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planning report GLA/3974b/01  

 14 May 2018 

Kings Place, Harper Road 

in the London Borough of Southwark 

planning application no. 18/AP/0657  
  

Strategic planning application stage 1 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 redevelopment of the site to provide a hotel led mixed use 
development comprising a building of up to 14 storeys containing 434 hotel rooms, 6 residential 
units, flexible office and retail floorspace. 

The applicant 

The applicant is Southwark Homes Ltd and the architect is Allies and Morrison.  

Strategic issues summary 

Principle of development: The redevelopment of the site for a mixed-use hotel-led scheme is 
strongly supported. Further information is required to establish the current demand and need for 
the existing health facility and other social infrastructure on site and in the area. The applicant must 
demonstrate the highest level of engagement with existing residential tenants. (Paragraphs 15-19). 

Design: The form and massing is supported and the design is considered to be of a high quality. 
The proposal would not harm the setting of neighbouring listed buildings, the Trinity Church Square 
Conservation area, or non-designated heritage assets. (Paragraphs 20-32). 

Energy: Further information required on cooling, overheating, proposed CHP and photovoltaic 
panels. Once all opportunities for securing further feasible on-site savings have been exhausted, a 
carbon offset contribution should be secured to mitigate any residual shortfall. (Paragraphs 33-34). 

Transport: Further information required on drop off/pick up and cycle parking. Conditions and 
section 106 obligations are required to secure the following blue badge car parking; car parking 
management; electric vehicle charging points; public access to the courtyard; cycle parking; travel 
plan; delivery and servicing plan; and construction and logistics plan. (Paragraphs 35-39). 

Recommendation 

That Southwark Council be advised that while the scheme is broadly supported, it does not yet 
comply with the London Plan and draft London Plan for the reasons set out in paragraph 43 of this 
report; however, the possible remedies set out in that paragraph could address these deficiencies. 
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Context 

1 On 13 April 2018, 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.  Under the provisions of The Town & Country Planning (Mayor of London) 
Order 2008, the Mayor must provide the Council with a statement setting out whether he considers 
that the application complies with the London Plan and draft London Plan, and his reasons for 
taking that view.  The Mayor may also provide other comments.  This report sets out information 
for the Mayor’s use in deciding what decision to make. 

2 The application is referable under Categories 1C(c) of the Schedule to the 2008 Order: 

• 1C(c) ‘Development which comprises or includes the erection of a building of more than 
30 metres high and is outside of the City of London’ 

3 Once Southwark Council has resolved to determine the application, it is required to refer it 
back to the Mayor for his decision as to whether to direct refusal; take it over for his own 
determination; or allow the Council to determine it itself. 

4 The Mayor of London’s statement on this case will be made available on the GLA website 
www.london.gov.uk. 

Site description 

5 The site is located in Borough and currently comprises a variety of uses including 
residential, office, civic, retail and health services. The site is bound by Borough High Street and 
Newington Causeway to the west, Harper Road to the south and Southwark Police Station to the 
north. To the east, adjoining the site is the consented Trinity House residential development and 
Swan Street.  

6 The site is located within the Central Activities Zone (CAZ) and lies on the boundaries of 
Bankside and Borough district town centre and the Bankside, Borough, London Bridge Opportunity 
Area. There are several Grade II Listed buildings in close vicinity to the site including the Inner 
London Crown Court, Trinity Church Square and the Trinity Arms Public House. The site is in close 
proximity to the Trinity Church Square Conservation Area. The adjacent site (25-29 Harper Road) is 
currently being redeveloped to provide 64 residential units in three blocks up to seven storeys in 
height.  

7 Borough Underground Station (serving the northern line) is located approximately 300 
metres to the north-east of the site and Elephant and Castle Underground and National Rail 
Station (serving the Bakerloo and Northern underground lines and Thames Link and Southeastern 
National Rail services) is approximately 500 metres to the south-west. London Bridge Station 
(serving the Jubilee and Northern Underground Lines and Thameslink and Southeastern National 
Rail services) is approximately 900 metres to the north-east. There are several bus stops on 
Borough High Street within 500 metres of the site. The site has a Public Transport Accessibility 
Level (PTAL) of 6b, on a scale of 0 – 6b, where 6b is highest. 
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Details of the proposal 

8 The applicant proposes the demolition of existing buildings and redevelopment of the site 
to provide a hotel led mixed use development comprising a building of up to 14 storeys containing 
434 hotel rooms, 6 residential units, flexible office and retail floorspace.  

