
Welcome to this  
 virtual exhibition 

Zone F is located across a portion of Surrey Quays Leisure Park and part of the 
car park  by the former Printworks. It will be accessed from Surrey Quays Road 
to the south west of the plot, the proposed New Brunswick Street to the north 
east and  the proposed Park Walk which will connect the new town centre and 
the new 3.5 acre park. 

Zone F comprises of two separate buildings known as Plot F1 and Plot F2, as 
well as new public spaces and routes. The buildings have been designed to be 

Thank you for visiting this virtual exhibition displaying the Reserved Matters Application (RMA) for Zone F of 
the Canada Water Masterplan. The development will see around 400 new homes, 38,000sqm (GEA)* of new 
workspace and new shops. There will also be new public areas, roof terraces and pedestrian routes created as 
part of these plans.
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Ariel view of Canada Water Masterplan area

*Gross External Area

highly sustainable and will feature verdant roof terraces and a mix of retail uses 
at ground floor to help activate the new public spaces which will be delivered 
as part of the masterplan. 

The outline application for Zone F received approval from Southwark Council 
last year as part of the Canada Water Masterplan. We are now in a position 
to share the detailed designs as a Reserved Matters Application (RMA). More 
information about this process and the Masterplan can be found on Board 2. 



    About the 
      Canada Water Masterplan

Board 2

A ‘hybrid’ Planning Permission was  
granted by Southwark Council in May 
2020 – with some areas in outline and 
some in detail. The areas marked in 
yellow on the map above (known as Plots 
A1, A2, K1 and the Interim Petrol Filling 
Station) received detailed planning 
permission. Construction of the A1 and 
A2 buildings is now underway, K1 is due 
to start soon and the interim petrol filling 
station has already been built. The rest 
of the Masterplan, including Zone F, 
has what’s known as ‘Outline’ Planning 
Permission which means that detailed 
designs are submitted to Southwark 
Council for approval as Reserved Matters  
Applications once drawn up - see The 
Reserved Matters Application Planning 
Process board for more detail.

The Canada Water Masterplan has been brought forward as a partnership between British Land and Southwark 
Council to deliver a new town centre for Southwark that complements the local area and makes an active, 
positive, long-term contribution to local life. Over 5,000 people took part in consultation on the Masterplan 
between 2014-18, with feedback directly informing the plans.

As long-term owners at Canada Water, we’re committed to ensuring that our work and presence benefits the existing and future community, from 
local employment opportunities to supporting local business, local education and more. To find our more, please see the Sustainability board or visit 
our website at  www.canadawatermasterplan.com

What the Masterplan will deliver 
The Masterplan covers 53 acres (about the same as 29 football pitches) and will provide new homes, offices, shops, public spaces, and facilities. It will take around 
10 years to deliver, and some of the key local benefits that will be delivered over this time are summarised below: 

A Greener, more sustainable place
• A minimum of 35% of the Masterplan will be  public open 

space;
• 12 acres of new open spaces;
• A new town square;
• A 3.5 acre park;
• Over 1,200 new trees, provided both on and off site; and 
• Ecological enhancements to improve biodiversity at 

Canada Water Dock.

Support for a thriving local 
community and economy 

• A mix of new shops, restaurants, leisure, entertainment 
and community space;

• Up to 320,000 sqm of workspace;
• Up to 20,000 jobs;
• A broad range of employment opportunities including 

construction to retail and office jobs: and
• Support for local businesses to access workspace by 

allocating 7,000 sqm at 75% of market rent for 15 years. 

Affordable housing for  
local people

• c. 3,000 new homes, including affordable 
housing (minimum of 25% social rented 
and a further 10% ‘intermediate’ – 
including shared ownership); and

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

New and improved 
facilities for local people 

• A new leisure centre;  
• Space for a health centre, police 

hub and community  use space; and 
• Space for a sixth form, plus funding 

to expand a local primary school.

Local transport 
investment  

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

• New bus routes, cycle routes, 
highways and public space; and

• Approximately 10,000 new cycle 
parking spaces; and 16 new streets. 

http://www.canadawatermasterplan.com


The Reserved 
   Matters Application 
    planning process
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The planning permission for the Masterplan granted outline approval for Zone F. We are now in a position to 
share the detailed plans before we submit a Reserved Matters Application (RMA) to Southwark Council later 
this year. 

Outline Planning Permission is where the parameters for the buildings and  
spaces, including their future uses and maximum height and scale are 
determined.  These are governed by three control documents – the Development 
Specification, Parameter Plans and Design Guidelines – which are available to 
read by clicking on the pencil symbol at the front of this virtual room. 

