Hello and welcome
Update on proposals
In February 2019, Southwark Council’s
Planning Committee decided not to
approve our proposals. We were disappointed with
this outcome particularly given the many local
benefits we believe our proposals would deliver.
We have now submitted our amended application
to the Greater London Authority (GLA), following
the Mayor of London’s decision to ‘recover’ our
application in May 2019.
The GLA are conducting its own consultation process
and you can make representations directly by
contacting biscuitfactory@london.gov.uk

Today you will see a summary of our proposals for the former Peek
Frean Biscuit Factory and Bermondsey Campus Site and a detailed
breakdown of the amendments to each building.
You will also see information about our Local Legacy Strategy, which
outlines our commitments to maximising the wide-ranging benefits
of our proposals for local people. As part of the development of this
strategy, we would like your suggestions on local organisations or
projects that we could support to help us deliver meaningful benefits
to Bermondsey.

Our £500m+ investment in Bermondsey would deliver:

Our improved affordable housing offer

How we are improving our affordable housing offer

Our ambition is to bring about positive and lasting change that benefits local people.

Our amended proposals deliver 35% affordable housing (by habitable rooms),
equivalent to c.482 homes.

To accommodate the increase in affordable housing, the
total number of homes proposed has also increased from

1,548 new homes

New employment spaces

35% affordable
housing

More shops
and amenities

New secondary
school

Publicly accessible roof
terrace and play spaces

New pedestrian
connections

70%

of these would be available to Southwark
residents at Social Rent Equivalent.

Spend and footfall
for The Blue

c.3,000 jobs

30%

141 new trees and
extensive planting

would be available at Discounted Market Rents,
to households earning a total of £60,000pa.

1,342

1,548

Breakdown of the size of homes
0.3%

8.5%

12.9%

This is an increase of 206, and in line with Southwark
Council’s recommendation for the site.

Studio

The increased number of homes would be accommodated
in a number of ways, as outlined on the right:

3 bed

1 bed
2 bed

39.7%

38.6%

4 bed

By introducing Social Rent Equivalent we will be working with
a Registered Provider who will manage this affordable housing

In addition to affordable housing, we are also delivering
c.1,066 homes for private rent
Our proposals continue to deliver all homes for rent, which by their nature
are more accessible to a diverse cross section of Londoners than homes
for sale.

Grosvenor will manage the homes to a high standard, offering flexible
tenancies with tenant only breaks, and look after the buildings, amenities
and public spaces for use by residents and the wider community.

Summer 2013:

Spring 2016:

June 2017:

October 2017:

June 2018:

February 2019:

September 2019:

Winter 2019:

We acquired the former
Biscuit Factory and
Campus sites and began
local engagement

Phase 1.1: Open discussion
groups to explore key
themes; Heritage, Streets
& Spaces and Integration

Phase 3: Details on
the draft masterplan

We submitted a
planning application to
Southwark Council for the
redevelopment of the sites

A number of small changes
were proposed through an
addendum to our original
application submitted to
Southwark Council

Southwark Council’s
Planning Committee
decided not to approve
our application

Amendments submitted
to the Greater London
Authority and guide to
amendments sent to
c. 10,000 local homes

The Mayor of
London considers
the amended
application

October 2015:

March 2017:

October 2017:

June 2018:

May 2019:

Began consultation,
introducing Grosvenor
and our initial thinking

Phase 2: Update on
the design process
and emerging plans

Phase 4: Presentation
of our final masterplan
before submitting to
Southwark Council

Viewing events in
community hall to
accompany Southwark
Council’s statutory
consultation

The Mayor of London
announced that he
would ‘recover’ our
planning application

October 2019:
• GLA statutory consultation
• Public viewing events in
Community Hall

We are here

Key
Planning milestones
Consultation

Spring 2020 (conditional
on planning consent):
Depending on the hearing date, works
to prepare the site could begin in
early 2020

Some reconfigured
public spaces

Improved
pedestrian safety

Some of the proposed public
open spaces have been
reconfigured to accommodate
the amended shape and size
of a number of buildings. This
has enabled us to create an
additional and different type of
public space in the heart of the
site. A new public play space has
also been incorporated in ‘Salter
Square’. Overall the amount
of open space for public use
remains the same.

We have commissioned
additional Road Safety Audits
and incorporated new measures
to help ensure improved
pedestrian safety, whilst also
ensuring the main public spaces
would be free of vehicles.