9 The breakdown of the proposed floorspace is as follows:  

Use Area (sq.m. GEA) 

Hotel (Use Class C1) 14,103 

Residential (Use Class C3) 388 

Office (Use Class B1) 679 

Flexible Office/Community Use (Use Class 
B1/D1) 

451 

Retail (Use Classes A1/A2/A3) 1,115 

Total 16,736 

Case history 

10 The site is currently subject to a planning application for the demolition of existing 
buildings and redevelopment of the site to provide a residential-led mixed use scheme comprising 
an up to 13 storey building providing 106 residential units, office use, retail use and flexible 
office/community use. This application was considered by the Mayor at Stage 1 on 22 September 
2016 (ref: D&P/3974/01) where it was advised that the principle development was supported 
however the application did not comply with the London Plan and strategic issues raised on: social 
infrastructure, affordable workspace, affordable housing, heritage, inclusive design, climate 
change, air quality and transport must be addressed.  

Strategic planning issues and relevant policies and guidance 

11 For the purposes of Section 38(6) of the Planning and Compulsory Purchase Act 2004, the 
development plan in force for the area is the Southwark Core Strategy 2011, saved policies of the 
Southwark Plan 2007 and the London Plan 2016 (consolidated with alterations since 2011) 

12 The following are also relevant material considerations:  

• The National Planning Policy Framework;  

• National Planning Practice Guidance;  

• Draft London Plan (consultation draft December 2017) which should be taken into 
account on the basis explained in the NPPF 

• Draft Area Visions and Site Allocations for the New Southwark Plan (February 2017) 

• New Southwark Plan: Proposed Submission Version (November 2017) 

• Bankside, Borough and London Bridge SPD 
 

13 In addition, on 5 March 2018, the Government published the draft revised National 
Planning Policy Framework for consultation (until 10 May 2018). This should take into account 
appropriately in accordance with its early stage of preparation. 
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14 The relevant issues and corresponding policies are as follows:  

• Central Activities Zone London Plan; Central Activities Zone SPG 

• Opportunity Areas London Plan 

• Visitors Infrastructure London Plan 

• Offices London Plan 

• Retail London Plan 

• Social Infrastructure London Plan; Social Infrastructure SPG 

• Housing London Plan; Housing SPG; Housing Strategy; Play and informal 
recreation; 

• Urban design London Plan; Shaping Neighbourhoods: Character and Context 
SPG; Housing SPG; Shaping Neighbourhoods: Play and Informal 
Recreation SPG 

• Inclusive design London Plan; Accessible London: achieving an inclusive 
environment SPG 

• Climate change London Plan; Sustainable Design and Construction SPG; Mayor’s 
Climate Change Adaptation Strategy; Mayor’s Climate Change 
Mitigation and Energy Strategy; Mayor’s Water Strategy 

• Air Quality London Plan; the Mayor’s Air Quality Strategy 

• Transport London Plan; the Mayor’s Transport Strategy  
 

Principle of development 

15 London Plan Policies 2.10 and 2.11and draft London Plan Policy SD4 seeks to sustain the 
CAZ as the world’s leading visitor destination recognising the cultural and economic strength of the 
area. The policies require that proposals support the nationally significant strategic functions of the 
CAZ by responding to local conditions. Schemes should optimise office floorspace, support the 
provision of visitor infrastructure and include a mix of uses including housing. The proposal seeks 
to provide a 434-room hotel alongside, office/retail/community floorspace and six residential 
units. The hotel use will make a positive contribution to the internationally recognised visitor 
infrastructure of the CAZ and enhance London’s visitor capacity and is supported in principle. 

16 Developments that increase office floorspace within the CAZ and opportunity areas and 
include a mix of uses, including housing are supported by London Plan Policy. Southwark’s 
Strategy Policy 10 encourages the provision of flexible space to help meet the needs of the local 
office market and independent retailers. It is proposed that 1,115 sq.m. of retail and 679 sq.m. of 
workspace is provided on site. The applicant is intending to introduce coworking spaces within the 
scheme that will be available to small organisations and lettable to independent retailers. GLA 
officers will work with the applicant and the Council to explore the provision of affordable office 
floorspace, including how the co-working space can address local needs. 