The control documents determine the parameters within which Zone F can be 
developed  and have already been approved by Southwark Council as part of 
the original Outline Planning Permission. Zone F is being brought forward in 
line with these parameters.  This means that the acceptable maximum height 
and scale and the future uses of the buildings for Zone F have already been 
determined. 

As noted on Board 1, Zone F sits across part of the existing Surrey Quays Leisure 
Park, therefore demolition of part of the leisure park will be required to enable 
Zone F to be built. The Outline Planning Permission includes for more leisure 
and entertainment uses (including a cinema) to be re-provided elsewhere on 
the masterplan site which will be bought forward in future phases.   

The Reserved Matters planning application submitted to Southwark Council 
will seek approval for the Reserved Matters for Zone F. The Application will 
provide information on the following five Reserved Matters:

Groundfloor plan of Zone F

Who is British Land? 

British Land is a leading UK-based property company. We have significant 
experience in delivering long-term and large-scale regeneration projects, 
creating, and managing high quality and inclusive places that reflect the 
changing needs of the people who work, visit, or live in and around them. 

We have been involved in the Canada Water area for many years – both as 
the owner of Surrey Quays Shopping Centre and Leisure Park and in our 
role bringing forward the Canada Water Masterplan. We support several 
local community organisations and charities as well as providing volunteers, 
work experience, and pro-bono support to a range of local projects. For 
more information on the broad range of local groups and organisations we 
work with, see the Local investment page of our website:  

www.canadawatermasterplan.com/community

• Layout and use

• Scale

• Appearance

• Access

• Landscape 

We plan to submit the application to Southwark Council later this year.  

How has public feedback shaped the Masterplan? 
Between 2014 and 2018, we carried out extensive consultation and engagement 
with local people as part of the hybrid planning application. Over 5,000 people 
took part in over 120 public consultation and outreach events, and their feedback 
and ideas directly shaped the plans. More information about the consultation 
and local engagement that took place can be found in the FAQs document on 
the central table. 

Going forward, we will continue to share plans for future buildings and spaces 
as part of the Reserved Matters Application process. We will continue to keep 
engagement personal and be present locally, meeting with local residents and 
neighbours to the site and attending community events and local meetings, 
as well as continuing to partner with local organisations including schools and 
community groups to engage on both general and specific matters.

http://www.canadawatermasterplan.com/community
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Proposed massing overview Ground Floor Plan -  Proposed routes overview

Layout and use

Zone F will provide around 400 new homes and a mix of workspace, office and retail uses across two buildings 
(known as Plots ‘F1’ and ‘F2’). The proposed uses, areas, and the size of the buildings conform with the approved 
‘Control Documents’ in the outline Canada Water Masterplan permission. 

Use
Gross External Area* (GEA) in sqm

F1 F2

Retail/Workspace 480 1,901

Office 37,903

Residential 25,916 2,099

The buildings are surrounded by new public spaces including a number of 
access routes: Printworks Place, Park Walk Place, Park Walk, Higher Cut and 
The Park. Flexible retail spaces at ground floor provide active frontages across 
the zone that will respond to and enliven these new public spaces.

Plot F1 
Plot F1 is a standalone residential tower with a small podium building containing 
circa 230 homes. The entrance for people living in the new homes will be on a 
new public space known as Park Walk Place (see plan above).  

There will be shops or food and beverage units  on the ground floor. On the first 
floor there will be a large residential cycle store and on floors 2-4 there will be 
shared residential spaces, and a raised walled garden accessible to residents of 
the building. 

Plot F2
Plot F2 will house both office space and new homes. It will comprise of a 
residential tower with circa 170 homes and an adjoining office podium building.

The entrance for people living in the new homes will be off the new public park, 
which will be delivered as  a separate RMA. There is a double height entrance 

to the office space which will be located adjacent to the Printworks building 
and the new public space known as Printworks Place. 

Service entrances have been consolidated to a small section of Surrey Quays 
Road and the remainder of the ground floor will consist of retail shops and 
food & beverage units. 

The basement of the building will hold both residential cycle stores and plant 
space. There will be roof terraces for the office users facing The Printworks, and 
shared rooftop terraces and gardens accessible to residents of the building. 

Plot F1 and F2 will be separated by a new public walkway known as Higher Cut. 

Housing mix
• Both F1 and F2 will be open market housing, providing around 400  

new homes;

• 60% of the new homes will be family sized (2-3 bedrooms); 

• A minimum of 10% of each sized unit will be designed to accessible 
standards; and 

• Only a maximum of 10% of the units will be studios. 

