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 INTRODUCTION 

1.1. Introduction to Planning Application 

 This Affordable Workspace Strategy has been prepared by Volterra Partners (“Volterra”) on 

behalf of Lendlease (Elephant & Castle) Limited (“Lendlease”) to support an application for full 

planning permission (“the Application”) for the redevelopment of land comprising Plot H1 (“the 

Site”) located within the Elephant Park Masterplan, Elephant and Castle, London, SE1 (“the 

Elephant Park Masterplan”). This standalone development proposal is referred to as “the H1 

Development”. 

 Plot H1 currently forms Phase MP5b within the Outline Planning Permission (“OPP”) granted 

on 23 March 2013 for the Elephant Park Masterplan (LBS Ref: 12/AP/1092). Outline planning 

permission was granted under the OPP for development of Plot H1 for a mix of land uses, with 

matters of scale, appearance and landscaping reserved. The approved development on Plot 

H1 under the OPP is referred to as “the OPP Plot H1 Parameters”.  

 The Application for Plot H1 seeks full planning permission to develop an office-led building 

(Class E) on the Site. It is being sought through a standalone planning application because it 

takes a form which is not capable of being approved in detail through the submission of reserved 

matters pursuant to the OPP. However, the H1 Development has been designed with the 

intention that it is to be delivered alongside the adjacent plots that have been and are being 

delivered under the OPP and will complete the Elephant Park Masterplan. In addition to the 

Application for the H1 Development, a non-material amendment application will be submitted 

in parallel to amend the Reserved Matters Application (RMA) approval for Plot H2, alongside a 

revised RMA for the Park, in order to align the public realm proposals hereby submitted with 

those approved on the neighbouring plots. This is explained further in Section 3. 

 The Elephant and Castle Town Centre has evolved significantly over the past decade and the 

Application for Plot H1 has been prepared to respond to the emerging context. Additionally, the 

New Southwark Plan and London Plan set ambitious targets for increasing employment space 

in the Borough within the Elephant and Castle Opportunity Area. The establishment of a new 

landmark commercial building in this location will provide new employment and business 

opportunities for local people and add to the vibrant mix of land uses at Elephant Park and the 

new Town Centre. 

1.2. Introduction to the Affordable Workspace Strategy 

 The H1 Development seeks to establish a new benchmark for Grade A office space at Elephant 

and Castle, located within a high quality building in a unique location with direct frontage to the 

Park within the Elephant Park Masterplan. The building has been designed to accommodate a 

diverse range of businesses – from headquarter occupiers to start-ups, scale-ups and grassroot 

charities or social enterprises. The H1 Development also provides an exciting opportunity to 

embed affordable workspace within the proposal and the wider Elephant Park Masterplan, 

accommodating a diverse ecosystem of businesses and delivering employment and 

placemaking benefits for the local area. 

 The emerging New Southwark Plan (NSP) requires that, for developments over 500 sqm 

employment floorspace, 10% of this floorspace should be provided as affordable workspace.1  

The evidence base for affordable workspace needs in the borough is detailed in the Avison 

Young Evidence of Needs report.2   

 

 
1 Southwark Council. New Southwark Plan. Submission version – Proposed modifications for examination 2019 
to 2034. 2020. 
2 Avison Young, London Borough of Southwark Affordable Workspace Support – Evidence of Needs. December 
2019 
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 This report considers the evidence base for various forms of affordable workspace provision in 

Southwark, to identify those that would be most relevant to the specific needs of local 

businesses, most beneficial to support small business growth and most appropriate for the local 

area and the H1 Development. From this, a strategy is proposed to deliver affordable 

workspace within the H1 Development. 
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 SITE AND SURROUNDINGS  
This section provides details of the Elephant Park planning permissions and the Site in its existing 
context. 

 

2.1. Elephant Park 

 Elephant Park is located in Elephant and Castle, within the administrative boundary of Southwark 

Council (“the Council”).  The Masterplan occupies an area of 9.71 hectares, and is bounded by:  

• New Kent Road (A201) to the north,  

• Rodney Place and Rodney Road to the east,  

• Wansey Street to the south; and  

• Walworth Road (A215) and Elephant Road to the west.  

 Heygate Street bisects Elephant Park with junctions to Walworth Road to the west and Rodney 

Place and Rodney Road to the east. 

2.2. The Outline Planning Permission  

 The Council granted two planning permissions for Elephant Park on 27 March 2013: the OPP 

and the Demolition Planning Permission (ref: 12/AP/3203). 

 In summary, the OPP granted consent for up to 254,400 sqm of residential floorspace, up to 

16,750 sqm of retail floorspace, up to 5,000 sqm of business floorspace and up to 10,000 sqm 

of community, culture and leisure floorspace, alongside a new energy centre, a new park (“The 

Park”), and public realm.   

 The OPP reserved the detailed design elements of Elephant Park for future approval at the 

Reserved Matters stage but did establish a series of approved parameters and principles for the 

Development within three approved application documents: the Parameter Plans, the 

Development Specification and the Design Strategy Document (“DSD”), as well as being 

accompanied by a section 106 agreement that was entered into on the same date that the OPP 

was granted.  

 The OPP introduced five specific character areas within Elephant Park which were established 

to create a variety of experience and richness to the development: 1 - The Park; 2 - Walworth 

Road; 3- New Kent Road; 4- Walworth Local and 5- Rodney Neighbourhood.  These are shown 

on Figure 1 below. 

 

 

 

 

 

 

 

 

 

 

Figure 1 - Extract of character areas from the consolidated Design 
Strategy Document (Feb 2013) 
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 Elephant Park was further sub-divided into 12 individual development plots (H1 to H7, H10, 

H11a, H11b, H12, and H13) plus a Pavilion to be located in the new park at the centre of the 

scheme (known as plot ‘PAV1’), refer to Figure 2 below. The individual development plots 

comprise a mix of residential and/or other land uses and included varying heights and massing 

to fit into the specific character areas in which they are located and the surrounding urban 

context. In particular, the height and massing of all tall buildings within Elephant Park was 

informed by a townscape assessment that takes into account both local and strategic London 

views. The plots are delivered within five phases, which are defined on the Phasing Plan (the 

most recent version of which is provided in Figure 2 below). 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 In addition to the built floorspace, the OPP provides significant areas of open space, including 

The Park, gateway spaces, pocket parks and new streets. Mature trees have been retained 

where possible and will be complemented with new landscape and new trees, which will ensure 

that there will be no net loss of trees on the Elephant Park site. 

