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• The Canada Water Masterplan is the project name 
for the redevelopment of a 46 acre site in SE16 
(that’s about the same as 24 international football 
pitches!).

• The area covers Surrey Quays Shopping Centre, 
Surrey Quays Leisure Park, SE16 Printworks; and 
includes the historical Dock Offices and the former 
Rotherhithe Police Station. 

• British Land controls and manages the site and is 
working with a design team to develop plans.

• The plan will create a new urban centre for the area 
with a wide range of uses including offices, retail, 

leisure, community and public spaces as well as new 
homes for a range of ages, incomes and life stages. 

• In planning policy, Southwark Council and the 
Greater London Authority (GLA) have defined the 
area between Surrey Quays and Canada Water as 
an ‘Opportunity Area’ and Housing Zone to provide 
significant new homes and jobs.

• It is expected that the Masterplan will be built out in 
stages with a target completion date of 2033. British 
Land plans to remain a long term partner in the area.

Welcome
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This exhibition looks 
at the developed 
ideas for the Canada 
Water Masterplan and 
designs for the first 
detailed plots of the 
development, ahead of 
the planning application 
in Spring 2018.  
We look forward to 
hearing your thoughts.

CANADA WATER MASTERPLAN - KEY FACTS

WHAT KIND OF PLACE?

Since the last main consultation in May 2017 we have 
been refining the Masterplan proposals and developing 
the detailed designs for the first detailed plots, as well as 
updating a number of studies and developing strategies for a 
resilient masterplan. 

We are also pleased to announce that we have just 
exchanged contracts on the purchase of the former 
Rotherhithe Police Station on Lower Road, meaning that 
the new link to Lower Road can be strengthened and fully 
incorporated into the Masterplan. We are also entering into 
a Master Development Agreement with Southwark Council - 
see board 1a for more details on this.

The Canada Water Masterplan is a major project and a 
number of the key topics are progressing well, however 
a number will continue to be discussed right up until the 
determination of the application at Planning Committee. 
Examples of these include transport, housing and the 
Canada Water Charter. We recognise these are key topics 
and of interest to many in the local community. A lot of work 
is underway on these, and so this consultation sets out 
where discussions have got to. We will continue to provide 
updates throughout 2018 as matters become clearer and 
strategies get closer to agreement with Southwark Council, 
the GLA, TfL and other relevant authorities.

UPDATE FROM BRITISH LAND

TIMELINE

Planning application Spring 2018

Subject to approval in Autumn 2018

First detailed plots could be on site Spring 2019

First buildings in use 2022 (target date)

Next plots progressed and consulted
on 2019 - 2033 

Masterplan complete 2033 (target date)   

Please ask a member of the team if you 
have any questions. 

All these exhibition boards   
can be found online at:  

www.canadawatermasterplan.com

A new urban centre 
for London 

Green and blue 
infrastructure 

An exciting mix 
of uses 

Tie together heritage, 
city and nature

New homes for a range 
of ages, incomes and 
life stages 

Charter to embed 
benefits for the local 
community
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What is the Master Development Agreement (MDA)?  
The Master Development Agreement (MDA) is the umbrella agreement 
between Southwark Council and British Land. Its purpose is to set out the 
obligations and responsibilities between Southwark Council and British 
Land in enabling the delivery of the Masterplan.  The MDA regularises the 
different land ownerships held by Southwark Council and British Land by 
the council granting a new 500 year lease to British Land across the whole 
site, enabling the Masterplan scheme to be implemented. It sets a number 
of conditions that British Land must achieve before Southwark Council will 
grant the 500 year lease. These include: 
• Southwark Council must have approved the Masterplan. 
• British Land must have obtained outline planning consent for the whole 

new development.
• There must be secured planning consent for the first detailed plots which 

includes the ability for Southwark Council to deliver a Leisure Centre.

What’s happened so far 
Revised Heads of Terms were approved by Southwark Council’s Cabinet 
on the 19th September 2017. Southwark Council and British Land are 
currently agreeing legal documents to record these agreements. Once 
agreement is reached, Southwark will recommend to their Cabinet that the 
MDA should be approved and signed

What will the MDA cover?
The MDA will govern the relationship between Southwark Council and 
British Land to enable the delivery of comprehensive regeneration of 
the area. Once the new lease is granted, Southwark Council will have a 
20% interest in the Masterplan site and an option to invest in individual 
development plots or to sell out its interest. This will provide the council 
with the opportunity to generate revenue and capital receipts which will be 
used to support the funding of local services. 

MASTER DEVELOPMENT  AGREEMENT 

Management of Public Spaces 
British Land and Southwark Council are also discussing the possibility of  
British Land taking on the management responsibilities of the areas around 
the Canada Water Library Plaza, Red Bridge Square by Greenland Dock and 
Canada Water Dock (see estate management plan below) when it takes over 
the new lease from Southwark Council. These areas will continue to be owned 
by Southwark Council. This is to ensure a uniform, high quality and integrated 
management regime that seamlessly blends into the Masterplan area. The areas 
will be included in British Land’s Open Space programme that carefully and 
considerately manages issues such as cycling and scooting. Support will be in 
place for rough sleepers. Discussions will also be held with Notting Hill Housing 
Group and Sellar to ensure a coordinated approach to the management of areas 
around Canada Water Dock.

Objectives
• Ensure the Masterplan is integrated into the local community and wider 

neighbourhood. 
• Maintain full public access to these areas.
• Provide a safe, clean and inviting environment for residents, occupiers, 

visitors and the local community to improve security around the Canada 
Water area.

• Ensure no difference in experience for visitors across these areas (they will 
be managed in the same way by British Land’s subsidiary management 
company, Broadgate Estates).

Management: Public realm management will balance the safety of all 
those using the space with creating a welcoming environment for all. This will 
include customer service/security patrols to welcome and advise visitors. A site 
wide digital/technology services strategy will be provided and maintained to 
promote local activities and strengthen networks within the local community. 

Plan showing the area to be covered by the Estate Management Plan

LAND OWNERSHIP

LOW
ER ROAD 

REDRIFF ROAD

CANADA WATER 
STATION

SURREY QUAYS 
STATION

GREENLAND DOCK

EXISTING LAND 
OWNERSHIP

Southwark Council freehold
British Land long leasehold

Contracts exchanged 
for British Land freehold

British Land freehold

N

Southwark Council freehold

British Land freehold

Southwark Council freehold
British Land long leasehold

LOW
ER ROAD 

REDRIFF ROAD

CANADA WATER 
STATION

SURREY QUAYS 
STATION

GREENLAND DOCK

FUTURE LAND 
OWNERSHIP

Proposed British Land  
500 year leasehold

N

Maintenance: There will be a dedicated cleaning team for the public realm 
areas with a visible presence from early morning through to late evening. Cleaning 
machinery used for the Masterplan area can be deployed for the Canada Water 
Library Plaza and Red Bridge Square area including litter picking, road sweepers, 
gritting machines and jet washers. A planned approach to maintenance and 
budgeting controls keeps a check on larger repair requirements.

Event Programme: These areas will be used to provide a programme of 
temporary activities, events and amenities including sports and leisure activities, 
performing arts, live entertainment, festivals, music or theatrical events, outdoor 
cinema, fairs and markets and promotional or marketing activities. At all times 
activity generated will be sensitive to neighbours, and British Land will apply to 
Southwark Council for Temporary Events Notices where necessary. The installation 
of temporary structures will also be possible, such as artwork, sculptures, exhibitions 
and information stands, temporary seasonal or cultural decorations and temporary 
food and drink stalls. Any income derived by temporary uses will pay for the 
maintenance and running of the areas. Wayfinding and information points will be 
provided and maintained to assist visitors.

Health & Safety: Full audit and due diligence to ensure the area conforms 
to all health and safety requirements for visitors and residents. Insurance cover 
will be maintained by British Land. 

British Land freehold

Red Bridge Square

Canada Water Library Plaza 

Canada Water Dock 

DRAFTESTATE MANAGEMENT AREA

Red Bridge Square

Canada 
Water Dock 

Canada Water 
Library Plaza 



The planning 
application
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A planning application 
will be made to 
Southwark Council in 
Spring 2018. It will take 
the form of a hybrid 
planning application 
with detailed proposals 
submitted for the first 
detailed plots (Plots 
A1, A2 and K1)  and 
outline proposals for 
the remainder of the 
Masterplan.

The outline planning application covers the outline 
elements of the Masterplan area and sets guidelines 
for how the site will come forward in the future. It 
considers land use, public spaces, routes, access, 
built form and infrastructure. It is important that 
the proposals provide a flexible framework for 
delivery that will accommodate the changing social, 
community and market needs, and demands over 
its lifetime. 

THE OUTLINE PLANNING APPLICATION - SPRING 2018 THE DETAILED PLANNING APPLICATION  
SPRING 2018

The upcoming planning application will also include 
the detailed designs for the first plots (A1, A2 and K1). 
These must align with the Development Specification, 
Parameter Plans and Design Guidelines. Key planning 
documents include:

• Existing and Proposed Elevations 
• Sections and Plans
• Accommodation Schedule 
• Design and Access Statement
• Transport Statement
• Sustainability Strategy
• Energy Strategy
• Construction Management Plan

RESERVED MATTERS

Outline planning permission is granted subject to 
conditions (often including the detailed design) that 
require further approval. These are called Reserved 
Matters. 

Each proposed building in the Masterplan (excluding 
Plots A1, A2 and K1, which are submitted as detailed 
applications) will be subject to Reserved Matters 
consultation. This will include the detailed design and 
any other details not approved in the outline planning 
permission.

THE PLANNING PROCESS

Following the submission of the planning application 
there are various stages it needs to go through, from 
statutory consultation to Southwark Council’s Planning 
Committee, referral to the GLA and agreement of 
developer contributions (Section 106). 

This includes statutory community consultation, led by 
Southwark Council, where all the planning documents 
will be made publicly available and representations 
can be made to Southwark Council in response to the 
planning application.

British Land will also continue to hold a series of public 
meetings and topic sessions during this period. We 
are keen to maintain the conversation with the local 
community throughout the duration of the Masterplan.

Other key documents that will also be submitted in the 
application include:

• Planning Statement
• Design and Access Statement 
• Landscaping Strategy
• Transport Assessment
• Housing Statement
• Environmental Statement  

(including Socio Economics, Ecology, Air Quality, Transport, Access, 
Ground Conditions and Contamination, Archaeology, Daylight, Sunlight, 
Overshadowing, Light Pollution and Solar Glare, Noise and Vibration, 
Water Resources and Flood Risk, Demolition and Construction)

• Sustainability Strategy
• Energy Strategy
• Utilities and Services Infrastructure Strategy
• Structural, Demolition and Construction Method 

Statement 
• Illustrative Phasing Strategy
• Statement of Developer Contributions / S106 Heads of 

Terms 
• Statement of Community Involvement
• Aviation Statement
• Electronic Interference Assessment  
• Social Regeneration Charter 
• Health Impact Assessment
• Retail Statement 
• Culture Strategy
• Equalities Statement 
• Open Space Assessment 

The ‘illustrative masterplan scheme’ is the tool used 
to present the planning application in an accessible 
way, particularly for consultation. It is a point of 
reference for producing the planning documents and 
demonstrates one way in which development could 
come forward within the parameters set by the three 
control documents (as referenced above).

This sets out the quantum (amount) of uses for each development zone in the Masterplan. 
These are the maximum amounts of floorspace that can be built out. The Development 
Specification also permits some of the uses to be swapped between zones.

DEVELOPMENT SPECIFICATION

Design Guidelines are a set 
of rules and principles for 
how the detailed design and 
architecture can be developed 
for each zone or plot as it 
comes forward. They ensure 
high quality design in the 
long term and inform the 
subsequent Reserved Matters 
Applications (see right). The 
Canada Water Masterplan 
outline planning application 
will include Design Guidelines 
for both site-wide aspects and 
a set of specific guidelines for 
each of the character areas. 
The Design Guidelines will 
seek to achieve Secured by 
Design standards.

DESIGN GUIDELINES

EXAMPLE DESIGN GUIDELINES

Parameter plans describe the maximum and minimum sizes of each building and are used 
together with the Development Specification. The Parameter Plans set guidance for the 
subsequent Reserved Matters Applications (see right). Parameter Plans expected for the 
Canada Water Masterplan include:

• Application boundary
• Demolition plan
• Development zones
• Building lines
• Basement areas
• Access & servicing  

routes
• Land uses
• Site levels
• Heights
• Temporary petrol  

filling station location

PARAMETER PLANS
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Notes: 
- Refer to Development Specification for 
further description of this plan, how it is to 
be secured by condition, and the quantum 
that applies. 

- Refer to Design Guidelines document for 
further description of this plan, particular 
guidelines and principles for the 
Development.

* Consented schemes are shown here
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Do not scale from this drawing. Use figured dimensions only. 
Figured dimensions are in millimetres. All dimensions shall be 
verified on site before proceeding with works. All levels are 
nominal: detailed site survey to be carried out to verify positions 
and level relationships with site features and ordnance survey. All 
levels are in metres. This drawing is for design intent only. This 
drawing is to be read in conjunction with other documentation 
from the architect, design team, main contractor and employer's 
agent. The architect must be notified of any discrepancies.
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Surrey Quays

Canada Water

The outline planning application is made 
up of 3 key “control” documents that are 
for approval:

• DEVELOPMENT SPECIFICATION
• PARAMETER PLANS
• DESIGN GUIDELINES

Please see the booklet below for a more 
detailed overview of the planning and 

design process

69   CANADA WATER MASTERPLAN  Design Guidelines  Dec 17

Character areas // Town Centre

TC5.8 Facade rhythm in the Cuts

Facades within the Cuts should have a 
consistent rhythm of bays and openings. 
The rhythm should be between 3-6m.

To reinforce the grain of frontages in the Cuts.

3 to 6m

TC5.9 Chamfer interior corners in the Cuts

Corners at the crossing of two cuts could 
be chamferred to provide entrances to corner 
retail units and elevate the prominence 
of the intersection.

To refine the experiential quality of the 
public realm.

TC5.10 The Cuts- material tone

Building materials used in the Cuts should 
not have a predominance of light or bright 
facade materials.

To create a quality of intimacy and narrowness 
within the Cuts.

TC5.11 Encourage use and inhabitation at retail facades

Design details should be used to encourage 
the inhabitation and use of space at retail 
frontages, such as deep sills for planters, 
seating, and menu displays.

To refine the experiential quality of the 
public realm.

DRAFT
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facade materials.
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Design details should be used to encourage 
the inhabitation and use of space at retail 
frontages, such as deep sills for planters, 
seating, and menu displays.

To refine the experiential quality of the 
public realm.
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Character areas // Town Centre

TC5.12 Raised sills at retail windows

Retail windows should have raised sills 
to bench height.

To refine the experiential quality of the 
public realm.

TC5.13 Bridges in the Cuts

The provision of external spaces used for 
outdoor amenity or above-ground circulation 
between buildings is encouraged.

To add character to the Cuts.

TC5.14 Bridge dimensions

Bridges should be between 3-5m wide 
and located on levels above 1/F.

To add character to the Cuts.

5.3 ^

>1
/F

3–5m

TC5.15 No stacking bridges

Bridges should not stack above each other 
on consecutive floors.

To add character to the Cuts.
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Sitewide // Masterplan

MP5.9 Preferred Materials

Primary building materials should be brick, 
wood, concrete, glass, and metal.

To establish a material character 
for Canada Water.
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Sitewide // Masterplan

MP5.9 Preferred Materials

Primary building materials should be brick, 
wood, concrete, glass, and metal.

To establish a material character 
for Canada Water.
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Sitewide // Masterplan

MP5.10 Non-preferred materials

Primary building materials should avoid stone, 
plastic, panel board, terracotta, curtain wall, 
flat metal panels, and saturated colours.

To establish a material character for 
Canada Water.
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Since the last consultation in May 2017 we have held a series 
of events to help inform specific areas of the Masterplan and 
detailed design, including:
• Inclusion & community 
• Buildings, heritage & the spaces they create
• Canada Water Dock
• Culture & heritage

We have also had a strong focus on youth engagement and 
have arranged a number of activities to ensure young peoples’ 
views inform the plans and the longer term strategy so that the 
Masterplan provides tangible benefits for them. In part, this 
included a 10-week placement for a local Youth Engagement 
Intern, Bode Adeloye, who came on board and helped 
Soundings co-develop a youth engagement toolkit and raise 
awareness of the Masterplan among local young people.

We are also working with Southwark Young Advisors to 
increase outreach and make sure we discuss these plans with 
young people who may not otherwise get involved.

Feedback & 
summary of 
changes

03

We have been 
consulting the local 
community since 
Spring 2014 to inform 
each stage of the 
Masterplan’s evolution.  

