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planning report GLA/4373/02 

   10 February 2020 

Canada Water masterplan, Rotherhithe   

in the London Borough of Southwark 

planning application no. 18/AP/1604 

Strategic planning application stage II referral 
Town & Country Planning Act 1990 (as amended); Greater London Authority Acts 1999 
and 2007; Town & Country Planning (Mayor of London) Order 2008. 

The proposal 
Hybrid masterplan for comprehensive redevelopment with associated infrastructure and 
highways works to provide a range of uses including: retail; office; hotel; residential; 
assisted living; student accommodation; leisure; and, community.  
 
Whilst the masterplan allows for a degree of flexibility, the scheme would be expected to 
deliver a number of tall buildings (up to 138m AOD) and up to 656,200 sq.m. (GEA) of 
floorspace, comprising the following mix of uses: retail (Class A1-A5), workspace (Class 
B1), hotel (C1), residential (C3), assisted living (C2), student accommodation, leisure 
(including a cinema) (D2), community facilities (including health and education uses) (D1), 
public toilets, nightclub, flexible events space, an energy centre, an interim and permanent 
petrol filling station, a primary electricity substation a secondary entrance for Surrey Quays 
Rail Station, a Park Pavilion, landscaping including open spaces and public realm, works 
to the Canada Water Dock, car parking, means of access, associated infrastructure and 
highways works and demolition or retention with alterations of the Press Hall and Spine 
Building of the Printworks. 
 
The first phase of the masterplan has been submitted in detail and would deliver 265 new 
homes (35% affordable), 38,088 sq.m. of office space, 1,918 sq.m. of retail space, a new 
leisure centre and interim petrol filing station, in buildings of up to 34-storeys.   

The applicant 
The applicant is BL CW Holdings Ltd., and the architect is Allies and Morrison. 

Key dates 
Pre-application meetings: Between November 2015 and September 2017 
Stage I report:  8 October 2018 
Committee meeting:  25 and 30 September 2019 

Strategic issues summary 

Principle of development and land use: The principle of a mixed-use redevelopment 
and intensification of this area, as part of a well-designed high-quality masterplan for 
comprehensive town centre renewal is strongly supported, in line with the London Plan, 
the Canada Water Area Action Plan, and the Intend to Publish London Plan. Whilst the 
masterplan allows for a significant degree of flexibility in terms of the balance of land uses, 
appropriate development parameters and design codes have been secured within the 
section 106 and via planning condition to inform the subsequent reserved matters 
applications.  
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Housing and affordable housing: Commitment to deliver a minimum of 2,000 new 
homes, with 35% affordable housing across all phases, made up of 70% social rent and 
30% intermediate, represents a significant improvement from consultation stage and 
significantly exceeds the verified maximum viable position on a current day basis. This 
improved level of affordable housing, together with early, mid-term and late stage viability 
reviews, is supported in line with the London Plan, the Mayor’s Intend to Publish London 
Plan and Affordable Housing and Viability SPG.     

Urban and inclusive design:  The detailed proposals for the first phase of development 
are of a high quality. Appropriate parameter plans and design guide documents have been 
secured to ensure a high quality of architectural design is delivered within the reserved 
matters applications. Playspace, accessibility and fire safety requirements have been 
secured.  

Strategic views and heritage assets: Whilst the proposal would result in some less than 
substantial harm to heritage significance, this would be outweighed by wider public 
benefits. 

Transport:  Subject to the transport mitigation measures secured via condition and section 
106 obligation, the proposals are acceptable in strategic transport terms, line with the 
London Plan and the Intend to Publish London Plan. 

Sustainable development:  The energy, flood risk, drainage, and water infrastructure 
strategies are supported in strategic planning terms. Review mechanisms have been 
secured to monitor potential connection to existing and future district heating networks. 

The Council’s decision 
Southwark Council has resolved to grant permission, subject to conditions and a section 
106 agreement. 

Recommendation 
That Southwark Council be advised that the Mayor is content for it to determine the case 
itself, subject to any action that the Secretary of State may take, and does not therefore 
wish to direct refusal or direct that he is to be the local planning authority.  

  



3 

 

Context 

1 On 8 June 2018 the Mayor of London received documents from Southwark 
Council notifying him of a planning application of potential strategic importance to 
develop the above site for the above uses.  Amendments to the scheme were submitted 
in October 2018.  The application was referred to the Mayor under Categories 1A, 
1B(c), 1C(c) and 3F1 of the Schedule to the Order 2008:  

• Category 1A “Development which comprises or includes the provision of more 
than 150 houses, flats or houses and flats; 

• Category 1B(c) “Development (other than development which only comprises the 
provision of houses, flats, or houses and flats) which comprises the erection of a 
building or buildings outside Central London and with a total floorspace of more 
than 15,000 square metres; 

• Category 1C(c) “Development which comprises or includes the erection of a 
building that is 30 metres high and is outside the City of London”. 

• Category 3F1  “Development for a use, other than residential use, which includes 
the provision of more than 200 car parking spaces in connection with that use”. 

2 On 8 October 2018, the Mayor considered planning report GLA/4373/01, and 
subsequently advised Southwark Council that the application did not yet comply with 
the London Plan and the draft London Plan; however the possible remedies set out in 
paragraph 128 of the above-mentioned report could address these deficiencies. 

3 A copy of the above-mentioned report is attached.  The essentials of the case 
with regard to the proposal, the site, case history, strategic planning issues and relevant 
policies and guidance are as set out therein, unless otherwise stated in this report.  
Since then, further information has been provided in response to the Mayor’s concerns 
(see below).   

4 On 25 and 30 September 2019, Southwark Council decided that it was minded to 
grant permission, subject to conditions and agreement of a section 106 agreement, and 
on 28 February 2020 it advised the Mayor of this decision. Under the provisions of the 
Town & Country Planning (Mayor of London) Order 2008 the Mayor may allow the draft 
decision to proceed unchanged, direct Southwark Council to refuse the application, or 
issue a direction that he is to become the local planning authority for the purpose of 
determining the application.  The Mayor has until 11 February 2020 to notify the Council 
of his decision and to issue any direction. 

5 The environmental information for the purposes of the Town and Country 
Planning (Environmental Impact Assessment) Regulations 2017 has been taken into 
account in the consideration of this case. 

6 The decision on this case, and the reasons, will be made available on the GLA’s 
website www.london.gov.uk. 

Relevant policy and guidance update 

7 Since consultation stage Government published the revised National Planning 
Policy Statement (February 2019). 

http://www.london.gov.uk/
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8 Following Examination in Public and receipt of the Inspectors Panel report, the 
Mayor published The London Plan Intend to Publish Version (December 2019). 

