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Organisation: Freeholders owners of River Court and Doggett’s Coat and 
Badge 
NSPPSV61.1 
 
These representations have been submitted by HGH Planning on behalf of 
the freehold owners of River Court and the Doggett's Coat and Badge Public 
House ("the Site") in response to the informal consultation on the proposed 
submission version of the New Southwark Plan. They should be re ad in 
conjunction with our previous representations which have already outlined 
the suitability of the site as a strategic allocation in the New Southwark Plan. 
 
The Site 
 
The Site occupies a strategically important gateway site, adjacent to 
Blackfriars Bridge, and directly fronting the River Thames. Both buildings 
comprise concrete structures built in the late 1970's as part of the larger 
King's Reach development designed by R Seifert & Partners. Originally 
designed as a hotel, the building was later given over to offices but now 
forms private residential accommodation of up to 12 storeys with some 
private amenity space and basement parking. The public house comprises a 
four storey building adjacent to Blackfriars Bridge with some terracing 
running along the Rivet Thames walkway. Neither building is of architectural 
merit, and neither has aged well. Indeed, it is fair to say that both buildings 
look rather dated in comparison to the newer structures (built and 
permitted) nearby.  
 
Policy Context 
 
The site is located within both the Central Activities Zone ("CAZ") and the 
Bankside, Borough and London Bridge Opportunity Area ("BELBOA") as 

 
 
 
 
Representation is noted. 
 
The proposed site has been examined for its development potential using the 
criteria set out in the Sites Capacity Methodology Report. The site was 
considered to be small and without a clear opportunity for major 
intensification. Any redevelopment of this site could be achieved under other 
NSP policies.  



identified by the London Plan (March 2016). This is therefore a location 
where massive change is already under way as evidenced by a number of 
existing consents and construction activity for various major developments. 
The site is thus located within the Blackfriars Road area of the emerging New 
Southwark Plan which states: 
 
"Blackfriars Road is part of central London and will provide many new homes, 
commercial spaces and other uses on major development sites as well as on 
smaller sites." 
 
Further to this, the site is specifically identified as a "potential development 
site" within the Council's Blackfriars Road SPD and there are no obvious 
planning or other constraints to its redevelopment. 
 
Development Potential 
 
The site provides a fantastic redevelopment opportunity for a high-quality, 
mixed-use development that contributes positively to the emerging cluster of 
development in this important location, whilst also making the most efficient 
use of its space and maximising benefits to the public. These benefits include: 
a) A high-quality work of architecture; 
b) Replacement of the existing public house on-site, with a modern, 
attractive and functional public house 
designed to reflect the local historic context but with a prominent design; 
c) Considerable public realm improvements, including: 
- Enhancement of the Thames Path; 
- Better vertical connectivity between the Thames Path and Blackfriars 
Bridge; 
- Creation of a public outdoor space; 
- Public performance space, representing a new destination; 
- Public terraces enabling enjoyment of celebrated views towards the City, St 
Paul's and the Temple; 
d) A significant number of residential units, including affordable housing; and 



e) The introduction of other uses, potentially generating jobs and broadening 
the mix of uses in the locality. 
 
Therefore, the site represents an as-yet, unexploited opportunity to 
contribute to the prominent regeneration process in this part of Southwark, 
in line with adopted and emerging policy. Given this, it is somewhat peculiar 
that the site is not included as a key development site within the proposed 
submission version of the New Southwark Plan. It is therefore requested 
that, given the site's obvious suitability for development and the potential 
contribution it has to make to the regeneration of Blackfriars Road, that the 
Council include the site as a key development site within the New Southwark 
Plan. 
 
Summary 
For the reasons outlined above, our client is of the strong opinion that the 
River Court and the Doggett's Coat and Badge Public House site represents 
an excellent development opportunity and should be included as a key 
development site for Blackfriars Road in the emerging New Southwark Plan. 
The site holds a sustainable and accessible location within the CAZ and 
BBLBOA and is suitable for mixed-use or residential development to 
complement the extensive development that is currently taking place along 
Blackfriars Road. Furthermore, it can bring substantial benefits to the area. 
 
We therefore request that the site be included as an allocation within the 
New Southwark Plan. Formal representations will be made in the New Year 
that specifically address the issue of "soundness". 



