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1 Introduction 
 

1.1 This Affordable Housing Statement (óAHSô) has been prepared by DS2 in accordance 

with local and strategic planning policy and in support of a planning application (óthe 

Applicationô) for the comprehensive redevelopment of the Elephant & Castle Town 

Centre (óthe Siteô) in Southwark.   

1.2 The submission of the Application follows discussions with a wide range of 

stakeholders and statutory consultees, including planning, housing and design teams at 

the London Borough of Southwark (óthe Councilô), the Greater London Authority 

(óGLAô) and Transport for London (óTfLô). 

1.3 A detailed explanation of the Application is provided in section 2.  In summary, the Site 

measuring 3.56 hectares comprises two parcels of land which are separated by 

Newington Butts (A3) on a north-south axis.  The two components are: 

¶ The Elephant and Castle Shopping Centre site (hereafter referred to as the óEast 

Siteô); and 

¶ London College of Communication (LCC), a constituent college of the 

University of the Arts, London (UAL), (hereafter referred to as the óWest Siteô).  

1.4 This is a key strategic opportunity in Southwark and its development is an important 

step in the wider regeneration of the area, with a significant amount of new 

development underway in the vicinity. 

1.5 The Application will bring with it a significant number of public benefits including a 

large CIL payment, affordable housing, infrastructure improvements most notably by 

way of a new entrance and modern ticket hall for the Elephant and Castle underground 

station, improved employment opportunities and new public realm. 
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1.6 The detailed planning application (óthe Proposalô) seeks planning permission for:  

ñPhased mixed use redevelopment of the existing Elephant and Castle Shopping Centre 

and London College of Communication sites comprising the demolition of all existing 

buildings and structures and redevelopment to include buildings ranging in height from 

single storey to 34 storeys (with a maximum building height of 124.5 m AOD) above 

basement (and additional space at mezzanine level within basements) to provide a 

range of uses including residential units (Use Class C3), retail (Use Class A1-A4), 

office (Use Class B1), education (Use Class D1), assembly and leisure (Use Class D2), 

and a new Station Entrance and Station Box for use as a London Underground 

operational railway station. The proposed development will also include new means of 

access, highway works, public realm and landscaping works, parking and cycle 

provision, plant and servicing, and a range of other associated and ancillary works and 

structures.ò 

1.7 The AHS is submitted on behalf of the Applicant, Elephant and Castle Properties Co. 

Ltd (the ñApplicantò).   

Build to Rent  

1.8 The Applicant is seeking to deliver and operate all residential tenures in the 

development as Build to Rent.   

1.9 The proposal meets with national, regional and local adopted and emerging planning 

policy on such matters.  Further detail is provided within the DS2 Financial Viability 

Assessment which is shortly to be submitted to the Council.   

1.10 There is significant support for large-scale Build to Rent projects because they are a 

means by which overall housing supply can be dramatically increased, at the same time 

as improving the quality of rented housing living and management standards.  Build to 

rent also contributes to genuine housing diversity, improving choice in local housing 

markets which in turn stimulates economic growth. 
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Affordable Housing  

1.11 The affordable housing proposed represents 35% of the total number of habitable 

rooms.  The accommodation will be 100% Discounted Market Rent (óDMRô) with all 

homes available on a discounted rental basis.  This is in accordance with the affordable 

housing definitions as contained within Annex 2 of the National Planning Policy 

Framework. 

1.12 The approach to affordable housing on the Site seeks to maximise the overall 

percentage that can be delivered.  Ownership and management will be retained by the 

Applicantôs shareholders, as long term investors.   

1.13 The affordable housing will be fully integrated into the proposed development which 

will be tenure blind.   

1.14 Al l residents will share the amenities and entrances, without the restrictions for 

affordable housing residents which have arisen elsewhere due to service charge 

constraints and disparate landlords.  In this development, it is envisaged that, as a long-

term investor, the landlord will retain all the residential units and can therefore offer 

amenities to all residents regardless of tenure thereby negating common management 

complications.   

1.15 The proposed discounted rental levels are inclusive of service charges and the proposal 

seeks to improve housing diversity and choice to the widest number of households 

possible. 
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2 The Proposed Development  
 

 

2.1 A detailed description of the Site and its surroundings is contained within the Planning 

Statement.  A summary is therefore provided below. 