Consultation stage issues summary 

9 At consultation stage, Southwark Council was advised that the application did not 
yet comply with the London Plan and the draft London Plan for the reasons set out 
below;  

• Principle of development:  The proposed mixed use redevelopment and 
intensification of this area to provide much needed new homes, jobs and social 
infrastructure, as part of a well-designed high quality masterplan for 
comprehensive town centre renewal is strongly supported in accordance with 
London Plan policies 2.9, 2.13, 2.15, 3.3 and 4.1 and draft London Plan 
policies SD1, SD6, SD8, H1 and GG5. 

• Employment: The masterplan offers flexibility to provide a variety of workspaces 
for small, medium and large enterprises and could provide for up to 30,000 jobs 
on-site across a range of different sectors, skills and qualification levels. This is 
strongly supported in line with London Plan policies 2.9, 2.13 and 4.1 and 
policies SD1, E1 and E2 of the draft London Plan. GLA officers would welcome 
further discussion with the applicant and the Council regarding a small business 
support strategy for the masterplan.       

• Retail and town centre uses: The proposed uplift in retail and other town centre 
uses, would be transformational in terms of town centre regeneration, and would 
support Canada Water’s transition to a Major town centre in accordance with 
London Plan policies 2.15 and 4.7 and policies SD8 and E9 of the draft London 
Plan. 

• Culture: The masterplan has significant potential to accommodate 
culture/creative uses on both a meanwhile and permanent basis. A robust 
cultural strategy should be secured as part of any planning permission in line with 
London Plan policies 4.6 and 7.1, Policy HC5 of the draft London Plan and the 
Culture and Night Time Economy SPG. 

• Social infrastructure: The masterplan has been designed to include up to 
45,650 sq.m. of community floorspace, including a new community leisure centre 
as well as healthcare and educational provision. Appropriate planning obligations 
and community infrastructure levy contributions will also be secured as required 
in line with London Plan policies 3.7 and 8.2, and policies GG1 and DF1 of the 
draft London Plan.    

• Housing: The proposed contribution to increased housing supply is strongly 
supported in line with London Plan Policy 3.3 and Policy H1 of the draft London 
Plan. The (with grant) offer of 39% affordable housing within the first phase is 
supported in principle, subject to the independent findings of the viability review 
for the wider masterplan as a whole. Early, mid-term and late stage viability 
reviews must be secured in line with London Plan Policy 3.12, Policy H6 of the 
draft London Plan and the Mayor’s Affordable Housing and Viability SPG. 
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• Urban design: The proposed masterplan is strongly supported in design terms 
and would enable the delivery of a high quality, permeable, mixed use town 
centre and neighbourhood extension in line with London Plan Policy 7.1 and 
Policy D1 of the draft London Pan. Further discussion is nevertheless required on 
detailed plots A1, A2 and K with respect to active frontage, levels and 
public/private space respectively. 

• Strategic views: The proposed development would not cause harm to strategic 
views, and the application complies with London Plan Policy 7.12, Policy HC4 of 
the draft London Plan and the London View Management SPG. 

• Historic environment: The proposed development would result in some less 
than substantial harm to heritage significance, however, this is outweighed by the 
wider public benefits of the scheme. The application complies with London Plan 
Policy 7.8 and Policy HC1 of the draft London Plan. 

• Inclusive access: The masterplan and associated public realm strategy would 
deliver a significant enhancement to the quality, legibility and accessibility of 
Canada Water town centre, and the approach to access and inclusion is 
supported in line with London Plan Policy 7.2 and Policy D3 of the draft London 
Plan.  

• Sustainable development: Following clarifications on matters associated with 
the energy strategy, flood risk assessment; surface water drainage strategy; and, 
minimising water consumption the Council must secure the energy and climate 
change adaptation measures by way of planning condition/obligation in 
accordance with London Plan polices 5.2, 5.10, 5.12, 5.13 and 5.15 and policies 
SI5, SI12 and SI13 of the draft London Plan. 

• Air quality and ambient noise: The Council must secure suitable mitigation to 
address localised air quality and noise issues by way of planning 
condition/obligation in accordance with London Plan polices 7.14 and 7.15, and 
policies SI1, D12 and D13 of the draft London Plan. 

• Transport: The applicant must address outstanding matters with respect to: 
transport impact modelling; impact on public transport network; impact on road 
network; cycle parking; car parking; pedestrian and cycle routes; healthy streets; 
Cycle Hire; travel plan; deliveries and servicing; construction; and, TfL 
infrastructure protection in line with London Plan policies 6.3, 6.7, 6.9, 6.10, 6.11, 
6.13 and 6.14 and policies T2, T3, T4, T5, T6 and T7 of the draft London Plan. 

 

Application update 

10 GLA officers have engaged in discussions with the applicant, the Council and TfL 
officers with a view to addressing the above matters.  Furthermore, as part of 
Southwark Council’s draft decision on the case, planning conditions and obligations 
have been proposed to ensure that the development is acceptable in planning terms.  

11 As a result of these discussions, the following revisions have been agreed: 

• Increased commitment to deliver a minimum of 2,000 new homes (up from 1,500 
homes); 
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• Commitment to deliver 35% affordable housing across all phases, 70:30 split in 
favour of social rent (delivery of 35% affordable housing to be completed prior to 
occupation of every 500 homes); 

• Minimum requirement to deliver 46,452 sq.m. of retail and leisure floorspace and 
46,452 sq.m. of workspace; 

• Reduction in height of residential towers in Zone D and F, reduction in podium 
heights in Zone C and Zone D, minor increases in height of mid-rise blocks in 
Zones D ,F, H and J; 

• Introduction of an Interim Petrol Filling Station as a detailed scheme; 

• Amendments to public realm, landscaping, internal building configuration and 
external appearance; and, 

• Residential parking reduced to disabled provision only. 