17 London Plan Policy 3.16 resists the loss of social infrastructure in areas of defined need for 
that type of social infrastructure without realistic proposals for reprovision. The policy also states 
that the suitability of redundant social infrastructure for other forms of social infrastructure for 
which there is a defined need in the locality should be assessed before alternative development is 
considered. Furthermore, London Plan Policy 3.17 on health and social care facilities specifies that 
where local health services are being changed, the Mayor will expect replacement services to be 
operational before the facilities they replace are closed, unless there is adequate justification for 
the change.  

18 Part of the site currently comprises a medical centre and a pharmacy. As part of the 
development it is proposed that 451 sq.m. of floorspace will be provided for flexible B Class/D1 
Class use. This flexible use allows the applicant to reprovide the existing doctors surgery within the 



 page 5 

development if there is a need for it, or provide an alternative D1 use as required by London Plan 
Policy 3.16 if other needs have been identified, the fallback use would be to use the space as B1 
office use if D1 floorspace is surplus to the requirement of the local community. Further 
information will need to be provided to establish whether the flexible D1/B1 Use Class to enable 
the current demand and need for the existing health facility and other social infrastructure on site 
and in the area to be established. This should include evidence of correspondence with the CCG 
and existing provider. 

19 London Plan Policy 3.14 and draft London Plan Policy H10 seek to robustly protect any 
existing housing stock from loss or conversion. However, both of the above policies set out that an 
exception may apply if the existing housing is replaced at existing or higher densities with at least 
the equivalent of overall floor space. The site currently contains seven private residential flats 
totalling 331sq.m (GIA). The current proposals include the re-provision of six apartments which 
provide for 388 sq.m (GIA) of residential floorspace. The increased provision of residential 
floorspace (equivalent to 57 sq.m) is supported in accordance with Policy H10 of the draft London 
Plan and London Plan Policy 3.14. The applicant must demonstrate at the Mayor’s decision-
making stage that there has been the highest level of engagement with the existing occupiers of 
the site and that, where appropriate, relocation assistance is available.  

Urban design  

20 The design principles in chapter seven of the London Plan and chapter 3 of the draft 
London Plan place expectations on all developments to achieve a high standard of design which 
responds to local character, enhances the public realm and includes architecture of the highest 
quality that defines the area and makes a positive contribution to the streetscape and cityscape. 

21 The scheme is generally well thought out and implements a simple perimeter block 
arrangement, which provides clearly defined and active street facing frontages with two defined 
openings for public access to an internal courtyard. This approach is supported in accordance with 
that established in the previous application and GLA officers welcome the inclusion of the central 
courtyard that will create new public realm that will contribute to the established character of the 
historic network of yards and alleyways further along Borough High Street. The proposed public 
realm (including footways along Borough High Street and Harper Road) has also been designed 
and sized to align with the established sequence of public realm in the immediate and wider 
context, which is welcomed. The size of the courtyard and layout of the proposed retail units have 
been confirmed by the applicant and should create a successful space with active frontages on 
both the courtyard and the street facing edges and with public amenity and flexible communal 
space for workspace units, hotel guests and future residents. Servicing and blue badge parking is 
contained along the south-eastern edge of the site, which is welcomed and in conjunction with 
basement level servicing arrangements to all commercial and retail units enables active frontages to 
be maximised to all public facing edges of the scheme.  

22 London Plan Policy 3.5 and Policy D4 of the draft London Plan promotes quality in new 
housing provision, with further guidance provided in the Housing SPG. The scheme has been 
designed to meet and exceed London Plan and draft London Plan minimum residential space 
standards. While it is considered that the residential quality of the proposed six units is high, GLA 
officers will work with the Council and the applicant to investigate opportunities to relocate the 
residential units to the upper levels of the proposal (below the restaurant) to ensure the units have 
their own dedicated corridor space and entrance, separate from the hotel use.  

23 The varied heights and massing strategy is broadly supported with the positioning of a 
taller element at the prominent Borough High St/Newington Causeway junction giving potential to 
provide a local landmark in townscape terms. Lower rise elements help to mediate the scale of the 
proposals and are consistent with the scale of the immediate built context. Officers also 
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acknowledge that the applicant has worked to respond to the historic plot widths and patterns of 
development further along the high street and this results in a successful and sensitive series of 
defined building elements.  