Next steps
We will continue to hold discussions on key 
topics and, subject to agreement with Southwark 
Council, we will make all the planning 
application documents easily accessible 
alongside the Statutory Consultation period. 
Statutory Consultation is formal consultation 
on the planning application held by Southwark 
Council and representations made will help 
inform the planning decision. Beyond this we 
will continue to engage the local community in a 
range of ways, including:
• Detailed design consultation on each part of 

the Masterplan as it comes forward
• Local projects
• Focus groups, potentially a Youth Panel
• Construction liaison
• Regular updates
• Making ourselves readily available

N

Canada Water
Dock

Greenland Dock

TRACKING KEY CHANGES (SINCE 2014) 

CONSULTATION UPDATE & NEXT STEPS SUMMARY OF INVOLVEMENT SO FAR

Principles informed by consultation
Masterplan changes through 
consultation

KEY

Future of Printworks press-hall depends 
on securing an occupier, discussions are 
ongoing. 

PRINTWORKS PRESS-HALL

Future use and design to be discussed 
with local residents. 

PRINCE OF ORANGE WALKWAY

Reshaped park (slightly larger) to allow 
better access and better afternoon 
light as well as connecting many routes 
through the site  and improved visibility 
from other parts of the Masterplan.

A PARK & PUBLIC SPACE
Provision of a larger green space with 
a range of activities within and at the 
edges. 

PARK

• TESCO RELOCATION 
• Relocation of a similar sized Tesco 

store to enable a direct link between 
Canada Water Dock and Greenland 
Dock (see below). 

• The existing store will remain open 
until the new store is completed and in 
use.

TESCO RELOCATION

DOCK LINK
A new route between Canada Water 
and Greenland Dock. 

DOCK LINK

• Red-line boundary extended to incorporate the 
main water body and help a joined-up approach 
to all edges.

• Dock crossing realigned and redesigned to 
allow more open water, ‘slow-down’ pedestrian 
pace and more opportunity to experience 
wildlife.

• Closer working with the Harbour Master and 
Southwark Council. 

• London Wildlife Trust brought on board to 
advise and learn from similar projects.

• Restoring the ecological quality of the dock.

Canada Water Dock Edge improved 
and more attractive, creating an active 
place to spend time and enhanced 
wildlife habitat  - including raising the 
water level.

CANADA WATER DOCK EDGE

 
Commitment to a range of shops; 
from large to small, high street to 
independent and a range of price 
points.

SHOPS

• Leisure Centre potential location 
changed (no longer adjacent to Prince 
of Orange Walkway).

• Following a study of potential locations 
within the Masterplan area, Plot A2 
was the preferred location and the 
current proposed location (subject to 
Southwark Council approval).

• Leisure Centre to be part of a mixed-
use building rather than stand-alone 
building. 

Delivery of a Leisure Centre within the 
Masterplan.

LEISURE CENTRE LOCATION 

• Town Square and focus moved further 
south to create distinct character areas. 

• Introduction of ‘The Cuts’ to provide 
intimate and characterful streets that 
reflect those seen in the warehouse 
heritage of the area.

A range of uses, events and activities. 
Increasing the shopping offer and 
opportunity to enjoy / socialise / play.

TOWN CENTRE, TOWN SQUARE & ‘THE CUTS’

• DOCK OFFICES 
Included in the Masterplan (Grade II listed 
buildings which will be retained). The 
surrounding courtyard is enhanced to 
become a usable public/ community space.

DOCK OFFICES

• 
• Realignment of this route to align with 

existing entrances to Southwark Park.
• The route(s) will reflect the area’s 

character and incorporate spaces and 
buildings that link to heritage, ‘green / 
blue’ and community.

A key link with varied character and 
spaces along it’s length and ‘green 
emphasis’.

LINK BETWEEN RUSSIA DOCK WOODLAND & SOUTHWARK PARK

• A new link to Lower Road. Subsequently 
enhanced by the purchase of the former Police 
Station.

• Hothfield place - design of pedestrian access 
to masterplan site to be agreed with local 
residents.  

• Realignment of routes for a key link directly 
to Surrey Quays Station. Allowing space to 
accommodate a potential future second entrance.

• Improve links with Lower Road and 
Surrey Quays shopping area.

• Levels changed for a seamless link 
to Lower Road / Redriff Road (level 
change removed).

LINKS TO LOWER ROAD

 
There is less basement parking, town 
centre parking is now situated both 
under the Tesco store and within a 
multi-storey car park. 

TOWN CENTRE CAR PARKING

• Deal Porters Way re-aligned and further 
from neighbours. 

• Controlled access for buses, taxis, servicing 
and accessibility requirements.

• High street with national and independent 
retailers.

HIGH STREET 

A new pedestrian focused high street 
linking Canada Water and Surrey 
Quays Stations.

HIGH STREET

Masterplan Wide 

PEDESTRIAN AND CYCLE PRIORITY

Throughout the Masterplan.

PEDESTRIAN & CYCLE PRIORITY

A MIXED USE APPROACH 
Not residential-led.

A TRULY MIXED-USE MASTERPLAN

AN ECOLOGICAL-LED APPROACH

Commitment to have a positive impact 
on the environment and biodiversity.

AN ECOLOGICAL-LED APPROACH

• BETTER CONNECTIONS 
• Incorporating a mix of direct and 

meandering routes.
• Linking to the existing.

  
Masterplan reorientation - less 
grid like and improved network of 
spaces.

IMPROVED CONNECTIONS & ROUTES

A JOINED-UP APPROACH 
Inclusion of Surrey Quays Shopping 
Centre and Surrey Quays Leisure Park, in 
the Masterplan.

Inclusion of more sites has enabled a better 
masterplan to evolve with improved social, 
spatial, and economic opportunities.

A JOINED-UP APPROACH

BUILDING HEIGHTS 
• Clustering the tallest buildings in 

locations identified through consultation. 
• Buildings generally step down to meet 

the surrounding context.

Buildings on edge of masterplan re-
massed to respond to neighbours and 
context. 

BUILDING HEIGHTS

CANADA WATER MASTERPLAN CHARTER 

British Land is committing to a local Charter. Working with 
Southwark Council to understand how the Masterplan can best 
benefit the existing communities now an in the future, and how 
the changes could be a catalyst for local improvement.

CANADA WATER MASTERPLAN CHARTER 

British Land is committing to a Canada Water Charter. Undertaking research 
and engagement locally, and working with Southwark Council to understand 
how the Masterplan can best benefit the existing community now and in 
the future and how the changes could be a catalyst for local improvement. 
The outline charter is summarised in this exhibition and we will continue to 
gather local input to inform its development.

CANADA WATER CHARTER

CANADA WATER MASTERPLAN CHARTER 

British Land is committing to a local Charter. Working with 
Southwark Council to understand how the Masterplan can best 
benefit the existing communities now an in the future, and how 
the changes could be a catalyst for local improvement.

TRANSPORT

A Strategic Transport Study of the area is being led by TfL and 
Southwark Council. Significant progress has been made to 
develop detailed understanding of the key issues, raise the area’s 
profile with the GLA and TfL and to secure more funds for local 
transport improvements.

TRANSPORT

AN ECOLOGICAL-LED APPROACH

The Masterplan proposals align with 
the  Canada Water Area Action Plan 
vision, which has been consulted on 
by Southwark Council and guides 
development in the wider area.

BUILDING ON PREVIOUS CONSULTATION

This diagram shows some of the main aspects of the Masterplan that have been 
informed by, or align with, feedback. This tracks the Masterplan principles informed 
in the early stages, through to changes to proposals in response to feedback.

A selection of Canada Water Masterplan consultation activities and events

8,500+
EVENT ATTENDEES 61+ 

PUBLIC 
CONSULTATION 

EVENTS

10,000+
COMMENTS 
RECEIVED 1,050+INDIVIDUAL 

FEEDBACK FORMS

41 LOCAL 
EVENTS  
& OUTREACH

12
newsletters
& regular email updates

1,900+
SOCIAL MEDIA 
FOLLOWERS

2,100+

regularly
updated

EACH NEWSLETTER 
DELIVERED UP TO

26,000
residents & businesses
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A2

Illustrative 
Masterplan 
summary

Masterplan area

First detailed plots

References for the individual plots  
or clusters of buildings

Image viewpoints - see separate 
large images in the exhibition

A1

Illustrative masterplan

A

B

C

D

E

F

H

I

J

K

Dock offices retained & courtyard
The existing listed building will be protected and enhanced, linking better with the 
surrounding area and showcasing the area’s dock history. This sits outside of the 
Masterplan application. As part of the first plots the Dock Office courtyard will also become 
a new community space. 

Former Rotherhithe Police Station   
British Land has recently exchanged contracts to purchase the site from the Metropolitan 
Police. This site will now form part of the Masterplan. 

New route 
New pedestrian and cycle route from the High Street to Lower Road and Southwark Park. 

Leisure Centre option
At the request of Southwark Council, British Land has carried out a study identifying 
potential new locations for the Leisure Centre within the town centre. The May 2017 
consultation established that Plot A2 was considered to be the best location.

Canada Water Dock edge
A joined-up approach to the dock edges, including ecological enhancements to the western 
edge, a planted and active edge to the south and a potential new pedestrian crossing.

High Street
A new open-air high street with national and independent retailers, restaurants and cafés. 
It links the two stations and will have different character-areas as you move along it. 
Pedestrian and cycle access will be prioritised, with controlled access for buses and other 
vehicles.  

Dock link & ‘The Cuts’
An intimate network of pedestrian streets at the heart of the town centre, including a Dock 
Link between Canada Water Dock and Greenland Dock. A mix of different shops, cafés / 
restaurants and workspace, creating an interesting, diverse and active street frontage. 

Town Square 
Significant new public space for events, external dining and play. A focal point of a distinct 
character area in the southern part of the town centre.

Tesco petrol filling station 
To allow the building of Plot A2, the Tesco petrol filling station will move temporarily to 
a new location on-site near to Surrey Quays Station (I1). It will then be moved to a final 
location shown as I2.

Town centre car parking  
A new multi-storey car park for the town centre is proposed on this plot to complement the 
car park under Tesco

Potential new station entrance 
Potential new additional Surrey Quays Station entrance - existing entrance kept. 

Lower Road Gateway
Providing ‘two sided’ streets at the junction by Surrey Quays Station / Redriff Road will 
make it feel more like an integrated street connecting Lower Road and the Masterplan area. 
The park walk to / from Russia Dock Woodland now links to existing crossing points that 
connect with Southwark Park’s entrance. 

Tesco store relocated
British Land is in constructive discussions with Tesco about building a brand new store 
of a similar size and timed in a way that would allow uninterrupted trading and customer 
service. Parking will also be provided on site. Relocation allows a new link to Greenland 
Dock. New homes are also provided above the relocated store. 

Park 
The large public green space connects many routes through the site. It will provide an 
opportunity to encourage nature and biodiversity and activities for all (including activities 
at the edges). 

Printworks Press Hall
There is potential to retain the Printworks Press Hall, ideas are still emerging. Current 
options include a) retaining and re-purposing the Press Hall to provide a range of uses, 
or b) redevelop to provide more residential and commercial uses. The current masterplan 
shows ‘Option a’, although both options will be applied for. 
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A1

GROUND FLOOR USE PLAN - ILLUSTRATIVE  Key to main uses

Shopping, services, food & drink 
Including: A  relocated Tesco store with car 
parking

Business / workspace
Living
Community  
B  secondary eduction space
C  higher education space options 
D  space for health centre 

Extra primary school provision is likely to be 
off-site at an existing school (see board 10a)

Leisure
Including: E  proposed location for a 
replacement Leisure Centre and F   potential 
location for a cinema  
Hotel
Parking / plant 
Including: G   Multi-storey car park

Other  
Including: H  possible energy infrastructure, 
petrol filling station temporarily moved to 

J  during construction of the first plots, 
then permanently K  and potential L    new 
station entrance 

Masterplan area
A 

E 

G 
J

H 

H 

B 

C

D 

D 

F  

K 

C

L   
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Surrey Quays Road

Ro
be

rts
 C

los
e

Lower Road

Canada Water
Dock

Southwark Park

Redriff Road

Surrey Quays

Canada Water

Use & activity 

• Up to 3500 homes 
approx. 7-10,000 new residents

• Workspace 
approx. 2 million ft2

• Retail, leisure (including a cinema),  
community & culture 
approx. 1 million ft2

• Other uses to be accommodated 
include health, education, other 
social infrastructure, parking,  
hotel and utilities. 

The mix of uses and public spaces 
will create a vibrant place where 
people want to spend time. A place 
that’s active at different times of the 
day and evening, with a focus on 
employment, workspace and living.  

A true mix of uses: active 
during the day & evening 

Focus on employment-generating 
uses & a wide range of workspace

Leisure, sport & entertainment  
integrated indoors & outdoors 

Wide range of housing sizes,  
tenures & price points (see board 09)

‘Everyday’ facilities & services

Improved shopping, food & drink 
To suit a range of budgets. Including  
independent retailers & high street chains 

£

Mix of uses

Principles

Work with the existing community 
to develop community facilities 
& services that are needed

TYPICAL ABOVE GROUND FLOOR 
USE PLAN - ILLUSTRATIVED 

Colours show the main building use. Some mixed-
use plots may include more than one use category.
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C.31

Canada 
Estate

Ontario Point

Sellar site 
(consented)

Hawkstone 
Estate

This plan shows the building heights of the 
illustrative masterplan and exhibition model.  
The illustrative masterplan has been used to 
inform the parameter plans which allow for 
greater flexibility in potential building heights.  
The buildings that ultimately get built may be 
different to those shown on this plan and the 
exhibition model. 

The maximum building heights and key routes 
and spaces are controlled by the Parameter Plans 
and Design Guidelines. These documents are 
submitted for approval to Southwark Council.

The maximum building heights in the parameter 
plans are the heights that have been tested in 
the Environmental Statement and Townscape 
and Visual Impact Analysis which also form part 
of the hybrid planning application.

It is important that there is flexibility in the height 
of buildings that can be built in the development 
zones to allow the Masterplan to respond 
to changing circumstances and occupier 
requirements in the future.
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Lower Road

Canada Water
Dock

Southwark Park

Redriff Road

Surrey Quays

Canada Water

Russia Dock 
Woodlands

Building form
The approach aims to balance the 
policy direction for a high density 
Opportunity Area, Housing Zone 
and major new town centre, whilst 
delivering a varied and characterful 
place that responds to its context.  

The Masterplan includes a 
significant number of low-rise 
buildings and some tall buildings 
which will enable the policy 
aspirations to be met and the 
viability needed to deliver the 
range of infrastructure, homes  
and uses sought. 

Principles

HEIGHTS PLAN - ILLUSTRATIVE

High quality designs are 
controlled  by the Masterplan 
Design Guidelines (see board 02)

Proper consideration of  
microclimate to support  
enjoyable public spaces
(see board 06 supporting booklet)

Respond to 
context, cluster 
tall buildings, 
lower at the 
edges

C.26

C.44

C.36

C.31

C.26

Key

Storey number 
(tall, detailed plots)

Approx storey number 
(tall, outline plots) 

Protected viewing 
corridor (Greenwich to 
St Paul’s): This limits the 
building heights to +30m 
AOD (approx 6 storeys)

Canada Water Area 
Action Plan tall 
buildings zone

Existing /consented 
surrounding tall 
buildings & storeys 

Masterplan area

Medium      
6 to 10 storeys

High      
11 to 15 storeys

Tall     
15 to 30 storeys

Landmark building  
31 + storeys

Low      
Up to 5 storeys

 27
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C.31

 27

21

21

40

20

 16
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Key

Masterplan area

Existing routes 
Lower Road & proposed 
Cycle Superhighway 4
Existing public routes 
retained
National Cycle Route 4
Other local cycle routes

New routes
All vehicles & pedestrians
Pedestrians, cycles & 
restricted access for 
buses, servicing & access. 
Indicative new routes: 
pedestrian, cycling & some 
local access / servicing.
Key links between Russia 
Dock Woodland & 
Southwark Park
Network of public & green 
spaces along the east-
west links
Canada Water to 
Greenland Dock link
Canada Water Dock 
crossing (pedestrians only)
Adjacent routes, access 
to be discussed with 
landowners / residents.
Servicing / parking access

Greenland Dock

Quebec Way

Surrey Quays Road

Ro
be

rts
 C

los
e

Lower Road

Canada Water
Dock

Southwark Park

Russia Dock 
Woodland

Redriff Road

Surrey Quays

Canada Water

N

Routes & links
The streets and spaces are the 
heart of a place where most people 
use, meet and enjoy the area. Most 
routes are pedestrian and cycle 
focused, with a range of characters 
and activities. The overall priority 
is to create a place for people that 
supports health and wellbeing.

We recognise that transport is a 
key issue locally, see boards 08a to 
08c for more information.

MOVEMENT PLAN - ILLUSTRATIVE



LAWN

SKATE
GYM

LAWN

GARDENS

CAFE PING PONG KIOSK CAFE

TEEN PLAY

CAFE
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Y

ADVENTURE 
PLAYPLAY TRAIL

TREES FOR KEY SPACES

W O R K I N G  D R A F T  :  N O T  F O R  D I S C L O S U R E 

ACTIVE EDGES

ADVENTURE PLAY

GARDENS

HUB

SKATE

Management: The park will be managed 
within the overall management strategy for 
the area. Combining security, maintenance 
and cleaning teams will provide a safe, fun, 
playful and intriguing area for all generations 
to enjoy.

