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Canada Water Masterplan, London Borough of
Southwark
Design Workshop

Notes from Wednesday 11 October 2017

Thank you for inviting Design Council Cabe and the Southwark Design Review Panel to
review the proposals for the Canada Water masterplan at the workshop on 11 October
2017. We previously reviewed the scheme in December 2014, June 2015, and June 2017
and we appreciate the opportunity to input at this stage prior to the submission of an
outline planning application.

The proposals as presented to the Panel demonstrate the result of years of constructive
collaborative dialogue between the project team and wider stakeholders, a considerable
body of work and analysis, and a keen commitment to placemaking. The result is a rich
and carefully considered masterplan which is likely to support the creation of a distinct
new neighbourhood with a strong identity in Canada Water over the forthcoming decades.

We offer the following comments and recommendations as part of a dialogue which can
serve to further enrich the scheme and inform the important next stages of the refinement
of the content of the planning application and the emergence of the first phases.

We recommend resolving the following key issues prior to the submission of the
application:

1 How the design code enshrines the unique character of Canada Water and its
component neighbourhoods. The principles set out in the codes should in turn be
reinforced by individual reserved matters applications

1 How the sequence of phasing will ensure a high level of amenity and quality of life

at every stage of the 20+ year development period

How the masterplan will interact with the surrounding area at its edges

How Canada Water will benchmark sustainability outcomes that can be exemplary

both now and over time

1 How a truly diverse and inclusive mix of uses, housing types and tenures will be
achieved across the masterplan

=a =

We appreciate the opportunity to also comment on the first buildings to come forward
within the masterplan as part of the hybrid application, sites A1 and A2, which are the
subject of a separate letter. We note that site K1 is also currently emerging as a detailed
proposal for the first affordable homes within the masterplan. It is crucial that this
scheme is subject to the same scrutiny and the same level of design quality as the other
initial buildings. We recommend that this is submitted to Design Council Cabe or the
Southwark Design Review Panel for a Design Review prior to the submission of a
planning application.
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Planning application structure

The format and content of the outline planning submission, including parameter plans
and the design code, will be crucial in determining the appropriate balance of flexibility
over the forthcoming 20+ years and certainty regarding the amount, form and quality of
future development in Canada Water. We note that:

1 The future of the Printworks building has not been confirmed. We support the
principle of its retention but should it be replaced, it is crucial that a future
scheme retains the same diversity of uses as envisaged at present.

1 The London Borough of Southwark (LBS) should ensure that the design codes,
including the issues that they cover and the scope within the parameters, provide
sufficient confidence for Members regarding the quality of future development

1 The success of the design codes in securing the distinct identity of Canada Water
and its component character areas will depend on the submission and approval
of individual reserved matters applications. The detailed elements of the hybrid
application present an opportunity to demonstrate how future reserved matters
applications should respond to and interpret the design codes.

1 The design code sets out specific codes for the “landmark” buildings within each
character area in addition to the codes for the general character of development.
The design team may want to place a limit on the number of “landmark” buildings
within the design code to ensure there is sufficient realisation of the general
character to establish a coherent place.

1 The design code for the public realm and landscape will be particularly important
in determining the character. We recommend fixing details such as lighting,
wayfinding, trees and material palettes at the design code stage to ensure
consistent placemaking through future phases.

1 The amount of development in individual reserved matters applications,
particularly in early phases, should respond to the spirit of the illustrative
masterplan and not just seek to maximise the amount of development within the
parameters.

Inclusive environments

We are highly supportive of the the aspiration set out by the project team for a mixed and
diverse new community in Canada Water and encourage the project team and the LBS to
ensure that this is fully achieved in an inclusive way. As such, we note that:

1 We are concerned that the large scale of the site allows for the potential
separation of affordable and private tenures, rather than a true mix, which may
undermine the aspiration for an inclusive and diverse community. We recommend
a more fine-grain approach to the social mix within individual character areas.

1 We recommend considering how the relationship between the existing residents
surrounding Canada Water, and the future community, will integrate. The
placement of the leisure centre on the edge of the site is a positive move which
will help to serve the wider community at an early stage.