Delivery of affordable housing
The Canada Water Masterplan will deliver around 3,000 new homes. We are 
committed to delivering affordable homes aimed at local people, and overall, 
a minimum of 25% of all housing we deliver as part of the Masterplan will be 
social rented, with a further 10% ‘intermediate’ including shared ownership. 

Affordable housing will be spread across the Masterplan. To date, we have 
started building 86 affordable homes in K1 and A1, and have shared our plans 
for 237 affordable homes in Zone L. We will bring forward more affordable 
housing in future plots.

Together in terms of planning uses they will likely provide:



Design proposals
Board 5

We have been working closely with Southwark Council and their Design Review 
Panel to ensure the designs for these buildings are both reflective of local 
architecture and compliant with the outline planning permission. 
The Design Review Panel is made up of a group of independent architects who are there to provide scrutiny to our plans. The feedback 
received from the Design Review Panel has been broadly positive and all comments made by the panel have been assessed and 
integrated into the design where appropriate. 

Below are a collection of images of the proposed buildings and spaces across Zone F. 

Illustrative view of Plots F1 and F2 from Printworks Place, a new public space that is proposed on  
Surrey Quays Road between Zones H (Printworks) and F

Illustrative view of Printworks Place showing the colonnaded entrance to the Plot F2 office and complimentary ground floor active uses

Illustrative view of Plot F1 (foreground) and F2 (background) from Park Walk Place,  
a new public space at where Park Walk meets Surrey Quays Road

Illustrative view of Plot F1 (left) and F2 (centre) from Park Walk, a new green link with a series of linear gardens leading to The Park



Scale
The scale and height of the Zone F buildings is compliant with the maximum 
parameters established through the outline planning permission. The height of 
the various different elements is as follows: 

• Plot F1 (residential led) will have a ground floor and 35 further floors; 

• Plot F2 (residential led) will have a ground floor and 32 further floors;

• Plot F2 podium building (office led) will have a ground floor plus 9  
other floors. 

Massing 
The massing of the Zone F buildings has been designed to ensure the buildings 
sit comfortably in their context and to provide variety and interest. There are 
a number of features across the two buildings that we have incorporated to 
achieve this, including:

• The office building has a large concave entrance fronting Printworks Place, 
responding to the public space in front of the building;

• The office building also has a sweeping convex curve along Surrey Quays 
Road to reflect the existing geometry of the road;

• Along the new walkway between F1 and F2 (known as Higher Cut), the  
office building has a curved concave façade to maximise separation 
between office and residential uses and allowing pedestrians to have 
glimpses of Park Walk; 
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Proposed massing overview

Scale and 
 appearance

The scale and appearance of Plots F1 and F2 have been designed in accordance with the  ‘control 
documents’ that form part of the outline planning permission for the Canada Water Masterplan. 

• The building will ‘step down’ in height along Park Walk, to minimise the 
impact of the building on the Public Realm; and 

• The residential towers will be confidently grounded through  
the architecture. 

Character and appearance
Working closely with Southwark Council and the Design Review Panel we have 
been looking to create a well-designed mixed-use development. 

The character of the buildings has been developed to ensure they respond to 
the existing and emerging context of the site. 

• The outside of the office building includes earthy tones for the main 
façade panels with a variety of window detailing, to respond to the solar 
orientation;

• Glazed ceramic tiles are proposed for the residential towers which will 
ensure a variety of interesting views. The colour for these tiles has not 
yet been decided and colour studies are ongoing. Large private balconies 
with metal balustrades will also be incorporated; and

• The lower podium buildings of the residential towers will be furnished 
in glazed brick, responding to the residential towers, with large private 
balconies and walled gardens on the top floors.  



Servicing and access
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The Canada Water Masterplan will improve connectivity across the local area. Zone F will be 
accessed by Surrey Quays Road to the South West, the proposed New Brunswick Street to the 
North East and the proposed Park Walk leading to the new town centre.

Proposed Zone F ground floor plan

Servicing
There will be three servicing and delivery areas at Zone F. An internal service 
yard will be provided containing four loading bays, which will be used for 
residential move-ins/outs, large residential deliveries and most of the office 
and retail deliveries. 

There will also be two new laybys, one on Surrey Quays Road and one on the 
proposed New Brunswick Street. Each of these laybys will have space for two 
vehicles to simultaneously stop and unload for ad-hoc residential deliveries. The 
laybys will also be used for waste collection from the small retail units which do 
not have direct access to the internal service yard.  

The size and mix of the unloading locations have been designed to ensure that 
there is plenty of space for deliveries to take place in a safe and efficient way. 

