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Introduction 

 

1.1 This Statement of Common Ground (SCG) addresses matters specific to 
Southwark Council and Art Invest Real Estate (AIRE) which relate to the 
Proposed Modifications for Examination Version of the New Southwark Plan. 

1.2 This SCG has been prepared by Southwark Council in agreement with AIRE 
and will be used to inform the contents of the New Southwark Plan. 

1.3 The purpose of the SCG is for both parties to acknowledge areas of common 
or uncommon ground relating to the contents of the New Southwark Plan, and 
to progress in cooperating on the best approach to addressing these areas. 

Southwark Council 

1.4 Southwark Council is the local authority for the London Borough of Southwark 
in Greater London, England. 

Art Invest Real Estate 

1.5 AIRE have recently purchased a site previously known as Canada Water Sites 
C2-C4 and E, forming part of the former Decathlon Site (part of NSP Site 
Allocation NSP77) where planning permission was granted in 2013 for a 
residential-led development known as Canada Water Sites C and E. AIRE’s site 
comprises Phases 2, 3 and 4 of that permission. AIRE now propose to bring 
forward an office-led commercial application for the site instead and have been 
engaging in pre-application discussions with Southwark Council since October 
2020. 
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Strategic Matters 
 

Issue 14: Rotherhithe Area Vision/Site Allocations 

2.1 This SCG has been prepared in response to the Inspector’s question (10.93) 
for evidence from the site promoters/developers as to whether the delivery of in 
excess of 4,000 homes on the site (in combination with NSP78) is realistic. This 
SCG relates only to Site Allocation NSP77: Decathlon Site and Mulberry 
Business Park, which is allocated to deliver 1,371 homes alongside other uses. 
 

2.2 Site NSP77 comprises three different parcels of land ownership. Their 
references and development content/status are summarised in the table below 
and Canada Water Sites C1 and C2-C4 and E are identified on Figure 1: 
 

Site reference 
 

Ownership Status and content 

Canada Water Site 
C1 

Notting Hill 
Genesis 

Redevelopment has been undertaken and 
completed pursuant to Phase 1 of planning 
permission ref. 12/AP/4126 comprising: 

• 234 residential units 

• 12,517m2 retail 

• 7,870m2 ancillary parking, plant and storage 
 

Canada Water 
Sites C2-C4 and E 

AIRE Reserved matter applications have been submitted 
to the Council and are awaiting determination 
pursuant to Phases 2, 3 and 4 of planning 
permission ref. 12/AP/4126 comprising: 

• 796 residential units 

• 1,691m2 retail 

• 316m2 health centre 

• 209m2 cinema 

• 2,225m2 ancillary parking, plant and storage 
 
Pre-application engagement is underway with 
Southwark Council on a development proposal to 
deliver: 

• Up to 150,000m2 of commercial floorspace 
including offices/workplace and up to approx. 
7,300m2 of complementary town centre uses 
including retail, professional services, food and 
drink, learning and non-residential institutions, 
local community, medical or health and indoor 
sport, recreation or fitness 
 

Mulberry Business 
Park (former) 

Kings College 
London/Scape 

Redevelopment is underway pursuant to planning 
permission ref. 13/AP/1429 comprising: 

• 770 student bedrooms  

• 33 affordable residential units 

• 610m2 retail 

• 322m2 health centre 

• 4,490m2 offices 

• 75m2 retail or non-residential institution 
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Figure 1: Canada Water Sites C1 and C2-C4 and E within Site Allocation NSP77 

 

 

2.3 No changes are proposed to the site allocation key diagram, reproduced below 
at Figure 2. 

Figure 2: Site allocation NSP77 key diagram 
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Council response 

The Council would not object to the proposed modification if the Inspector were 
to require the amendment. 

Indicative capacity 

AIRE view 

2.7 The NSP identifies an ‘indicative residential capacity’ of 1,371 homes for 
NSP77, which is the sum total of homes approved for the site (1,030 in the 
planning permission for Canada Water Sites C and E and the equivalent of 341 
for the student scheme on the Mulberry Business Park). 

2.8 The indicative residential capacity should not be read prescriptively. The actual 
development capacity of the site and mix of uses will ultimately need to be 
determined through the detailed design and planning approval process. 

2.9 Between Phase 1 of the consented scheme for Sites C and E and the Mulberry 
Business Park, all of the land uses identified as ‘must’ rather than ‘may’ be 
provided within the site allocation NSP77 have been approved and will be 
delivered. 

2.10 The commercial office-led scheme being proposed by AIRE would deliver a 
significant quantum of additional office floorspace with supporting retail, 
community and potentially leisure and other uses, and would result in the total 
number of homes to be delivered on the site allocation being 575 instead of 
1,371 (a reduction of 796). 