12 In summary, the proposed detailed and outline elements of the scheme secure 
the following: 

Detailed Plots (A1, A2 and K1): 

Land use (use class) Total (sq.m. GEA) 

Retail (A1-A5) 1,918 

Workspace (B1) 38,088 

Residential (C3) 29,303 

Leisure Centre (D2) 5,979 

Total 75,288 

 

Outline zones:  

Planning permission is sought for a maximum of 656,200 sq.m. (GEA) of floorspace 
(excluding public toilets, parking and plant), within the following floorspace ranges: 

Land use (use class) Minimum commitment 
(sq.m. GEA) 

Maximum cap 
(sq.m. GEA) 

Retail (A1-A5)  86,650 

Workspace (B1) 46,452 282,500 

Hotel (C1)  7,500 

Assisted Living (C2)  35,700 
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Residential (C3) 2,000 homes 331,500  

Community facilities (D1)  45,650 

Leisure/cultural (D2)  51,500 

Night club (sui generis)  1,500 

Student accommodation (sui generis)  50,300 

Petrol Filing Station (sui generis)  3,000 

Flexible events space (sui generis)  5,000 

Multi-storey car park  17,200 

 

Hybrid application: 

The hybrid planning application would therefore deliver a maximum of 731,488 sq.m. of 
floorspace (656,200 sq.m. outline cap and 72,288 sq.m. GEA from phase 1), with 
maximum caps for each land use as follows: 

Land use (use class) Maximum cap 
(sq.m. GEA) 

Retail (A1-A5) 88,568 

Workspace (B1) 320,588 

Hotel (C1) 7,500 

Assisted Living (C2) 35,700 

Residential (C3) 360,803 

Community facilities (D1) 45,650 

Leisure/cultural (D2) 57,479 

Night club (sui generis) 1,500 

Student accommodation (sui generis) 50,300 

Petrol Filing Station (sui generis) 3,000 

Flexible events space (sui generis) 5,000 
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13 An assessment of the strategic issues is provided as follows: 

Principle of development 

14 As stated at consultation stage, the principle of a mixed-use redevelopment 
and intensification of this area, as part of a well-designed high-quality masterplan for 
comprehensive town centre renewal is strongly supported, in line with the London 
Plan, the Canada Water Area Action Plan, and the Intend to Publish London Plan.  
 
Employment 

15 The proposed masterplan would deliver 38,184 sq.m. of workspace (Class B1) 
in detailed Plots A1 and A2, and at least 83,005 sq.m. and up to 319,053 sq.m. (GEA) 
of new workspace (Class B1) in development zones for which outline planning 
permission is sought. The maximum parameter of employment floorspace within the 
outline phases has been increased from 282,500 sq.m. reported during Stage 1 
consultation. In line with local and London Plan Policies relating to town centres, the 
proposal would significantly exceed the requirement to re-provide the existing 
employment space (45,706 sq.m.) and would contribute to the creation of between 
12,000 and 30,000 new jobs across the Masterplan site. 
 
16 In line with London Plan Policy 4.2 and intend to publish Policies E2 and E3 of 
the London Plan, the employment floorspace would include a variety of workspaces 
for small, medium and large enterprises at a range of lease terms, alongside flexible 
workspace and co-working space which would help to establish a vibrant and diverse 
local business community.  
 
17 The applicant has committed to delivering 18,500 sq.m. as affordable 
workspace (equivalent to 10% of the illustrative masterplan or 5.8% of the maximum 
Class B1 floorspace). The affordable workspace would be delivered in the form of two 
products; 7,000 sq.m. at 75% of market rent for a 15-year period and a further 11,500 
sq.m. of space targeted at social, cultural or education sectors, or those targeting 
start-ups or particular disadvantaged groups, also secured for a period of 15 years. 
This is strongly supported, and the quantum of affordable workspace, rental levels, 
covenant periods and marketing strategies have been secured by section 106 
agreement and specific detail relating would be agreed by the Council at reserved 
matters stage. 
 
Retail and town centre uses 

18 The application seeks to deliver up to 88,432 sq.m. (GEA) of retail (Class A) 
floorspace, with a minimum commitment to deliver 46,452 sq.m. As stated at 
consultation stage, noting that the masterplan site is located within a defined town 
centre and designated for intensification of associated uses, the proposed re-
provision and uplift in retail and other town centre uses is strongly supported in 
strategic planning terms.  The secured retail provision would support Canada Water’s 
transition to a Major town centre in accordance with London Plan and Intend to 
Publish London Plan policies.  
 
19 The applicant has committed to providing a minimum of 10% of retail units as 
‘small shops’, suitable for independent retailers and start-ups. In addition to this, up to 
4,900 sq.m. (GIA) of affordable retail space would be provided at up to 80% of market 
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rent, for a 15-year period (equivalent to 10% of the illustrative masterplan or 5.5% of 
the maximum retail floorspace). This offer is strongly supported and has been 
appropriately secured within the section 106 agreement. Conditions have also been 
secured restricting the proliferation of hot-food takeaways (Class A5) throughout the 
site and within 400 metres around secondary schools, and prohibiting the occupation 
of units by betting shops, pawnbrokers of payday loan shops (sui generis use).   
 
Culture and night-time economy 
 
20 In addition to the provision of Class A uses, the outline element includes up to 
1,500sq.m. of night club floorspace (sui generis use), a flexible event space of up to 
5,000 sq.m. and a replacement cinema. Subject to appropriate acoustic controls, 
which would be secured at reserved matters stage, the proposed uses would 
contribute towards the vibrancy of the Town Centre and would support the local night-
time economy.  
 
21 The proposed development has significant potential to accommodate 
culture/creative uses on both a meanwhile and permanent basis. Officers consider 
that the provision of affordable workspace across the site would be suitable for small 
creative industries, such as artists workshops. Furthermore, an Interim Use Strategy 
has been secured via section 106 which includes detailed obligations relating to 
temporary buildings events and initiatives. Overall, GLA officers are satisfied that 
appropriate obligations and conditions have been secured to ensure that cultural and 
creative industries are supported across the development site.   
 
Social and community infrastructure  

22 In order to support this new population, the proposal would deliver necessary 
social and community infrastructure either through on-site provision, or via planning 
obligations or contributions via the community infrastructure levy. 
 
23 On-site provision, secured within the section 106 agreement, include: 
 

• Replacement leisure centre (5,924 sq.m.) delivered in the first phase of 
development; 

• 2,500 sq.m. health facility (Zone M); 

• Up to 45,560 sq.m. of community floorspace (Class D1) which could be used 
to provide a nursery, education, health and/or community facilities. 

• 4,000 sq.m. of floorspace for a 6th form or vocational education and training 
space; 

• Public toilet provision; 

• Drinking fountains; and,  

• Replacement cinema. 
 
24 Off-site payments, secured within the section 106 agreement, include: 
 

• Primary school expansion - £5 million payment for 1FE expansion and a 
mechanisms for a top-up thereafter. 
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25 Detailed discussions regarding the timing and specific delivery of infrastructure 
to support the proposed population would be subject to agreement with the Council at 
reserved matters stage. GLA officers are satisfied that appropriate mechanisms to 
secure the delivery of social and community infrastructure have been secured by 
condition and section 106 obligations.  
 
