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2  Site context and analysis

2.1 Past

The defining feature of the Rotherhithe 
and Surrey Docks area has been the 
historical development of the docks over 
time. The area played an important role in 
London’s trade with the rest of the world. 

Historic maps and photographs depict how the 
area of the proposed Masterplan has transformed 
over the last two hundred years.  

The Masterplan Site remained largely 
undeveloped until the marshland was changed to 
create ponds. With docks established in the late 
1800s, the majority of the Site became occupied by 
docks. Large warehouses filled the land between 
the docks for most of the 1900s. With the docks 
infilled during the 1970s, large areas were cleared 
and today it is again a mostly empty site. 

Two of the remaining historic features are still 
present in direct proximity of Plot A1 and not only 
frame the site, but also retain a part of history. 
This includes the reduced Canada Dock, now 
referred to as Canada Water, and the former Dock 
Offices, built in 1892 by the Surrey Commercial 
Dock Company.
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Aerial photograph of Surrey Docks in the 1930s

27/07/2016 © City of London: London Metropolitan Archives http://collage.cityoflondon.gov.uk

Collage Record No: 276289 Artist:

Title: Surrey Docks: aerial view of docks and surrounding area of
Bermondsey

Catalogue No: SC_PHL_02_0915_71_4200

Accession No.:

Date of Execution: 193-

Description: Surrey Docks: aerial view of docks and surrounding area of
Bermondsey

Medium: photograph

A1
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Trade and commerce on the peninsula

The site is located within the historic Surrey Quays 
Docklands, once one of the oldest and busiest 
artificial waterways in London. Incoming goods, 
ranging from timber and hides to whale oil, were 
unloaded by London’s famous deal porters - 
athletic men who unloaded, carried and stored the 
goods. The docks were named after the countries 
where the timber came from. These names have 
also been adopted by the streets which now 
replace the docks.

Trade links were mainly with northern European 
countries. The boats would be in dock for several 
weeks at a time, which led to the various countries 
setting up bases in the Rotherhithe area to 
cater for the needs of the seamen. For example, 
missions from Scandinavia established churches, 
providing the seamen with religious and moral 
welfare. Some of these church’s are still present 
in the area today.

The closure of the docks

The decline of the docks set in after World War II. The 
docks were a key target for bombing and suffered 
substantial damage during the War. Many of the 
warehouses were damaged beyond repair or were 
completely destroyed. In addition to the damage caused 
by bombings, the introduction of container system 
cargo transport and larger ships led to the closure 
the docks. The Surrey Commercial Docks, no longer 
profitable, eventually closed in 1969.

Reminders of the past in direct proximity to Plot A1 are 
still present in form of Canada Water to the east of the 
site, and the former Dock Offices, built in 1892 by the 
Surrey Commercial Dock Company to the west. The 
Victorian building features a central clock tower and a 
courtyard facing east.

Dock edge with historic cranes and sheds

Surrey Quays warehouses

Historic photo of the former Dock Offices building on Surrey Quays Road
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The Surrey Commercial Docks - c.1906

A1
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OS Map 1830

1800 1850

Grand Surrey Canal and its expansion

Site development 1800s – 1950s

Adjacent historic maps depict how the area of 
the proposed masterplan has transformed over 
the last 200 years. The area of Plot A1 remained 
largely undeveloped with docks established in the 
late 1800s in its immediate proximity. 

During the last 200 years the area of the proposed 
Plot A1, located at the north west tip of what was 
first Albion Pond and then became Canada Dock, 
has remained largely unoccupied. The former 
Dock Offices was established in 1982, on the site 
just adjacent to the footprint of Plot A1.

A1
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2  Site context and analysis

OS Map 1873 OS Map 1916

1850 1850 1900 1925

The Commercial Dock Company and the 
Grand Surrey Canal and Dock Company 
merge to form the Surrey Commercial Dock. 
The development of the docks has begun. 

The Surrey Commercial Docks continues 
to develop the Docks.

