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Welcome to this virtual exhibition on
plans for a below ground electricity
substation on ‘Zone L’ of the Canada
Water Masterplan.
British Land and UK Power Networks (UKPN) are bringing forward
plans to deliver a new below ground electricity substation in
Canada Water. The new substation is being introduced to meet the
future electrical needs of the Masterplan, the wider local area, and
to reinforce the electricity supply in other areas of the Borough.
A Reserved Matters Planning Application is being prepared for the
substation within an area known as ‘Zone L’ of the Canada Water
Masterplan and before we submit the application to Southwark
Council we want to share the plans with you.
In this room you will find details of the proposals. We recommend
that you start at board 2 to your right, and then follow the arrows
around the room.
On the central table we also invite you to sign-in to receive project
updates and to share your demographic details to ensure that we
are reaching a representative cross-section of the local community.
You can also view a comprehensive project Frequently Asked
Questions booklet, send a comment or ask a question directly to
the project team.

You can also find more information about the Canada Water Masterplan
on our website, www.canadawatermasterplan.com
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About the Canada Water Masterplan

The Canada Water Masterplan is a partnership between British Land, Southwark Council and the local
community to create a new town centre that complements the local area, making an active, positive, longterm contribution to local life. The Masterplan covers 53 acres providing jobs, homes, offices, shops, public
spaces and facilities, and responds to the Greater London Authority (GLA) and Southwark Council’s policy
aspirations to deliver new homes and jobs at Canada Water. Between 2014 and 2018 more than 5,000 people
took part in consultation on the Masterplan, with feedback directly informing the plans. The whole Masterplan
is expected to take around 15 years to deliver, and some of the key local benefits that will be delivered over
this time are summarised below.
Affordable homes for local
people

Local transport investment for
current and future users

View of new homes to be delivered on
Plot K1, looking south along Roberts
Close

Illustrative view of the
High Street, looking north

Facilities for local people

View of the new Leisure Centre Entrance

View of K1 looking south along Roberts Close

The Masterplan will deliver:

Over £33m towards transport
improvements including:

• Approximately 3,000 new homes, with a
minimum of 35% affordable – this being
made up of 25% social rented and 10%
intermediate affordable homes

• Improvements to Canada Water and
Surrey Quays stations, including step free
access

• 6 out of every 10 of the affordable homes
will be two-bed or larger and suitable for
families

N

• Expansion of an existing primary school
to create 210 additional places, and
space for a Sixth Form

• Two new bus routes

A new leisure centre with:

• Reducing the amount of public car
parking from 1,900 spaces today to 1,000

• An eight-lane, 25m swimming pool

• Approximately 10,000 new cycle parking
spaces
Support for a thriving
community and economy

View of Leisure Centre entrance in A2

£5m to support:

Sustainable now and in the
future

• A gym and four-court sports hall
Space for a new:
• Health centre, police hub and
community use space in the new town
centre

Our ongoing local
commitments

Illustrative view of the
new Town Square

• Up to 320,000 sq m of workspace for
c. 20,000 jobs, with employment and
training programmes for local people
• Support for local businesses to access
workspace by allocating 7,000 sq m at
75% of market rent for 15 years
• An additional c.£100m a year will be
spent in the local area by bringing new
jobs, businesses and investment to
Canada Water

Illustrative view of the
new Park looking east

• 12 acres of new open spaces, including a
new town square and 3.5 acre park

Illustrative view of the
newPark
Townlooking
Squareeast

• More than 1,200 new trees provided on
site and off site
• A planted and active edge to the south
and a potential new boardwalk
• All buildings will seek to minimise
carbon emissions through their design,
construction and choice of materials
• A minimum of 35% of the Masterplan will
be public open space

For more information about the Canada Water Masterplan and the projects
that we support locally, please visit the ‘Our Local Commitments’ and ‘Local
Investment’ webpages of our website, www.canadawatermasterplan.com

As long term owners at Canada Water,
we are committed to ensuring that our
work and presence benefits the existing
and future community.
So far we’ve focused our support on
education, enterprise and community
projects, laying the foundations for local
people to benefit from the opportunities
that will be created through the
Masterplan, from careers in construction
or with future office tenants, to business
opportunities or helping people to lead
more active lifestyles. To do this, we’ve
worked with some fantastic partners
including local charities and community
groups and supported a range of events.
We will also continue to engage
and meet with local stakeholders,
neighbours of the site and residents as
the Masterplan is built out, including
attending community events and local
meetings.

