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Team London Bridge response to development of Leather Warehouse and 

Bermondsey Yard: Planning application reference 19/AP/0404 

1. Team London Bridge (TLB) is the Business Improvement District (BID) representing 

approximately 400 businesses in the area between London Bridge to the west, Tower Bridge 

to the east, and south towards Bermondsey. TLB has a strong remit from businesses since 

2015 to deliver the London Bridge Plan. Our mission is to ensure London Bridge excels as a 

leading place for global commerce and continues to develop as a pioneering local centre for 

enterprise, culture and entertainment. 

2. TLB has welcomed the opportunity to inform development of the proposals for the 

former Leather warehouse and along Bermondsey Street and Snowsfields.  We made 

representations on the site through consultation on the New Southwark Plan (NSP) and in 

responding to the St Thomas Street East Framework 1.0 and 2.0.  We also made comments 

following the public exhibition in November 2018.  We have considered the current proposals 

in the context of new and emerging development plan policy in both the New Southwark 

Plan and London Plan and consistency with our London Bridge Plan. 

3. The site is highly significant, especially for its impact on Bermondsey Street, the 

historic and visual importance of the former Leather warehouse and its influence on a main 

arrival point into the area from Bermondsey Street tunnel and the junction with 

Snowsfields/St Thomas Street and Crucifix Lane. It is at an important transition between the 

character of development around London Bridge Station and that of Bermondsey Street. 

While the site is not a St Thomas Street address, we certainly consider it a key part of the St 

Thomas Street Boulevard placeshaping project outlined in the London Bridge Plan.  

4. The proposals will dramatically change the area’s permeability for pedestrians and 

alter pedestrian flows.  They relate to part of one (NSP53) of a small number of major 

development sites identified for London Bridge in the emerging Southwark Plan.  The 

relationship of the development proposed to other development sites along St Thomas 

Street is critical and so we have also addressed the proposals in the light of the recent St 

Thomas Street East Framework 2.0. Our comments on Framework 2.0 are here. 

5. We expect that elements of the site that are on Snowsfields will fall into the Team 

London Bridge BID boundary, while buildings on Bermondsey Street may fall outside.  
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Shared approach 

6. We commend the way the proposals are now being developed in the context of a 

shared approach with other major developments planned for the area through the St 

Thomas Street East Framework.  We have identified areas where the Framework 2.0 needs 

to be strengthened and are in dialogue about this. We are disappointed that the planning 

application has come forward before the final Framework 3.0 has been prepared. This pre-

empts the important additional work on the Framework area’s landcape and the retail and 

workspace and the meanwhile use strategies.  Given the importance of St Thomas Street 

East Framework in providing a shared approach to the major developments planned in the 

area, the planning application needs an analysis of how the revised proposals address its 

urban design principles and other requirements as a minimum.  The proposals do not fully 

meet the expectations of the emerging Framework and we address this below.  It is essential 

to be able to demonstrate a strong connection between the final Framework 3.0 and what is 

planned.   

7. We welcome the strengthening of the urban design principles in the revised 

Framework 2.0 and these should drive the proposals.  We have identified the following areas 

where a stronger relationship between the scheme and a strengthening of Framework 2.0’s 

urban design principles is needed: 

Bookends – We identify the need below for a strategic approach to the public realm 

at the junction of Crucifix Lane, St Thomas St Boulevard, Bermondsey Street and 

Snowsfields which is agreed with Southwark Council and Transport for London 

Connectivity – This also needs to address the impact on Snowsfields as a whole to 

the west of the site 

Setting of heritage buildings – The scheme also impacts on the historic character and 

buildings of Bermondsey Street 

New strategic elevations – Both sides of the west entrance to White Lion Court act as 

strategic elevations, as is clear from the repeated use of this view in the visual 

material accompanying the applications  

Active frontages – The scheme is not as positive as the principles presented in 

Framework 2.0 with a major office lobby replacing the active frontage adjacent to and 

impinging on some of the former Leather warehouse 

Spatial character – Snowsfields should be identified as a distinct character area 

Low Line grid – it is unclear how the scheme responds to the Low Line 

Building entrances – We are concerned by the impact of the major office lobby on the 

former Leather warehouse 

Design approach 

8. The site includes an important anchor point to the whole Framework area at the 

junction of Crucifix Lane, St Thomas St, Bermondsey Street and Snowsfields.  It will also 

establish initial impressions of Bermondsey Street for many visitors.  These roles demand 

stronger recognition in the plans, which currently appear to provide greater design focus on 

other elevations (such as the west entrance to White Lion Yard).  We do recognise that there 
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has been improvement here by making the corner entrance at this junction an active 

frontage.  Nevertheless, there is a need to bring Transport for London and Southwark 

Council to work together to agree a joint strategy as part of Framework 3.0 for a design-led 

approach to the future of this public realm.  

9. The intention to draw on the character of Bermondsey Street in the detail of design is 

welcome, and contributes to our work to  local placemarks.  We recognise the intention to 

combine a contemporary approach which respects local character through the use of cast 

glass.  We do not believe this is helped by references to the use of “bow windows” which 

have relatively few local precedents.   

10. We welcome the intention to respect a key elevation of the former Leather 

warehouse through the shaped recess in the building.  There are further measures which we 

believe are necessary to protect the integrity of this building, including ensuring the full 

volume is used for provision of retail and affordable workspace (see points below).  

11. We think there might be further scope to enhance the west elevation of the office 

building facing 8-11 Snowsfields.  

