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Chapter 1.

Executive summary
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1. Executive summary

This Statement of Community Involvement (SCI) 
has been prepared by EQ Communications on 
behalf of BL CW Holdings Ltd, a subsidiary of 
British Land Company Plc (‘British Land’), and 
submitted to detail the engagement in relation 
to a Reserved Matters Application (RMA) for Zone 
F of the Canada Water Masterplan.

The Canada Water Masterplan (application 18/
AP/1604) was approved by Southwark Council in 
May 2020. In the case of Zone F, outline approval 
was granted. British Land (the Applicant) is 
therefore now submitting an RMA for Zone F in 
line with the control documents approved with 
the hybrid permission, which contain the guiding 
parameters for the land use, amount, layout, 
massing and design (architecture and public 
realm) for the RMA. These documents are the 
Development Specification, Design Guidelines 
(Volumes I & II) and Parameter Plans, along with 
the Section 106 Agreement and Decision Notice. 
These Reserved Matters for Zone F comprise 
the detailed designs for: access, appearance, 
landscaping, layout and scale.

The proposals for Zone F include 410 new homes, 
38,001sqm (GEA/Gross External Area) of new offices, 
and 2,193 sqm (GEA/Gross External Area) of new 
retail/workspace. The plans will also provide new 
public spaces and routes connecting the zone 
into the wider Masterplan and local area, and 
the buildings have been designed to be highly 
sustainable with verdant roof terraces. This SCI 
details the pre-application engagement undertaken 
in support of this RMA. It also provides an overview 
of the engagement context and approach, as well 
as details of comments received and the Applicant’s 
response to these.

Pre-application information sharing and 
engagement on the plans took place between 18 
October and 1 November 2021. We sought to share 
the proposals with the local community prior to the 
RMA being submitted to Southwark Council, and 
to ensure that our engagement was accessible to 
the wide range of residents living locally, including 
direct neighbours. 

The proposals were shared virtually and at in-person 
events, to broaden the ways in which people could 
view the plans, and accommodate the different 
ways in which people may prefer to view them. 
The engagement programme was delivered in line 
with Government and local authority guidance and 
was agreed in advance with Southwark Council. 
Engagement centred on a virtual public exhibition, 
which the public could view online to learn about 

the detailed plans, submit questions to the project 
team and leave their comments. In addition, in-
person ‘Pop-up’ events were arranged to provide the 
public with an opportunity to meet members of the 
project team face-to-face and be led through the 
detailed plans, with the same opportunity to leave 
comments.

A range of methods were used to publicise the 
virtual exhibition and in-person ‘Pop-up’ events, and 
to ensure that information was also accessible via 
non-digital channels, for instance if a member of the 
public requested information to be posted to them.

A summary of the engagement activity and 
communication channels is shown below.

2,490 
e-newsletters 

sent to the local 
community on 18 

October 2021

9 posters
displayed in the local 
area to signpost the 
virtual and in-person 

events

2,484 views 
of the virtual exhibition 
between 18 October – 

1 November 2021

11 social media posts 
between 18 and 31 

October 2021 to 
signpost the virtual 

exhibition

Stakeholder briefings
Rotherhithe and 

Surrey Docks ward 
councillors invited to 

briefings

8 feedback forms 
submitted via the 

virtual consultation 
website, or in person

2 Email responses
 relating to the proposals 

were received via the 
Canada Water Masterplan 

inbox during the 
engagement period

342 unique users 
visited the virtual 

exhibition between 
18 October – 1 

November 2021

120 people 
interacted with 

across two ‘Pop-up’ 
events
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Engagement and communications timeline

‘Pop-up’ event, held in Surrey Quays 
Shopping Centre, 10am - 1pm (1/2)

‘Pop-up’ event, held in Surrey Quays 
Shopping Centre, 3.30pm - 6.30pm (2/2)

Email to Rotherhithe and Surrey Docks ward councillors

Flyers distributed to key locations near to the site, signposting the virtual and in-person events

E-newsletter sent to c.2,500 people in the area to share details of the virtual and in-person 
events, with an invitation to view the proposals

Social media posts signposting  the information events across Twitter, Instagram and Facebook, shared to over 4,500 followers

18 October 2021 23 October 2021 28 October 2021 1 November 2021

Posters placed in nine key locations near to the site including: Decathlon Canada Water, Surrey 
Quays Shopping Centre and Canada Water Library

Summary of feedback
During the information sharing period, the local community were invited to view display boards by visiting 
a virtual exhibition or attending one of the ‘Pop-up’ events arranged. Both the virtual and in-person events 
provided an opportunity for people to submit comments and ask the project team questions.