Where Are We Now?
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Planning Permission granted for the Canada Water Masterplan
In May 2018, following four years of local consultation and
engagement, British Land submitted a hybrid planning application
to Southwark Council for the Canada Water Masterplan, which
included detailed plans for the first plots (known as plots A1, A2,
K1 and the Interim Petrol Filling Station). Please see the Illustrative
Masterplan below for the location of these plots.
On 30 September 2019, Southwark Council’s planning committee
voted unanimously to grant planning permission for the Masterplan.
On 10 February 2020 the Mayor of London also endorsed the
scheme allowing Southwark Council to determine the application
itself. And on 29th May Southwark Council granted planning
permission for the Canada Water Masterplan, following the signing
of the Section 106 agreement by British Land, Southwark Council
and Transport for London.
The Section 106 is a legally binding agreement that sets out the

infrastructure, facilities and wider benefits that will be delivered,
including the levels of affordable housing, planned transport
improvements, and our support for local employment, education
and discounted retail and workspace.
Now that planning permission has been granted, British Land has
started the process of discharging the planning conditions and
section 106 obligations in order to enable the building of plots with
detailed planning approval. This will allow work to begin on the first
detailed plots.
We plan to begin enabling works for the first detailed plots this year,
although given the ongoing Covid-19 situation, we are reviewing
when construction could safely and reasonably begin, as well as
any impact on programmes.
We will share information on the plans and programmes for these
works before they begin.
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Canada Water Masterplan (Outline planning permission granted May 2020)
Greenland Dock

Plots with Detailed Planning Approval (granted May 2020): A1, A2, K1 and the
Interim Petrol Filling Station (IPFS)

Southwark Park

IPFS

Reserved Matters Application boundary for a below ground electricity substation
Surrey Quays

Illustrative Masterplan

Zone L boundary

What is a Reserved Matters Planning Application?
Planning permission for The Canada Water Masterplan was granted in a hybrid form whereby the first four buildings (as shown in the
Illustrative Masterplan above) were approved in detail. The remainder of the development was approved in outline, which establishes the
parameters within which future buildings and spaces can come forward, such as the maximum building height and permitted uses for each
Masterplan ‘Zone’. All other matters are reserved for future determination through subsequent Reserved Matters Planning Applications.
The Masterplan planning permission allows for an electricity substation within ‘Zone L’, as outlined in the Development Specification and
Parameter Plans. As such, this Reserved Matters Application is being submitted in conformity with the Masterplan planing permission and
will be the first to come forward since planning permission was granted in May 2020.
Once the Reserved Matters Planning Application has been submitted, Southwark Council will hold a 21 day Statutory Consultation period
during which you will be able to provide comments to the Council for consideration in their determination of the application (please refer to
Board 8 for more details).
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Development of a Below Ground
Electricity Substation on Zone L
Zone L Development Context

The new below ground electricity substation will be located
within the Canada Water Masterplan, on the current Printworks
site within an area known as ‘Zone L’ (as shown in the map
below). The Masterplan planning permission for Zone L
includes the construction of an electricity substation and new
homes, which will be designed at a future date to fit around the
substation.

Masterplan (Board 3) is only indicative and was required for
the purposes of establishing the parameters of the Masterplan
(such as maximum building height and permitted uses) for its
planning approval. You can view a copy of the Development
Specification and Parameter Plans for Zone L online by
visiting:

To ensure that future homes both on Zone L and within the
wider Masterplan area can come forward, there is a need to
progress the construction of the electricity substation now,
(see below).

The detailed designs for new homes on Zone L will require a
further and separate approval by Southwark Council through
the Reserved Matters Application process outlined on Board 3.
These will be shared with you at a subsequent date.