Organisation: River Court and Doggett’s Coat and Badge  Public House 
NSPPSV124.1 
 
RE: New Southwark Plan: Proposed Submission Version – Consultation 
These representations have been submitted by HGH Planning on behalf of 
the freehold owners of River Court and the Doggett’s Coat and Badge Public 
House (“the Client” and “the Site”) in response to the consultation on the 
proposed submission version of the New Southwark Plan (“NSP”). They 
should be read in conjunction with our previous representations which have 
already outlined the suitability of the Site as a strategic allocation. 
 
The Site 
The Site occupies a strategically important gateway site, adjacent to 
Blackfriars Bridge, fronting the River Thames. Both buildings comprise 
concrete structures built in the late 1970’s as part of the larger King’s Reach 
development designed by R Seifert & Partners. Originally designed as a hotel, 
the building was later given over to offices but now forms private residential 
accommodation of up to 12 storeys with some private amenity space and 
basement parking. The public house comprises a four-storey building 
adjacent to Blackfriars Bridge with some terracing running along the River 
Thames walkway. Neither building is of architectural merit, and neither has 
aged well. 
 
Indeed, it is fair to say that both buildings look rather dated in comparison to 
the newer structures (built and permitted) nearby. 
 
Policy Context 
The Site is located within both the Central Activities Zone (“CAZ”) and the 
Bankside, Borough and London Bridge Opportunity Area (“BELBOA”) as 
identified in both the adopted (March 2016) and emerging (December 2017) 
London Plans. The draft New London Plan in particular talks about the 
importance of enhancing the strategic functions of the CAZ as an 
internationally important residential and office location; and the drive to 

 
 
Representation noted. 
  
The proposed site has been examined for its development potential using the 
criteria set out in the Sites Capacity Methodology Report. The site was 
considered to be small and without a clear opportunity for major 
intensification. Any redevelopment of this site could be achieved under other 
NSP policies. 



meet or, where appropriate, exceed the indicative guidelines for housing and 
employment capacity within Opportunity Areas. 
 
This is therefore a location where massive change is expected and already 
under way as evidenced by a number of existing consents and construction 
activity for various major developments. 
The Site is located within the Blackfriars Road area of the emerging New 
Southwark Plan which states: 
“Blackfriars Road is part of central London and will provide many new homes, 
commercial spaces and 
other uses on major development sites as well as on smaller sites.” 
Further to this, the Site is specifically identified as a “potential development 
site” within the Council’s Blackfriars Road SPD and there are no obvious 
planning or other constraints to its redevelopment for different uses. Indeed, 
it provides opportunities for significant benefits, including but not limited to: 
Ø A high-quality work of architecture;  
Ø Replacement of the existing public house on-site, with a modern, attractive 
and functional public house designed to reflect the local historic context but 
with a prominent design; 
Ø Considerable public realm improvements, including: 
o Enhancement of the Thames Path; 
o Better vertical connectivity between the Thames Path and Blackfriars 
Bridge; 
o Creation of a public outdoor space; 
o Public performance space, representing a new destination; 
o Public terraces enabling enjoyment of celebrated views towards the City, St 
Paul’s and the Temple; 
Ø Either a significant number of residential units (including affordable 
housing) or the provision of high-quality office floorspace on upper floors; 
and 
 
The site therefore represents an as-yet, unexploited opportunity to 
contribute positively to the prominent regeneration process in this part of 



Southwark for either residential or office uses in line with adopted and 
emerging policy. It represents a fantastic redevelopment opportunity for a 
high-quality and sustainable development in a recognised and central 
gateway location. 
 
With this policy context in mind (and following a significant level of 
promotion by the landowners to-date) it is curious why the draft New 
Southwark Plan (“NSP”) does not allocate the Site for development. We set 
out below our response to the Site’s omission from the NSP and respectfully 
request that the Council reconsider its position. 
 
New Southwark Plan 
Despite previous representations stating the deliverability of the Site, the 
Council’s Site Allocations Methodology 
 
Report has discounted it: 
 
“NSP1 (NSPOV) – River Court and Doggetts Coat and Badge Public House: 
Small site without the clear opportunity for major intensification where 
acceptable redevelopment could be achieved under other NSP policies.” 
 