PAST | PRESENT | FUTURE
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2  Site context and analysis

OS Map 1962

1950 1975

 WWII damage

Site development 1950s – today

With the commercial decline of the Docks, 
most water basins were filled in the 1970’s to 
create large empty fields. Compared to the finer 
grain of the surroundings areas on the edge of 
the Peninsula and along Lower Road, the site 
now occupied by the masterplan and Plot A1, 
has remained low density up until today and is 
dominated by vast surface car parking areas and 
low rise retail buildings.

Plot A1, which during the rise period of the 
Docks was occupied by a warehouse, remained 
undeveloped since the 1970’s until the early 1980’s 
when it was converted into a surface car park for 
the adjacent Shopping Centre. 

A1
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OS Map 1976 OS Map 1987

1975 1975 1985 2018

Derelict Site LDDC Development, the 
Daily Mail Printworks and 
the Surrey Quays Leisure 
Park is built.

Hybrid Planning 
Application submitted

PAST | PRESENT | FUTURE
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2.2 Present

This chapter looks at the character of 
the site today and what remains from the 
time of the docks and earlier. 

It looks at the transport links, the 
character of the surroundings and the 
opportunities in the area. 

Rotherhithe

Surrey Docks

Evelyn

Livesey

South 
Bermondsey

Riverside

Southwark Park
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Aerial imagery of Plot A1 in context of the site today

S
T

 M
A

R
Y

C
H

U

R C H  S T

N
E

P
T

U
N

E
 S

T
R

E
E

T



27   CANADA WATER MASTERPLAN  PLOT A1  Design and Access Statement  May 2018

2  Site context and analysis

Greenland Dock

Canada Water 
station

Rotherhithe 
station

Russia Dock 
Woodland
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Planning Context

London Plan (2016)

Canada Water is identified in the London Plan 
as an Opportunity Area, where development 
proposals should seek to optimise residential and 
non-residential densities, contain a mix of uses, 
contribute towards meeting minimum guidelines 
for housing and/or employment capacity, realise 
potential to improve public transport accessibility and 
support wider regeneration, as set out under Policy 
2.13.

Canada Water Opportunity Area is identified as 
having an indicative employment capacity of 2,000 
workers and could deliver a minimum of 3,300 new 
homes. The text in Annex One of the Plan describes 
Canada Water as:

“Opportunity Area with good public transport 
accessibility including stations on the Jubilee and 
East London Line. The Area has significant potential 
for mixed use regeneration on infill sites and 
intensification of existing commercial sites focussed 
on the transport interchanges and the District 
shopping centre. Subject to retail demand Canada 
Water may evolve to become a Major town centre in 
the network and the scope for a substantial increase 
in the minimum new homes target and employment 
capacity should be explored. There is also potential to 
develop a new science cluster linked to an academic 
institution (King’s College)”.

Canada Water is also identified as having the 
potential to evolve into a Major Town Centre. A Major 
Town Centre is defined as “typically found in inner 
and some parts of outer London with a borough-wide 
catchment. They generally contain over 50,000 square 
metres (sqm) of retail, leisure and service floorspace 
with a relatively high proportion of comparison goods 
relative to convenience goods. They may also have 
significant employment, leisure, service and civic 
functions”.

Draft New London Plan (2017) 

The draft New London Plan was published for 
public consultation in December 2017. The Plan 
sets outs the strategic economic, environmental, 
transport and social framework for London over 
the next  
20-25 years.

The strategic vision of the draft Plan seeks to 
prioritise the development of Opportunity Areas, 
brownfield land, surplus public sector land, sites 
which are well-connected by public transport, 
and small sites; whilst proactively promoting 
higher density development in suitable locations. 
Canada Water is identified in the draft Plan as an 
Opportunity Area that is “ready to grow” with the 
capacity to provide 5,000 new homes and 20,000 
new jobs. Canada Water is also identified as having 
the potential to become a Major Town Centre. 