 In March 2021, the Council approved a Detailed Phasing Plan for Elephant Park (Figure 2) 

setting out the current proposed sequence of construction works in respect of all phases and 

plots in the development. This Detailed Phasing Plan identified that Plot H1 would form part of 

the final phase MP5, sub-phase MP5b, of the Masterplan.  

 The Council approved the RMAs for the first phase of Elephant Park comprising Plots H6, H10 

and H13 and associated public realm in February 2014. In December 2014, the Council 

approved the Reserved Matters Application for the second phase comprising Plots H2 and H3 

and associated public realm. In October 2015, the Reserved Matters for the Energy Hub (Plot 

H12) and associated public realm were approved by the Council. RMAs for the third phase 

comprising Plot H4 and associated public realm, were approved by the Council in May 2017, 

and for Plot H5 and associated public realm in September 2017. RMAs for the fourth phase, 

comprising Plots H11a and H11b and associated public realm, were approved by the Council 

in September 2018. Most recently, the RMA for Plot H7 within Phase MP5a was approved by 

the Council in March 2020, and Reserved Matters for the Pavilion (Plot PAV1) were approved 

 

 

Figure 2 – Elephant Park phasing plan identifying the individual development plots 

 



Page 7 | Affordable Workspace Strategy  

 
 

Elephant Park – H1 Development                      

in October 2020. Plot H1 is the only plot within the Masterplan that does not have Reserved 

Matters Approval. 

 In response to the increased employment targets of the Council and in the context of the 

evolving Town Centre, the H1 Development is being brought forward as an office, further 

enhancing the mixed use nature of the Elephant Park Masterplan. The H1 Development and 

the OPP have been designed to interface and co-exist to deliver the Elephant Park Masterplan, 

and it is the intention that H1 will be delivered alongside the development that has been 

constructed and/or approved under the OPP. The Application has been structured to interface 

with the OPP so that the OPP and the H1 Development can be developed out harmoniously 

and without either prejudicing the other. It is intended that a planning obligation will accompany 

the H1 Development and will secure that, upon commencement of the H1 Development, no 

further development will be undertaken pursuant to the OPP within the areas of the OPP that 

also benefit from the permission granted pursuant to the Application. In this way, it will be clear 

that the H1 Development supersedes the OPP in this area of the Elephant Park Masterplan. 

The H1 Development is brought forward without prejudice to the lawfulness, deliverability and 

acceptability of what has gone before under the OPP, and is capable of implementation 

alongside the OPP.   

 The Planning Statement submitted in support of the Application describes how this planning 

application has been structured in relation to the OPP. In order to explain the relationship 

between the H1 Development and the OPP more generally, a Reconciliation and Comparison 

Statement is included in Appendix 1. The Reconciliation and Comparison Statement provides 

a technical overview of the H1 Development in comparison with the OPP Plot H1 Parameters 

and a reconciliation of the Elephant Park Masterplan to show how the H1 Development and the 

composite RMA approvals for all other Plots granted under the OPP come together to provide 

a final reconciliation against the development controls of the OPP. 

2.3. Plot H1 

 The Site is bounded by:  

• Castle Square and Sayer Street to the north,  

• Sayer Street, the Pavilion and The Park to the east,  

• Walworth Road and Elephant Road to the west; and 

• Deacon Street and Plot H2 to the south. 

 As shown in Figure 3 below, the Site is largely surrounded by other elements of Elephant Park 

and sits at the confluence of The Park and Walworth Road Character Areas, marking the 

westernmost plot within the Masterplan. The Site is largely vacant however, at present, it 

contains a temporary modular building providing staff welfare in relation to the ongoing 

construction of the Elephant Park Masterplan along with accommodating the meanwhile use of 

the Urban Farm, as consented by Southwark (20/AP/2612) in November 2020.  

 The land uses surrounding the Site, particularly within the Elephant Park Masterplan, are 

primarily residential in character with commercial uses at ground level. To the east of the Site 

is The Park, the main public open space within the Elephant Park Masterplan. The southern 

boundary is characterised by Plots H2 and H7 which comprise mixed residential and 

commercial land uses. The area to the north and west is more varied and is characterised by 

the commercial uses within Castle Square and along Walworth Road, one of the main arterial 

routes in the Borough. There are no designated heritage assets (Conservation Areas or Listed 

Buildings) in close proximity to the Site. 

 The Site is situated within close proximity to the significant transport infrastructure around 

Elephant and Castle, with the Underground Railway Station to the north-west, and mainline 

Railway Station on the west side of Elephant Road. Further details are provided in the Design 

and Access Statement, prepared by Acme, that accompanies the Application. 
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             Figure 3 - Application Site boundary shown in red. OPP boundary line shown in blue.  
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 DESCRIPTION OF DEVELOPMENT  
This section describes what is being applied for in the Application for the H1 Development, 
explains why it is coming forward as a standalone planning application and how it relates to the 
Elephant Park Outline Planning Permission (OPP). 

 

3.1. Description of Development 

 This section should be read in conjunction with the Design and Access Statement which is 

submitted in support of the Application and describes the principal components of the H1 

Development. 

 This Application seeks full planning permission for the H1 Development. Specifically, the 

Application seeks approval for:   

‘Redevelopment of the site to provide a building of ground plus 17-storeys (including a 

mezzanine floor) with basement and rooftop plant providing office floorspace (Class E) and 

areas of flexible floorspace for the following uses; office/retail/services/food and drink/medical 

or health floorspace (Class E), including ancillary cycle parking, accessible car parking, 

servicing, landscaping, public realm improvements and other associated works incidental to the 

development.’ 

3.2. The Proposed Development 

 Working in partnership with Southwark Council, Lendlease is delivering a £2.5 billion 

regeneration programme on 28 acres of land in the centre of Elephant and Castle creating one 

of the capital's most exciting places to live, work and visit. The vision for Elephant Park is to 

breathe new life into this special part of Central London, building on Elephant and Castle’s 

heritage to create thousands of high-quality new homes, jobs, business opportunities and green 

space for locals and Londoners.  