N

N

Birdseye view, looking south east over the park.

Plan showing the different areas of the park

Park
The large public green space 
connects many routes through the 
site. It includes changing levels 
and a variety of types of space for 
different users, such as: quiet areas; 
play space for all ages; fitness; 
gardens and planting to support 
biodiversity; communal tables; and 
an indoor park hub designed so you 
can meet friends, have food and 
drink and use the toilet.
What do you think of these draft 
ideas? What’s missing and how 
would you change them?   

53m

63m

127m

106m

Park layout reflects historic dock edge

Using land forms and levels to create varied spaces



Play

Cafe seating

Edible Garden

Long Communal Table

Pocket seating

Planting

average width c.20m

5m  ‘fast’

5m  ‘fast’

10m  
‘meandering’

NEIGHBOURHOOD 
EVENTS

ARTS TRAIL

POCKET / SOCIAL 
SPACES

COMMUNITY 
PLANTING

BLOSSOM & 
HARVEST

3D sketch showing a typical section of the park walk connecting spaces

Sketch view looking along the park walk

Park Walk
One of the east-west routes linking 
Russia Dock Woodland, Southwark 
Park and Surrey Quays Station. It 
connects different neighbourhoods 
within and outside the Masterplan 
site and includes a series of 
‘pocket spaces’ along its length to 
encourage sport, play, community 
and ecology.
We hope you will want to help 
inform the design of these spaces 
and would like to hear your ideas.
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Green ‘connector 
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Sport / Play / 
Community / 
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East-west green connecting route

Flexible and connected spaces 



TREE CANOPY

SEATING 
PLANTERS

FLEXIBLE EVENT 
SPACE

WATER PLAY

ACTIVE EDGES

< to Surrey Quays 

Station

N

Routes through the square, people circulate around 
the edges and space to ‘pause’ in the centre

The Town Square connects to many key routes.

Town Square
This is a significant new public 
space for events, external dining 
and play. A focal point of a distinct 
character area in the southern 
part of the town centre. The Town 
Square connects the high street, 
‘The Cuts’, the park walk and the 
dock link.
The activities on the Town Square 
will be managed by British Land’s 
subsidiary management company, 
Broadgate Estates.
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Canada Water Dock

Greenland Dock

Town Square
Link between 
Southwark Park 
& Russia Dock 
Woodland
High street
The Cuts & link 
between Canada 
Water Dock and 
Greenland Dock
Dock Edge South

90 m

55
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To Station

To Surrey Quay Road

To Canada 
Water Station

To Redrif Road

View looking north east across the Town Square   

3D sketch looking north across the Town Square

The Town Square connects to many key routes.

Routes through the square, people circulate around 
the edges and space to ‘pause’ in the centre

N

Flexible events space 
& water play

Tree canopy

Active edges High street

High street

Seating & planters



WORLD BY THE WATER: AN EXHIBITION OF 
CANADA WATER & ROTHERHITHE HISTORY 
 

We are working with a local researcher/curator, Sarah Yates, 
on a small-scale temporary exhibition which will take place in 
the CWM hub in February 2018. The exhibition will capture 
local stories of daily life and work in the area in the 20th century, 
showcasing the areas’ rich history. Please speak to a member 
of the team if you would like to share your memories and 
experiences or would like future updates. 

Culture & heritage has 
been embedded in 
the Masterplan from 
the start. Working 
with the existing local 
assets to create a solid 
foundation that evolves 
naturally over time.

INFORMING CULTURE & HERITAGE

Culture & 
Heritage

05

HERITAGE & CULTURE IN THE PLANNING APPLICATION

Many aspects of culture and heritage will evolve as the development and local area does, however there are some aspects which can 
help set a good foundation at this early stage and are incorporated into the Masterplan. A selection of these  are summarised below:

In December 2017 a dedicated session was held to specifically explore what 
Culture and Heritage mean locally and help inform the Masterplan strategy. 
Naming and authenticity, creative enterprise, learning opportunities, music 
and events and a holistic approach to wellbeing and fitness were some of the 
priorities for the future of the area. Collecting stories and sharing voices from 
the area’s heritage was also considered important.

In Summer / Autumn 2017, we also held sessions with both adults and young 
people to explore ‘What makes a place feel like it’s for me?’. Two of the four 
sessions included site visits to King’s Cross to explore heritage buildings and 
the spaces they create, learning lessons for the Canada Water Masterplan. 

Culture and heritage ties into almost 
every aspect of how we live, what we 
do and how we identify ourselves. It 
is informed by what matters to local 
communities, groups, organisations 
and businesses, as well as formal 
input to tie into London and borough 
wide priorities and opportunities. The 
Cultural Strategy for the Canada 
Water Masterplan sets out a long 
term framework and priorities for 
how the Masterplan can best reflect 
and create a sense of ownership 
with existing and future communities. 
It is a sub-strategy of the Canada 
Water Charter (see board 10).
British Land has appointed Graham 
Devlin, ex Deputy Chief Executive 
of Arts Council England, to develop 

the Cultural Strategy for the Canada 
Water Masterplan and Graham is 
currently speaking to local people 
and organisations. Some principles 
of the approach include:

• Respond to people, local 
residents and businesses  
and place.

• Acknowledge communities’ 
histories and traditions whilst 
exploring new and surprising 
opportunities

• Cover the spectrum of the 
creative ways we live: how we 
spend our time, embrace our 
communities, participate and 
engage with others on a social 
level – through ideas, art, 
entertainment and heritage

culture
heritage & 
character

community

entertainment

creativity

Regional & cultural influences
Industrial heritage
Social heritage

Natural heritage
‘Future heritage’

History & development
Stories

+++

Arts
Theatre / film / dance

Music
Craft
Design
Making
Co-working & enterprise
Ambition
 Imagination

  Museums
   Collaboration
   +++

  Events
  Cinema, TV, internet
  Sport

 Shopping
Trends

Destinations
+++        

Language     
 Traditions

Youth
Fun / play

Food
Health & wellbeing

Clubs & groups
Learning & education

Shared knowledge
Accessibility

Diversity
+++

WHAT IS A CULTURAL STRATEGY? BRITISH LAND’S APPROACH

Event
Hints

Temporary

DISTINCTIVE ARTS STRATEGY / TRAIL

SQUARE
Beer Festival
2 kiosks (12x6m) | 36 tables+benches

Outdoor cinema
450 sitting people

Concert 
1200 people

EVENTS - SPATIAL COMPARISON

HERITAGECULTURE

Dock Offices retained and enhanced. The courtyard is 
improved and made into a public community square.

Relocation of Dockers Statue to a more 
visible location

Better waterside access, with enhanced wildlife 
habitat and learning opportunities including a 
children’s amphitheatre and outdoor classroom

Use of brick, wood and design linking to timber and 
warehouse heritage in the architecture

Flexible space for events, activities & play

Working with local groups & community-led activities

Proposed Leisure CentrePrintworks as a base for creative 
enterprise

TREES FOR KEY SPACES

W O R K I N G  D R A F T  :  N O T  F O R  D I S C L O S U R E A new park with skating, adventure play, park hub 
ecological gardens, communal tables and more.

Tree selection to reference historic use of 
timber / paper making and market gardens. 
Fruit trees and promotion of food growing. 

Managing Red Bridge Square 

COMMUNITY

Public art, creativity & 
involvement

British Land has significant 
experience of enlivening 
spaces after decades of 
projects throughout the UK. 
Spaces should feel different 
and reflective of the local area 
and context, and we work 
with local communities to 
achieve this.
This experience and local 
process, coupled with the 
emerging ideas, will ensure 
the Canada Water Masterplan 
offers a range of activities 
and events of interest to all 
generations. New Diorama Theatre Wimbledon Finals at Paddington CentralRegent’s Place Giant Colouring Wall  

for Mental Health Awareness Week

Creative Curriculum

Community

Heritage

DO
CK

 
OF

FIC
E

PRINTWORKS

DO
CK

ILLUSTRATIVE

Two key routes through the Masterplan connecting many elements linking to 
culture and heritage. The heritage link will tell the story of the use of timber and 
the use of trees and planting used for papermaking. The community link through 
the Town Square and park will provide opportunities for shared interactions and 
community based activities and events.



Our aim is to have 
a positive impact 
on the environment: 
improving biodiversity 
and water quality; not 
adversely impacting air 
quality, reducing water 
consumption and using 
resources efficiently.

The Masterplan aims to retain and enhance valuable wildlife 
habitats, such as the dock reedbeds and open water, whilst 
creating new habitats and opportunities for wildlife. Ultimately 
the Masterplan will provide more, and better quality, wildlife 
habitat than the existing site and more opportunity for people 
to engage in nature. 
Specialist consultants have undertaken a range of ecology 
surveys to understand what wildlife the site currently supports 
and to identify new opportunities for local wildlife, including 
supporting protected species. See supporting booklet for a 
summary of the existing species that have been identified.
Ecology and the ‘green / blue’ environment have been key 
influences for the Masterplan. Canada Water Dock is an 
important area where the wildlife habitat is being improved 
and brought back to its former high quality, whilst also 
enabling more human access to nature. This includes 
increasing the amount of reedbed and raising the water level 
to improve habitat for breeding wetland birds such as reed 
warbler, coot, moorhen and tufted duck; as well as a dock 
crossing. See board 07 for more information.
Connectivity is also important to ensure wildlife can move 
through the site. New green corridors and a new park will help 
to link Russia Dock Woodland with Southwark Park, helping 
species like common pipistrelle bats to forage and move 
through the site. Installing bird and bat boxes and planting 
trees and shrubs attractive to wildlife will increase ecological 
opportunity and the use of both beneficial native and non-
native plants will further enhance the biodiversity. Rain 
gardens will form part of this link and are designed to slow 
surface water run-off and improve water quality.    

Existing and proposed trees - the strategy:
• Retain the best of the existing tree stock in the development area, and reinforce 

them with new tree planting.
• Proposals include a better quality of tree canopy cover in the completed 

masterplan than on the site today. 
• Replace the majority of low quality car park trees with high quality trees.
• Create an impact from day one by providing a number of trees of  

semi-mature quality.
• Select the right trees for the right place.
• Connect existing green spaces (better wildlife corridors).
• Off-site tree planting will be required and British Land will work with Southwark 

Council and local ‘Friends of’ groups to help select locations. 
Tree species selection
• New tree planting with a variety of species to improve disease 

and climate change resilience. Age variation within the tree 
stock is also positive in terms of overall resilience.

• Tree selection based on biodiversty value as well as providing 
seasonal interest such as spring blossom and autumnal colour.

• Consideration given to species that help reduce air pollution.

A sustainable approach is a key part of the Masterplan 
vision and the Sustainability Strategy brings together 
the environmental aspects of these. Please also see 
boards 10 and 10a which discuss the social and 
economic aims of the Masterplan.

Ecology and biodiversity have been key local focus 
areas throughout consultation, however there are a 
wide range of other environmental aspects that the 
Masterplan will consider. Below is a summary of the 
main topic areas and the attached booklet summarises 
the approach to each of these.

UTILITIES 

ENERGY MICRO-CLIMATE 

DAYLIGHT & SHADOW

WIND 

AIR QUALITY

NOISE

WATER, DRAINAGE & FLOODING

GROUND CONDITIONS  
& CONTAMINATION 

BUILDING SUSTAINABILITY TARGETS

ECOLOGY & BIODIVERSITY

TREE STRATEGY 

SUSTAINABILITY & A JOINED-UP APPROACH

ILLUSTRATIVE

Tree surveys have taken place throughout the Masterplan site. There are a large number of trees on the site but very few are Category A (high quality and likely to be beneficial for 40 years +), with a 
significant number Category C (low quality and likely to need replacing after 10 years). A few trees in car park areas are Category U which are considered unsuitable to retain. Many trees currently on 
site are in tree pits in car parks. Some have been affected by tree pest and diseases, restricted growing conditions and mechanical damage due to their location. The highest value trees are mostly 
growing in lines or groups within larger areas of soft landscape on the site boundaries. Some trees, whilst not being individually of high quality, collectively provide other benefits such as screening or 
are considered to be valuable to the local community.  

Ecology & 
Environment  
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B

Biodiversity
Public Realm & 
Open Space

En
er

gy

Clim
ate Change

W
aste

Tra
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ort

Flood Risk & 
Sustainable Drainage

CWMP
Sustainability 

Strategy

Minimise 
emissions 

creating a flexible 
low carbon solution 

for Canada Water

Resilient place-
making, design for 

the future

Diverse 
environments 

that link people to 
places

INTRODUCTION CONTEXT
SUSTAINABILITY
STRATEGY

ENVIRONMENTAL 
SUSTAINABILITY TOPICS

ROLES AND 
RESPONSIBILITIES

PROJECT DELIVERY
POLICIES AND 
GUIDANCE

The Harbour Master and 
London Wildlife Trust are 
advising on the project, 
learning lessons from 
Woodberry Wetlands, a 
new wetlands for Hackney 
that opened in 2016.

Project Details

Figure Ref

Date

Figure Title

File Location

Figure 2: 3D Section of Rain Garden

\\s-lncs\wiel\projects\wie12886\105\graphics\fl\issued figures

WIE12886-105_GR_FL_2B

January 2018

WIE12886-105: Canada Water Masterplan

www.watermangroup.comReproduced from the Ordnance Survey maps with the permission of the Controller of Her Majesty’s Stationery Office,© Crown copyright, Waterman Infrastructure & Environment, Pickfords Wharf, Clink Street, London SE1 9DG.  Licence number LAN1000628.   

© WATERMAN INFRASTRUCTURE & ENVIRONMENT

MULCH
LAYER

TEMPORARY
PONDING AREAOVERFLOW
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OVERLAND FLOW FROM
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PIPED RAINWATER FROM
ADJACENT HARD LANDSCAPING

NON-PERFORATED
PIPE

PERFORATED
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FILTER FABRIC

IMPERMEABLE MEMBRANE

BIORETENTION SOIL
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Outflow

Planting
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Overflow 

inlet
Temporary 
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LINKS - ECOLOGICAL TRAIL

W O R K I N G  D R A F T  :  N O T  F O R  D I S C L O S U R E 

NEED DIAGRAM ON FULL BASE & 
CORRECT RED LINE BOUNDARY
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W O R K I N G  D R A F T  :  N O T  F O R  D I S C L O S U R E 

EXISTING TREES
CATEGORY GRADE

W O R K I N G  D R A F T  :  N O T  F O R  D I S C L O S U R E 

EXISTING TREES
CATEGORY GRADE

W O R K I N G  D R A F T  :  N O T  F O R  D I S C L O S U R E 

EXISTING TREES
CATEGORY GRADE

N

Greenland Dock

Surrey Quays Road

Lower Road

Canada Water
Dock

Southwark Park

Redriff R
oad

Existing tree survey

Roberts Close 
- ROBERTS CLOSE?

ADD ANNO / KEY / DOCK EDGE & RED LINE

KEY

Proposed trees Existing trees

N

Greenland Dock

Quebec Way

Surrey Quays Road

Ro
be

rts
 C

los
e

Lower Road

Canada Water
Dock

Southwark Park

Russia Dock 
Woodland

Redriff Road

Surrey Quays

Canada Water

  Masterplan - proposed tree planting

Ecological trail linking the Masterplan with existing local spaces.

Low level lighting

Rain garden Proposed enhanced reedbeds and crossing

Swift towerGreen Roof 

Example tree box 
barrier to protect trees 
during the demolition 
and construction

http://www.canadawatermasterplan.com/wp-content/uploads/2018/01/2158-A3-laminate-12A_technical-issues_PRINTlowres.pdf


British Land is keen to enhance the dock, integrate it into the 
Masterplan area and restore the ecological quality of the dock and 
its status as a Site of Importance for Nature Conservation (SINC). 
This is dependent upon public support. A joined-up approach will 
be taken to the dock edges including ecological enhancements 
to the western edge, a planted and active edge to the south and 
the potential for a new boardwalk crossing over the wetlands. 
These ideas were explored at the public Topic Session meeting in 
November 2017.   

What we know 
Canada Water Dock is a local asset with a rich industrial, 
social and natural heritage. Built in 1874-76 it formed 
part of the large network of docks in the area, and 
closed in 1969. The docks evolved a distinct working 
culture. A characteristic sight in the docks were the ‘deal 
porters’, who specialised in carrying huge baulks of deal 
(timber) across their shoulders. A wetlands habitat was 
planted in the dock by London Docklands Development 
Corporation and the dock has now become home to a 
variety of birds and fish species. The Rotherhithe Angling 
Club ensure that the fish they catch are not killed and 
are returned safely to the water.

