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File Ref: APP/NPCU/CPO/A5840/70937
The London Borough of Southwark (Elephant & Castle No 1)

Compulsory Purchase Order 2012

+ The Compulsory Purchase Order was made under section 226(1)(a) of the Town and
Country Planning Act 1990 and the Acquisition of Land Act 1981 by the London Borough of
Southwark on 14 August 2012,

« The purposes of the Order are to secure the carrying out of development, redevelopment
or improvement of the Order Land by: the redevelopment of a new mixed use
development including new retail, residential, office community uses, public open space
and public realm improvements, which is likely to contribute to the achlevement of the
promotion or improvemnent of the economic, social or environmental well-being of the
dared.

+ The main grounds of objection are: the policy basis on which the Order was made was
rescinded prior to the making of the Order; the development proposed is not viable or
deliverable; the proposal fails to conform to the Local Plan; an alternative scheme for
refurbishment would require less funding, without the wholesale loss of structu rally sound
dwellings by demolition or the loss of mature trees; a balance has not been struck
between individual human rights and the wider public interest; inadequate consultation;
the management of the proposed publicly accessible park by a private company will not
ansure 24 hour free access by the public; the lack of on-site renewable enargy
generation; the lack of guaranteed local jobs on site, post-construction; excessive parking
provision; insufficlent provision of affordable housing on site.

« When the Inguiry openad there were four remaining statutory objections® and three non-
qualifying additional ebjections®. One statutory objection was withdrawn at the opening of
the Inquiry”.

Summary of Recommendation: The Order be confirmed.

Procedural Matters and Statutory Formalities

1. At the Inquiry the London Borough of Southwark Council’s Counsel confirmed
that all statutory formalities had been complied with. The convening notice was
taken as read. There were no points arising.

2. The orlginal seven statutory and three non-qualifying objections are contained
in the case file. Three statutory objectors (the Institute of Traditional Karate &
Performing Arts, London Power Networks plc and Mr Mehmet Tilki and family)
withdrew before the Inquiry. A further statutory objector, the United Reform
Church withdrew by letter at the Inquiry opening. Several additional objections
were made at the Inguiry, some orally and some in writing, in support of botn
statutory and non-gualifying objectors. These are reported below.

The Order Land and Surroundings

3. The Order Land amounts to around 9 hectares and comprises some 750
dwellings; these are the major part of a large system-built housing estate,
completed in the early 1970s in the Elephant & Castle area of Southwark. The

! Objections by The Heygate Leaseholders Group (Mr Glasspool, Mrs Ojeikere, Mr and Mrs Joseph) and
the United Reform Churnch.

2 Better Elephant (Mr Novakovic), Elephant Amenity Network (Mr Flynn), Mr Flynn on his own
behalf.

3 The United Reform Church confirmed withdrawal of its objection by letter dated 5 February 2013.
(Core Document CO4)

F.rw.pmnnlngpm'lzll.gw.uk,-'planﬁlnglrrspe-:mmta Page 1




Report APP/NCPU/CPO/ASB40/70937

original estate amounted to around 1,212 dwellings®, some on smaller adjacent
sites (see paragraph 6 below). Across Elephant Road to the west is the over-
ground railway line ralsed above street level on a series of traditional brick
railway arches and the underground and railway stations with the Elephant &
Castle shopping centre complex. Just south of this, directly across the railway
line from the Order Land, is the recently built Strata residential tower block.
The whole area lies close to the City of London and within sight of many recent
developments there as well as the Shard on the south bank of the Thames,
within Southwark.

The Order Land shown on the Order Map® Includes three long multi-storey deck-
access slab blocks of one and two bedroom flats which are arranged around the
edge of the site, aligned with Elephant Road to the west, New Kent Road to the
north and Rodney Place to the east. These perimeter blocks include garages at
ground level with open access balconies serving the flats above. The Crossway
United Reform Church, a detached building and part of the original
development, also faces onto New Kent Road. Within the interior of the estate
are ten shorter four-storey blocks of three bedroom malsonettes, all aligned in
one direction, with the upper maisonettes also reached by an open access
balcony. Ground floor maisonettes have small front and rear gardens and are
interspersed by communal open space generously planted with trees. Trees
also line some of the streets around the estate and all are now mature. These
provide a characteristic leafy environment in the locality.

The Order Land is also bounded by Heygate Street to the southeast and
Walworth Road to the southwest. Between the residential blocks and the
surrounding main roads are raised interconnecting walkways at first floor level,
supported on long blocks of single garages. Bridges lead from them across the
surrounding main roads to link with nearby areas. The long garage courts are
reached from a service road that loops around the estate, accessed only from
Heygate Street.

On the other side of Heygate Street (created as part of the estate) are two
further multi-storey slab blocks of one and two bedroom flats and a block of
maisonettes, part of the same estate; these lie outside the Order Land but
within the proposed regeneration scheme. Also across Heygate Street, within a
small ‘tail’ to the Order Land is the ‘Centre’ bullding which previously
accommeodated community facilities at ground floor including a meeting space,
doctor’s surgery and clubroom, with commercial/shop units above, reached from
the elevated walkways. Alongside this is a more recent single storey hip roofed
pavilion, formerly the Council's neighbourhood housing office. Opposite across
Rodney Road Is a smaller site, also part of the original estate and formerly
comprising similar residential blocks to those on the Order Land, which have
now been demolished. This land is subject to a separate development proposal,
known as the Rodney Road scheme.