Housing  
 
26 The proposed development secures a commitment to deliver a minimum of 
2,000 new homes and a maximum limit of 3,955 homes, with 265 homes being 
delivered within the first detailed phase. The minimum provision of new homes has 
been increased from 1,500 reported at Stage 1. Due to the flexibility secured within 
the masterplan, the overall provision of housing would deliver a range of housing 
types and tenures, including family homes, wheelchair accessible homes, Build to 
Rent housing, and potentially student accommodation and specialist housing for the 
elderly. GLA officers welcome the increased commitment to deliver new homes and 
support the level of flexibility secured within the outline parameters regarding the 
range of housing, which allows the development to respond to market demands and 
local housing need at the time that the reserved matters are considered. 
   
27 A Housing Delivery Plan would be submitted by the developer as part of every 
Reserved Matters application, detailing the number of residential units for each 
relevant plot/phase, the housing mix and tenure, details regarding the affordable 
housing and indicative programme for delivery. Restrictions regarding design and 
scale of the residential uses, are secured within the section 106 agreement. The 
maximum provision of assisted living floorspace (35,700 sq.m.) and student 
accommodation (50,300 sq.m.) have been secured by condition. This approach is 
acceptable. Details regarding the specific residential uses, such as build to rent 
covenants, would be secured by Southwark Council at reserved matters stage.  
 
28 Whilst the detailed elements of the scheme provide sufficient on-site play for 
under 5s and 5-11 year olds, a contribution of £71,574 has been secured within the 
section 106 agreement towards improvements to off-site play. Details regarding the 
design of play space and equipment would be submitted for approval as part of the 
hard and soft landscaping condition. The proposed location, size and design of 
playspace for each outline development plot would be determined at Reserved 
Matters stage, in line with the approved Design Guidelines, which gives priority to on-
site play. A condition of approval ensures that play provision in communal amenity 
spaces would be made accessible for all residents of that plot, regardless of tenure. 
Notwithstanding the preference for on-site play, the option for a financial contribution 
towards off-site play has been incorporated within the drafting of the section 106.  
 
Affordable housing 
     
29 The scheme initially proposed 39% affordable housing within the first phase of 
development (70:30 in favour of social rent), with affordable housing provision within 
outline phases subject to viability review. This offer secured a total of 92 affordable 
units. Following consultation stage, the applicant has revised the affordable housing 
offer to include a commitment to deliver 35% affordable housing (by habitable room) 
across all development zones, with a tenure split of 25% social rent and 10% 
intermediate in line with the draft New Southwark Plan (equivalent to 70:30). In the 
minimum residential scenario of 2,000 units this would equate to approximately 700 
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affordable homes, while the maximum scenario would result in the delivery of 
approximately 1,400 homes. As discussed at consultation stage, the proposal does 
not meet the 39% blended fast track threshold and has therefore been viability tested. 

30 The first phase of development now includes 87 affordable homes (35.1% by 
habitable room) with a policy compliant tenure split as follows: 

 

31 In order to secure delivery of 35% affordable housing within the outline 
element of the scheme, it is proposed to monitor the affordable housing in tranches of 
500 units. This would mean that while individual reserved matters applications may 
contain more or less than the required 35%, the development as a whole must 
exceed this minimum every time a 500 unit milestone is reached. GLA officers 
support this approach, and appropriate triggers and review mechanisms have been 
secured within the section 106 agreement accordingly. 

32 The applicant’s FVA has undergone robust assessment by the Council and its 
independent assessors, as well as GLA officers, who concur that the scheme cannot 
support a 35% tenure compliant affordable housing offer on the basis of present-day 
values. Specifically, an FVA including a range of values and inputs that have been 
broadly agreed between the parties would result in affordable housing provision of 
approximately 11%. In this respect, the 35% affordable housing offer secured within 
the section 106 agreement is well in excess of the maximum reasonable contribution, 
in accordance with Policies 3.11 and 3.12 of the London Plan, the Mayor’s Affordable 
Housing and Viability SPG, and Policies H5 and H6 of the intend to publish London 
Plan.   
 
33 The applicant has secured approximately £39.1m of grant funding from the 
GLA. Whilst this improves the viability position, grant funding would not make a policy 
compliant position viable in present day terms.  
 
34 The commitment to deliver 35% affordable housing across the development 
site together with a new recreation centre, public realm, and infrastructure works 
including a new secondary access for Surrey Quays Rail Station, is strongly 
supported by GLA officers. Furthermore, in the context of the extended build-out 
period of the masterplan, the unpredictability in the market and the commitment to 
deliver affordable homes far in excess of what is viable in current day terms, officers 
acknowledge that the proposed offer incurs a level of risk to the applicant. However, 
given the flexibility secured within the masterplan, which would allow the applicant to 
amend the mix of uses to respond to market demand, the viability of the scheme has 
the potential to change considerably over the build-out period and must be carefully 
reviewed.  
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35 In terms of affordability, the social rented homes would be let at target rent 
levels as defined by the National Rent Regime and secured within the section 106 
agreement. The homes would be owned and let by the Local Authority and 
Registered Providers through a nominations agreement, to those on the Council’s 
housing list. The applicant has entered into a development agreement which provides 
the Council with an option to purchase the social rented homes as they are 
constructed over the life time of the project. Intermediate housing products would 
include shared ownership, discounted market rent (London Living Rent) and 
discounted market sale (capped at 4% of total housing provision). The affordability of 
intermediate units is secured in accordance with the Mayor’s Affordable Housing and 
Viability SPG and the London Plan Annual Monitoring Report in the draft section 106 
agreement. Provisions for the onward sale of discounted market sale homes have 
also been secured.   
 
36 An early stage viability review will be triggered if construction is not 
substantially commenced within three years of the permission being granted, in 
accordance with Policy H6 of the intend to publish London Plan and the Mayor’s 
Affordable Housing and Viability SPG. Whilst it is noted that the affordable housing 
offer goes considerably beyond that supported by the FVA, a series of mid-term and 
late stage reviews have been secured within the section 106 in accordance with the 
Intend to Publish London Plan and the Mayor’s Affordable Housing and Viability SPG. 
Specifically, affordable housing reviews would take place at the practical completion 
of 1,500 residential units and for every 500 residential units thereafter. Where the 
review identifies a surplus, an agreed percentage of this surplus would be applied by 
the developer towards the delivery of additional habitable rooms as affordable 
housing in the next tranche of 500 residential units (above the required 35%). The 
final review may result in a payment in lieu contribution towards off-site affordable 
housing delivery.  