Additional
employment space
Some taller buildings
Whilst all options have been
considered for how to accommodate
more homes, the majority would be
delivered through taller buildings, with
1 to 7 additional storeys proposed on
selected buildings largely alongside
the railway.

It also means that these will be lived in homes and cannot be considered
an investment opportunity, by often absent buyers.

Other amendments

Amending the shape and
size of buildings
We have also amended the shape
and size of some proposed buildings
so that more homes can be
accommodated per floor, especially
at lower levels. Amendments are also
proposed to ensure that the vast
majority of homes benefit from access
to private amenity space, and dual
aspect outlook.

Switching some
commercial space
to new homes
We have reduced proposed retail floor
space by c.14%, which enables the
introduction of some of the new homes
to be at street level. This also better
reflects the local context on streets
which are currently mostly residential,
for example Clements Road.

As a result of reconfiguring
some of the proposed buildings
there is additional office space
in two buildings, contributing to
an increase in the total number
of jobs that would be generated
through our proposals.

Reduction in
parking
We have always proposed
minimal car parking but are
now proposing a ‘car free’
development, in line with our aim
to positively contribute to the
local environment. There would
still be provision for Blue Badge
holders, and four car sharing
bays, but no other parking for
residents of the new homes,
who would also not be eligible
to apply for on street parking
permits.

More cycle provision
We are also proposing additional
cycle parking, as well as two
cycle-hire docking stations.
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Indicative computer-generated images of the proposals
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A new mixed-use building acting as a gateway to the site
for pedestrians walking along the ‘Low Line’, with leisure
and office space on the ground and lower storeys, and
residential above.

Salter Square and
a new play area
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New residential buildings overlooking public square and a
multi-use community space. Opposite, a destination play
space, adjacent to family friendly amenities at ground
floor such as a crèche and a play-café.
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A cluster of three taller buildings form a local
marker at the heart of the new development.
The buildings are framed by a series of public
spaces designed for people to sit and relax.
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A series of different types of public space in the heart of the
site, framed by predominantly food and drink outlets at the
base of three new residential buildings, and connecting to
the newly proposed publicly accessible courtyard.
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Retained
warehouse
building

Heart of the site
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The Yards

A new 600 place secondary
school for Compass School
Southwark delivered in our first
phase, also offering community
use of sports facilities.
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The school

Primarily new residential buildings, with
creative workspace at ground floor
complementing the existing businesses
within the Biscuit Factory (in buildings owned
and managed by Workspace Group Plc).

1234

T
N
ME

St James’s Road junction

Workspace Group PLC owned
and operated buildings
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Reinstatement
of Keeton’s Road
creating a more
direct and pedestrian
friendly route
between Bermondsey
Station and The
Blue. New residential
buildings with small
retailers at ground
floor, new public
spaces, seating,
planting and trees.
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Design proposals
overview

Bermondsey
underground
station

Iconic former factory building
refurbished to provide a mix of
retail, cultural and community
activity at ground floor, with
office and residential above.
A large publicly accessible
landscaped roof terrace would
offer views over the city.
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Proposed provision for two new pedestrian walkways under
the railway to better connect The Blue, which we
will need to work with the new arch owners to deliver.

Towards Surrey Quays

Proposed amendments for each building
1234
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Residential buildings with small retail, employment
and community spaces at ground floor
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RESIDENTIAL ENTRANCE

RESIDENTIAL LOBBY

OFFICE ENTRANCE

GROUND FLOOR RESIDENTIAL UNITS
RETAIL
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Curved building at St James’s Road Junction
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OFFICE LOBBY
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Refurbished Warehouse Building

Proposed height (storeys[m])

Previous height (storeys[m])

Number of homes (amended by)

Proposed height (storeys[m])

Previous height (storeys[m])

Number of homes (amended by)

Proposed height (storeys[m])

Previous height (storeys[m])

Number of homes (amended by)

1234: 5-10 (22.5m – 39.3m)
5: 5 (25.8m)

1234: 5-10 (22.5m – 39.3m)
5: 4 (21.8m)

1234: 263
5: 38 (+1)

D: 11 (49.7m)
E: 19 (76.2m)

D: 15 (59.0m)
E: 12 (52.9m)

D & E: 183 (+52)

F: 9 (42.7m)

F: 8 (39.4m)