Core Strategy (2011)

The Core Strategy seeks to create a new 
destination around the Canada Water Dock which 
combines shopping, civic and leisure, business 
and residential uses to create a new heart for 
Rotherhithe.

Strategic Policy 3 of the Core Strategy states that 
“Through the Canada Water area action plan, we 
will enable the provision of around 35,000sqm of 
additional shopping space and increased leisure 
space at Canada Water to create a range of retail 
opportunities and improve choice, particularly for 
non-food shopping. Canada Water will become a 
major town centre.”

Strategic Policy 5 sets a target of 2,500 net new 
homes within the Canada Water Action Area.

Strategic Policy 6 requires the Canada Water 
Action Area to provide a minimum of 875 affordable 
housing units between 2011 and 2026.
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N

Canada Water
Area Action Plan

Southwark Park

Russia 
Dock 

Woodland

Canada Water Opportunity Area and Canada Water Area Action Plan

 Key

  Planning Application Boundary

  Opportunity Area  

  Canada Water Area Action Plan 

 

 A1

Canada Water Area Action Plan (CWAAP)

The CWAAP is a plan to regenerate the area 
around Canada Water. The LDDC regeneration 
of the area built 5,500 new homes, the shopping 
centre and the Harmsworth Quays printworks. 
The CWAAP sets the vision of future development 
in the area an provides and opportunity to create 
a new town centre for Rotherhithe and for 
Southwark.

The area is suitable for redevelopment 
because of its character, location, public 
transport accessibility and opportunity and 
capacity for growth. 
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The site today in context of London 

The Canada Water masterplan is situated in the 
London Borough of Southwark in the district of 
Rotherhithe, a residential district in south-east 
London. The Plot A1 site located at the edge of the 
masterplan at the corner of Deal Porters Way and 
Surrey Quays Road in close proximity to Canada 
Water Station with access to the Jubilee Line 
and the London Overground Line. The site offers 
transport connectivity to the rest of London in all 
directions. 

Canada Water today is home to a 250,000 ft2 
shopping centre, a leisure park with cinema, 
bowling, bingo, restaurants, the former 
Harmsworth Quays Printworks, as well as 
approximately 2,400 surface car parking spaces. 
Surrounding the Plot A1 site are approximately 
130 acres of natural resources, parks and water 
bodies including Southwark Park, Russia Dock 
Woodlands, Canada Water Dock, and Greenland 
Dock. The rest of the Rotherhithe and Surrey 
Docks area is largely residential, home to a cross-
section of London house building from the last 

Southwark Park

century and a rich history reflecting centuries of 
trading and infrastructure along the edge of the 
Thames.

Southwark Park (opened in 1869) to the west of 
the site and the wetlands of the former Canada 
Water Dock to the east, provide a rich green 
infrastructure and peaceful pedestrian routes 
provide connections to the wider Peninsula. The 
Plot A1 site sits south of Rotherhithe Overground 
station, an area defined by its low rise suburban 
character. The majority of the earliest buildings 
which remain today are Victorian warehouses 
with former industrial artefacts that relate to the 
docklands. 

Canada Water SINC

Canada Water Dock has recently been designated 
as a Site of Importance for Nature Conservation 
(SINC). A wooden pier allows for access from Deal 
Porters Way to a lookout overlooking the water. 
Sitting in amongst the greenery is a statue of the 
Deal Porters, once very familiar to the area.

Canada Water
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Existing green spaces

Southwark 
Park

King Stair’s 
Garden

Canada 
Water
SINC

Plot A1
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Parks and woodland

Play space and sports field

Waterside open space
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Community

The local community surrounding Plot A1 is 
diverse, with a range of cultures, incomes, and 
housing tenures reflecting the area’s history. 
In recent years a wave of new and increasingly 
more affluent residents have been attracted by 
the location, good transport connections, high-
quality open spaces, and the relative affordability 
of the Peninsula. Key points of interest in the area 
include the Finnish Church, the Brunel Museum, 
the Time and Talents Association, St. Mary’s 
Rotherhithe, the London Bubble Theatre and the 
Saint Olav Norwegian Seaman’s Mission.