A feedback form invited respondents to specify their level of interest in various topics relating to the 
proposals and their sentiment towards aspects of the detailed plans and the engagement process 
itself. Questions were asked on a Likert scale with “1” representing the least positive response, and “5” 
representing the most positive response. There was also an opportunity to leave general comments.

Whilst 462 individuals interacted with the information either virtually or in-person, a total of 8 people 
completed feedback forms, 6 of which were completed online, whilst 2 others were completed at one of the 
in-person ‘Pop-up’ events held at Surrey Quays Shopping Centre - which represents only a small proportion 
of the overall number of interactions. This feedback is summarised below.

Please rate your level of interest in the following aspects of the Zone F proposals:



©2021 EQ Communications Ltd.  |  British Land CWM Zone F Statement of Community Involvement 6

6 of the 8 respondents chose to leave general comments. These comments centred on 5 topic areas. These 
are summarised in the graph below.

Summary of feedback

Please tell us how you feel about the following statements:
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Design and appearance
There were seven individual comments about the 
design and appearance of Zone F and they were 
mixed. There were individual comments which 
supported the design of the upper portion of the 
residential towers, support for the façade and use 
of materials for the office space. However, another 
comment noted concern with the design and 
appearance of the lower elements of the residential 
towers, and stated that the proposals, from a design 
standpoint, would negatively impact people’s 
experience of being in the proposed new park, 
nearby. Two comments raised concern about the 
overall design of the building. 

Height and massing
Six individual comments were shared concerning 
the height and massing of Zone F and were mixed. 
There were two comments which stated support for 
the building height and building massing. 
Two comments noted that the residential towers 
were too tall. Other individual comments noted that 
the proposals are too dense and not in proportion to 
the size of the plot. 

Biodiversity
Four individual comments were shared concerning 
biodiversity. The comments noted that integral 
biodiversity should be provided within Zone F, and 
that specifically this should include swift bricks, and 
more native planting. It was also commented that 
more detail on improvements to biodiversity in Zone 
F should be provided.

Affordable housing
Three individual comments were shared about 
affordable housing. One comment noted that 
more affordable housing should be provided within 
Zone F. Two other comments raised concerns that 
affordable housing should be distributed more 
evenly across the Masterplan area.

Landscaping and public realm
Two individual comments were shared about 
landscaping and public realm. Both comments 
welcomed the landscaping and public realm 
proposals.

Next steps for the application
All feedback and questions received during the 
exhibition period, both virtually and at in-person 
events, have been discussed with British Land 
and the project team. A more detailed summary 
of feedback received on each topic and how the 
project team responded is provided in Chapter 5 of 
this SCI (see page 23).

Following the submission of the Reserved Matters 
Application, British Land will support Southwark 
Council’s statutory engagement process by 
informing stakeholders, direct neighbours and 
the wider local community of how they can send 
comments to Southwark Council during the 
statutory consultation period so that they are able to 
make a formal representation.
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Chapter 2.

Site context



©2021 EQ Communications Ltd.  |  British Land CWM Zone F Statement of Community Involvement 9

2. Site context

Zone F is situated within the Canada Water Masterplan. Zone F consists of two Plots: F1 and F2. This 
RMA covers the development of both plots.

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.

Indicative location of the Zone F RMA (in grey) within the Canada Water Masterplan area (in orange)

View of the Canada Water Masterplan area (in red) showing the Zone F plot boundary (in blue) in the context of the Hybrid Planning Application parameter plan
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Chapter 3.

Engagement context
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3. Engagement context
EQ Communications (EQ) has been working with 
British Land to lead and coordinate community 
engagement on a Reserved Matters Planning 
Application for a mixed-use development of 
around 400 homes, 38,001sqm (GEA/Gross 
External Area) of new offices, and 2,193 sqm 
(GEA/Gross External Area) of new retail/
workspace, across two buildings (F1 and F2).

Before a RMA was submitted to Southwark Council, 
we shared the proposals with local stakeholders 
and the wider community between 18 October and 
1 November so that the community would have an 
opportunity to view the more detailed plans and 
make comments on these. This is in accordance 
with the Canada Water Masterplan Hybrid Planning 
Permission 18/AP/1604; to find out more about 
engagement activities undertaken over the course 
of these earlier stages, please read page 12.

