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INTRODUCTION 

 

 

 

STRATEGIC CONTEXT 

 

 

•  A vision for how opportunities should be taken; 

•  What uses should be included in new development; 

•  The design of the development; and 

•  What heights are appropriate in different locations. 

Figure 3.1 Bankside, Borough and London Bridge Opportunity Area 

 

 

 

 

 

 

 

 

 

LOCAL CONTEXT 

Local Plan 

 

 

 

•  Attract global commerce with headquarter and local offices and build on its reputation for arts and crafts, 

food and trade while serving local needs through its town center role; 

•  Support the creation of a distinctive and inspiring world class environment through a mix of inspiring new 

architecture, restored and reactivated warehouses and other heritage revealed with ‘placemarks’; 

•  Public art and quality public realm that provides openness, connectivity and a ‘green grid’. Greenery and 

innovations in environmental resilience should be incorporated into buildings; 

•  Build on the fabric of local alleyways and yards to create quiet, green routes with clean air; 

•  Strengthen the cultural offer of the area and diversify activities and shops; 

•  Ensure the new standard of London Bridge Station is upheld and the Shard remains significantly taller and 

more visible than surrounding buildings as the station’s landmark; 

•  Improve local accessibility and interchange at the station with enhanced walking, cycling, tube, bus and 

boat routes; 

•  Contribute towards the development of the Low Line, a new public realm corridor adjacent to historic railway 

arches, with lively accessible spaces for creativity, new jobs and retail; 

•  Harness the expertise and infrastructure from Kings College London, Guy’s Hospital and other medical and 

science facilities to develop a strong, dynamic and specialised local economy that will attract new 

specialised services and research and promote health and wellbeing in the local environment; 

•  Enhance the sense of place and visitor and cultural activities along the Thames riverfront, and encourage 

use of riverboat services, waterborne freight and the Thames Path in a safe and sustainable way; and  

•  Support the development of vibrant new high streets on St Thomas Street, Crucifix Lane and Tooley Street, 

in line with the distinct character of nearby Bermondsey Street. 

NSP 51: Site Vision 

 

 

•  Re-providing at least the amount of employment floorspace (E(g) / B class) currently on the site or provide 

at least 50% of the development as employment floorspace, whichever is greater; 

•  Provision of a new north-south green link from Melior Place to St Thomas Street; 

•  Enhancement of St Thomas Street by providing high quality public realm, active frontages including town 

centre uses (retail, community or leisure uses) at ground floor; and 
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•  Provision of new public open space (at least 15% of the site’s area). 

NSP 51: Site Allocation Design and Accessibility Guidance 

 

•  The redevelopment of the site could include taller buildings subject to consideration of impacts on existing 

character, heritage and townscape. Taller buildings should be located towards the west side of the site with 

building heights stepping down in height from west to east. Taller buildings should not detract from the 

primacy of The Shard; 

•  The site is designated as part of London’s Central Activity Zone (CAZ). The guidance states that sites 

within the CAZ will be required to contribute to the growth of offices and workspaces by providing an 

increase in the amount of employment workspace;  

•  Open space will be secured because; 

- London Bridge is deficient in parks and other greenspace; 

- It will mitigate the pressure from development on existing open space; 

- The site is large enough to accommodate a meaningful open space at an achievable level; 

- It will enhance the new high street on St Thomas Street; and  

- It will enhance the setting of the Leather Warehouse and Horseshoe Pub. 

•  The site falls within both the Parliament Hill Summit to St Paul’s Cathedral and the Kenwood Viewing 

Gazebo to St Paul’s Cathedral background viewing corridor. Any redevelopment should contribute towards 

an active, new high street between Borough High Street and Bermondsey Street. Any redevelopment 

should provide new public open space; and 

•  The proposal should seek to retain and enhance where possible the townscape setting provided by key 

heritage assets including the Grade II listed Railway Arches, the unlisted leather warehouse on the eastern 

edge of the site and the Horseshoe Inn immediately to the south of the site. The urban grain and street 

layout of the surrounding area should be retained. 