Waste 
Residential waste will be collected using a chute system, allowing for mixed dry 
recycling and residual waste to be deposited by residents into the waste chute 
on each floor, which will take the waste directly to the basement. On collection 
days the waste bins from the basement will be moved to the service yard for 
collection. 

Additional storage space will be provided at the ground floor level for residents 
to place other types of waste, such as bulky waste.

Office and retail waste will be taken by each tenant to the communal waste store 
in the basement where it will be processed. Cardboard, paper, and plastic waste 
will be baled, and residual waste will be compacted with an in-bin compactor. 

Parking and Cycling 
In line with the Canada Water Masterplan outline consent, and our commitment 
to sustainable travel, Zone F will be a car free development. This means there 
will be no standard car parking spaces provided for office or residential users.  

Blue Badge spaces will, however, be provided across the development to serve 
the two residential towers and those who will work in Zone F. The car parking 
spaces have been designed to be conveniently located close to entrances and 
are proposed for the new Higher Cut, New Brunswick Street, and in the internal 
service yard. 

There is also the potential for one residential blue badge space to accommodate 
a wheelchair accessible car club vehicle to serve a number of residents. At least 
20% of Blue Badge spaces are to have active electric vehicle charging and the 
remaining 80% will have provision for future connection.

Cycle provision will be provided in line with the London Plan, integrating new 
routes with surrounding existing cycle routes. There is significant provision for 
long stay cycle parking for the various uses within Zone F, with lift access and 
provision for oversize/adapted cycles available,  located within the buildings. 

Charging points for electric cycles, maintenance and storage facilities will also 
be provided along with additional changing and shower facilities for office and 
retail workers. Short-stay cycle parking will be conveniently located within the 
surrounding public realm for those visiting the area. 
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Landscaping  
 and new routes
A minimum of 35% of the Canada Water Masterplan will be open space. Zone F will contribute to 
this by providing a number of publicly accessible green spaces, as well as roof terraces that are 
accessible for those living and working in the buildings.

Proposed Zone F illustrated roof plan

Illustrative View of Printworks Place with the Plot F2 office entrance (left)

Illustrative View along New Brunswick Street  
with the Plot F2 residential entrance to the right

Illustrative View along Higher Cut, with Plot F1 (left) and Plot F2 (right)

Illustrative View looking north along Surrey Quays Road,  
with Plot F2 to the right

Zone F is located between two of the key public spaces within the Canada Water Masterplan, The Park and Canada Water Dock. It is also flanked by Park Walk 
which is a main pedestrian route through the masterplan. The key public spaces are linked via a network of streets and secondary spaces. Two of these secondary 
spaces, Printworks Place and Park Walk Place are immediately adjacent to Plot F and form the entrances to the buildings.

Park Walk & Park Walk Place
• Park Walk is a pedestrian street linking together Southwark Park and 

Russia Dock Woodland through the Canada Water Masterplan. Park Walk 
will provide a series of spaces that encourage spontaneous play and social 
activity within the public realm. Planting and trees will be selected to promote 
food growing and seasonal interest. 

• Park Walk Place forms a public space along the route where the entrance 
to the F1 residential building is located.  

Printworks Place 
• Printworks Place forms a new public space for meeting and enjoying the 

public realm. Prominent office entrances to Plot F and the Printworks building 
open onto Printworks Place. Tree planting, seating and low level planting 
create a place to pause and meet. Circular planters allow pedestrians to  
move through the space and allows view towards the new park. Cycle  
parking and café spill out space is accommodated here within the entrance 
threshold of Zone F.

Higher Cut 
• A new pedestrian link between F1 and F2 will also provide a green garden 

space to pause and relax. The two ends of The Cut support more active uses 
adjacent to Park Walk and Surrey Quays Road while the centre has a more 
relaxed garden like character, with planting and trees. Seating is provided 
to support the active retail uses at ground floor.

Surrey Quays Road
• Zone F provides active frontage along Surrey Quays Road. Tree planting and 

rain garden planting will green the street as well as providing a generous 
footpath width with integrated short stay cycle parking.

Park Walk, Park Walk Place and Printworks Place will be bought forward as 
separate RMAs at a later date, but will be delivered at a similar time to Zone F.

In addition, a number of green spaces will be provided within Zone F for the 
residents and occupants: 

• Large roof terraces for all officer users, to improve biodiversity and create 
outdoor healthy working environments; 

• All new homes to have at least 9.5sqm balcony; and

• Each residential tower has a large communal roof terrace, incorporating 
naturalistic playspace, seating and garden space.  