24 The refined and regimented alignment of windows forms a successful composition with 
subtle articulation achieved through the rounding of the south west corner and contrasting brick 
and metalwork. This approach is supported. The Council is strongly encouraged to secure the 
retention of the architects during detailed design phases, in addition to utilising appropriate 
conditions securing design detail and materials. 

25 In accordance with Policy D11 of the draft London Plan, the Council should secure an 
informative requiring the submission of a fire statement, produced by a third party suitable 
qualified assessor. 

Heritage  

26 As mentioned above, the proposed site does not contain any designated heritage assets 
and is not in a conservation area but is within the setting of a number of designated and 
undesignated heritage assets. These are the Grade II listed Inner London Crown Court opposite the 
site; the Grade II listed Trinity Church Square buildings and Conservation Area east of the site; and 
Southwark police station that adjoins the site to the north.  

27 London Plan Policy 7.8 and draft London Plan Policy HC1 state that development affecting 
heritage assets and their settings should conserve their significance, by being sympathetic to their 
form, scale, materials and architectural detail. The National Planning Policy Framework further 
advises that where a proposed development will lead to substantial harm to the significance of a 
designated heritage asset, local planning authorities should refuse consent, unless it can be 
demonstrated that the substantial harm is necessary to achieve substantial public benefits that 
outweigh that harm. 

28 The applicant has submitted an assessment of the impact of the proposed development 
upon the setting of the heritage assets in the vicinity of the site. The assessment concludes that 
the reinstatement of a street frontage, the architectural approach and public realm improvements 
will enhance the immediate setting of these heritage assets. With regard to the impact of the 
development on the setting of Trinity Church Square, the assessment shows that the upper levels 
of the proposed taller building will be visible from street level within the Square but that this will be 
seen within the context of several emerging proposals in the Elephant and Castle Opportunity Area 
in the medium distance.  

29 GLA officers have had special regard to the impact that the development will have on the 
setting and character of the heritage assets and are satisfied that proposal would not cause any 
harm to neighbouring listed buildings, the Trinity Church Square Conservation area, or non-
designated heritage assets. There proposals would therefore accord with London plan Policy 7.8 
and draft London Plan Policy HC1.  

Inclusive design 

30 London Plan Policy 7.2 and draft London Plan Policy D3 require that all new development 
achieves the highest standard of accessible and inclusive design. These policies seek to ensure that 
all new development can be used easily and with dignity by all. The considerations for inclusive 
design associated with each component of the scheme follows. 
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Hotel 

31 London Plan Policy 4.5 and draft London Plan Policy E10 both seek to secure appropriate 
levels of accessible hotel accommodation. Draft London Plan Policy E10 specifically requires that 
10% of rooms are delivered as fitted out as wheelchair accessible units from the outset or that 15 
per cent of new bedrooms are accessible rooms meeting a series of criteria available in the draft 
London Plan at Policy E10 part G. The applicant has indicated that the proposal will provide 43 
accessible rooms (equal to 10%). The internal layouts and circulation spaces are sufficiently 
generous and inclusive and as such the application has had due regard to London Plan Policy 7.2 
and draft London Plan D3. 

Residential 

32 London Plan Policy 3.8 and draft London Plan D5 require that 10% of new housing is 
delivered as designed to be wheelchair accessible and that the remaining 90% are easily 
adaptable for residents who are wheelchair users. The scheme would not provide any wheelchair 
accessible dwellings from the total residential offer of 6 units. The absence of wheelchair 
accessible units in this instance is acceptable given the limited residential offer and constraints 
of the site.  

Climate change 

Energy 

33 In accordance with the principles of London Plan Policy 5.2 and Policy SI2 of the draft 
London Plan, the applicant has submitted an energy statement, setting out how the 
development proposes to reduce carbon dioxide emissions. In summary, the proposed strategy 
comprises: energy efficiency measures (including a range of passive design features and demand 
reduction measures); a communal heat network and CHP; and renewable technologies 
(comprising photovoltaic panels and air source heat pumps). The approach proposed would 
achieve a 40% carbon dioxide reduction on the residential elements, and a 40% carbon dioxide 
reduction on the hotel and commercial elements.  