 
37 As identified within the Council’s committee report, the proposed review 
mechanisms deviate from the Mayor’s adopted SPG on the basis that the reviews 
would be undertaken purely on the residential elements of the development, and in 
the event that an uplift in affordable housing provision is possible, the maximum 
provision is capped at 40%, rather than 50%. Having regard to the flexible 
parameters secured within the masterplan; the scale of development proposed; the 
likely build programme; and, the wide-ranging benefits of the scheme, GLA officers 
accept the principle of a residential-only review in this instance. Furthermore, whilst 
the proposed 40% cap departs from the 50% expectation within strategic policy and 
guidance, given the complexity surrounding masterplan-led development of this scale 
and the extended build-out period; the enhanced commitment to deliver affordable 
housing considerably beyond that supported by the FVA; the desire to see the 
redevelopment of Canada Water brought forward in line with local and strategic 
policy; and, noting the blended fast track threshold for this site (39%), on balance, 
GLA officers do not recommend that planning permission should be refused for this 
reason.   
 
Urban design 
 
38 The proposals are of a high design standard, with good residential quality. 
Whilst the majority of the development is in outline, the first phase of development 
has been submitted in detail. This approach was supported at consultation stage and 



13 

 

GLA officers consider that the first phase would establish a high-quality benchmark 
for future development zones. Appropriate outline parameters and design guidelines 
are secured by condition and section 106 agreement to ensure the masterplan blocks 
are well-proportioned and positioned, provide a legible distribution of uses and would 
create legible streets, public spaces and landscaped routes. Detailed design, 
materials and landscaping strategies would be subject to Council approval at 
reserved matters stage.  
 
39 At consultation stage, GLA officers queried aspects of the detailed design 
within plots A1, A2 and K2, including the siting of ground floor loading and servicing 
bays, the provision of private amenity to future residents, the approach to 
public/private space and the level differences between the site and Hothfield Place. 
Various design amendments have been undertaken to detailed plots A1, A2 and K1 
following the Mayor’s Stage 1 response. These amendments include, but are not 
limited to, increased landscaping, podium levels and roof terrace, reduction in 
residential units, updated internal layouts and reduced massing to the rear of plot A2 
to increase separation to Hothfield Place. On balance, GLA officers are satisfied that 
the Mayor’s Stage 1 comments have been suitably addressed through scheme 
amendments and further clarification provided within the Council’s committee report. 
Subject to the approval of the detailed design, which has been secured by condition, 
GLA officers consider the detailed element of the scheme would provide a high-
quality of design, residential quality and place making.  
 
40 A condition secures that 10% of the housing would be designed to accord with 
M4(3) Wheelchair user Standard established in Part M, and wheelchair homes within 
the affordable tenure would be secured at the more prescriptive M4(3) standards. The 
remaining 90% of units would be designed to M4(2) standards.  

 
41 In line with Policy D11 of the intend to publish London Plan, a Fire Strategy 
Summary has been approved. Further detail relating to fire safety would be secured 
at reserved matters stage.  
 
Strategic views and historic environment 
 
42 A full assessment of the impacts of the proposal on strategic views and the 
historic environment was undertaken at consultation stage and detailed within the 
Mayor’s Stage 1 report.  
 
43 In terms of the impact on LVMF river prospect views 11B.1 and 11.B.2 and 
kinetic views from London Bridge, GLA officers acknowledged that the tallest 
elements of the proposal would be visible as a consolidated cluster adjacent to the 
southern tower of the Grade I Listed Tower Bridge, with a number of lower-rise 
components visible within the frame of the bridge. Notwithstanding this, it was 
concluded that the proposal would preserve the viewer’s ability to recognise and 
appreciate Tower bridge and would amount to less than substantial harm to the 
significant of the Grade I listed heritage asset, which would be outweighed by the 
public benefits of the scheme.   

 
44 Following consultation stage, the maximum height of the tallest building in 
Zone D was reduced by 24 metres and the two tall buildings in Zone F were reduced 
by 8 metres respectively, in response to comments on the impact on Tower Bridge’s 
setting, raised by Southwark officers and Historic England. The reduced heights 
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result in the Zone F tall buildings sitting just below the lower edge of the top horizontal 
walkway of Tower Bridge in the kinetic view along London Bridge. The tallest towers 
in Plot A and Zoned D and F would not extend above the highest point of the top 
horizontal walkway in this view. Accordingly, in line with consultation stage 
comments, the proposal is considered to result in less than substantial harm to the 
heritage asset, outweighed by the public benefits of the scheme. The level of harm 
has however been reduced as a result of the revised building heights. The reduction 
in height was welcomed by Historic England.  
 
Sustainable development 

45 The applicant has engaged with GLA and Southwark officers regarding the 
proposed site-wide energy strategy, with specific discussions surrounding connection 
to the South-East London Combined Heat and Power (SELCHP) facility, as required 
by the London Plan and intend to publish London Plan. SELCHP (a high temperature 
heat network) is located approximately 1,200 metres from the site and recovers 
energy via the incineration of waste. Whilst the applicant has entered into discussions 
with SELCHP, an agreement to extend the network to the site has not been agreed at 
this time. The applicant cites a number of reasons for this, including the inability to 
provide sufficient assurances that reliable heat will be available over the course of the 
masterplan build-out and the uncertainty over the carbon saving benefit in the longer 
term, on the basis that recycling rates increase and the quantity of waste for 
incineration would decrease.   
 
46   The submitted Energy Strategy prioritises carbon reduction through the 
efficiency of the building fabric and proposes the use of heat pumps to serve 
centralised heating systems within individual development plots. This strategy would 
be supplemented via the use of photovoltaic panels (PV) across the site. The 
applicant considers the proposed strategy to be the best carbon solution, given the 
potential for the National Grid electricity supply to decarbonise over the course of the 
Masterplan build-out. The Council’s independent consultants have confirmed that 
while connection to SELCHP presents the better carbon solution on a current day 
basis, the focus on air source heat pumps is considered appropriate in the context on 
the continued decarbonisation of the National Grid (as well as in air quality terms).  
 
47 The proposed strategy has been agreed by the Council, subject to the future 
proofing of all plots to allow for connection to a District Heating Network and a 
detailed review mechanism which considers whether SELCHP connection is 
practicable at various milestones in the development programme.  

 
48 GLA officers consider there to be extenuating circumstances to justify the 
departure from the development plan, regarding connection to existing or planned 
decentralised energy networks. Given the lengthy build-out period of the masterplan 
(circa 13 years, subject to market conditions), decarbonisation of the national grid and 
advancements in carbon saving technologies over this period are likely. The ability to 
retain a degree of flexibility to adapt to changes in technologies during this time may 
therefore lead to new opportunities to deliver potential carbon reductions in the future. 
The difficulty in connecting the first phase of development to SELCHP, given their 
location on opposite sides of the site is also noted. In terms of the proposed strategy, 
the heat pumps are compatible with low temperature networks and are increasingly 
favoured as a sustainable, low-carbon technology. The reduced impact on air quality 
is also welcomed in line with the Mayor’s air quality objectives. Accordingly, subject to 
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the secured review mechanism, the proposed energy strategy is considered 
acceptable in this instance.  
 