The proposals were shared virtually and at in-person 
events, to broaden the ways in which people could 
view the plans, and accommodate the different 
ways in which people may prefer to view them. 
Engagement centred on a virtual public exhibition, 
which the public could view online to learn about 
the detailed plans, submit questions to the project 
team and leave their comments. In addition, in-
person ‘Pop-up’ events were arranged to provide the 
public with an opportunity to meet members of the 
project team face-to-face and be led through the 
detailed plans, with the same opportunity to  
leave comments.

Government guidance was strictly adhered to at 
both events; the project team wore face masks at 
all times, practising social distancing when possible 
and providing hand sanitiser for members of the 
public that chose to provide written feedback. 
Extant Government guidance relating to public 
engagement during Covid-19 was considered in 
full in designing the virtual exhibition website to be 
inclusive and accessible.

Prior to sharing the detailed proposals for Zone F, 
British Land agreed the engagement approach 
with Southwark Council. This included a variety of 
methods to ensure that information was accessible 
via both digital and non-digital channels, as 
well as considering the impact the lifting or re-
introduction of Covid-19 restrictions could have on 
the engagement approach.

The key means of sharing and raising awareness of 
the proposals are summarised below:

• An online virtual exhibition to share the proposals, with 
the opportunity for visitors to provide feedback and ask 
questions

• Two ‘Pop-up’ events, held in Surrey Quays Shopping Centre 
during one weekday, and a weekend

• Invitations to meet, sent to local stakeholders, including 
Surrey Docks and Rotherhithe ward councillors

• Flyers displayed in the local area at key locations, including 
Canada Water Library, Decathlon Canada Water and Surrey 
Quays Shopping Centre

• Posters displayed in the local area

• Social media posts across Twitter, Instagram and Facebook, 
advertising the virtual exhibition/in-person events

• An e-newsletter, sent to c. 2,500 people, signposting the 
virtual exhibition and ‘pop-up’ events

• A Frequently Asked Questions booklet, available within 
the virtual exhibition and on the Canada Water Masterplan 
website

• A freephone number to arrange a call back appointment 
with the project team

Printed information packs were offered to anyone 
who was either unable to access the virtual 
exhibition or in-person events, as was translated 
exhibition material for those who needed it. A 
record of all materials used during the engagement 
process can be found in Appendices 1 – 10 of this SCI.

In addition to the above, British Land has been 
closely engaging with its tenants at Surrey Quays 
Leisure Park.

Context for the Reserved Matters 
Application
The Canada Water Masterplan (application 18/
AP/1604) was approved by Southwark Council in 
May 2020, and this is shown on page 12. In the case 
of Zone F, outline approval was granted. British 
Land (the Applicant) is therefore now submitting an 
RMA for Zone F in line with the control documents 
approved with the hybrid permission. These 
Reserved Matters comprise the detailed designs for: 
access, appearance, landscaping, layout and scale.

Southwark Council also undertook statutory 
consultation on the CWM application prior to its 
approval, during which all planning application 
documents were available for comment and viewing 
on their planning register. Alongside this, British 
Land held several drop-in events at the Canada 
Water Masterplan hub and other local venues, as 
well as giving presentations to local groups such 
as the Canada Water Consultative Forum, and the 
Rotherhithe Area Housing Forum, where members 
of the team were on hand to discuss the proposals.

Engagement on the Canada Water 
Masterplan
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Community engagement on the Canada Water 
Masterplan began in Spring 2014. Over a period 
of five years, more than 120 public engagement 
and local outreach events were held, with a total 
attendance of more than 11,000.

During the development of the Masterplan, there 
were seven key stages of engagement aimed at 
sharing and gathering information to inform each 
stage of design development, as summarised in 
the diagram on the right. The approach adopted 
from the outset of the Masterplan development 
was to actively frontload engagement during the 
early design phases, to enable the local community 
to actively shape and input into the Masterplan 
proposals before final submission.

A range of engagement and outreach activities 
were held during consultation on the Canada Water 
Masterplan, to respond to the specific need of each 
stage of the project.

They included:

Illustrative MasterPlan map

• Open exhibitions in a range of locations, including 
Surrey Quays Shopping Centre and Tenant and Resident 
Association Halls

• Topic sessions

• Walkabouts

• Pop-up street engagements

• Masterplan workshops

• Printworks tours

• Event signposting

• Stage review sessions
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At all stages of engagement, there was a wide 
range of outreach events to ensure a representative 
cross-section of the local community had accessible 
opportunities to be involved.

As long-term owners at Canada Water, British 
Land is committed to ongoing engagement 
with stakeholders and the local community 
as the Masterplan is built out. British Land will 
also continue to engage and meet with local 
stakeholders, neighbours and residents to shape 
the detailed designs of other key proposals and 
upcoming RMAs as they come forward in the 
future. Zone F is the sixth Statement of Community 
Involvement relating to reserved matters since the 
Masterplan approval in May 2020.
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Chapter 4.