Research & Investigations 
The team has been carrying out investigations and 
research into Canada Water Dock, this has included: 
dock wall inspections, measuring the dock levels, 
water and sediment quality, fish population, habitat 
survey, breeding bird survey and bat survey.
British Land is working with the experienced London 
Wildlife Trust as special advisors on the project. They 
will ensure the proposals achieve maximum wildlife 
values as the plans for the enhanced wetlands and a 
new crossing are progressed. 

OVERVIEW UNDERSTANDING THE DOCK & STUDIES 

Project Details

Figure Ref

Date

Figure Title

File Location

Figure 1: 3D Section of Dock
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DOCK BEDDOCK BED

WATER

TREATED SURFACE
WATER DRAINAGE OUTFALL

PUMPED
GROUNDWATER

OUTFALL

DIRECT
RAINFALL

PLANTING

RAINWATER FROM THE SITE
(WHERE POSSIBLE) DIRECTED

TO THE DOCK VIA SUDS.
TREATMENT PROVIDED
PRIOR TO DISCHARGE

Water management
British Land’s objective is to increase and maintain the dock’s 
water level and quality to enhance the wildlife and natural 
habitat. This will be achieved by collecting direct rainwater, 
maintaining levels through surface water drainage and 
extracting water from the local acquifer.

Management 
Negotiations between British Land and Southwark Council 
regarding the management of the dock are ongoing. British 
Land would like to take over the management of the dock to 
ensure proper maintenance of the crossing and wetlands as 
well as appropriate water management. If management were 
to be transferred to British Land then we would look to see 
how local interest groups / organisations and schools could 
also get involved in the future.

Proposed boardwalk crossing close to the water 
with new channels through the reed beds. The 
boardwalk height is above the flood level.

Wetlands & boardwalk

ILLUSTRATIVE
This will provide the opportunity to get closer to the water and designs 
include a Children’s Amphitheatre and outdoor classroom, with the 
opportunity for wildlife interaction and engagement.

Southern Edge 

ILLUSTRATIVE

British Land is keen to 
integrate the dock into 
the Masterplan and 
restore the ecological 
quality of the dock and 
its status as a Site of 
Importance for Nature 
Conservation (SINC).

Summary of the vision 
& proposals for

Canada 
Water Dock  

07

DOCK BED
DOCK BED

WATER 

PUMPED GROUND 
WATER OUTFALL

TREATED SURFACE 
WATER OUTFALL

PLANTING

DIRECT 
RAINFALL

RAINWATER FROM 

THE SITE (WHERE 

POSSIBLE) DIRECTED 

TO THE DOCK VIA 

SUDS. 

TREATMENT 
PROVIDED PRIOR 

TO DISCHARGE 

Better access to the high quality 
natural space

Opportunities to explore, discover, 
play and learn

VISION 

People and nature are better 
connected

Good access to and from the  
town centre 

Improved wildlife habitat

Activation of edges (not privatisation 
of public space)

N

Illustrative proposal for the Canada Water Dock

1

5

4

3

2
Southern edge

W
estern edge

ILLUSTRATIVE
N

Key elements of the plans:

Deal Porters Statue

Proposed relocation of statue to be more 
prominent and in a more visible location 
(subject to artist’s consent). 

4

Ideas are being explored for an entrance 
structure to the Jetty, including a bat or swift 
tower and will look at local involvement for its 
design and construction. 

Jetty 5

1

Where the dock meets the high street on the 
western edge. 

Dock meets high street

ILLUSTRATIVE

32

Local involvement

We want to involve the local community in making Canada Water Dock 
a welcoming place for all. Above are some ideas we shared at the dock 
topic session in November 2017 for how the local community can get 
involved. Please let us know if you have more suggestions.

Alongside a range of sensitive landscaping processes, London Wildlife Trust will 
be helping to enhance the ecological quality of the wetlands through the planting 
of aquatic plant species. Wildflowers such as purple loosestrife, marsh marigold 
and flowering-rush will not only add colour but help to create a diverse and 
resilient habitat for birds and invertebrates.

Wetlands planting to attract wildife

Wildlife updates Fishing Interpretation

http://www.canadawatermasterplan.com/wp-content/uploads/2018/01/2158-CW-Dock-slideshow_WEB.pdf


We recognise that 
transport is a key  
issue locally. 
British Land is working 
closely with Southwark 
Council, Transport 
for London (TfL) and 
the Greater London 
Authority (GLA) to 
ensure a joined-up 
approach. 

LOCAL TRANSPORT ISSUES TODAY  

Overground & tube
• Jubilee line services 

currently very busy
• Overground northbound 

trains in the morning peak 
and southbound in the 
afternoon are also busy 

• Often difficult to board trains
• However, there will be 

significant reductions in 
demand on the Jubilee Line 
when the Elizabeth line 
opens from December 2018

Canada Water Station
• Canada Water Station has 

existing challenges, with 
access controls necessary 
at times

• This is largely down to 
crowding on the Jubilee line 
and people interchanging 
from the Overground

• Projected growth in 
demand, both background 
growth and at Canada Water, 
will increase pressure on 
trains and platforms in the 
longer-term

Surrey Quays Station
• Some peak Overground 

services are busy on arrival 
at Surrey Quays Station. 
Platforms can be crowded 
as passengers try to board 
these trains

• Surrey Quays Station does 
not have step free access

• Projected growth in 
demand, including at 
Canada Water, will present 
station capacity challenges 
at the station in the future

Buses
• Reliability and journey 

time issues for existing 
bus services accessing 
and serving the peninsula, 
particularly C10 and 381

• Reductions in service 
frequency on routes 47 
and P12 have been made 
as part of a wider review 
of bus capacity to ensure 
the appropriate levels of 
demand are catered for

• Bus journey times have 
increased over the last few 
years, although are starting 
to recover

Roads
• Existing congestion and 

poor air quality on the A200 
corridor, especially around 
the Rotherhithe roundabout 
and tunnel approach

Walking
• Poor pedestrian permeability 

across the site, with 
pedestrians often needing to 
walk through car parks

• Severance and air quality 
issues on Lower Road

Cycling
• High current demand for 

cycling but existing cycle 
facilities are poor, and 
there are no high-capacity 
segregated cycling links or 
cross river links

• The Lower Road gyratory 
acts as a barrier for cyclists

• No cycle hire

SUPPORTING INFORMATION FOR REFERENCE >

WORKING IN PARTNERSHIP TO FIND TRANSPORT SOLUTIONS

The Mayor of London and Transport for London, working with 
the boroughs and developers, are committed to improving 
London’s transport network and helping to enable growth 
including at designated Opportunity Areas. There are a range 
of measures already being delivered or planned that will have 
beneficial effects on improving connections and capacity. 
For example, the opening of the Elizabeth line in December 
2018 will provide significant additional tube and rail capacity 
in central London. Meanwhile proposals such as the 
Rotherhithe-Canary Wharf crossing and CS4 will enhance 
walking and cycling connections.  

As part of the area-wide Strategic Transport Study (STS) 
currently being undertaken, TfL and Southwark Council 
are investigating a number of additional potential transport 
improvements that could further support the growth of the 
Canada Water Opportunity Area. For example, improvements 
to line frequency on both the Jubilee line and London 
Overground, enhancements to the bus network, measures to 
encourage walking and cycling, and opportunities to improve 
Canada Water and Surrey Quays Stations.

Transport & 
Movement
Context  
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Use your contactless debit or credit card. It’s the 
same fare as Oyster and there is no need to top up.

Top up your Oyster pay as you go credit or buy 
Travelcards and bus & tram passes at around 
4,000 shops across London.

Sign up for an online account to top up online and 
see your travel history and spending

Ways to pay

Buses from Canada Water and Surrey Quays

Information correct from 7 May 2016
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Bus links to Central and South East London.Accessibility at Canada Water: 
a 1-2 step journey to nearly all key transport nodes.

TfL’s Healthy Streets indicators

Diagram showing potential wider transport improvements, relevant to the local area.
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A Strategic Transport 
Study is in progress, 
due for completion in 
early 2018. This will 
assess all changes 
in the wider area 
and inform the 
transport solutions 
for the Canada Water 
Masterplan.

WHAT’S HAPPENED SINCE MAY 2017

The British Land design team has developed the 
Masterplan layout further, introducing a range of 
transport-related changes to the designs:
• Enhanced cycle connections to Lower Road and 

to the Rotherhithe river crossing
• The design of a multi-storey car park and 

basement car park to serve town centre users
• A relocated petrol filling station from the northern 

end of Deal Porters Way to the junction of Redriff 
Road with the proposed high street

• Enhancements to the design of a pedestrian 
friendly high street route, which would also 
service cyclists and buses

Planning application
Arup is preparing the transport related information 
to support the outline and detailed applications 
for the Masterplan and first detailed plots (A1, 
A2 and K1 - see boards 11 to 14) respectively. 
Not all of the modelling has been finished and 
so the transport mitigation package has yet to be 
finalised.

SUMMARY OF DISCUSSIONS 

The British Land team has been active in liaising with Transport for 
London (TfL), the Greater London Authority (GLA), Southwark Council 
and other stakeholders on an ongoing basis. 

The GLA has convened a special Canada Water Opportunity Area 
Strategic Forum for key stakeholders to discuss improvements in the 
Canada Water area. British Land has played a major role in this forum 
and three of the group’s meetings have been focused on improving 
the transport infrastructure.

British Land has engaged directly with Southwark Council and TfL in 
relation to a range of transport matters, including: innovation; highway 
improvements; bus services; London Underground and London 
Overground services and station management; the Rotherhithe river 
crossing; and pre-application issues in relation to the Masterplan 
planning application.

British Land has also met separately with Sellar on its own local 
development, and with Southwark Cyclists to share the evolving 
transport strategy.

Policy
• The Mayor of London has published the draft versions of the Mayor’s Transport 

Strategy (June 2017) and the draft London Plan (November 2017), which promote 
good growth and a significant mode shift from the private car to walking, cycling 
and public transport.

Rail & Tube
• The GLA and TfL have submitted bids to improve the capacity of the London 

Overground  East London Line through the Housing Infrastructure Fund and the 
National Productivity Improvement Fund.

• Planned purchase of additional trains for the Jubilee line has been paused, although 
TfL is aiming to increase frequency to 31 to 32 trains per hour by 2021 through better 
use of existing trains, including some timetable changes. 

• TfL is also reviewing how Canada Water Station currently operates  
and whether there are any further opportunities to enhance its capacity  
and operation.

• Ideas are currently being developed to improve the capacity of Surrey Quays Station.
• The London Overground Night Service, which operates on Fridays and Saturdays, 

and serves the local stations in the Canada Water area, commenced in December 
2017.

• The Mayor of London and TfL are developing proposals to extend the Bakerloo line to 
Lewisham. If progressed, services could open around 2030.

Cycling & Walking 
• TfL is consulting on a new Cycle Superhighway, CS4, which would pass along the 

A200 corridor. 
• CS4 would provide a continuous segregated cycle route between Tower Bridge 

and Greenwich, along with new pedestrian crossings, improved public spaces and 
a host of other improvements. 

• Southwark Council is expected to consult on a strategy for the route on Lower 
Road, including the gyratory, in 2018. 

• TfL has begun initial consultation on the Rotherhithe river crossing, with a view to 
lodging a Consents application in 2019.

• Quietway 14, a cycle route between Tower Bridge Road and Canada Water, was 
approved by Southwark Council and is expected to be opened during 2018. The 
Council is also consulting on an extension of the route to South Dock marina.

Bus  
• TfL is exploring bus enhancements in and around the peninsula in response to 

development coming forward.
• Improving bus reliability will be an important consideration of any enhancements to 

the bus network.

Roads
• Minor improvements have been introduced by TfL on the A200 corridor – 

enhancements were made in autumn 2017 to the operation of the Rotherhithe 
roundabout and to junction operations along Jamaica Road.

• TfL is also delivering a scheme to allow traffic to turn right into Surrey Quays Road 
from Lower Road (south) by June 2018.

• Southwark Council is developing proposals to improve the local highway network in 
and around Lower Road, between Evelyn Street and the Rotherhithe roundabout. 
The Council is expected to consult on the proposals in 2018, which would improve 
conditions for walking and cycling as well as vehicular access to and from the 
peninsula.

TfL and Southwark Council are joint sponsors of a 
Strategic Transport Study into movement issues 
and an improvement strategy for the Canada 
Water Opportunity Area.  The modelling work is 
close to completion and a report is due very soon. 
British Land has been actively involved in this STS 
process as it will inform the transport modelling 
and solutions for the Canada Water Masterplan 
development.
Arup is currently completing the transport 
assessment work to understand how to mitigate 
the Canada Water Development.  At this stage the 
modelling headlines are:

Public Transport
• There are forecasted increases in demand on 

Jubilee, Overground and local bus services.
• The STS shows that the opening of the 

Elizabeth line in December 2018 is expected to 
significantly relieve the pressure on the Jubilee 
line for some years. By 2031, growth, including 
that at Canada Water, will mean the Jubilee line 
will be congested during peak periods.

• In addition, the modelling also shows that at 
Canada Water Station the delivery of office 
space changes the flow of passengers, which 
improves the balance and may help with station 
operations. Further work is currently underway. . 

• Increases in the number of Jubilee line and 
Overground passengers as a result of the 
Masterplan are only a proportion of the wider 
projected background growth expected locally 
and across London.

• At Surrey Quays Station, the modelling shows 
that the station will play a greater role in serving 
the local area than it does at present, due in part 
to the Masterplan focusing commercial land uses 
towards the south of the site.

• On the buses, significant increases in 
passengers are expected and a range of new 
routes and improvements to existing routes have 
been tested in the models.  The CS4 designs 
are being reviewed to protect bus journey times, 
especially along Jamaica Road.

Roads
• The STS Modelling illustrates that whilst 

background traffic is projected to increase in the 
local area over the next 15 years, only some 
of the increase in trips can be attributed to the 
Masterplan. The impacts of the Masterplan on 
the highway are shown to be relatively localised 
to the Peninsula but local junction improvements 
will need to be made, for example, to enable the 
new Tesco Store and high street to connect to 
Redriff Road.

• The STS also shows that there is a strong shift 
to walking and cycling, and this should influence 
how we re-balance road space in the future.

Cycling and Walking
• Significant numbers of walking and cycling trips 

will also be generated by the Masterplan. These 
will benefit from the planned CS4, Quietway 14 
and the new Rotherhithe River Crossing.

• See ‘Routes & links’ board next to board 04 
for the Masterplan transport strategy and our 
emerging mitigation proposals.

TRANSPORT MODELLING & ASSESSMENT

EXTERNAL UPDATES (GLA / TFL / SOUTHWARK COUNCIL) MASTERPLAN UPDATES (BRITISH LAND)Transport & 
Movement
Updates  
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The transport strategy 
will set out specific 
approaches for how 
all types of transport 
will be addressed in 
the Masterplan. This 
board summarises 
the emerging strategy 
which will support the 
planning application.

Greenland Dock

Canada Water
Dock

British Land is 
developing a transport 
strategy for the site, 
including walking, 
cycling and bus 
routes. Throughout the 
Masterplan there is a 
focus on encouraging 
active lifestyles and 
health and wellbeing. 
The Masterplan 
design looks to deliver 
Healthy Streets 
by providing more 
facilities and routes for 
walking and cycling 
across the area /  
and linking into the 
wider area.

VISION/ STRATEGY  

As a number of transport workstreams are ongoing, this update gives an indication of the sorts of improvements being considered.

For a plan of key routes through 
the site please see ‘Routes & links’ 

board next to board 04 

• Electric vehicles
• Efficient freight and 

servicing 
• Prioritised walking and 

cycling
• Helping to enable viable  

alternatives to the car
• Efficient design of buildings 

and spaces
• Piloting future technologies

• Meet TfL’s Healthy Streets  
indicators - see board 08a

• Green & healthy environment
• Promote sport, play and a 

healthy, active lifestyle
• Smart building design 

to respond to future 
environmental conditions

• Streets & spaces that favour 
the pedestrian and cyclist

• Minimal vehicular  
through-routes

• Improve links to wider area
• Enhanced bus routes
• More reliable bus journeys
• New walking and cycle 

routes
• Safe routes to school

• Improve access to stations 
• Work with others to help 

reduce congestion at 
Canada Water and local 
stations

• Spread passenger demand 
at different times and in 
different directions of travel

PRINCIPLES

Low Carbon Future ConnectedAccessible to AllHealthy Streets

Transport & 
Movement
Emerging 
Strategy

• Support Transport for London (TfL) and Southwark 
Council through the Opportunity Area Strategic Forum to 
deliver committed transport improvements and secure 
funding from Government.

• Close liaison with TfL and Southwark Council to conclude 
the Strategic Transport Study and agree a strategy for 
transport improvements proportional to the expected 
impacts over the next 15 years, phased to match the 
expected development build out with appropriate triggers.

• Agreement of a car parking strategy to ensure appropriate 
long-term viability for the new retail and leisure areas, 
in addition to ensuring impacts are managed within the 
Masterplan area.