49 As requested, further information has been provided on surface water drainage 
strategies, and the proposals now comply with London Plan Policy 5.13 and Policy 
SI.13 of the intend to publish London Plan.   
 
Transport 
 
50 The applicant has engaged in extensive negotiations with TfL and the Council 
following consultation stage, focussing on the transport mitigation package and 
drafting of the section 106. Additional transport modelling requested at consultation 
stage has been provided by the applicant, has been reviewed by TfL, and is 
acceptable.  TfL is now satisfied with the trip generation forecasts submitted with the 
transport assessment.   

51 The key elements of the transport mitigation, secured within the section 106, 
are detailed within paragraph 74.   

52 With the exception of disabled parking, the residential element of the 
masterplan would be car-free, in line with the intend to publish London Plan. The 
applicant has also committed to introducing charging for public town centre car 
parking and mounting of usage, with the aim of allowing for potential re-purposing of 
the proposed multi-storey car park to a more productive use in the future. This 
commitment is strongly supported in line with the principles of the intend to publish 
London Plan and would be secured via a car parking management plan, to be 
submitted at reserved matters stage, in consultation with the Council and TfL.  

53 The masterplan will provide a network of pedestrian and cycle-only streets, 
controlled by the Design Guidelines and Parameter Plans. The design, maintenance 
and free public access to non-public highways areas would be secured within the 
section 106. In the context of the limited on-street parking and servicing, the proposal 
would provide for a high-quality urban environment that prioritises pedestrians and 
cyclists in line with Healthy Streets Approach, London Plan Policy 6.10 and Policy D8 
of the intend to publish London Plan.  

54 Cycle parking for the detailed phase complies with the current London Plan 
standards. This has been accepted given the proposal was designed at the very early 
stage of the London Plan review process. The outline element secures cycle parking 
in line with the intend to publish London Plan. The detailed layout of cycle parking 
would be approved at reserved matters stage. 

55 Section 106 obligations and conditions secure a travel plan, deliveries and 
servicing plan and construction logistics plan.    

56 Overall, the agreed section 106 obligations, coupled with the car parking 
management measures and planning controls, provide appropriate and suitable 
mitigation for the proposed development in terms of impacts on the strategic transport 
network. Given the appropriate responses to issues raised at consultation stage, on 
balance, the proposal is considered acceptable in strategic transport terms, subject to 
the mitigation measures secured by condition and section 106.  



16 

 

57 The transport provisions and impacts of the proposals are acceptable, in line 
with the London Plan and the intend to publish London Plan. 

Equalities  

58 The Equality Act 2010 states that in exercising his functions, the Mayor as a 
public authority shall amongst other duties have due regard to the need to a) eliminate 
discrimination, harassment, victimisation and any other conduct that is prohibited under 
the Act; b) advance equality of opportunity between persons who share a relevant 
protected characteristic and persons who do not share it; c) foster good relations 
between persons who share a relevant protected characteristic and persons who do not 
share it.  

59 The protected characteristics set out in the Equality Act are age, disability, 
gender reassignment, pregnancy and maternity, race, religion or belief, sex and sexual 
orientation.  The Equality Act acknowledges that compliance with the duties set out may 
involve treating some persons more favourably than others, but that this does not permit 
conduct that would otherwise be prohibited under the Act.  

60 Chapter 20 of the Council’s committee report relates to community 
involvement, equalities and human rights. This chapter indicates that numerous 
Equalities Impact Assessments have been carried out at Canada Water as part of the 
plan-making process. The applicant has prepared an Equalities Statement and 
undertook extensive community in support of the planning application. Engagement 
with the local community would continue throughout the delivery of the masterplan. 
The Council’s review of this information appropriately identifies affected groups, 
impacts on existing operators and users, and construction and operational impacts. 
Given the phased approach to the development and the duration of the construction 
programme, Southwark officers confirm that the assessment of equalities would be 
an ongoing process which would continue to be considered at the detailed design of 
each phase. GLA officers are satisfied that the application materials and Council 
officers’ assessment have taken equality issues into account appropriately.    
 

Response to consultation 

Representations to the Council 

61 In addition to inviting comments from statutory consultees and publishing all the 
relevant documents on the Council’s planning register, Southwark Council carried out 
an initial round of public consultation with local residents, businesses and institutions 
between 7 June 2018 and 20 July 2018.  The Council publicised the application by 
notifying 4,300 neighbouring properties within 150 metres of the site boundary, placing 
site notices, and publishing notices in the local press.  Further 21-day re-consultations 
were held in October 2018, February 2019 and June 2019 to highlight amendments to 
the scheme or the submission of further information linked to the Environmental 
Statement. A total of 288 responses were received from neighbours and stakeholders, 
including 233 objections, 48 in support and 7 raising comments. A summary of these 
representations are summarised below:  
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Objections 
Principle and land use 

• Over-development resulting in a harmful impact on local infrastructure 

• Level of change presented is inappropriate 

• Amount of flexibility sought within the development parameters 

• Concerns regarding the outline nature of the application 

• Lack of clear phasing plan 

• Over-provision of employment and retail floorspace 

• Overcrowding of the town centre which would lead to a sense of over-
development 

• Commercial uses should be provided as part of the mix on Plot K1 

• Cinema and printworks should be retained 

• Seven islands should be refurbished instead of anew leisure centre. 

• Proposed leisure centre is inferior to the existing Seven Islands centre due to the 
proposed location within a mixed-use building 

• New skateboarding facility is required 
 
Housing 

• Over-provision of new homes 

• Low provision of affordable housing, including lack of certainty around the latter 
phases 

• Affordability of affordable housing 

• Lack of family housing.  

• Unsuitable living conditions for occupiers 

• Lack of playspace 
 
Supporting services and infrastructure 

• Increased strain on existing health and school facilities. 

• Lack of local facilities to support the increased population 
 

Transport 

• Insufficient capacity of public transport to accommodate the additional demand, 
particularly Canada Water Station and the Jubilee Line.  