Engagement process
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4. Engagement process

Engagement objectives
The approach to sharing information on the detailed 
designs for the development of Zone F was designed 
to provide informative and accessible information 
about the proposals to local stakeholders, direct 
neighbours and the wider local community, and to 
ensure opportunities for them to interact with and 
share comments on the proposals. 

The aims were to:

• Share the proposals for Zone F with local stakeholders, direct 
neighbours and the wider public, and provide an opportunity 
to ask questions before the application is submitted to 
Southwark Council

• Seek feedback and comments from those people who 
viewed the virtual exhibition, or in-person events, both on 
the proposals and British Land’s engagement

• Share information about the RMA process and its 
relationship to the Canada Water Masterplan

• Facilitate direct and constructive dialogue between local 
residents, stakeholders and the project team

Engagement approach
British Land recognises that whilst Covid-19 guidance 
has eased and restrictions on public gatherings 
have reduced significantly, it is important to retain a 
hybrid approach to cater to different people’s needs, 
such as those who choose to view information online 
that may feel uncomfortable meeting in public, or 
in person for those who feel uncomfortable using a 
computer or the internet. For this reason, EQ utilised 
a variety of digital and non-digital engagement 
methods to ensure that information was accessible 
throughout the engagement period.

The components of the engagement were:

• An online virtual exhibition to share the proposals, with 
the opportunity for visitors to provide feedback and ask 
questions

• Two in-person ‘Pop-up’ events, held in Surrey Quays 
Shopping Centre during one weekday, and a weekend

• Invitations to meet, sent to Surrey Docks and Rotherhithe 
ward councillors

• Engagement with British Land’s tenants in Surrey Quays 
Leisure Park that are currently located on the Zone F site

• A freephone number to arrange a call back appointment 
with the project team

Printed information packs were offered to anyone 
unable to access the virtual exhibition or visit one of 
the ‘Pop-up’ events. Two people requested printed 
information.

Pre-application engagement for the Zone F 
development commenced on 18 October 2021 and 
ran across two weekends, through to 1 November 
2021. Following the submission of this RMA, 
British Land will support the Council’s statutory 
engagement process.

Engagement channels
British Land is committed to ensuring that the 
programme of engagement in support of the Zone 
F RMA was inclusive and accessible for all. Details of 
the channels used to engage with stakeholders and 
the wider community are shown below.

Virtual public exhibition
The detailed plans for Zone F were shared online via  
a publicly accessible virtual engagement platform 
for a period of 15 days between Monday 18 October 
2021 and Monday 1 November 2021. It could be  
accessed at:

cwm/exhibition.app/zonef

The link to the virtual engagement platform was 
shared widely across all communication channels 
including posters, flyers and stakeholder emails. 
The purpose of the virtual exhibition was to share 
information on the detailed plans and provide an 
opportunity for people to make comments and ask 
questions of the project team.

The virtual engagement platform enabled 
participants to view and interact with information 
on their personal computers, laptops or  
mobile devices.

The following information was shared in the virtual 
exhibition, as well as at in-person pop-up events.

• 10 x exhibition boards with information about the proposals, 
covering the following topics:

 ▶ An introduction to the information sharing process and 
virtual exhibition

 ▶ Background information about the Canada Water 
Masterplan and an explanation of the Reserved Matters 
Planning Application process

 ▶ Information about the proposed layout, uses, scale and 
appearance of the proposed new buildings, including 
plans and drawings

 ▶ Images detailing the design evolution for the buildings

 ▶ Information about the plans for servicing and access

 ▶ Information about landscaping, and walking and  
cycling routes
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 ▶ Information about sustainability provision and ways to 
support wellbeing

 ▶ An indicative timeline of the planning, demolition and 
construction process and how to get in touch with the 
team

• A comprehensive booklet of Frequently Asked Questions 
covering details about the proposals, the project team, the 
consultation process to-date, and construction. This can be 
found in Appendix 8 of this SCI

• Development Specifications, Parameter Plans and Design 
Guidelines documents

People viewing the proposals (both online and 
at pop-up events) had the option to complete a 
feedback form to specify their level of interest in 
various topics relating to the proposals and their 
sentiment towards facets of the detailed plans 
and the engagement process itself, and to submit 
any other further comments. There was also the 
opportunity to register to receive project updates 
and complete a demographic form. Those who 
visited the virtual exhibition website were also 
invited to get in touch with the project team via an 
email link should they have further questions about 
the proposals.

