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planning report GLA/3329a/02 
6 January 2020 

5-9 Rockingham Street and 2-4 Tiverton Street 
in the London Borough of Southwark  

planning application no. 19/AP/0750 
  

Strategic planning application stage II referral  

Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 and 2007; 
Town & Country Planning (Mayor of London) Order 2008. 

The proposal 

Demolition of existing buildings and erection of a 19 storey building with basement to provide 
6,042 sq.m (GIA) of new commercial floor space and redevelopment of 3 railway arches to provide 
340 sq.m of flexible commercial space (A1, B1,D1,D2) with associated cycle parking storage, 
waste/recycling stores and new public realm.  

The applicant 

The applicants are JH Rockingham Limited and the architect is Collado Collins Architects. 

Key Dates 

Stage 1 report: 10 June 2019 

Planning Committee meeting: 17 September 2019  

Strategic issues 

Principle: Commercial development optimising office and retail functions remains supported in 
the Central Activities Zone, Elephant and Castle District Town Centre and Opportunity Area. 

Design and Heritage: The architectural quality of the scheme remains supported. Harm to the 
setting of adjacent heritage assets is less than substantial and outweighed by public benefits of the 
scheme in accordance with Policies 7.8 of the London Plan and HC1 of the draft London Plan. 

Sustainability: An energy strategy, future railway arch insulation, carbon offset contributions and 
future connection to a district heat network are secured by conditions and s106 obligations. 

Transport:  Additional trip generation data provided, and cycle parking clarified. S106 secures 
£230k for the Elephant & Castle Northern Line Ticket Hall, s278 highway improvements, public 
realm works and access rights a revised travel plan, and all other matters satisfactorily addressed 
through conditions of approval. 

The Council’s decision 

In this instance Southwark Council has resolved to grant planning permission. 
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Context 

1 On 2 April 2019, the Mayor of London received documents from Southwark Council 
notifying him of a planning application of potential strategic importance to develop the 
above site for the above uses. This was referred to the Mayor under Category 1C of the 
Schedule to the Order 2008: 

• 1C(c): “Development which comprises or includes a building more than 30 metres high 
and outside the city of London” 

2 On 10 June 2018 the Mayor considered planning report GLA/3329a/01, and 
subsequently advised Southwark Council that the application did not comply with the 
London Plan and draft London Plan, for the reasons set out in paragraph 37 of the above-
mentioned report. 

3 A copy of the above-mentioned report is attached. The essentials of the case with 
regard to the proposal, the site, case history, strategic planning issues and relevant policies and 
guidance are as set out therein, unless otherwise stated in this report. Since then, further 
details provided in response to the Mayor’s concerns. On 17 September 2019, Southwark 
Council decided that it was minded to grant planning permission for the application. Under the 
provisions of Article 5 of the Town & Country Planning (Mayor of London) Order 2008 the 
Mayor may allow the draft decision to proceed unchanged, direct Southwark Council under 
Article 6 to refuse the application or issue a direction to Southwark Council under Article 7 that 
he is to act as the Local Planning Authority for the purposes of determining the application and 
any connected application. 

4 The decision on this case, and the reasons, will be made available on the GLA’s website 
www.london.gov.uk. 

Consultation stage issues summary 

5 At the consultation stage Southwark Council were advised that the application did not 
comply with the London Plan and draft London Plan, for the following reasons set out in 
paragraph 37 of the above-mentioned report: 

• Principle of development: A commercial development resulting in the provision of 
6,382 sq.m of new office and retail space in the Central Activities Zone (CAZ), 
Elephant and Castle District Town Centre and the Elephant and Castle Opportunity 
Area is strongly supported in accordance with Policies 2.10 and 2.11 of the London 
Plan and Policies SD4 and SD5 of the draft London Plan. Provision of flexible and 
affordable workspace for MSME’s must be provided and adequately secured by s106 
agreement. 

Recommendation 

That Southwark Council be advised that the Mayor is content for it to determine the case itself, 
subject to any action that the Secretary of State may take, and does not therefore wish to direct 
refusal or direct that he is to be the local planning authority. 
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• Urban Design and heritage: The layout, height, massing and scale are consistent with 
Policy 7.5 of the London Plan and Policies D1 & D2 of the draft London Plan. Resulting 
harm to the setting of adjacent heritage assets is less than substantial, and 
outweighed by the public benefits of the proposal in accordance with Policy 7.8 of the 
London Plan and HC1 of the draft London Plan. 

• Sustainable Development: Further revisions and information are required before the 
energy proposals can be considered acceptable and the carbon dioxide savings 
verified to comply with Policy 5.2 of the London Plan and Policy SI2 of the draft 
London Plan. Any shortfall in carbon reductions must be detailed and suitable 
contributions into the borough’s carbon offset fund secured by conditions and s106 
obligations.  

• Transport: The parking provision satisfies Policy T6 of the draft London Plan. Electric 
Vehicle Charging Point must be secured through condition of approval and details 
confirming compliance of the design of the cycle storage facilities with the London 
Cycling Design Standards (LCDS) must be provided. Further information on trip 
generation is required. A revised Travel Plan must be submitted, secured, monitored 
and enforced through the s106 agreement. The Delivery and Servicing Plan (DSP) and 
Construction Logistics Plan must both be secured by condition of approval. 