Figure 3.2 Site Vision Diagram for Southwark’s site allocation NSP 51 

 
1 https://stthomasstreeteast.co.uk/ [Accessed online: 30.09.21] 

 

 

 

St Thomas Street East Framework 

 

 

 

 

 

 

Figure 3.3 St Thomas Street East Framework (Ground Floor Plan)  

  

https://stthomasstreeteast.co.uk/
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ALTERNATIVES 

 

•  The Do-Nothing / No Development Alternative; 

•  Alternative Sites; and 

•  Alternative Designs.  

Do Nothing / No Development Alternative 

 

 

Alternatives Sites 

 

Alternative Designs 

 

•  London View Management Framework (LVMF) viewing corridors; 

•  Scale and relationship to existing buildings; and 

•  Enhancement of St Thomas Street and surrounding streets. 

Key Drivers 

 

•  Sensitively re-integrate the site into the urban fabric and townscape; 

•  Complement the architecture of the surrounding area; 

•  Create new public realm; 

•  Contribute to LBS’s vision for improved connectivity and green routes; 

•  Create a new east-west pedestrian route; 

•  Enhance the local cultural offer and diversify activities; 

•  Provide a mix of uses; 

•  Be an integral part of a wider vision for the St Thomas Street area, in conjunction with neighbouring 

landowners; 

•  Create a secure inclusive building and environment; and 

•  Create a sustainable, high quality development with in-built flexibility which can respond to evolving work 

practices. 

Consultation 

 

 

 

 

 

 

•  5000+ newsletters and letters were distributed in the local area; 

•  15+ meetings were held with local stakeholders such as Team London Bridge, Arbeit Studios and 

Southwark Councillors); 

•  A further public exhibition was held on the St Thomas Street East Design Framework on 18th February 

2019; 

•  Four topic sessions hosted by the Applicant and St Thomas Street East landowners were held; 

•  One public meeting was held hosted by Old Bermondsey Neighbourhood Forum on the 14th March 2019; 

and 

•  A permanent Vinegar Yard exhibition within the temporary use currently on the site. 

PART A – May 2018 – December 2018 

 

Design Evolution Progression 

Proposal 1 (Initial Design Concept) 

 

 

•  A commercial mixed use scheme, including an office tower of +140mAOD, retail podium and a separate 

smaller building providing for a 2,000 person capacity performance venue. 

•  A public square; and  

•  Publicly accessible roof terraces. 
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Figure 3.4 Scheme and Massing Evolution - Proposal 1 

 

Proposal 2 

 

•  The office tower was reduced to +122.5m AOD, but the retail podium and performance venue was retained; 

•  Proposed retail hall over 3 floors allowing for small independent retail, artisan/makers at ground, mezzanine 

and basement level 1; 

•  Provision of affordable workspace; and 

•  A raised core and office access proposed to provide north-south access through the building’s retail hall at 

ground floor. 

 

Figure 3.5 Scheme and Massing Evolution - Proposal 2  

Proposal 3  

 

 

•  The height of the tower was reduced to +96.15m AOD; 

•  Roof terraces proposed for the use of occupiers rather than public amenity; 

•  The design of the pavilion progressed with the aim of the structure to act as a marker at the eastern tip of 

the site where St Thomas Street, Snowsfields, Bermondsey Street and Crucifix Lane meet; 

•  The ground floor level of the Pavilion was treated, and made transparent and permeable, to allow access 

to the venue. This in turn created a floating effect, while the upper levels were treated as an abstracted 

warehouse shape; and 
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•  A folded structural soffit was proposed on the main building to help transfer structural forces between the 

differing tower columns of the retail hall and those on the upper levels.  

 

Figure 3.6 Scheme and Massing Evolution - Proposal 3 

Proposal 4 

 

 

 

 

 

 

 

 

 

Figure 3.7 Scheme and Massing Evolution - Proposal 4  

Proposal 5 

 

 

•  The proposed uses were accepted; 

•  In support of the ground floor layout which clearly provided areas for public spaces and active frontages 

with natural surveillance;  

•  Servicing on Fenning Street needed to be incorporated into the public realm strategy; 

•  The height, bulk and mass of the proposed scheme was supported as well as the architecture and proposed 

material palette; and 
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•  Inclusive access would need to be secured. 