Images from the virtual exhibition

Participants could click on information 
buttons to view and/or download each 
exhibition board in full screen.

Directional arrows provided navigation 
cues to move logically around the room 
using their mouse or finger.

Participants could sign-in to receive 
further project updates or share their 
demographic details.

Participants could ask a question or 
directly get in touch with the team from 
the virtual room.

A PDF booklet of comprehensive 
Frequently Asked Questions could be 
downloaded directly from the  
virtual room.
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Still images of the virtual exhibition - views of the exhibition board displays
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‘Pop-up’ events
Two public ‘Pop-up’ events were held over two days 
during the information sharing period, including 
a weekday evening, and weekend morning. The 
decision was made to hold the events in Surrey 
Quays Shopping Centre, outside of Tesco, to ensure 
maximum footfall and provide the best opportunity 
for members of the public to visit. These events were 
held on the following days:

• Saturday 23 October 2021 – 10am – 1pm

• Thursday 28 October 2021 – 3.30pm – 6.30pm

Each session was staffed by key members of the 
project team, including British Land, development 
project managers AECOM, and EQ Communications. 
Having a range of project team members at the 
events ensured that specific questions about 
the information could be addressed directly at 
the events. While the main focus of the events 
was to share plans for Zone F, materials on the 
wider Masterplan were also displayed to provide 
a general overview of the development and 
current opportunities linked to it such as jobs in 
construction. Over 120 people visited the pop-up 
exhibitions over the two days they were held.

Phone number and email address
A dedicated project freephone number and email 
address were available during the engagement 
period to enable residents and members of the 
general public to get in touch with the team directly.

The project freephone number: (0800 470 4593) 
and email address: 
(team@canadawatermasterplan.com) – which 
have remained the same since British Land started 
consulting on the Masterplan in 2014 – were 
included on all communications and exhibition 
materials. The project email address remains the 
primary form of communication for residents to get 
in touch with the team.

Offer of stakeholder briefings
On the day of launching the virtual exhibition on 
18 October 2021, a number of invitations were sent 
to local stakeholders to share the details of the 
proposals and invite stakeholders to a one-to-one 
virtual/in-person briefing. These were offered to 
both Rotherhithe and Surrey Docks ward councillors.

Communication channels 
 In order to raise awareness of and signpost 

engagement on the proposals for Zone F, the 
information sharing website and in-person events, 
and encourage engagement, a range of publicity 
methods were used and are listed below.

Posters
Posters were displayed in 9 key locations in the 
local area to promote both the virtual and in-person 
events.

Additionally, flyers were placed in venues closest to 
Zone F: Bru Canada Water, Thrive, Canada Water 
Library and Surrey Quays Shopping Centre (as noted 
in pink).

• Decathlon Canada Water

• Nisa Local (Albion Street)

• Nisa Local (Quebec Way)

• Bru Canada Water

• Mouse Tail Coffee

• Time & Talents

• Thrive

• Canada Water Library

• Surrey Quays Shopping Centre

A map indicating where these locations are relative 
to the Masterplan area is included as Appendix 4.

E-newsletter
The Canada Water Masterplan team communicates 
regularly with the wider community via 
e-newsletter. Since the start of the project, the 
project team has built up a subscription base of 
c.2,500 active subscribers. In conjunction with 
the launch of the virtual exhibition on 18 October 
2021, an e-newsletter was sent to subscribers, 
which included a summary of the proposals and 
signposted both the virtual exhibition and in-
person events. It was also clearly signposted that 
any subscriber could request printed materials or 
arrange a call back appointment to speak with the 
project team.

Project website
The Canada Water Masterplan website is a well-
used source of information on the development. It 
includes frequently asked questions, key documents 
and the latest news and project updates. It was 
created at the outset of the Masterplan engagement 
in 2014, and is well-established amongst the 
community.

As part of this engagement, a new webpage within 
the existing website titled “Ongoing Engagement” 
was updated to provide direct click-through links to 
the virtual exhibition platform and to share further 
information about the proposals, including the 
date and location of the in-person ‘Pop-up’ events. 
The Ongoing Engagement page will continue to 
be updated as future stages of the Canada Water 
Masterplan come forward.
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Chapter 5.

Feedback
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5. Feedback

Outreach
People engaging with the proposals had the opportunity to complete feedback forms (either online or 
at pop-up events). During the engagement period the virtual exhibition received 342 unique visitors, 
and there were 2,484 page views. Unique visitors represent individual views of the exhibition materials 
discounting repeat views of the exhibition from the same IP address. 120 people were interacted with 
across the two ‘Pop-up’ events that were arranged. In total, 462 individuals interacted with the information 
either virtually or in-person.