• Lack of clear mitigation measures for impacts on public transport demand 

• Congestion on the existing road network 

• Highways safety concerns 

• Insufficient car parking for new homes 

• Reduction in town centre car parking  

• Prioritising walking and cycling would disadvantage older people 

• Insufficient commitments in the masterplan to enhance a network of pedestrian 
and cycle routes throughout the site 

• Suspension of the Rotherhithe to Canary Wharf pedestrian and cycle bridge 
project means that there is insufficient investment in the sustainable transport 
network to justify a development of this size 

 
Design  

• Excessive height and density 

• Poor design 

• Concerns regarding detailed design of specific plots  

• Lack of green space 
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• Blocks within Plots A1, A2 and K1 are too tall 

• Blocks would dwarf the neighbouring listed Dock Office and would harm its 
setting 

• Harmful impact of tall buildings on strategic views and heritage assets 

• Fire safety of tall buildings 

• Proposed Interim Petrol Filling Station is inappropriately located at a landmark 
location in the site 

• Nightclub should be located away from the Dock 
Local amenity impacts 

• Impact on surrounding residents in terms of privacy/light/outlook 

• Tall buildings would dominate surrounding low-scale residential properties 

• Noise disturbance from external plant and the new leisure centre 
 
Environment, ecology and sustainability 

• Loss of trees 

• Lack of ecological improvements/habitats 

• Harm to surrounding Sites of Nature Conservation (SINC) 

• Insufficient green space 

• Missed opportunity to connect areas main open spaces via a series of green 
corridors 

• Impact on air quality during construction and operation 

• General construction impacts (dust, traffic) 
 
Miscellaneous 

• Increased risk of crime 

• A cleaning strategy should be in place 

• A new post office is required 

• Potential impact on television/mobile phone reception 

• Negative impact on local property values 

• Concerns surrounding consultation of the planning application 

• Proposal fails to address the cumulative impacts of large-scale development in 
the wider area 

 
Support  

• Reduction in town centre car parking  

• Permeable town centre and investment in walking and cycling 

• Character areas within the masterplan 

• Support for design and location of tall buildings 

• Opening-up of the Dock Office Courtyard is supported 

• Resemblance to the former dockland architecture 

• Contributions to the local environment through the provision of new green spaces 
and ecological improvements 

• Area needs investment and regeneration. 

• Redevelopment will bring new jobs in the area. 

• Leisure centre is a positive feature of the development. 
 
62 A petition was signed by 330 local residents, stating the following: 

• Building heights should be limited to the current tallest building in the area – 
Ontario Point (87m) 
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• Any new buildings adjoining Lower Road should be limited to 4 storeys in 
height, the height of Orchard House 

• A clear and detailed plan should be provided for all parts of the Masterplan site 
adjoining existing homes  

• The option to maintain the Seven Islands leisure centre must be immediately 
consulted on 

 
63 Friends of Russia Dock Woodland and Steve Hill Ecological Park objected to 
the proposal for Plot K1 on the basis of potential harm to the Woodland and 
Ecological Park. 
 
64 Governing body for Alfred Salter School objected to the proposal in terms of 
overshadowing and overlooking to school buildings and external areas. Concerns 
were also raised regarding highways safety.  

 
65 Rotherhithe Area Housing Forum issued broad support for the proposal, 
subject to conditions relating to design, housing, community safety, improvements to 
public realm and community facilities. 

 
66 Toronto and Montreal House RA issued broad support for the proposal. The 
height of Block D1 and the potential for overshadowing were not supported.  

 
67 Orchard House residents objected to the proposal on grounds of height, 
potential daylight/sunlight impacts, architectural design, impacts on transport and 
other infrastructure. The response also states that the K1 building promotes the social 
segregation of affordable housing tenants and that the quality of the proposed 
housing is inferior to the private housing. 

 
68 London Cycling Campaign Group emphasised the need for considered thought 
as to how best facilitate more cycling throughout and around the site. 

 
69 Surrey Docks Ward Councillors broadly supported the regeneration of Canada 
Water and Surrey Quays. Concern were raised height, transport infrastructure, 
capacity of secondary schools and the lack of a clear policing strategy given the 
ambition to expand the evening offer in the town centre. 

 
70 Southwark Green Party objected to the proposal on the grounds of over-
development, overlooking and overshadowing, impact on social and transport 
infrastructure, carbon reduction strategy and insufficient consideration of the 
cumulative impacts on other development in Lewisham.  

 
71 Southwark Friends of the Earth raised concerns regarding daylight and 
overlooking, fire safety, insufficient buffer to woodlands. Further thought should be 
given to sustainable drainage, recycling and carbon savings.  

 
Canary Wharf Group objected on the basis of the information presented in the 
Transport Assessment, lack of mitigation, impacts on the Jubilee Line and the wider 
public transport network.  
72 The following organisations issued responses to the consultations: 

• Historic England: the reduction in height, particularly Zone D, is welcomed and 
lessens the visual impact in a number of views, especially from London Bridge 
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towards Tower Bridge. It would be minor improvement when viewed from 
Greenwich Park, however the sense of encroachment and canyon effect to St 
Paul’s Cathedral continue. The tall buildings would encroach on the spire of the 
grade II* listed St Mary’s Rotherhithe which is a distinctive feature and key 
building in the St Mary’s Rotherhithe Conservation Area. The detailed visual 
assessment provided from the LVMF Primrose Hill view showed that Zone C 
would be viewed within the context of consented tall building. This is a major 
development that would have substantial impact on London’s skyline and its rich 
historic environment. Given that the harm identified is less than substantial, HE 
draws the council’s attention to the pertinent sections of the NPPF, which state 
that the council should be satisfied that the public benefits of the scheme 
outweigh the harm to the settings of heritage assets. 

• Metropolitan Police: The Met Police have engaged with the applicant in terms 
of their operational requirements and to review the emerging design principles 
for the masterplan. Their response highlighted the importance of pursuing 
Secured by Design accreditation given the relatively high prevalence of crime 
in Southwark. The Met Police states it is confident that this accreditation can 
be achieved. A condition requiring details of security measures, including any 
CCTV, is recommended. External cycle storage within the Plot K1 courtyard 
has been cited as a particular concern given the high incidences of cycle theft 
in Rotherhithe. 

• Environment Agency:  No objection subject to conditions regarding site 
contamination and foundation design. 

• Natural England:  No objection, subject to conditions, which have been 
applied. 

• Thames Water: Development is within 5m of a strategic water main. This is 
effectively a no-build zone and TW requires details of how this will be diverted 
or proximity avoided. The submitted Utilities Statement outlines measures 
required to reinforce the water supply network. Measures to further reduce 
surface water runoff beyond a 50% reduction should be explored with future 
RMAs. 

• Sport England: No objection.  

• Natural England: No objection. 

• London City Airport and NATS: No objection, subject to conditions relating to 
external lighting of tall buildings, the erection of cranes and the submission of a 
radar mitigation strategy.  

• MHCLG: no comment. 

