqm uplift in office floorspace and are therefore in compliance with this policy.

13. Emerging policy P34 requires retention / suitable replacement of A class uses, but notably without any floorspace 
requirements like Policy P29. The proposals would result in a loss of 459.0 sqm employment agency floorspace. 
This floorspace would be replaced by 122.8 sqm of cafe/restaurant use that provides an active frontage to St 
George’s Road. In addition, the proposed C1 hotel use ‘provides a service to the general public’ as it is a use that 
is accessible to a wider range of people and would introduce a hotel use to a centre that is currently lacking visitor 
accommodation, supporting the local economy including businesses and the local higher education institutions. 
We consider that the proposals do meet the requirements of emerging Policy P34. Although we do not infer that 
the emerging policy expects re-provision of retail use by floorspace, it is worth noting that the only way this could 
feasibly be achieved would be through multi-storey retail use. It is our view that this would be a poor proposal 
compared to the existing scheme and such a proposal would call into question the deliverability of the scheme as 
a whole.

14. Emerging policy P40 requires schemes involving hotel use to include at least 10% of floorspace as ancillary 
facilities that incorporate a range of daytime uses and offer employment opportunities. Although in different use 
classes, the proposals are for one interconnected complex of which circa 20% is in an ancillary office or cafe / 
restaurant use, comfortably exceeding the emerging policy requirement.

15.  The emerging New Southwark Plan is not yet tested through Examination therefore its policies are liable to 
change. However, we consider that the proposed development is in accordance with its emerging policies and 
would generally contribute to a positive balance of uses in Elephant and Castle.
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21 ST GEORGE’S ROAD . LONDON  SE1

1901_11_12Land use 2 - proposed building uses and organisation

Proposed building uses and organisation

5 - Levels 13 to 14  C1 Hotel

Levels 13 and 14 of the building accommodate hotel rooms set within a facetted facade that refers to the lower levels of 
the building.

A plant enclosure at roof level is inset approximately 2m from the parapet and is surrounded by a green roof in order to 
provide an attractive fifth elevation from overlooking buildings and to aid with sustainable drainage and urban greening. 

4 - Levels 3 to 12  C1 Hotel

Levels 3 to 12 accommodate typical hotel floor plates of either 7 or 8 rooms depending on provision of accessible rooms 
and are served by 2 lifts and an escape stair. Each ensuite hotel room is articulated on the building elevation by a full 
height window and an infill panel with a fluted profile continuing the architectural language of the facets found elsewhere 
on the building. Each floor level is articulated by al band of reconstituted stone/ GRC.

3 - Levels 1 & 2   E Class Office

Levels 1 and 2 provide open plan office space and together with the ground floor are architecturally expressed as the 
base of the building. The glazing to levels 1 and 3 is facetted to give visual consistency with the top of the building, to 
provide visual interest when seen from the street and to indicate the change to an office use.

Green walls and integrated GRC fins that provide visual privacy and aid with the wind environment are proposed to the 
west elevation to the Elliot’s Row pocket park.

2 - Level 0   C1 Hotel / B1 office reception and E Class retail

The ground floor accommodates the hotel / office reception together with an E Class retail unit that provides a highly 
active street frontage. Extensively glazed facades set within reconstituted stone / GRC reveals provide excellent visibility 
from St George’s Road and Oswin Street whilst canopies over the entrances aid the wind environment and provide 
shelter from the elements.

The west elevation is separated from the Elliot’s Row pocket park by a masonry planter that combines with substantial 
living green walls in order to dramatically improve the outlook and setting of the park, and to minimise any sense of 
overlooking by the park’s users.

The link block to the rear contains a service zone that includes a shared refuse store, disabled parking space, substation 
and lift access to cycle parking, hotel back of house areas and plant at basement levels 

1 - Levels -1 and -2   C1 Hotel back of house / plant and E Class office

The upper basement (level -1) houses is split into 2 parts with the rear of the building housing a hotel service area, wcs  
and cycle stores containing 19 and 10 spaces for the office and retail / hotel staff respectively. The front part of the upper 
basement contains office meeting rooms and a break out space linked by an open stair set within a double height space 
to the ground floor hotel/ office entrance lobby. The lower basement (level -2) contains plant areas that serve the hotel, 
office and retail areas.

1

2

3

4

5
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View of enhanced public realm at junction of St George’s Road and Oswin Street

Design approach 8 - relationship to public realm 3
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GLA pre-application submission

21 ST GEORGE’S ROAD . LONDON  SE1

1901_11_22Design approach 10 - relationship to Elliot’s Row pocket park 2