2 emails were received via the project inbox, to request printed copies of the exhibition materials.

How users engaged with the virtual exhibition
The average length of stay within the virtual exhibition (dwell time) was 3 minutes and 18 seconds. The 
graph below shows the number of page views across the engagement period, per date. The peak number 
of visitors on 18 October coincides with the date the e-newsletter for Zone F was issued, and the spikes in 
activity on 25, 27 and 30 October reflect when the virtual exhibition was shared via social media.
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Feedback received

Topic areas
People engaging with the proposals had the opportunity to complete feedback forms (either online or at 
pop-up events). The form invited respondents to specify their level of interest in various topics relating to 
the proposals and their sentiment towards facets of the detailed plans and the engagement process itself, 
and to submit any other further comments. The responses to the questions included on the feedback form 
are shown on the graphs below.

A total of 8 people (6 online, 2 in-person) completed a feedback form, and fed back on a series of topics 
relating to the Zone F proposals as shown, representing approximately 2% of the 462 individuals that 
interacted with the information either online or in-person. These questions were structured using a Likert 
scale with “1” representing the least positive response, and “5” representing the most positive response.

Q1: Please rate your level of interest in the following aspects of the Zone F proposals:

When asked to vote on their level of interest in these topics relevant to the Zone F proposals, respondents 
rated “Sustainability and wellbeing” the highest, followed closely by the themes of “Layout and use of the 
buildings” and “Scale of the buildings”. “Servicing and access” was rated the topic of least interest.

Number of people: 8 Number of people: 8 Number of people: 8

Number of people: 8Number of people: 8Number of people: 8
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Q2: Please tell us how you feel about the following statements:

There was strong support for the plans’ creation of new 
pedestrian routes through Zone F to better connect the 
Masterplan into the wider local area, and to help facilitate 
a green link between Southwark Park and Russia Dock 
Woodland. All eight respondents strongly agreed with this 
proposition.

Respondents were similarly supportive of the provision of 
green public areas, roof terraces and balconies to support 
the wellbeing of those using the building and other local 
residents – scoring 4.88/5.

Respondents were less supportive of the architectural design 
of Buildings F1 and F2 however, scoring 2.38/5.

The majority of respondents agreed (3) or strongly agreed (4) 
that the virtual exhibition was informative.

Number of people: 8 Number of people: 8 Number of people: 8

Number of people: 8Number of people: 8

Number of people: 8

Number of people: 8



©2021 EQ Communications Ltd.  |  British Land CWM Zone F Statement of Community Involvement 23

General comments
8 feedback forms were received in total, 6 of which were completed via the virtual exhibition website whilst 
2 were completed at the in-person ‘Pop-up’ events. 1 comment was also received via the Canada Water 
Masterplan Twitter account but this is being treated separately to other comments received; social media 
enquiries are responded to in line with British Land’s Local Communications Commitment.

A total of 6 respondents chose to submit more general comments, which can be broken down into 22 
individual comments, as shown in the graph below.

Design and appearance
Seven individual comments were raised concerning 
the design and appearance of Zone F and were 
mixed. Two respondents raised concern about the 
overall design of the building. Another respondent 
noted concern with the design and appearance of 
the lower elements of the residential towers, and 
stated that the proposals, from a design standpoint, 
would negatively impact people’s experience of 
being in the proposed new park, nearby. However, 
there were also individual respondents that 
supported the design of the upper portion of the 
residential towers, support for the façade and use of 
materials for the office space.

Height and massing
Six individual comments were raised concerning the 
height and massing of Zone F and were mixed. Two 
respondents noted that the residential towers were 
too tall, whilst other respondents noted that the 
proposals are too dense and not in proportion to the 
size of the plot. Two respondents stated support for 
the building height and building massing.

Biodiversity
Four individual comments were raised concerning 
biodiversity. The respondents noted that integral 
biodiversity should be provided within Zone F, and 
that specifically this should include swift bricks, and 
more native planting. One respondent also noted 
that more detail on improvements to biodiversity in 
Zone F should be provided.

Affordable housing
Three individual comments were raised about 
affordable housing. One respondent noted that 
more affordable housing should be provided within 
Zone F. Two other respondents raised concerns 
that affordable housing should be distributed more 
evenly across the Masterplan area.