Sustainability
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We want to ensure the Masterplan delivers social, economic and health benefits for everyone who 
lives and works in the local area. We also recognise our responsibility to manage environmental 
impacts and will deliver ambitious physical improvements for the community. This includes the 
use of green energy and the creation of new biodiverse environments across the whole Canada 
Water Masterplan - and in Zone F specifically.

Illustrative view from the park

Delivering long-term social, economic and health benefits 
for the local community
As long-term owners at Canada Water, we’re committed to playing an active 
role to ensure that our work and presence in the area benefits both the existing 
and future community. Our vision is for our development to be part of the local 
fabric, so that it is inclusive and enhances local wellbeing and quality of life. 

We’re long-term investors in the local area, and so far, we have focussed our 
support on education, enterprise, job creation and community projects, laying 
the foundations for local people to benefit from the opportunities that will 
be created through our development. These opportunities include careers 
in construction and with businesses based in Canada Water, affordable 
work and retail space, and spaces and activities that help people lead more  
active lifestyles. 

To do this we’ve worked with some fantastic partners including local charities 
and community groups and supported a range of events in the area. 

Just some of the partners and projects that we support include: 

Global Generation, who run educational workshops 
from the Paper Garden at the Printworks, where local 
people and schoolchildren are helping shape ideas 
for the Public Realm of the Masterplan (over 3,500 
people have been involved to date).

In partnership with United St Saviour’s Charity, 
Southwark Construction Skills Centre and  
Construction Youth Trust, we run the Shaping 
Southwark’s Future programme, an education 
and employment partnership which aims to tackle 
construction employment issues and make young 
people aware of the opportunities within the 
construction centre. And we’ve partnered directly with 
the Southwark Construction Skills Centre, who’ve 
recently moved to Canada Water, to provide pre-
employment training to prepare local residents so they 
can access jobs with our contractors. 

Tree Shepherd run a low-cost work and maker space  
and business support hub at Thrive in Surrey Quays 
Leisure Park that’s open to SE16 residents, providing 
low-cost flexible working space as well as free business 
advice, support and training – supporting local 
businesses and entrepreneurs from an early stage to 
set up and grow their business. 

Environmental sustainability
British Land holds sustainable development at its core, and making our whole 
portfolio net zero carbon is a key component of our 2030 Sustainability Strategy. 

In Canada Water, we recognise our responsibility to manage environmental 
impacts but also to limit energy costs for residents, enhance wellbeing and help 
to improve local air quality. 

Making Zone F a net zero carbon development
Our aspirations are for Zone F to be a highly sustainable net-zero carbon 
development. Some of the highlights of our proposals include: 

• Significant increase in biodiversity and ecological richness compared to the 
existing site, incorporating a range of verdant roof terraces with carefully 
selected planting and new trees in the public realm.

• Use of innovative building materials which reduce embodied carbon in 
building materials by up to 45-50% compared to traditional materials. 

• The buildings have been designed using circular economy principles to 
enable adaptation to suit future uses and also to allow elements of the 
building to be re-used.

• The buildings have been designed to be highly efficient in order to reduce 
energy used in operation. We are also using advanced operational energy 
modelling to help us understand and interrogate actual energy use in  
the development. 

• All electric energy system – utilising air and water-source heat pumps to 
provide hot water and heating.

• Car free development, only providing car parking spaces for disabled users. 
All car spaces will have provision for electric charging points. 

• Creation of new walkways and cycleways to encourage greener, more 
sustainable modes of transport.

• Water / rain retention tanks to mitigate any future risk of flooding.

In addition, the development will provide a number of jobs during construction, 
which will be aimed at local people. Subject to planning approval, we will work with 
our contractors to understand what roles will be available, and share opportunities 
locally when available.

Please visit our website at www.canadawatermasterplan.com for more 
information or to get involved in any of these projects. 

http://www.canadawatermasterplan.com


What happens next 
Thank you for taking the time to visit the Zone F virtual exhibition. Please do fill out a feedback 
form – which can be found by clicking on the speech bubble icon on the table at the front of this 
room. We look forward to reading your comments on the proposals. 
British Land is preparing a Reserved Matters Application (RMA) for Zone F, which we plan to 
submit to Southwark Council later this year.

Once the RMA has been submitted, Southwark Council will then conduct their statutory consultation, during which you will be able to submit comments directly 
to the council for consideration in their determination of the application. The Canada Water Masterplan website will also be updated once the application can 
be submitted.

Subject to approval by Southwark Council, British Land will then begin the construction of the new homes, workspace, retail provision and public space.
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  Thank you for taking the time to visit  
     the virtual exhibition. We look forward to  
          hearing from you on the proposals.