The area to the south of the Order Land and the rest of the original estate is
typified by older residential properties on a more conventional linear street
layout. This Includes two and three storey mainly brick terraced housing, brick

4 Mr McGreal's POE paragraphs 4.1, 4.2
5 D3 Council's Statement of Case appendix 1

www_plannlnqpu:lrtul.gw.llquplannlnulnsi}tdl:ﬂ'ﬂl& Page 2




Report APP/NCPU/CPO/AS840/70937

10.

four storey flats, interspersed with small landscaped areas of open space, public
houses and small shops and sporadic more recent infill development within the
traditional fine grained street layout. The railway line is lined mostly by larger
commercial properties and beyond this to the west is a similar mix of traditional
terraced housing and blocks of newer brick apartments.

The Order Land as a whole is denoted as Plot 1 on the Order Map and Schedule.
Within the Order Land 20 individual plots (2 — 21) are shown. The Inquiry
heard evidence on behalf of the three remaining statutory objectors in respect
of plots 2, 3 and 5. These relate to leasehold properties; two maisonettes and
an upper flat. Two of them remain occupied, plots 2 and 5 (although the
Council disputes the occupation of the flat, plot 5).

The proposed development

The Councll’s planning committee resolved on 15 January 2012 to grant outline
planning permission (ref 12-AP-1092)*, subject to completion of a 5106
agreement with the developer and referral to the Mayor of London, for
‘redevelopment to provide a mixed use development comprising a number of
buildings ranging between 13.13m (AOD) and 104.8m (AQD) in height with
capacity for between 2,300 (min) and 2,469 (max) residential units together
with retail (Class A1-AS), business (Class B1), leisure and community (Class D2
and D1), energy centre (sul generis) uses. New landscaping, park and public
realm, car parking, means of access and other associated works’, All the
buildings, walkways and bridges within the Order Land, as well as the ones
across Heygate Street, described above, would be demolished as part of the
redevelopment scheme (referred to throughout this report as ‘the scheme’).
Planning permission for the demolition (ref 12-AP-3203) was resolved to be
approved on the same basis’. Demolition is planned to take place in 4 stages,
between 2013 and 2015.

The scheme concept has been designed by Make architects, whose director has
been involved in the evolution of the supplementary planning guidance and
masterplan since the late 1990s. It focuses on a central park, with many of the
existing mature trees retained, and a serles of some eleven "courtyard’ plots
comprising separate buildings grouped around shared landscaped spaces. The
detailed design for each of the separate plots within the scheme would be by
different architects to provide individual character within the scheme®. Most
groups include one building denoted as a tall block between 14 - 30 storeys
{(outline application description, up to 105m high). Other blocks in each group
are indicated to be from 13m high. They are intended to accommodate 2 mix of
commercial (including retail and restaurant/café uses), business and residential
spaces. The parameter plans, which form part of the application, would be
secured by condition and by the s106 agreement; they indicate a breakdown of
accommodation by area and height and establish the minimum amount of
publicly accessible space. In summary the scheme will provide®:

= Up to 2,469 dwellings

® On file with SoC and SoR

7 Inquiry Document 12

® Dr Shuttleworth's oral evidence

® Dr Shuttleworth's POE presentation page 24
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12.

13.

+ 60 shops

« 16 cafes and restaurants

+ Business space for around 300 workers

= Leisure or gym space

« Community and cultural space

« 616 car parking spaces, 240 of these for mobility impaired users
+ 3,136 cycle parking spaces

« Approximately 217,000m? of development

h ou w il

The Compulsory Purchase Order has been made under the appropriate statutory
powers. The procedural and other requirements of the process in terms of
notices and publication of the Order have been met.

The policy background to the Compulsory Purchase Order

The Council's aspirations for the regeneration of the Heygate Estate date back
to before the 1995 adoption of the London Borough of Southwark Unitary
Development Plan (UDP), in which the Elephant & Castle area was designated
for regeneration by policy R.2.1'. By that time the Heygate Estate had been
identified by the Council as a problem, due to its negative contribution to the
visual environment In the area and the high cost to the Council of fulfilling its
obligations as landlord to maintain and manage the estate'’. These problems
were attributed to the social effects, Including extensive vandalism, caused by
the ‘brutalist architectural style’, in particular the elevated walkways and the
lack of an active frontage to the surrounding streets arising from the blank
enclosing walls at ground level behind the garage blocks, as well as the
prefabricated concrete construction system (Jesperson)'?. The estate lies at the
heart of the wider regeneration area.

in 1998, almost 25 years afier completion, the Councll undertock an oplians
appraisal’® which found the estate buildings structurally sound but needing
complete refurbishment. It also showed that 82% of residents disliked the
high-rise blocks and walkways. One option considered was repair and
refurbishment. Although this was assessed as having the lowest capital cost, it
would be least effective as it would not alter the external appearance of the
buildings or address the wider social Issues caused by the estate layout and the
walkway system. The recommendation of the options appraisal was to opt for
partial demolition of the perimeter blocks of flats and refurbishment of the
maisonettes. This was on the basis that full demolition and rebuilding (whilst

" CD19A
1 Inquiry Document 34
12 nptions Appraisal Brief CD33, Council's Statement of Case {(CD3) paragraphs 2.2-2.6 and

evidence given orally at the ingulry by the Council’s witnesses

13 ¢D30 page 602 paragraph 12.7
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