 

Figure 3.8 Scheme and Massing Evolution - Proposal 5 

 

DRP Response to the Scheme 

 

•  The height of the office building was appropriate; 

•  All buildings should be set on the ground floor rather than being raised off the ground; 

•  Further improvement was needed in relation to the context of the south west component of the main 

building and the Horseshoe Inn pub; 

•  The design of the Pavilion was not supported; and 

•  The east-west route suggested by the St Thomas Street East Framework should be integrated into the 

design. 

Changes in response to DRP comments 

 

•  The redesign of the Pavilion to a 3 storey circular building (Figure 3.10); 

•  Providing an east-west route along the southern edge of the site (Figure 3.9); 

•  Omission of the folded structural soffit above the retail hall and continuing the columns to ground level; 

•  The core was moved to the south east corner of the site to allow north-south access through the retail hall 

(Figure 3.9); and 

•  The south west volume of the office building was reduced in size in response to the Horseshoe Inn context. 

This also helped to address concerns of overlooking from local residences to the south of the Proposed 

Development. 

Figure 3.9 Changes in response to the DRP comments (12th October)  

Figure 3.10 Changes to the pavilion in response to the DRP comments (12th October) 



ES Volume 1, Chapter 3: Alternatives & Design Evolution - 2021 

3.7 

PART A - KEY ENVIRONMENTAL CONSIDERATIONS AND DESIGN 
INFLUENCE 

 

•  Pedestrian level wind microclimate (safety and comfort) have been key environmental considerations; and 

•  View restrictions and townscape requirements. 

Wind Microclimate  

Desk Based Assessments 

 

 

 

Wind Tunnel Testing   

 

 

 

 

•  Solid canopies; 

•  Screens 1.5m in width; 

•  Single 5m deciduous tree; and 

•  Porous sculptures or 6m tall trees.  

 

 

View Restrictions and Townscape Requirements 

 

Height 

 

 

Geometry 

 

 

 

Figure 3.11 South Façade of the Main Building (2018 Submitted Scheme) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

PART B 

POST 2018 PLANNING SUBMISSION 

 

Proposal 6 (2018 submitted scheme) 
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•  The nature of a tall structure within a Conservation Area was felt to be an inadequate setting for the adjacent 

Horseshoe Inn Pub; and 

•  Request was made for more urban greening, comment on the expression of the facades, reservations 

expressed about the music venue and the requirement for new office space in the context of the Covid 

pandemic.  

 

Figure 3.12 Proposal 6 (2018 Proposed Development) 

 

 

•  Recognising the local importance of the Horseshoe Inn and the warehouse at 9 Fenning Street;  

•  Support Guys’ and St Thomas NHS Trust in adding appropriate accommodation to their existing estate or 

facilitating the occupation of bio-medical research and development uses in support the SC1 Life Science 

and Innovation District (resulting in removing the 200 person performance venue previously proposed); 

and 

•  Creation of a north-south route as well as the east-west route.  

Medical Use Brief Requirements 

 

Proposal 7 

 

•  Removal of the bulk massing from within the Bermondsey conservation area resulting in stepping the main 

mass of the building back from the Horseshoe Inn pub and retaining the existing warehouse at 9 Fenning 

Street (Figure 3.13); 

•  Propose the warehouse as a community-focused use with ground floor retail and first floor flexible 

meeting/event/ exhibition space. This proposal looked to replace the music venue with a more flexible and 

diverse offer that can work in conjunction with the affordable work space; 

•  Creation of a new public garden at the east end of the site, replacing the music venue entrance pavilion 

and reduction of the extent of the basement so that there would be no basement underneath the park area, 

allowing trees / garden to be planted in deep / undisturbed ground; 

•  Removal of the pavilion to also address the concerns from some local residents that this use would be 

seen as negative in terms of local amenity due to the noise nuisance or anti -social behaviour it may 

generate; 