 The H1 Development will contribute to this vision by delivering an employment led development 

with an emphasis on health and wellbeing which maximises the connection with The Park. The 

vision for the Site is a direct response to its location, which will complement the transformation 

of Elephant and Castle Town Centre by diversifying the mix of uses in the neighbourhood and 

providing local employment and business opportunities to the area, whilst strengthening the 

connection between Elephant and Castle Town Centre and Walworth.  

 The H1 Development comprises ground plus 17 storeys (including mezzanine) with a basement 

level and rooftop plant, extending to a maximum height of 85.730 m AOD (including rooftop 

plant). The building will serve as a key focal point within Elephant Park and along Walworth 

Road, with the tallest element situated adjacent to the railway line and stepping down towards 

the neighbouring residential buildings. 

 The Application proposes 63,599 sqm (GIA) of floorspace, comprising 49,351 sqm (GIA) of 

offices, 8,681 sqm (GIA) of flexible of floorspace at ground floor, mezzanine and first floor level 

suitable for office, retail, food and drink, medical and health uses, alongside 5,566 sqm of 

shared plant, servicing and cycle parking facilities. All proposed uses fall within Use Class E of 

The Town and Country Planning (Use Classes) Order 1987 (as amended). A full breakdown of 

the proposed floorspace is provided in Table 1. 
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Table 1 – Total Development Floorspace 

Land Use (All Class E) Floor Level NIA (sqm) GIA (sqm) GEA (sqm) 

Offices 02 - 16 40,783 49,351 49,565 

Offices / medical or 
health 

Mezzanine - 01 4,300 6,728 6,795 

Offices / retail / 
services / medical or 
health 

GF 259 264 277 

Offices / retail / 
services / food and 
drink 

GF 1,683 1,689 1,728 

Ancillary (loading bay, 
plant, cycle facilities 
and other BOH space) 

GF / Roof / Basement - 5,566 6,258 

Total All 47,025 63,599 64,624 

 

 The H1 Development also proposes to provide 10% (NIA equivalent) of the office floorspace in 

the H1 Development as affordable workspace in line with emerging policy. As an alternative to 

the proposed affordable workspace, there is also a possibility that a new health hub to serve 

the local area could be provided within the H1 Development.  

 A key ambition of the H1 Development is to be open and accessible, evident through the 

provision of the active lobby - an extensive, publicly accessible ground floor space serving both 

future office occupants and the wider public. The ground floor frontages around the building will 

reflect the hierarchy of the adjacent streets and routes, with the frontages along Sayer Street 

North, Elephant Road and Walworth Road providing the main active frontages. This will 

enhance the surrounding streetscape and the relationship between the H1 Development and 

The Park, whilst also helping to strengthen the relationship between Elephant and Castle Town 

Centre and Walworth. The main office entrance is situated along the north elevation fronting 

Sayer Street North as it turns to meet Elephant Road, ensuring maximum visibility and 

accessibility for workers and visitors accessing the building from Elephant and Castle Railway 

and Underground Stations (through the viaduct archway pedestrian routes to be delivered as 

part of Delancey’s Elephant and Castle Town Centre development). 

 The proposed H1 Development building will be complemented by the enhancement of the 

surrounding public realm, including Sayer Street North, which will be a pedestrian priority route 

and cycle route, along with improvements to Deacon Street and completion of the Elephant 

Road and Walworth Road landscape. The H1 Development public realm proposals have been 

developed in response to the key landscape Character Areas identified in the OPP, which 

define Elephant Park. The stepped approach to the massing facilitates the provision of external 

amenity space serving the office accommodation in the form of roof terraces, which will also 

allow for a strong visual connection between The Park and the building, whilst responding 

positively to the Site’s prominent position on Walworth Road. The outdoor terraces and 

integration of public realm in the design of the H1 Development is also increasingly important 

in supporting occupier health and wellbeing in a post-Covid-19 workplace environment. 

 All servicing will be carried out from an internal loading dock, accessed from Deacon Street, 

with vehicles both entering and exiting Deacon Street from Walworth Road to minimise 

disruption to the wider street network within the Masterplan. The H1 Development will be car 

free other than allocated accessible spaces located on Deacon Street. Long stay cycle parking 

is proposed within the basement of the H1 Development, accessed from Walworth Road with 

further short stay cycle parking in the surrounding public realm. 
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 THE AFFORDABLE WORKSPACE 

PROPOSALS 
 As part of the proposal to establish a new benchmark office building for Elephant and Castle, 

the H1 Development provides Grade A space on its upper floors that is flexible, modern and 

healthy workspace designed for future adaptability and to appeal to occupiers wanting unique 

and interesting space.  The building has been designed to accommodate a diverse range of 

businesses – from headquarter occupiers to start-ups, scale-ups and grassroot charities or 

social enterprises. It aims not just to meet the policy requirement for affordable workspace, but 

to deliver a building that will create a thriving, dynamic hub of economic activity and creativity 

for Southwark, adding a strong commercial focus to the placemaking at Elephant Park. 

 The provision of space for Micro and Small Enterprise (deemed as being under 465 sqm) in 

Elephant and Castle has increased by only 542 sqm in the last 10 years, to a total of 5,240 

sqm.3 The H1 Development proposes a minimum of 4,550 sqm NIA affordable workspace, with 

more to be provided (to maintain the provision at 10%) dependent upon the amount of office 

floorspace contained within the active lobby. This places in context the sheer size of the 

affordable workspace proposed for the H1 Development - almost 10 times the amount of 

space provided in the last 10 years and almost double the existing supply. 

 Given the scale of affordable workspace being delivered as part of the H1 Development, 

ensuring diversity of space opportunities is critical to broaden the potential occupier base in 

order to sustain strong economic benefits.  Subsequently, the H1 Development proposes three 

different types of discounted workspace – co-working, incubator and grassroots co-

working/studio space. 

 The co-working space comprises 3,455 sqm located within the main office and mezzanine 

floors of the building. Achieving the optimal space and occupier mix in coordination with the 

commercial letting strategy will determine the precise location within the main office floors. The 

opportunity to create a cluster of businesses within the H1 Development across both the primary 

commercial occupiers and the affordable workspace occupiers will be explored given the mutual 

benefits of industry clusters.  