• Ongoing liaison with stakeholders to ensure the Transport 
Strategy is integrated with local initiatives.

• Finish the Transport Assessment analysis in order to 
support the planning applications in Spring 2018 for the 
Masterplan and first three detailed plots.

NEXT STEPS 

EMERGING CANADA WATER MASTERPLAN TRANSPORT STRATEGY  

Servicing  & 
Deliveries 
• Deliveries are proposed to be 

managed predominantly within 
new buildings or at basement level, 
contributing to improved street level 
conditions, safety, and operations.

• Broadgate Estates will manage 
the Masterplan area, working to 
reduce the number of deliveries 
through efficient stock purchase 
processes and other management 
consolidation.

• Local home delivery pilot will aslo be 
explored.

Parking 
• There are approximately 1,900 parking spaces on the 

Masterplan site at present.
• Despite significantly increasing the retail and leisure 

floorspace, the Masterplan proposes to reduce the 
number substantially.

• Town centre parking is proposed to be provided in a 
multi-storey car park at the end of the high street and 
in a basement under the new Tesco store.

• Parking levels need to ensure that parking is 
contained with the Masterplan.

• British Land is proposing mechanisms to encourage 
modal shift and changes to travel behaviour, the 
development of a sustainable transport fund and  
the potential for long term re-purposing of unused 
parking spaces.

• The car parking strategy is currently being discussed 
with the Greater London Authority (GLA), TfL and 
Southwark Council.

On the road  
• Southwark Council’s proposals for Lower Road aim to 

improve traffic flow and help air quality issues.

• The Masterplan is seeking to reduce car mode share 
to and from the peninsula significantly.

• The traffic impacts of the Masterplan are relatively 
localised and are only a small proportion of those of 
background growth.

• The Masterplan will deliver local junction 
improvements at the edges of the scheme and 
potential minor enhancements as required locally, e.g. 
the proposals envisage improved signalised junctions 
at both ends of the High Street and a new signalised 
junction with Surrey Quays Road to replace the 
existing mini-roundabout.

London Underground - Canada Water Station   
• The British Land development changes the balance of trips at Canada Water Station – with an increase in 

the proportion of inbound journeys in the AM
• More passengers get off trains/ tubes than get on, providing more space on departing trains 
• The Elizabeth line significantly relieves the number of journeys on Jubilee line trains for several years 
• TfL is reviewing possible mitigations to address existing conditions and background growth at Canada Water, 

supported by station design options

Buses 
• The British Land development is set to increase bus 

demand locally, particularly for access to new jobs.
• British Land is committed to supporting bus 

infrastructure in the Masterplan and enhancements 
to bus services to mitigate the projected masterplan 
demand.

• Modelling of the proposed British Land and TfL bus 
improvements leads to a significant increase in bus 
patronage, especially towards Canada Water and Old 
Kent Road.

• The new high street will provide significantly enhanced 
bus facilities and improved accessibility in the local 
area.

• Support TfL initiatives to improve journey times for 
buses from London Bridge to the site.

London Overground - Surrey Quays & Canada Water Station  
• British Land will support Surrey Quays Station improvements.
• A number of planned improvements should contribute to improved interchange and internal station operations at Canada 

Water, including the full opening of London Bridge this year, Crossrail opening and the proposed Bakerloo Line extension in 
2028/29.

• TfL is undertaking a feasibility study into Surrey Quays  Station, considering an additional entrance and internal 
improvements. It is also reviewing changes to Canada Water Station. Improvements will accelerate if TfL’s Productivity and 
Housing and Infrastructure Fund bids to Government are successful, announcement expected early 2018. 

• Southwark Council is reviewing connectivity and public realm improvements around Surrey Quays Station, as part of its 
Lower Road scheme.

Estate Management 
A series of improvements will be introduced 
to ensure that the Masterplan will operate 
efficiently, safely, and for the benefit of all site 
users. Key initiatives comprise:
• A high street without general car traffic, 

where only pedestrians and cyclists, buses 
and taxis will be allowed for most of the day.

• A coordinated approach to town centre car 
parking, with a new car park under Tesco’s 
new store and a multi-storey car park at the 
southern end of the new high street.

• A site-wide Travel Plan strategy to maximise 
the opportunity for trips by walking and cycling, 
maintaining low levels of car use and excellent 
connectivity to public transport services. 

Walking & Cycling 
• Masterplan proposes new 

pedestrian and cycling routes and 
facilities within the site, with high 
quality new public realm.

• British Land proposes new 
walking and cycling linkages and 
signage to connect with external 
routes and building design that 
supports cycle mode share.

• British Land is committed to 
support cycle hire facilities and 
town centre initiatives, e.g. cargo 
bikes and potentially introducing 
‘disrupters’ to the cycle hire 
market. 
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HOUSING STRATEGY

Local people need a whole range of different homes - this 
includes homes for rent or to buy, first homes or homes 
specially designed for older people and a range of different 
types of family home. There are a variety of housing types 
that are being considered by British Land, providing 
for a range of life stages and incomes, with London 
and local-first sales. Below we have summarised a 
number of housing products under consideration. 

HOMES TO RENT 
Southwark Target Rents: Affordable rented homes 
set at rents which are similar to social rent levels.  
These will include a range of types from 1 beds to  
family homes. 
London Living Rent: A new type of housing 
promoted by the Mayor of London. Rents are set to 
be affordable to people on median (average) local 
incomes. For some homes there is also the option to 
buy after a period of renting.
Discount Market Rent: Housing that is made 
available for rent at a level which is at least 20 per 
cent below local market rent, or in the case of these 
proposals 30 per cent for key workers.

Shared Accommodation: Homes aimed specifically 
at younger people who wish to move into a home of 
their own but are unable to afford rent for a 1 bed. 
Purpose-designed sharer homes offer a better quality 
option than converted flats and have benefits such 
as an en-suite bathroom for every bedroom, more 
generous shared areas and professional management.
Build to rent: Homes that have been specifically 
designed for renters, and are owned and professionally 
managed by one provider. The quality and service are 
much higher than in ‘buy to let’ units.  

Benefits include on-site maintenance to fix any 
problems, shared amenities such as roof gardens, 
gyms or social spaces and a concierge to receive 
online shopping deliveries.
Extra Care: Specialist designed independent living 
accommodation for those with care and support 
needs. This type of housing allows people to live 
independently and receive a range of levels of 
support and care as their needs change. Homes 
can be for affordable rent or for shared equity which 
allows people who own a home to buy a portion of a 
new property without the need to pay any rent on the 
remainder. 
Market Elderly: Accommodation designated  
for over 55’s, offering varying levels of care and  
support as required. Facilities such as shared lounge 
areas and help with cleaning or other needs can also 
be provided. 

HOMES TO BUY 
Discount Market Sale: A low cost home 
ownership product where a new build property is 
offered at a discounted price, typically around 60-
80% of market value.
Shared Ownership: Shared ownership allows 
someone to buy a share of a home (25% - 75%) and 
pay rent on the remaining share. The share can be 
increased over time (called “staircasing”), allowing 
full ownership of the home.
Market Sale: Homes that are sold on the open 
market. Purchasers may also be eligible for the 
government’s “Help to Buy” scheme which offers a 
40% loan towards the cost of the home, meaning 
that the purchaser only needs to find a 5% deposit.

British Land acknowledge the current Southwark Council 
policy to achieve 35% affordable housing and will agree the 
affordable housing level and tenure through the planning 
process. We are also working with Southwark Council on a 
strategy for local lettings through the Section 106 agreement, 
both for the affordable rented and intermediate for sale 
products. 

Living &  
Affordable 
Housing  
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As in the Old Kent Road Opportunity Area, Southwark Council 
will consult residents on a local lettings policy, to ensure local 
residents (living in the local area) benefit from access to new 
affordable homes. British Land is supportive of this in principle. 
We are also committed to market new homes for sale locally 
first, and exploring local resident priority.

Build to Rent | Get Living London, East VillageNightingale Estate, Hackney

PRECEDENT IMAGES / EXAMPLES

APPROACH TO HOUSING

AFFORDABLE HOUSING 

Encouraging healthy sustainable living with access to a 
wide range of high quality affordable homes for different life 
stages is a key aim of the Canada Water Masterplan. By 
growing the existing neighbourhood we will create a place of 
variety that connects with the existing local community and 
which encourages new social connections to be made.

The masterplan seeks to deliver up to 3,500 new homes, 
offering a variety of choice and providing a range of housing 
types, tenures, price points and sizes. Housing quality is a 
key priority of the Masterplan and the design team will  
be working to create new homes which are of exemplary 
design quality. 

LOCAL LETTINGS 

Encouraging healthy 
sustainable living with 
access to a range  
of high quality 
affordable homes 
based on local needs. 

Types of homes and tenures that will be considered as part of the Canada Water Masterplan to meet a range of needs. Indicative affordability levels have 
been calculated to give an idea of the range of incomes that each tenure would be suitable for.

Household income

£10,000 £20,000 £30,000 £40,000 £50,000 £60,000 £70,000 £80,000 £90,000+

Shared Ownership

Retirement (Shared Equity)Retirement (Rent)

Discount Market Sale

Market sale  
(with Help to Buy)Discount Market Rent

London Living RentShared Accommodation

Southwark Target Rents

WHAT ARE THE DIFFERENT TYPES OF HOUSING?



British Land is a long 
term investor and is 
committed to working 
with the community to 
ensure the Masterplan 
delivers a range of 
benefits for those who 
live, work and visit here, 
both now and in the 
future. 

It is vital that physical changes go hand in hand with long term social and economic benefits for those who 
live, work or spend time in the Canada Water area. This will create a better place for all, now and in the future.

We are working with Southwark Council to develop a Social Regeneration Charter setting out how the Masterplan will 
seek to address the social, economic and health priorities across the area. The charter encompasses everything from 
health, to employment and creating spaces which encourage social connections and will be embedded throughout 
the Masterplan from design to management. This is being developed at the moment and an outline of the focus areas 
is in the diagram below. This has been informed by ongoing work and many years of local input and discussion and 
we hope these reflect local ambitions for the Masterplan. The charter will form a tangible and accountable framework 
which sets out our intentions and approach to ensuring the Masterplan brings improvements to community quality of 
life, and that opportunities benefit the wider local community. We want your input at each step of the way and welcome 
comments on the outline charter.

CANADA WATER CHARTER 

Social 
Infrastructure 
& Legacy 
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Based on the illustrative scheme, the Masterplan 
would generate the following over 15 years.

This charter builds on the existing legacy strategy and the work already 
underway. It goes beyond the four legacy focus areas of eduction, 
employment, business and community to incorporate a broader focus on 
health and wellbeing.

Junior Docklands Football Club

How the site is managed
Part of the Master 

Development Agreement 
with Southwark Council 

(see board 01a)

Working with residents, 
occupiers and consultants

Delivery actions and initiatives 
secured in a variety of ways, 

such as the Section 106 
Agreement, CIL, planning 

conditions and more.

Charter ambition 
embedded in the planning 

documents

Securing & delivering

NEXT STEPS
We are currently in ‘stage 1’ of the process diagram (to 
the left). The priorities are in draft form and will continue 
to develop. We’ll be holding a topic session specifically on 
the charter shortly and are also starting to explore future 
governance arrangements.  Please register for direct 
updates.

As part of Stage 1 we have also commissioned Social Life, 
a social enterprise that undertakes community research, 
to establish local economic and social conditions in the 
local area. This will inform indicators that progress can be 
measured against and further develop how the Masterplan 
can help address local needs.  

STAGE 1
RESEARCH & UNDERSTANDING

Baseline conditions and indicators

Process
STAGE 2

STRATEGY & INITIATIVES
Set principles, targets, strategy and initial action plans

STAGE 3
ONGOING REVIEW & RECOMMENDATIONS

Review progress, transparent review  
outcomes and activity prioritised

VALUES
We recognise that priorities and ambitions will change as 
the place evolves, so we have established the following 
values which guide our approach to developing and 
delivering the charter aims.

Inclusive & 
collaborative

Flexible & 
responsive 
to needs

Empower 
people & grow 

capacity
Open & 

accountable

It is expected that there would be a regular review of the 
Masterplan’s success in delivering against the ambitions and 
values, with reporting and local discussion and involvement 
in the Charter’s priorities and initiatives.

LOCAL INVOLVEMENT

A place 
to learn & 

grow

Promote future skills growth, 
training and pathways; working 

with other developers and 
borough assets 

Strengthen and connect local 
education 

Support positive futures for 
young people 

Schools, organisations and 
businesses work together 

to support people of all 
ages to learn; creating 

pathways to employment 
and growing potential

A place 
to belong

Support access to diverse 
housing mix, and use of spaces 

Enhance community 
infrastructure, consider  smart 
tech to connect businesses, 

residents and visitors

Enable understanding of local 
cultures and heritage e.g 
through events and art

Liveable and  inclusive 
places bring people 

together, supporting a more 
connected and resilient 

community that celebrates 
local heritage and cultures

A place 
to connect 
and work

Foster local access to 
enterprise and quality 

employment opportunities

Enable a varied retail and 
workspace mix, reflecting local 

diversity

Support local businesses 
through developing networks 

and capacity

Local businesses old 
and new, large and small, 
thrive side by side with 
empowered  residents, 

accessing the opportunities 
created. 

A place 
to be happy 
& healthy

Enhance quality of local nature 
and access to it

Design for social connection 
and healthy, active living

Enhance resources for health 
and care 

People enjoy a healthier, 
happier quality of life in a 

place that connects them to 
other people, to nature and 

to active living.

Revenue for 
Local Services

C. £3.5m
COUNCIL TAX  

C. £60m
BUSINESS RATES    

PER ANNUM - ARISING FROM 
DEVELOPMENT ONCE COMPLETE 

£

New Homes Bonus

C. £19m 
GENERATED OVER FOUR YEARS 

£

1,000s of  
construction jobs

INCLUDING APPRENTICESHIPS 
& TRAINING

Major new 
Employment 

Centre 

C. 20,000 JOBS
ACROSS WORKSPACE, RETAIL, 

LEISURE, MANAGEMENT  
& MORE

Community 
Infrastructure 

Levy 

C. £94m
OVER THE ENTIRE COURSE OF 

THE DEVELOPMENT

CIL

Ambitions



The Masterplan construction will result in thousands of 
construction jobs being created, while the office and retail 
would be home to around 20,000 roles across a wide 
range of sectors once completed. The Masterplan will 
also create many hundred apprenticeships and training 
opportunities in construction and end use. Our aim is to 
ensure the local community is able to take advantage 
of the employment and training opportunities created, 
prioritising access to these and supporting those who may 
need more help in achieving this. 

We intend to do this through specific programmes and 
initiatives which support people into employment, and 
progression across all levels and the types of opportunity 
generated. In many cases we don’t yet know what the type 
of employment may be, so we will need to be responsive to 
different needs in order to maximise the local employment 
benefit from the project. 

We have already delivered such programmes in the local 
area, with 15 Southwark residents aged 16-24 completing 
our Bright Lights training at Surrey Quays Shopping Centre 
in November 2017. The course included five weeks of 
employability training and work experience placements with 
shopping centre retailers with two thirds now either in work, 
or training.

The Canada Water Masterplan provides an opportunity to 
realise Southwark Council’s aim of a new Leisure Centre for 
Canada Water. The Council is committed to providing quality 
leisure facilities that encourage and make it easier for people in 
the community to be more physically active. 

Southwark Council has provided a brief for the new facility and 
asked British Land to explore potential locations within the town 
centre. Based on feedback received to consultation in 2016 and 
May 2017, Plot A2 has been selected as the preferred site for 
the Leisure Centre. The brief below can be accommodated in 
the A2 building (see board 13). 

EXISTING SEVEN 
ISLANDS FACILITIES:

BRIEF FOR NEW LEISURE 
CENTRE FACILITIES:

• 60 station gym • 150 station gym

• Exercise studio • 2 exercise studios
• Spinning studio • Spinning studio

• 6 lane, 33 m  
swimming pool

• 8 lane, 25 m  
swimming pool

• Learner pool (disused) • Learner pool with 
adjustable floor depth 
and water confidence 
area for children

• Assembly hall (220m2) • 4 court size sports 
hall (approx. 750 m2) 
to accommodate 
badminton, basketball, 
cricket, football, 
gymnastics, handball, 
hockey, netball, and 
volleyball, and other 
activities

• Soft play area for 
children

• Cafe

We support activities which bring the community and 
businesses together to continue to grow connections and 
support a more connected and resilient community that 
shares its heritage and culture. British Land has a Canada 
Water Community Investment Committee that  meets to 
review potential projects and funding.

Time and Talents has been using the CWM Hub at Surrey 
Quays Shopping Centre to bring the space to life when it 
is not being used for masterplan consultation. To date they 
have hosted a wide variety of events, including crafting 
workshops, family activities and community parties, as well 
as renting the space to third parties to deliver community 
activities in line with their ethos and aims.

We also support a number of smaller projects and 
community-led initiatives, including the Rotherhithe Festival 
and the Peter Hills Primary School and St. John’s Primary 
School summer fairs. We also sponsor Docklands Junior 
Football Club, among others. 