 

Housing delivery in Canada Water 

2.11 The housing land supply calculations assume a contribution of 4,801 units from 
the Canada Water Opportunity Area. This comprises:  

• Rotherhithe Gasometer – 155 units (site allocation). 

• St Olav’s Business Park, Lower Road – 62 units (site allocation). 

• Decathlon Site – 1,030 units (under construction). 

• Mulberry Business Park – 341 units (under construction). 

• Canada Water Masterplan – 3000 units (planning permission). 

• Albion Primary School – 50 units (under construction). 

• 23-25 Rotherhithe Old Road – 16 units (site allocation). 

• 41-55 Rotherhithe Old Road – 17 units (under construction).  

• Former Odessa Street Youth Club – 74 units (under construction). 

• Croft Street Depot – 56 units (site allocation).  
 

2.12 A reduction of 796 units on the Decathlon Site would reduce the contribution 
from 4,801 to 4,005. Within these assumptions, the Canada Water Masterplan 
has been assumed to deliver a median amount of 3,000 homes from its 
potential range of 2,000 and 3,995 – if it delivers the upper end of the range, 
5,000 homes could still be met. If it delivers the lower end of the range the 
numbers within Canada Water will reduce further, however the current position 



8 
 

already reflects a potential total delivery of 3,801 in this scenario and so the 
potential for delivery of less than 4,801 homes already exists. 

 

Housing delivery across the Borough 

2.13 The NSP set an indicative capacity for the NSP77 site of 1,371 homes, 
7,290sqm employment uses and 19,015sqm GIA retail uses based on 
approved planning applications on the site. The Mulberry Business Park forms 
the northern part of the site allocation. The full application (Ref: 13/AP/1429) 
was approved with legal agreement in 2013 for student housing-led mixed use 
development, including 33 affordable residential units. With London Plan setting 
out non-conventional housing as part of housing supply, the 770 student rooms 
will provide an equivalent of 308 residential units on the 2.5:1 ratio. The scheme 
in total provides 341 residential units. The redevelopment of four building blocks 
is already under construction. Therefore it is expected to be delivered in the first 
five years. 

2.14 The Decathlon site forms the southern part of the site allocation. An outline 
application for a comprehensive redevelopment on the plot (Ref: 12/AP/4126) 
was approved with legal agreement in 2013. As set out in the officer report, the 
mixed use redevelopment will be delivered in four phases over approximately 
eight years. Phase 1 has been completed, delivering 234 residential units and 
town centre uses in 2019. The five year supply report (2019) anticipated all 
1,030 homes approved would come forward by 2023. 

2.15 The site for Phase 2, 3 and 4 is now in the ownership of AIRE whereby their 
proposal would result in the reduction of 796 units coming forward on the site 
and increasing the employment provision.  Therefore the remaining delivery of 
796 homes has been included in the 6-15 year supply of the updated 5 and 15 
year land supply report (to be published shortly). The council has a five year 
supply plus 20% buffer for the updated period 2020-2025 without this site 
included, therefore the loss of homes on the site would not affect the immediate 
five year supply position. The council has planned for the delivery of homes for 
years 6-15 which includes the potential for at least 796 homes to come forward 
on this site. If these homes do not come forward, the council still has sufficient 
capacity in years 6-15 for the housing supply however the buffer will be 
reduced. 

2.16 The NSP sets an indicative capacity for the NSP78 site of between 2,000 and 
3,995 homes as well as minimum and maximum parameters for non-residential 
uses as set out in the outline application, the sites methodology paper (EIP182) 
and Table 1b in the NSP. The site is subject to the approved application 
‘Canada Water masterplan’. For the purposes of 5 year supply, the council have 
taken the mid-point of housing delivery (3000 homes) and anticipated the site 
could deliver 465 homes in the first five years and the remainder in years 6-15. 

2.17 Office delivery in the borough would be 375,836sqm net overall based on the 
minimum scenario at Canada Water and 611,884sqm maximum scenario 
(Strategic Targets background paper EIP161). It is likely the target of 
460,000sqm office delivery (Policy SP1a) would be achieved with significant 
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growth in offices at Canada Water (NSP78). Additional employment uses on 
NSP77 would also contribute to achieving the overall office target.  

2.18 The Council considers either employment or housing uses (either together or 
alone) would be acceptable for the remaining phases to be delivered in NSP77.  

 

Office supply in the Borough 

2.19 The NSP targets the delivery of 460,000 sq m of new office space in the 
Borough by 2036, concentrated in CAZ and town centre locations. The 
Southwark Strategic Targets Background Paper (EIP161, para 4.33) and 
proposed changes to Policy SP1bexplains that as a whole, the site allocations 
and approved/forthcoming planning applications in Elephant and Castle plan 
for a net uplift of of approximately 375,836sqm office floorspace. This total is 
based on the minimum employment floorspace capacity of the BL Masterplan. 
If the maximum capacity is used, this equates to a net uplift of 611,884 sqm 
office floorspace across all site allocations and approved/forthcoming planning 
applications in Elephant and Castle. A further 73,297 sq m is included which 
relates to potential net uplift from commercial led schemes in the CAZ if 
planning permission is granted. 