The location of the substation has been carefully
positioned within Zone L to ensure that future homes can
be accommodated around the structure. The current layout
of residential uses within Zone L shown on the Illustrative

www.canadwatermasterplan.com/the-application

The purpose of this exhibition is to share information relating
to a Reserved Matters Application for the proposed below
ground electricity substation on Zone L.

Location of the Electricity Substation within Zone L
The Masterplan planning application identified two possible locations
for the electricity substation, in either ‘Zone L’ or ‘Zone E’. British
Land, UKPN and the design teams carefully assessed these two
options and it was deemed that Zone E was unsuitable for immediate
construction as it is currently occupied by the existing Tesco
superstore. As such, it is unavailable for development in time to meet
future capacity demands.
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British Land has worked closely with UKPN to ensure that the
location and design of the substation within Zone L is consistent with
the Masterplan Development Specification and follows the principles
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set out in the Parameter Plans.
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Zone L is located on the current Printworks site and comprises a
number of small ancillary buildings towards the rear, most of which
are not in use. It is proposed that these buildings will be demolished
to allow for the construction of the new below ground substation
CANADA WATER
(further details on Board 5). LIBRARY

Application boundary of the
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Why is a substation needed?
Demand for energy in the local area is expected to increase
SURREY
QUAYS
as a result of a number of new developments coming
forward
SHOPPING CENTRE
in Southwark. For this reason, it is necessary to progress a
Reserved Matters Planning Application now, to ensure future
energy demands are met in the wider area, as the development
of the electricity substation will
take up to three years to construct
50m
N
and become operational.
An electricity substation is an important piece of local
infrastructure that connects electricity from the National Power
Grid and transforms it into safe voltages to distribute to homes
and businesses. They can range in size and design and are
commonly constructed underground or co-located with other
buildings.
The proposed electricity substation will have a capacity of
approximately 80MVA, with 80% of the power produced serving
the wider area and the remaining 20% serving Canada Water
Masterplan, once it has been developed.
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Map showing the Reserved Matters
Planning Application boundary for
the electricity substation
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What is proposed?

The proposed electricity substation would be located below
ground, with a small structure above ground. British Land and
UKPN have committed toOAsubmerging
the substation in order to
D
FR
F
reduce its impact on Dlocal
residents.
RI
RE

When the substation and associated new homes are constructed,
the main ventilation shaft will be the only visible portion of the
building above ground, measuring approximately 7m tall from
ground level. The below ground portion of the electricity substation
will be approximately 10m deep and 40m wide.
The existing tree line will be retained along Quebec Way in the
medium term to screen the above ground components of the
substation.
The electricity substation will be connected to the National
Grid through underground cables to the New Cross electricity
substation. The primary type of electricity substation proposed
allows electrical equipment to be completely enclosed within a
building, and for it to be co-located with other buildings in the
future.
Please refer to Board 5 for a cross section view of the
electricity substation within Zone L.

The Construction Process:
Phasing Overview
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Proposed Phasing for the Development of the Electricity Substation on Zone L

Roberts Close

The below ground electricity substation on Zone L will be developed before plans for new homes are brought forward in the future (as a
separate Reserved Matters Planning Application). The new homes on Zone L will be designed to integrate with the substation. The plans
below show what the site will look like to prepare for construction of the substation, once the substation is built, and how the substation will
be integrated into proposals for new homes at a later date.
Alfred Salter
Primary School

Quebec
Quarter

Claremont
House

Proposed Phasing for the Development of the Electricity Substation
Quebec Way
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To build the new electricity substation, preliminary
demolition and excavation works are required before
construction can start. British Land’s contractors will carry
out these works, which will involve demolishing some
of the existing buildings at the rear of the Printworks
building and then excavating land to accommodate the
underground substation box. Existing trees along Quebec
Way will be maintained to keep screening.
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By submerging the electricity substation, British Land can
also continue, in line with the planning permission for the
Canada Water Masterplan, to redevelop Zone L to provide
new housing in the future. Over the coming years, British
Land will be bringing forward plans for new housing on
Zone L, which will require a subsequent Reserved Matters
Application.
Roberts Close