We are developing a cultural strategy which will also inform 
our approach to incorporating the area’s heritage and 
cultural opportunities from community projects to public art 
and much more in the Masterplan and surrounding area 
(see board 05 for more information). 

EMPLOYMENT, SKILLS & TRAINING 

COMMUNITY 

LEISURE CENTRE 

Supporting the local businesses of today and tomorrow is 
also key to ensuring a thriving local economy in and around 
the Masterplan where the different businesses complement 
each other, and work together. We’re already piloting ways 
of doing this for example:

• Start Up and Thrive programme run by Tree Shepherd 
aims to encourage and support start-ups and 
entrepreneurs from the local area through the Start Your 
Own Enterprise 10 week training programmes, and 
ongoing business clinics with experienced mentors to 
support start-ups every step of the way.

• We’ve also been working on projects to promote and 
generate footfall for our local high streets, such as the 
Musicity events in September 2017 and Printworks events. 

Please ask a team member if you would like more 
information on these initiatives

 LOCAL BUSINESS 

The ambition is to strengthen the local education offer. British 
Land is working with stakeholders to ensure the Masterplan 
supports education facilities through several options: 

• Primary Education: Southwark Council’s preference is to 
expand existing schools in the local area, not to build a new 
one. The planning application will look to offer financial support 
to Southwark Council to expand an existing school or provide a 
school on site if priorities or circumstances change.  

• Secondary Education: The Masterplan includes provision of a 
new sixth form college on site. This space could accommodate 
an existing local sixth form allowing the lower school to expand, 
and putting education and links to employment at the heart of 
the Masterplan.  

• Higher Education: There remains an aspiration for 
higher education within the Canada Water Masterplan and 
conversations are ongoing with different universities about 
being accommodated within the Canada Water Masterplan.

SCHOOL & HIGHER EDUCATION PROVISION 

British Land is working with Southwark Council’s Public Health 
team and Clinical Commissioning Group (CCG) to ensure 
the health needs of the existing and future population are fully 
considered. 

• The CCG has indicated that up to 2,000 sqm of floorspace 
for a potential health hub could be required to meet the wider 
strategic needs of the Canada Water area. The community 
floorspace within the Masterplan could include a new health 
centre.

• A flexible approach has been developed to ensure that the 
timing and delivery can fit the demand for healthcare and the 
future funding scenarios. 

• Various locations within the Masterplan have been tested 
to ensure suitability to deliver the CCG’s requirements. This 
flexible approach allows for on-site provision in a number 
of locations or financial contributions to support the CCG’s 
strategic delivery plan. This is in line with the NHS’s evolving 
estates strategy.

However, the Masterplan’s approach is about much more than 
just potential health centre provision. We are working with 
Southwark Council Public Health, the CCG and others on what 
we can do to ensure the Masterplan plays a role in improving 
local health (both physical and mental), thus allowing more 
residents to access the benefits of the changes. The Masterplan 
aims to improve the health and wellbeing of those in and around 
it by building ‘active living’ into the plans (e.g. through safe and 
active walking routes), social interaction and access to nature. 

HEALTH INFRASTRUCTURE  
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Bright Lights Retail Training 

Tree Shepherd Graduation, November 2017

View of possible Leisure Centre entrance  
(from Dock Office courtyard)

Inside view of possible Leisure Centre

See boards 13 and 10a for 
more information on the 
Leisure Centre and Plot A2    



FIRST DETAILED PLOTS - OVERVIEW

The first detailed buildings of the Masterplan include Plots 
A1 and A2 to the western edge of Canada Water and 
Plot K1 on Roberts Close (see map above). Ecological 
enhancements to the western edge of Canada Water 
Dock and a new pedestrian connection to Lower 
Road will also be provided. The ambition is to deliver a 
significant number of buildings to create a unique and 
distinctive addition to the area. 

These plots were chosen in order to provide a balanced 
mix of uses early on, bringing a significant number 
of new homes, jobs, public amenities and a potential 
new Leisure Centre to the area. They also enable the 
continued operation of the Surrey Quays Shopping 
Centre, with minimal disruption to accessibility for people 
in the local area.

Together, the first detailed Plots (A1, A2, K1) will provide:

269 new homes (including affordable housing 
across a range of tenures) 

c.285,000 sqft workspace

Potential Leisure Centre 

New shops and places to eat & drink

Improved wetland habitat in  
Canada Water Dock

Enhanced dock office courtyard  
& community square 

New link to Lower Road and re-landscaped 
High Street along the western dock edge

Relocated petrol filling station

CONSTRUCTION

Timescale
Subject to planning approval in Autumn 2018, 
construction of the first detailed plots could start in 
Spring 2019; with the first buildings being in use in 
2022 (target date).

Maintaining access
There is an ambition to retain the route between 
Canada Water Station and the shopping centre, 
along the western edge of the dock.

Link to the dock
The intention is to deliver wetlands improvements 
on the western edge of Canada Water Dock 
alongside the first detailed plots (more details 
on board 07). The dock crossing and southern 
edge improvements would then follow alongside 
development of the plots to the south of the dock. 

Keeping in touch
British Land will continue to involve and keep the 
local community updated throughout construction. 
This will include a dedicated point of contact, 
potential construction liaison group and a 
telephone hotline in order to ensure appropriate 
action is taken quickly on any issues raised.

Construction management
All contractors will be required to adhere to the 
Considerate Constructors Scheme. A dedicated 
Construction Management Plan will include a wide 
range of measures to minimise any disruption 
during construction. Below is a list of some of  
the key aspects. 
• Set working hours.
• Regular road sweeping and good site 

housekeeping.
• Specialist equipment and techniques to 

minimise noise.
• On-site CCTV and security.
• Freephone point of contact.
• Air quality and vibration monitoring. 

Construction traffic
Construction traffic management measures will be 
implemented as agreed with Southwark Council 
and TfL. All contractors will be required to follow set 
routes to and from the site, developed to ensure 
suitable access that minimises the impact as far as 
possible on the existing highway network.

Temporary uses
British Land is also exploring whether additional 
temporary retail and leisure uses could be 
delivered alongside the first detailed plots, 
including provision for young people.
To allow the building of Plot A2, the Tesco petrol 
filling station will move temporarily to a new 
location on-site near to Surrey Quays Station. It 
will then be moved to its final location - see board 
04  for location details.

PLOTS A1 & A2: JOINED-UP PUBLIC SPACES

Western dock edge 
Plot A1 and A2 buildings provide the active uses and setting for the 
high street and a generous civic space at the dock edge.

British Land will 
be submitting an 
application for the first 
detailed buildings of the 
Masterplan in Spring 
2018.
This will be together 
with the outline 
application for the rest 
of the Masterplan area. 
The first detailed 
buildings will set the 
standard of high quality 
design, and active 
space at the gateway to 
the new high street.

First Detailed Plots
Overview & 
construction
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See viewpoint 1 (above) 1

Dock office courtyard & community square 
Plots A1 and A2 integrate the existing Grade II listed Dock Office building.  
The courtyard is enhanced to create a new community square.

See viewpoint 2 (above) 2

A2: Leisure Centre Entrance

New pedestrian & cycle link to Lower Road

A2: Office entrance

A1: entrance 
A semi-public covered space that connects the high 
street and Dock Office Courtyard. With cafe spaces 
and informal break out areas for the office above

Ecological enhancements to 
the dock edge  
(see Board 07)

2

1

= retail &  places to eat & drink
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High street

Canada Water Dock

LOCATION & USE

A1

A2

A1: shops, food & 
drink, workspace 
and homes

A2. shops, food & 
drink, workspace 
and the proposed 
new Leisure Centre 

K1: homes

K1

Ecological 
enhancements 
to the dock edge

N

Quebec Way

Surrey Quays Road
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Canada Water
Dock

Redriff Road

Russia Dock 
Woodland



This mixed-use building 
incorporates shops, 
food and drink and 
offices within six 
storeys, and 186 homes 
within a 35 storey 
landmark building.

First Detailed Plots
Plot A1
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MATERIALITY & DESIGN DETAIL

Located at the edge of the Masterplan, Plot A1 links the small grain of 
existing buildings and the larger scale of proposed blocks within the 
Masterplan. The plot is broken down into a composition of buildings, 
with smaller scale elements facing the west and south to respond to 
its immediate context. Top floors are set back, respecting the scale of 
adjacent buildings, in particular the Dock Office provides roof terraces 
for the office occupiers. The building’s fragmented mass generates 
a number of open spaces with different characters within the public 
realm. 

Plot A1 is in close proximity to surrounding properties. Over the 
summer we sent invitations to immediate neighbours and visited the 
homes of all those who responded in order to meet them, discuss the 
plans, and hear their views. More detailed sessions are being held to 
listen to their views.

Wind impacts and daylight/shadow assessments have also helped 
inform the design of the building to minimise impact. More information 
on these assessments can be found in the supporting booklet for 
board 06. 

NEIGHBOURS & CONNECTION WITH HISTORIC DOCK OFFICES

USING THE ROOFS

A1 DESIGN

Sustainability targets (see board 06 supporting booklet  for further definitions):

• Office: BREEAM – ‘Excellent’ rating 
• Retail: BREEAM – ‘Very Good’ rating
• Residential: Home Quality Mark - ‘3 Star’ rating

Energy: Highly efficient ‘Be Lean, Be Clean, Be Green’ 
strategy comprising Water Source Heat Pump, natural gas 
boilers and photovoltaic panels.
Car parking: Car-free
Cycle parking: 496 spaces (Office 204; Retail 8; Residential 284)
Designed to prevailing building regulations.

Plot A1 is composed as a group of buildings, with a smaller scale front facing the emerging High Street. 
The taller element clusters with existing tall buildings and offers the opportunity to create a landmark 
design at the top of the High Street. Plot A1 sits in near proximity to the station within a high PTAL 
(Public Transport Accessibility Level) area. Plot A1 respects the protected viewing corridor between 
Greenwich and St Paul’s, with the taller elements outside it. 

A family of buildings
The mass of the taller element is articulated 
to read as three individual towers, each with 
distinct individual character, materiality and 
composition of façade. This enables the 
perception of a family of buildings, breaking 
down the mass and accentuating more elegant 
and slender proportions. 

DESIGN CONSIDERATIONS

1

2

A1
4

3

N
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The roof space 
will be used to 
provide amenity 
space for residents 
and ‘greening’ of 
the building. A 
landscape design 
and mix of spaces 
for play, gardens, 
seating and 
lookouts. All set out 
with localised wind 
protection to make 
the spaces usable 
for most parts of 
the year. 

The Plot A1 building is designed by Allies and 
Morrison and overlooks the revitalised Canada 
Water Dock. It is near the tube station and library. 
This mixed-use building incorporates shops, food 
and drink and offices within six storeys, and 186 
homes within a 35 storey tower. 
Plot A1 includes the courtyard of the original Dock 
Offices (see board 11 for more information). It 
also incorporates a new landmark building that 
will be of outstanding design quality. 
Feedback from previous consultation has 
informed the design of a modern building that 
takes inspiration from the local heritage and 
materiality, and it is respectful of its context (the 
mass steps down towards the Grade II listed 
Dock Office Building). The Plot A1 building 
provides:

• Workspace: c.115,000 sq ft
• Living: 186 homes within a 35 storey tower, 

wrapping up and over the office space 
• Shops, food & drink: c.11,600 sq ft

OVERVIEW

High street 

(overlooking Canada 

Water Dock)

Su
rre

y 
Qu

ay
s 

Ro
ad

3D diagram of uses

Living

Workspace

Workspace entrance & semi-public 
covered space with cafés

Shops / food & drink

Other / back of house

Residential 
entrance

Service 
access

Secondary 
office entrance

Dock Office 
Courtyard

Residential 
entrance

Main office 
entrance

Ground floor uses

Main office 
entrance

N

LIVING

WORKSPACE

SHOPS/ FOOD & DRINK

RESIDENTIAL ENTRANCE

OFFICE MAIN
ENTRANCE

OFFICE 
SECONDARY ENTRANCE

View from the Dock Office Courtyard (see viewpoint 4, left) Brick detailing

Use of metal & hints of colourWarehouse reference, repetition of windows

Use of brick, varied & 
warm tones

View south-west from Canada Water Station 
(see viewpoint 2, left)

View looking west towards Plot A1 (and A2), over Canada Water Dock  (see viewpoint 1 above)

View north from the new high street  
(see viewpoint 3, left)

High street 

http://www.canadawatermasterplan.com/wp-content/uploads/2018/01/2158-Phase-1-A1.pdf


Designed by Allies & Morrison and inspired by the historic Deal Sheds that 
once lined the Surrey Docks, Plot A2 creates a new twist on an old form. 
With wellbeing at its heart, the building’s distinctive pitched roof steel structure 
houses offices on the upper levels, with the ground and below ground levels 
providing the option to accommodate a new public (Southwark Council) 
Leisure Centre along with town centre retail. Plot A2 is six stories high at the 
High Street, stepping down to five stories towards Lower Road. Generous 
warehouse-like spaces open onto wide planted balconies overlooking 
Canada Water Dock.
Plot A2 is proposed to provide space for:

• Workspace: c.170,000 sq ft of open, flexible workspace on upper levels
• Shops, food & drink: c.12,000 sq ft of shops and restaurants at ground 

level, bringing life and activity to Deal Porter’s Way
• Leisure Centre: The option to accommodate a c.60,000 sq ft new public 

(Southwark Council) Leisure Centre facing the Dock Office Courtyard 
(more information on board 10a)

Feedback from consultation has been a key factor in the distinctive heritage 
reference and use of materials. In the May 2017 consultation, this was the 
preferred location in the Masterplan for a replacement Leisure Centre for 
Southwark Council. The entrance to the Leisure Centre would face onto the 
newly landscaped Dock Office Courtyard. It would also be accessed by a 
new pedestrian link to Lower Road (see board 11 for more information on 
the public spaces between Plots A1 and A2). 

OVERVIEW

Inspired by the historic 
Deal Sheds of its 
dockside setting, 
this building provides 
workspace, town 
centre retail / food and 
drink and a potential 
new Leisure Centre.

First Detailed Plots
Plot A2
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The Design Team is aware the Plot A2 building is in close proximity to site neighbours and discussions have already been held 
with immediate neighbours during the summer. More dedicated sessions are being held to listen to their views. Plot A2 has been 
designed to step-down to, and away-from neighbours; minimising impacts on their light and overlooking. Where the building faces 
neighbouring residents, uses are daytime only (office) and/or parts of the Leisure Centre that will not overlook residents. Proposals 
include significant planting and greening to make a pleasant outlook and further ensure privacy.

Facing the High Street, Plot A2 opens up with shops / food 
and drink sheltered under a 6m high colonnade. A welcoming 
double-height reception hall with cafe and work tables 
provides flexible space for the building users as well as 
guests, visitors and the public.

MATERIALITY & DESIGN DETAIL

Roof profile allows better 
light into the building

DESIGN CONSIDERATIONS

Sustainability targets (see board 06 supporting booklet for 
further definitions)

• Office: BREEAM – ‘Excellent’ rating
• Retail and Leisure Centre: BREEAM – ‘Very Good’ 

rating
Energy: Highly efficient ‘Be Lean, Be Clean, Be Green’ 
strategy comprising Heat Recovery, Solar Thermal Hot 
Water, Photovoltaics and gas-fired boilers.
Car parking: 4. disabled bays for the Leisure Centre, 
as well as a coach drop-off
Cycle parking: 270 long-stay office users,  
70 Leisure Centre users and 25 for retail users / 
short stay office users
Designed to prevailing building regulations.

Space for a  
Leisure Centre
At the May 2017 consultation, Plot 
A2 was the locally preferred location 
within the Masterplan for the Leisure 
Centre.  British Land has therefore 
worked with Southwark Council  to 
design the A2 building so it can 
accommodate a Leisure Centre to 
meet the Southwark Council brief 
requirements.
Southwark Council’s brief requires 
an 8 lane 25m swimming pool, a 
learner pool, gym, exercise studios, 
sports courts, soft play area and 
cafe. Further details can be found on 
board 10a. 
The final decision on a location for 
the Leisure Centre will be made by 
Southwark Council.

Connected &  
iconic spaces
The Leisure Centre entrance opens 
onto a community square, the Dock 
Office courtyard, with space for play 
areas, community activities and 
events. It is directly connected to 
Canada Water Dock and Southwark 
park, as well as to Lower Road and 
Canada Water Station.