 

 
3 Avison Young, London Borough of Southwark Affordable Workspace Support – Evidence of Needs, December. 
2019 
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Figure 4 – CGI of the H1 Development office entrance 

 The second component is the incubator space – self-contained studios/maker spaces for 

creative industries, located on Walworth Road with direct street access. These smaller spaces 

will add a new element of activity to Walworth Road, providing flexible accommodation targeting 

local creative businesses. 

 The third and final component of the affordable workspace proposal is proposed to be located 

within Plot H11a at the eastern end of Elephant Park – the grassroots co-working/studio. 

Plot H11a is already under construction and will provide a self-contained workspace at ground 

floor level with two street frontages. Being a self-contained workspace located further away 

from Elephant and Castle town centre than the H1 Development, it can offer lower cost space 

suitable for local charities, social enterprises or start-ups and because it is already under 

construction, offers the potential for an element of affordable workspace to be available 

approximately 2 years ahead of the H1 Development itself. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 5 – H11A plan 
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 A summary of the proposed affordable workspace strategy is below: 

Table 2 – The affordable workspace proposals 

 Co-working Incubators 
Grassroots co-
working/ studio 

Location H1 Development within 
the mezzanine and main 
floors  

H1 Development ground 
floor (Walworth Road) 

Plot H11a ground floor 

Floor area (NIA sqm) 3,455 sqm 260 sqm 836 sqm 

Description Grade A co-working/ 
office space 
 
Accessed via the main 
H1 Development active 
lobby  

Self-contained 
studio/creative space 
with an active street 
frontage and level 
access 

Self-contained unit for 
co-working or studio/ 
creative space 
 
Flexible – can be 
subdivided into three 
separate tenancies 
 
Dedicated bike storage, 
showers and toilets 
 
Street frontages on 
Rodney Place and 
Chatteris Way and level 
access from both 
 

Occupiers For start-ups, scale-ups, 
freelancers 
 
Opportunity for the 
establishment of sector 
cluster within the 
building 

For creative businesses 
from the local 
neighbourhood 

Targeted to grassroots 
beneficiaries including 
innovative start-ups, 
established charities or 
social enterprises from 
the local neighbourhood  

Rent information Discount to market rent estimate: 25% for 30 years 
 
Rent free period estimate: 6 months 
 

Discount to market rent 
estimate: 20% for 30 
years 
 
Rent free period 
estimate: 6 months 

Other information Shell and core with a Cat A contribution 
 

Shell and core finish 
with simplified Cat A  

 

 In addition to these dedicated discounted workspaces, all businesses within the affordable 

workspace will share and have access to a number of facilities within Elephant Park that will 

form part of the business ecosystem and support network: 

• The active lobby, a vibrant and active public space in the H1 Development, containing 

an entrance to the workspace within the building, retail and food and drink offers, 

informal meeting spaces and potentially further workspace. A programme of services 

and activities will be developed through a Management Plan secured through a 

planning obligation; 

• The Community Hub, located in the Elephant Park Energy Centre, providing a small 

scale co-working area anchored by a café and bookable events space for wider 

community use; and   

• The Park Pavilion, located within Park Plaza and opposite the H1 Development, is 
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designed as a publicly accessible multi-functional space with a viewing terrace and 
food and beverage kiosk intended to provide a focal point for The Park.  This space will 
provide further opportunities for events and community activities. 

 

 The affordable workspace strategy for the H1 Development aims to establish a truly diverse 

ecosystem of businesses at Elephant Park that prioritises affordable workspace for small and 

independent businesses from the local area.  The diversity of spaces contributes to the long 

term economic viability of the affordable workspace given the quantum being brought to the 

market via the H1 Development is almost double the existing provision. 

 

Figure 6 – CGI of the Park Pavilion 
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 AFFORDABLE WORKSPACE STRATEGY 

5.1. Policy context 

 The adopted Southwark Plan does not contain a policy requiring affordable workspace, 

however the NSP (which commenced its Examination in Public in March 2021) requires 

developments of 500 sqm GIA or more of employment floorspace to deliver at least 10% of the 

proposed floorspace on site at discounted market rents for a minimum period of 30 years. This 

policy has been introduced in line with policies E2 and E3 of the London Plan (March 2021), 

summarised below: 

 

 

5.2. Evidence Base 

Elephant and Castle 

 In their Evidence of Needs4 report for the Council, Avison Young assessed the needs of five 

study sub-areas in the borough, covering the relevant type of workspace that could be 

delivered, target industries, and typologies of developments required to deliver those spaces. 

 
4 Avison Young, London Borough of Southwark Affordable Workspace Support – Evidence of Needs. December 

2019 

London Plan (March 2021) Policy E2 Low Cost Business Space 

“Larger-scale commercial development proposals should consider the scope to incorporate a range 

of sizes of business units, including for SMEs. Flexible workspace can include a variety of types of 

space including serviced offices and co-working space.” 

London Plan (March 2021) Policy E3 Affordable Workspace 

“Affordable workspace is defined…as workspace that is provided at rents maintained below the 

market rate for that space for a specific social, cultural, or economic development purpose. It can 

be provided directly by a public, charitable or other supporting body; through grant and management 

arrangements (for example through land trusts); and/or secured permanently by planning or other 

agreements.” 

New Southwark Plan Policy P30 Affordable Workspace  

“Developments proposing 500sqm GIA or more employment floorspace (B class use) must:  

• Deliver at least 10% of the proposed gross employment floorspace as affordable workspace 

on site at discount market rents; and  

• Secure the affordable workspace for at least 30 years;  

• Provide affordable workspace of a type and specification that meets current local demand; 

and  

• Prioritise affordable workspace for existing small and independent businesses occupying 

the site that are at risk of displacement. Where this is not feasible, affordable workspace 

must be targeted for small and independent businesses from the local area with an identified 

need; and  

• Collaborate with the council, local businesses, business associations and workspace 

providers to identify the businesses that will be nominated for occupying affordable 

workspace.” 
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 The evidence base supports the delivery of co-working space via plots such as the H1 

Development in the north of the sub-area where there are strong connections to the London 

Bridge and Waterloo areas. Studio space is also welcomed in smaller commercial buildings.  