Roberts Close

Phase 3 - Permanent Condition

1000mm

Once constructed, the electricity substation will be securely
enclosed and accessed only by UKPN staff via the existing gate
from Quebec Way with the secure fencing maintained throughout
construction. The majority of the substation will be below ground
with only the UKPN access and ventilation shafts above ground.
British Land is committed to maintaining the existing tree line on
Quebec Way in the medium term. New landscaping and street
trees will be provided as part of future plans for Zone L homes.
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The Construction Process:
Being a Considerate Neighbour
Construction Approach

British Land is committed to being a considerate neighbour during
the construction process and already has a proven track record
with 28 National Site Awards for its highly considerate work.
British Land’s construction partners and contractors sign up to
the Considerate Constructors Scheme ensuring that there is a
commitment to take measures that minimise the impact of key
factors such as vibration, air, noise and dust and pollution.
A Framework Construction Management Plan was approved as
part of the overall Masterplan, which sets out the guiding principles
for the proposed construction approach within the Canada Water
Masterplan.

In addition, a site-specific Construction Management Plan for
delivering the substation on Zone L will be submitted as part
of the Reserved Matters Planning Application to ensure local
considerations are appropriately managed. It will consider key
matters such as noise and restrictions on construction hours to
ensure that local neighbours are not unreasonably impacted during
construction. You will be able to send any comments to Southwark
Council for their consideration once the Zone L Substation
Construction Management Plan has been submitted. The site
specific plan will be agreed with Southwark Council prior to the
commencement of any construction on site.

Ongoing Engagement During Construction
British Land is committed to providing regular construction
updates, and we will ensure that we listen to the views of those
who are most directly affected by construction activity, ensuring the
opportunity for regular contact with contractors and British Land
throughout Construction.
Neighbours will receive frequent newsletters with project updates,
which will also be displayed on site noticeboards and via other
means. In addition, we will provide a designated point of contact
for any issues during construction, as well as a 24 hour phone
hotline.
British Land will also establish a Construction Liaison Group that
will meet regularly. Contractors will attend these groups to share

programme updates and address any questions or concerns that
neighbours may experience through the construction process.
During the construction of the Canada Water Masterplan, British
Land is also committed to providing bespoke employment and
training programmes for local people to access the employment
opportunities that will be generated. It is anticipated that there will
be c.1,200 construction jobs that will be generated throughout
the construction of the Masterplan. In the short term, to 2024,
there will be career and training opportunities for Southwark and
local residents in construction roles, with training courses and
opportunities to gain apprentice/ NVQ-level qualifications.

Image from the ‘Shaping Southwark’s Future’
programme with Construction Youth Trust,
Southwark Construction Skills Centre and
United St Saviours Charity which aims to tackle
construction employment issues and make young
people aware of the opportunities within the
construction sector
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UK Power Networks in numbers

British Land is working in partnership with UK Power
Networks (UKPN), the UK’s largest electricity distributor,
to deliver the new below ground electricity substation
in Canada Water. Once constructed, UKPN will own and
manage the electricity substation that will be located within
Zone L.
UKPN own and maintain electricity
cables and lines across London,
the South East and East of England
making sure your lights stay on.
UPKN also manages three of the
14 regulated electricity distribution
networks in Great Britain.
Unlike an electricity supplier that
you purchase your electricity
from, UKPN is a distribution

188,476 km
Total length of overhead
(45,740 km) and underground
(142,736 km) network

79,237 GWh
Energy distributed –
28% of Great Britain’s
total energy distribution

network operator and manages
the distribution and connection of
electricity to your home to ensure
a consistent and safe amount of
power.

14,378 MW

9.29 GW

Peak demand

Distributed generation
on our network

UKPN’s networks deliver electricity
to 19 million people across the UK
including to 8.3 million homes and
businesses, powering 29% of the
United Kingdom’s population.

19m
UKPN key facts and figures

people served –
29% of Great Britain’s
population

How will UKPN install the infrastructure of the substation safely ?
UKPN
UK Power Networks is in business to provide a safe and reliable electricity supply. Electricity can be dangerous, so keeping
employees and the general public safe is the number one priority. It is also essential for day-to-day living and UKPN understand the
inconvenience it causes when power is not available. UKPN is the safest and most reliable distribution network operator.