 

Representations to the Mayor 

73 Two representations were received by the Mayor prior to stage 2 referral. 
Whilst these representations offered general support for the scheme, objections were 
raised regarding the 35-storey height of the tower in Plot A1, which was considered to 
be out of character with the surrounding low-rise housing. Further concerns were 
raised regarding wind tunnelling, daylight/sunlight impacts, risk of lift failures and 
fears of fire.  
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Consultation conclusion  

74 The issues raised as part of the local consultation process have been 
considered in this report, the Mayor’s Stage I report, and the Council’s committee 
report and addendum reports of 25 and 30 September 2019. The Council has 
proposed various planning obligations and conditions in response. Having had regard 
to these, GLA officers are satisfied that the statutory and non-statutory responses to 
the public consultation process do not raise any material planning issues of strategic 
importance that have not already been considered in this report, or consultation stage 
report GLA/4373/01. 

Draft Section 106 agreement 
 
75 The draft section 106 agreement includes the following provisions: 

• Affordable housing as set out above, comprising 35% affordable housing, 
made up of 70% social rent and 30% intermediate, with early, mid-term and 
late stage viability review mechanisms; 

• Housing mix; 

• Affordable retail and affordable workspace quantum and terms; 

• Employment and training opportunities during construction and post-
completion; 

• Business support and relocation; 

• Primary school expansion - £5m contribution for expansion and a mechanism 
for a top-up thereafter; 

• Opportunity safeguarded for 16+ education provision; 

• Potential new health facility; 

• Community use space; 

• Interim use strategy; 

• Public toilet provision; 

• Replacement cinema; 

• Public realm phasing and delivery; 

• Canada Water Dock works; 

• Play strategy; 

• Financial contribution towards Construction Environmental Management; 

• Financial contribution towards archaeology contribution; 

• Energy review, future-proofing of plots and carbon reduction payments (####); 

• Approximately £2.6m of funding for physical improvements and additional 
staffing at Canada Water London Underground station; 

•  £10m contribution towards a new station entrance and accessibility 
improvements at Surrey Quays London Overground station; 

• £12m for bus capacity and connectivity improvements; 

• £300,000 for bus infrastructure improvements, including new bus stop on Deal 
porters Way and bus standing/driver facilities in Printworks Street; 

• Up to £7m for additional on-site highways works in the event of retail 
floorspace exceeding the current retail floorspace plus 10% (42,000 sq.m.), 
following further highways modelling;  

• A new cycle link between the development site and Cycleway 4, £1m for cycle 
hire expansion providing 6 docking stations on or near to the site, free cycle 
hire membership for each household for 3 years; and, 

•  £100,000 for Legible London signage.  
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Article 7: Direction that the Mayor is to be the local planning authority 

76 Under Article 7 of the Order, the Mayor could take over this application provided 
the tests set out in that Article are met.  In this instance, the Council has resolved to 
grant permission with conditions and a planning obligation, which satisfactorily 
addresses the matters raised at consultation stage, therefore there is no sound planning 
reason for the Mayor to take over this application.  

Legal considerations 

77 Under the arrangements set out in Article 5 of the Town and Country Planning 
(Mayor of London) Order 2008, the Mayor has the power under Article 6 to direct the 
local planning authority to refuse permission for a planning application referred to him 
under Article 4 of the Order.  He also has the power to issue a direction under Article 7 
that he is to act as the local planning authority for the purpose of determining the 
application.  The Mayor may also leave the decision to the local authority.  In deciding 
whether to direct refusal, the Mayor must have regard to the matters set out in Article 
6(2) of the Order, including the principal purposes of the Greater London Authority, the 
effect on health and sustainable development, national policies and international 
obligations, regional planning guidance, and the use of the River Thames.  The Mayor 
may direct refusal if he considers that to grant permission would be contrary to good 
strategic planning in Greater London.  If he decides to direct refusal, the Mayor must set 
out his reasons, and the local planning authority must issue these with the refusal 
notice.  In deciding whether to direct that the Mayor is to be the local planning authority, 
the Mayor must have regard to the matters set out in Article 7(3).  If the Mayor issues a 
direction, he must set out his reasons in the direction.   

Financial considerations 

78 Should the Mayor direct refusal, he would be a principal party at any subsequent 
appeal hearing or public inquiry.  National Planning Practice Guidance emphasises that 
parties usually pay their own expenses arising from an appeal.  

79 Following an inquiry caused by a direction to refuse, costs may be awarded 
against the Mayor if he has either directed refusal unreasonably; handled a referral from 
a planning authority unreasonably; or behaved unreasonably during the appeal.  A 
major factor in deciding whether the Mayor has acted unreasonably will be the extent to 
which he has taken account of established planning policy. 

80 Should the Mayor take over the application he would be responsible for holding a 
representation hearing and negotiating any planning obligation.  He would also be 
responsible for determining any reserved matters applications (unless he directs the 
Council to do so). 
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Conclusion 
 
81 The mixed-use redevelopment and intensification of this area, as part of a well-
designed high-quality masterplan for comprehensive town centre renewal is strongly 
supported in strategic planning terms. Furthermore, the commitment to deliver 35% 
affordable housing across the development site together with a new recreation centre, 
public realm, and infrastructure works including a new secondary access for Surrey 
Quays Rail Station, is strongly supported and significantly exceeds the maximum 
reasonable provision of affordable housing which could be viably provided on a current 
day basis. Early, staged and late-stage review mechanisms have been secured within 
the section 106. Whilst the review mechanisms deviate from the Mayor’s SPG, given 
the complexity surrounding masterplan-led development of this scale and the extended 
build-out period, the commitment to deliver affordable housing considerably beyond that 
supported by the FVA, and desire to see the redevelopment of Canada Water brought 
forward in line with local and London Plan policy, on balance, this is accepted.   

83 Accordingly, the strategic issues raised at consultation stage regarding affordable 
housing; sustainable development; air quality and ambient noise and transport have 
been appropriately addressed, and conditions and section 106 obligations secured, and 
as such, the application complies with the London Plan and the Intend to Publish 
London Plan. There are no sound reasons for the Mayor to intervene in this case, and it 
is therefore recommended that Southwark Council be advised that the Mayor is content 
for the Council to determine the case itself, subject to any action that the Secretary of 
State may take. 
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for further information, contact the GLA Planning Team: 
Debbie Jackson, Director, Built Environment 
020 7983 5800 debbie.jackson@london.gov.uk 
John Finlayson, Head of Development Management  
020 7084 2632    email john.finlayson@london.gov.uk 
Allison Flight, Deputy Head of Development Management 
020 7084 2820 email alison.flight@london.gov.uk 
Graham Clements, Team Leader – Development Management 
020 7983 4512 email graham.clements@london.gov.uk 
Justine Mahanga, Principal Strategic Planner, Case Officer 
020 7084 2715    email Justine.mahanga@london.gov.uk 
 