34 The applicant must provide further information on cooling, overheating, proposed CHP 
and photovoltaic panels.  The applicant must explore the potential for additional measures to 
deliver further carbon dioxide reductions. Once all opportunities for securing further feasible on-
site savings have been exhausted, a carbon offset contribution should be secured to mitigate 
any residual shortfall.  

Transport 

35 The trip generation information submitted demonstrates that the proposal would not 
have a significant impact upon the strategic highway network or public transport capacity.  

36 The proposals are predominantly car free, with the exception of 4 blue badge car parking 
spaces, which is strongly supported. The applicant must provide further information on the 
arrangements for drop off and pick up at the development, including justification for the 
proposed changes to on street parking on Harper Road.  

37 The public courtyard is supported in accordance with the Mayor’s Healthy Streets 
approach. 24-hour public access to the courtyard must be secured.  

38 It is proposed to provide 117 cycle parking spaces, which does not meet with London 
Plan Policy nor does it meet the revised standards within the draft London Plan; the applicant 
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must increase the cycle parking provision to meet London Plan Standards. Furthermore, the 
applicant must provide further information on the access arrangements to the cycle parking. All 
cycle parking and access should be designed in accordance with London Cycling Design 
Standards. 

39 Conditions and section 106 obligations are required to secure the following blue badge 
car parking; car parking management; electric vehicle charging points; public access to the 
courtyard; cycle parking; travel plan; delivery and servicing plan; and construction and logistics 
plan.  

Local planning authority’s position 

40 The applicant has undertaken pre-application discussions with Southwark Council 
planning officers who are understood to currently be assessing the proposal. No committee date 
has been set.  

Legal considerations 

41 Under the arrangements set out in Article 4 of the Town and Country Planning (Mayor of 
London) Order 2008, the Mayor is required to provide the local planning authority with a 
statement setting out whether he considers that the application complies with the London Plan, 
and his reasons for taking that view.  Unless notified otherwise by the Mayor, the Council must 
consult the Mayor again under Article 5 of the Order if it subsequently resolves to make a draft 
decision on the application, in order that the Mayor may decide whether to allow the draft decision 
to proceed unchanged, or direct the Council under Article 6 of the Order to refuse the application, 
or issue a direction under Article 7 of the Order that he is to act as the local planning authority for 
the purpose of determining the application.  There is no obligation at this present stage for the 
Mayor to indicate his intentions regarding a possible direction, and no such decision should be 
inferred from the Mayor’s statement and comments. 

Financial considerations 

42 There are no financial considerations at this stage. 

Conclusion 

43 London Plan and draft London Plan policies on central activities zone; opportunity areas; visitor 
infrastructure; employment; social infrastructure; housing; affordable housing; urban design; 
inclusive design; transport; and climate change are relevant to this application.  The application is 
broadly supported however it does not fully comply with the London Plan and draft London Plan. 
The following strategic issues must be addressed for the application to fully accord with the 
London Plan and draft London Plan: 

• Principle of development: The redevelopment of the site for a mixed-use hotel-led 
scheme is strongly supported. Further information is required to establish the current 
demand and need for the existing health facility and other social infrastructure on site 
and in the area. The applicant must demonstrate the highest level of engagement with 
existing residential tenants. 

• Design: The form and massing is supported and the design is considered to be of a high 
quality. The proposal would not harm the setting of neighbouring listed buildings, the 
Trinity Church Square Conservation area, or non-designated heritage assets. Further 
work on residential quality required.  
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• Energy: Further information required on cooling, overheating, proposed CHP and 
photovoltaic panels. Once all opportunities for securing further feasible on-site savings 
have been exhausted, a carbon offset contribution should be secured to mitigate any 
residual shortfall.  

• Transport: Further information required on drop off/pick up and cycle parking. 

Conditions and section 106 obligations are required to secure the following blue badge 

car parking; car parking management; electric vehicle charging points; public access to 

the courtyard; cycle parking; travel plan; delivery and servicing plan; and construction 

and logistics plan.     

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

for further information, contact GLA Planning Unit: 
Juliemma McLoughlin, Chief Planner 
020 7983 4271    email juliemma.mcloughlin@london.gov.uk 
Samantha Wells, Principal Strategic Planner 
020 7983 4266   email samantha.wells@london.gov.uk  
Kate Randell, Senior Strategic Planner, Case Officer 
020 7983 4783    email kate.randell@london.gov.uk  
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