London and Southwark’s planning policy has 
identified the site as an Opportunity Area and 
supports the creation of a new “Major Town 
Centre” at Canada Water. This enables a 
significant increase in retail and leisure, new 
homes, and workspaces, to serve the local 
community and London’s wider southeast area.

Rotherhithe
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Rotherhithe
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2  Site context and analysis

Existing site looking west

Pump House

Canada Water Station

Southwark Park

Surrey Quays
Shopping Centre

Canada Water 
Dock

former Dock Offices

The Printworks

CW Library

Brunel Museum

building with a hexagonal base and perforated 
anodised aluminium facade which gently leans 
towards the dock’s northern edge. Opened in 
2011, it has since acted as a social hub and 
community event space for the area.

To the west of the Plot A1 site is the former 
Dock Offices, a grade II listed Victorian building 
reminiscent of the history of the docks, with multi-
residential developments beyond towards Lower 
Road. The south of the site is occupied by surface 
car parking serving the Surrey Quay Shopping 
Centre. 

Immediate context

Plot A1 is located near a cluster of tall buildings. 
Columbia Point and Regina Point Towers are 
two 21-storey towers built as part of the Canada 
Estate in 1962–4, on the site of former chemical 
works. Ontario Point, a 24-storey high building, 
was completed in 2013. Opposite Ontario Point is 
Canada Water Plaza, a paved public plaza looking 
over the dock, housing a number of temporary 
market stalls. The plaza is enclosed by the 
Canada Water Library and a recently completed 
brick housing block. The library is a 4-storey 

Plot A1
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Canada Water Dock Library and existing towers Landale House

Former Dock Offices Former Dock Offices Surrey Quays Road Residential blocks

Pump House Warehouses Rotherhithe Warehouses Rotherhithe
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2  Site context and analysis

Transport

A footpath along Surrey Quays Road to the north 
of the Plot A1 site provides safe access to major 
transport nodes. Direct links to Southwark Park 
and Canada Water allow good connectivity to wider 
pedestrian networks. Connections south are less 
desirable, with the area dominated by a surface car 
park and its circulation roads.

By bicycle, the site is located within 15 minutes 
from Greenwich, New Cross, Peckham and 
Southwark. The National Cycle Route 4 along the 
Thames provides connections to Greenwich, Central 
London and a wide range of other destinations. 

Roads

Canada Water is strategically located on the 
highway network close to central London: Plot A1 
is approximately two miles east of London Bridge, 
three miles south-east of the City and lies just 
south of the Rotherhithe Tunnel, which connects 
south-east London to the A13 north of the River 
Thames. Lower Road is a busy route with large 
residential buildings towards its northern end 
directly west of Plot A1. It acts as the main local 
connection to the site, stretching north-south from 
the Rotherhithe Tunnel to Deptford and Greenwich. 

Existing Road Hierarchy

Key
Site Application  

Boundary

Primary Road

Secondary Road

Tertiary Road

A1
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London wide public transport

Canada Water

Rotherhithe

Wapping

Canary Wharf

Central London

Surrey Quays

Greenland Pier

Surrey Quays Road branches off Lower Road 
towards Canada Water Station and beyond, 
passing Plot A1 on the northern edge of the site. 
The most prominent corner of the plot is the 
junction with Deal Porters Way in direct proximity 
to Canada Water station.

Public Transport

The Plot A1 site has a PTAL (Public Transport 
Accessibility Level) value of 6a reflecting its 
proximity to underground train and bus services. 
This includes the Jubilee Line (peak of 30 trains 
per hour and night service on the weekend) and 
Overground services (every 3-5 minutes at peak 
time), as well as eight bus routes that operate from 
Canada Water station, five of which provide services 
overnight. The station is accessed from Surrey 
Quays Road and the buses serve the shopping 
centre and the Rotherhithe and Surrey Docks area, 
with routes to the City and the southeast.