Pedestrian flows and public cycle parking  

12. The development will create a range of new routes for pedestrians using the area as 

well as significantly increasing local footfall.  We welcome the accompanying analysis by 

Space Syntax of what is proposed.  This demonstrates the continuing importance of the 

junction of Crucifix Lane, St Thomas St Boulevard, Bermondsey Street and Snowsfields and 

supports further measures to improve its public realm. 

13. The analysis of pedestrian flows also demonstrates the importance of the new 

crossing of Snowsfields and the role of White Lion Yard as a new route between 

Bermondsey Street and London Bridge station.  We are concerned that the highways 

proposals at this crossing still need the support of Southwark Council and Transport for 

London given how important they are to the success of the scheme.  The Snowsfields 

crossing will be heavily used and needs to be uncluttered.  This includes removing the 

proposed public storage for 10 bikes on the north side which will become a significant 

obstruction.  The quantum and location of public cycle storage for the area should be 

addressed through the final Framework 3.0. 

Building uses 

14. We support the site being for office and retail use.  This is consistent with its location 

in the Central Activities Zone and the London Bridge Area Vision (New Southwark Plan 

AV10.2, 10.3) which supports growth in “office provision, shops, leisure, culture, science and 

medical facilities” over residential development.  We believe a development of this scale 

should also be contributing to London Bridge’s cultural offer and provide affordable retail and 

workspace units.  The New Southwark Plan requires 10% affordable workspace in major 

development schemes delivering employment space (Policy P28) and the quantum being 

provided in the scheme is unclear.  The former Leather warehouse provides an ideal location 

for some of this provision. 

15. We welcome the scheme’s emphasis on retail at the ground level, with a number of 

relatively small floor plates. This space needs to complement the Bermondsey Street retail 

offer.  Given the extent of retail provision across the Framework area it would be helpful to 

see further evidence of the overall demand for such space to ensure there is an appropriate 
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balance of provision and to underpin the commercial success of the new developments.  

This should be provided by the retail and workspace study being prepared to inform 

Framework 3.0 and the results need to inform the final proposals. Taken as a whole the 

Framework proposals will bring approximately 10,000 new people to the area with needs to 

be served outside working hours, at lunch time and at weekends. The site serves a 7-day 

space and this needs to be recognised in the range of retail and cultural provision, including 

the availability of an affordable offer during the office lunch hour. The retail strategy can also 

infuence pedestrian flows by encouraging browsing along key routes to slow movement and 

influence route choices.   

16. We are concerned about the partial use of the former Leather warehouse for some of 

the lobby of the adjacent office building.  This lobby should be reduced in size as has been 

succesfully achieved on Snowsfields. The integrity of the former Leather warehouse should 

be secured through its use for a mixture of retail and affordable workspace throughout. 

Given the former warehouse’s contribution to the whole Framework area it needs to be in a 

distinctive use with a convincing, publicly accessible offer across the whole building.  It is not 

sufficient for just some of the ground floor to provide for public uses.  The future of the 

former Leather warehouse should also be informed by the London Bridge Culture Strategy.   

17. The development will inform visitor impressions of Bermondsey Street and it is 

important that the ground floor uses at key arrival points in White Lion Yard and at the 

junction with Snowsfields meet the need for an appealing and active use. 

Environment and greening 

18. We welcome the objective to include a significant scale of greening on the roof of the 

Bermondsey Street building, which will provide amenity not only at roof level, but at street 

level, which supports the London Bridge Green Grid strategy. However, we note this does 

not seem integrated with the rest of the scheme which has relatively little greenery.  Indeed, 

trees have been removed from the site on Snowsfields.  The planning application has been 

brought forward ahead of the landscape strategy being developed for Framework 3.0 and 

this needs to adopt a much more ambitious approach, especially in Snowsfields and Vinegar 

Yard.  There is also scope to continue the greenery to support the transition between the 

former Leather warehouse and its upper levels. All green roofs should provide biodiversity 

and water capture be more than ornamental.  

19.  We are disappointed by the weak environmental commitments, illustated by the 

caveated intentions to “seek to minimise embedded carbon and aspire to achieve BREEAM 

excellence” (EIA summary, page 12).  Much stronger and more ambitious commitments are 

required in such a prominent scheme and all targets should be informed by a clear baseline. 

The London Bridge Plan, backed up by the NSP Area Vision, supports a vision “to become 

one of the greenest, most environmentally sensitive, business districts in the world”. We wish 

to see the following ambitions addressed in any planning consent: 

• carbon neutral  

• air quality positive 

• EPC rating A with a combined approach to energy efficiency (potentially integrated 

with other St Thomas Street developers) 

• wellness rating (platinum) 

• wiredscore (platinum) 

• BREEAM (ambition Outstanding) 

https://www.londonbridgeculture.com/
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• reduced ground level wind speeds and urban heat island effect 

• water run off at greenfield rates. 

 

20. We are concerned by the evidence that the scheme will have significant negative 

impacts in terms of ground level wind conditions. This is already an issue in other parts of 

London Bridge and it needs to be addressed through building design rather than mitigated 

through tree planting.   

 

Servicing 

21. We welcome the intention to service the two sites with space for just two lorries.  The 

off-street proposal is successful although the plan for lorry parking on Snowsfields is a 

difficult compromise.  The plans are dependent on an effective consolidation strategy for the 

whole Framework 3.0 area and as this is not yet available it is difficult to assess the likely 

success of the plans.  We would also welcome them being brought forward with the pre-

existing support of the highways authority. 

22. We look forward to continuing to work with the landowners and prospective 

developers of the main sites along and around St Thomas Street to help deliver shared 

ambitions for this critical part of the London Bridge area. 

 

Yours faithfully 

 
Nadia Broccardo  

Chief Executive  

Team London Bridge  

 