1 We support the proposal for a Community Charter to enshrine the commitment
made towards the long-term involvement and integration of the wider community.
We recommend incorporating this and any proposed meanwhile initiatives into
the outline planning application.
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Unique character and identity

The unique character and identity of Canada Water has been a key discussion point
through previous workshops and at this stage, we are supportive of how it is emerging
through the masterplan. This scheme presents a valuable opportunity to set an example
of how locally distinctive architecture and urbanism which relates to the history of place
can be created in a new neighbourhood in London, and we encourage the project team
and wider stakeholders to continue to work to realise this as the masterplan moves
beyond outline application stage. We note that:

1 Achieving active and vibrant spaces will be fundamental to the realisation of
Canada Water’s distinct character. This will rely heavily on British Land’s longer-
term stewardship role and the management and choreography of commercial
uses as well as public spaces. The intention to include an estate management
strategy in the planning application is strong and we recommend emphasising
within this how the management will ensure the evolution of a unique character
for these spaces.

T A mix of retail, including smaller and independent traders, will create a more
locally distinctive economy and type of activity. At present, the proposed retail
units appear large and a greater mixture of footprints should be incorporated to
help establish a distinct mix in the long term.

1 The presence of Kings College London near the site presents an important
opportunity to establish a cultural catalyst and we are supportive of how the
discussions are developing. This could be further developed as a more central
part of the nature of activity within the masterplan.

Public realm and landscape

The street layout and public realm design of Canada Water will be the most permanent
part of the masterplan. Achieving a successful landscape will set the baseline for
successful buildings and human activity. The green infrastructure and the links between
new and existing parks is a key strength of this scheme, providing an important
counterbalance to the proposed density. At present the landscape is developing well and
we support the careful consideration and the level of detail being developed as part of
the design code. We note the following:

1 We recognise that sunlight, daylight and wind studies have been undertaken for
the public spaces. We emphasise the existence of local concerns around wind
considering the windswept environment and the likelihood of the proposed
development to create microclimatic change, and recommend that these are
continually and robustly tested to ensure comfortable and welcoming
environments.

T  We recommend continuing to explore how raised level gardens and landscape
opportunities can be unlocked through the utilisation of roofs and encourage the
design team to consider how the emerging proposals for the Heatherwick scheme
may support, enable or preclude this.

1 We recognise the importance of the water bodies and their ecological habitats
within the masterplan. We recommend that LBS ensure the quality, level and
maintenance of the water in the dock at the planning application stage to
maximise flora and fauna across the masterplan.
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Urban blocks and relationship to street

The successful relationship between the street and each urban block will largely be
determined at detailed stage for each scheme. At this point, we make the following
observations which could be considered at outline stage to ensure the success of this
relationship:

1 We recommend considering how basement parking will be delivered successfully
to allow vehicular access without causing conflict and to avoid sterile streets,
blank frontages and ventilation louvres

1 The proposed Tesco block does not have an obvious servicing frontage. A retail
unit of this scale is likely to have significant servicing requirements and we
recommend designating this as soon as possible and in particular to avoid
locating servicing entrances onto the north east or the south elevations.

Phasing

The sequence of phasing has not yet been covered through the presentation material. It
is crucial that the phasing strategy sets out and provides confidence for how each phase
of the development over the full build-out will bring tangible benefits to the existing
residents who will live with the inevitable disruption and noise during construction.

We recommend that the landscape infrastructure is delivered at the earliest possible
stage, to allow the landscape to become established and for early residents to enjoy its
benefits.

Edge treatment

The way the masterplan interacts with the surrounding area at its edges will affect how
well Canada Water becomes an integrated part of the Rotherhithe Peninsula, and
whether it will enable or preclude change at the edges. We recommend considering how
the edge treatment works across the masterplan to establish places where greater
proximity or further space is preferable.

We continue to note the confined nature of the public realm around Surrey Quays
Station, which may be exacerbated in the future by increased pressure on the transport
infrastructure. We recommend continued collaboration between the relevant
stakeholders to reduce pressure on this space and to create a successful entrance and
connection into Canada Water.

Height and massing

We note that a number of tall buildings will be approved within the outline application
without detailed resolution. We recognise that tighter parameters are being set for tall

buiIdinﬁs within the desiﬁn code but the detailed execution of the design, including how
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