Location &  Existing Use 

2.2 The Site is located within Southwark on the south side of the River Thames in London.  

The Site is positioned immediately south of the main Elephant and Castle roundabout 

comprising the Shopping Centre to the east of the A3 and the London College of 

Communication (LCC) buildings to the west (East and West Phases respectively).  The 

Site is within Elephant and Castle town centre.  

2.3 The buildings are described in greater detail below.   For further details of the existing 

site, please refer to the Design and Access Statement prepared by Allies and Morrison.   

2.4 An extract from the full red line boundary plan is included below for reference, with the 

full contextual plan attached at Appendix One.  

 
  Figure One: Site Red Line Plan, October 2016   

2.5 The buildings are not listed, nor do they fall within a Conservation Area.  However, a 

listed building consent application is being submitted alongside the planning 

application for party wall works necessary to the north elevation of the London 

Metropolitan Tabernacle, required because of the Proposed Development. 
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Elephant and Castle Shopping Centre (óthe East Siteô) 

2.6 The East Site comprises a three-storey building plus the basement, and includes a 

central sixteen storey office building, Hannibal House.  The East Site is bound by: 

¶ New Kent Road (A201) to the north;  

¶ A recently improved former roundabout (hereafter referred to as the 

ópeninsularô) to the northwest; 

¶ Elephant and Castle Rail Station, viaduct, arches and Elephant Road to the 

east;  

¶ Walworth Road (A215) to the south; 

¶ The óSouthern Junctionô to the southeast; and  

¶ Newington Butts to the west (A3). 

2.7 The development was completed in 1965 and was one of many city-wide post war 

developments consisting of concrete towers and building blocks. 

 
     Figure Two ïElephant & Castle Shopping Centre & Hannibal House (East Site) 
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London College of Communication (óthe West Siteô) 

2.8 The West Site is a four-storey building, and includes a central sixteen storey 

administrative building and includes a small area of car parking is located to the north 

of the LCC adjacent to St Georgeôs Road. The Site is bound by: 

¶ St Georgeôs Road (A302) to the north;  

¶ Newington Butts (A3) to the east;  

¶ The London Metropolitan Tabernacle to the southeast;  

¶ Brook Drive and Pastor Street to the southwest; and,  

¶ Oswin Street to the west. 

 

 
                  Figure Three:  London College of Communication (West Site) 

2.9 The West Site is occupied by several buildings that accommodate the London College 

of Communication.  The college moved to the site in 1964 when many of the buildings 

currently on the site were constructed.  
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2.10 The buildings accommodate teaching spaces, exhibition space, photographic and 

television studios, darkrooms, interactive media and animation suites, broadcast and 

print newsrooms as well as specialist printing, printmaking, bookbinding and letterpress 

workshops.  

Scheme Proposal  

2.11 A full assessment of the proposed development at the Site (hereafter ñthe 

Developmentò) is contained within the Design and Access Statement prepared by 

Allies and Morrison.  

2.12 The Site forms part of the wider Elephant and Castle Opportunity Area within 

Southwark and part of a circa £3 billion regeneration program scheduled to continue for 

the next 15 years. The Opportunity Area spans 122 hectares with a main objective of 

delivering 5,000 new jobs, 4,000 new homes and 45,000 sqm of retail and leisure floor 

space.  

2.13 The regeneration of the Opportunity Area seeks to realise the areaôs potential and create 

a better town centre with a high density new mixed-use neighbourhood, incorporating a 

cluster of tall buildings.  Given the Siteôs prominence within the Opportunity Area, the 

Site represents a strategically important location for development.  

2.14 The Development will deliver the following:  New shops, new leisure, food and 

beverage outlets, a new building for LCC and 979 residential units as well as cycle 

storage, disabled parking, servicing, plant areas, new landscaping, new public realm, 

other public benefits including a new entrance and ticket hall for London Underground 

and other associated works.   

2.15 The buildings will range in height from three to 34 storeys.  
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2.16 The overall Site plan is included below for reference with an additional plan illustrating 

the individual building locations: 

 
  Figure Fourï Elephant & Castle Site Plan illustrating Plot Layouts 

 

 

Figure Fiveï Elephant & Castle Site Plan illustrating Building Layouts 

 
















