Operation and Safety

Design

Safety and regulation standards around power and energy
in the UK are exceptionally high and the proposed electricity
substation does not pose any health or safety risks to local
residents. In fact, there are already 20 electricity substations
that already serve existing buildings within and around the
Canada Water Masterplan area, located above and below
ground.

The proposed electricity substation would be primarily
underground for the benefit of the general public whilst also
maintaining safe entry and exit routes for UKPN staff. The
electricity substation will connect to the National Power
Grid at New Cross and therefore all cabling and power
transmissions will be located well underground, minimising
the output of electromagnetic fields and ensuring design and
safety standards are met.

UKPN and British Land have commissioned an independent
report from the National Grid to assess the effect of
the substation on the local area. The report found that
the proposed equipment and cabling associated with
the underground substation is fully compliant with the
Government policy and that “the general public, local
residents on Quebec Way, local children at Alfred Salters
School and future residents living in new housing provided on
the Canada Water Masterplan site will not be affected by the
proposed substation / cabling.”
Electricity substations aren’t dangerous unless a person who
isn’t authorised goes beyond the perimeter fence or door
(which will always be locked).
Once constructed, the electricity substation will be maintained
and managed by UKPN. The site will be secured with highly
restricted access and monitored 24/7 by CCTV.

41

24

Construction
During the construction and cabling process, British Land
and UKPN will be sure to keep the local community informed
throughout. As part of the Reserved Matters Planning
Application, a construction management plan will be prepared
which will provide details about how British Land and UKPN
contractors will safely manage the site during construction to
ensure minimal disruption to the local area. The development
works are independent to the current electricity supplies so
there should be no disruption to existing electricity services.
Further details about the construction approach are provided
on Boards 5 and 6.
For more information about UKPN, please visit:
www.ukpowernetworks.co.uk

What Happens Next?
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Electricity Substation Planning and Construction Timeframes
British Land is preparing a Reserved Matters Application for the
below ground electricity substation within Zone L, which will be
submitted to Southwark Council later in Summer 2020.
Once the Reserved Matters Planning Application has been
submitted, Southwark Council will then conduct a 21 day period
of statutory consultation, during which you will be able to submit
comments directly to the council for consideration in their
determination of the application.
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The next steps are summarised below as follows:
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We will also update this exhibition, as well as the Canada Water
Masterplan website, once the planning application has been
submitted to share the planning application documents, and help
make them accessible. Our team will also be available to respond
to any further questions you may have about the proposal and you
can get in touch using the details below.

tu
Au

1
02

2
ly

r
Ea

Preliminary
site works
to begin
(demolition of
the existing
buildings on site)

Construction
of substation
box
commences

20
rly

2
ly

r
Ea

2
ter

n

Wi

Ea

UKPN
fit-out
commences

Completion
of substation
box

3

02

22

2
02

Completion
of substation
fit-out and
energisation

RESERVED MATTERS PLANNING APPLICATION PROCESS

PHASE 1

PHASE 2

British Land, UKPN and Southwark Council

British Land Contractors

UKPN Contractors

Get In Touch
View Frequently Asked Questions (FAQs)
If you have any further questions please view our Frequently Asked Questions, located on the
table in the centre of this room from where you can also get in touch directly with the team.
Alternatively, you can also view the wider Masterplan Frequently Asked questions on our
website by visiting: www.canadawatermasterplan.com/faqs-2

Call
0800 470 4593 (freephone)

Request a Printed Copy of Exhibition Materials
If you would prefer to receive printed copies of the information shared in this virtual exhibition
please get in touch using the details opposite. You can request printed copy of the in the
exhibition boards and the FAQs.

Request a Briefing with the Project Team:
If you would like to arrange a personal briefing to ask questions on either proposal directly
to the project team, please get in touch using the details opposite and we will arrange a ‘call
back’ appointment.

Email
team@canadawatermasterplan.com

Get in Touch and Ask for Further Information
If you have any questions or comments, please feel free to get in touch with the Canada
Water Masterplan team via the details opposite.

@CWmasterplan

@CanadaWaterMasterplan

Visit our website
www.canadawatermasterplan.com

@CanadaWaterMasterplan

Canada Water Masterplan