 For the Elephant and Castle sub area specifically, the report identified two potential key 

industries:  

• Creative activities and small production-based activities; and 

• Financial and insurance services, legal and accounting, activities of head office and 

support, computer programming, consultancy. 

 The table below displays the workspace requirements for each of these key target industries 

that have informed the development of the H1 Development affordable workspace proposal. 

Table 3 – Workspace requirements in Elephant and Castle by key target industry  

 
Creative activities; Small 
production based activities 

Financial and insurance services, 
legal and accounting, activities of 
head office and support, computer 
programming, consultancy 

Broad workspace 
type 

Studio space and Light industrial 
space (mixed space) 

Co-working 

Indicative location Walworth Road and New Kent Road 
Near London Bridge and Waterloo, to 
the north of the sub-area 

Associated 
development 

Type 2: medium commercial block  Type 4: large commercial block 

Key drivers to securing affordable workspace in Elephant and Castle 

Rent Application of discounted rent 
recommended 

Rent currently not the main concern 
(lowest of all sub-areas) likely due to 
the current low quality of the stock. 
Discounted rent could be considered 
and targeted at specific industries/ 
groups (i.e. BAME, start-ups, etc.) 
Lease incentive to be considered for 
start-ups. 

Design Small individual units, low 
specification, with potential for 
shared spaces/facilities in larger 
workspaces 

Delivering flexible space (right 
sizing), including hot-desking, private 
office space and shared facilities (i.e. 
meeting rooms, etc.) and equipment. 

Management Flexibility in term of lease duration. 
Small affordable workspaces may 
not be attractive for commercial 
operators – may require collaboration 
with local charities, educational 
institution, or public sector. 

Flexibility both in terms of space and 
lease duration, including pay as you 
go 

Other  Business rate exemption for small 
businesses operating in large, 
shared space. 

Indicative 
discount 
applicable 

25% discount 10% of total space.  

Source: Avison Young, London Borough of Southwark Affordable Workspace Support – Evidence of Needs, 
December 2019 
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Affordable space users 

Types of users 

 

 Ensuring the affordable workspace is relevant and curated in a way to create a strong business 

community is central to the long term success of the space.  REDO, affordable workspace 

advisors, has advised Lendlease on the types of occupiers which typically use and need flexible 

workspace based on their experience operating 3Space for over 10 years, including at sites in 

Southwark and Lambeth. 

 

Figure 7 – 3Space locations 

 REDO have identified three types of affordable workspace user, which are summarised in the 

figure below.  

 

Figure 8 – Types of affordable space user 

 

User workspace needs 

 

 Whilst the three user types have different spatial needs and affordability pressures, all benefit 

from meeting, shared-use and event spaces. The table below displays the different needs of 

each type of user, and the benefits they could bring to Elephant Park. 
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Table 4 – Affordable workspace user needs 

 

Grassroot Start-up Scale-up 

Typical size  
(# employees)  

1-50 1-10 10-99 

Typical need 
(non-physical 
space) 

Connections, 
philanthropy, mentoring, 
skill share, donations  

Connections, angel 
investors, mentoring, 
niche incubator or 
accelerator 

Venture Capital / 
investment, supply of 
labour, apprentices, 
collaborations with more 
established businesses, 
niche accelerator, 
access to local supply 
chain 

Typical need 
(physical 
space 
typology) 

Basic, typically older 
buildings, high ceilings, 
event and meeting 
spaces, fixed desks, 
larger spaces  

Small private offices with 
flexibility, shared 
meeting and event 
spaces, dense space 

Larger floorplate private 
offices with shared 
meeting and event 
spaces, dense space  

Duration of 
need 

Likely to always need 
affordable space 

Need space for <5 years, 
as they will be growing 
into self-sustaining 
commercially viable 
businesses 

Need space for <5 years, 
as they will be growing 
into self-sustaining 
commercially viable 
businesses   

Benefits to 
Elephant Park 
and Southwark 

Placemaking, local 
participation, innovation, 
high social outputs  

Opportunity for new, 
often local businesses 

High employment 
numbers, local give back 
opportunities, pipeline of 
future tenants for the H1 
Development 

Source: REDO 

 The affordable workspace proposal for the H1 Development responds to the user types and 

associated need profile as outlined above through the different space typologies identified 

within the building and Plot H11a.  Access to the H1 Development active lobby, Community 

Hub and Park Pavilion further supplements the benefits available to users.  

Affordable space models 

Operational models 

 

 Whilst the operational model for the affordable workspaces within the H1 Development is yet 

to be determined, the priority will be ensuring the operator/s are committed to fostering a 

strong sense of community and support for users of the space. 

 In their Evidence of Needs5 report, Avison Young outline five main operational models of 

affordable workspace. These are presented in Figure 9. 

 
5 Avison Young, London Borough of Southwark Affordable Workspace Support – Evidence of Needs. December 
2019 
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Figure 9 – Five main operational models 

Source: Avison Young, London Borough of Southwark Affordable Workspace Support – Evidence of Needs. 

December 2019  

 

End-User Rental Models 

 In addition, Avison Young report on the variety of rental models for the end-user, ranging from 

a greater focus on shared spaces to more dedicated spaces. These models can apply to an 

entire space or alternatively, spaces may have multiple rental models applied to them.  The 

appropriate end-user rental model will be developed in conjunction with the operator of the H1 

Development affordable workspace with a view to ensuring suitable flexibility is incorporated 

and the rental model is appropriate to the needs of the target audience. 

Table 5 – Rental models 

 Flexible 
coworking 

Full time 
coworking 

Hot desk or 
day rental 

Fixed desk 
or 

workbench 

Office, 
studio, or 
workshop 

Shared or 
allocated 
workspace 

Shared Shared Allocated Allocated Allocated 

Time limits of 
access to shared 
desks or 
workbench 

Time-limited Unlimited Unlimited Unlimited Unlimited 

Payment plan £ / month £ / month £ / month £ / month £ / month 

Minimum payment 
term 

1 month 1 month 
1 hour (pay 
per hour) 

1 month 1 month 

Source: Avison Young, London Borough of Southwark Affordable Workspace Support – Evidence of Needs, 
December 2019 

Barriers to growth 

 Whilst available and affordable workspace is important to small businesses, cost of rent is not 

the only barrier to growth that small businesses face.  