F: 177
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• Amendments
to balconies to
incorporate privacy
screens
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1234:
Privacy screens on balconies
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Indicative CGI of the refurbished warehouse building

• Introduction of residential at ground floor

Clements Road

Clements Road

Indicative CGI from St James’s Road Junction
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Ground floor
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Indicative CGI of the reinstated section of Keeton’s Road

Original massing

2019 Amended Proposed Development Massing
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2019 Amended Proposed
Development Massing
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New homes on
Clements Road

• Additional balconies

• Increased office space

• Revised design of façade including curved
corners to ease wind impact

• Revised internal layout to increase
residential units

• Reconfigured shape and size of footprint
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2019 Amended Proposed
Development Massing

• New homes on Clements Road; replacing retail
• Increased office space
• More dual aspect units
• Increase in communal terrace for residents
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Three taller buildings at the heart of the development

Proposed height (storeys[m])

O

P

R: 9 (43.1m)
S: 35 (123.4m)
T: 26 (93.3m)

Cluster of three buildings
overlooking public space

Q

Previous height (storeys[m])

Key

Number of homes (amended by)

R: 8 (38.4m)
S: 28 (104.8m)
T: 19 (71.2m)

U

RESIDENTIAL LOBBY
RETAIL

RST: 517 (+127)

BOH

Ground floor

Proposed height (storeys[m])

Previous height (storeys[m])

Number of homes (amended by)

U: Up to 8
V: Up to 8

U: Up to 8
V: Up to 8

U: 55 (-1)
V: 75 (+6)

• Revised internal
layout to increase
residential units

Ground floor

NORTH YARD
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WEST YARD

BF-S

BF-S

EAST YARD

EAST YARD

BF-R

WEST YARD

Plot BF-04

BF-R

BF-T

Massing Evolution

BF-T

MAIN YARD

Plot BF-04

Triangular building marking the
southern gateway to the site
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SHARD WALK
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PATH

PEDESTRIAN
PATH
SHARD WALK

Massing Evolution

Massing Evolution

Original application

2019 Amended Proposed
Development
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0.45m
S (28)

S (35)

Proposed height (storeys[m])

Previous height (storeys[m])

Number of homes (amended by)

W: 160.45m
(64.4m)

W: 13 (53.6m)

W: 58 (+13)

0.45m
T (26)

T (19)

R (8)

Indicative CGI of Drummond and Clements Road
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Increased height to additional density

Increased floor plate to allow for inset balconies and enlarged core
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Distance between S & T is increased to separate towers as the
submitted scheme
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Step 4

Southward shift towards Shard Walk to increase distance (8)
between BF-S and BF-F & BF-S to Access Loop. Introduction
of arcade for pedestrian walk way along Shard Walk.
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BLD R is reformed T
to allow more dual aspect units, improve
internal daylight to courtyard units and enlarge the
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34 BF-04

• Additional balconies
P
O
Q

• Increased floorplate sizes
• Revised internal layout to increase
residential units
• Revised design of façade
• Introduction of mezzanine homes at
ground floor

West Yard

• Reconfigured the shape and size of
building R to increase dual aspect homes
and improve daylight to courtyard
• Reorganised surrounding public space
including the introduction of a publicly
accessible courtyard, connecting West Yard
with Shard Walk
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Shard Walk

• Reduction in retail
• Introduction of sheltered arcade
along Shard Walk
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internal layout
to increase
and improve
residential
units including
mezzanine
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more dual
aspect homes
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(9)
Reduction in height of link between
T BF-R and BF-T to introduce
more light into the courtyard and reduce incidence of units
adjacent to the railway viaduct. (26)
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• Revised design of façade
• Revised internal layouts
W

Delivering Local Benefit
We are committed to maximising the wide-ranging
benefits of our proposals for local people.

Following the recommendations made by Social Life, the Local Legacy Strategy now focuses on 5 key themes
that are a focus for local people.

This goes beyond the physical delivery of new buildings
and spaces and is underpinned by our Local Legacy
Strategy, which sets out our approach to ensuring that
the potential benefits of our £500 million+ investment
are maximised for the long-term.

1,548 new
homes and 35%
affordable homes
(by habitable rooms)

Spend and footfall
for The Blue

New secondary
school facility

New employment
spaces and
c. 3,000 jobs

3 acres of public and
play space, including
publicly accessible roof
terrace

New shops,
restaurants,
community and
leisure uses

Findings from the Neighbourhood Study
Community was the most frequently cited positive
aspect of the area. However, relationships between
people of different backgrounds are weaker and crime
and anti-social behaviour are a concern.