•  The brick frames and warehouse references were retained, but the scale of the frames have been 

increased to slightly lighten the overall appearance; 

•  Provision of policy compliant on-site affordable work space with the intention to retain Southwark Studios 

to bring creative activity to the site, with the additional affordable workspace being provided as life science 

‘start-up / incubator’ space associated with the same uses elsewhere in the building; 

•  Development of a more articulated treatment in the evolved massing and external architectural treatment 

to respond more sensitively to the adjacent context, including the addition of interstitial gardens dispersed 

up the building; 

•  Adjustment of the design to allow medical use whether medical lab / research or clinical use to benefit from 

the proximity to Guy’s and St. Thomas’ Hospital. The changes primarily propose an increase in floor-to-

floor heights, a more rigid structure (to control vibration, which is an important criterion for medical 

equipment) and spatial provision for many more systems to support the proposed uses within the criteria 

for healthy and flexible buildings established by the NHS; and 

•  Addressing emerging requirements with regard to sustainability, specifically carbon emissions, embodied 

carbon and life cycle commitments in line with the GLA’s agenda. 
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Figure 3.13 Proposal 7 (December 2020 scheme) 

Community Engagement 

 

•  Raising awareness through promotional activities such as producing a briefing pack and stakeholder letter, 

updating the project website and digital advertising; 

•  Two public webinars have taken place in May 2021; and 

•  A programme of stakeholder meetings was agreed and carried out over June 2021 and early July. 

 

Proposal 8 (October 2021 scheme) 

 

•  Relocation of the affordable workspace entrance to align with the masterplan East – West route (see Figure 

3.14 and Figure 3.16);  

•  An additional entrance along the northern elevation on ground level to the retail hall and two additional 

entrances along the southern elevation on ground level to the retail hall (see Figure 3.15 and Figure 3.16);  

•  Minor internal adjustments to the configuration on ground level including the small increase in retail space 

within the eastern portion of the ground level (see Figure 5.16): and 

•  Reduction in massing at the eastern end of the building with an additional terrace on L13 (see Figure 3.17).  

 

 

 

Figure 3.14 Changes to Affordable Workspace Entrance (shown bubbled) 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 3.15 Additional Entrances to The Retail Hall On Ground Level (shown bubbled) 

 

December 2020 scheme Proposed Development 

December 2020 scheme  Proposed Development 
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Figure 3.16 Ground Floor Amendments (shown bubbled) 
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Figure 3.17 Reduction in Massing and Addition of Terrace at L13 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Updates to the St Thomas Street East Framework 

 

Figure 3.18 St Thomas Street East Framework (Proposed New Ground Floor Plan) 

 

PART B - FURTHER ENVIRONMENTAL CONSIDERATIONS 

 

•  Built Heritage and Conservation;  

- To provide an adequate setting for the adjacent locally important Horseshoe Inn Pub and to 

appropriately consider the Bermondsey Conservation Area, the bulk of the massing that formed the 

southern portion of the Main Building was removed and part of the existing warehouse will be 

retained; 

•  Ecology and Biodiversity: 

- Following the council’s request for more urban greening, a public garden has been included in the 

east portion of the site (in place of the pavilion) and a number of external terraces have been included 

which will incorporate greening as well as interstitial gardens up the building; 

•  Wind Microclimate 

- Further wind tunnel testing was undertaken in December 2020 to assess the December 2020 scheme  

and identify wind conditions on and off site that would be windier than suitable for the intended 

pedestrian use. A number of locations were also identified where instances of strong winds would 

occur. 

- Following this, a mitigation workshop was held to iteratively test a number of different mitigation 

measures including landscaping and a canopy. This resulted in a number of mitigation measures 

being identified to remove all strong wind exceedances and reduced any areas that showed windier 

than acceptable conditions (refer to ES Chapter 4 – The Proposed Development (Volume 1) for 

further details).  

Proposed Development December 2020 scheme 

December 2020 scheme Proposed Development 
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