 The Federation of Small Businesses surveys UK SME businesses each quarter. When asked 

about barriers to achieving potential growth aspirations, consistently through both 2019 and 

2020 only around 10% of enterprises report rent/premises as a potential barrier to achieving 

growth aspirations.6 Other barriers consistently reported by businesses include tax barriers, 

labour costs and regulation. Whilst these concerns have all remained broadly consistent 

 
6 FSB, Voice of Small Business Index, Q3 2019 
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throughout 2019 and 2020, more recently following the pandemic, concerns around domestic 

economy, foreign economy, and consumer demand have all risen by at least 10 percentage 

points (for example the domestic economy was reported as a constraint to future growth by 

almost 80% of businesses in 2020, rising from just over 60% in 2019).7 

 The finding of multiple barriers to growth is echoed by the Department for Business Innovation 

and Skills (BIS),8 which interviewed a number of small businesses over their growth obstacles 

and found that slightly more than a third of small businesses (38 per cent) were constrained in 

terms of their capacity, relatively more were constrained in terms of their vision (53 per cent) 

and 51 per cent were constrained in terms of their perception of the external environment (e.g. 

the market). Given the overlap between the obstacles, the research concluded on the limited 

effectiveness of initiatives that focus on specific factors: 

“For example, initiatives that seek to improve business capacities alone are only likely to 

impact on the six per cent of small businesses that are only constrained in this area. For 

the remaining 94 per cent of businesses, these measures might be necessary but they are 

not sufficient in themselves to improve performance and create growth. Indeed, given the 

very small proportions of small businesses constrained in just one category, these findings 

suggest that effective interventions need to be either specifically targeted or holistic and 

multi-dimensional.” 

 Other facilitators for small business growth include networking and community events, where 

businesses can access growth opportunities such as co-interests and partnerships with other 

companies, as well as learning best practice from them to enhance their success. Face-to-face 

networking was reported by over 70% of SMEs to be an important enabler for winning new 

business and reported by over 50% of SMEs to be an effective enabler.9 A survey of 200 small 

businesses found that 92% agreed having mentors had a direct impact on growth and survival.10 

Good urban design has also been found to contribute to more contented and productive 

workforces, as well as differentiating places and raising their prestige which, in turn, can elevate 

command with guests and clients.11   

 Overall, it is evident that an approach which encourages and enables business growth through 

a variety of ways is the most conducive to successful and sustainable business development. 

This principle underpins this affordable workspace strategy.   

5.3. Affordable Workspace Proposals for the H1 Development 

Principles and objectives 

 The evidence base clearly finds that there are distinct different types of businesses which could 

benefit from affordable workspace at Elephant Park. These include grassroot, start-up and 

scale-up businesses in the creative, services and technology sectors. The drivers creating the 

need for affordable workspace by these different businesses vary. This includes their likely rate 

of growth, and thus desire to be able to upscale and move on quickly, which informs their desire 

for flexibility. Different users will also have different price sensitivities, with some placing 

significantly more value on flexibility than price. Start-ups and scale-ups in particular, in contrast 

to grassroots occupiers, will place higher value on flexibility of lease length because they are 

aspiring to quick and significant growth (ideally within flexible space in the same building or 

area).  

 All businesses experience multiple barriers to success, with rental value being just one of these. 

Access to amenity space, other facilities, and interaction with other occupiers in the building will 

 
7 FSB, Voice of Small Business Index, Q2 2020 
8 Department for Business Innovation and Skills, Understanding Growth in Small Businesses. 2015 
9 Kingston Smith, SME Success: Winning New Business. 2016 
10 Kabbage Inc.,  Data Shows Mentors are Vital to Small Business Success. Retrieved from 
https://www.kabbage.com/resource-center/grow/data-shows-mentors-are-vital-to-small-business-success/. 
Accessed March 2021. 
11 CABE and DETR, The Value of Urban Design. 2001 

https://www.kabbage.com/resource-center/grow/data-shows-mentors-are-vital-to-small-business-success/
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benefit all users enabling informal meetings, information sharing and facilitating growth. The H1 

Development proposal has been carefully designed to respond to these different needs.     

 Figure 10 displays the way in which the key evidence findings presented above interact with 

the principles of need. These, in turn, are used to derive five key objectives for the H1 

Development affordable workspace strategy which will in turn, inform the development of the 

operating model and identification of a suitable service provider for the various spaces. 

  

 

Figure 10 – Principles of need and Elephant Park affordable workspace objectives 

The H1 Development opportunity 

Overall provision 

 

 The Application proposes 47,025 sqm NIA of floorspace, comprising 40,783 sqm NIA of offices 

and 6,242 sqm NIA of flexible floorspace at ground floor, mezzanine and first floor level suitable 

for office/retail/services/food and drink/medical or health floorspace (Class E). Due to the 

flexible nature of the provision, the exact amount of office space could vary under the use type 

scenarios. The policy requirement only applies to the office element of the Class E provision. 

The H1 Development is committed to a policy compliant provision of affordable workspace, 

the exact delivery of which may vary dependent upon the scheme specifics. The proposals also 

include active frontages and public realm improvements along Sayer Street North, Walworth 

Road, Elephant Road and Deacon Street. 

 The Applicant has an aspiration to contribute towards a strong and diverse economic base at 

Elephant and Castle. The H1 Development is not displacing established or existing 

affordable office space. Through providing a range of types of affordable workspace, the H1 

Development aims to attract a diverse range of tenants from grassroots through to start-ups 

The H1 Development will contribute towards a strong and diverse 

economic base in Elephant and Castle 
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and scale-ups to operate alongside the larger commercial occupiers, thus injecting diversity into 

the current office offering and economic footprint in Elephant and Castle.  

 

 The H1 Development will deliver a Grade A office building that will attract significant new 

businesses to the area, creating new employment, training and investment opportunities and 

helping to grow Southwark’s economic base. The Grade A floorspace being delivered by the 

H1 Development will completely change the office provision available in this area, thus 

attracting new businesses which are not currently present here. The affordable workspace offer 

has been designed to align with this, so it appeals to the full range of potential occupiers. 