2.20 The report also makes reference to net additional employment floorspace 
provision to meet the target of 90,000sqm industrial, distribution, hybrid and 
studio workspace. This includes intensification of industrial land in South 
Bermondsey (78,492sqm), site allocations outside the CAZ, and railway arches 
across the Borough potentially providing an additional 17,280sqm of 
commercial space over the plan period. The total net employment floorspace 
outlined in Table 1b is  429,560sqm (with minimum BL masterplan) and 
665,608sqm (with maximum BL masterplan).  

2.21 The table below summarises the position on delivery of office floorspace, and 
overall employment capacity planned for: 

Source 
Offices (sqm) Employment 

total (sqm) 

Site Allocations and 
approved/forthcoming 

planning applications in 
Elephant and Castle 

(including minimum provision 
of office space in the Canada 

Water masterplan) 

302,539 

 356,263 

Additional provision based on 
the maximum provision of 
office space in the Canada 

Water masterplan 

236,048 

236,048 

Potential uplift from 
employment led schemes in 

the CAZ 

73,297 
73,297 

Total 611,884  665,608 
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2.22 This information indicates that the Council are reliant on the Canada Water 
Masterplan delivering approximately 85,000sq m above its minimum 
employment floorspace amount in order to meet the Plan target, which would 
also rely on the undetermined planning applications referred to above being 
consented and delivered. 

2.23 If a median approach is taken to the delivery of office floorspace in the Canada 
Water Masterplan (consistent with the approach taken for housing), then the 
Canada Water Masterplan would contribute 160,342sq m which would result in 
a Borough total of  536,178 sq m – exceeding the 460,000 sq m target. 

2.24 The Council is preparing an update to the Site Allocations Methodology Paper 
(July 2020) which reflects the above changes as presented at the EIP with 
document EIP162 and any changes to planning approvals since July 2020. 
Table 1b is subject to minor change when the update to the Site Allocations 
Methodology Report has been prepared, however EIP162 gives the council’s 
most up to date position on employment targets.  

AIRE 

The benefits of accommodating a change of use from housing to offices 

on Canada Water Sites C2-4 and E 

2.25 There are a number of benefits that would arise from supporting the provision 
of offices instead of housing on Canada Water Sites C2-4 and E: 

• It shows confidence in the new town centre as a strategic destination 
within London, and brings momentum to the area’s regeneration through 
two major landowners (AIRE and British Land) working together with the 
Council to deliver the Council’s vision for the area;

• It will allow the Borough to meet its office delivery targets without reliance 
on the Canada Water Masterplan delivering its maximum office provision 
(which would in turn reduce the number of homes to be delivered in 
Canada Water by 1,000), by providing a quantum of workspace that is of 
sufficient scale and quality to be of London-wide significance;

• It would encourage a more balanced mix and distribution of land uses in 
the new town centre;

• It would locate a significant proportion of the new jobs to be created in 
Canada Water in close proximity to the LUL station at Canada Water. The 
Rotherhithe gasholders site has a capacity of 160 in the August NSP, and 
St Olavs 125;

• It would deliver a key public realm connection to the Canada Water 
Masterplan – realigning routes and spaces from the consented scheme 
that are not consistent with the new masterplan;
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• It would provide a significant number of additional jobs directly adjacent to 

the new town centre, helping to support the provision of its new retail and 

other active uses alongside the area’s existing residential communities, 

and contributing valuable day-time demand and activity. 

2.26 Because of these benefits, the delivery of offices instead of housing is 
acceptable on this strategic site. 

 

Summary 

2.27 AIRE propose the main modification to site allocation NSP77: Decathlon Site 
and Mulberry Business Park, to reduce the indicative residential capacity from 
1,371 homes to 575 homes. 

2.28 Southwark Council would not object if the Inspector were to direct this 
amendment. 

 

 

Signatories 

 

This statement has been informed by engagement between Southwark Council and 
Art Invest Real Estate (AIRE). 

‘We agree that this statement is an accurate representation of matters discussed and 
issues agreed upon. 

It is agreed that these discussions will inform the New Southwark Plan and that both 
parties will continue to work together collaboratively in order to meet the duty to 
cooperate.’ 

 

 

  

Signed: __

Name: 

Position: 

Date: 

Signed: __ ____ 

Name: Ali Abbas 

Position: Managing Director  

Date: 07.04.2021 

Simon Bevan

Director of Planning

7 April 2021




