
1 
 

Response to the Supplementary Planning Document (SPD),  
Southwark Council (2011)  
 
Prepared by Patria Román-Velázquez, City University London  
(in consultation with Latin American retailers and local organisations - signatures below). 
 
Introduction 
 
The document recognises the presence of Latin American business in the area 

and the need to make sure that this is not lost as a result of the regeneration of 

the E&C (p23 point 2.3.2 / p32 point 4.1.2). Our response to the SPD draft 

document asserts the significance of these shops and addresses those points that 

could threaten the presence of Latin American retailers in the area.  

 

The Latin American presence in Elephant and Castle core area comprises of four 

clearly identified zones: Elephant & Castle shopping centre, the Arches in 

Elephant Road, the Arches in Eagles Yard and Tiendas del Sur in Newington Butts.  

These shops are not just selling Latin American products they are also part of an 

entire social network and support system for many Latin Americans living in 

London. Economically these shops are also important because they provide 

employment and income for many families in London and contribute to the 

variety of offers in the area. Latin Americans are not only participating in the 

economy of the area, but transforming it and in the process creating a Latin place 

in London. This presence is important because it contributes to London’s cultural 

diversity – precisely what makes London a multi-cultural world class city. 

 
General issues about the consultation process – E&C regeneration 
 
Business continuity has been a concern from the start of the regeneration 

process. This has been evident in the number of times in which this has been 

discussed in council meetings and in an independent study conducted by Business 

Extra in 2005.1 The study identified four main concerns amongst traders in the 

E&C shopping centre:  

 

 sustainability of businesses until the demolition of the centre,  

 the position if they decide to exit early,  

 whether they will be entitled to any compensation  

 ability to return to the centre after the redevelopment  

 

                                          
1 Generic Professional Legal and Survey Advice for Existing Small Businesses 
Elephant & Castle Shopping Centre London SE1 (October 2005) 
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These issues are still a concern for traders in the area and more needs to be done 

by the Council to address these.  

 

The following issues have been identified by Latin American retailers in the area: 

 

1. Uncertainty about the process and about what will happen to the 

businesses in the area. In the case of E&C shopping centre, there is 

confusion over St. Modwen’s plans and motivations for the centre.  

2. The process has taken too long – ‘nothing seemed to happen’ – this in 

certain ways explains the current apathy and lack of engagement by some 

retailers. They are simply tired – but also resigned to whatever would 

happen. Some think this is too big to fight. 

3. Length of Lease for retailers in the shopping centre – As long term leases 

came to an end – renewal was on short term basis (no longer than 5 

years). This was very much a strategy to have the centre vacated by the 

previous plans to demolish the shopping centre. There is still uncertainty 

about their terms of contract and their entitlement. The issues identified 

by Business Extra in 2005 are still relevant.  

4. Capacity Building – There is a need to support businesses through training 

and facilitation of knowledge that it is geared towards the specific needs of 

minority ethnic businesses.  

5. Signs of transformation in the Arches (Elephant Road and Arches behind 

Strata Bldg) – Negotiations have taken place and Latin American retailers 

next to Strata have gained a few steps on the way. This is a business 

community in transition and with the right support and commitment by 

those involved it can fully transform into a ‘thriving Latin Quarter’.   

 

It is clear from conversations with retailers that the information they have 

received about the regeneration has been fragmented and not necessarily from 

official sources, to the point that it is dismissed as mere rumours. The lack of 

follow up about the process was also mentioned as a shortcoming of the process. 

Retailers commented that in various occasions they have been asked to fill 

questionnaires, but the process seems to end there. Filling questionnaires does 

not amount to participating in the consultation process; it is yet another exercise 

of superficial accountability by the institutions involved. The credibility of the 

information received has been put into doubt and involvement in the consultation 

process queried, so there is a need for a constant link between retailers, the 
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council and developers. This will be crucial to guarantee business involvement in 

the delivery and phasing of the development for the area. 

 
Response to SPD 
 
Railway Arches:  

The regeneration of the railway arches is mentioned as one objective in the 

theme of town centre regeneration. This is clearly welcomed by all, but the 

document is not clear about what exactly this means and how will the process be 

managed. The following points are of concern to the Latin American businesses in 

the area: 

 

 Who is in charge of the regeneration of the arches and what support will 

be provided to existing businesses.  

 How will the process be managed?  