 The provision of appropriate workspace for SMEs and local businesses is a key 

component of the H1 Development’s aspirations, and the different types of affordable 

workspace provision proposed have been designed to appeal to a diverse range of 

businesses.  

 

 This strategy identifies how the H1 Development will meet the Council’s affordable 

workspace aspirations by providing a variety of affordable workspaces in order to attract 

different occupiers to different elements, therefore diversifying and strengthening the economic 

base. 

Flexible floorspace 

 Of the 6,242 sqm NIA flexible floorspace, 1,683 sqm NIA is proposed as an innovative active 

lobby at the H1 Development which has flexible permission for retail and Food and Beverage 

(F&B) uses as well as office uses. The lobby will be designed to be publicly accessible and 

active beyond traditional office hours. Whilst it will be important to preserve flexibility for a 

dedicated entrance for potential anchor occupier(s), the lobby will be a democratic and inviting 

space, anchored by retail, for people to work, meet and connect which further enhances the 

amenities available to affordable workspace beneficiaries. 

 The remaining 4,559 sqm NIA flexible floorspace is submitted as flexible in the less likely 

event it may be utilised as medical floorspace (see paragraph 5.3.17). However, the more 

likely scenario is that it is delivered as office floorspace. Hence, for the purposes of this 

strategy, it is considered as office.  

The H1 Development will be a Grade A office building, attracting 

significant new businesses to the area 

The H1 Development’s proposals meet the council’s affordable 

workspace objectives, providing a range of flexible spaces to attract a 

diverse range of businesses, and contribute positively to the area’s 

vibrancy 

The provision of appropriate workspace for SMEs and local businesses 

is a key component of the H1 Development’s aspirations 
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Policy compliance in affordable workspace provision 

 

 Given the flexible nature of the active lobby option, the final amount of office floorspace within 

the H1 Development could range from 45,342 sqm (consisting of the 40,783 sqm on the upper 

floors and the 4,559 sqm discussed in the paragraph above) to 47,025 sqm NIA. Emerging 

policy requires that 10% of this space is provided as affordable workspace. This equates to a 

policy requirement of between 4,534 sqm and 4,702 sqm NIA, depending on the final use of 

the active lobby.  

 Table 6 shows the provision of affordable workspace being delivered by the H1 Development 

(including at Plot H11a) to meet the 10% policy requirement.   

 Across the 45,342 sqm (NIA) of floorspace (excluding the lobby), 4,550 sqm NIA of affordable 

workspace would be delivered. Of this, 82% would be located in the H1 Development (across 

the ground floor, mezzanine, and upper floors’) and 18% would be located in Plot H11a within 

the Elephant Park Masterplan.  

 The flexible use of the active ground floor lobby (1,683 sqm NIA) is vital to the overall vibrancy 

and vitality of the H1 Development business ecosystem. The space is designed to create a 

visual connection with The Park whilst drawing people in from different directions to meet, dine, 

drink, work or just relax. The space provides opportunities for the curation of events and 

exhibitions to create additional reasons for visiting across the week and into the weekend. 

People will be encouraged to use the active lobby as a place for informal meetings or as an 

alternative work location with the provision of wifi and general seating incorporated into the 

space. 

 The active lobby has the capacity to deliver 10% of its office provision as affordable workspace, 

providing flexibility to respond to the evolving vision for the amenity. The maximum affordable 

workspace provision in the lobby would be 152 sqm NIA, resulting in a maximum scheme 

provision of 4,702 sqm NIA affordable workspace. However, the final delivery will depend upon 

the specific utilisation of the active lobby. 

Table 6 – Affordable workspace provision 

Affordable workspace provision location Sqm % total 

H1, Walworth Road 260 6% 

H1 (Mezzanine) 830 18% 

H1 (upper floors) 2,625 58% 

H11a 836 18% 

Total (provision in case where active lobby 
includes no office floorspace) 

4,550 100% 

Total (maximum provision as a result of 
any office floorspace in the active lobby) 

4,702  

 

 The OPP includes permission for 4,184 sqm GIA of office floorspace that was granted before 

the introduction of adopted and draft policy requirements for affordable workspace and 

therefore is not currently required to provide any affordable workspace. Whilst the H1 

Development and this Strategy have been designed to be policy compliant, it is significant that 

the 4,184 sqm GIA of office floorspace consented under the OPP could have been provided 

without any affordable workspace.  

Health Hub potential 

 A local requirement for a new Health Hub has been identified by the Council. The H1 

Development provides a possible location for the Health Hub, and so planning permission is 

also being sought for this land use. The Health Hub use would be an alternative to the affordable 

workspace proposal. Further detail is provided in the Planning Statement that accompanies the 

Application. 
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Affordable workspace provision details 

 The provision of space for Micro and Small Enterprise (deemed as being under 465 sqm) in 

Elephant and Castle has increased by only 542 sqm in the last 10 years, to a total of 5,240 

sqm.12 This places in context the sheer size of the affordable workspace proposed for the H1 

Development. It will be a significant increase in provision, at almost 10 times the amount of 

space provided in the last 10 years and will almost double the existing supply. Given this 

scale, coupled with the identified different needs of different users, Lendlease proposes to 

deliver a variety of workspace types within the H1 Development to create a model that supports 

businesses with various purposes at different stages of their lifecycle. The proposed inclusion 

of space proposed at H11a provides an opportunity for a tiered approach to workspace across 

the broader Elephant Park, creating a more diverse occupier community. As row 2 of   

 
12 Avison Young, London Borough of Southwark Affordable Workspace Support – Evidence of Needs, December. 
2019 

The affordable workspace associated with the H1 Development will be a 

significant increase in provision, at almost 10 times the amount of space 

provided in the last 10 years and double the existing supply 

The affordable workspace proposal has been carefully designed. The 

combination of different spaces, discounts, flexibility, and locations will 

serve the needs of a diverse range of businesses 
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 Table 7 shows, the different spaces are able to support a range of different businesses, in a 

tailored form of provision that meets the specific needs of the users.  