Application and policy update 

6 Since Stage 1, The Report of the Examination in Public of the draft London Plan was 
published in October 2019, and the London Plan – intend to publish version (December 2019) 
has subsequently been published and submitted to the Secretary of State. This should be taken 
into account on the basis described in the NPPF.  

7 Since the consultation stage, GLA officers have engaged in joint discussions with the 
applicant, Southwark Council and TfL officers with a view to addressing the above matters. 
As part of the Council’s draft decision on the case, various planning conditions and a s106 
legal agreement have been proposed to address the above concerns and ensure that the 
development is acceptable in planning terms.  

Principle of development 

8 At consultation stage, the principle of a commercial development resulting in the 
provision of 6,382 sq.m of new office and retail space in the Central Activities Zone (CAZ), 
Elephant and Castle District Town Centre and the Elephant and Castle Opportunity Area was 
strongly supported in accordance with Policies 2.10 and 2.11 of the London Plan and Policies 
SD4 and SD5 of the draft London Plan. The provision of affordable workspace for micro, small 
medium enterprises (MSME’s) is now adequately secured in the s106 agreement, which 
includes provisions governing the specification, marketing and management of this 
workspace. 

Urban design and heritage 

9 The layout, height, massing and scale of the proposed building were supported at 
consultation stage, being consistent with Policy 7.5 of the London Plan and Policies D1 and 
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D2 of the draft London Plan. No amendments have been incorporated with regard to the 
overall architectural quality of the scheme, which remains strongly supported. 

Heritage 

10 The application site is not situated within a conservation area and does not contain 
any listed buildings or buildings of notable architectural character. However, the site is 
located immediately adjacent Rockingham Street to the north-east of the Grade II listed 
Metro Central Heights, and would be visible in the foreground setting of this asset when 
viewed from Tiverton Street. 

11 At consultation stage the application included a Townscape and Visual Impact 
Assessment (TVIA) which demonstrated a less than substantial harm to the listed Metro 
Central Heights complex. Having regard to the statutory duty in respect to listed buildings in 
the Planning (Listed Buildings and Conservation Areas) Act 1990, and the relevant paragraphs 
in the NPPF, it is acknowledged that there would be some harm to the setting of the Metro 
Central Heights Complex caused by reason of the proposal being visible in the foreground 
and partially obscuring the complex when viewed from the north-east along Tiverton Street. 
Notwithstanding this, as identified at consultation stage, GLA officers consider the resulting 
harm to be less than substantial and outweighed by the public benefits of the scheme, which 
include the optimisation of the site within an opportunity area, the activation of 
underutilised railway arches and the creation of a new public realm on a constrained site. 
The scheme therefore satisfies Policy 7.8 of the London Plan and HC1 of the draft London 
Plan. 

Sustainable development 

12 At consultation stage, the applicant was required to provide further details in order to 
demonstrate compliance with Policies 5.2 of the London Plan and SI.2 of the draft London 
Plan with respect to carbon dioxide savings. Further technical information has been 
submitted by the applicant and conditions of approval have been adopted regarding the 
energy strategy and future provision of insulation to the railway arches owned by Network 
Rail. Carbon offset contributions and connection to a future district heat network have been 
secured in the s106 agreement.  

13 Outstanding energy matters identified during the consultation phase have been 
satisfactorily addressed and the application is in accordance with the sustainability policies of 
the London Plan and the draft London Plan. 

Transport  

14 Since consultation stage the applicant has provided additional Trip Generation data, 
this and further clarification of the location and design of cycle parking are now acceptable. A 
Service Management Plan and Construction Environmental Management Plan have been 
secured with conditions of approval. Although provision for electric vehicle charging at the 
single on-street Blue Badge parking space has not been provided, the justification for this has 
been accepted both by TfL and Southwark Transport Officers. The provision, implementation 
and monitoring of a revised Travel Plan has been secured in the s106 agreement. S278 
highway improvements have been agreed in principle and secured in the s106 along with 
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public realm works and access rights for the low-line pedestrian and cycle spine route. In 
addition £230,000 has been secured as a s106 contribution towards the Elephant & Castle 
Northern Line ticket hall as mitigation of the development following changes in the CIL 
regulations and Southwark members concerns. 

15 All outstanding transport matters identified during the consultation phase have been 
satisfactorily addressed, the application is in accordance with the transport policies of the 
London Plan and the draft London Plan. 

Response to consultation 

16 Southwark Council publicised the application by site and press notices, as well as 
letters to surrounding landowners and occupiers. Fourteen letters of objection were received 
as a result of the public notification process, one of which was a petition of 45 signatures. 
One letter of support for the development was also received. The representations received 
raised the following matters: 

• Excessive height and scale of development 

• Poor quality public realm 

• No on-site servicing/loading bays for deliveries and waste collection 

• Public consultation was misleading (stated land use was undecided). 

• Lack of community benefit as commercial scheme. No affordable housing -should be 
a residential scheme. 