 Has the council taken into account the challenges that businesses already 

operating in the arches will face whilst construction goes on and how will 

the council support these businesses? 

 Uncertainty about the possibility of opening up some arches to provide 

access to the front of the shopping centre. This is an aspect that has 

worried retailers in the arches for some time given that visions for the 

area have included the disappearance of some of the retail space under 

the arches to link and stimulate movement between Walworth Road, 

Elephant Road and the front of the shopping centre. Will the regeneration 

of the arches involve the disappearance of some of the retail space now 

available? 

 Keeping the current mix of activities. There is concern that a new mix of 

land uses will be introduces reducing the number of spaces for some of the 

most frequent current activities: e.g. retail, food, entertainment. There is 

concern that in the future some businesses will be displaced to achieve a 

‘mix of uses’. 

 Protecting current tenants from excessive rent increases in the next few 

years as the area is transformed. Business owners fear that the 

transformation will bring steep increases in rent that will force them to 

move out of an area in which they have been investing for around 20 

years. 

 Business owners are also concerned that landlords may favour well 

established ‘household brand’ shops and that current tenants will be 
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displaced in favour of chain retailers. They would like to have some 

certainty that they will get first option in the future to be tenants. 

 Over the last two years Latin American businesses in the arches have 

invested in the premises. The retailers need reassurance about the 

alternatives available to them during the regeneration process: relocation 

costs if needed, compensation, entitlement and sustainability of 

businesses whilst construction goes on and after redevelopment.  

 

The following points do not provide a clear vision of how many units and 

percentages for each category of uses is the council aiming for: 

3.2.5 Regenerate railway arches, enabling their use for mix of uses including 

businesses, retail and community uses (p30) 

 

4.1.15 We promote through saved Southwark Plan policy 1.5 the use of the railway 

arches for either A, B and D uses to ensure the spaces can meet the needs of a wide 

range of occupiers (p36) 

 

 

Shopping Centre:  

 

The document acknowledges that some displacement of businesses might happen 

whilst the regeneration takes place – the main questions for retailers are: 

 

 How will this process be managed? 

 How to achieve minimum disruption from the development process?  

 Clarity over S106 funds – are these available for relocation of businesses? 

 Clear definition of affordable space 

 Percentage of affordable units in the shopping centre and Heygate site. 

 Rent value at ‘40% below market rate averaged over a 5 year period’ does 

not take into account the different types of small businesses in the area.  

o Five years are not enough to assess the viability and success of 

businesses. The council should have long term commitment in 

support of small businesses that will contribute and enhance the 

distinctive character of the area whilst ensuring a variety of offers. 

o Uncertainty over the five year period – when will the period start? 

Is there a set date for this period? Is it from the start of a business 

in the area? For how long will this provision exist? 
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Social and Community Infrastructure (SPD6, p42) 
 
A statement in favour of supporting proposals for the provision of social and 

community infrastructures is not enough. The council should provide, make 

available and manage spaces for community uses and other cultural events. The 

document seems to suggest that the provision of such a space should be 

privatised. Local voluntary organisations and community groups are in need of 

space to meet and provide services for the community they serve and it is 

imperative that such a space is provided by the council under the current 

scheme.   

 
 
Identity of E&C (3.2.9 - p31) 

 

There is a strong support for the recognition of E&C core area as a ‘Latin Quarter’. 

The E&C is a place where Latin Americans have invested economically and 

emotionally. There is a sense of attachment, a sense of ownership in the 

transformation of Elephant & Castle into a ‘thriving Latin Quarter’. For Latin 

Americans the Elephant and Castle is a place, a destination, not a passing 

through route. Some organisations feel that this recognition could be achieved 

with the creation of a square or the presence of an architectural piece or artistic 

manifestation in a site that reinforces the character of the area as Latin. This will 

certainly contribute to heighten the sense of belongingness that Latin Americans 

have established with Elephant & Castle. 

 
Endorsed by: 
Juan Camilo Cock –  Migrants Rights Network 
Carolina Velázquez – Latin American Women Rights Services (LAWRS)  
Carlos Burgos – Latin American UK Forum & Pedro Achata Trust 
César Quintero – Distriandina (Retailer Elephant Road Arches) 
Luis Naranjo – Corporación Naranjo (Retailer Eagles Yard Arches) 
Marlen Cabezas – Latin American Education Action Services 
Latin American Recognition Campaign 
 