This brief assessment of the Site appears to ignore previous representations 
submitted on behalf of the landowners which clearly indicate the significant 
development potential of the Site. It is also curious why a site that is 
explicitly identified as a “potential development site” in the Council’s own 
Blackfriars Road SPD has been so quickly discounted. There are no major 
constraints to development. Furthermore, there are obvious opportunities 
for major intensification. The Site’s existing use fails to optimise its true 
development potential which is significant given its highly accessible location 
and supportive policy basis. This is evidenced by the extent of major 
redevelopment proposals either consented and underway in the surrounding 
locality. 
It is therefore requested that LB Southwark (or the Examining Inspector) re-



examine the Site’s development potential with a view to including it as a 
major allocation for either residential-led or office-led development. The 
brief statement detailing the Site’s omission within its methodology report is 
both insubstantial and incorrect and should be rectified. 

Organisation: River Court and Doggett’s Coat and Badge  Public House 
NSPPSV124.2 
 
RE: New Southwark Plan: Proposed Submission Version – Consultation 
These representations have been submitted by HGH Planning on behalf of 
the freehold owners of River Court and the Doggett’s Coat and Badge Public 
House (“the Client” and “the Site”) in response to the consultation on the 
proposed submission version of the New Southwark Plan (“NSP”). They 
should be read in conjunction with our previous representations which have 
already outlined the suitability of the Site as a strategic allocation. 
 
The Site 
The Site occupies a strategically important gateway site, adjacent to 
Blackfriars Bridge, fronting the River Thames. Both buildings comprise 
concrete structures built in the late 1970’s as part of the larger King’s Reach 
development designed by R Seifert & Partners. Originally designed as a hotel, 
the building was later given over to offices but now forms private residential 
accommodation of up to 12 storeys with some private amenity space and 
basement parking. The public house comprises a four-storey building 
adjacent to Blackfriars Bridge with some terracing running along the River 
Thames walkway. Neither building is of architectural merit, and neither has 
aged well. 
 
Indeed, it is fair to say that both buildings look rather dated in comparison to 
the newer structures (built and permitted) nearby. 

 
 
 
Representation noted. 
  
The proposed site has been examined for its development potential using the 
criteria set out in the Sites Capacity Methodology Report. The site was 
considered to be small and without a clear opportunity for major 
intensification. Any redevelopment of this site could be achieved under other 
NSP policies. 



 
Policy Context 
The Site is located within both the Central Activities Zone (“CAZ”) and the 
Bankside, Borough and London Bridge Opportunity Area (“BELBOA”) as 
identified in both the adopted (March 2016) and emerging (December 2017) 
London Plans. The draft New London Plan in particular talks about the 
importance of enhancing the strategic functions of the CAZ as an 
internationally important residential and office location; and the drive to 
meet or, where appropriate, exceed the indicative guidelines for housing and 
employment capacity within Opportunity Areas. 
 
This is therefore a location where massive change is expected and already 
under way as evidenced by a number of existing consents and construction 
activity for various major developments. 
The Site is located within the Blackfriars Road area of the emerging New 
Southwark Plan which states: 
“Blackfriars Road is part of central London and will provide many new homes, 
commercial spaces and other uses on major development sites as well as on 
smaller sites.” 
Further to this, the Site is specifically identified as a “potential development 
site” within the Council’s Blackfriars Road SPD and there are no obvious 
planning or other constraints to its redevelopment for different uses. Indeed, 
it provides opportunities for significant benefits, including but not limited to: 
Ø A high-quality work of architecture;  
Ø Replacement of the existing public house on-site, with a modern, attractive 
and functional public house designed to reflect the local historic context but 
with a prominent design; 
Ø Considerable public realm improvements, including: 
o Enhancement of the Thames Path; 
o Better vertical connectivity between the Thames Path and Blackfriars 
Bridge; 
o Creation of a public outdoor space; 
o Public performance space, representing a new destination; 



o Public terraces enabling enjoyment of celebrated views towards the City, St 
Paul’s and the Temple; 
Ø Either a significant number of residential units (including affordable 
housing) or the provision of high-quality office floorspace on upper floors; 
and 
 
The site therefore represents an as-yet, unexploited opportunity to 
contribute positively to the prominent regeneration process in this part of 
Southwark for either residential or office uses in line with adopted and 
emerging policy. It represents a fantastic redevelopment opportunity for a 
high-quality and sustainable development in a recognised and central 
gateway location. 
 
With this policy context in mind (and following a significant level of 
promotion by the landowners to-date) it is curious why the draft New 
Southwark Plan (“NSP”) does not allocate the Site for development. We set 
out below our response to the Site’s omission from the NSP and respectfully 
request that the Council reconsider its position. 
 