N
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View looking east towards Plot A2 and proposed 
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Twisted iron frames - texture, 
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warehouse roof structure and 
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LEISURE CENTRE NEIGHBOURS

INSIDE-OUT SPACES
View inside Leisure Centre 
entrance
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Leisure Centre entrance (see viewpoint 2, left)
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Plan Section looking east
 View from Hothfield Place  
(see viewpoint 4, left)

Workspace entrance

Dock Office 
Courtyard

Hi
gh

 s
tre

et

New pedestrian link to Lower 
Road & Southwark Park

Service accessHothfield Place
N

Plan of Plot A2 - ground floor uses
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VIEWS

Designed by Duggan Morris 
Architects, Plot K1 is an 83 
home residential building on 
Roberts Close next to Russia 
Dock Woodland. It is also in 
close proximity to Stave Hill 
Ecological Park, Alfred Salter 
Primary School, St Johns 
Catholic Primary School and 
Our Lady of the Immaculate 
Conception Catholic Church.
The main building opens out 
towards the woodland boundary 
with a generous 20m wide 
courtyard. The building’s height 
steps down from Roberts Close 
towards the woodland. At 5-6 
storeys it aligns with the recently 
completed Quebec Quarter and 
adjacent London Square building 
which is under construction. 
An innovative and elegant 
gallery provides access to the 
interior face of the courtyard, 
allowing 100% of the homes to 
be dual aspect.

COURTYARD
• The internal courtyard is a shared resident garden with 

playspace and a soft boundary that provides a visual ‘green’ 
link with Russia Dock Woodland (see fig. 1 below, left).

• A gallery overlooks the courtyard and incorporates outdoor 
covered space under a colonnade with views to the 
woodland. This includes private outdoor amenity space (see 
fig. 3 below).

• The materiality of the courtyard contrasts the outer edges 
with light-coloured masonry and soft textures. The courtyard 
gallery is a domestic lightweight metal deck structure.

LINKING WITH SURROUNDINGS
• The external sides of the building reference local 

houses and the use of brick in the immediate area.
• Materials include a range of bricks with warmer and 

darker tones.
• Projecting balconies help to break down the building 

facade, and also highlight the two entrances  
(see fig. 2 below).

• Loggias on external corners benefit from views and 
soften the corners (see fig. 2 below).

OVERVIEW

A modern residential 
building next to Russia 
Dock Woodland.

First Detailed Plots
Plot K1
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MATERIALITY & DESIGN DETAIL

NEIGHBOURS

DESIGN CONSIDERATIONS

Russia Dock Woodland is a key neighbour. The designs 
include an open courtyard that faces towards the woodland. 
This residential garden will be planted with native tree 
species. The proposal keeps the building line established by 
the adjacent London Square, the main entrances are from 
the tree lined street edge on Roberts Way. Heights are in-
line with neighbouring London Square and Quebec Quarter; 
and step-down towards Russia Dock Woodland.

Efficiency: Excellent insulation reducing heat losses 
in the winter and dual aspect layouts maximising cross 
ventilation in the summer.
Energy: Innovative use of heat pumps boosts energy efficiency.
Car parking: Car-free development, with the only parking 
being 5 disabled spaces on site.
Cycle parking: 139 long-stay bike stands - circa 80 
sheffield stands, 30 double stacked and 3 roadside visitor 
stands.
Designed to prevailing building regulations.
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TECHNICAL ISSUES  |  REFERENCE SHEET


PLEASE RETURN THIS REFERENCE 
SHEET FOR EVERYONE TO USE. 


All information will be available at 
www.canadawatermasterplan.com 


SUSTAINABILITY


BUILDING SUSTAINABILITY TARGETS 
BREEAM (Building Research Establishment 
Environmental Assessment Method), is the world’s 
longest established method of assessing, rating, 
and certifying the sustainability of buildings.


The Masterplan will aim to achieve the following 
standards in all non-residential buildings:
•	 Commercial buildings: Excellent
•	 Retail: Very Good
BREEAM standard guidance:
•	 Outstanding: Less than top 1% of UK new 


non-domestic buildings (innovator)
•	 Excellent: Top 10% of UK new non-domestic 


buildings (best practice)
•	 Very Good: Top 25% of UK new non-domestic 


buildings (advanced good practice)
•	 Good: Top 50% of UK new non-domestic 


buildings (intermediate good practice)
•	 Pass: Top 75% of UK new non-domestic 


buildings (standard good practice)


For residential buildings, the assessment of 
sustainability uses a 5-level scoring system 
(1=low, 5=high). This is a simple comparative 
measure of the overall quality and performance 
of a new build home. The Masterplan will seek to 
achieve Quality Mark Level 3 with an aspiration to 
level 4 in all homes across the Masterplan.


GIA have been appointed to act as the daylight 
and sunlight consultants for the Canada Water 
Masterplan. Their involvement considers the impact 
on neighbours as well as within the Masterplan itself. 
All assessments are in accordance with planning 
policy and are primarily focussed on the advice 
given within BRE (Building Research Establishment) 
Guidelines.


The level of daylight and sunlight experienced 
by our neighbours has been a key consideration 
in the design evolution of the Masterplan. This is 
evidenced in how the massing is stepped back away 
from the edges where there are direct neighbours to 
the site. This is most notable along the Lower Road 
boundary of the site but is continued throughout the 
whole masterplan.


With regard to the internal layout, careful 
consideration has also been undertaken to maximise 
daylight	and	sunlight	levels	in	the	first	detailed	
buildings across the Masterplan plots. For the plots 
within the outline masterplan, analysis has been 
undertaken to identify any potentially problematic 
areas and designs have then been amended 
accordingly and covered in the design guidelines. 


Careful consideration has also been given to 
overshadowing to ensure that the new public 
amenity spaces will receive adequate levels of 
sunlight, making them attractive spaces for the 
public to use at key times throughout the year.


The impacts to neighbours will be summarised 
within the Environmental Statement chapter which 
will be submitted with the planning application and 
compared to the guidance offered within the BRE 
Guidelines. Internal assessments will be submitted 
for	the	first	detailed	plots	only	and	the	outline	plots	
will be dealt with at Reserved Matters stage.
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MICRO-CLIMATE: DAYLIGHT & SHADOW 


SHADOW PATH (CUMULATIVE MARCH & JUNE) 


 MARCH  JUNE 


 MARCH | 12 NOON  JUNE | 12 NOON


 JUNE | 3PM MARCH | 3PM


 JUNE | 6PM MARCH | 5PM
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PLEASE SEE OVERLEAF FOR SUMMER & 
WINDIEST (WINTER) RESULTS 


MICRO-CLIMATE: WIND 


Context


The meteorological data for the area shows 
prevailing winds from the south-west throughout 
the year. This is typical for many areas of southern 
England. There is a secondary peak of cold north 
easterly winds, especially during the spring.


Wind tunnel testing of the existing site uses 30 
years of meteorological data for London and has 
noted a generally calm environment across the 
site with elevated wind speeds to the north of the 
Printworks and around Canada Water Library. The 
wind environment recorded around the library is 
generally windier than the surrounding local area, 
with conditions here likely to be perceived as 
windy and a nuisance by comparison.


Wind Level Benchmarking


The suitability of wind conditions in the urban 
environment are assessed using the ‘Lawson 
Comfort Criteria.’ This is a nationally accepted 
method to determine the comfort level at ground 
and elevated levels, at different locations. It has 
been used across the Masterplan to test expected 
wind speeds and frequency, and categorises 
locations as appropriate for different activities:


•	 Sitting


•	 Standing or Entrance Locations


•	 Leisure walking


•	 Business Walking


•	 Car Park or Roadway


Generally, for a mixed-use development, the 
target conditions are:


•	 Leisure walking use or calmer throughout the 
year on pedestrian thoroughfares;


•	 Standing / entrance conditions at main 
entrances, drop off areas or taxi ranks, and 


bus stops throughout the year; and


•	 Sitting conditions at outdoor seating and 
amenity areas during the summer season 
when these areas are more likely to be 
frequently used by pedestrians.


Wind tests


Consultants RWDI have carried out wind 
microclimate tests and research to inform design 
development. Wind tunnel tests used a 1:400 
scale model of the Masterplan with no soft 
landscaping (such as trees) in order to obtain 
a worst-case set of results (by comparison the 
detailed models in the exhibition are 1:250 scale).  


Analysis was conducted for the windiest season 
results (generally winter in the UK) and those for 
the summer season, when pedestrian activity 
generally requires ‘calmer’ wind conditions.


Data was acquired at 493 probes placed 
throughout the development model. Conditions at 
numerous off-site locations were also measured. 


Summary of results


Detailed plots
Wind assessments for the detailed plots (A1, A2 & 
K1) include detailed aspects of the building designs 
which can impact wind speeds on the ground. The 
wind conditions around the first detailed plots are 
generally considered acceptable for the intended 
uses. The exceptions to this being windier than 
desired conditions for one entrance into Plot A1, a 
few of the ground level seating areas and isolated 
instances in above ground level amenity areas of 
Plot A1. 
Wind tunnel testing in these areas will continue to 
develop and the building design and landscaping will 
be changed to mitigate these wind issues. Changes 
being considered include localised landscaping 
or screening with pergola structures as part of the 
landscape design.


Overall Masterplan (outline designs)
The wider masterplan is based on the general 
building massing and maximum parameters. Building 
details and further wind mitigation will be included in 
the detailed design of each plot as it comes forward 
in future phases. This means that the results are 
likely to improve from those shown here as further 
wind testing is carried out alongside the detailed 
design of each plot.
During the windiest (winter) season suitable uses 
range from sitting through to business walking. 
Windier than desired conditions are  predicted at 
receptor locations 24, 25 and 26 (marked on wind 
test maps overleaf and would require mitigation. 
All other thoroughfare areas have the required 
wind conditions. All entrances into the proposed 
development are suitable for their intended use.
During the summer season, the majority of the 
ground level areas have sitting or standing/entrance 
use wind conditions, with isolated leisure walking 
conditions at two locations. Ground level seating 
areas will be located where sitting wind conditions 
are predicted.


Image of Wind Tunnel Testing 


2 of 15







TECHNICAL ISSUES  |  REFERENCE SHEET
PLEASE RETURN THIS REFERENCE SHEET FOR EVERYONE TO USE 


All information will be available at www.CanadaWaterMasterplan.com 


MICRO-CLIMATE: WIND ASSESSMENT  
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Configuration 5: Detailed Elements (A1, A2 + K1) with Outline Max Parameter Masterplan and cumulative surrounding buildings


 SUMMER 
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Please see plans showing ‘Configuration 5’ which 
shows	the	first	detailed	plots	with	outline	masterplan	
massing and cumulative surrounding buildings.


In this scenario the Canada Water Library Plaza is calmer 
(when compared to the baseline condition) as a result of 
the shelter provided by the proposed development and 
cumulative surrounding buildings. 
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MICRO-CLIMATE: WIND ASSESSMENT  


Please see plans showing ‘Configuration 5’ which 
shows	the	first	detailed	plots	with	outline	masterplan	
massing and cumulative surrounding buildings.


In this scenario the Canada Water Library Plaza is calmer 
(when compared to the baseline condition) as a result of 
the shelter provided by the proposed development and 
cumulative surrounding buildings. 
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Configuration 5: Detailed Elements (A1, A2 + K1) with Outline Max Parameter Masterplan and cumulative surrounding buildings


 WINDIEST (WINTER)  
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MICRO-CLIMATE: AIR QUALITY 


Context


Air quality in the area surrounding the site is 
predominately	influenced	by	emissions	from	
road	traffic,	with	a	number	of	busy	roads	passing	
close to the site boundary. Southwark Council, 
as with most London Boroughs, has declared 
the northern part of the borough an Air Quality 
Management Area (AQMA) due to emissions from 
road	traffic.	This	AQMA	extends	from	Rotherhithe	
to Walworth and Camberwell and up to the 
boundary on the River Thames. The Site is located 
within this AQMA. In addition to the AQMA, 
Lower Road (near Surrey Quays Station) has been 
identified	as	an	Air	Quality	Focus	Area	(AQFA).


In addition, Greater London Authority (GLA) 
consultation is currently being undertaken on 
extending the Ultra Low Emission Zone (ULEZ) 
to include the area between the North and South 
Circular roads. 


Studies


A 12-month ‘diffusion tube study’ is currently 
taking place. This is an effective method for 
collecting	site	specific	air	quality	data	in	order	
to give an indication of average air pollutant 
concentrations. The method consists of a 
tube with an appropriate absorbent material at 
one end, mounted on to street furniture. The 
concentrations of pollutants are then analysed in 
a laboratory. Setting up a series of diffusion tubes 
over a long period of time will provide a clear 
picture of existing air quality across the entire 
site and a robust baseline for modelling future 
scenarios.


Specialists have also undertaken an interim air 
quality modelling assessment to help identify 
potential areas of poor air quality within the 
Masterplan so that measures can be taken to 
ensure appropriate levels are reached across the 
site.


Approach


The ambitions of the Canada Water Masterplan 
are:


•	 For the development to provide measures that 
will	have	a	positive	and	beneficial	effect	on	
local air quality and human health;


•	 For the development to be Air Quality Neutral; 
and


•	 For all new homes to be provided with clean 
air to meet relevant Air Quality Limit Values and 
Objectives


The proposals use design solutions to prevent 
or minimise increased exposure to existing air 
pollution.


Demolition and construction


•	 The Construction Management Plan and 
subsequent Construction Environmental 
Management Plans will include a range of 
measures such as dust suppression, hoardings 
and ongoing air quality monitoring;


•	 All construction plant will adhere to the 
emissions standards set out in the London 
Plan;


•	 All	construction	traffic	logistics	will	be	agreed	
with Southwark Council;


•	 Avoidance, or limited use, of roads during 
peak hours, where possible; and


•	 Dust monitoring is to be agreed with 
Southwark Council and will be undertaken 
prior to and throughout the demolition and 
construction works.


•	 The Construction Management Plan and 
subsequent Construction Environmental 
Management Plans will include a range of 
measures such as dust suppression, hoardings 
and ongoing air quality monitoring;


•	 All construction plant will adhere to the 
emissions standards set out in the London 
Plan;


Design of the development


•	 The site wide energy strategy explored a 
number of possible options as noted in the 
energy section.  The air quality impact of these 
has been tested.  


•	 Options for site wide CHP are being explored 
in the design of the Masterplan and the option 
to include this energy solution is being sought 
as part of the planning application.  However, 
other sources, including ground and air source 
heat pumps, are also being investigated to 
identify the most effective solution for the 
Masterplan while minimising emissions to the 
air;


•	 Low NOx (nitrogen oxides) gas boilers, where 
required;


•	 Charging for electric vehicles;


•	 Substantial new trees, planting, green walls 
and green roofs to absorb air pollutants;


•	 New pedestrian and cycle paths aimed to 
promote walking, cycling and the use of public 
transport


 Diffusion Tube Study 
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MICRO-CLIMATE: NOISE 


Context 


•	 The noise survey shows that the current 
masterplan area is exposed to high levels 
of noise where it is closest to the local road 
network, however this does not represent an 
insurmountable obstacle to the Masterplan. 
Space planning and strategic internal layouts 
of detailed plots have been designed to reduce 
noise exposure to ensure that residential and 
other spaces are suitable for their intended 
use.


•	 Areas of the site that are distant and / or 
screened from the local road network have 
a much lower noise level which is unlikely to 
be a material consideration. Quiet areas have 
been promoted and protected where possible 
to contribute to a positive soundscape.


Demolition and construction


•	 Southwark Council has a Code of Construction 
Practice targeted at the construction industry. 
This document is to make construction 
companies aware of the rules that must be 
followed to ensure that there is as little impact 
as possible on the surrounding environment 
and community.


•	 We will adhere to the Council’s Code of 
Construction Practice and work closely with 
Southwark and the neighbouring community 
to minimise disturbance during construction. 
Measures to reduce noise impact include but 
are not limited to:


-	Ensuring	any	significant	noise	generating	
works are planned well in advance and sensitive 
receptors	notified;	


- Use of low noise techniques;


- Ensuring all plant on site complies with 
relevant noise limits, and that all plant is properly 
maintained and operated; 


- Where feasible, all stationary plant be located 
so as to keep noise at all occupied sensitive 
receptors to a minimum; 


- Plant on the site operating intermittently to be 
shut down when not in use; 


- Noise monitoring and establishment of noise 
Action Levels in consultation with Southwark 
Council;


- Use of hoarding to the required height and 
density; and


- Implementation of a Construction and Logistics 
Plan	(CLP)	to	pre-plan	and	manage	traffic	
associated with the works.
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WATER, DRAINAGE & FLOODING 


Overview
The Masterplan aims to incorporate meaningful use 
of water, reflecting the heritage of the area. Ideas 
are looking at the functional and sustainable use 
of water to underpin the character of water use on 
site, currently including the ‘dock-link’, swales, water 
fountains, water-play and enhanced use of Canada 
Water Dock.
Sustainable Urban Drainage
The use of Sustainable Urban Drainage (SuDs) is a 
key aspect of the proposals and provides a natural 
approach to managing drainage. SuDs work by 
slowing and holding back rain water that runs off 
a site, allowing natural processes to break down 
pollutants. Distributing surface water run off where 
possible, through soft SuDs such as benefits through 
creating new wildlife habitat. 
The use of softer SuDs will minimise the need for 
attenuation tanks and reduce run-off into the local 
sewer network. SUDs will maximise surface water 
discharge to Canada Water in lieu of draining all 
flows to the sewer network (as per existing situation).
This will be beneficial at Canada Water Dock 
through temporarily increasing the water levels when 
rainfall occurs. The water quality would be carefully 
managed to ensure wildlife is protected - see board 
07 for more information. 
The SuDS strategy has been incorporated within the 
landscape proposals, including rain gardens, swales, 
and tree pit storage. Living roofs are also being 
considered, and will be maximised where possible.
Below ground modular attenuation tanks or 
oversized pipes would also be required to attenuate 
flows sufficiently. The strategy allows for rainfail 
up to the 1 in 100 year storm event, including 40% 
increase in the rainfall intensity due to future climate 
change.
Through discussions with Thames Water It is not 
envisaged that there will be a requirement for off-site 
network reinforcements.