• Daylight and privacy implications to neighbouring Metro Heights Scheme. 

• Impact of construction activities on surrounding users.  

• Creates too great a concentration of tall buildings in one area. 

• Heritage impact on Metro Heights Complex 

• Impact on transport infrastructure and local social infrastructure (parks, etc). 

• Commercial space inappropriate in a residential area. 

• Tall building will have high energy demand and contribute to climate emergency. 

• Fire implications of tall buildings as a result of Grenfell tower. 

17 The following responses were also received from statutory bodies and other external 
organisations. 

• Environment Agency: No objections subject to conditions (adopted). 

• Network Rail: Satisfied access to bridge and viaduct for maintenance and repair works. 
No objections subject to conditions (adopted). Asset protection agreement ensuring 
the safety of the operational railway to be separately agreed.  

18 Having considered the responses to public consultation, the Council has proposed 
various planning conditions, informatives and s106 contributions in response to the issues 
raised. Having had regard to these, GLA officers are satisfied that the statutory and non-
statutory responses to the public consultation process do not raise any material planning 
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issues of strategic importance that have not already been considered in this report, or the 
Stage 1 report ref GLA/3329a/01. 

Draft Section 106 agreement 

19 The draft S106 agreement includes the following provisions: 

• Carbon offset payment - £35,960 

• 29 Construction Jobs, or a maximum Employment and Training (shortfall) 
contribution of £62,350.00 

• 39 general or end user jobs, or a maximum Employment and Training (shortfall) 
contribution of £167,500.00 

• Affordable workspace provision, secured for 30 years. 

• Highway works, including: 
o S278 agreement with Southwark Council for repaving of the footway fronting 

Tiverton Street and Rockingham Street and road safety improvements. 
o Construction of raised entry tables on the two vehicular accesses within 

footway. 
o Installation of associated gullies and their connection to existing drainage. 
o Road safety improvements. 

• £230,000 financial contribution towards the Elephant and Castle Northern Line Ticket 
Hall. 

• Connection to a future district heating system. 

• Travel Plan 

• Restriction on parking permits. 

Legal considerations 

20 Under the arrangements set out in Article 5 of the Town and Country Planning (Mayor of 
London) Order 2008 the Mayor has the power under Article 6 to direct the local planning 
authority to refuse permission for a planning application referred to him under Article 4 of the 
Order. He also has the power to issue a direction under Article 7 that he is to act as the local 
planning authority for the purpose of determining the application and any connected 
application. The Mayor may also leave the decision to the local authority. In directing refusal, 
the Mayor must have regard to the matters set out in Article 6(2) of the Order, including the 
principal purposes of the Greater London Authority, the effect on health and sustainable 
development, national policies and international obligations, regional planning guidance, and 
the use of the River Thames. The Mayor may direct refusal if he considers that to grant 
permission would be contrary to good strategic planning in Greater London. If he decides to 
direct refusal, the Mayor must set out his reasons, and the local planning authority must issue 
these with the refusal notice. If the Mayor decides to direct that he is to be the local planning 
authority, he must have regard to the matters set out in Article 7(3) and set out his reasons in 
the direction. 

21 In this instance, the Council has resolved to grant permission with conditions and a 
planning obligation which satisfactorily address the matters raised at Stage 1, therefore there 
are no sound planning reasons for the Mayor to intervene in this case. 

Financial considerations 
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22 Should the Mayor direct refusal, he would be the principal party at any subsequent 
appeal hearing or public inquiry.  Government Planning Practice Guidance emphasises that 
parties usually pay their own expenses arising from an appeal.  

23 Following an inquiry caused by a direction to refuse, costs may be awarded against the 
Mayor if he has either directed refusal unreasonably; handled a referral from a planning 
authority unreasonably; or behaved unreasonably during the appeal.  A major factor in deciding 
whether the Mayor has acted unreasonably will be the extent to which he has taken account of 
established planning policy. 

24 Should the Mayor take over the application he would be responsible for holding a 
representation hearing and negotiating any planning obligation.  He would also be responsible 
for determining any reserved matters applications (unless he directs the council to do so) and 
determining any approval of details (unless the council agrees to do so). 

Conclusion 

25 The strategic issues raised at consultation stage regarding principle, design, heritage, 
sustainable development and transport, have been appropriately addressed and, as such, the 
application complies with the London Plan and the draft London Plan and there are no sound 
reasons for the Mayor to intervene in this particular case.  

 

 

 

for further information, contact GLA Planning Unit (Development & Projects Team): 
Juliemma McLoughlin, Chief Planner- Planning  
020 7983 4271    email juliemma.mcloughlin@london.gov.uk 
John Finlayson, Head of Development Management 
020 7084 2632 email john.finlayson@london.gov.uk  
Allison Flight, Deputy Head of Development Management 
020 7084 2020 email alison.flight@london.gov.uk 
Kate Randell, Team Leader – Development Management 
020 7983 4783   email kate.randell@london.gov.uk  
Ashley Russell, Principal Strategic Planner, Case Officer 
020 7084 2551    email ashley.russell@london.gov.uk 
 