New Southwark Plan 
Despite previous representations stating the deliverability of the Site, the 
Council’s Site Allocations Methodology 
 
Report has discounted it: 
 
“NSP1 (NSPOV) – River Court and Doggetts Coat and Badge Public House: 
Small site without the clear opportunity for major intensification where 
acceptable redevelopment could be achieved under other NSP policies.” 
 
This brief assessment of the Site appears to ignore previous representations 
submitted on behalf of the landowners which clearly indicate the significant 
development potential of the Site. It is also curious why a site that is 
explicitly identified as a “potential development site” in the Council’s own 



Blackfriars Road SPD has been so quickly discounted. There are no major 
constraints to development. Furthermore, there are obvious opportunities 
for major intensification. The Site’s existing use fails to optimise its true 
development potential which is significant given its highly accessible location 
and supportive policy basis. This is evidenced by the extent of major 
redevelopment proposals either consented and underway in the surrounding 
locality. 
It is therefore requested that LB Southwark (or the Examining Inspector) re-
examine the Site’s development potential with a view to including it as a 
major allocation for either residential-led or office-led development. The 
brief statement detailing the Site’s omission within its methodology report is 
both insubstantial and incorrect and should be rectified. 
 
 

Organisation: Port of London Authority 
NSPPSV143.16 
 
3. Blackfriars Road 
  
The PLA consider that the enhancements to the Thames Path, and improving 
links to the Thames should be featured in the vision for this area, as it has 
been featured in both the Bankside and the Borough, and Bermondsey vision 
areas.  
 

 
 
 
The vision now includes reference to improving cycling and walking routes, 
such as the Thames Path.  
 
 

Organisation: LB Lambeth 
NSPPSV333.2 
 
The ambitions that both Councils have for Blackfriars and Waterloo (to see 
these become thriving business districts) can be mutually complimentary and 
beneficial.  
 
This isn’t stated – the collaborative ambition for this location should be 
reflected in the document. 

This ambition is already stated within the Blackfriars Road Area Vision.  
 



Organisation: LB Lambeth 
NSPPSV333.3 
 
Unprecedented growth is already underway, in both Blackfriars and 
Waterloo, and moreover TfL and LBL are pursuing the redevelopment of the 
roundabout. All of this growth will bring pressures; on the public realm, open 
space and transport links. Many of the workers and new residents of the 
Blackfriars Road developments will use Waterloo Station and the routes 
connecting Waterloo and Blackfriars Road, notably the Cut and Stamford 
Street. Both these streets suffer increasingly from congestion and are in need 
of significant investment. TfL and Lambeth taking forward plans for the 
redevelopment of the high road. 
Waterloo has recently experienced significant growth in hotel developments, 
and Lambeth will be testing the implications of this growth through the 
forthcoming Local Plan review. We will be exploring what the impact of 
further hotel development would be on the sustainability of Waterloo and 
the surrounding areas. We note that a number of the site allocations in this 
area propose new visitor accommodation. The impact of this use on the 
wider locale including in Lambeth needs to be tested. For the site allocations 
that include proposals for visitor accommodation, please can this potential 
impact be acknowledged. 
 
The PSV does not acknowledge any potential impacts that further hotel 
developments may have on the mix and balance of uses in the wider 
Waterloo area including on the Lambeth side. It only states: 
Development for hotels and other forms of visitor accommodation must not 
harm the local character or amenity by the design, scale, function, parking 
and servicing arrangements. 

The reasons to our hotels policy notes that we have delivered one of the 
highest numbers of hotel rooms in London. References to new visitor 
accommodation were removed from site allocations in the plan with the 
exception of key strategic development sites in the Canada Water and Old 
Kent Road opportunity areas. This was due to ensuring the site allocations set 
out a concise list of required uses including housing and offices and where 
other uses are proposed this would be assessed against normal development 
management policies and in the context of meeting the requirements of the 
site allocation. 

Individual 
NSPPSV151.17 
 
AV.03 Blackfriars Road Area Vision 
The area for Blackfriars Road is also to increase the number of homes 

 
 
 
Noted 



 

including the affordable and to provide new employment floor space. The 
vision also recognises, as for Bankside, that the area has the potential for 
many homes, commercial spaces etc. to be delivered on the major 
development sites ‘as well as on smaller sites’. This statement is agreed. The 
plan has identified site allocations that can assist in the delivery of the homes 
and jobs targets whilst there will be other sites that will come forward 
through the plan period and have the potential to deliver new homes, 
commercial spaces and other uses. 