Landscaping and public realm
Two individual comments were raised about 
landscaping and public realm. Both respondents 
welcomed the landscaping and public  
realm proposals.
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Topic area Project team response

Design and appearance (7 comments)

Design – general

One respondent suggested that the designs of the building  
were oppressive.

Another respondent was disappointed with the designs overall 
and while it was recognised that the building echoed existing 
buildings and structures, it was suggested that the designs were 
more non descript, and not as iconic, than was hoped.

It was also commented that the proposals would make the 
proposed 3.5 acre park an unpleasant place to be in.

The character of the buildings has been designed to follow the 
Design Guidelines, and Parameter Plans, which were approved 
as part of the Hybrid Planning Application for the Canada Water 
Masterplan. Both of these documents are part of the control 
documents that influence development within the Masterplan 
area, and were the product of engagement over the duration of 
the preparation of the Masterplan Hybrid Planning Application, 
since 2014.

Through this engagement process leading up to the submission 
of the Masterplan, we received comments on how to approach 
open spaces including the 3.5-acre park. This is reflected in the 
Design Guidelines which strike a balance between the positioning 
of tall buildings in Zone F, whilst retaining an openness to the park 
by limiting building height elsewhere, so that the park would be 
an open and inviting space for the community to use. The Design 
Guidelines also require any tall buildings to have well-designed 
facades, and to have clearly articulated tops to provide a high-
quality building silhouette, which the Zone F buildings have been 
designed in response to.

The design of the Zone F building has been with the Southwark 
Council design officer throughout the pre-app process, and was 
also presented to Southwark Council’s Design Review Panel so 
that any comments could be addressed accordingly.

Design – residential

One respondent noted that the tops of the residential towers 
were well-designed. It was also commented, however, that the 
bottom portion of the residential towers were less well designed, 
particularly the lower-level elements that have walls with empty 
space behind them.

We are pleased that residents consider the tower tops to be 
well-designed. The lowest level residential balconies have been 
designed with solid balustrades to provide the resident with 
enhanced visual privacy between their private amenity and the 
public realm below, providing a more useable and comfortable 
residential balcony space.

Design – office

One respondent commented that the external design of the office 
building was good, including the curves and the finish.

We are pleased residents are happy with the proposed designs.

Height and massing (6 comments)

Height

Two individual respondents raised concerns that the residential 
buildings were too tall.

Tall buildings, at select locations within the Masterplan area, 
including at Zone F have been examined in detail, both through 
consultation with the community and statutory consultees via 
the preparation of the Masterplan Hybrid Planning Application 
approved in May 2020, but also to support planning policy set by 
the Greater London Authority (GLA) and Southwark Council/LBS. 

The taller buildings that are proposed at Zone F, form one 
of a cluster of locations that were influenced during public 
engagement on Masterplan principles, and decided upon after 
extensive testing and consultation with Southwark Council design 
officers, the GLA and Historic England, then codified through 
the control documents which include the Design Guidelines and 
Parameter Plans

In planning policy terms, the GLA has identified the site as an 
Opportunity Area, and Housing Zone that requires the Canada 
Water area (including sites outside of the Masterplan area to 
deliver at least 3,300 new homes. LBS has also prepared an Area 
Action Plan to guide development by seeking increases in the 
number of homes to be delivered here to 4,500 by 2026, along 
with the creation of significant new employment opportunities.

The building heights and design of Zone F are the product of 
ensuring the proposals align to the parameters that have been 
established within this hybrid planning consent

Density

One respondent commented that the proposals looked too dense.

Our proposals respond to the agreed density within the 
parameters established within the outline planning consent for 
the Canada Water Masterplan.

Scale

One respondent commented that the scale of the proposals was 
not appropriate for the size of the plot.

The scale of the buildings was established through the outline 
planning consent and we are responding to this through our 
proposals.

Support for height and massing We are pleased residents are happy with the proposed height and 
massing.

Project team response to general comments
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Biodiversity (4 comments)

Biodiversity improvements

One respondent commented that integral biodiversity should be 
prioritised, and be a higher priority in light of the biodiversity crisis.

One respondent commented that there should be more provision 
for integrated swift bricks, and native planting respectively, in view 
of national planning guidance, and the London Plan.

More information was also requested on improvements to 
biodiversity in Zone F.

Biodiversity improvements form an integral part of the approach 
to making the Zone F proposals sustainable. The proposals offer 
a diverse, and rich array of planting including native species, 
such as Coryllus avellana and Viburnum opulus for hedges and 
Malus tree species. The proposals will also include species that 
have naturalised and provide value to wildlife such as Prunus 
laurocerasus. which help support bees and birds, Clematis 
climbers that attract butterflies, among other species.