People would like to see more youth facilities,
particularly spaces for older teens and sports facilities.

The wellbeing of vulnerable groups, including children
and the elderly, is considered a key health issue locally.

Better understanding
Bermondsey
The local context has changed since our original Local Legacy
Strategy was published as part of the original application in
2017. Whilst we had a level of understanding about the area, we
needed to test the assumptions of our draft strategy against the
current experiences of the local community.
To do this, we employed independent researchers Social Life
to carry out a comprehensive Neighbourhood Study. Over 400
local residents, businesses, and community stakeholders took
part - thank you to everyone who gave their time and opinions,
your contribution is very valuable. Social Life analysed their
findings alongside secondary research to produce a final report
of the study. You can download this on our website or see the
headline findings below.

Community

Young people

Health & wellbeing

Enterprise

Skills & employment

We will foster a diverse and inclusive
community, tackling crime, and
encouraging integration.

We will create opportunities for
and support aspirations of local
young people.

We will encourage people
to live healthily and
keep active.

We will enhance the local economy
and create opportunities for new and
existing businesses.

We will provide training and skills
development opportunities to support
people into secure employment.

• Diverse mix of housing.

• Modern new secondary school facility.

• More footfall and spending for The Blue.

• Open spaces including a large public roof-terrace
for use by all.

• Work experience programmes.

• 3 acres of new public and play space and an
additional 141 trees, providing a stepping-stone
between the surrounding green spaces in the
wider area.

• c. 1,500 jobs during construction paying London
Living Wage.

• Flexible community space to bring people
together and host community organisations.
• Dedicated and proactive estate management
team.
• Events programme that brings together
communities and promotes neighbourhood
businesses and organisations, including a free
annual summer event.
• Volunteering programme for Grosvenor, its
partners and future community.
• Projects to encourage inter-generational
mixing, mitigate social isolation and help to build
stronger social networks.

Bermondsey is not considered to have good local
employment opportunities and unemployment is
above Southwark’s average.

Next Steps

However, good transport connections mean that
many residents travel to central London and beyond
for work.

We are now focused
on publishing an
updated strategy in
November, which will
reflect the findings of
the Neighbourhood
Study and developing
a set of indicators to
measure the success
of the strategy.

Key challenges for local businesses are competition
from larger chains, increasing costs, and low footfall.
In spite of this, the majority of businesses are
optimistic and plan to stay in the area.

• Schools engagement programmes.
• Crèche and child-friendly play café, increasing
local supply of flexible childcare provision.

• No hot food takeaways in the new
neighbourhood.

• Series of play spaces that are suitable for
children of different ages.

• No smoking in public spaces.

• Training opportunities and apprenticeships for
young people.
• Estate management team who will facilitate
youth engagement activities.
• Support for local youth organisations.

• Financial contribution to local health provision
through planning process.
• Support for organisations or programmes
focused on improving mental and physical health.
• Community gardening programme to benefit
wider neighbourhood.
• Exploring a partnership with Guys and St
Thomas’ Charity to maximise potential for a
health friendly neighbourhood.

• Support for The Blue Bermondsey and unified
strategy to strengthen the local economy.
• A targeted mix of retailers which is
complementary instead of competitive to
existing uses.

• c.1,500 end-use jobs in catering, retail, leisure and
cultural, and offices.
• Training and apprenticeship programmes for local
people.

• Marketing to attract new businesses to the
neighbourhood.

• A supply chain and tenants charter that prioritises
local employment.

• Support package for start-up businesses
(e.g. flexible leases, utilities set-up, marketing
support).

• Initiatives for local unemployed people to get
‘work ready’ and provide support into long-term
employment.

• Promotion of existing neighbourhood facilities
(including The Blue) and programmes to the
community.
• Training and support for SMEs and social
enterprises.

Share your
feedback
with the GLA
The Mayor is now the planning
authority for the purpose of determining
the application.
Now that we have submitted our
amendments to GLA, it is conducting
its own statutory consultation process.
You can make representations directly
by contacting:

biscuitfactory@london .gov.uk

The GLA will then set a date for when the Mayor of
London will consider our amended proposals in a
public hearing – this is likely to take place by the end
of the year.

Details will be sent out to residents
and made available on our website:

www.belonginbermondsey.com