Key
Site Application  

Boundary

Jubilee line

Overground

PTAL rating

6b

6a

5

4

3

2

1b

1a
A1
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2.3 Future

Plot A1 is at a pivotal location between 
existing small-grain, mostly residential 
fabric to the north and west, and 
emerging new developments with a larger 
grain of the more recent developments to 
the east and the emerging masterplan.

As one of the first schemes to be built as part of 
the masterplan, Plot A1 not only plays a vital role 
in its immediate location but also in the timeline 
of future development. Facing Deal Porter´s Way, 
it will anchor the northern end of a future High 
Street, connecting Canada Water Station and the 
hub around the library with Surrey Quays Station 
and the wider emerging context. 

Plot A2, located directly south of Plot A1 has also 
been submitted in detail. Proposed uses include 
office, retail and leisure facilities. Plot A1 and A2 
have been designed with a common public realm, 
creating a network of spaces between the two 
facilities and in response to the emerging Canada 
Water Masterplan. 

Future development phases within the proposed 
masterplan will form the immediate context to 
Plot A1 and A2.

Wider context

In recent years, the Canada Water area has 
experienced a significant amount of change.

Situated across Canada Water Dock and highly 
visible from Plot A1, the site occupied by 
Decathlon is most relevant in this context. The 
site is currently owned by Sellar. Construction 
is underway for the first phase of a residential-
led mixed-use scheme comprising a 40-storey 
tower, 1000+ new homes and re-provision of the 
existing Decathlon store. Architects include David 
Chipperfield Architects, Maccreanor Lavington 
Architects, Clausen Kaan Architecten, and Vogt 
Landscape Architects.
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Aerial view showing Plot A1 in context of the proposed outline masterplan

1 - Decathlon

Canada Water 
Masterplan 2 - Mulberry

Plot A1

Plot K1

Plot A2

 Key

  Plot A1 Detailed Proposal Boundary

              Existing buildings 

   Outline Masterplan Planning Application

  Detailed Planning Applications 

  Prospered outline masterplan Planning 

Applications on nearby sites
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2.4 Site considerations

North

Trees along Surrey Quays Road

Existing trees (T1, T2, T3 in tree survey) with 
extensive tree routes reach into the plot 
boundary. The proposed northern edge of the 
A1 development has been offset with sufficient 
distance for the three crowns and roots as verified 
by a radon survey for locating the actual roots in 
the ground, and in collaboration with the design 
team’s arboriculturalist and landscape architect.

For further information refer to the Zone A Public 
Realm Access Statement.

East

TFL overground tunnel

The eastern edge of the proposed building has 
been offset in response to the tunnel alignment. 
The distance required for centre piles to the 
external tunnel lining has been co-ordinated 
with the structural engineer and masterplan 
infrastructure team and is based on survey 
information received from TFL to verify the actual 
tunnel wall. The basement has been designed to 
mitigate the potential impact from added weight, 
in particular under the tower and in proximity to 
the tunnel. 

TFL overground tunnelExisting trees to be retained
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West 
Grade II listed former Dock Offices / Courtyard 
and existing Gas main crossing site

The existing gas main will need to be relocated to 
allow the development of Plot A1. 

The proximity of the former Dock Offices building 
has been reviewed with Historic England, 
Southwark Council and Design Council / CABE. 
The response throughout was very positive. 
In all instances the proposed massing with its 
step towards the Listed Building was valued as 
appropriate and responsive to the context.

Existing gas main and Grade 2 listed former Dock Offices LVMF5 viewing corridor 

South (and height)

LVMF 5 (Greenwich viewing corridor)

The tower of Plot A1 has been offset to avoid the 
viewing corridor entirely. The height of the office 
buildings have been designed to keep all parts of 
the building below the 30m AOD height restriction 
(central zone and consultation zone) as prescribed 
in the LVMF 5 requirements. All major plant has 
been designed to be in the basement and moved 
away from the lower roof areas. 
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