By providing a broad array of planting, this will support a variety 
of habitats that include hedgerows, rich species grass, shrubs and 
perennial herbaceous planting within Zone F, and would support 
national and regional planning guidance on these matters.

Further information on how biodiversity is being considered 
through the Zone F proposals can be found within both the 
ecology assessment and Design and Access Statement, that will 
be submitted as part of the RMA.

Affordable housing (3 comments)

Amount/distribution of affordable housing

Two individual respondents noted concerns regarding the 
distribution of affordable housing across the Masterplan area, and 
noted that there should be a proportion of affordable housing 
within Zone F.

One respondent noted that there should be more affordable 
housing within Zone F.

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 (by 
habitable room) and a further 10% ‘intermediate’ including shared 
ownership. This forms part of a binding agreement between 
ourselves and Southwark Council via an s106 agreement.

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.

Affordable housing will be delivered across different phases of the 
Masterplan’s development. This means that whereas some plots 
(such as K1) may be 100% affordable housing, and some (such as 
Zone L) will contain a mix of tenures, others (such as Zone F) will 
provide market housing. Overall, this will deliver a minimum of 
35% affordable housing across the development.   

Landscaping and public realm (2 comments)

Support for landscaping and public realm We are pleased residents are happy with the proposed 
landscaping and public realm.
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Chapter 6.

Next steps
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6. Next steps

Following the submission of the RMA, British Land 
will support the statutory engagement process by 
sharing the statutory consultation dates as well as 
how the community can view planning application 
documents and make a formal representation. 
This will be shared via the project website, as well 
as by e-newsletter, social media, and stakeholder 
notifications.

This will help ensure that individuals are aware of 
how they can submit comments on the planning 
documents directly to Southwark Council for 
consideration in their determination of the 
application.

Ongoing engagement on the Canada 
Water Masterplan

As long-term owners at Canada Water, British 
Land is committed to ensuring that their work 
and presence benefits the existing and future 
community.

As the Masterplan is built out, British Land will:

• Be active, contactable, and visible by engaging directly with 
neighbours and the wider community through meetings, 
events, newsletters, notice boards or other means.

• Explore how the community can be involved in shaping the 
delivery and management of the Masterplan.

• Engage local children and young people in the development 
of the Masterplan (as it is their future homes and 
workplaces).

• Keep engagement personal, with named contacts from the 
British Land team shared so that local people know exactly 
who they can talk to – be that about planning, construction, 
jobs and training, or anything else.

• Work with local partners, including community groups and 
local Tenant and Resident Associations (TRAs), to ensure 
that communication is being done in the best way possible.

• Support community events which bring people together.

• Run pre-employment and pre-apprenticeship training in the 
area for local people to make sure they are aware of the job 
opportunities being created.

• Encourage local people into quality, sustained jobs in 
construction both on and off site, as well as providing 
apprenticeships and making the opportunities accessible to 
people living locally.

• Increase the number of internships and paid work 
experience over the next 15 years and specifically encourage 
our future office, retail and leisure occupiers to provide 
internships, mentoring and education, and employment 
programmes.

As future stages of the Canada Water Masterplan 
come forward, British Land will also continue to be 
active and undertake, as part of future Reserved 
Matters Applications (RMAs), engagement on new 
buildings and the plans for key areas such as the 
park. 

Commitment to local communications 
The Canada Water Masterplan phoneline and email 
address remain active and available for individuals 
to get in touch with the team during the Reserved 
Matters Planning Application process and beyond.

British Land will continue to respond to any 
questions and requests for further information 
in accordance with its Local Communications 
Commitment, which sets out a clear process for 
contacting the project team, and commitments on 
how correspondence will be dealt with and replied 
to, as well as timescales for responses.
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Appendix 1 - Virtual exhibition display boards
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Appendix 2 - Invitation flyer distributed to key locations locally
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Appendix 3 - Poster placed in local area
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Appendix 4 - Poster and flyer locations
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Appendix 5 - Welcome message to virtual exhibition
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Appendix 6 - Feedback form and demographic form  
(‘Pop-up’ events)
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Appendix 7 - Feedback form and demographic form  
(virtual exhibition)
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Appendix 8 - Frequently asked questions booklet
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Appendix 9 - Photos of ‘Pop-up’ event
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Appendix 10 - Photo of leaflets/posters in the local area
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 For further information please contact 

freepost  CANADA WATER MASTERPLAN

telephone  020 7729 1705 (request the Canada Water Team)

email  team@canadawatermasterplan.com