This blended affordable workspace proposal has been carefully designed to attract occupiers 

of all types which might need, and benefit from, affordable workspace. The combination of 

different spaces, discounts, flexibility, and locations across the three types of identified 

provision, will serve the needs of the full range of potential occupiers. In this way the H1 

Development will deliver its aspirations to positively contribute towards a strong and diverse 

economic base at Elephant and Castle. 
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Table 7 – Elephant Park affordable space descriptions 

 Co-working Incubators 
Grassroots co-working/ 
studio 

Location H1 Development within 
the mezzanine and main 
floors  

H1 Development ground 
floor (Walworth Road) 

Plot H11a ground floor 

Floor area (NIA sqm) 3,455 sqm 260 sqm 836 sqm 

Description Grade A co-working/ 
office space 
 
Accessed via the main 
H1 Development active 
lobby  

Self-contained 
studio/creative space 
with an active street 
frontage and level access 

Self-contained unit for co-
working or studio/creative 
space  
 
Flexible – can be 
subdivided into three 
separate tenancies 
 
Dedicated bike storage, 
showers and toilets 
 
Street frontages on 
Rodney Place and 
Chatteris Way and level 
access from both 
 

Occupiers For start-ups, scale-ups, 
freelancers. 
 
Opportunity for the 
establishment of sector 
cluster within the building 

For creative businesses 
from the local 
neighbourhood 

Targeted to grassroots 
beneficiaries including 
innovative start-ups, 
established charities or 
social enterprises from 
the local neighbourhood  

Rent information Discount to market rent estimate: 25% for 30 years 
 
Rent free period estimate: 6 months 
 

Discount to market rent 
estimate: 20% for 30 
years 
 
Rent free period estimate: 
6 months 

Other information Shell and core with a Cat A contribution 
 

Shell and core finish with 
simplified Cat A  

 

COVID-19 
 

 The Coronavirus pandemic has been globally disruptive in many ways. One such element is 

the uncertainty it has cast over future working patterns. Restrictions have meant the proportion 

of the workforce working from home has increased dramatically, and there is a possibility that 

such changes might continue beyond the point at which restrictions are lifted.  

 Sectoral differences in the impact of remote working are evident. McKinsey13 found that more 

than half the workforce were in sectors and roles that had little or no opportunity for remote 

work. Those with the highest potential for remote work were office based industries such as 

finance and insurance and professional, scientific, and technical services. This could suggest 

 
13 McKinsey, What’s next for remote work: An analysis of 2,000 tasks, 800 jobs, and nine countries. November 
2020. 
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that such industries are more susceptible to long term changes to working behaviour with 

regards home working. 

 However, this does not necessarily correspond to a proportionate drop in office demand. 

McKinsey14 surveyed 800 corporate executives around the world and found that, across all 

sectors, 38 percent of respondents expect their remote employees to work two or more days a 

week away from the office after the pandemic, compared to 22 percent of respondents surveyed 

before the pandemic. However, just 19 percent of respondents to the most recent survey said 

they expected employees to work three or more days remotely, suggesting a hybrid model of 

some sort, with employees working both remotely and from the office during the week.  

 All this demonstrates that, whilst demand for office space is not looking likely to diminish 

completely, the purpose for which offices are utilised will evolve with an expected focus on 

encouraging connections and collaboration amongst employees. In this changing landscape, 

flexibility will be key in order to meet the workplace demands of future businesses, whatever 

that may look like. In this way, the H1 Development is robust to the changing dynamic, and well 

placed to serve the needs of businesses, within both the standard office workspace provision, 

and the affordable elements.  The flexibility expected from the co-working provision will also 

support the wider Elephant Park residential neighbourhood as more flexible working patterns 

are established. 

Business ecosystem 

 Opportunities will be created to promote grassroots tenants within the Elephant Park 

ecosystem, taking advantage of the infrastructure that already exists within the wider Elephant 

Park Masterplan. This could include, for example, a showcase at the Park Pavilion and an on-

line database of activities which are signposted to Elephant Park residents, occupiers, and the 

local community. 

 Workspace operators for the affordable space will be able to demonstrate a track record of 

providing business support for their occupiers and the wider business community. This will 

include possible operators whose experience has a sector focus and fostering an 

environment of peer to peer support.  

 Across the Park, there will be public access to the Park Pavilion and Community Hub 

meeting room and event spaces for occupiers. Occupiers will also have access to health 

and wellbeing programmes. These benefits all contribute to enhancing the strength of the 

overall business ecosystem, sharing knowledge, and facilitating productivity benefits that are 

associated with networking with other businesses.  

  

 
14 McKinsey, What’s next for remote work: An analysis of 2,000 tasks, 800 jobs, and nine countries. November 
2020. 

Operators for the affordable workspace will have a proven track record of 

delivering business support for their tenants and the wider business 

community 

There will be a business ecosystem which facilitates productivity and 

networking 
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Summary and compliance with policy 

 Figure 11 summarises the H1 Development’s benefits, and the way in which the proposals will 

enhance the vibrancy and vitality of businesses in Elephant and Castle. 

 

Figure 11 – Scheme benefits 

 

 Overall, the strategy has demonstrated that affordable workspace provision associated with the 

H1 Development will meet the policy requirement of 10%, regardless of the use of the active 

lobby.  

 The provision presents a remarkable and exciting opportunity to grow the Elephant and 

Castle economy, creating significant new opportunities for local businesses. The proposal 

covers a variety of affordable workspace typologies, suitable for different businesses and 

tailored to meet their individual workspace needs, with the aim of developing an ecosystem of 

diverse business types and sizes within the Elephant Park Masterplan.  

 This approach is outlined as specifically relevant to the key industries in the Elephant and Castle 

sub area, which is also a policy requirement. The rental discounts offered in the strategy are 

also consistent with the recommendations of Avison Young, as are the 30 year terms for which 

the discounts are offered. 
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 In addition to meeting policy requirements, the offer goes further, with the active H1 lobby, 

placemaking and amenity spaces all contributing to a business ecosystem across the 

Elephant Park site. This is expected to facilitate productivity and growth of the businesses that 

rent the space and, subsequently, enhance the economic and social benefits associated with 

the offer. 

 
APPENDIX 1 
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