Foul water network


The foul water strategy has been developed in 
collaboration with Thames Water to reduce impacts 
on the wider drainage network. There will be a 
new dedicated foul water network on site, which 
will connect to the existing Thames Water foul and 
combined waste water sewers. 
Flows would continue to a public sewerage treatment 
works for treatment, with water returned in the natural 
water cycle. It is not envisaged that the early or 
potential future phases will require upgrades to the 
large combined existing local sewers. There may 
be a requirement for local upgrade works of some 
small foul sewers, which would be confirmed at the 
detailed design stage.


FLOODING 
Environment Agency (EA) mapping shows that 
the site is located within Flood Zones 1, 2 and 
3 (low, medium and high-risk probabilities). 
However, the development and surrounding area 
are protected by the River Thames defences, and 
therefore would not be at risk assuming normal 
operation of the defences. 
Environment Agency modelling - of the unlikely 
scenario that the defences fail - shows that the 
majority of the site is outside of the flood area; 
however flooding could occur in the car park 
adjacent to Canada Water Dock, the existing 
shopping centre and to the south of the site near 
the existing Tesco superstore and Redriff Road. 
The western extent of the site adjacent to Lower 
Road could also be affected. 
The effects of climate change have been allowed 
for to ensure future proofing. 


Due to off-site ground levels it would not be possible 
to remove all breach flow routes post development. 
The scheme would be designed appropriately and 
mitigation provided where there remains a risk of 
breach flooding (Zone M adjacent to Lower Road, 
and Zone E at Redriff Road). Plot levels adjacent to 
the southern dock edge (Zone D) would be raised 
above the breach flood level to provide protection to 
the proposed buildings.
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ENERGY 


A key part of the Masterplan is an energy strategy 
that provides robust and sustainable energy infra-
structure to meet the current and future needs of 
the users of the Masterplan. The energy strategy 
responds to the following objectives:


• The lowest carbon dioxide emissions now and in 
the future


• Future proofed to connect to district heating net-
works 


• Be flexible and able to adopt new technologies as 
they emerge


• Minimise negative impacts on local air quality
• Reliable energy and reasonable bills for tenants


The energy strategy also responds to local, national 
and international policies that aim to reduce carbon 
dioxide emissions and has been developed consider-
ing the following principles:


• Take into account the on-going decarbonisation 
of the national electricity grid and the need to 
remain flexible and able to adopt emerging tech-
nologies as they mature.


• Energy reduction through passive and efficient 
design methods - these are enshrined in design 
principles to be implemented in all building de-
signs on the Masterplan.


• Where mixed use plots will be built, opportunities 
for on-plot heat recovery and reuse of waste heat 
will be explored and implemented where feasible 
and viable. 


• There is opportunity to provide significant on-site 
photovoltaic energy supply.


The Masterplan energy strategy has explored 
various options for providing low carbon energy to 
Canada Water, in line with Southwark Council  and 
Greater London Authority (GLA) policies, including:
• Connection to existing local heat networks in this 


case SELCHP (The South East London Com-
bined Heat and Power facility). an Energy Recov-


ery Facility that produces heat and power from 
the incineration of residual waste after reuse and 
recycling.  It was built by the London Boroughs 
of Lewisham and Greenwich in 1994 in response 
to the need for reducing the waste diverted to 
landfill.


• Site-wide district heating system fed by a central 
Combined Heat and Power (CHP) plant (energy 
centre)


• Communal heat network without using a CHP 
plant


• The use of renewable and energy efficient tech-
nologies such as heat pumps, coupled with other 
renewable technologies where suitable on the 
site.


Comparison of these options show that:


• SELCHP would provide low carbon emissions 
currently, but by the time the Masterplan is fully 
developed it would not be the lowest carbon 
dioxide emitting option. There is also insufficient 
assurance that heat will be available for the de-
velopment, and the pipework would need to cross 
the railway to reach the site. In addition, there are 
other developments that are closer to SELCHP 
and better able to make use of the heat that is 
already available, whereas Canada Water’s heat 
demand will grow slowly as the Masterplan is built 
out.   


• While CHP is not the preferred option due to its 
carbon dioxide emissions and potential effects 
on air quality, which is contrary to the objectives 
of the Masterplan, it is an option that has been 
considered for planning policy compliance. 


• Heat pumps on a building or plot basis are the 
most carbon efficient option for providing heat to 
the Masterplan. They could provide a significant 
reduction in carbon dioxide emissions compared 
to the baseline scenario by the time that the Mas-
terplan is fully developed in 2033. This approach 
will therefore be adopted for the Masterplan 
energy strategy. Providing plant on a plot-by-plot 


basis is a more energy efficient option than a 
site-wide system. It also allows for an optimised 
energy solution that responds to the specific 
needs of each plot and can use the best available 
technology at the time.


• Other renewable energy sources such as photo-
voltaics and solar thermal panels will be provided 
wherever suitable space is available.


• All plots will be future proofed to connect to a fu-
ture district heating network, should this become 
available and viable; this complies with policy to 
ensure that all buildings are able to benefit from 
future low carbon heat networks.


Canada Water Masterplan Energy Strategy: 
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UTILITIES (GAS, WATER, ELECTRICITY, DIGITAL/TELECOM) 


Overview
The team have been coordinating with utility provid-
ers to assess the area wide capacity to meet the 
demand of the proposed masterplan. Utility providers 
have confirmed that the existing networks have suf-
ficient capacity to serve the peak demand of the first 
detailed plots. 


To meet the demands of the wider development (built 
in phases with a targeted completion in 2033) some 
of the existing utilities will need to be improved in 
accordance with the requirements of the utility provid-
ers. Some of the existing services will also need to 
be diverted to accommodate the proposed develop-
ment layout and to serve the existing buildings due 
to the phased approach. The extent of the works 
required will be carefully assessed and restricted to 
guarantee no disruption to local supplies. The layout 
of the infrastructure has been designed to ensure 
ease of installation and future maintenance of the 
services.


The delivery of utilities aims to be as sustainable as 
practically possible and aims to: 
• Provide resilience, longevity and adaptability to 


future changes
• Be respectful of the locality and the surrounding 


communities and where possible benefiting the 
local area.


• Use intelligent masterplan and infrastructure de-
sign which can incorporate SMART technologies 
now and in the future.


• Build in spare ducting capacity to allow for future 
changes in technology.


• Base assessments on the highest anticipated 
demand to ensure a robust approach. Water


Water 


A new dedicated network of potable water will be 
installed throughout the development site within the 
defined utility corridors. The development will con-
nect to existing Thames Water pressure network 
in Lower Road, Surrey Quays Road, Quebec Way 
and Redriff Road. Existing connection points will be 
reused wherever possible and water saving devices 
installed at points of demand. Thames Water has 
confirmed that the existing pressure mains have suf-
ficient capacity to serve the initial first detailed plots 
and improvement will be needed to serve the wider 
development. As such the water pressure in the 
localised area will not be affected.


Gas


A new gas network will be installed throughout the 
development site within the defined utility corridors. 
Connections will be made to the existing gas net-
work around the site. Southern Gas Network has 
confirmed that the existing gas network around the 
development site has sufficient capacity to serve the 
proposed demand and no improvement works to 
their apparatus will be needed. 


Electricity 
A new electricity network will be installed throughout 
the development site within the defined utility corri-
dors. The first detailed plots of the proposed develop-
ment will be served by power supply associated to 
the decommissioned printworks. A new primary sub-
station will be installed within the development site to 
serve the wider development and will be connected 
to the existing main substation at New Cross.


Telecoms & broadband


Ultra-speed broadband telecoms infrastructure will 
be delivered, from multiple Telecom Service Provid-
ers, to all residential users. Based upon Fibre to the 
Premise (FTTP) technology, users will experience 
fast broadband speeds, with optical fibre infrastruc-
ture scalable to support higher speeds as new 
Passive Optical Network equipment is released and 
available to the market.


Business users will be connected via Fibre to the 
Premise, from multiple Telecom Service Providers, 
delivering high speed point to point telecoms circuits.  


This will support the Sitewide optical fibre network, 
which will support the latest in cellular Telecoms, site 
wide Landlord provisioned WiFi.  It will also support 
an intergrated Connected Real Estate supporting 
connection of multiple Internet Protocol connected 
systems from CCTV, Energy and Environmental 
Monitoring, through to platform to support SMART 
technologies and IoT enabled devices. Deployment 
of such technologies will not affect the performance 
of TV services. 


See page 7 for the energy strategy that provides 
robust and sustainable infrastructure to meet the cur-
rent and future needs of the users of the Masterplan. 


9 of 15


 PRIMARY UTILITY CORRIDORS 







TECHNICAL ISSUES  |  REFERENCE SHEET
PLEASE RETURN THIS REFERENCE SHEET FOR EVERYONE TO USE 


All information will be available at www.CanadaWaterMasterplan.com 


GROUND CONDITIONS & CONTAMINATION 


The Canada Water Masterplan area is part of the for-
mer Surrey Commercial Docks, which fell into disuse 
in the 1970’s.  The history of the docks goes back to 
the 1800’s when the majority of the Masterplan area 
was occupied by docks, which were reconfigured 
several times during the twentieth century.  Various 
warehouses, yards, timber yards and railway lines 
were associated with the docks. In the 1970s and 
1980s, the docks were infilled and the area was 
redeveloped by the London Docklands Development 
Corporation as part of a wider regeneration project. 
The London Overground railway line passes under 
the western part of the site in a tunnel which was 
constructed in 1869 as part of the former East Lon-
don Line.


Waterman has reviewed a range of existing ground 
contamination studies for individual sites across the 
Masterplan area. These include desktop studies for 
Surrey Quays Shopping Centre, the Leisure Site, 
former Printworks, the former Rotherhithe Police 
Station and Roberts Close. Ground investigation 
reports with physical soil and groundwater sampling 
at the Shopping Centre, Printworks and Roberts 
Close have also been reviewed. Waterman used this 
information alongside historical records for the area 
and consultation with Southwark Council to prepare 
a Preliminary Environmental Risk Assessment to 
identify possible ground contamination issues across 
the Masterplan area.


Waterman has an ongoing programme of ground-
water monitoring in the vicinity of the London 
Overground rail tunnel which commenced in 2015, 
using sensors installed within monitoring wells in 
the ground. This work is being undertaken to better 
understand the groundwater conditions as part of liai-
son with London Overground on development above 
or close to their railway tunnel. 


The principal aim of the ground and groundwater 
related studies is to ensure potential ground contami-
nation and construction works are managed such 
that future site users and residents will have a safe 
environment for living and working, as well as during 
their leisure time. This may involve treatment or re-
moval of contaminated soils, pumping out of ground-
water and/or protective measures incorporated in the 
new buildings. 


This scope of mitigation measures will be informed 
by further sampling and testing to be completed in 
the future. The scope of works will be informed by 
the findings of the Preliminary Environmental Risk 
Assessment.  A Remediation Strategy will be devel-
oped in consultation with Southwark Council and will 
be implemented as part of the redevelopment of the 
Masterplan area.


The completed works and excavation of new base-
ments will remove large amounts of likely contami-
nated soil and groundwater within the Canada Water 
Masterplan area. Whilst some of this material (such 
as suitable concrete and brick rubble) will be recycled 
and re-used where suitable, the majority will be 
removed for recycling or reuse off-site. By excavat-
ing this material, a source of potential contamination 
to the area will be removed. This will result in an 
improvement to ground and groundwater conditions 
within the Masterplan area and surroundings. 
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ECOLOGY SPECIES & HABITATS 


Ecology and biodiversity 
An ecological appraisal of the site, which includes 
surveys by qualified ecologists, recorded a number 
of common urban habitats. The block of scrub and 
broadleaved tree habitat present alongside the reed-
bed habitat on the western edge of Canada Water, 
plus smaller reed-bed vegetated areas along the 
northern and southern sides of the basin, provide the 
only substantial vegetated habitat within the Canada 
Water and Surrey Water Sites of Importance for Na-
ture Conservation (SINCs). 


The remainder of the site comprises areas of amenity 
grassland, ornamental planting, and shrub planting 
with scattered broad-leaved trees; all of which pro-
vide some potential to support foraging and nesting 
common birds. 
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SPECIES AND HABITATS FOUND WITHIN THE MASTERPLAN SITE


SUMMARY OF SPACES & HABITATS FOUND 


Russia Dock Woodland forms part of Russia 
Dock Woodlands & Stave Hill Nature Park Site of 
Importance for Nature Conservation (SINC).


Canada Water forms part of Canada and  
Surrey Waters Site of Importance for Nature 
Conservation (SINC). 


Large area of ornamental planting. Species 
recorded include rose sp. Rosa sp., buddleia 
Buddleja davidii., hazel Corylus avellana, rowan 
Sorbus aucuparia, Norway maple Acer platanoides, 
spotted laurel Aucuba japonica, bamboo Bambusa 
sp, Cotoneaster sp. and Hebe sp.


Outgrown ornamental planting with trees. 


Several stands of Japanese knotweed Fallopia 
japonica recorded in area of ornamental planting.


Areas of reedbeds created along edes of Canada 
Water. Several bird species recorded utilising the 
reedbeds for nesting. including mute swan, coot, 
moorhen, mallard, great crested grebe and reed 
warble


Two house martin nest boxes mounted on  
northern facing wall of Surrey Quays Shopping 
Centre building.


Six common swift nest boxes mounted on  
western facing wall of Surrey Quays Shopping 
Centre building.


Two bee hives, one of which was occupied within 
the loading area at the rear of Surrey Quays 
Shopping Centre building.


Canal linking Canada and Surrey Water,  
gabian baskets of reedbeds and purple loosestrife 
are present along the length, providing shelter  
for common waterbirds, such as coot, moorhen 
and mallard.


Bird nesting platform – floating near the public 
access area, a number of black headed gulls were 
seen, during the survey, resting.


Chimney structure and ivy within the dense  
scrub.


Buddleia within the reed-bed margins.


Mud with marginal vegetation and reed-bed edges.


Concrete pontoon – for use by fishermen, locked 
to prevent public access, used by waterbirds on 
Canada Water.


No dockside vegetation present, a number of 
floating bird ‘islands’ present with a number of 
common bird species (mallard and black-headed 
gull) using them.


Pond surrounded by hardstanding,  
approx. 2m x 3m and heavily overgrown.


Pond – fenced off area with slope, overgrown  
with ruderal species, low water level at the time of 
the survey.


Hawthorn hedge – monoculture and poorly 
managed, approx. 15m long.


Orchard with ornamental fruit trees planted, 
managed by the local school.


Waterbody - heavily overgrown.
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ECOLOGY SPECIES & HABITATS 


Apple Wild Cherry Oramental Apple Oramental Apple


Common Hazel Sweet Chestnut English Walnut Common Fig 


White Mulberry Wild Plum Pear Common Medlar 


COMMUNITY LINK TREE SPECIES PALLETTE HERITAGE LINK SPECIES PALETTE


Silver Birch Himalayan Birch Paper Birch Downey Birch 


White Chinese Birch Austrian Pine Monterey Pine Scots Pine


Tulip Tree Basam Poplar Red Oak Scarlet Oak 
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Small-leaved lime Turkish Hazel Ornamental Pear 


American sweetgum Italian Alder Silver Lime Honey Locust 


Small-leaved Lime Turkish Hazel Onamental Pear Shadbush Juneberry 


Honey Locust London Plane Empress Tree Dawn Redwood 


Judas Tree Giant Sequlia Cedar of Lebanon DoveTreet 


Indian Bean Tree Evodia Tulip Tree Ironwood 


ECOLOGY SPECIES & HABITATS 


STREET TREE SPECIES PALLETTE
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ECOLOGY SPECIES & HABITATS 


GREEN INFRASTRUCTURE SUDS STRATEGY


GREEN ROOFS


Wildflower


Sedum + Roof Terraces


Variation in build-up to create different habitats


Usable Terraces


SUDs STRATEGY
Expressing SUDs within the Public Realm
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ECOLOGY SPECIES & HABITATS 


PLANTING STRATEGY  URBAN HORTICULTURE 


SPECTACLE


GROWING


POLLINATORS
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ADAPTABLE VEGETATION


VARIETY OF SPECIES


SITE SPECIFIC
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